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1.0 Background 
 
1.1 The following report, commissioned  by Teignbridge District Council (TDC), provides results 
 on site screening undertaken at a number of sites in and around Bovey Tracey. 

 
1.2 These sites have been identified by TDC as having potential for future development and are 
 shown on Maps 1 to 4 at the end of this report.  The specific areas are listed below and a 
 corresponding number shows their location on the maps. The sites shown are indicative and 
 the boundaries should not be seen as definitive. 

 
1.3 There is potential that these sites will fall within or close to the strategic flyways and 
 sustenance zones for Greater Horseshoe Bats (GHBs) identified by Natural England in its 
 planning guidance relating to the South Hams Special Area of Conservation (SAC)1. 
 Consequently, any future development on these sites could have implications for integrity of 
 the SAC and the bats using it. 

 
1.4 This report will form a part of the evidence base prepared by the Council for the submission 
 of the preferred areas and options in the Core Strategy.  This evidence base will provide the 
 necessary information to consider sites that may have potential for future development. 
 
 

Sites under consideration within Bovey Tracey (See Map 1) 
 

2 – BT 2A North of Indio House 
3 – BT 2B Coal Yard Site 
4 – BT 2C Old Newton Road 
5 – BT 2D Abbey Road Primary School 
 
 

 Sites Visits 
 
1.5 The following report was informed by sites visits undertaken on the 6th and 15th March 2013 

by M. Oxford.  Access for these visits was obtained from public rights of way or from views 
obtained from adjacent roads.  

 

  

                                                        
1 South Hams SAC – Greater Horseshoe Consultation Zone Planning Guidance (Natural England June 2010) 
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Structure of This Report 
 
1.6 A brief report is presented below for each site and provides the following information: 

 
5 Key physical characteristics of the site; 

 
6  Whether the future development of the site may have the potential to impact the 

integrity of the South Hams SAC; 
 

7  Whether the degree of impact is likely to require Habitat Regulations Assessment 
(HRA) should the site be considered suitable for allocation for development within the 
plan; 

 
8 Whether the degree of impact – 

 
- may be such as to significantly question the suitability of the site for development; 
- may be such as to require mitigation, or compensatory measures upon any 

development of the site; 
 

9 Any specific recommendations or advice relating to the site (for example specific 
constraints or mitigation such as hedgerows and landscaping, lighting, watercourses, 
existing buildings etc.). 

 
Appendix 1 then provides a brief description of statutory powers and mechanisms that may 
be used to secure appropriate biodiversity enhancements for Greater Horseshoe Bats across 
the network of landscape features upon which they are dependent.  

 
 
1.7 A colour code is provided alongside the title of each site report to give an ‘at-a-glance’ 
 impression of the site’s suitability for development. 

 
 

 
  
 
 
  
 

 
  

 
 

Green indicates that the integrity of the SAC is unlikely to be affected and 
proposals could be taken forward that would not require HRA. 

 
 

Amber indicates that the issue of whether or not the integrity of the SAC is 
likely to be affected by development depends on the details of the 
proposal and the form of mitigation provided. HRA would be required. 
 
 
Red indicates that initial screening suggests that this site should not be 
brought forward for development because the site is considered key to the 
integrity of the SAC and it is unlikely that effective mitigation or 
compensation would be possible. HRA would be required. 
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 Site Assessments for Bovey Tracey 
 
 
 2 – BT2A Land North of Indio House 
 
 Key Characteristics 
 
2.1 Most of the town of Bovey Tracey lies within the ‘sustenance zone’ for the South Hams GHB 

Special Area of Conservation (SAC). The town also lies approximately midway between two of 
the SAC’s component SSSIs: Chudleigh Caves and Woods SSSI to the east and Haytor and 
Smallacombe Iron Mines SSSI to the west. The western part of the town (e.g. west of the glass 
works) also lies with the ‘sustenance zone’ for the latter SSSI’s GHB roost. It is therefore possible 
that GHBs found around the town may be coming from either roost or both. 
 

2.2 The proposed site north of Indio House is in the area where the two boundaries of the 
‘sustenance zones’ overlap. It also lies on the southern edge of the ‘strategic flyway that has 
been identified running along the River Bovey

2
. 

 
2.3 The proposed site is roughly triangular in shape with the apex to the southeast. The northern 

boundary is comprised of a strong hedge-line with tall trees and lies adjacent to an open field that 
lies adjacent to the River Bovey, while the western end of the site abuts existing built 
development on Indio Road and St Johns Close.  The southern boundary is marked by the 
access drive to Indio House and then beyond this the grounds of the house. Both the western 
and southern boundaries are also comprised of tall trees, and the southwestern corner of the site 
forms a connection with a small wooded copse that runs southward down the eastern side of 
Newton Road. At the southern end of this wood is Indio Pond – which is about 75m long and 50m 
wide. 

