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1. Introduction  
 

 

The Purpose of this Document 

1.1. Prepared by Savills on behalf of The Crown Estate (TCE), the purpose of this document is to provide a 

point-in-time update to Teignbridge District Council’s (TDC) Officers and Members on the progress of the 

emerging masterplanning and technical work that has been undertaken for Land off Torquay Road and 

Embury Close Kingskerswell (the “site”). The site (see Site Plan included at Appendix A) is allocated in 

the Teignbridge Local Plan (2013-2033) (May 2014) under Policy KK1. 

1.2. As agreed with TDC’s Planning Officers, this document is not presented to Members of the Planning 

Committee to “approve”, “agree” or “endorse”.  The content of the emerging masterplan is still in a draft 

form with further survey work and public engagement required prior to the production of a final version. 

Rather, it is aimed at demonstrating what work has been undertaken to date and how the masterplan is 

developing in response to the relevant planning policy, most notably Local Plan Policy KK1, and 

assessments of the site and its context.  The emerging masterplan will then be the subject a formal six 

week period of pre-application submission public and stakeholder consultation, including a public 

exhibition. 

1.3. Due to the limited size of the site in comparison to many of the other Local Plan allocations, as well as the 

single land ownership, it has been agreed with Officers that a final Illustrative Masterplan will be 

submitted to TDC in due course alongside an outline planning application for consideration and 

determination at the same Planning Committee. 

1.4. The preparation of this document, as well as the draft masterplan and technical work, has been informed 

by early engagement with a range of stakeholders, both statutory and non-statutory, including the TDC, 

Devon County Council (DCC), the Environment Agency (EA), Natural England (NE), the Royal Society for 

the Protection of Birds (RSPB), the Trustees of Kingskerswell Public Hall and the Head Team of 

Kingskerswell Church of England Primary School. 

Background Documents 

1.5. In preparation of this document and the design work undertaken to date, consideration has been given to 

TDC’s Development Plan; the main document of which is the Teignbridge Local Plan 2013-2033. 

1.6. Also relevant are the contents of national planning policy and guidance in the form of the National 

Planning Policy Framework (NPPF) (March 2012) and Planning Practice Guidance (PPG) (as at 

September 2016), as well as relevant legislation and statute. 

1.7. Reference has also been made to TDC’s Custom and Self Build Supplementary Planning Document 

(SPD) (July 2016) and the emerging Affordable Housing SPD. 
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Project Team 

1.8. In order to develop the technical understanding of the site and its constraints to develop the design work, 

TCE have appointed the following core project team: 

 Savills Planning, as planning consultants; 

 Savills Urban Design, as masterplanners; 

 TPA, as transportation and highways consultants; 

 SLR, as landscape consultants; 

 EAD Ecology, as ecological consultants; 

 PBA as flood risk and drainage consultants; 

 PBA as utilities consultants; 

 Aspect, as arboricultural consultants; and 

 SDS as lighting consultants. 

1.9. Additional specialist consultants are and will also be involved as required, as the project evolves. 
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2. Background to the Site  
 

2.1. To provide context to the emerging masterplan, a summary of the site and surroundings is included 

below. 

The Site and its Surroundings 

2.2. The site comprises approximately 12.3 hectares
1
 of predominantly agricultural land to the eastern side of 

the settlement of Kingskerswell, to the east of Princess Road and to the north of Daccombe Mill Lane. At 

the westernmost point of the site, near to its boundary with Newton Road, the site also contains land 

currently occupied by Kingskerswell Public Hall and a single residential bungalow.  

2.3. Broadly, the site slopes downward from north to south, ranging in height from 75 metres AOD to 25 

metres AOD along the Aller Brook, with the steepest gradient in the northernmost part of the site. 

2.4. Beyond the site to the west, the principal land use is residential, comprising predominantly 1 and 2 storey 

detached and semi detached properties of post-war construction. Also in close proximity to the west of 

the site is Kingskerswell Church of England Primary School, a Timberstore retail merchant yard and a 

public house, the Sloop Inn. In the southern part of the site is a narrow watercourse known as Aller Brook 

and more agricultural land, also within the ownership of TCE. Land to the north and east of the site falls 

outside the settlement boundary and is also predominantly in agricultural use. 

