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This document has been prepared as part of the Teignbridge Strategic Housing Land Availability 
Assessment (SHLAA).  The SHLAA identifies potential sites in and around the main settlements in 
the Teignbridge plan area that could be developed for housing. The SHLAA has involved an 
assessment of the likely total numbers of new houses that could be achieved on sites and when 
these could be built on an annual basis within 5 year periods from 2010 to 2031. The findings of 
the SHLAA are indicative only. They take into consideration the availability of identified potential 
sites, their suitability for housing, and their achievability for housing, including whether the potential 
sites could in theory be brought forward by the house building industry. 

The document comprises the detailed site assessments for a number of sites within the 
Teignbridge Plan Area, which following consideration in the context of the Strategic Housing Land 
Availability Assessment are non-developable.  

 It should be noted that sites identified in the developable supply may not be compliant with 
planning policy.  Developable sites may have been considered ‘suitable’ by the SHLAA but this 
does not mean their development would necessarily be acceptable to the Local Planning Authority. 
These potential housing sites will be subject to more rigorous suitability testing through the plan-
making process or indeed, through Development Management where a planning application is 
submitted.  Likewise, non-developable sites whilst having been recognised by SHLAA as 
unsuitable or unachievable (sites which are not available have not been assessed in the context of 
the first Teignbridge SHLAA) could still be included in subsequent reviews of the SHLAA or indeed 
be successfully promoted through either the plan-making or development management processes. 

The findings of the detailed site assessments have informed the main SHLAA Report which 
identifies the overall potential for new housing across the Plan Area. The SHLAA represents an 
important component of the evidence base which will inform future plan-making in Teignbridge.   

The schedules of site assessments provide the following information for each non-developable 
site: 

• Location map of the site 
• Aerial photograph of the site 
• Site assessment 

This detailed information on non-developable sites has been included for the purposes of 
transparency. 



Site No Location 
020104 Langdon Hospital 
020105 Timaru Gardens, Mount Pleasant Road 
020114 Land at Bridge House 
020117 Land at Secmaton Farm 
020119 Beach Road 
020121 The Newhay 
020122 Land at Gatehouse Farm 
020201 Land between Shepherd's Lane and Headway Cross 
020227 Venn Farm 
020229 Land north of Broadmeadow 
020230 Broadmeadow Lane 
030101 Land to the south of Heathcote, East Street 
030104 Land west of Eureka Terrace 
030114 Brimley field, bottom of Brimley Vale 
030132 Old Newton Road 
030135 St Anthonys, Avenue Road 
030136 Land at Bonds Meadow 
030205 Heathfield Cottages 
030335 Land east of Chudleigh (Garden Spot Lane) 
030336 Land north of Lears Lane 
030406 Land at Dart Mills 
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Site Ref 020104 Site Address: Langdon Hospital, Dawlish Warren

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 27.26 Yield mid point: 654

Site Description:
Approximately 28ha is currently used by the NHS for the treatment of patients with mental health. A further 0.8ha is in Flood Zone 3b 
and 0.9ha is Flood Zone 3a and 2. The site slopes from south to north and the northern edge of the site is prominent in the wider 
landscape. There are a collection of buildings on the site constructed during the Second World War through to recent rebuilds in  
2005. Permission exists for more of the buildings to be demolished and replaced as they are not fit for purpose. A more realistic size 
of area for development, on the basis that the hospital is to remain in use, would be 4ha, which does not include any high risk flood 
areas.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The southern border of the site is the Shutterton Brook, which has functional flood plain and also Flood Zones 2 and 3a, therefore 
sequential and exceptions tests as well as a Flood Risk Assessment will need to be carried out.  SUDS will also need to be 
incorporated.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in  a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' 
effect of other development in Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. 
Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The 
precautionary principle applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

This area is now largely occupied by the late 20th century Langdon Hospital complex, although large areas of this site is 
undeveloped. There is potential for the presence of prehistoric features within this area suggested by the presence of prehistoric 
settlement and funerary sites to the west.

NATURAL ENGLAND: Biodiversity interest. No problem assuming no protected species and landscape issues which are not solved 
and green infrastructure provision – and sustainable development achieved.  Green infrastructure necessary as a mitigation against 
excessive use of Dawlish Warren European Designated site.  Habitat Regulations assessment will be necessary.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Four of the hospital buildings are Lesser Horseshoe bat roosts (European protected species) and the surrounding area 
provides bat habitat.  These would need to be accommodated in any development scheme.
The site abuts a Cirl Bunting CWS and overlaps one or more Cirl Bunting breeding territories.  It encompasses Langdon Copse 
UWS.  Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard 
"Extended Phase 1" and "Protected Species" surveys will also be needed

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity. There are no buildings of merit on the site 
and no consistent designs of buildings. Development of this site is unlikely to impact adversely on the built environment.

The HES response to any development in this area would be that any consent granted should be subject to a standard PPG16 
Archaeological Condition. In this area it is suggested that this would take the form of the excavation of evaluative trenches to 
determine the nature and extent of any
surviving archaeological deposits which would determine the appropriate mitigation for the impact on the archaeological resource.



Site Ref 020104 Site Address: Langdon Hospital, Dawlish Warren

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 27.26 Yield mid point: 654

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

The site was assessed as part of the Teignbridge Urban Fringe Study (2003). The land rises gently to a low ridge and contains a 
sprawling low-density hospital complex set within a well maintained semi-formal landscape. This site lies on the northern boundary of 
Dawlish outside the existing built up area and constitutes a prominent island development within a tract of undeveloped rural 
landscape.

Although formal in layout, the low density of this development reduces it's impact within the rural landscape.  However, any 
intensification of development on the site would seriously detract from the rural character of the area.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. Development of the site would introduce new receptors to an existing source 
of pollution. However, mitigation would be possible as part of the development.

Access to Public Transport:
There is a bus stop for the 85 route at the entrance to the site, so within 400m.

The nearest train station is at Dawlish Warren, just over 1600m away. Dawlish station is approximately 2200m away.

Access to Services/Facilities:
The nearest primary school is over 1200m away at Gatehouse Primary School.  The nearest post office/local centre is between 800-
1600m away on Exeter Road.  The nearest health centre is over 2000m away on Barton Terrace.  The nearest secondary school is 
between 1500-3000m away on Elm Grove Road.  The nearest district centre is Dawlish town centre, which is between 2000-4000m 
away.

Land Status:
The site is within the curtilage of Langdon Hospital and could therefore be classed as brownfield. However, the hospital has extensive 
grounds and a view needs to be taken as to whether the interpretation of PPS3 is taken so literally because a large proportion of the 
site is grass.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of open space or recreation land.

Loss of Employment:

Development of this site, subject to the hospital being retained, would not result in the loss of any employment provision.

Infrastructure Capacity:
Development within the site is likely to require further infrastructure and the provision of utilities; it is considered that this could be 
addressed by developer contributions - needs substantial investment in bus services.

Highway Access:
There are no pedestrian/cycle links leading back to the Dawlish urban area. The road leading into the site is currently unadopted and 
substandard for adoption. It will need to be brought up adoptable standard in line with the Manual for Streets. Currently there are no 
footways and the carriageway is too narrow. A crossing may be required on the Exeter Road and a right turn lane into the site. 
Transport funding may be required through developer contributions.

Pedestrian/Cycle Links:
There are pedestrian links up to Secmaton Lane but the dedicated cycle links are limited. There is an opportunity to provide both 
pedestrian and cycle links through the site.

Compatibility:
There is some concern about residential development so close to the hospital, which provides forensic mental health services for the 
NHS Trust, but whether this is sufficient to prevent development will need to be carefully assessed.



Site Ref 020104 Site Address: Langdon Hospital, Dawlish Warren

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 27.26 Yield mid point: 654

Site Availability:

Is the Site Immediately Available:
The site is not immediately available for development.

Soonest Date Available: 31/03/2010

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel:

Possible specialist use i.e. Retirement village and open market.

Remote.

Suitable return unlikely given current restraints (Butler Clinic) and required low density.

Good potential, needs amenities.

The site was re-presented to the Panel as part of the 2009 SHLAA and considered to be not developable.  The replotted area now 
presents serious concerns over suitability and compatibility of surrounding uses.

Conclusion:

Suitability testing has revealed concerns in a number of areas.  With regards to biodiversity the issues relate to bats and Cirl 
Buntings but these could potentially be overcome. The site also has areas in Flood Zones 2-3b which will need to be taken into 
account. Strategically the site is remote being outside the existing settlement boundary and should not be considered as a stand 
alone site, although, there may be scope to include the land if it is integrated with development to the north of Secmaton Lane, 
providing that it is well integrated. In landscape terms any intensification of development on the site could seriously detract from the 
rural character of the area. There are also access, pedestrian and cycle elements that will need to be considered.

The submitted pro-forma indicates that the site is not immediately available for development but is likely to be within the next five 
years and is likely to come forward between April 2009 and March 2010.

In 2008, the Panel were concerned about site suitability given low density requirements. Other members of the Panel suggested that 
there was potential for specialist use.  In 2008 the Panel felt that on balance the site was achievable and that compatibility issues 
could be overcome. However, in 2009 the Panel reconsidered the site. The site is now considered not developable. The revised area 
presents serious concerns over suitability and compatibility with surrounding uses.

Concerns about suitability issues have not been resolved. Notwithstanding the suitability and availability of the site, the site is not 
achievable. The site is not developable and has been excluded from the SHLAA.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020105 Site Address: Timaru Gardens, Mount Pleasant Road

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.28 Yield mid point: 11

Site Description:
The site comprises of two parcels of land situated adjacent to the Timaru Sewage Treatment Works. The eastern portion is vacant 
while the western portion contains the Timaru Gardens Nursery.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in  a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' 
effect of other development in Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. 
Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated. The 
precautionary principle applies.    
Water quality deterioration and surface water discharge may be issues.   A financial contribution will be needed to offset recreational 
impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The eastern compartment is within a Cirl Bunting territory.  Standard "Extended Phase 1" and "Protected Species" surveys 
needed. An ecological assessment of impacts plus appropriate suite of mitigation/ compensation measures will be needed.

Built Environment:
There are no Listed Buildings nearby and the site is not within a Conservation Area.

Landscape Character:
The site is located within an  Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the 
Countryside area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
Warren Road is served by a Stagecoach bus service to Dawlish and Exeter.

The nearest train station is at Dawlish Warren. Dawlish station is approximately 2000m away.