 
2.4 The site is under pasture and as such, along with the strong boundary features, and is likely to 

offer good foraging habitat for GHBS. It is also well connected in the surrounding hedgerow 
landscape with particularly good links to the east and south. 

 
 

Does future development of the site have the potential to impact the integrity of the South 
Hams SAC? 
 

2.5 The land north of Indio House must be considered as being in a sensitive location, and may form 
an integral part of the River Bovey ‘strategic flyway’.  

 
2.6 Any development proposals should be informed by an appropriate bat survey carried out to 

establish what, if any, use is made of the site by GHBs. 
 
2.7 If used by GHBs, then development on site could impact the integrity of the SAC by: 

 

 Causing disturbance (e.g. from increased light levels) so that the bats are no longer able to 
make use adjacent flyways; 

 

 Development would also result in the loss of pasture land, which would reduce the extent of 
potential foraging habitat used by bats moving along the ‘strategic flyway’. 

 
  
 Is it likely that potential impacts will require Habitat Regulations Assessment (HRA)? 

 
2.8 If bat surveys reveal that the sites forms an important link in the landscape for GHBs then the 

development (e.g. loss of foraging and disturbance to local flyways) may effect the integrity of the 
SAC, and consequently should be assessed formally through HRA. 
 
 

                                                        
2 See South Hams SAC – Greater Horseshoe Consultation Zone Planning Guidance (Natural England June 2010) 
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Is it likely that impacts can be mitigated effectively? 
 

2.9 Any detailed proposals for development of this site should first be informed by appropriate bat 
surveys undertaken during a suitable time of year. Such information is required to inform how, if at 
all, the site may be used by GHBs and to then assess what possible impacts may require 
mitigation or compensation and the likely effectiveness of such measures. 
 

2.10 If the site is developed, consideration should be given to seeking a biodiversity offset for loss of 
foraging habitat and hedgerows. It would also be necessary to ensure that light spill along the 
northern side of the northern hedge-line does not exceed 0.5 lux. 

 
 

 3 – BT2B Coal Yard Site 
 

 Key Characteristics 
 
3.1 Most of the town of Bovey Tracey lies within the ‘sustenance zone’ for the South Hams GHB 

Special Area of Conservation (SAC). The town also lies approximately midway between two of 
the SAC’s component SSSIs: Chudleigh Caves and Woods SSSI to the east and Haytor and 
Smallacombe Iron Mines SSSI to the west. The western part of the town (e.g. west of the glass 
works) also lies with the ‘sustenance zone’ for the latter SSSI’s GHB roost. It is therefore possible 
that GHBs found around the town may be coming from either roost or both. 
 

3.2 The proposed site is in the area where the two boundaries of the ‘sustenance zones’ overlap. It 
also lies within the ‘strategic flyway that has been identified running along the River Bovey

3
. 

 
3.3 The proposed site forms part of the existing light industrial estate between the A382 (to the west) 

and Mill Marsh (to the East). There is also sports field to the north of the site. There is a strong 
tree-lined boundary adjacent to Mill Marsh Park, and this forms a valuable buffer between the lit 
business units and the unlit park. 

 
3.4 The park and sports field provide the most likely route for GHBs flying along the River Bovey, and 

while they are not stock grazed, they do provide an undeveloped corridor through what is 
otherwise a pinch-point on the ‘strategic flyway’. 

 
3.5 It is possible that some of the old buildings (particularly on the eastern edge of the site) could 

support roosting bats, particularly adjacent to Mill Marsh Park. 
 
 

Does future development of the site have the potential to impact the integrity of the South 
Hams SAC? 

 
3.6 The proposal site, being developed, is unlikely to provide any foraging habitat for GHBs. 

However, the eastern boundary tree-line and hedgerow represent quite an important and well 
defined southern edge to the flyway through the town. 
 

3.7 Unless mitigated, development on site could impact the integrity of the SAC by causing 
disturbance to GHBs using the strategic flyway running along the River Bovey. 

 
 

 Is it likely that potential impacts will require Habitat Regulations Assessment (HRA)? 
 
3.8 A screening assessment, under HRA, should be undertaken of any specific development 

proposals, with the aim of ensuring that site design avoids any light spill into the strategic flyway. 
As long as this is achieved, development should then not require a full Appropriate Assessment. 
 
 
 

                                                        
3 See South Hams SAC – Greater Horseshoe Consultation Zone Planning Guidance (Natural England June 2010) 
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Is it likely that impacts can be mitigated effectively? 
 