2.5. Within the setting of Kingskerswell, the site is well positioned to access the main facilities; it is within 400 

metres of the Village Centre. 

2.6. At present, primary access into the site is gained via a track off Daccombe Mill Lane. Secondary access 

can also be obtained via tracks to the north of the Public Hall and to the south of the Primary School. 

2.7. Following the allocation within the Policy KK1, the majority of the site is now within the settlement 

boundary of Kingskerswell. 

2.8. Referring to the Teignbridge Local Plan Policies Map, and aside from the land use allocation KK1, the 

majority of the site is designated as a County Wildlife Site (Kerswell Hill) and it also sits within a Strategic 

Flyway linked to the South Hams Special Area of Conservation. Areas along the Aller Brook corridor are 

identified as falling within Flood Zones 2 and 3 and a small area of the site is within an Air Quality 

Management Area (AQMA) adjacent to Torquay Road.  

2.9. Adjacent to, but not within the allocation, is land designated as an Area of Great Landscape Value (to the 

north and east).  

                                                      
1
 The site size of 12.3 hectares is larger than the 8 hectares referenced within Policy KK1. The reasons for this are 

explained below in more detail. 
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2.10. The site is not within a Conservation Area and, from a search conducted on Historic England’s National 

Heritage List for England, there are no listed buildings within the site, however, Daccombe Mill (Grade II) 

is located to the south east. At the junction of Fore Street and Daccombe Mill Lane are two further Grade 

II listed buildings known as Northernhay and Southernhay. 

2.11. A planning history search conducted on TDC’s online application register did not return any relevant 

results. 

2.12. An understanding of the opportunities and constraints afforded by the above, as well as the continued 

input and survey work produced by the project team resulted in the production of a composite 

Opportunities and Constraints Plan, as well as a number of more issue specific plans (attached at 

Appendix B). 

Differences between the Allocation and Site Boundaries 

 

2.13. As highlighted above, Policy KK1 makes reference to a site of approximately 8 hectares, however, the 

site boundary, as shown on the accompanying plans totals approximately 12.3 hectares. 

2.14. This difference is as a result of three factors. First, additional land has been included to the south of the 

Policy KK1 allocation, primarily to accommodate open space along the Aller Brook corridor and a new 

means of primary access into the site in the location of land currently occupied by Kingskerswell Public 

Hall and a single residential bungalow, both of which, by the point of submission of the application should 

be under the control of TCE. 

2.15. Second, and as a consequence of new arrangements for the primary access, the application site does not 

include the land currently associated to the Timberstore shown in the allocation. We have discussed this 

with Timberstore who have no development aspirations and are comfortable with being excluded from the 

proposed site boundary, subject to acceptable access being maintained into their site. 

2.16. Third, land in the north of the allocation, associated to Kingskerswell Church of England Primary School 

has been omitted from the proposed site boundary. Following discussions with the Head Team of the 

School, we understand that they are comfortable with this position. Further commentary on the School is 

included below in Section 3. 

2.17. A plan included Appendix C shows the areas of variation between the boundary of the allocation and the 

intended site boundary. 

2.18. TCE’s project team have had early discussions with Officers regarding this variation in boundaries. In light 

of the reasons for the variations, we understand that we have the support of TDC Officers for the 

proposed site boundary to be considered as the boundary of the allocation. 
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3. Policy KK1 Requirements 
 

3.1. In light of the opportunities and constraints highlighted above as well as the technical and masterplanning 

work that has been undertaken for the site, the purpose of this Section is to consider how the emerging 

masterplan (as included Appendix D) responds to the requirements of Local Plan Policy KK1. 

Accordingly, each criteria within the allocation is considered in turn below. 

A) Masterplan 

“a comprehensive landscape and design led masterplan for the site produced with continued 

input and engagement from stakeholders;” 

 

3.2. Acknowledging the need for a comprehensive landscape and design led approach to the scheme, SLR as 

appointed landscape consultants commenced a Landscape and Visual Assessment at an early stage. 

3.3. The site is located adjacent to an Area of Great Landscape Value, and the proposals must conserve and 

enhance its setting.  

