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

The document comprises the detailed site assessments for a number of sites within the 
Teignbridge Plan Area, which following consideration in the context of the Strategic Housing Land 
Availability Assessment are: suitable; available; and achievable.  Those sites which meet all three 
criteria are classified as developable.   

It should be noted that sites identified in the developable supply may not be compliant with 
planning policy.  Developable sites may have been considered ‘suitable’ by the SHLAA but this 
does not mean their development would necessarily be acceptable to the Local Planning Authority. 
These potential housing sites will be subject to more rigorous suitability testing through the plan-
making process or indeed, through Development Management where a planning application is 
submitted. 
  

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

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

• Location map of the site 
• Aerial photograph of the site 
• Detailed assessment of suitability, availability and achievability 



Site No Location 
020101 Secmaton Lane 
020102 Land at Dawlish Warren Road 
020103 Off Meadow Rise (west) / Stockton Hill 
020118 Peppermint Park 
020123 The Market Field, Warren Road 
020124 Land off Langdon Road 
020141 Land at Lanherne 
020143 Land at Shutterton Bridge 
020144 High Winds, Exeter Road 
020145 Coronation Avenue car park 
020146 off Meadow Rise (east) 
020203 Bitton Brook 
020208 Brunswick Street 
020209 West Lawn 
020210 Higher Exeter Road 
020211 North of Broadmeadow 
020214 Land at Oakhill Cross, Higher Exeter Road 
020216 Buddleford Grange 
020219 Land at Higher Woodway Road 
020220 Buddleford Farm 
020222 Adjacent to Buddleford Grange 
020224 Land at Newlands, Higher Woodway 
020228 Oakhill Cross Road 
020236 Land off Frobisher Close 
020237 Bitton Scout Hut, Bitton Park 
020239 land adjacent to Oakhill Cross Road 
020240 Adjacent to "Songlines", Higher Woodway Road
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Site Ref 020101 Site Address: Secmaton Lane, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 10.79 Yield mid point: 259

Site Description:
The site consists of approximately 5ha of woodland protected by Tree Preservation Orders, including a plantation. A number of the 
trees in the plantation have been felled in recent years and there is little of merit at present. The land is relatively level, and is slightly 
raised above the adjacent footpath to the south.  The site is higher than the residential to the south.  The section to the north of the 
plantation slopes down to the north west and is pasture.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

While there are no archaeological sites recorded in the HER for this area it lies within an area of archaeological potential particularly 
with regard to prehistoric activity.

Application of PPG16 Condition for appropriate archaeological mitigation.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: subject to recent planning application for housing.  Suite of conditions include financial contributions for: offset of 
recreational impact to SPA/SAC; dormouse compensation and cirl bunting compensation.Part of the site is within the 250m  Cirl 
Bunting radius.  The area not within the plantation or woodland is part of a designated County Wildlife Site for cirl buntings.  Sensitive 
design will be required to reflect the site's setting.
Secmaton Lane is used by foraging bats so the hedge/tree line will need to be retained.  Also a landscape link between James 
Plantation and the open countryside.

James Plantation - Unconfirmed Wildlife Site.  Survey in 2007 found dormice and a badger set.

The site includes an area of woodland protected by a TPO (James Plantation). The wood includes a number of mature trees, 
principally around the boundaries and in the southern portion. Much of the wood is regenerating broadleaved woodland and scrub 
with patches of grassland. A footpath runs adjacent to the south boundary. The woodland is an important landscape feature situated 
on high ground on the edge of Dawlish and forms part of the landscape setting.  A large pasture field to the north west of the wood 
slopes down to the lane to its north west boundary and is bordered by mature hedgerows with some TPO trees to this and the north 
east boundary.

Built Environment:
 The character of the immediate area is modern properties on estates, dating from the 1950s onwards. There are a mix of design 
styles and materials, none of which stand out as distinctive to Dawlish, mostly following a standard form which was replicated across 
the country.

Development on this site could therefore make a positive contribution to Dawlish's built environment.

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

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



Site Ref 020101 Site Address: Secmaton Lane, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 10.79 Yield mid point: 259

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.

Access to Public Transport:
Were this site to be developed it is likely that additional bus-stops/services would be provided to serve the development.  