3.9 Any detailed proposals for development of this site should first be informed by appropriate 
 bat surveys undertaken during a suitable time of year. The aims of such surveys should be to 
establish any use of the buildings by roosting bats. 
 

3.10 In addition, the tree-line along the eastern boundary should be retained to provide a substantial 
buffer between any new development and the unlit sports field and park, so as to ensure that 
these areas remains dark and attractive to commuting bats. 

 
  

 4 – BT2C Old Newton Road 
 
Key Characteristics 
 

4.1 Most of the town of Bovey Tracey lies within the ‘sustenance zone’ for the South Hams GHB 
Special Area of Conservation (SAC). The town also lies approximately midway between two of 
the SAC’s component SSSIs: Chudleigh Caves and Woods SSSI to the east and Haytor and 
Smallacombe Iron Mines SSSI to the west.  The western part of the town (e.g. west of the glass 
works) also lies with the ‘sustenance zone’

4
 for the latter SSSI’s GHB roost. It is therefore 

possible that GHBs found around the town may be coming from either roost or both. 
 

4.2 The proposed site is off the northwestern end of Old Newton Road and lies within the western 
edge of the Chudleigh ‘sustenance zone’. It also lies just outside of the eastern edge of the 
Haytor and Smallacombe Mines ‘sustenance zone’ . 

 
4.3 This site is comprised of one approximately circular grazed field and is almost entirely surrounded 

by a broad belt of mature deciduous woodland. This woodland cover is only broken for the site 
access onto Old Newton Road and for a larger gap on the southern side adjacent to the Bovey 
Heathfield heathland SSSI.  A line of mature trees runs along the boundary across this latter gap. 

 
 

Does future development of the site have the potential to impact the integrity of the South 
Hams SAC? 
 

4.4 The site forms one of only two significant breaks (i.e. greater than 20m) in the built development 
that runs along almost the entire length of the A382 between the A38 dual carriageway to the 
southeast (approx. 2km) and the northern edge of Bovey Tracey to the north and northwest 
(approx. 2km). As such, while not identified as being on a ‘strategic flyway, the site must be 
considered to be a potentially important flyway for GHBs moving in an east–west and west-east 
direction around the southern side of Bovey Tracey (e.g between the Chudleigh SSSI roost and 
the Haytor and Smallacombe Iron Mines SSSI roost).  
 

4.5 The other break in development occurs where the River Bovey flows through the town. However, 
this corridor runs through a narrow pinch point (i.e. while the corridor through the town is 
generally > 20m, it reduces to less than 15m) where it crosses Fore Street (B3344) near the 
Devon Guild of Craftsman in the Riverside Mill. 
 

4.6 Therefore, before any development proposals are considered for BT2C, a full season of 
appropriate bat surveys must be carried out to establish how the area is used by GHBs and to 
what extent, if any, the site acts as a flyway and supports foraging activity. 
 

4.7 If used by GHBs, then development on site could impact the integrity of the SAC by: 
 

 Causing the loss of a small area of pasture which would reduce the extent of potential 
foraging habitat available to bats; 
 

 Causing disturbance (e.g. from increased light levels) to foraging and commuting bats; 

                                                        
4 See South Hams SAC – Greater Horseshoe Consultation Zone Planning Guidance (Natural England June 2010 ) 
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 Severance of a potentially important east-west flyway enabling GHBs to navigate around 
the southern part of the Bovey Tracey built up area. 

 
 
 Is it likely that potential impacts will require Habitat Regulations Assessment (HRA)? 

 
4.8 If the results of the above survey show that there is substantial use of the field as either foraging 

habitat as a commuting route, then the effect of development on the integrity of the SAC should 
be assessed formally through HRA. At this stage, it is judged that it could have a ‘likely significant 
effect’. 
 
 
Is it likely that impacts can be mitigated effectively? 
 

4.9 Development design would need to demonstrate that severance of any flyway could be avoided 
through both site layout and also a detailed lighting strategy capable of retaining light levels 
around the margins of the site at or below 0.5 lux. This might be particularly suitable on the 
northern edge of the development adjacent to the area of the site within the floodplain. 
 

4.10 If the site is developed, consideration should be given to seeking a biodiversity offset for loss of 
foraging habitat. 

 
4.11 Because of the potential high strategic value of the woodland element of this location, and to 

ensure that this suitable semi-natural habitat is retained for commuting GHBs. it is strongly 
recommended that the surrounding woodland belt is protected formally by a Tree Preservation 
Order. 
 