3.4. SLR have prepared a Zone of Theoretical Visibility (ZTV) (attached at Appendix E) which highlights the 

theoretical visibility of the proposals. This represents a “worst case scenario” in that it does not consider 

the array of hedge banks and trees as visual barriers. Visibility has been further tested on the ground. 

Views are limited: 

 in general by vegetation surrounding the site; 

 to the south and west by the built up area of Kingskerswell and other surrounding settlements; 

and 

 to the north by the ascending topography. 

3.5. The key representative views toward the site include: 

 from adjacent roads within Kingskerswell to the south east and south west;  

 glimpses from John Musgrave Heritage Trail; 

 from elevated locations along minor roads to the east; and 

 from elevated locations along minor roads to the west and south west, seen in context of 

Kingskerswell. 

3.6. With the benefit of an understanding of the above, this has led the design of the masterplan to: 

 ensure retention and enhancement of important landscape features, including trees along the 

stream, the setting of the old land to the north-west and larger trees to the north and north-east;  
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 ensure that built form avoids the highest parts of the site and to promote uses suitable for the 

existing topography i.e. viewing area, community orchard, ecological habitat; 

 ensure that green corridors incorporating tree planting are created through development, 

including along existing hedgerows, to break up the massing of the development; 

 provide an articulated reinforced edge along the eastern boundary to integrate development 

proposals in relation to adjacent valley and utilise as a green corridor; 

 maximise recreational usage of the stream corridor; 

 link green spaces through coordinated green infrastructure corridors; and 

 respect the setting of adjacent residential dwellings. 

3.7. This approach has been considered by TDC’s Landscape Officer with positive feedback received. 

3.8. Although the design approach of TCE’s project team give significant weight to landscape in the design 

evolution of the draft masterplan to date, the other constraints facing the site have necessitated a holistic 

approach towards the design, including detailed consideration of ecology, arboriculture, flood risk and 

transport and access at all stages. Similarly, all disciplines will be involved in reviewing the draft 

masterplan following the upcoming public and stakeholder consultation, to progress to a final iteration of 

the Illustrative Masterplan. 

3.9. With regard to input and engagement from stakeholders, by the point of submission of the final Illustrative 

Masterplan as part of the outline planning application, the proposals will have been subject to three main 

periods of engagement. First, during the promotion of the site during the Local Plan. Second, during 

formal and informal discussions as part of the pre-app process to date (as summarised in the Introduction 

of this document) and third, formally as part of the upcoming six week public consultation period which 

will include exhibitions and a website. Furthermore, there will be an additional opportunity to engage and 

comment following the submission of the final information as part of the outline planning application. 

3.10. As part of this commitment toward continued engagement with the communities in which they operate, 

TCE are in the process of agreeing dates with Kingskerswell Church of England Primary School for the 

pupils to go out on site with EAD Ecology to learn about the local ecology and to participate in survey 

work. 

3.11. At the point of submission of the Masterplan as part of the outline planning application, the Masterplan will 

have evolved as a result of input and engagement from stakeholders during (i) the preparation of the 

Local Plan, (ii) informally during pre-app (through engagement with third parties including Kingskerswell 

Primary School, Trustees of Kingskerswell Public Hall, Timberstore and neighbouring land owners) and 

(iii) formal consultation with the general public via the soon to be held public exhibitions and website and 

TDC / statutory consultees through the pre-application process. Then following submission of the 

application, all parties will have another opportunity to comment on the content of the Masterplan during 

the determination period of the application. 
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B) Employment 

“delivery of at least 0.5 hectares of employment land with a mix of compatible employment 

generating uses as appropriate to the site and its wider context, ensuring that there is also a mix 

of size of unit;” 

 

3.12. We recognise that this Criterion in Policy KK1 seeks the provision of on-site employment. TCE’s project 

team have a number of concerns with the desirability and sustainability of providing on site employment 

land / premises. 

3.13. First and foremost we have concerns over the demand for, and consequently the viability of, providing 

employment floorspace on the site.  We have recently investigated the supply of employment premises in 

the local area through a search of the CoStar database. This indicates there is already a strong supply of 

various different employment premises within 3 miles of the site, including many small scale premises.  

The existing supply in the market suggests that there would be low demand for additional premises, if 

they were to be provided within Kingskerswell. 