At present the nearest bus stops for the main 85 (Torquay to Exeter) and 85a (Newton Abbot to Exeter) route are on Exeter Road 
(near Dawlish Marina garage, the former Gulf Garage on High St and near Sandy Lane), approximately 500m away at the nearest 
point and 1000m at the furthest. There are also stops for the 186 route outside Gatehouse school and on Little Week Road. 

The site is between 1300 (nearest) and 1700m (furthest) away from Dawlish Railway Station.

Access to Services/Facilities:
At its nearest point the site abuts Gatehouse Primary School. At the furthest point it is 520m away.  The nearest post office/local 
centre is 900m away on Exeter Road (1400m at its furthest point).  
The nearest health centre is approximately 1400m (from the centre of the site) away on Barton Terrace.  The nearest secondary 
school is 900m (from the centre of the site) away on Elm Grove Road.  
The nearest district centre is Dawlish town centre, which is 1200m away.

Land Status:
The site is wholly greenfield.

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

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

Open Space:
Development of this site will not result in the loss of any open space or recreation facilities. Indeed, it will open up currently private 
areas and provide new facilities and recreation opportunities to existing residents.

Loss of Employment:

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

Infrastructure Capacity:
Development of this site will require substantial investment in further infrastructure.  These costs have already been discussed with 
the developer and landowners and will need to funded by the development itself.

Highway Access:
Planning Application is currently with Teignbridge District Council. Transport funding may be required through developer contributions.

Pedestrian/Cycle Links:
Pedestrian and cycle links around this site are poor but this site, if combined with adjacent areas, could offer the opportunity to rectify 
this and provide new and safe routes for pedestrians and cyclists. The one concern is that the routes would only run the length of the 
site, but there are proposals to provide a footpath and cycle link between Shutterton and Dawlish Warren and this site could provide 
a further link with the town centre.

Compatibility:
The site abuts the development boundary for Dawlish and residential use of the land would be compatible. Some form of employment 
land could be integrated to provide mixed use. The proximity to Dawlish Business Park means that it may be more appropriate to 
locate employment uses close to that area.

Site Availability:

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

Soonest Date Available: 31/03/2009

Rural Exception Site:



Site Ref 020101 Site Address: Secmaton Lane, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 10.79 Yield mid point: 259

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Yes fills all criteria .

Fulfils most criteria although major infrastructure investment.

50% reduction in yield to allow for woodland and infrastructure - 129 units.

Conclusion:

Suitability testing indicates that there are some concerns over biodiversity with a number of protected species being present on the 
site. It also lies within a Cirl Bunting 2km consultation zone. There are also landscape issues that will need to be overcome. 
Furthermore, there are some trees worthy of retention onsite; an archaeological assessment would be encouraged. Certain 
infrastructure will also need to be in place as well as wildlife corridors and pedestrian and cycle links. 

Submitted pro-forma indicates site could be available for development between April 08 and March 09.

Some members of the Panel expressed concern that major infrastructure investment would be required and that a 50% reduction in 
yield will need to be considered to allow for woodland retention and the infrastructure.

In conclusion, the site is considered suitable, available and achievable.

The Panel advised there were known developer options on this site. Therefore this site should be moved into the years 1-5 
developable sites.

Timeframe for coming available : Years 1-5 Final Yield: 259

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020102 Site Address: land at Dawlish Warren Road, Dawlish

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.63 Yield mid point: 63

Site Description:
This site has now been replotted. The land comprises of a vacant field being used for agriculture. There are some trees on the 
southern part.  The site is located on the northern fringe of Dawlish and to the west of Dawlish Warren. The land is relatively flat, only 
a gradual slope leading down towards Dawlish Warren.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
Only a very small area of the site is within Flood Zone 3b and Flood Zone 2. It is unlikely that full a Flood Risk Assessment will need 
to be carried out.

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Permission just granted for housing development.
The southern part of the site and a wet woodland through the middle of the site have been recently designated as a County Wildlife 
Site.  The western end of the Shutterton Brook was shown as a wildlife corridor in the Revised Deposit Local Plan. There is Japanese 
Knotweed on the site.
Standard "Extended Phase 1" and "Protected Species" surveys needed.  Mitigation measures would be needed to ensure no adverse 
effect on the CWS and Shutterton Brook.

Built Environment:
The area is characterised by poorly designed industrial units and modern bungalows. There is low visual amenity value in the built 
environment and development of the site would not be to the detriment of the existing character.

