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Introduction 
 

This report should be read in conjunction with the revised concept plans prepared for the new 

neighbourhoods in Houghton Barton, Bradley Barton + Whitehill and for those in Wolborough.  Each 

area has two layered plans, the first illustrating issues to do with ‘capacity’ and the second 

describing principles of ‘place-shaping’ which usefully influence the form and character of the 

development, helping to underpin the design quality and inherent sustainability of the new 

neighbourhoods. 

 

The propositions have emerged following a review of material from the workshops with community 

members and other important stakeholders held on 18th and 19th June and which were discussed in 

an earlier report.  The general principles that the preceding report identified have been carried 

forwards and used as the basis to develop revised drawings that are now attempting to be more 

responsive and articulate in describing the potential shape of the new places envisaged.  It is hoped 

that these may now in turn provide the basis for new versions of the concept plans that may appear 

in the next draft of the Teignbridge Local Plan. 

 

Appendix A gives a spread-sheet analysis for each area and provides estimates of the numbers of 

dwellings that the indicated blocks might yield based on a range of densities.  The final column gives 

the anticipated result for the densities indicated on the drawings. 

 

We have included all the numbered blocks as potential areas of built development but those blocks 

that are bordered by a dashed line (and are numbered in normal font rather than bold on the 

spread-sheet) are those that we find acceptable but less than optimum – either because they are in 

a sensitive (but not critical) location with relation to green infrastructure, or they might be 

somewhat distant from a local centre/ public transport route. 

 

The pages that follow form a ‘key’ to the graphic notations used on the drawings and begin to 

discuss some of the more important ideas that would need to be enshrined in policy and/or 

influential in negotiations if and when the developments progress and further details are prepared.   

 

The images surrounded by rectangular orange borders in a dashed line are sampled from the main 

drawings to illustrate an example of the particular condition being discussed. 
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‘Boulevard’ approach to the main link-street 
 

In both of the areas under consideration, a significant street linking between main roads is proposed 

and this new route needs to provide a civilised artery connecting together neighbourhoods.  It 

should have an ‘in settlement’ character with relatively low design speeds (no more than 30 mph) 

and be suitable for all users rather than becoming a ‘by-pass’ – dominated by highway design alone.  

It should have frontages lining its route and contain street trees within the cross section.  Where it 

passes through focal places which may act as the centre for local facilities along its route then 

informal open space and greater width to accommodate on street parking, bus stops, etc. will need 

to be accommodated. 

 
The link-streets are indicated as a medium-weight solid black line on the drawings passing between broad gaps in the block 

plans:  

 

     
 

 

 
Potential Cross-section through link street – here shown as it passes through a local centre: 
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The main street through the acclaimed neighbourhood of New Hall in Harlow has architecture more redolent of Essex than 

Devon but its cross section exhibits a good scale for where it passes through neighbourhoods to either side of the local 

centres. ©Mark Pearson 

 

 
 

This street also serves to illustrate the type of confident and positive frontage that is indicated on 

the ‘place-shaping’ drawings as a solid brown line to the edges of blocks: 

 

              
 

In these locations the urban form needs to have a good degree of ‘continuity and enclosure’ (few 

gaps or ‘set-backs’) and could benefit from a slightly increased scale – perhaps 2.5 to 3 stories 

instead of the expected norm of 2 storeys…            
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Wooded ‘hill-top neighbourhoods’ 
 
Rather than omit development from every small summit within this rolling landscape, it is suggested 

that some are treated in a manner that is locally distinct and a characteristic of Newton Abbot.   

Nearer to the town centre we encounter good quality residential areas that do occupy hilltops, but 

are low density and allow substantial tree-planting to be included within the neighbourhood.  The 

mature trees grow taller than the houses and therefore command the silhouette.  This might provide 

a useful model for lower hills and ridgelines which would otherwise be ruled out but are very well-

located in proximity to facilities, etc.   

 

 

 
Low density housing on hill with prominent tree skyline, Newton Abbot ©David Orr 

 
The locations for wooded hilltop neighbourhoods are shown by green dots within the residential blocks: 

  

  
 

 

It should be noted that the most important summits and ridges are distinguishing features of the 

wider landscape and have been included within the areas designated as Green Infrastructure as 

these are more strategic and should not be built upon…   
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Power transmission lines condition 
 

Bartons 

The power lines that cross the site SW-NE between the A383 and A382 are a constraint on 

residential development as they produce noise and electro-magnetic fields.  As the route is 

paralleled also by some watercourses subject to flood beneath the cable route, the plan suggests 

this area be retained as part of the green infrastructure.    