3.14. The results of these searches are consistent with the view of Savills agents, who also have concerns as 

to the marketability of employment premises in Kingskerswell given its location between Newton Abbot 

and Torquay, particularly following the creation of the South Devon Link Road which reduces journey 

times within the local area. 

3.15. In addition to traditional B Use Classes we have also given consideration to other potential employment 

generating uses; principally retail and a care home / extra care premises. With regard to the former, given 

the limited street frontage and the undesirable position from a retailers point of view of having units within 

the main body of the site where visibility and footfall would be low, we do not consider retail uses to be 

appropriate for the site. In consideration of the potential for a care home, we have consulted with 

colleagues in the Savills Healthcare Team. They have advised that there is a current an oversupply of 

bed spaces in the region with the majority of demand focussed toward Newton Abbot and Torquay. This 

is also evidenced by the recent closure of two small care homes within Kingskerswell. 

3.16. Aside of supply and demand, the technical and masterplanning work that has been undertaken by TCE’s 

project team has identified that the site is unlikely to have capacity to deliver at least 170 residential units, 

0.5 hectares of employment, public open space including a children’s play area and a new Public Hall 

without resorting to densities and heights not in keeping with the surroundings and the general character 

of the area.  

3.17. In light of the above, we have therefore not currently planned for any specific on site employment 

provision within the draft masterplan. However, even without the direct provision of employment premises 

as part of the site, residential as well as the Public Hall with potential land for the delivery of a new library 

would still deliver a mixed use scheme. This would deliver a host of direct and indirect economic benefits 

including construction employment, increased local spending power, increased council tax and New 

Homes Bonus receipts. 
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3.18. There is also an opportunity to harness the growing demand for home working through the provision of 

high speed broadband and the potential for accessible space within the Public Hall which can be booked 

for meetings. This could have a further benefit of providing an additional income stream to support the 

ongoing maintenance of the Hall. 

C) Community Hall 

“relocation of existing community hall and investigate the potential to provide a larger facility that 

could accommodate a relocated library, offices and small scale retail or food outlet;” 

 

Public Hall 

3.19. In accordance with Local Plan Policy KK1, the draft masterplan makes provision for a new Public Hall to 

the benefit of new residents as well as the existing community. 

3.20. Discussions with the Trustees of Kingskerswell Public Hall are on going and the exact size, location and 

facilities of the new Hall are yet to be finalised, however, there is a common desire between TCE and the 

Trustees to see the hall in an easily accessible location within the site adjacent to the primary access 

road. The floorspace of the hall is likely to be in the region of 250 to 300 square metres, however, the 

parameters will be agreed as part of the outline planning application. 

3.21. Again, the facilities that would be provided within the new multi-functional Hall are yet to be agreed, 

however, they may include a main hall, multi-functional rooms, kitchen and bathroom facilities and 

storage space. 

3.22. Up to 30 parking spaces will be provided to serve the Public Hall. 

3.23. Construction of the new Hall would allow for the demolition of the existing Public Hall building, which is in 

a poor condition, to accommodate the new primary access into the site. 

Potential for a Larger Facility 

3.24. With regard to the remainder of this Criteria of the Local Plan KK1 Policy, we understand that there is an 

aspiration from Devon County Council (DCC) to relocate the existing Kingskerswell Library to a new 

premises within the site. TCE are happy to discuss this further, however, the scale of development 

envisaged within the draft masterplan is not sufficient to justify direct provision or financial contributions 

equivalent to the sole provision of a new library. If, however, DCC are able to commit to the independent 

funding of the construction of a new Library via the capital receipt from selling the existing premises or via 

alternative funding, TCE are willing to discuss the provision of land within the site to accommodate it, 

potentially adjacent to the proposed Public Hall.  

3.25. If DCC are not in a position to commit to any arrangement, this should not delay the submission of the 

outline planning application; and as an alternative, appropriate financial contributions towards library 

provision could be secured through a Section 106 agreement, subject to evidence and viability. 
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3.26. With regard to investigating the potential for other uses, commentary has already been set out above in 

relation to Criteria B of Local Plan Policy KK1 as to why we do not consider it appropriate to provide any 

office or other employment floorspace as part of the development. 