Access to Services/Facilities:
The closet primary school is Gatehouse County Primary School (1.29 km).

The nearest post office/local centre is less than  800m away on Exeter Road.  The nearest health centre is about 2000m away on 
Barton Terrace.  The nearest secondary school is about 2,000m away on Elm Grove Road.
The nearest district centre is Dawlish town centre, which is less than 2000m away.



Site Ref 020105 Site Address: Timaru Gardens, Mount Pleasant Road

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.28 Yield mid point: 11

Land Status:
Mix of previously developed curtilage at Timaru Sewage Treatment Works, and part of a geenfield Timaru Nursery which has been 
despoiled through nursery buildings.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of open space or recreation land.

Loss of Employment:

Development would not result in the loss of B use employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access to the two parcels of land would be from the Dawlish Warren Road.

Pedestrian/Cycle Links:
There is no dedicated cycle link to the sites, but the sites are in close proximity to a public footpath.

Compatibility:
Potential for compatibility issues regarding proximity to sewage treatment works.

Site Availability:

Is the Site Immediately Available:
The submitted pro-forma indicates that the site is immediately available for development, the site is not currently up for sale.

Soonest Date Available: 29/08/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Not developable due to proximity of sewage works.

Conclusion:

The site is considered suitable. The site falls within a broad area of search for assessment of sites, where development may 
contribute towards the creation of sustainable mixed communities. The site is located close to Dawlish Warren SAC and Exe Estuary 
SPA. Nevertheless, there are no other suitability issues. 

The site is available, but is not currently up for sale.

The Panel comment that the site is not developable due to the proximity of the site to the sewage treatment works. 

In conclusion, the site is considered to be suitable and available, but not achievable. The site is therefore not developable.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020114 Site Address: land at Bridge House, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.14 Yield mid point: 14

Site Description:
This site is a rectangular piece of land in the grounds of a substantial building known as Bridge House that is currently in use as a 
railway convalescent home. The site's northern boundary is a substantial wall of traditional construction that fronts onto Church View 
road.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

The site is located within the Urban Residential Development Boundary as defined on the Proposals Map for the adopted Teignbridge 
Local Plan ("saved" Policy H2).

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

However, nearby land to the south of the site falls within Flood Zone 3 and includes Flood Zone 3b.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in  a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  A Habitat Regulations Appropriate Assessment will be needed.  This should take account of the cumulative 'in-
combination' effect of other development in Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the 
SPA/SAC. Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  
The precautionary principle applies.    
Likely impacts are from  water quality deterioration and surface water discharge.   A financial contribution will be needed to offset 
recreational impacts on the SAC/SPA if the site is developed for housing.

NATURAL ENGLAND: no issues assuming no protected species and landscape issues and green infrastructure provision – and 
sustainable development achieved.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
The site appears to be entirely short mown amenity lawn and polytunnels; as such there wouldn't be high potential for protected 
species to be present and no major ecological concerns. 

The site has no statutory designations; there is a County Wildlife Site 150m to the north west and an OSWI approx 200m to the 
south. 

The site falls within a 2km over-wintering zone for Cirl buntings and within a recorded 1km territory for Barn owls, but because of the 
amenity grassland it is unlikely there would be anticipated significant impacts on these species. The Cirl Bunting Enhancement Zone 
reaches as far as the southern bank of the river(Dawlish Water) but not as far as the SHLAA site. There might be consideration given 
to including Cirl bunting features as part of any landscaping schemes, in respect of the over-wintering zone.

If there are concerns about surface run off into the river, there might be consideration given to SUDS features

Built Environment:
The site is situated opposite Grade 2 Listed Buildings at Old Town Street and falls within a Conservation Area.

Demolition of the wall fronting onto Weech Road could have a significant effect on the setting of the listed buildings and character of 
the Conservation Area. Additionally, Bridge House is cited as having a 'positive' contribution to the character of this part of Dawlish.

Landscape Character:
The site is not located within a defined landscape policy area.



Site Ref 020114 Site Address: land at Bridge House, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.14 Yield mid point: 14

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Development of this site may have no impact on air quality or an Air Quality Management Area.  Further consultation may be 
required.

Access to Public Transport:
The nearest bus stop is between 400-800m away from the site, located outside The Manor, for the 186 route.  The nearest bus stops 
for the 85/85a service to Exeter are over 800m away on Teignmouth Hill.  Dawlish rail station is between 800-1600m.

Access to Services/Facilities:
The nearest primary school is West Cliff Primary school, which is between 600-1200m away.  
The nearest post office/local centre is on The Strand between 800-1600m away.  The nearest health centre is less than 1000m away 
on Barton Terrace.  The nearest secondary school is between 1500-2000m away on Elm Grove Road.  The nearest district centre is 
Dawlish town centre, which is less than 2000m away.

Land Status:
The site is previously developed land.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of any open space or recreation areas.

Loss of Employment:

Development would not result in the loss of B use employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Vehicular access would likely require demolition of the wall fronting onto Weech Road, which could help achieve the necessary 
visibility splay.

Vehicular access unlikely through the grounds of Bridge House from Church Street to the east.

Pedestrian/Cycle Links:
A new pedestrian footway may be required along the southern side of Weech Road (achieved through the demolition of the boundary 
wall). There are no cycle links to Dawlish town centre. The narrow roads are not conducive to encouraging more cyclists.

Compatibility:
The site adjoins existing residential development at Weech Road, to the west, north and east. Residential development is also 
situated further to the south of the site.

The site is not considered to be suitable for development since development would require the demolition of the wall that contributes 
to the character of the Conservation Area at Weech Road.

Site Availability:

Is the Site Immediately Available:
The submitted proforma indicates the site is not immediately available for development, but could potentially come forward in the 
next 5 years by March 2015.

Soonest Date Available: 31/03/2011

Rural Exception Site:
This is not a rural exception site in planning policy terms. However, the submitted proforma indicates the site could be made 
available for assisting living accommodation, and part also to an open market developer or to a housing association. This 
development could be in the form of flats.



Site Ref 020114 Site Address: land at Bridge House, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.14 Yield mid point: 14

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Issues include conservation requirement to retain wall which might affect costs.  Can't go forward without alternative access.  Not 
developable.

Conclusion:

There is no existing means of vehicular access to serve development on this site, without the demolition of a susbstantial boundary 
wall which could have a significant effect on the setting of the listed buildings and character of the Conservation Area. As such this 
site is considered to be  unsuitable for development and consequently development is not achievable.

This site is considered 'not developable' for ths purpose of this SHLAA.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020117 Site Address: Land at Secmaton Farm

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 16.00 Yield mid point: 364

Site Description:
The yield for the site is based on an area of 15.18ha, having omitted the land within Flood Zone 3b. Agricultural fields delineated by 
hedge boundaries, with most having trees within, some single specimen trees within the fields. The fields are undulating with the 
northern part lower than the south east field which is higher and slopes gently from east to west.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
0.96ha in the northern edge of the site is within Flood Zone 3b. The rest of the site is located in Flood Zone 1 with little or no risk of 
flooding. SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in  a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  A Habitat Regulations Appropriate Assessment will be needed.  This should take account of the cumulative 'in-
combination' effect of other development in Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the 
SPA/SAC. Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  
The precautionary principle applies.    
Likely impacts are from  water quality deterioration and surface water discharge.   A financial contribution will be needed to offset 
recreational impacts on the SAC/SPA if the site is developed for housing.

NATURAL ENGLAND: Biodiversity interest. No problem assuming no protected species and landscape issues which are not solved 
and green infrastructure provision – and sustainable development achieved.  Green infrastructure necessary as a mitigation against 
excessive use of Dawlish Warren European Designated site.  Habitat Regulations assessment will be necessary.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site includes a small part of the adjacent cirl bunting CWS and within a cirl bunting wintering zone.  Ecological 
assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended Phase 1" 
and "Protected Species" surveys will also be needed.

Built Environment:
There are no Listed Buildings nearby and the site is not within a Conservation Area. The character of the immediate area is of 
modern residential properties of a standard design and finish.

Development of this site is unlikely to have an adverse impact on the built environment subject to good design.

There are no known prehistoric sites within this area. There are, however, a significant number of prehistoric sites in the Dawlish 
hinterland and their presence on this site, cannot therefore, be precluded.

Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

Low lying site of gently undulating open pasture and arable fields with hedge boundary to south and scattered mature trees along a 
stream to the north boundary, small bocks of woodland to west (TPOs), fairly enclosed by landform from wider landscape but some 
views from higher ground at Langdon Hospital to north and open fields to west visually exposed and form open break between 
hospital site and Dawlish. Woodland, mature trees and hedgerows should be protected. Development on the east part of the site 
should not have a significant adverse impact, but should be avoided on the more exposed, higher open land to the west.



Site Ref 020117 Site Address: Land at Secmaton Farm

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 16.00 Yield mid point: 364

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. Development of the site would introduce new receptors to an existing source 
of pollution. However, mitigation would be possible as part of the development.

Access to Public Transport:
The bus stop for the 85 (Exeter - Torbay) and 85a (Exeter - Newton Abbot) is on Exeter Road, opposite the entrance to Week Lane, 
approximately 300m away at the nearest point and 750m at its furthest point.
There is a similar distance to the nearest bus stop for the 186 service between Dawlish and Starcross, located on Littleweek Road.
The site is less than 1600m from Dawlish Railway Station and between 1600-2400m from Dawlish Warren station.

Difficult access to bus services.

Access to Services/Facilities:
The nearest primary school is approximately 900m away at Gatehouse Primary school.  The nearest post office/local centre is 
approximately 1600m away on Exeter Road.  The nearest health centre is over 2000m away on Barton Terrace.  The nearest 
secondary school is  1500m away on Elm Grove Road.  The nearest district centre is Dawlish town centre, which is less than 2000m 
away.

Land Status:
0.3ha of the site (the farmhouse and curtilage) is brownfield, the rest of the site is greenfield.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of any open space or recreation areas.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access into this site is via Secmaton Lane only and then only onto Exeter Road as the former access through to Elm Grove Road 
has been closed off. Secmaton Lane is narrow with few passing points and while there is ample land in this site to widen the road, 
this will only be for a short stretch and on its own will not improve the existing situation dramatically.  Combined with the garden of 
The Deodar (site 02.01.10) and Hilldrive (02.01.05) there is the possibility of a greater improvement, but there is a pinch point by the 
bridge over Shutterton Brook and there is still a considerable stretch of Secmaton Lane which would remain too narrow to 
accommodate greater traffic movement.