 

This green corridor area performs a SUDS function and has potential as a neighbourhood park, 

perhaps with allotments and/or a solar park.  The route forms a green link between the Kester Brook 

valley to the south and the Teign Valley crossing the Howton Road ridge.  Whilst there is a danger 

that this layout suggests a linearity that over emphasises the pylons, this may be mitigated in detail 

with block orientation and variety in street forms.  Care will be needed to avoid ending street vistas 

directly on pylons. 

 

Note : see National Grid ‘Creating a sense of place’ 

http://www.nationalgrid.com/uk/Senseofplace/Download/ 

 

 

 
© Copyright Robin Stott and licensed for reuse under this Creative Commons Licence.  http://www.geograph.org.uk/ 

 

 
 

 

http://www.nationalgrid.com/uk/Senseofplace/Download/
http://www.geograph.org.uk/
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Mixed – use residential areas  
 

Areas dedicated solely to employment uses are discussed below, but in the Houghton 

Barton area of the concept plans it has been envisaged in the emerging policy that the 

residential allocations could include some elements of mixed uses within blocks that 

would add to the vitality and sustainability of the neighbourhood.  These will be 

relatively small scale in order to integrate well with the primary residential character 

and grain, but could also include building types such as extra care homes which although 

essentially residential in nature do contribute to the employment opportunities of the 

new development. 

 

It is not common for house-builders to include for other uses in an integrated manner 

and so we envisage that some form of clear policy leading to quite possibly some form 

of design-coding might be necessary to ensure this is achieved with success.  However, 

there are countless historical precedents that demonstrate that small scale employment 

can sit happily within a residential street-scene and provide acceptable neighbours…  

 
Victorian mixed use - employment in residential block, Leicester ©David Orr 

Even small scale bespoke office complexes can have an agreeable presence if their 

posture and character relates well to domestic buildings… 

 
Small-scale business ‘Innovation Centre’ within residential development Vauban, Germany ©Mark Pearson 
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At Allerton Bywater (a ‘Millenium Village’, developed by English Partnerships) small 

annexes were provided as ‘pods’ to the rear lanes of the housing and many of these are 

now used as home offices from which small businesses may be run.  Permitted 

development rights allowed for more properties to follow suit… 

 
‘Home Office’ pods over car-ports – Allerton Bywater, Yorkshire ©Mark Pearson 

A building type such as a care home could provide a useful link between residential 

areas and neighbouring uses – here the boundary between housing and allotments is 

presided over by a taller structure – providing natural surveillance over the allotments 

and an interesting outlook for the residents 
 

 
 
Contemporary care home for the elderly in positive relation to public allotments – Freiburg, Germany ©Mark Pearson
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Low, low/medium and medium density designations for 

residential blocks 

 
Different intensities of vertical yellow shading indicate the three types of density.  Incorporation of green dots indicates a 

hilltop neighbourhood (see above).  Pink dots indicate some of the more suitable locations for active ground floor 

frontages and might provide good places to encourage retail and other public uses (with apartments over) to cluster 

around nodes: 

  

    
 

 

The lowest average net density is 25 dwellings per hectare and here we might expect to encounter 

larger detached properties set within good-sized gardens.  This will be essential for those areas that 

have been identified as fulfilling the ‘wooded hilltop neighbourhood’ role, in order that there is 

space to include good-sized tree planting within the blocks. 

 

The normal average net density is indicated as 35 dwellings per hectare and this is shown widely 

throughout the plan.  This will allow some detached properties, some semi-detached and small 

terraces potentially creating a mixed community by virtue of a range of dwelling sizes and a mix of 

tenures/ownership. 

 

In close proximity to local centres and along some public transport routes the average net density 

has been increased to 45 dwellings per hectare to reflect mainly terraced properties, with some 

apartment types possibly included above non-residential ground floor uses.  Small rear garden 

courts to houses might be expected with a minimal front curtilage providing a ‘defensible space’ to 

the public realm. 