3.27. As part of the emerging design work, consideration has been given to whether it would be possible to 

provide a small scale retail or food outlet as part of the development, however, again as highlighted 

above in relation to the employment the only location where there is likely to be demand for such a unit is 

in a location fronting on to Torquay Road, and given other constraints, namely the limited options for the 

location of the primary access road, it is not feasible to propose a unit / units in this location. 

3.28. Accordingly, the draft masterplan is considered to comply with Criteria C of Policy KK1. 

D) Housing 

“at least 170 homes with a target of 30% affordable homes;” 

3.29. In accordance with Local Plan Policy KK1, the draft masterplan has the potential to deliver at least 170 

dwellings, across a range of house types and sizes. 

3.30. Based on the current draft masterplan, we consider the site to have the potential to deliver in the region of 

170 to 200 dwellings at densities ranging from 30 to 40 dwellings per hectare, if provision is not made for 

employment development on site, for the reasons set out above. 

Affordable Housing 

3.31. In accordance with Local Plan Policies KK1 and WE2, 30% of dwellings will be delivered as affordable 

housing, unless viability evidence or other material considerations indicate otherwise. 

3.32. The mix of affordable housing products and their location within the site will be agreed with TDC in due 

course.  

Custom / Self Build 

3.33. In accordance with Local Plan Policy WE7, provision has been made within the draft masterplan for 5% of 

dwellings plots to be made available for sale for the purposes of custom / self build dwellings. Whilst on 

this site it is not possible to facilitate an independent access for these units, the provisional location for 

such plots is in the north west part of the site (as shown on the draft masterplan) would allow them to 

come forward for marketing prior to 50% of the overall dwellings on the site being occupied, unless 

otherwise agreed with TDC. 

3.34. The outline planning application will contain a design code for the custom / self build plots to establish a 

set of design parameters, aimed at ensuring a high quality of urban design and to provide potential 

purchasers with greater clarity at the marketing stage. 

3.35. A “cascade” mechanism is set out within the Custom and Self Build SPD which identifies a process and 

timescales for the reversion of the custom / self build plots to land for the construction of market dwellings 

in the event of a lack of viable demand.   
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3.36. Accordingly, the draft masterplan is considered to comply with Criteria D of Policy KK1, as well as Local 

Plan Policies WE2 and WE7. 

E) Flooding and Drainage 

“no development within the areas at greatest risk of flooding and measures shall be included to 

manage the disposal of surface water to avoid increasing flood risk;” 

3.37. Peter Brett Associated (PBA) have been in discussion with the Environment Agency (EA) to determine 

the flood risk on the site and appropriate measures to ensure the development is safe throughout its 

design life.  Indicative flood mapping received from the EA indicates that the majority of the site lies within 

Flood Zone 1 (land assessed as having a less than 1 in 1000 annual probability of river flooding (<0.1%)). 

Lower lying areas adjacent to the Aller Brook are shown to lie within Flood Zone 2 (land assessed as 

having between a 1 in 100 and 1 in 1000 annual probability of river flooding (1%-0.1%) in any year) and 

Flood Zone 3 (land assessed as having a 1 in 100 or greater annual probability of river flooding (>1%) in 

any year).  The indicative EA flood mapping has been used for initial discussions regarding site suitability, 

development areas and safe access/egress.   

3.38. The EA have indicated that the flood extents provided, which match those on the available on their online 

mapping tool, are based on a national scale high level flood model and are therefore not suitable for use 

within a Flood Risk Assessment. Subsequently PBA have undertaken hydraulic modelling of the Aller 

Brook using the EAs Devon Hydrology Strategy methodology and detailed topographical survey to 

accurately reflect the extents of Flood Zones 2 and 3. 

3.39. Based on PBA’s modelling of the present day extents of Flood Zones 2 and 3, the current draft 

masterplan does not show any development areas for residential or non-residential buildings within the 

areas at greatest risk of flooding.  

3.40. Additional modelling has been undertaken to assess the impacts of climate change (based on an 85% 

increase in river flows) over the lifetime of the development and the potential for a 50% blockage of the 

Torquay Road Culvert.  The Masterplan has been developed to ensure no development lies within the 

climate change nor blockage extents.  Should a blockage occur at the end of the development design life 

(85% increase in flows from present day and 50% blockage) there is a potential for the main access to be 

flooded for a short duration of time.  Emergency access has therefore been provided at the north of the 

site. 

