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1. REASON FOR REPORT 
 

The application was originally for 228 dwellings and was advertised as a Departure 
from the Local Plan. Whilst the application has been revised so that it is no longer a 
Departure it remains appropriate for Members to consider this application. 

 
2. RECOMMENDATION 
 
Subject to The Business Manager- Strategic Place considering any further representations 
received during the remaining publicity period and determining whether they are of a 
nature to require the application to be referred back to Planning Committee for further 
consideration DELEGATED AUTHORITY BE GIVEN TO GRANT PLANNING 
PERMISSION subject to the Applicant entering into a prior Section 106 Agreement to 
secure: 

1. Delivery of affordable housing to meet local needs at 20% with a tenure mix of 
70:30 

2. 5% of dwellings to be provided as serviced self-build plots (10 plots) 
3. Highway contributions to include: 

 £300 of sustainable travel vouchers per dwelling 

 A contribution of £5,000 to a Traffic Regulation Order for off-site highway 
works 

4. Employment contribution of £1,700 per dwelling 
5. Community Facilities contribution of £1,000 per dwelling 
6. An allotment contribution (sum to be finalised) 
7. Contribution to an off-site bat roost (sum to be finalised but not exceeding 

£25,000) 
 

 PERMISSION BE GRANTED subject to the following conditions: 
1. Development to commence within 3 years 
2. Development to be carried out in accordance with the approved plans and 

documents (excluding plots 163-172 which are self-build) 
3. Full details of self-build dwellings (plots 163-172) to be submitted for approval 
4. Phasing plan to be submitted and approved (to include works on site and off) 



 

 

5. Details of all means of enclosure and boundary treatments to be submitted for 
approval including buffers to existing and new hedging 

6. Full material details/samples to be submitted (both buildings and public realm) 
7. Full landscaping details to include implementation strategy to be submitted for 

approval 
8. Architectural detailing to be submitted and approved  
9. Car parking to be provided for each dwelling prior to its occupation and 

thereafter retained 
10. Details of pumping stations to be provided 
11. Open space and play to be provided and thereafter maintained in accordance 

with an implementation and maintenance strategy to be first submitted 
12. Full details of surface water drainage to be submitted for approval to comply with 

the submitted Flood Risk Assessment (FRA)  
13. Unsuspected contamination to be dealt with appropriately 
14. A Public Art scheme to be incorporated in the development 
15. Submission for approval of a landscape and ecology management plan (LEMP) 
16. Submission for approval of a lighting strategy for the site including details of 

lighting to ensure that the light levels along the dark corridor are maintained at 
less than 0.5 lux 

17. No windows to be installed in dwellings on elevations facing onto Whitehill Road 
18. Construction Environmental Management Plan (CEMP) to be submitted 

(including management of construction traffic and management of dust and 
emissions) for approval 

19. Provision of bat and bird boxes within the development 
20. A programme of archaeological work to be submitted and carried out 
21. Submission of a Carbon Reduction Plan 

 
3. DESCRIPTION 
 
 The Site and Proposal 
 
3.1 The application is submitted in full and proposes a total of 203 dwellings. 20% of 

these are to be affordable homes and 5% are self-build plots, both as required by 
Local Plan policy. This has been amended from the initial submission which 
included 228 dwellings, some of which were outside the defined Settlement Limit 
set out in the Local Plan. 

 
3.2  The site extends to around 8 hectares and forms part of the wider NA2 allocation, 

which covers around 30 hectares of land, and is allocated for the: 

 delivery of 2 hectares of land for employment development 

 delivery of at least 450 homes with a target of 20% affordable homes 

 provision of a community facility  
 
3.3 The site is currently undeveloped and is accessed via the historic access to the 

listed Whitehill House which is situated on the western edge of the site. This 
driveway splits the site into two with the southern parcel sloping upwards to Church 
Path and the northern parcel sloping downwards to the A382. 

 
3.4 The site is bounded all round by either hedges or stone walling and includes 

extensive areas of tree planting, mainly along the Whitehill House driveway with 



 

 

other localised groupings of trees, mainly on site boundaries. The areas away from 
the boundaries are largely grassland. 

 
3.5 The site has few immediate residential neighbours and these are restricted to 

Whitehill House and the small grouping around it on the western side and 79 Exeter 
Road (which appears to be the former lodge to Whitehill House) on the east. 

 
3.6 Beyond these, immediately adjoining the site, lie large areas of residential 

development, much carried out since the 1960s. These include Blenheim Close to 
the south, Whitehill Close to the east and the settlement of Highweek Village to the 
south west. 