 

At this scale of resolution then it is important to note that these are average net densities for the 

whole block and localised conditions might well promote either lesser or greater intensities that 

might extend this range.
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Green Infrastructure  
 

The green infrastructure (GI) shown on the concept plan is undifferentiated in terms of use and 

management regimes at this stage in the design and planning of the area, but needs to be developed 

at the next stages to define, more precisely, their appearance and use.  All green spaces should have 

a defined multiple-function, ownership and management objective and should maintain the 

objectives of maintaining a linked network.   

 
Green Infrastructure is indicated by the light-green diagonal shading on the drawings.  The mid-green arrows identify 

sensitive links within the network where tactical measures to reinforce the network ought to be considered – especially in 

terms of safeguarding wildlife corridors: 

 

   
 

The GI shown has been selected to provide for 

 flood and surface water management, 

 village greens and ‘broads’ as place making tools 

 urban parks and playing fields (intensively managed) 

 country parks (lower intensity management) with areas for natural play 

 allotments and community orchards 

 agricultural/ horticultural productive farmland 

 natural areas with low access levels 

 walking and cycling ‘green links’, 

 conservation of important existing trees and vegetation 

 biodiversity enhancement  

 visual conservation and enhancement with vegetation of important silhouetted skylines on 

hilltops and ridgelines. 

 Possible energy micro-generation 

 

Food production is an important element of the GI with allotments placed close to the more dense 

residential areas where gardens are likely to be smaller. 

 

Green Infrastructure is not a late addition to the plan, it forms and integral part of the planning and 

spatial requirement with its associated social, economic and environmental benefits. 
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Bartons / Whitehill  

See also ‘Power transmission lines’ 

 

Wolborough 

The southern ridgeline that encloses the valley and borders development forms the agricultural 

hinterland to Newton Abbot and is part of a green crescent that prevents coalescence with 

Abbotskerswell and the hilltop Priory.  The management of this ridge might well form part of a farm 

linking Wolborough Hill with the river valley to the east, or it could be managed in its entirety as a 

grazed country park.  The future of the Aller Valley is another important consideration – making this 

flood-zone more accessible (including a new pedestrian footbridge crossing the railway) and rich as a 

bio-diverse habitat should be explored. 
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Green links 
 
Green links are shown as mid-green dotted lines on the drawings: 

 

    
 

The concept plans rely on movement patterns being composed not only of streets but also of narrow 

existing country lanes, bridleways and existing rights of way and new footpaths.  These ‘green links’ 

might take the form of existing country lanes converted to ‘Quiet Lanes’ (20mph with pedestrian/ 

cycle and horse-rider priority over vehicles) that still take local access vehicles but retain their rural 

hedged character.  New footpaths and tracks form part of this wider network using the Green 

Infrastructure of parks, country parks, flood areas and agricultural and mining hinterland to provide 

easy non-vehicular movement across the plan area.  These form a lattice of recreational walks and 

rides as well as good quality and safe green routes, both urban and rural, to and from Newton town 

centre as well as local community facilities. 

 

Bartons / Whitehill  

 

One important link is formed by the existing lane between the Seale Hayne campus and High Week.  

Another future green link has been identified through land owned by the quarry at Ringslade Pit, 

potentially forming a useful route from Whitehill to the other neighbourhoods.  A shorter link is 

indicated connecting to the farm to the west of the main neighbourhood that is located at Houghton 

Barton. 

 

Wolborough 

 

Green links from each local centre provide and encourages access for walkers and cyclists towards 

the town centre and the railway station.  Another important connection will be between the SUDS 

street (running East from the main local centre) and a potential ‘wetland park’ in the flood-zone of 

the Aller valley. 

 

 Green lane ©David Orr 
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SUDS streets 
 

The need to provide water management space both for periodic current flood capacity and for 

attenuation and infiltration into the ground of new surface water run-off means that the 

masterplan is provided with a series of streets that have capacity for green spaces along their 

centre or margins.  These spaces are SUDs (‘sustainable urban drainage) streets and may provide 

for formal urban planting and verges as infiltration areas that accommodate tree planting, or 

alternatively they may contain more informally laid out swales (that can accommodate run off 

into occasional standing water).  The latter might contain a mix of marginal plants of a more 

native and naturalistic style that will also promote a diversity of wildlife if this suits the 

residential area.   