The access onto Exeter Road has good visibility but there is no filter lane for vehicles approaching from the Exeter direction.

Pedestrian/Cycle Links:
There are no dedicated pedestrian or cycle links along Secmaton Lane and, as with the previous comments on highway access, 
there could be some provision made within the site but this will not extend along the rest of the road.

Compatibility:
The site currently contains a residential property, there are dwellings opposite and surrounding land is also being promoted for 
housing. Residential use of this site would be compatible with surrounding uses.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is not immediately available.

Soonest Date Available: 31/03/2010



Site Ref 020117 Site Address: Land at Secmaton Farm

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 16.00 Yield mid point: 364

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Cost of off site works and 50% Affordable Housing would be prohibitive to viable development. Requirement for major scheme. Major 
infrastructure needed.

Cost of off site works would be prohibitive to viable development.

Access.

Conclusion:

Suitability testing highlighted some concerns.  The site lies within a CWS and is within 250m radius of recorded Cirl Buntings.  In 
addition, application of PPG16 Condition for appropriate archaeological mitigation would be required as the site lies within an area of 
archaeological potential particularly with regard to prehistoric activity. There are also TPO's on the site and mature trees and hedges 
should be protected.  There are no dedicated pedestrian and cycle routes along Secmaton Lane and opportunities beyond the site 
are poor.  Access to the site is also problematic.

The submitted pro-forma indicates that the site is immediately available.

Following detailed consideration by the Panel it is felt that this site is not achievable at this time.  Major infrastructure is likely to be 
required to serve the site, there are also significant access constraints which would need to overcome.  The 50% affordable housing 
requirement could also make any scheme unviable in-light-of these other costs.

In conclusion the site is available and potentially suitable (subject to concerns being resolved), however it is not considered 
achievable at this time and has not been included within the SHLAA supply accordingly.  Panel advice is that the this particular site 
could be considered as part of a wider extension to Dawlish.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Strategic Housing Land Availability Assessment
Review 2009 (March 2010)
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Site Ref 020119 Site Address: Beach Road, Dawlish Warren

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.20 Yield mid point: 8

Site Description:
A small brownfield site in Dawlish Warren close to the railway station, the site includes 'The Sunburnt Arms' pub.  This site has 
previously been promoted for housing through consultation at Issues and Options stage of the Teignbridge LDF.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The majority of the site lies within Flood Zone 3a.  This part of the site would have to comply with the exception test to justify its 
development for residential uses.  A detailed Flood Risk Assessment would be required were the site to be subject of a planning 
application.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  A Habitat Regulations   Appropriate Assessment will be needed.  This should take account of the cumulative 'in-
combination' effect of other development in Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the 
SPA/SAC. Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  
The precautionary principle applies.    
The most likely impact is from increased recreational pressure on Dawlish Warren.   A financial contribution towards off setting the 
effects may be sufficient, if the site is developed for housing/ additional holiday accommodation.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Rare plant species occurred here in the 1990s.  Survey needed and mitigation/compensation if still present.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within any defined landscape policy area.

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
The site is close to some areas of potential concern to the north in Starcross and Kenton, and there is an AQMA in operation in 
Iddesleigh Terrace, Dawlish. Any large scale development will have a major impact on these areas and mitigation will be an essential 
part of any proposals for development in Dawlish.

Access to Public Transport:
The 85/85a bus services stop on Dawlish Warren Road, less than 400m away from the site.  Dawlish Warren station is within 800m 
of the site.

Access to Services/Facilities:
The nearest primary schools at Cockwood and Gatehouse are both approximately 2200m away at Gatehouse Primary school.  The 
nearest post office 1800m away on Exeter Road. There is a local supermarket, 'Gerald's Supermarket' providing convenience goods 
150m away. There is also a group of takeaway food shops.  The nearest health centre is over 2000m away on Barton Terrace.  The 
nearest secondary school is between 1500-3000m away on Elm Grove Road.  The nearest district centre is Dawlish town centre, 
which is less than 2000m away.



Site Ref 020119 Site Address: Beach Road, Dawlish Warren

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.20 Yield mid point: 8

Land Status:
The site comprises previously developed land.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of open space or recreation land.

Loss of Employment:

Development of this site would not result in the loss of employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
There is a continuous footpath from Dawlish Warren to Dawlish, both along the road and also between the railway line and the sea.

Compatibility:
The site is essentially within a residential area, its development for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The submitted pro-forma indicates that the site is immediately available for development, the site is not currently up for sale.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Flood risk.

Conclusion:

Suitability testing indicates that the site lies within Flood Zone 3a and would therefore have to comply with the exception test to justify 
its development for residential.  The site is outside the development boundary and is in the holiday development area.  Access to 
some services is also limited.

Submitted pro forma indicates site is immediately available for development.

There appears to be consensus within the panel that the site is not achievable due to Flood Risk elements.

In conclusion the site is available but it is questionable whether the site is either suitable or achievable given the concern over flood 
risk.  As a consequence the site has not been included within the SHLAA supply.



Site Ref 020119 Site Address: Beach Road, Dawlish Warren

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.20 Yield mid point: 8

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020121 Site Address: The Newhay, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.62 Yield mid point: 32

Site Description:
See also sites 7 and 14.  The site appears to be public open space, the area is currently managed grass with a Public Right Of Way  
to the south but within the site.  The site is relatively level for the majority although it does have a steep drop to the northern section 
and then levels out again.  The site has pedestrian access but it is difficult to see how vehicular access could be gained.  The site 
covers an area of 1.62ha but for the purposes of SHLAA assessment, only the area which is outside of Flood Zone 3b (around 1ha) 
has been included in potential yield calculations.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is dissected by Flood Zone 3b which cannot be built upon and which would leave an isolated cul-de-sac development.  
Approximately 1ha of the site lies outside Flood Zone 3b.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  A Habitat Regulations   Appropriate Assessment will be needed.  This should take account of the cumulative 'in-
combination' effect of other development in Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the 
SPA/SAC. Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  
The precautionary principle applies.    
The most likely impact is from increased recreational pressure on Dawlish Warren.   A financial contribution towards off setting the 
effects may be sufficient, if the site is developed for housing/ additional holiday accommodation.

NATURAL ENGLAND: no issues assuming no protected species and landscape issues and green infrastructure provision – and 
sustainable development achieved.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Dawlish Water corridor functions as a wildlife corridor.  Standard "Extended Phase 1" and "Protected Species" surveys 
needed.

Built Environment:
This site lies adjacent to and slightly overlies the Grade I listed Park and Garden associated with Luscombe Castle.  In addition, the 
site lies in close proximity to the Grade II* listed parish church of St Gregory.

DCC Historic Environment Service: No anticipated archaeological impact. Group TPO on site.  

This site lies adjacent to and slightly overlies the Grade I listed Park and Garden associated with Luscombe Castle. The late 19th 
century OS map shows there to be an earthwork running roughly east-west from the western part of the site. In addition, the site lies 
in close proximity to the Grade II listed parish church of St Gregory which was probably the focus of settlement of medieval Dawlish.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside Area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Low lying public park adjacent Dawlish Water and forming part of a series of open spaces along the stream linking Luscombe Park 
with The Lawn. Within Dawlish Conservation Area and a Site of Local Amenity Importance. Mature trees along Dawlish Water (TPO) 
and along leat to the south boundary and scattered along east boundary and within park. Registered Park (Luscombe Castle) 
adjacent south boundary and Listed building (Church) to south east. Residential areas to east and north. An important open space 
and green link within the town. Development would have a significant adverse impact on the open space, Conservation Area and 
potentially the setting of the Registered park and Listed building.



Site Ref 020121 Site Address: The Newhay, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.62 Yield mid point: 32

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
Development of this site would have no impact on air quality or an Air Quality Management Area and would not introduce new 
receptors to an existing source of pollution.

Access to Public Transport:
The nearest bus stop is between 400-800m away from the site, located outside The Manor, for the 186 route.  The nearest bus stops 
for the 85/85a service to Exeter are over 800m away on Teignmouth Hill.  Dawlish rail station is between 800-1600m.

Access to Services/Facilities:
The nearest primary school is West Cliff Primary school, which is between 600-1200m away.  
The nearest post office/local centre is on The Strand between 800-1600m away.  The nearest health centre is less than 1000m away 
on Barton Terrace.  The nearest secondary school is between 1500-2000m away on Elm Grove Road.  The nearest district centre is 
Dawlish town centre, which is less than 2000m away.

Land Status:
The land is greenfield.

Constraints to Delivery:
The principal constraints to the delivery of this site have already been alluded to (flooding and providing an appropriate and adequate 
means of access).

Source Protection Zone:
The site is not within a Source Protection Zone.

Open Space:
Newhay is public open space, formerly rented by the Council for use as a recreation area for children of school age.

Loss of Employment:

Development of this site would not result in the loss of employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access would be via Weech Road and Church Road, which are narrow in places and at capacity at present.

Pedestrian/Cycle Links:
There are poor pedestrian links into Dawlish town centre and no cycle links. The narrow roads are not conducive to encouraging 
more cyclists.

Compatibility:
The site is adjoined by existing residential development to the east and north-west.  Its development for housing could however have 
a potentially detrimental effect on the listed park and garden.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is not immediately available.

Soonest Date Available: 31/03/2013

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 020121 Site Address: The Newhay, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.62 Yield mid point: 32

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

With reduced 106 costs and 50% affordable housing this could be small infill not achievable with present 106 liabilities.

Access and viability are issues.

Not achievable for speculative development. Better suited for employment land. Time for development is too short.

Conclusion:

Suitability testing has highlighted some areas of concern. The site is dissected by an area of Flood Zone 3b.  There is also a group 
TPO on site and Dawlish Brook runs through it.  Furthermore there are records of Japanese Knotweed and whilst it is not shown as a 
wildlife corridor in the Revised Deposit Local Plan it acts as one.  The site also lies adjacent to the Grade I listed Park and Garden 
associated with Luscombe Castle. The late 19th century OS map shows there to be an earthwork running roughly east-west from the 
western part of the site. In addition, the site lies in close proximity to the Grade II* listed parish church of St Gregory which was 
probably the focus of settlement of medieval Dawlish.  It is considered as an important open space and green link within the town. 
There are also vehicular access issues.

Submitted pro forma indicates that the site is anticipated to come forward within the next five years (by the end of March 2013).