3.41. Rain water falling on the site will typically flow towards the Aller Brook at the low point of the site. An 

assessment of the existing surface water runoff rates has been undertaken to determine the rate of 

discharge allowed post development.  Attenuation ponds, rain gardens, swales and below ground storage 

will been proposed to attenuate the additional runoff with discharge rates set to match the existing 

situation.  

3.42. Accordingly, the draft masterplan is considered to comply with Criteria E of Policy KK1, as well as Local 

Plan Policy EN4. 
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F) Ecology 

“mitigation and compensation measures to deal with any impact on bats and cirl bunting breeding 

territory;” 

3.43. EAD Ecology are in the process of undertaking a comprehensive survey programme in relation to bats, 

cirl bunting as well as other species, in accordance with the relevant guidelines and methodologies. 

3.44. The full programme of survey work is not due to be completed until the end of October 2016, but based 

on the work undertaken so far bats have been identified as using the Strategic Flyway associated to the 

South Hams SAC, however, no bat roots have been identified within the existing Public Hall or within the 

residential bungalow in the south western part of the site. Provisional arrangements, based on initial 

discussions with NE, have been made within the draft masterplan for a dark corridor of no development 

along the Aller Brook. 

3.45. With regard to cirl bunting, provisional survey results have indicated that three cirl bunting territories are 

of relevance to the site. EAD Ecology are in the process of discussing the most appropriate means of 

mitigating and / or compensating for this impact with the RSPB. This is likely to include a mix of on site 

works and financial contributions towards off site habitat creation. 

3.46. An Ecological Impact Assessment (EcIA) Report will be produced to accompany the outline planning 

application which will include both a Greater Horseshoe Bat Mitigation Plan based on the latest TDC 

format and details of the cirl bunting mitigation / compensation strategy. Upon consideration of this 

information during the determination of the application, TDC would have the control to seek the 

production of a Landscape and Ecological Management Plan (LEMP) via condition, if deemed necessary. 

3.47. Accordingly, the draft masterplan is considered to comply with Criteria F of Policy KK1. 

G) Green Infrastructure  

“green infrastructure links along the Aller Brook and to existing routes adjacent to the site;” 

3.48. In line with the holistic project team approach toward the develop of the masterplan, TCE’s vision, as 

discussed with TDC Officers as part of pre-application discussions to date, is focussed around: 

 Creating a place that responds and connects to the local landscape and natural assets, giving 

people an opportunity to engage and experience with green and blue infrastructure; and 

 Delivering opportunities to boost wellbeing through the creation of a safe, healthy and active 

environment that encourages future residents and neighbours of the site to walk and cycle; 

3.49. In terms of the draft masterplan, this vision for high quality green and blue infrastructure presents itself 

through: 

 The creation of a linear park along the Aller Brook, which delivers the opportunity to combine 

play, exercise, wildlife, drainage, arboriculture, landscape enhancement, public art and food 

growing all in one area; 



 

 

Masterplan Update Report 

Land off Torquay Road and Embury Close, Kingskerswell 

Local Plan Policy KK1 

 

 
   

The Crown Estate  September 2016  14 

 Green corridors intersecting the developable areas including hedgerows and tree planting to the 

benefit of wildlife, amenity and the landscape, the principal of which would be a greenway link for 

pedestrians and cyclists between the proposed Public Hall and the pedestrian / cyclist access 

along the southern boundary of the School; 

 In addition to the opportunities for food growing in the southern part of the site, adjacent to the 

Aller Brook, there is also an opportunity to deliver a community orchard in the northernmost part 

of the site; 

 Public open space including natural greenspace, a LEAP and a LAP; and 

 Potentially a restricted access wildlife reserve area in the south west of the site, subject to the 

final results of the ecological surveys and the agreed requirements for mitigation and habitat 

compensation. 

3.50. The topography of the site means that it is not readily appropriate for inclusion of sports pitches. 

3.51. Although the exact quantum of open space and green infrastructure is yet to be fixed, based on an 

approximate site size of 12.3 hectares and the developable areas shown on the draft masterplan, we 

anticipate somewhere in the region of 7 hectares, which is over 55% of the area, being delivered as some 

form of open space, which would be well in excess of the standards required by Policy WE11. 