 
SUDS streets are shown on the drawings by a stippled grey area within the public realm: 

   
 

SUDs streets form part of the Green Infrastructure network so need to meet multifunctional 

requirements.  It also will require clearly agreed management, adoption regimes and 

maintenance responsibilities prior to application. 

 

 
Northallerton avenue street ©David Orr 
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Upton, Northampton ©David Orr 

 
SUDs at Eden ©David Orr 

 

 
Green Streets Portland. Oregon (photo ©Environmental Services, Portland, Oregon) 

 
Occasionally housing may be brought close to flood areas in the style of old mills.  Pymore Village, Bridport, Dorset 
©David Orr 



Design Action Programme – Extension Report (final version) 

 

17 
 

Employment Uses  
 

Land allocated solely for employment uses has been identified by vertical pink hatching – there 

is a wide range of opportunity that ought to cater for a variety of audiences / types of business 

activity. 

 

  
 

In moving forwards all should be alert to opportunities to potentially combine car-parking 

associated with employment uses to provide dual use (eg with Park and Ride at weekends?)  

 

Bartons / Whitehill 

 

The employment site indicated at the gateway from the A38 will have strong visibility and 

development here will need to be carefully controlled in order that it has a suitable presence on 

one of the main approaches to Newton Abbot. 

 

 
We have shown the Seale Hayne campus to be generally capable of accommodating further 

employment uses by the pink dotted hatching.  Other agri-businesses might be encouraged in 

this wider area possibly associated with the organic farm. 

 

Wolborough 

 

The improved accessibility that the new Kingkerswell  bypass will provide to the south east 

corner of the concept plan should not be over-looked.  The employment site overlooking the 

Aller Valley will need to be carefully integrated with a strong landscape strategy if its visual 

impact is to be acceptable, but this is otherwise a very strong location. 
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We have indicated that the group of farm buildings to the South of the listed church might be 

turned to general employment use – possibly retaining some form of equine business but 

probably combining the conversion of existing buildings into a small rural enterprise park. 

 

 

 
urban employment, Leicester ©David Orr 

 
Commercial development respecting urban scale, Truro ©Mark Pearson 

 

 
Rural business park organised as ‘courtyard’, North Devon ©Mark Pearson 
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Elegant contemporary rural industry – cheese production, Cornwall ©Mark Pearson 

 
Huddersfield (©Llewelyn Davis)  (pink dots within local centres show good locations for this type of development) 

 

 

 
Ketley, Telford ©David Orr 
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New supermarket in Ottery St Mary with store and parking integrated within walled gardens providing good neighbour to 

residential uses. ©Mark Pearson
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Schools  

 
These are to be understood as central facilities shared with community use and act as part of the 

local centres not peripheral to them. 

 

They need to be located on or very near to a public transport corridor and have good vehicular 

access.  Green links (see section elsewhere) can help to provide part of an integrated ‘safe 

routes to school’ network that might encourage more students to walk or cycle. 

 
Schools are shown hatched in orange and have open space for playing fields attached to them: 

 

   
 

At Houghton Barton the new primary school is indicated in a location close to the Seale Hayne 

campus, yet easily accessible from the local centre. 

 

At Wolborough a combined primary and secondary ‘through school’ engages with the secondary 

node and acts as a focal building within this neighbourhood.  The associated playing fields back 

onto the woodland and help to merge with the wider Green Infrastructure.  Some allowance for 

SUDS provision has also been included within/adjacent to the school grounds.
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Local Centres 
 

These form part of the open space network – and may have a village green or ‘broad’ character. 

 

They incorporate the linking street in each area but also form a node around which local 

facilities are to be located and should be viable locations able to draw on passing trade as well as 

being close to the centres of resident populations.  Approximate five and ten minute walks have 

been shown as simple circles radiating from these nodes and these prove that a large proportion 

of residents will be within comfortable walking distance of their everyday needs.  Local Centres 

will also include bus stops and informal open space. 

 

Minor focal places may begin with very few active uses – some residential properties close to 

these centres should be designed to be flexible for potential conversion in the medium to long 

term.  This means ensuring ground floor to ceiling heights are adequate for commercial 

purposes and that means of access to upper floors is robustly designed.  Some operators of 

private uses such as ‘extra care’ homes may welcome casual use of their facilities by visitors – 

hair-dressers and cafes, for instance, and therefore could be another useful component of a 

local centre. 