 
3.7 To the north and east of the site runs the A382 and Whitehill Road which accesses 

Highweek Village. 
 
 Principle of the development/sustainability and relationship to policy 
 
3.8 The application site is allocated as part of NA2 and is therefore considered suitable 

for development for residential or mixed use purposes and is acceptable in 
principle. 

 
3.9 It is, however, important to note that the policy includes a requirement for a 
 comprehensive “masterplan” to be prepared to ensure that development comes 
 forward in a comprehensive/joined up manner – acknowledging that the site is in 
 multiple ownerships and is likely to be developed by a number of parties. 
 
3.10 The “masterplan” in this instance is proposed to be performed by the NA2 Whitehill 

Development Framework Plan, which is the subject of another report elsewhere on 
this Agenda. 

 
3.11 The Council has a duty to consider any planning applications that are submitted on 

land at the NA2 allocation, irrespective of whether these affect the whole area for 
development or just part of it. These must be determined in accordance with the 
adopted Local Plan and other development plans, unless material considerations 
indicate otherwise, including the National Planning Policy Framework (NPPF), the 
Development Framework Plan supplementary planning document and other 
evidence. 

 
3.12 A Habitat Regulations Assessment (HRA) screening as part of the Framework 

process has been necessary to determine whether the development at NA2 is likely 
to have a significant effect on the protected European species, the Greater 
Horseshoe Bat. The screening has recommended that a substantial bat corridor is 
provided through the central part of the NA2 allocation together with other forms of 
mitigation that will affect how land in this location can be developed. These 
recommendations are included in the Development Framework Plan and must be 
used to inform the preparation of bespoke Greater Horseshoe Bat mitigation plans 
for planning applications submitted at NA2 unless further detailed assessment for 
the purpose of Habitat Regulations Assessment indicates otherwise. 

 



 

 

3.13 The HRA screening has resulted in two developable areas north and south of 
Whitehill Road, which are shown in the draft Framework Plan. Whilst these are 
physically separate, planning proposals submitted on each area must demonstrate 
how they will contribute towards, and will not prejudice, the delivery of Policy NA2 
and its component requirements as a whole and other policies in the Local Plan. 

 
3.14 The Development Framework Plan indicates how Section 106 contributions will be 

used to help to secure the delivery of employment land, a community facility and an 
area for local food production. These contributions are included in the 
recommendation section of this report. 

 
3.15 The NPPF makes clear that in assessing and determining development proposals, 

Local Planning Authorities should apply the presumption in favour of sustainable 
development. In this instance the presumption in favour can apply where individual 
planning applications demonstrate compliance with Policy NA2 and other policies in 
the Local Plan, they are supported by a Greater Horseshoe Bat mitigation plan and 
are consistent with recommendations in the HRA screening for the Framework.  

 
3.16 In this respect the presumption in favour can apply to decisions made on planning 

applications in advance of the adoption of the Development Framework Plan where 
there is no Likely Significant Effect (LSE) or need for an HRA, provided the Local 
Plan policy requirements and recommendation of the Framework HRA screening or 
alternative assessment are complied with.  

 
3.17 The recommended Heads of Terms for a Section 106 Agreement set out above 
 meet the requirements of the allocation in relation to infrastructure contributions. 
 
3.18 It is therefore considered that the proposal can be considered in advance of the 

Adoption of the Framework and that it complies with the requirements of Policy NA2 
as amplified by the guidance within the emerging Framework. 

 
 Impact upon the character and visual amenity of the area/open countryside 
 
3.19 The site lies within the Lemon Valley & Ridges/Bovey Basin Landscape Character 

Areas and has to consider the setting of both of Highweek Church (Grade I) and 
Whitehill House (Grade II). 

 
3.20 The application has been supported by a Landscape and Visual Appraisal (LVA). 

The proposal for a large development would change the character of the site from a 
predominantly rural landscape to a predominantly urban landscape dominated by 
built development, with areas of open space and areas of retained trees and 
hedgerows. This is a significant effect on the existing landscape character of the 
site itself. The impact on the landscape character of the site itself would be 
permanent and growth in proposed vegetation would not diminish this over time, 
though it would enhance the development and mitigate visual impact to a degree. 
The site itself would remain urban in character; this is inevitable as the proposal is 
for a large scale development with large amounts of built form. It is the impact of 
this development on the wider landscape that is the most crucial consideration. 

 



 

 

3.21 The site is separated into two areas by the existing access to Whitehill House. The 
southern side of the access slopes upwards to Church Path with the steeper slopes 
being on the western side. On the northern portion the land drops quite quickly 
before reaching a relatively level plateau where the site meets the A382.  