3.52. Accordingly, the draft masterplan is considered to comply with Criteria G of Policy KK1 and Local Plan 

Policies WE11 and HT3. 

H) Primary School 

“land for any future expansion of Kingskerswell Primary School;” 

3.53. In light of this Criteria of Local Plan Policy KK1, discussions between TCE and the Head Team of 

Kingskerswell Primary School indicate that the proposals within the draft masterplan would not 

compromise the School’s function or their ability to expand on land that is already within their control in 

the future if required on land that is also part of the Policy KK1 allocation. Therefore, no provision or 

safeguarding of land is made within the draft masterplan for education purposes. 

3.54. With “Education Infrastructure” listed on TDC’s Community Infrastructure Levy (CIL) Regulation 123 List 

(February 2016), no financial contributions or provision of land would be required via a S106 to mitigate 

the impact of the development, as this will be addressed through CIL receipts. 

3.55. Accordingly, the draft masterplan is considered to comply with Criteria H of Policy KK1. 

I) Greater Horseshoe Bats 

“a bespoke Greater Horseshoe Bat mitigation plan for Land off Torquay Road and Embury Close 

must be submitted to and approved before planning permission will be granted. The plan must 

demonstrate how the site will be developed in order to sustain an adequate area of non-developed 

land as a functional part of the foraging area and strategic flyway used by commuting Greater 
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Horseshoe Bats associated with the South Hams SAC. The plan must demonstrate that there will 

be no adverse effect on the SAC alone or in combination with other plans or projects.” 

3.56. Following site specific survey work, in accordance with Local Plan Policy KK1, a bespoke Greater 

Horseshoe Bat Mitigation Plan, which will provide commentary on how the site will be developed in order 

to sustain an adequate area of non-developed land, will be submitted as part of the outline planning 

application. 

3.57. Based on the survey information collected to date, early discussions have been held with NE to agree a 

minimum non-developable area of “buffer” land along the Aller Brook, which is incorporated within the 

draft masterplan. However, final agreement with NE and TDC as to the appropriate measures will not be 

possible until the completion of the survey work in late October 2016. 

3.58. The Greater Horseshoe Bat Mitigation Plan will be submitted as part of the application within an EcIA 

Report. Upon consideration of this information during the determination of the application, TDC would 

have the control to seek the production of a LEMP via condition, if deemed necessary. 

3.59. Accordingly, the draft masterplan is considered to comply with Criteria I of Policy KK1. 

 

 

 

 

  



 

 

Masterplan Update Report 

Land off Torquay Road and Embury Close, Kingskerswell 

Local Plan Policy KK1 

 

 
   

The Crown Estate  September 2016  16 

4. Other Local Plan Policy Requirements 
 

 

4.1. In addition to the specific criteria within Policy KK1, the purpose of this Section is to consider how the 

emerging masterplan (as included at Appendix D) responds to the requirements of the wider policies of 

the Local Plan, aside of the sites allocation within Policy KK1.  

Design 

4.2. Further to the design points discussed above in Section 3, TCE’s aspiration for the site is to create a 

sustainable and sensitively designed extension to Kingskerswell. Although the evolution of the masterplan 

has focussed on creating the framework for a place that responds to local patterns of design within 

Kingskerswell and the wider local area, there is also an aspiration to create a place that has its own 

positive identity. 

4.3. A Design and Access Statement will be submitted as part of the outline planning application which will 

explain the masterplan proposals and the design rationale. 

4.4. Accordingly, the draft masterplan and the proposals more generally are considered to comply with all 

relevant design policies within the Local Plan. 

Transport and Access 

4.5. The location of the site in such close proximity to the facilities and services of Kingskerswell Village 

Centre offers a valuable opportunity for the site to promote non-car based travel for many journeys, 

through maximising opportunities to walk, cycle and use public transport. 

4.6. As shown on the draft masterplan a new primary vehicular and pedestrian access connecting to Torquay 

Road is proposed in the location of the existing Public Hall and residential bungalow, both of which would 

be demolished to facilitate its construction. 

4.7. In addition and to improve the permeability and ease of movement to and from the site, the draft 

masterplan proposes the creation of a pedestrian and cycle access to the south of the Primary School 

along the existing track off Coffinswell Lane. This entrance would also serve as an emergency access for 

the site in the unlikely event that the primary access becomes blocked. To confirm, this access would not 

be open to vehicles, except in an emergency situation. 