There appears to be consensus within the panel that the site is not achievable.

In conclusion the site is available but it is questionable whether the site is either suitable or achievable given the concern raised.  As 
a consequence the site has not been included within the SHLAA supply

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020122 Site Address: Land at Gatehouse Farm, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 6.03 Yield mid point: 145

Site Description:
Recent planning applications 06/03228 and 07/00275 were both withdrawn, the former without any work being undertaken on it, the 
latter due to it being recommended for refusal on the grounds of inadequate highways improvements and development in the 
countryside. The applicant has a covenant on part of the primary school land, as he sold it to the County for the school,  which states 
that if he wants to build houses on any of the surrounding land he can claim back a strip to allow for road improvements. The 
problem now is that the school have built a small nature/wildlife area over this strip and there is local objection about giving this 
back.  
The site itself consists of a number of fields separated by hedgerows, some with trees in some without.  There are a group of trees to 
the pond at the north of the site.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
Small amounts of the site (to the north) lie within Flood Zone 3, however development can probably be designed so as to avoid use 
of this land for residential.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' 
effect of other development in Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. 
Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The 
precautionary principle applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

NATURAL ENGLAND: no issues assuming no protected species and landscape issues and green infrastructure provision – and 
sustainable development achieved.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a cirl bunting CWS and much of the site is  within a Cirl Bunting breeding territory.  Ecological assessment 
of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended Phase 1" and 
"Protected Species" surveys will also be needed.

Built Environment:
There are no Listed Buildings nearby and the site is not within a Conservation Area. The character of the immediate area is of 
modern residential properties of a standard design and finish.

Development of this site is unlikely to have an adverse impact on the built environment subject to good design.

This site lies outside the historic core and there are no relevant HER entries in the vicinity.

No anticipated archaeological impact given the area of this site.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Gently undulating, low lying arable and pasture fields with hedgerows around the edges, a small area of wetland and scattered 
mature trees (some subject to TPO). Fairly enclosed by landform although the fields are open. Part of setting of Dawlish but an 
opportunity to enhance through new planting.
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Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 6.03 Yield mid point: 145

Minerals Resources:
The site is not within a Mineral Consultation Area.

Air Quality:
Site is close to some areas of potential concern to the north in Starcross and Kenton, and there is an Air Quality Management Area 
in operation in Iddesleigh Terrace, Dawlish. Any large scale development will have a major impact on these areas and mitigation will 
be an essential part of any proposals for development in Dawlish.

Access to Public Transport:
The bus stop for the 186 service to Starcross is outside Gatehouse Primary School, 200m away at its nearest point and 700m at its 
furthest point. The furthest part of the site is closer to a stop on Littleweek Road, some 480m away.  The nearest bus stop for the 
85/85a service is on Exeter Road, a maximum of 950m away.  The train station is between 800-1600m away.

Access to Services/Facilities:
The nearest primary school is less than  600m away at Gatehouse Primary School.  The nearest post office/local centre is between 
800-1600m away on Exeter Road and also on The Strand.  The nearest health centre is between 1000- 2000m away on Barton 
Terrace.  The nearest secondary school is less than 1500m away on Elm Grove Road.  The nearest district centre is Dawlish town 
centre, which is less than 2000m away.

Land Status:
The site is greenfield, although the applicant for the recent applications tried to imply that the site was previously developed land 
(PDL) as it contained a redundant barn. However, PPS3 expressly omits agricultural land from the definition of PDL.

Constraints to Delivery:
The principal constraint to the delivery of this site has been identified as providing adequate and appropriate highways access.

Source Protection Zone:
The site is not within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of open space or recreation land.

Loss of Employment:

Development of this site would not result in the loss of employment land.

Infrastructure Capacity:
Difficult access to bus services.

Highway Access:
Secmaton Lane is now a no-through road to vehicles, although pedestrians and cyclists can still gain access. This change was made 
to prevent the road being used as a rat-run and also because of its inadequate width and poor alignment. The recent planning 
application on the site received an objection from DCC because no improvements were proposed to provide footpaths or a wider 
carriageway.

Pedestrian/Cycle Links:
There are no dedicated pedestrian or cycle links along Secmaton Lane but since the road was closed off to cars it has taken on the 
role of a pedestrian and cycle route. Opportunities to improve the situation are limited to widening the road and providing a footpath, 
but this requires land in the school's grounds and as part of the most recent planning application these works were not proposed.

Compatibility:
Permission has been granted for the conversion of barns next door to the site and there is the potential for further residential 
development to the south/east of Secmaton Lane. On this basis residential development of the site would be a compatible use.

Site Availability:

Is the Site Immediately Available:
The submitted pro-forma indicates that part of the site (adjoining the farm building complex) is immediately available for 
development, the site is not currently up for sale.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:
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Site Area: 6.03 Yield mid point: 145

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Would question viability with need for major infrastructure improvements and 50% Affordable housing. Requirement for major 
scheme. Major infrastructure needed.

Access and viability are issues.

Assuming covenant on land is enforceable.

The site was re-presented to the Panel as part of the 2009 SHLAA and considered to remain not developable for the reasons alluded 
to in the 2008 SHLAA.

Conclusion:

No major issues have been raised through suitability testing. Part of the site is within a Cirl Bunting CWS with Cirl Buntings found by 
survey in 2007. Part is also a wetland / watercourse of high wildlife value.  Sensitive design will be required to reflect the site's 
setting. There are some areas of Flood Zone 3 but these could be avoided.  A more suitable access and further pedestrian and cycle 
links will be required. The issue of the covenant needs exploring. 

Submitted pro forma indicates site is immediately available for development.

Following detailed consideration by the Panel it is felt that this site is not achievable at this time.  Major infrastructure is likely to be 
required to serve the site. There are also significant access constraints which would need to overcome. The 50% affordable housing 
requirement could also make any scheme unviable in-light-of these other costs. The Panel reassessed this site as part of the 2009 
SHLAA. The Panel are still of the view that the site is not developable.

In conclusion the site is available and potentially suitable, however it is not considered achievable and has not been included within 
the SHLAA supply accordingly.  Panel advice is that this particular site could be considered as part of a wider extension to Dawlish or 
once site 020101 comes forward.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020201 Site Address: land between Shepherd's Lane and Headway Cross

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 3.69 Yield mid point: 89

Site Description:
Revised details submitted for consideration for the 2009 SHLAA review show a reduced site area, including two fields to the north of 
Headway Cross and east of Shepherd's Lane. 

The site is currently in agricultural uses. There are some trees along the southern boundary and hedgerows along the western, 
northern and southern boundary.  Surrounding uses are largely agricultural to the west and residential to the east.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is within Flood Zone 1 (little or no risk).  A flood risk assessment would be required alongside any planning application which 
is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.
NATURAL ENGLAND: no issues assuming no protected species and landscape issues and green infrastructure provision – and 
sustainable development achieved.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a Cirl Bunting CWS and includes several cirl bunting breeding territories.  Ecological assessment of impact 
is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected 
Species" surveys will also be needed.

Some TPO trees along lane.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

The proposed development lies within an area of archaeological potential and where little in the way of formal archaeological 
investigation has been undertaken.  Any development in this area has the potential to expose archaeological deposits associated 
with the known archaeological activity in the area demonstrated by the presence of prehistoric settlements, identified by aerial 
photography, to the north and southwest.  The Historic Environment Service would therefore recommend that any consent granted 
for development in this area should be conditional upon a programme of archaeological works undertaken in mitigation for the impact 
of any development upon the archaeological resource.

Landscape Character:
The site is located within an Area of Great Landscape Value and a Coastal Preservation landscape policy area. It is also situated in 
the countryside area defined on the Proposals Map for the adopted Teignbridge Local Plan (“saved” Policy HD3).

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area in Teignmouth, but 
mitigation is possible.

Access to Public Transport:
The closest bus stop is just over 400m from this site at Deer Park Close.  The 83 bus provides an hourly link to the town centre.  
Whilst this does not represent a particularly adequate service it is considered that the size of any development on this site would 
warrant contributions towards improvements in public transport provision, moreover Teignmouth does also benefit from a railway 
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Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 3.69 Yield mid point: 89

station.

Access to Services/Facilities:
The closest primary school: Our Lady & St. Patrick's R C Primary School is under 400m.  Lower Coombe Post Office is under 200m 
from this site.  Glendevon Health Centre is between 1000 and 2000m away from Broadmeadow.  Teignmouth Community College is 
much less than 1500m from the site (c650m).  The site is under 2000m from Teignmouth town centre.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land or other important facilities.

Infrastructure Capacity:
Infrastructure is problematic given that access is via Bitton Park Road, an extremely busy road in Teignmouth.

Highway Access:
Visibility is poor at Headway Cross and access is generally along narrow existing roads.

Pedestrian/Cycle Links:
The nearest footpaths are located to the east within the existing urban fabric of Teignmouth. Cycling to the site from the Teignmouth 
town centre would be challenging because of the relatively steep topography.

Compatibility:
Site's development for residential would represent a natural extension to this predominantly residential part of the town.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available.  The site is currently for sale and being marketed through a land 
agent.

Soonest Date Available: 31/03/2014

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the 2008 Panel : 

Subject to infringement on ridge height and highways.

Access may prevent immediate development.

Subject to satisfactory resolution of archaeological requirements.

Issues on highways; access is off single country lanes or along Coombe Vale or 4th Avenue. Land is designated as Area of Great 
Landscape Value, Open Countryside and Coastal Preservation Area.
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Site Area: 3.69 Yield mid point: 89

Comments of 2009 SHLAA Panel:

Not developable as highway access not suitable.

Conclusion:

Notwithstanding the reduced site area considered for the 2009 SHLAA review the site has significant suitability constraints.

The suitability constraints relate to biodiversity, archaeology, and in particular how a satisfactory means for vehicular access could be 
achieved in the context of the existing local highway network. The viability of the scheme might be affected where significant financial 
contributions may be required to overcome biodiversity issues.

The SHLAA Panel concensus is that development of this site is not currently achievable. However, development potential of this site 
in the future could be reconsidered with other areas of land ownership.