 
3.22 Distant views of this lower part of the site are limited and are generally restricted to 

the immediate vicinity. Areas of this lower part will also be obscured by the existing 
stone wall which is to be retained, except for the access point. 

 
3.23 It is the higher slopes where further-reaching views are possible from vantage 

points such as the Exeter Road Causeway and the A380. 
 
3.24 Overall, visibility within the wider landscape should be limited, particularly with 

landscaping in place but on the basis that this will help assimilate the development 
into the landscape, not to mask it. 

 
3.25 The impact upon the setting of the Church has been limited through the replan by 

ensuring that the dwellings are set within the area shown in the Local Plan 
allocation and details of heights are included on the plans. The comments of 
Historic England on the latest plans are awaited but it is important to note that 
consideration of the impact upon the Church and Whitehill House was considered 
as part of the work on the Teignbridge Local Plan and was considered by the 
Inspector when accepting the Local Plan. 

 
3.26 It is considered that the landscape impact of the development, whilst undoubtedly 

major, is not considered to be unacceptable and will become part of the landscape 
in time. 

 
 Design and impact on residential amenity of surrounding properties  
 
3.27 Given the limited number of immediate neighbours little direct impact on residential 

amenity is possible. Those on Whitehill Road are separated by private grounds 
which provide sufficient distance to prevent there being any overbearing or 
overlooking impact that would be considered unacceptable. This separation also 
preserves the setting of the Listed Building such that the relationship is considered 
acceptable.  

 
3.28 The remaining dwelling at 79 Exeter Road would be separated by almost 30 metres 

and while there would be some impact on this dwelling through overlooking from 
upper floor windows it is considered not to be a sufficient impact to warrant a refusal 
of the application. Similarly, the impact upon light reaching this unit would not be so 
adversely affected as to be unacceptable. 

 
3.29 The dwellings have been designed around a block structure where dwellings are 

sited, on the whole, back to back separated by rear gardens. These back to back 
distances range from around 15 metres to 20 metres. These separations are 
considered to ensure that properties do not dominate their neighbours and ensure a 
level of privacy. 

 



 

 

3.30 The layout seeks to make the development legible and therefore easy to find one's 
way around but has had to acknowledge the constraints of the site. These 
constraints include the retention of existing hedgerows and trees, particularly on 
Whitehill Road and through the centre of the site. Both of these form flyways for 
bats and need to be kept. A further constraint is the levels within the site. As set out 
above, the site is not flat and there are optimum positions for roads within the site 
but also areas where dwellings need to deal with a change in level. This has 
resulted in a number of split level plots where the front will be at a higher level to the 
rear or vice versa. This arrangement is common practice when dealing with sloping 
sites and it seeks to use the existing contours as much as possible to make this 
happen. 

 
3.31 The house types are relatively simple, showing a combination of brick and render 

and using traditional pitched roofs. This simple approach can be very strong and 
takes on board design language from older cottages and terraces from within 
Newton Abbot and its surroundings. However, the success of simple buildings is the 
strength of the detailing. Details such as window reveals, cills, headers, eaves, 
downpipe design and placement and so forth all have a significant impact on the 
appearance and success of a building. Accordingly this detail has been 
recommended to be submitted through a condition of approval. 

 
3.32 Other details that require fuller consideration through condition include boundary 

treatments and hardsurfacing. 
 
 Impact on ecology/biodiversity 
 
3.33 The application has been the subject of its own ecological work which has recently 

been supplemented by an allocation-wide HRA screening. 
 
3.34 This allocation-wide work has led to the identification of key flyways which need to 

be retained. In response to this the application sets out a mitigation strategy which 
incorporates the following: 

 

 A dark corridor along the line of the existing trees that bound the Whitehill 
House driveway (this resulted in the removal of three dwellings that were shown on 
the submission for 228 dwellings) 

 Properties along the dark corridor to be lit to ensure that lux (light) levels 
within the dark corridor are less than 0.5  

 Properties against Whitehill Road to present blank gables and set off the 
boundary. 

 

3.35 The proposals as presented comply with the requirements of the HRA work carried 
out for the allocation and do not result in there being any Likely Significant Effect in 
terms of habitat. 

 
3.36 Comments from the Biodiversity Officer will be provided before Planning 
 Committee. 
 
3.37 Conditions relating to the provision of bat buffers and appropriate management and 
 mitigation are proposed. 



 

 

 
3.38 These measures are included in the recommendation above and there is therefore 
 considered to be no Likely Significant Effect on the designated sites. 
 