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

The land in the area has gentle undulating rural landscape, with arable fields and dense hedgerows. An area of woodland is located 
along the southern part of the site. Residential development is situated to the east and south of the site, partly comprising of 
residential mobile homes. Visible from higher ground to the north, limited views from residential areas and roads. Forms part of 
setting of Dawlish Warren. Some development could be acceptable and could provide an opportunity to enhance the urban edge.

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

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



Site Ref 020102 Site Address: land at Dawlish Warren Road, Dawlish

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.63 Yield mid point: 63

Access to Public Transport:
Were this site to be developed it is likely that additional bus-stops/services would be provided to serve the development.  At present 
the nearest bus stops for the 85 (Torquay to Exeter) and 85a (Newton Abbot to Exeter) are on Exeter Road (near Dawlish Marina 
garage, the former Gulf Garage on High St and near Sandy Lane). There are also stops for the 186 route outside Gatehouse school 
and on Little Week Road. 

The nearest part of the site is less than 800m from Dawlish Warren Railway Station, the furthest is over 1600m away - although this 
could be rectified through the new pedestrian and cycle routes. The site is just under 2400m from Dawlish station at its nearest point.

Access to Services/Facilities:
The nearest primary school is between 600-1200m away at Gatehouse Primary School. Development of all of this site may result in 
the need to provide a new school.  The nearest post office/local centre is between 800-1600m away on Exeter Road.  The nearest 
health centre is over 2000m away on Barton Terrace.  The nearest secondary school is between 1500-3000m away on Elm Grove 
Road.  The nearest district centre is Dawlish town centre, which is less than 2000m away.

Land Status:
The site is a mixture of green and brownfield land.

Constraints to Delivery:
Noise and contamination may be an issue due to the sites location and current uses (Shutterton Industrial Estate located within the 
boundary of the site to the south).

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

Open Space:
Development of this site will not result in the loss of any open space or recreation facilities. Indeed, it will open up currently private 
areas and provide new facilities and recreation opportunities to existing residents.

Loss of Employment:

There will be no loss of employment uses. The site currently greenfield. The Shuterton Industrial Estate is located in relative close 
proximity to the east.

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

Highway Access:
Access into the site is via Shutterton Lane. There is scope for road improvements and visibility as a result of this development.

Existing highway comments apply. Transport funding may be required through developer contributions

Pedestrian/Cycle Links:
Cycle links are okay, as part of the National Cycle Network runs through Dawlish.

Compatibility:
Residential use is compatible with the surrounding houses.

Site Availability:

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

2nd Pro forma for same site - The submitted pro-forma indicates that the site is immediately available for development, the site is not 
currently up for sale.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 020102 Site Address: land at Dawlish Warren Road, Dawlish

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.63 Yield mid point: 63

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Fulfils the main criteria fully.

Preferred employment.  The site was re-presented to the Panel as part of the 2009 SHLAA and considered to be developable 
although it was acknowledged that outline planning permission was granted on 16 September 2009 for a residential scheme on part 
of the site.

Conclusion:

The site is considered suitable. Mitigation measures would be needed to ensure no adverse effect on the CWS and Shutterton Brook 
and Appropriate Assessment under the Habitat Regulations would be required due to European sites at the Exe Estuary and Dawlish 
Warren.

Site considered available by virtue of returned site availability pro forma.

The Panel reassessed this site as part of the 2009 SHLAA. The Panel are still of the view that the site is developable, acknowledging 
that an outline planning permission was granted on 16 September 2009 for a residential scheme on the site.

In conclusion, the site is considered suitable, available and achievable.  

Planning permission has been granted for 60 dwellings post 31/03/2009 (ref 08/04565/MAJ) therefore the timeframe for development 
can be brought forward to years 1-5.

Timeframe for coming available : Years 1-5 Final Yield: 60

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020103 Site Address: Off Meadow Rise (west) / Stockton Hill

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.89 Yield mid point: 28

Site Description:
The site slopes steeply down from north to south and has been divided into three land parcels on the submitted proforma 2009, 
which have been assessed as one site.  The land is part greenfield, and part previously developed (through an existing turning head), 
which forms part of wider undeveloped countryside that rises to the skyline above the built up area of Dawlish.

This site was previously assessed as a larger site. At the request of the landowner it has now been split and reassessed as two 
separate sites (see also 020146).