This site is considered 'not developable' for ths purpose of this SHLAA.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020227 Site Address: Venn Farm

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 12.07 Yield mid point: 290

Site Description:
This large greenfield site is currently in agricultural use. Its boundaries are lined with hedgerows. The site is very remote from the 
existing built limits of the town.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site includes part of an "Other Site of Wildlife Interest".  It borders the Coombe Valley nature reserve.  Tree lines, 
stream  and wildlife corridor function are important.  Dormouse records nearby.  On border of a Cirl Bunting territory and all within a 
cirl bunting wintering zone. 
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

The majority of hedgerow trees are covered by  TPOs and are important to the setting of the area and for wildlife.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: The HES would recommend that any application for development in this area was supported by 
an appropriate archaeological assessment. The results of which would allow the HES to determine the nature and potential extent of 
archaeological deposits and formulate a response to any development in this area.

Landscape Character:
The site is located within an Area of Great Landscape Value and a Coastal Preservation landscape policy area. It is also situated in 
the Countryside area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
Development of this site may have no impact on air quality or an Air Quality Management Area.  Further consultation may be 
required.

Access to Public Transport:
The closest bus stop is at Keats Close (about 400m from the site).  A half hourly town-based service (83) is available.

Access to Services/Facilities:
Hazeldown Primary School is approximately 800m from the site.  The Lower Coombe Post Office is about  1000m from Venn Farm.  
Teignmouth Medical Practice is nearly 2000m from the site.  Teignmouth Community College is  less than 2000m from this site.  The 
site is less than 2000m from the town centre.
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Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Site slopes steeply from north to south, this may be a significant development constraint.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land or other important facilities.

Infrastructure Capacity:
Further infrastructure would be required; this though may be achievable by developer contributions.

Highway Access:
Could be accessed through private road or linked as part of wider urban extension through other potential development sites.

Pedestrian/Cycle Links:
Physically detached from urban extent of Teignmouth.  Opportunity to provide links through other sites were a co-ordinated urban 
extension to be promoted.

Compatibility:
Development of this site would probably be as part of a wider urban extension and as such development  would not raise any 
compatibility issues.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Needs access via 02.02.03 before it can be built.

Access problems and remoteness from infrastructure.

Topography and highways issues; development would be out on its own. Land is designated as Area of Great Landscape Value, 
Open Countryside and Coastal Preservation Area.

Conclusion:

The site is relatively remote from Teignmouth and is separated from existing settlement limits by site 020203 immediately to the 
south.  The land is steeply sloping from north to south and this could be a significant development constraint. The site also lies within 
both the AGLV and CPA.  Access to the site could be an issue and would probably have to be through site 020203.  Biodiversity 
issues will need to be considered.

Submitted pro forma indicates that the site is immediately available for development.



Site Ref 020227 Site Address: Venn Farm

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 12.07 Yield mid point: 290

Panel consensus is that this site is not achievable. This is largely due to highway access and topology issues as well as the site's 
physical remoteness from infrastructure.

The site is available, but not considered suitable and achieveable. It is not developable and has therefore been excluded from the 
SHLAA supply.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020229 Site Address: Land north of Broadmeadow, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.26 Yield mid point: 54

Site Description:
The triangular shaped parcel of land adjoins disused playing fields at Broadmeadow.  The site is currently in agricultural use and 
slopes sharply from west to east in places although it does flatten out near the eastern boundaries. Other surrounding uses comprise 
of woodland to the east, and agricultural land rising to the north.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zones 1 and 2, therefore sequential and exceptions tests will need to be carried out.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.
This site was discounted on biodiversity grounds in error for the 2008 SHLAA.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a Cirl Bunting CWS and includes one or more cirl bunting breeding territories.  Ecological assessment of 
impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected 
Species" surveys will also be needed.

Built Environment:
DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located within an Area of Great Landscape Value and a Coastal Preservation landscape policy area. It is also situated in 
the Countryside area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site forms part of open land in Broadmeadow valley between Teignmouth and Bishopsteignton.

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is situated about 300m away from Mill Lane and 700m away from the Bishopsteignton Road, which are served by public 
transport.

Access to Services/Facilities:
The site is about 300m from Inverteign primary school, between 2000m - 3000m from the nearest secondary school and town 
shopping centre.

Land Status:
This is an entirely greenfield site.

Constraints to Delivery:
Development would be dependent upon development of adjoining land to achieve satisfactory means of vehicular access and 
supporting infrastructure. Other relevant considerations include the reuse of existing playing fields which have ground contamination 
and potential urban regeneration at Broadmeadow.
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Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land or other important facilities.

Infrastructure Capacity:
Further infrastructure would be required including through developer contributions.

Highway Access:
There is no suitable existing vehicular access. New vehicular access would need to be provided from the Broadmeadow Industrial 
Estate

Pedestrian/Cycle Links:
Physically detached from urban extent of Teignmouth.  Opportunity to provide links through other sites were a co-ordinated urban 
extension to be promoted.

Compatibility:
The site is away from the existing built up area in open countryside.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:
No.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

On its own the site is considered non-developable but it could be reassessed with adjoining sites as part of a broad location.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The site is however 
located in an area of search for sites, where future development may contribute towards the creation of sustainable mixed 
communities. The site is located within a Cirl Bunting CWS and includes one or more cirl bunting breeding territories. The site also 
has no suitable existing vehicular access.  

The site is considered available, but the pro-forma does not indicate that the land is for sale or being marketed.

The Panel comment that the site on its own is not developable, but could be reassessed with adjoining sites as part of a broad 
location.

In conclusion, the site is considered to be suitable and available, but not achievable. The site is currently not developable.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020230 Site Address: Broadmeadow Lane, Teignmouth
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Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.38 Yield mid point: 15

Site Description:
A small brownfield site which fronts onto Bishopsteignton Road. It is currently occupied by a household supplies store.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Protected species survey of copse and any buildings to be demolished.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within any defined landscape policy area.

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
Development of this site may have no impact on air quality or an Air Quality Management Area.  Further consultation may be 
required.

Access to Public Transport:
The site is very close (within 400m) of a bus stop: services link the site with the rest of Teignmouth and also Newton Abbot and 
Exeter.

Access to Services/Facilities:
The nearest primary school is Our Lady & St. Patrick's R C Primary School which is well within 600m of the site.   The site is within 
100m of established local shops although the closest post office is approximately 1200m away.  The site is probably within 1500m (at 
its closest point) of the nearest doctor’s surgery at Glendavon Medical Centre.  The closest secondary school is Teignmouth 
Community College (within 2000m of the site, the route is however, hardly direct and involves walking along the main roads into 
Teignmouth).  Teignmouth town centre which is designated as a district centre is comfortably within 2000m of the site.

Land Status:
The site is brownfield and is currently used as a builders merchants and distribution depot.

Constraints to Delivery:
Potentially decontamination issues arising from former uses on site.

Source Protection Zone:
The site does not lie within a Source Protection Zone.



Site Ref 020230 Site Address: Broadmeadow Lane, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.38 Yield mid point: 15

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site for housing would result in the loss of employment land.  Submitted pro-forma indicates the site may be 
suitable for a mixed-use development incorporating an element of employment being retained onsite.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Direct access onto Bishopsteignton Road. Access through the Industrial Estate is likely to be more difficult in light of poor access 
through the industrial estate with large vehicles constantly servicing sites within it.

Pedestrian/Cycle Links:
Footpaths along both sides of Bishopsteignton Road, good links with the town centre.

Compatibility:
The site is currently in employment uses and lies in a predominantly employment area.  Residential uses on the site are unlikely to 
be compatible.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2010

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Loss of existing employment land.

Employment only.

Conclusion:

Suitability testing indicated concern over the potential compatibility with existing employment uses should the site be considered for 
housing.

Submitted pro forma indicates site is immediately available for development.

The panel consider that the site is not achievable, stating that it should be considered for employment only.

The site is available but it is questionable whether the site is either suitable or achievable given its location and surrounding uses.  As 
a consequence the site has not been included within the SHLAA supply.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030101 Site Address: Land to the south of Heathcote, East Street

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.24 Yield mid point: 10

Site Description:
This small site is currently being used as a garden for a property within the existing residential area of Bovey Tracey. The site was 
previously identified within the Teignbridge Urban Capacity Study.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site does lie within the development boundary of the town and as such could broadly be considered to be compliant 
with existing strategic policy.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Standard "Extended Phase 1" and "Protected Species" surveys needed.  (Bat roosts relatively nearby)

Built Environment:
The site is not in a Conservation Area although there are a number of Listed Buildings in close proximity to the north.

 The site is not a Scheduled Ancient Monument (SAM).

Landscape Character:
The site is not located within any defined landscape policy area.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The closest bus stop to the site is at Union Square, Bovey Tracey which is within 800m.  Regular services are available to Chudleigh, 
Torbay, Newton Abbot and Exeter.

Access to Services/Facilities:
Bovey Tracey Primary School is marginally over 800m from the site.  Bovey Tracey Post Office is comfortably within 400m of 
Moorhayes.  Bovey Tracey Practice is only marginally over 400m from the site.  Teign School is the closest secondary but is 
significantly further than 3000m.  Moorhayes is within 400m of the town centre.

Land Status:
The site is used as a garden and as such constitutes brownfield land.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site will not result in the loss of any open space or recreation area.

Loss of Employment:

Development of this site will not result in the loss of any employment land.



Site Ref 030101 Site Address: Land to the south of Heathcote, East Street

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.24 Yield mid point: 10

Infrastructure Capacity:
Development within the site is likely to require further infrastructure and the provision of utilities; it is considered that this could be 
addressed by developer contributions.

Highway Access:
The site can be accessed from the existing highway. Whether this could be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may overcome this

Pedestrian/Cycle Links:
As the site lies within an existing residential area, existing pedestrian and cycle links are adequate.

Compatibility:
The site lies within an existing residential area.  There are unlikely to be any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is not available for development.  The form suggests that affordable housing site size 
thresholds are unrealistic and that the site will not be available until these are raised to a more appropriate level.

Soonest Date Available: 01/04/2013

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Policy complaint therefore may be developable within years 1-5.

Conclusion:

The site is considered to be suitable given that there are no apparent policy, flooding or biodiversity issues. The site is located within 
the built up area of Bovey Tracey.

The site is not available. The land owner suggests that current affordable housing thresholds are unrealistic and the site will only 
become available when site size thresholds are revised. 

The Panel comment that development of the site may be achievable given that development of the land is likely to be compliant in 
principle with current "saved" development plan policies. 