 
 Land drainage/flood risk 
 
3.39 The proposals are supported by a Flood Risk Assessment and a drainage 

arrangement that uses Sustainable Drainage Systems (SuDS) is proposed.  
 
3.40 The arrangements include the provision of a pond at the site entrance, which is at 

the low point of the site.  
 
3.41 The original submission for 228 dwellings was considered by the Environment 

Agency and the Council’s Drainage team. Updated responses will be provided 
before Planning Committee but it is not expected that a reduction in numbers will 
have changed their initial view. 

 
3.42 A condition requiring the full drainage scheme to be submitted is recommended. 
 
 Highways and access 
 
3.43 Highways considerations have been of significant concern locally in terms of the 

impact of the development on the highway network, particularly the roads that run 

through Highweek.  

 

3.44  Acknowledgement of this potential issue is noted within the NA2 policy wording 

 where it states that the development of the allocation should improve the road 

 network to allow ease of movement through the site and reduce traffic through 

 Highweek Village. 

 

3.45  This specific application has no vehicular accesses onto Whitehill Road and seeks 

the closure of Whitehill Road to vehicular traffic where it joins the A382. At present 

this junction is one way from the A382 into Whitehill Road. Such action would allow 

traffic to continue to travel down Whitehill Road toward the A382, but would be for 

access to existing properties only. 

 

3.46  In addition a further road closure is proposed at the point where the existing road 

from Kingsteignton/Teigngrace meets the A382. Access to and from this direction 

would then take place at an improved and re-aligned access at the location that is 

currently one way. Its siting will alter slightly southwards to improve visibility. A plan 

showing these changes is shown below. 

 

3.47  These arrangements also allow for the longer term improvements to the A382 and 

the introduction of the Jetty Marsh 2 link road which would take a route from the 

A382 to the hospital.  



 

 

 

 
 

3.48 Comments from the Highway Authority to the latest proposals are awaited and will 
be reported before or at the Planning Committee. 

 
 Conclusion 
 
3.49 On balance, and taking into account the matters discussed above and the 
 representations received, it is considered that planning permission for the proposal 
 should be granted in line with the recommendation outlined above. 
 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033  
 S1A (Presumption in favour of Sustainable Development) 
 S1 (Sustainable Development Criteria)      
 S2 (Quality Development)        



 

 

 S3 (Land for Business, General Industry and Storage and Distribution)  
 S4 (Land for New Homes)        
 S5 (Infrastructure)         
 S6 (Resilience)         
 S7 (Carbon Emission Targets)       
 S9 (Sustainable Transport)        
 S10 (Transport Networks)        
 S11 (Pollution)          
 S12 (Tourism)          
 S13 (Town Centres)         

S14 (Newton Abbot)         
 EC1 (Business Development)        
 WE1 (Housing Plan, Monitor and Manage)     
 WE2 (Affordable Housing Site Targets)      
 WE3 (Retention of Affordable Housing)      
 WE4 (Inclusive Design and Layout)       
 WE7 (Custom Build Dwellings)  
 WE11 (Green Infrastructure)        
 EN3 (Carbon Reduction Plans)       
 EN4 (Flood Risk)         
 EN5 (Heritage Assets)        
 EN6 (Air Quality)         
 EN7 (Contaminated Land)        
 EN8 (Biodiversity Protection and Enhancement)     
 EN9 (Important Habitats and Features)      
 EN11 (Legally Protected and Priority Species)      
 EN12 (Woodlands, Trees and Hedgerows)      
 HT1 (Heart of Teignbridge – Movement)      
 HT2 (Heart of Teignbridge – Education)      
 HT3 (Heart of Teignbridge – Green Infrastructure)      
 NA2 (Whitehill)       

 

Newton Abbot Neighbourhood Development Plan Submission Version – August 

2015 

NANDP2 (Quality of Design) 

NANDP3 (Enrichment of the Local Environment) 

NANDP4 (Provision of Cycle/Walkways)  

NANDP5 (Provision of Community Facilities) 

NANDP11 (Protection of Heritage Assets) 

 

NA2 Whitehill, Newton Abbot - Consultation Draft Development Framework Plan 

November 2015 

 

HRA Screening Assessment NA2 Whitehill, Newton Abbot 
  

 Custom and Self Build Housing - Draft Supplementary Planning Document  
 
 National Planning Policy Framework 



 

 

 
National Planning Policy Guidance 

 
 
 
 
5. CONSULTEES 
 
 As the application has been significantly amended and is currently undergoing 

consultation at the time of writing, an update on all consultation responses will be 
provided prior to Planning Committee. 