 
 5 – BT2D (Abbey Road Primary  School)  
 

 Key Characteristics 
 
5.1 Most of the town of Bovey Tracey lies within the ‘sustenance zone’ for the South Hams GHB 

Special Area of Conservation (SAC). The town also lies approximately midway between two of 
the SAC’s component SSSIs: Chudleigh Caves and Woods SSSI to the east and Haytor and 
Smallacombe Iron Mines SSSI to the west.  The western part of the town (e.g. west of the glass 
works) also lies with the ‘sustenance zone’ for the latter SSSI’s GHB roost. It is therefore possible 
that GHBs found around the town may be coming from either roost or both. 
 

5.2 This site is, however, in the heart of Bovey Tracey and all four boundaries are surrounded by 
existing built development. There are little if any features of value to GHBs either on site or in the 
immediate vicinity. 
 
 
Does future development of the site have the potential to impact the integrity of the South 
Hams SAC? 

 
5.3 Due to its location in the middle of Bovey Tracey it is extremely unlikely that this site is of critical 

importance to GHBs and therefore development would be unlikely to have a significant affect on 
the integrity of the SAC. 
 
 
Is it likely that potential impacts will require Habitat Regulations Assessment (HRA)? 
 

5.4 Since it is unlikely that development will affect significantly the integrity of the SAC, it follows that 
HRA is unlikely to be required. 
 

 
 Is it likely that impacts can be mitigated effectively? 
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5.5 It is unlikely that development of this site would require mitigation.   
 
Appendix 1  Protection and Enhancement of Ecological Networks 
 
A1.1 Across Europe, all of the Special Areas for Conservation (SACs) and Special Protection Areas 

(SPAs) together contribute to the European Natura 2000 network. The protection, management, 
and enhancement of such ecological networks, and especially those relating to the Natura 2000 
network, are identified as being particularly important in the EU Habitats Directive.   

 

A1.2 Article 3 of the Directive states: 

Where they consider it necessary, Member States shall endeavour to improve the 

ecological coherence of Natura 2000 by maintaining, and where appropriate developing, 

features of the landscape which are of major importance for wild fauna and flora, as 

referred to in Article 10. 

  

A1.3 Article 10 then goes on to explain: 

Member States shall endeavor, where they consider it necessary, in their land use 

planning and development policies and, in particular, with a view to improving the 

ecological coherence of The Natura 2000 network, to encourage the management of 

features of the landscape which are of major importance for wild fauna and flora. Such 

features are those which, by virtue of their linear and continuous structure (such as 

rivers with their banks or the traditional systems of marking field boundaries) or their 

function as stepping stones (such as ponds or small woods), are essential for the 

migration, dispersal and genetic exchange of wild species. 
 
A1.4 The Conservation of Habitats and Species Regulations (2010) transpose the above EU Directive 

into English legislation. Regulation 39 requires development plan policies to include policies that 
implement at the local level the requirements of Article 10 so as to encourage the management of 
features of the landscape which are of major importance for wild flora and fauna. 

 
A1.5 In relation to the potential development sites discussed in this report, Regulation 39 provides 

Teignbridge District Council with an opportunity to link conservation objectives to the allocation of 
some or all of the sites finally adopted.  In particular, the LPA has both a justification and a 
statutory mechanism by which they can seek through their development plan policies the 
management and enhancement of landscape features in and around Bovey Tracey which are of 
major importance for Greater Horseshoe Bats. 

  
A1.6 For instance, planning for Green Infrastructure in and around the settlement could also lead to 

significant biodiversity gains and substantial improvement of GHB commuting and foraging 
habitat providing the bats with very much enhanced flyways around the town. Such measures 
could also contribute to wider Green Infrastructure objectives and achieve benefits that could then 
also be enjoyed by the local community.  

 
A1.7 Also, South Devon has been identified by the Government as one of six areas in England that will 

pilot Biodiversity Offsetting.  This is a market-based conservation tool that measures negative 
impacts on biodiversity, replacing the loss through improvements usually nearby. Offsets aim to 
compensate for residual biodiversity loss incurred by development projects. This is done by 
creating or restoring an equivalent amount of biodiversity at an alternate location.  Used in 
conjunction with policies and objectives introduced under Regulation 39, Biodiversity Offsetting 
may therefore offer further opportunities to secure appropriate compensation and enhancements 
outside of the boundaries of any actual development sites. 
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Map 1 Bovey Tracey BT2A (Indio House) 
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Map 2 Bovey Tracey BT2B (Coal Yard Site) 
 



GHB Report for Bovey Tracey and Kingsteignton May 2013 

Map 3 Bovey Tracey BT2C (Old Newton Road) 
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Map 4 Bovey Tracey BT2D (Abbey Road Primary School Site) 

 