In conclusion, the site is considered to be suitable and may be achievable, but is not currently available.  The site therefore is not 
developable.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030104 Site Address: Land west of Eureka Terrace

Inset No: 6

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.79 Yield mid point: 25

Site Description:
A small greenfield site to the north of Bovey Tracey town centre, it is adjoined to the west by the larger potential development site 
030120.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is within Flood Zone 1 (little or no risk).  A flood risk assessment would be required alongside any planning application which 
is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Standard "Extended Phase 1" and "Protected Species" surveys needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

This site lies outside the historic core and there are no relevant HER entries in the vicinity.

No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

It is located immediately adjacent to an AGLV.  The north east corner is adjacent to an Environmentally Sensitive Area.  It is also on 
higher ground and there may be a visual and landscape impact.

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
Development of this site would have no impact on air quality or an Air Quality Management Area and would not introduce new 
receptors to an existing source of pollution.

Access to Public Transport:
There is a bus stop at the hospital but this only provides an infrequent (twice daily) service between Moretonhampstead and Newton 
Abbot.  More regular services are available from the Town Hall bus stop which is marginally over 400m from the site.

Access to Services/Facilities:
The site is between 1500-3000m from the Heathfield Industrial Estate.  Bovey Tracey Primary School is comfortably within 400m of 
this site.  The Post Office is well under 800m away.  Bovey Tracey Practice is well within 1000m.  Teign School is the closest 
secondary but is significantly further than 3000m.  The site is comfortably within 2000m of the town centre.

Land Status:
The site is wholly greenfield.



Site Ref 030104 Site Address: Land west of Eureka Terrace

Inset No: 6

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.79 Yield mid point: 25

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land or other important facilities.

Infrastructure Capacity:
It is likely that further infrastructure would be required; this though may be achievable by developer contributions

Highway Access:
It is not clear how access could be achieved. The site adjacent is accessed from a very narrow lane with poor visibility onto the main 
road.

Pedestrian/Cycle Links:
Poor pedestrian and cycle network.

Compatibility:
The site is within a predominantly residential area and as such there are unlikely to be any compatibility issues arising from 
developing this site for housing.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Lack of access makes this site unachievable at present.

Conclusion:

Suitability testing indicated concern over accessing the site and general poor visibility onto the main road.

Submitted pro forma indicates site is immediately available for development.

The panel consider that the site is not achievable, stating that the lack of access makes it unachievable at present.

The site is available but it is questionable whether the site is either suitable or achievable given the access constraints.  As a 
consequence the site has not been included within the SHLAA supply.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030114 Site Address: Brimley field, bottom of Brimley Vale

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.79 Yield mid point: 25

Site Description:
The site is a single field sandwiched between two other sites that have been put forward. The site is level and bounded by hedgerows 
and large trees affording it a degree of privacy. There is a leat to the southern boundary.  It is outside settlements limits but close to 
existing development.  No direct highway access currently, and unsure how access could be achieved without inclusion of further 
land.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  "Protected Species" and habitat surveys needed.   The adjacent watercourse may function as a wildlife corridor and may be 
used as a bat flight path.  Bat roost nearby.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.  It does have a very rural nature and 
therefore any development will have an impact on the character of the immediate area.

The landscape around Challabrook Farm has been characterised as medieval enclosures based on earlier strip-fields. The earliest 
documentary reference to Challabrook is as Chorlebrooke in the late 16th century. The site is crossed by Bovey Pottery leat. 
Prehistoric activity in the area is demonstrated by the presence of funerary monument to the southeast and settlement to the north-
west.  Artefacts from this period have also been found in this area.

The HES would regard development of this parcel of land on its own as having little or no archaeological impact. However, should 
this area be considered for development together with area 030130 the HES’s response would be as set out in 030130

The two houses to the immediate south are large dwellings in their own grounds and are well screened.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site lies south of a large farm and has fields to the north  and west and a large  garden to the south.  Parts of the site are well 
screened from low lying areas.  Any development would have an impact in terms of landscape character. A leat runs to the south of 
the site.

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
Development of this site would have no impact on air quality or an Air Quality Management Area and would not introduce new 
receptors to an existing source of pollution.



Site Ref 030114 Site Address: Brimley field, bottom of Brimley Vale

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.79 Yield mid point: 25

Access to Public Transport:
The distance to the nearest bus stop that serves the immediate area and regularly serves Newton Abbot, Chudleigh and Exeter is 
approximately 400m.

Access to Services/Facilities:
Distance to the nearest primary school is approximately 1600m way on Abbey Road,  the nearest post office is just under 600m away 
on Ashburton road and the local centre is approximately 1450m away on fore Street.  The health Centre also being approximately 
1450m on Le Molay Littry Way.  There is no secondary school in Bovey Tracey, the nearest are either South Dartmoor in Ashburton 
or the schools within Newton Abbot.  There is no large superstore in Bovey the nearest is located at Trago Mills.

Land Status:
The site is a greenfield site.

Constraints to Delivery:
The site is currently a single field though unlikely it is uncertain at this stage whether there would be any issues with contamination or 
land stability.  The site is level.  Due to its location it is uncertain whether access could be achieved with out incorporating land from 
other sites.   A leat runs to the south of the site.

Source Protection Zone:
The site is not in a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.  However, given the large size of this 
site and the open nature there will be a loss to open land.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
Some infrastructure will be in place due the existing residential element. However, the road network is not ideal for increased use 
without improvement.  Further advice is required.

Due to its location it is uncertain whether access could be achieved with out incorporating land from other sites.

Highway Access:
The site cannot directly be accessed from the existing highway, inclusion of the sites to the north and / or south maybe required.  
Access may then be possible, uncertain at this stage whether it could be in accordance with County or Manual for Streets standards.  
Developer contributions may overcome this.

Access from the by-pass may not be acceptable.

Pedestrian/Cycle Links:
There are Public Rights Of Way in close proximity and the close by estate has a footpath. Generally poor walking and cycling links.

Compatibility:
Residential compatible.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is not immediately available for development.

Soonest Date Available: 31/03/2013

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :



Site Ref 030114 Site Address: Brimley field, bottom of Brimley Vale

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.79 Yield mid point: 25

Comments of the Panel : 

Not achievable when considered as a standalone site.

Access.

Unless 30130 & 30109 come forward.

Conclusion:

Suitability testing indicates that there are some high value hedges and trees within the site and that the general area has some 
archaeological interests that may need to be addressed if the site were to come forward with other adjacent sites.  There is also 
concern over access issues.

Submitted pro forma indicates that the site is not  immediately available for development but is likely to become available for 
development towards the end of the five year period or potentially after 2013.

The appears to be a general consensus of the panel that the site is not achievable as a standalone site due to access constraints.

The site is available and potentially suitable but it is questionable whether the site is achievable given the access constraints.  As a 
consequence the site has not been included within the SHLAA supply.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030132 Site Address: Old Newton Road, Bovey Tracey

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.04 Yield mid point: 33

Site Description:
The site is outside of the settlement limits of Bovey Tracey and has roads on two sides.  Most of the site is heavily wooded and part 
is designated as a SSSI.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
At least 1.1ha of the site is located in Flood Zone 2 and 3a, therefore sequential and exceptions tests will need to be carried out.

The rest of the site is located flood zone 1 with little or no risk of flooding.   SUDS & a FRA will need to be incorporated.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is adjacent to Bovey Heath SSSI, a site vulnerable to fires, off-road vehicle use and vandalism.  It is important that 
there are no direct or indirect negative effects on the SSSI.  Indirect negative effects would include the loss of associated habitats 
used by heathland species, such as the acid grassland which the site is believed to consist of.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  A recent brief survey indicates that this site may be agriculturally unimproved acid grassland, a wildlife habitat of especial 
value in association with the adjacent heathland.  
Also adjacent to the SHLAA site are non-SSSI heathland and (broadleaved?) woodland, both of  which are likely to be of significant 
wildlife value.
Standard "Extended Phase 1" and "Protected Species" surveys needed. Ecological assessment of impacts plus appropriate suite of 
mitigation/ compensation measures will be needed.

Built Environment:
DCC Historic Environment Service: Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:

Minerals Resources:

Air Quality:

Access to Public Transport:

Access to Services/Facilities:

Land Status:

Constraints to Delivery:

Source Protection Zone:

Open Space:

Loss of Employment:

Infrastructure Capacity:



Site Ref 030132 Site Address: Old Newton Road, Bovey Tracey

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.04 Yield mid point: 33

Highway Access:

Pedestrian/Cycle Links:

Compatibility:

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel considered the site as part of the 2009 SHLAA Review, the reduced, replotted area was considered  not developable in view of 
its location and lack of appropriate means of access.

Conclusion:

Suitability testing has identified a number of constraints to the site. Part of the site is in Flood zones 2 and 3a so sequential and 
exceptions tests will need to be carried out.  Furthermore there are biodiversity issues. Part of the site is a SSSI and most is heavily 
wooded with a part being protected by a TPO.  Any development may have the potential to have an adverse impact on the SSSI 
designation. The site to the south east is also a SSSI and a DWT reserve.  The site has therefore been discounted on biodiversity 
grounds.

The submitted pro-forma indicates that the site is immediately available.

In the 2008 SHLAA, the Panel discounted the site on biodiversity grounds. As part of the 2009 SHLAA, the Panel re-assessed the 
replotted area and decided that it still was not developable given the location and lack of access. 

In conclusion the site is available, but not suitable and not achievable. The site is therefore not developable and has not been 
included in the SHLAA supply.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030135 Site Address: St Anthonys, Avenue Road

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.17 Yield mid point: 7

Site Description:
Urban capacity site.  The site comprises of a substantial detached dwelling set in its own grounds.  The access road to it has a 
number of trees. The area is characterised by large properties set in their own grounds

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: "Protected Species" surveys needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

The area is characterised by substantial dwellings set in their own grounds.

Landscape Character:
The site is not located within any defined landscape policy area.

Minerals Resources:
The site is not in a Mineral Consultation Area

Air Quality:
Development of this site is unlikely to have an impact on air quality or an Air Quality Management Area.  Further consultation may be 
required.

Access to Public Transport:
The distance to the nearest bus stop that serves the immediate area and regularly serves Newton Abbot, Chudleigh and Exeter  is 
approximately 60m away via a lane.

Access to Services/Facilities:
Distance to the nearest primary school and local centre is approximately 1000m away, with the health centre being approximately 
800m.  The nearest post office is at Brimley on Ashburton Road and is under 400m away.  There is no secondary school in Bovey 
Tracey, the nearest are either South Dartmoor in Ashburton or the schools within Newton Abbot.  There is no large superstore in 
Bovey the nearest is located at Trago Mills.