 
 Devon County Council Minerals- No objection 
  
6. REPRESENTATIONS 
 
 The original submission for 228 dwellings attracted a total of 159 objections and 4 

of comment raising the following: 
 
Comments 

1. Will bring in more traffic 
2. Road by Stover garage is limited in width with narrow footpath 
3. Roads need addressing before more houses 
4. Green spaces are all being reduced 
5. Additional traffic is using Highweek since Mile End was developed; this will be 

worsened- how will traffic through Highweek be eased? 
6. The new A382 should come first 
7. This land is designated- why has a decision not yet been made? 

 

Objections 
1. Newton Abbot will become a congested urban jungle 
2. The town cannot cope with more cars 
3. The view of the Church will be destroyed; the development should be half the 

size 
4. Drainage rights to Whitehill House would be affected 
5. Could be conflicts between users of the Whitehill House drive and uses on the 

new site 
6. Could lead to flooding  
7. Safe walking and cycling routes as well as traffic calming and bus links are 

needed first 
8. Entrance into the development should be a roundabout or signal controlled 
9. No exit or entrance onto Whitehill Road 
10. Too close to the Churchills Nature Reserve 
11. Not enough local consultation 
12. Traffic through Highweek is excessive at present and will be worsened 
13. Damage to ecosystems 
14. 38 dwellings lies outside the defined development area for NA2 
15. The decision should be made without delay; it either complies with the plan or it 

does not 
16. Masterplan has not yet been approved 



 

 

17. Will adversely impact upon wildlife including bats, badgers, foxes, owls as well 
as wild flowers 

18. The site includes an avenue of trees which should be preserved 
19. Visitors to the town expect to see greenfields as they approach 
20. Loss of agricultural land 
21. The Council do not take the importance of the quality of life of its residents 

seriously 
22. Do not need more houses for “Local” need- they are for redeploying non-local 

people as against born and bred Newtonians or Devonshire folk 
23. Access is unrealistic and has limited visibility 
24. Increase in noise 
25. Dwellings are not in keeping with the church, Whitehill House or former farm 

buildings 
26. Land at Lower Loady Farm is not for sale 
27. The Local Plan has not taken into account Conservation Regulations 
28. Where are people going to work 
29. Stress on medical care 
30. Stress on schools 
31. Are the developers going to pay into road, parks and other amenities? 
32. Why is South Hams escaping developers? 
33. Why is the Planning Officer riding rough over public opinion for the sake of 

developers? 
34. Urgent need for a westerly bypass between the A382 and A383 
35. Increased pressure on reservoirs and landfill 
36. Will this impact on tourism?  
37. Overlooking of Blenheim Close 
38. Why can’t Brownfield sites be used? 
 

  These representations have been taken into account in the preparation of the 
revised scheme for 203 dwellings. 

 
To date the revised details have resulted in 1 letter of objection raising the following 
issues: 
1. Lack of infrastructure  
2. Traffic generation leading to increase in traffic through Highweek 
3. Impact on bats 
4. Flooding could be an issue 

 
At the time of writing the consultation on the revised plans is on-going. An update 
on representations to the revised plans will be made available to Members for 
Committee. 

   
7. TOWN COUNCIL’S COMMENTS 
  
 Comments on the original plans for 228 dwellings: 
 
 The Committee recommends that the application be refused in view of the absence 

of the Masterplan as required by the Teignbridge Local Plan and on the grounds of 
lack of infrastructure and access to the site and that part of the application was not 
designated for development in the Teignbridge Local Plan. 



 

 

 
 Comments on the revisions have yet to be received and will be reported to 

Members at Committee. 
 
8. COMMUNITY INFRASTRUCTURE LEVY 

 
The proposed gross internal area is 19,385.  The existing gross internal area in 
lawful use for a continuous period of at least six months within the three years 
immediately preceding this grant of planning permission is NIL. The CIL liability for 
this development is £1,442,114.20.  This is based on 19,385 net m2 at £70 per m2 
and includes an adjustment for inflation in line with the BCIS since the introduction 
of CIL. These calculations exclude self build and affordable housing. 

 
9. ENVIRONMENTAL IMPACT ASSESSMENT 
 

This application has been screened under the Environmental Impact Assessment 
Regulations 2011 and the Council’s Screening Opinion is considered to be negative 
as set out in the Screening Opinion decision letter and proforma. 

 
WARD MEMBERS:   Councillors Bullivant and Hocking, Bradley 
  



 

 

 