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity. The impact on heritage will, therefore, be 
negligible.

The surrounding properties are of a modern design and development of this site would not adversely affect the visual appearance of 
the built environment. Careful consideration would need to be given to siting as the sloping nature of the land could give rise to 
issues of overlooking and undue dominance.

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

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

The site is part of wider undeveloped countryside which forms the skyline above the built up area for Dawlish. Development on this 
site would be prominent in the landscape. The land is designated as Coastal Preservation Area and any development of this site will 
have an impact on the undeveloped coastline.

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

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



Site Ref 020103 Site Address: Off Meadow Rise (west) / Stockton Hill

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.89 Yield mid point: 28

Access to Public Transport:
The nearest bus stop is between 400-800m away on Old Town Street for the 186 service. The nearest bus stop for the 85 (Torquay 
to Exeter) and 85a (Newton Abbot to Exeter) is on Exeter Road, also between 400-800m away.
The train station is between 800-1600m away.

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

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
There are no known issues relating to land instability or contamination on the site. The topography of the land may prove challenging 
for development but the site is adjacent to properties built on the same slopes so it should not create problems for this site.

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

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

Loss of Employment:

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

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

Highway Access:
Access via Stockton Hill is steep and narrow.  There is access to the site via an existing turning head at the end of  Meadow Rise.

Pedestrian/Cycle Links:
There are no pedestrian footpaths or cycle links along Stockton Hill and only footpaths along Meadow Rise. Opportunities to provide 
additional facilities are very limited and the topography would make cycling difficult.

Compatibility:
Residential use of this land would be compatible with the existing residential to the south.

Site Availability:

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

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

The Panel agreed the site is developable in years 6-10 with a maximum yield of 18 dwellings.

Conclusion:



Site Ref 020103 Site Address: Off Meadow Rise (west) / Stockton Hill

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.89 Yield mid point: 28

Suitability testing revealed that there are records of Cirl Buntings close to the site and the 250m radius circle overlaps the site. The 
site is also adjacent to a County Wildlife Site designated for its Cirl Bunting interest and consideration will need to be given to this.  

There may also be some archaeological interest and any application may need a Condition for appropriate archaeological mitigation.  

Development of this site in a prominent location could have an impact on the landscape and on the Coastal Preservation Area. 

Opportunities to provide additional pedestrian and cycle facilities are very limited and the topography would make cycling difficult.

The site is immediately available; it is currently for sale and being marketed through a land agent. The Panel agreed the site is 
developable in years 6-10 with a maximum yield of 18 dwellings.

Timeframe for coming available : Years 6-10 Final Yield: 18

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020118 Site Address: Peppermint Park, Dawlish

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.43 Yield mid point: 14

Site Description:
The site comprises 0.37ha at Peppermint Park, Holiday Park, which would be the redevelopment of the existing swimming pool and 
club house.

Site Suitability:

STAGE A:

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

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

The site is situated in a Holiday Development Area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" 
Policy HD3).

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
Dawlish Warren has a recent history of flooding, but this site does not fall within any of the high risk flood zones. However, the 
access onto Dawlish Warren Road, and the road itself, do fall within Flood Zone 3 so an alternative access may be required.

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The tree line on the northern boundary forms a wildlife corridor and is a local landscape feature.

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

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

This site has largely been disturbed by the caravan park and there are no relevant HER entries in the vicinity.

No anticipated archaeological impact given the area of this site.

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

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

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

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



Site Ref 020118 Site Address: Peppermint Park, Dawlish

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.43 Yield mid point: 14

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

Land Status:
The site is previously developed land.

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

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

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

Loss of Employment:

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

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

Highway Access:
Planning Application is currently with Teignbridge District Council. Transport funding may be required through developer contributions.

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

The cycle links are not as well established and there is no indication that a dedicated cycle route will be provided. On site cycle 
provision would have to be storage facilities only.

Compatibility:
Residential use on this site may not be compatible as the noise generated by holiday makers, sometimes at unsociable hours, are 
often a source of complaint to nearby residents. A view may be required from Environmental Health.

Site Availability:

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

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Access problems could be costly and with 50% Affordable housing it may be unviable.

Loss of tourism could be an issue.

Assuming that a suitable means of access can be achieved.

Access issues.



Site Ref 020118 Site Address: Peppermint Park, Dawlish

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.43 Yield mid point: 14

Might not be developed in the next five years if the market is poor due to high overhead costs.