4.8. The draft masterplan also indicates a provisional network of internal roads, as well as other footpaths and 

cycle routes, which provide the opportunity for future residents and the existing community to access and 

enjoy the open space within the site. A particularly important connection is the north south pedestrian and 

cycle link between the proposed Public Hall and School, which would give children attending the 

breakfast club at the Public Hall a safe and direct means of access to School without having to walk up 

Coffinswell Lane, which is often congested during School pick up and drop off times. 

4.9. Initial feedback from DCC’s Highways Officer with regard to the access has been positive. 
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4.10. Although the application will be submitted in outline form, details of the two proposed points of access will 

be provided. The application submission will also contain a Transport Assessment which will give detailed 

consideration to the impact of the scheme. 

4.11. Accordingly, the draft masterplan is considered to comply with the transport and access requirements of 

Local Plan Policies S1, S2, S9 and S16. 

Heritage and Archaeology 

4.12. Although there are three Grade II listed buildings within a short distance of the site, the site itself does not 

contain any buildings of historic interest, nor is it within a conservation area.  

4.13. The closest of these is Daccombe Mill Cottage which is located to the east of the site. The significance, 

character and setting of this building will be protected through a physical separation of the site further 

supported by the enhancement and strengthening of the existing tree line along the eastern boundary of 

the site. 

4.14. The two other listed buildings in proximity are already somewhat separated from the site due to their 

elevated position within the existing built up area of Kingskerswell. Their existing setting is already very 

much characterised by surrounding residential development as part of the village character. When 

considered alongside a limited visual connection to the site, it is not considered that the proposals will 

have any negative impact on the significance of these heritage assets. 

4.15. As previously discussed with Officers, we are not proposing to submit any standalone information with 

regard to heritage as part of the outline planning application, however, commentary on heritage will be 

included as part of the Planning Statement. 

4.16. With regard to archaeology, the site is not within an area identified for its high archaeological potential. As 

such, it is not proposed to submit any information as part of the outline planning application with regard to 

archaeology, however, such measures could be secured by means of a condition attached to the grant of 

outline planning permission, if required. 

4.17. Accordingly, the draft masterplan is considered to comply with Local Plan Policies EN5 and S2. 

Land Contamination 

4.18. Given the greenfield, undeveloped status of the majority of the proposed site as well as its long term use 

as agricultural land, potential issues resulting from contamination or pollution that could have an adverse 

environmental or health impact in the short and long term are unlikely. For this reason, TCE are not 

proposing to undertake any Phase 1 Contaminated Land Assessment. 

4.19. Accordingly, the draft masterplan is considered to comply with Local Plan Policy EN7.  

Utilities 

4.20. At the time of writing, capacities checks are underway with regard to the provision of electricity, gas, 

telecoms and water as well as foul sewerage, with no issues yet identified. 
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4.21. This work will be sufficiently completed prior to the submission of the outline planning application, which 

will include a Utilities and Foul Drainage Report. 

 

  



 

 

Masterplan Update Report 

Land off Torquay Road and Embury Close, Kingskerswell 

Local Plan Policy KK1 

 

 
   

The Crown Estate  September 2016  19 

5. Summary and Next Steps 
 

 

5.1. This document demonstrates that the work that has been undertaken to date in relation to the site is 

generally compliant with Policy KK1, as well as the other policies of the Teignbridge Local Plan. 

5.2. Following consideration of this document at TDC’s Planning Committee on 18
th
 October, it is the intention 

of TCE to commence a six week period of public and stakeholder engagement prior to the finalisation of 

the application material and the submission of an outline planning application. 

5.3. At the time of writing, the exact details of this consultation process are still to be confirmed. However, it is 

anticipated that this period will comprise a dedicated project website and a letter drop to local residents 

and businesses with an invitation to a two day public exhibition to be held in venue(s) in close proximity to 

the site itself. It is also our intention to extend the invitations to local ward and Planning Committee 

Councillors. 

5.4. In the meantime, the relevant technical work will continue to be developed to better inform the final 

Illustrative Masterplan. 
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6. Appendices 