Land Status:
The site comprises of a dwelling and garden and is therefore considered brownfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
The site is not in a Source Protection Zone



Site Ref 030135 Site Address: St Anthonys, Avenue Road

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.17 Yield mid point: 7

Open Space:
Development of this site will not result in the loss of any open space or recreation area.

Loss of Employment:

Development of this site will not result in the loss of any employment land.

Infrastructure Capacity:
It is likely that further infrastructure would be required; this though may be achievable by developer contributions.

Highway Access:
The Design Manual for Roads and Bridges is likely to be applicable. The site has insufficient frontage with the Public Highway to form 
an access in accordance with the guidance and therefore this site should be discounted from the potential sites.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be improved

Compatibility:
There are is mostly residential to the south and north with an open field to the west and church to the east.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is NOT immediately available.  The site is not currently for sale or being marketed through 
a land agent.

Soonest Date Available: 31/03/2011

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Reduce yield to 5 units as low density area. 

I do not believe this site to be viable. The house has recently been restored and has considerable existing use value. That, coupled 
with the affordable housing policy in Bovey Tracey, I believe would make it uneconomic. In addition, access is via a private road 
which would inhibit the development potential making the chances of this site coming forward extremely unlikely. 

Consensus :  Redevelopment of this site is not considered to be economically viable.

Conclusion:

Suitability testing indicates that there are no major issues relating to the site.  

Submitted pro forma indicates that the site is not immediately available for development but could come forward in the next five years.

The Panel consensus was that redevelopment of the site would not be considered to be economically viable.

Site is suitable and available (although not immediately) but it is considered that the site is not achievable.  Therefore the site has not 
been included within the SHLAA supply.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030136 Site Address: land at Bonds Meadow, Bovey Tracey

Inset No: 6

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.53 Yield mid point: 17

Site Description:
The site comprises of a vacant field with some trees near the western boundary. The land is triangular shaped, located west of the 
existing residential development boundary of Bovey Tracey. The site flanks the Planning Area boundary to the west and was 
proposed as a residential allocation through the Teignbridge Local Plan First Review.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Standard "Extended Phase 1" and "Protected Species" surveys needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.

The site is not a Scheduled Ancient Monument (SAM).

Landscape Character:
The site is not located within a landscape policy area. However, it is partly situated in the Countryside area defined on the Proposals 
Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Development may be visible from Dartmoor National Park and could affect its setting.

Minerals Resources:
The site is not in a Mineral Consultation Area.

Air Quality:
Development of this site is unlikely to have an impact on an existing Air Quality Management Area/s, however, residential 
development may impact on local air quality through traffic generation.  Further consultation may be required.

Access to Public Transport:
The site lies within 800m of a bus stop.  Regular services are available to Exeter, Chudleigh, Newton Abbot and Torbay.

Access to Services/Facilities:
The site lies marginally over 600m from Bovey Tracey Primary School.  Bovey Tracey Post Office is around 600m from the site.  The 
closest doctors surgery is around 1200m.  There is no secondary school in Bovey Tracey, the nearest are either South Dartmoor in 
Ashburton or the schools within Newton Abbot.  The site is around 600m from the town centre.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.



Site Ref 030136 Site Address: land at Bonds Meadow, Bovey Tracey

Inset No: 6

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.53 Yield mid point: 17

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site will not result in the loss of any open space or recreation area.

Loss of Employment:

Development of this site will not result in the loss of any employment land.

Infrastructure Capacity:
Development within the site would require further infrastructure and the provision of utilities. It is considered that this could be 
addressed by developer contributions.

Highway Access:
Development could require the provision of a link road from Southbrook Lane to Priory/Bonds Meadow.  Whether the access could 
be in accordance with County or Manual for Streets standards is not clear at this stage

Pedestrian/Cycle Links:
A new link could be provided from north to south aligned to highway improvements.

Compatibility:
Development of this site for housing is unlikely to raise any compatibility issues, it adjoins existing residential properties to the east.

Site Availability:

Is the Site Immediately Available:
Whilst the submitted pro forma indicates that the site is not currently available for housing development, the form suggests that the 
site will become available within the next five years.

Soonest Date Available: 01/04/2010

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that access could be provided from the field immediately to the south.  Access would not possible from the north 
without a new road as the existing road is less than 3m in width.

Conclusion:

The site is considered to be suitable given that there are no policy, flooding or biodiversity issues. The site is located within a broad 
area of search sites, where future development may contribute towards the creation of sustainable mixed communities. Development 
may require the provision of a link road from Southbrook Lane to Priory/Bonds Meadow.

The pro forma indicates that the site is not currently available, but will become available within five years. 

The Panel comment that the site needs proper access. It is possible to obtain access from a field to the south. Access is not possible 
from the north without a new road.

In conclusion, the site is considered to be suitable and available, but not achievable. Without proper access the site is not 
developable.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030205 Site Address: Heathfield Cottages, Bovey Tracey

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.69 Yield mid point: 54

Site Description:
The site comprises of a mix of an area of woodland, a row of residential cottages, some scrub land and an area of old railway sidings. 
It is located to the north of the industrial estate and away from the main residential areas of Heathfield. The western section of the 
site is within a hazardous installation zone.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
Part of the site along the eastern border lies within Flood Zone 2, therefore sequential and exceptions tests as well as a Flood Risk 
Assessment will need to be carried out.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site may be used by bats from Chudleigh SAC 
which have been radio-tracked as far as the north east tip of the site.  Bat survey and a Habitats Regulations  Assessment of Likely 
Significant Effect are needed. This should take account of the cumulative 'in-combination' effect of other development at Chudleigh. 
Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The 
precautionary principle applies.    

Two areas of the proposed site are covered by TPOs.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Some unusual plant species have been recorded here.  Standard "Extended Phase 1" and "Protected Species" surveys will 
also be needed.

Built Environment:
It is considered that there is no impact on the historic, cultural and built environment.  There are no listed buildings or conservation 
areas nearby.  The existing area is characterised by areas of scrub woodland and a single row of residential cottages.  Further 
development would have an impact but it is not considered to have an adverse impact.

DCC Historic Environment Service: Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
There are no landscape designations affecting this site. Nevertheless, the site comprises of scrub woodland therefore development 
may have an impact on landscape character.

Minerals Resources:
The site is within a Minerals Consultation Area, but given the surrounding area is an industrial estate it is unlikely that mineral 
workings or extraction will take place.  Consultation with the appropriate body will be required.

Air Quality:
The site is not in an AQMA.  It is considered that development in this location would not impact on air quality.  Air quality is 
considered acceptable and development is unlikely to have a tangible degrading effect.

Access to Public Transport:
Taking a point from the middle of the potential site (currently at the existing cottages) the nearest bus stop is approximately 500m 
away



Site Ref 030205 Site Address: Heathfield Cottages, Bovey Tracey

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.69 Yield mid point: 54

Access to Services/Facilities:
The distance to the nearest primary school is approximately 1600m.  The old school has recently closed.

The distance to the nearest post office is approximately 1200m. 

There is no health centre or district centre in Heathfield.  The nearest health centre is located in Bovey Tracey and the nearest district 
centre or superstore in located at Trago. 

There is no nearby secondary school, the nearest is located either in Ashburton or Kingsteignton.

Land Status:
1- 50% PDL 

Part of the site is considered PDL and part greenfield.

Constraints to Delivery:
The western part of the site is located within a hazardous installation zone and this will need to be taken into consideration, there 
may be some elements of contamination. Furthermore the areas at the railway sidings will need to be assessed for any 
contamination and whether these areas are likely to be safeguarded in the future for potential rail reuse.  Parts of the site may have 
been worked and land stability may be an issue.  The existing residential will need to be considered.  Constraints are possible but 
could be overcome through mitigation

Source Protection Zone:
The site is not in a source protection zone.

Open Space:
Any development of the site would not lead to a loss of recognised open space and recreation, although areas of woodland would be 
lost.

Loss of Employment:

The site is a mix of uses.  One area is that of the railway sidings.  A Certificate of Lawfulness of Existing Development, reference 
07/02508/CLDE for existing use of land for general storage on part of this site was refused on 10 January 2008 due to lack of 
evidence.

Infrastructure Capacity:
Some infrastructure will be in place due the existing residential element. However, the road network is not ideal for increased use 
without improvement.  Further advice is required.

Highway Access:
The site can be accessed from the existing highway, but possibly not in accordance with County or Manual for Streets standards.  
Developer contributions may overcome this.

Pedestrian/Cycle Links:
Both pedestrian and cycle links will be required, though it is not clear at this stage whether this could be achieved.

Compatibility:
The site is remote and away from services.  There is some residential in the area.

Site Availability:

Is the Site Immediately Available:
Easternmost part of site: Submitted pro-forma indicates that the site is immediately available for development.  The site is not 
currently for sale and being marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 030205 Site Address: Heathfield Cottages, Bovey Tracey

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.69 Yield mid point: 54

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Not suitable. 

More suitable for employment.

Very remote.

The site was re-presented to the Panel as part of the 2009 SHLAA and considered to remain not developable in view of its proximity 
to the sewage works.

Conclusion:

Suitability testing indicates that there are wildlife and TPO constraints on the site that would need to be overcome. The site is also 
remote from services and is in part in Flood Zone 2, so appropriate testing will be required.

Submitted pro forma indicates that the eastern most part of site is immediately available for development.

As part of the 2008 SHLAA, the Panel considered that the site was not achievable due to it's remoteness and lack of suitability with a 
suggestion that it may be more suitable for employment. The Panel re-assessed the site in 2009 and established that the site is not 
suitable due to its proximity to the sewage treatment works. 

The site is available, but not suitable and achievable given its location and proximity to the sewage treatment works. The site is 
therefore not developable and has not been included in the SHLAA supply.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030335 Site Address: land east of Chudleigh (Garden Spot Lane)

Inset No: 7

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 6.35 Yield mid point: 152

Site Description:
This large greenfield site is located to the southeast of the existing built extent of Chudleigh and currently comprises open/agricultural 
land. The site includes established trees and hedgerows.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is predominantly located in Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required 
alongside any planning application which is submitted for this site to address surface water drainage.