Conclusion:

Suitability testing highlighted some concerns that could be overcome.  The tree line on the northern boundary forms a wildlife corridor 
and is a local landscape feature and should be retained  Also being so close to the European sites at the Exe Estuary and Dawlish 
Warren, Appropriate Assessment under the Habitat Regulations would be required. The access onto Dawlish Warren Road, and the 
road itself, do fall within Flood Zone 3 so an alternative access may be required.  Whilst there are pedestrian links there is little in the 
way of cycle links.  The site is also within a Holiday development area and residential may not necessarily be suitable given the 
potential for noise issues and concerns.

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

There would appear to be consensus from the Panel that the site is achievable.  However all have highlighted some concerns, 
including the potential for access problems, loss of tourism and market forces that may make it unviable or not available in the 
timeframe suggested.

In conclusion this site can be considered suitable, available and (not withstanding some concerns from the Panel) achievable.  The 
site does not have planning permission for housing development therefore development potential is likely to fall in years 6 -10 of the 
SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 14

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020123 Site Address: The Market Field, Warren Road, Dawlish Warren

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.26 Yield mid point: 40

Site Description:
The site is a relatively level area of grassland on one of the main roads into Dawlish Warren. It has a small storage building in the 
southeast corner and is used for car boot sales and events in the summer.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

NATURAL ENGLAND: Good potential for use as green infrastructure and biodiversity enhancement linked to other adjacent 
developments and requirement for additional open space.  Habitats Regulations Assessment necessary  – use of this area would 
constitute a large loss of potential amenity and biodiversity landscape enhancement.  Protected species issue would need be 
resolved.  Not a site that should be used for housing. (NB These comments were made on the basis of a much larger site, which has 
since been reduced following the details of the map submitted with the SHLAA pro forma).

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is adjacent to a Cirl Bunting territory and within a cirl bunting wintering zone.  Ecological assessment of impact is 
needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" 
surveys needed.

Built Environment:
The surrounding properties are predominantly bungalows, some of which have been extended into the roof in recent years. There are 
no listed buildings in close proximity and the site is not within a Conservation Area. A well designed scheme is unlikely to have an 
adverse impact on the existing built environment.

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

Development of the site is likely to have a limited impact on landscape character due to the proximity to existing dwellings.

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

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



Site Ref 020123 Site Address: The Market Field, Warren Road, Dawlish Warren

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.26 Yield mid point: 40

Access to Public Transport:
There is a bus stop by the site entrance for the 85 (Exeter - Torquay) and 85a (Exeter Newton Abbot).

The site is  within 800m of Dawlish Warren Railway Station.

Access to Services/Facilities:
Gatehouse Primary school is marginally over 1200m from the site.  The nearest post office/local centre is on Exeter Road, 
approximately 1100m from the site.  The nearest health centre is on Barton Terrace, over 2500m away.  The nearest secondary 
school is around 1700m away on Elm Grove Road.  The nearest district centre is Dawlish town centre, which is less than 2000m 
away.

Land Status:
The site is almost entirely greenfield, with only a small ancillary building in the southeast corner used for the storage of agricultural 
equipment.

Constraints to Delivery:
There are no known constraints to the delivery of this site.

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

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

Loss of Employment:

Development of this site would not result in the loss of employment land. The submitted proforma (January 2009) indicates the site 
may be suitable for a mix of housing and other uses, including employment and might also provide tourist accommodation in the form 
of camping and caravanning.

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

Highway Access:
There is a vehicular access with good visibility in the northeast corner of the plot.

Pedestrian/Cycle Links:
There is a continuous footpath link running along the northern boundary of this site which leads into the centre of Dawlish Warren. 
The footpath links back to Dawlish require crossing the road on a couple of occasions as it is not continuous, but there are suitable 
crossing points with dropped kerbs.

Compatibility:
There are residential properties surrounding this site and the development of this land would be compatible with existing uses.

Site Availability:

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

Soonest Date Available: 31/03/2008

Rural Exception Site:
The submitted proforma (January 2009) indicates the site may be suitable for affordable local needs housing.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view that highways access was acceptable and that the site was developable.