 

 
Brackley, Oxon - a wide street with green broad ©David Orr 

 

 
Brackley, Oxon - a wide street with green broad ©David Orr 
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Burford, Oxon - a wide street with green broad ©David Orr 

 

Bartons / Whitehill 

 

At Houghton Barton the primary local centre links to Seale Hayne by a strong cross–axis along which 

is located the new primary school.  Public Transport routes might be arranged so as to include this 

loop from the main link-street.   

 

Minor focal places at Whitehill, Forches Cross and within the Hele Park area may perhaps only be 

supported initially by either a pub/restaurant/café, a doctor’s surgery or a community hall. 

 

Wolborough 

 

At Wolborough the rational arrangement of Green Infrastructure divides the main residential areas 

into two parts.   The largest of these is where we might expect to find strongest retail provision but 

activity associated with the secondary node is supported by the presence of the ‘through school’ – 

primary and secondary combined on one campus.  In this way each local centre should have a 

distinct and different character as they are encountered along the link-street… 
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Conclusions 
 

It will be vital that a clearer and stronger policy position is established and rigorously maintained if 

the new neighbourhoods are to have good quality.  There is a limited amount that can be recited in 

the Local Plan and we foresee further work beyond its adoption. 

 

An inclusive master-planning process needs to be set in motion that embraces all the landowning 

interests and engages positively with members of the local community and other important 

stakeholders. 

 

Some form of ‘strategic design guidance’ which might build upon and flesh out some of the 

principles that are discussed in this document would be valuable to be developed alongside an 

evolving illustrative masterplan before any outline applications are determined.  Inevitably, some 

form of design coding will be advisable to ensure that reserved matters applications are properly co-

ordinated and aligned with the high level visions that may be established by the master-planning 

process.  Without some strict coding then it is difficult to imagine how (for instance) the wooded 

hilltop neighbourhoods or the fine grain mix of uses within residential areas will be successfully 

delivered.  The design codes need also to go further in terms of some ground rules for appearance 

and their creation could be the outcome of a detailed discussion about the character of a new Devon 

neighbourhood in the twenty-first century. 

 

In moving forwards immediately, then the ideas within this document and the drawings it discusses 

need to be subject to some form of outline sustainability appraisal, in order that new versions of the 

concept plans can be adopted as part of the Local Plan with confidence.  Also, a high-level discussion 

and agreement (at least in principle) with Devon County as the highways authority needs to be 

explored in order to ensure that the design approach to the main linking streets is not undermined 

at a later stage. 
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APPENDIX A 

Capacity Testing - Houghton Barton and Bradley Barton 

parcel ref net area average net density: as drawn:

(Ha.) 30 35 40 45 ave. net density dwellings

1 2.5 75 87.5 100 112.5 35 87.5

2 2.25 67.5 78.75 90 101.25 35 78.75

3 1.54 46.2 53.9 61.6 69.3 25 38.5

4 1.56 46.8 54.6 62.4 70.2 25 39

5 0.5 15 17.5 20 22.5 25 12.5

6 3.14 94.2 109.9 125.6 141.3 25 78.5

7 2.5 75 87.5 100 112.5 40 100

8 0.28 8.4 9.8 11.2 12.6 45 12.6

9 1.1 33 38.5 44 49.5 40 44

10 3 90 105 120 135 35 105

11 2.55 76.5 89.25 102 114.75 40 102

12 1.2 36 42 48 54 35 42

13 3.6 108 126 144 162 35 126

14 1.2 36 42 48 54 35 42

15 3.5 105 122.5 140 157.5 40 140

16 1.35 40.5 47.25 54 60.75 35 47.25

17 6.72 201.6 235.2 268.8 302.4 35 235.2

18 0.8 24 28 32 36 35 28

19 1.1 33 38.5 44 49.5 35 38.5

20 3.4 102 119 136 153 35 119

21 3.99 119.7 139.65 159.6 179.55 35 139.65

22 1.05 31.5 36.75 42 47.25 35 36.75

23 1.56 46.8 54.6 62.4 70.2 35 54.6

24 0.75 22.5 26.25 30 33.75 35 26.25

25 1.3 39 45.5 52 58.5 35 45.5

26 1.4 42 49 56 63 35 49

27 1.2 36 42 48 54 35 42

28 0.5 15 17.5 20 22.5 35 17.5

29 0.4 12 14 16 18 35 14

1666.2 1943.9 2221.6 2499.3 1941.55

55.94 1678.2 1957.9 2237.6 2517.3

seale hayne

30 2.5 70 70 70 70 35 87.5

bradley barton

31 0.66 20 23.1 20 20 35 23.1

TOTALS 1768.2 2051 2327.6 2607.3 2052.15

TARGET 2000 2000 2000 2000 2000

diff -231.8 51 327.6 607.3 52.15
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Capacity Testing - Whitehill

parcel ref area (Ha.) average net density: as drawn:

30 35 40 45 ave. net density dwellings

1 1.4 42 49 56 63 35 49

2 0.2 6 7 8 9 35 7

3 1.7 51 59.5 68 76.5 35 59.5

4 0.72 21.6 25.2 28.8 32.4 35 25.2

5 0.7 21 24.5 28 31.5 35 24.5

6 1.36 40.8 47.6 54.4 61.2 35 47.6

7 0.72 21.6 25.2 28.8 32.4 35 25.2

8 0.72 21.6 25.2 28.8 32.4 35 25.2

9 0.56 16.8 19.6 22.4 25.2 35 19.6

10 1.28 38.4 44.8 51.2 57.6 35 44.8

11 0.525 15.75 18.375 21 23.625 35 18.375

12 0.64 19.2 22.4 25.6 28.8 35 22.4

13 0.8 24 28 32 36 35 28

14 0.64 19.2 22.4 25.6 28.8 35 22.4

358.95 418.775 478.6 538.425 418.775

11.965 358.95 418.775 478.6 538.425

TOTALS 358.95 418.775 478.6 538.425 418.775

TARGET 600 600 600 600 600

diff -241.05 -181.225 -121.4 -61.575 -181.225
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Capacity Testing - Wolborough 

parcel ref area (Ha.) average net density: as drawn:

30 35 40 45 ave. net density dwellings

1 1.2 36 42 48 54 35 42

2 2.1 63 73.5 84 94.5 35 73.5

3 0.98 29.4 34.3 39.2 44.1 35 34.3

4 1.28 38.4 44.8 51.2 57.6 35 44.8

5 3 90 105 120 135 30 90

6 1.8 54 63 72 81 30 54

7 2.66 79.8 93.1 106.4 119.7 35 93.1

8 1.2 36 42 48 54 35 42

9 1 30 35 40 45 35 35

10 1.76 52.8 61.6 70.4 79.2 35 61.6

11 2.78 83.4 97.3 111.2 125.1 35 97.3

12 1.7 51 59.5 68 76.5 40 68

13 2.7 81 94.5 108 121.5 35 94.5

14 0.42 12.6 14.7 16.8 18.9 35 14.7

15 5.89 176.7 206.15 235.6 265.05 40 235.6

16 2.52 75.6 88.2 100.8 113.4 38 95.76

17 2.5 75 87.5 100 112.5 38 95

18 2 60 70 80 90 38 76

19 3.24 97.2 113.4 129.6 145.8 35 113.4

conitor

20 1.52 45.6 53.2 60.8 68.4 35 53.2

21 0.5 15 17.5 20 22.5 35 17.5

22 0.9 27 31.5 36 40.5 35 31.5

23 0.7 21 24.5 28 31.5 35 24.5

24 0.55 16.5 19.25 22 24.75 35 19.25

1347 1571.5 1796 2020.5

44.9 1347 1571.5 1796 2020.5

TOTALS 1347 1571.5 1796 2020.5 1606.51

TARGET 1550 1550 1550 1550 1550

diff -203 21.5 246 470.5 56.51

 

Summary of Capacity - all areas
lowest estimate lower estimate upper estimate highest estimate as drawn:

ave 30 net dph ave 35 net dph ave 40 net dph ave 45 net dph

Houghton Barton and Bradley Barton 1768.2 2051 2327.6 2607.3 2052.15

Whitehill 358.95 418.775 478.6 538.425 418.775

Wolborough 1347 1571.5 1796 2020.5 1606.51

3474.15 4041.275 4602.2 5166.225 4077.435

target 4150 4150 4150 4150 4150

diff -675.85 -108.725 452.2 1016.225 -72.565
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APPENDIX B 
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