A very small element of the site to the western boundary, following the alignment of the brook is located within Flood Zone 3.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to part of South Hams SAC (Chudleigh 
Caves are designated for greater horseshoe bats).  
A Habitat Regulations Appropriate Assessment will be needed. This must take account of the cumulative 'in-combination' effect of 
other development at Chudleigh.  Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully 
mitigated/ compensated.  The precautionary principle applies.    
The SAC bats have been radio tracked using the site's north west boundary (Kate Brook), which must be protected, together with a 
buffer zone.  The fields themselves are likely to be generating the insects that the bats eat.  Light pollution must be avoided.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: As well as detailed bat surveys, standard "Extended Phase 1" and "Protected Species" surveys are needed.  Kate Brook and 
its associated trees are of value in their own right.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
Development of this site is unlikely to have an impact on an existing Air Quality Management Area/s, however, residential 
development may impact on local air quality through traffic generation.  Further consultation may be required.

Access to Public Transport:
The site is around 600m from the closest bus stop.  An hourly service (the 39) operates between Newton Abbot and Exeter.

Access to Services/Facilities:
The site is well under 400m from the closest primary school.  Chudleigh Post Office is around 500m from the site.  The site is around 
800m from the nearest doctors surgeries.  Teign School is around 5km from the site.  The site is well under 2000m of Chudleigh's 
shopping area.

Land Status:
The site is wholly greenfield.



Site Ref 030335 Site Address: land east of Chudleigh (Garden Spot Lane)

Inset No: 7

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 6.35 Yield mid point: 152

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site will not result in the loss of any open space or recreation area.

Loss of Employment:

Development of this site will not result in the loss of any employment land.

Infrastructure Capacity:
It is likely that further infrastructure would be required; this though may be achievable by developer contributions.

Highway Access:
The site could be accessed directly from Clifford Street, further access off Lawn Drive would require land to be brought forward in 
third party ownership.  Whether an access would be in accordance with County or Manual for Streets standards is unclear.  
Developer contributions may overcome this.

Devon County Council have been consulted and comment as follows. There is concern that the road width leading to the site is 
restricted by the width of the bridge (4.2m). This means that the road is unsuitable for an increase in use. Also the track leading to 
the site (Garden Spot Lane) is narrow and unadopted highway. Current policy means that this road would need to be made up to 
adoptable standards. This would involve widening, resurfacing, lighting etc. Also as the road to the site does not afford a footway 
alternative means of access must be sought.

Pedestrian/Cycle Links:

Compatibility:
The development of this site for residential uses is unlikely to result in any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that whilst the site is not immediately available for development, it will become available within the 
next five years.

Soonest Date Available: 01/04/2013

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

The Panel view was that capacity would be reduced by access issues. It was considered that the site may be developable but  a 
more detailed view from DCC Highways was required before reaching a conclusion. The Panel also asked that flood risk be checked.

Further advice from the Panel raised concerns about potential flood issues on the north west edge of the site from Kate Brook. The 
Panel reiterated concerns over the narrow bridge over Kate Brook which could restrict developability. The Panel considered that on 
balance the site is not developable.

Conclusion:

The site is considered suitable given that there are no apparent significant policy, flooding or biodiversity issues. The site is located 
within a broad area of search for sites where future development may contribute towards the creation of sustainable mixed 
communities. Close proximity to the South Hams SAC (Chudleigh Caves are designated for greater horseshoe bats) means that a 
Habitat Regulations Appropriate Assessment may need to establish cumulative impacts of development. Devon County Council are 
concerned about site access. The access road over the nearby bridge needs to be made up to adoptable standards. This involves 
widening, resurfacing and lighting etc.



Site Ref 030335 Site Address: land east of Chudleigh (Garden Spot Lane)

Inset No: 7

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 6.35 Yield mid point: 152

The site is considered to be available. The landowner anticipates that the site will be available in the next five years. 

The Panel commented that site capacity would be reduced because of access difficulties. Traffic from east Chudleigh needs to cross 
over a narrow bridge to gain access to the local highway network, thus, having a negative impact on site capacity. Devon County 
Council comment that the access road over the bridge needs upgrading to adoptable standards. Only a relatively minor part of the 
site is affected by Flood Zone 3. The Panel considered that on balance the site is not developable.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030336 Site Address: land north of Lears Lane, Chudleigh

Inset No: 7

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.19 Yield mid point: 53

Site Description:
This greenfield site to the north of Lears Lane, Chudleigh lies to the east of the existing built up area.  It is a roughly square open 
grassland field with mature field boundary hedgerows and scattered trees.  To the south of the rear gardens of the houses on Lears 
Lane and to the west is an area of open space incorporating Kate Brook and a children's play area.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is predominantly located in Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required 
alongside any planning application which is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to part of South Hams SAC (Chudleigh 
Caves are designated for greater horseshoe bats).  
A Habitat Regulations Appropriate Assessment will be needed.   This must take account of the cumulative 'in-combination' effect of 
other development at Chudleigh.  Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully 
mitigated/ compensated.  The precautionary principle applies.
The SAC bats have been radio tracked using the site's western boundary: this must be protected, together with a buffer zone. The 
field itself is likely to be generating the insects that the bats eat.  Light pollution must be avoided.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: As well as detailed bat surveys, standard "Extended Phase 1" and "Protected Species" surveys are needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
Development of this site is unlikely to have an impact on an existing Air Quality Management Area/s, however, residential 
development may impact on local air quality through traffic generation.  Further consultation may be required.

Access to Public Transport:
The site is under 400m from the closest bus stop at Colway Lane.  An hourly service (the 39) operates between Newton Abbot and 
Exeter.

Access to Services/Facilities:
Chudleigh C of E Primary School is around 500m.  Chudleigh Post Office is around 500m from the site.  Doctors surgeries are within 
1000m of the site.  Teign School is the closest secondary but is around 5km from the site.  The site is within 2000m of Chudleigh 
town centre which has a defined shopping area identified  in the Local Plan.

Land Status:
The site is wholly greenfield.



Site Ref 030336 Site Address: land north of Lears Lane, Chudleigh

Inset No: 7

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.19 Yield mid point: 53

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site will not result in the loss of any open space or recreation area.

Loss of Employment:

Development of this site will not result in the loss of any employment land.

Infrastructure Capacity:
It is likely that further infrastructure would be required; this though may be achievable by developer contributions.

Highway Access:
There is no direct highways access to the site.  Access would have to be provided through a third party's land.  Whether an access 
would be in accordance with County or Manual for Streets standards is unclear.  Developer contributions may overcome this.

Pedestrian/Cycle Links:

Compatibility:
The development of this site for residential uses is unlikely to result in any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that whilst the site is not immediately available for development, it will become available within the 
next five years.

Soonest Date Available: 01/04/2013

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that there was no suitable access available to the site.

Conclusion:

The site is considered suitable given that there are no apparent policy, flooding or biodiversity issues. 

The site is considered to be available within the next five years.

The Panel comment that the site has no suitable access and is not achievable. 

In conclusion, the site is considered to be suitable and available, but not achievable. The site is therefore not developable.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 030406 Site Address: Land at Dart Mills, Buckfastleigh

Inset No: 18

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.67 Yield mid point: 21

Site Description:
The site is located close to some small business units and appears to be currently used as parking.  There is a large ditch/channel 
within the site and sluice gates.  It is located alongside the river to the east and the railway track to the west and is along a narrow 
road.  The site has had a recent permission approved reference - 07/04763/FUL - Provision of new first floor self contained offices 
with access deck and all associated works and drainage

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is within Flood Zone 2 and 3, therefore sequential and exceptions tests as well as a Flood Risk Assessment will need to be 
carried out. 
The whole of the site lies within Flood Zone 2.
0.29ha of the site lies within Flood Zone 3 (mainly to the north and north east).

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is very close to South Hams SAC 
(Buckfastleigh Caves are designated for greater horseshoe bats).  
A Habitat Regulations Appropriate Assessment will be needed.   This must take account of the cumulative 'in-combination' effect of 
other development at Chudleigh.  Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully 
mitigated/ compensated.  The precautionary principle applies.    
The SAC bats are likely to use the well-treed River Dart, which forms the site's eastern boundary, as a flight path/foraging route.  The 
corridor must be protected. The grassland may be generating the insects that the bats eat.
Pasture this close to the caves is likely to be particularly important as a feeding zone for juvenile bats.
Otters, a European Protected Species are present on the river.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: As well as detailed bat and otter surveys, standard "Extended Phase 1" and "Protected Species" surveys are needed.  A 
number of badger casualties have been reported in the vicinity.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Minerals Consultation Area.

Air Quality:
The site is not in an Air Quality Management Area.

Access to Public Transport:
The closest bus stop is well under 100m from the site on Dart Bridge Road.  The 88 service operates hourly between Paignton and 
Newton Abbot in addition the X38 service operates hourly between Exeter and Plymouth.



Site Ref 030406 Site Address: Land at Dart Mills, Buckfastleigh

Inset No: 18

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.67 Yield mid point: 21

Access to Services/Facilities:
Buckfastleigh only provides limited employment opportunities, with the exception of the site itself  the closest employment centres 
are well over 3000m from any potential development sites in the town.  The site is marginally over 800m from Buckfastleigh Railway 
Station.  Buckfastleigh Post Office is under 800m away.  Buckfastleigh Medical Centre is comfortably under 1000m from this site.  
South Dartmoor Community College is well over 3000m in Ashburton.  The site is under 2000m from Buckfastleigh town centre.

Land Status:
100% Brownfield.

Constraints to Delivery:
Contamination - C of U from industrial waste area to storage for skips r/o (appeal allowed)

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

There will be a loss of employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site could be accessed from the road, whether this would be in accordance with County or Manual for Streets standards is not 
clear at this stage.

Pedestrian/Cycle Links:
Existing cycle link to the south of the site.

Compatibility:
The site and it's immediate area is mostly small business units, although there is some residential beyond this.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Flood risk.

Conclusion:

Suitability testing has identified that the site lies within Flood Zones 2 and 3.  In the absence of a complete Level 2 SFRA it is 
impossible to ascertain whether that part of the site that lies within Flood Zone 3 is functional floodplain.  As the site represents 
previously developed land which has been in industrial uses there may be some decontamination costs associated with its 
redevelopment for housing.  The loss of employment land will also need to be considered.



Site Ref 030406 Site Address: Land at Dart Mills, Buckfastleigh

Inset No: 18

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.67 Yield mid point: 21

Submitted pro forma indicates site is immediately available and can come forward between April 2008 and March 2009.

Panel consensus is that the site is not achievable, largely on the basis of flood risk.

Site is available but in-light-of high levels of (and some uncertainty regarding) flood risk, it has not been included within the SHLAA 
supply at this time.

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.