Site Ref 020123 Site Address: The Market Field, Warren Road, Dawlish Warren

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.26 Yield mid point: 40

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The site is however 
located within a broad area of search for sites, where future development may contribute towards the creation of sustainable mixed 
communities. The site is also located close to Dawlish Warren SAC and Exe Estuary SPA. There are potential impacts on landscape 
character. 

The site is considered to be available.  The pro forma does not indicate if the site is for sale or being marketed through an agent.

The Panel comment that highways access is acceptable and that the site is developable.

In conclusion, the site is considered to be suitable, available and achievable. 

The site does not have planning permission for housing development and there is no known developer interest. Therefore 
development potential is likely to fall in years 6 -10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 40

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020124 Site Address: Land off Langdon Road, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 8.82 Yield mid point: 212

Site Description:
See also 02.01.15.  The site is in agricultural use with crops growing in one part and sheep grazing in another part.  The land rises to 
the south west quite steeply.  A stone wall is located along the north - eastern boundary, while a hedge is located along the eastern 
boundary, separating the site from adjoining dwellings. The fields are also separated by a hedgerow with a tree in the middle.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is entirely within a cirl bunting County Wildlife Site.  The majority of the site is within two known cirl bunting 
territories.
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
An archaeological feature - a curvilinear feature - has been identified by aerial photography in this area. To the south-west is the site 
of a possible beacon or burial mound site - again identified by aerial photography.  Associated archaeological deposits or artefacts 
may survive elsewhere within this site.

An archaeological feature - a curvilinear feature - has been identified by aerial photography in this area. To the south-west is the site 
of a possible beacon or burial mound site - again identified by aerial photography.  Associated archaeological deposits or artefacts 
may survive elsewhere within this site.

Application of PPG16 Condition for appropriate archaeological mitigation.

Application of PPG16 Condition for appropriate archaeological mitigation.

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

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

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.



Site Ref 020124 Site Address: Land off Langdon Road, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 8.82 Yield mid point: 212

Access to Public Transport:
The nearest bus stop for the 186 service to Starcross is within 400m of the site.

The nearest bus stop for the 85 (Torquay-Exeter) and 85a (Newton Abbot-Exeter) service is over 800m away on Exeter Road.

Development of the whole of the site would probably require a new stop within the site.

Dawlish train station is between 800-1600m away.

Access to Services/Facilities:
The nearest primary school is less than  600m away at Gatehouse Primary School. 

The nearest post office/local centre are between 800-1600m away on The Strand and also on Exeter Road.

The nearest health centre is less than 1000m away on Barton Terrace.

The nearest secondary school is less than 1500m away on Elm Grove Road.

The nearest district centre is Dawlish town centre, which is less than 2000m away.

It is noted that the main access into the town centre from the site (Stockton Hill) is a steep, narrow road without footpaths and 
consideration will need to be given to finding safer alternative routes.

Land Status:
The site is greenfield.

Constraints to Delivery:
None identified.

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

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

Loss of Employment:

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

Infrastructure Capacity:
Difficult access to bus services.

Highway Access:
Access will be via Stockton Hill and East Cliff Road, neither of which are well aligned or wide. Increased vehicular movements along 
these roads will increase the traffic along substandard routes with consequent danger to all users of the road.

Pedestrian/Cycle Links:
There are no footpaths along the majority of Stockton Hill and the gradient makes cycling unviable for all bar the very keen. Other 
routes have shallower gradients and footpaths but overall cycle provision is poor and there are no opportunities to rectify this through 
development of this site.

Compatibility:
The site is bounded on two sides by residential development and the introduction of further residential development on this site would 
be compatible with surrounding uses.

Site Availability:

Is the Site Immediately Available:
Yes, within the next 5 years (before 2014).

Soonest Date Available: 31/03/2009

Rural Exception Site:
No.

Large Property/Sub-Division:



Site Ref 020124 Site Address: Land off Langdon Road, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 8.82 Yield mid point: 212

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Developable subject to access from adjacent site.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The site does 
however fall within a broad area of search for sites, where future development may contribute towards the creation of sustainable 
mixed communities. The site is located within a cirl bunting County Wildlife Site and is in close proximity to the Dawlish Warren SAC 
and Exe Estuary SPA. There are possible archaeological deposits on the land given the close proximity of a beacon or burial mound 
site.

The site is considered available, but there is no indication as to when the site could be developed. 

The Panel comment that the site is developable subject to access from an adjacent site. The site is therefore considered achievable.

In conclusion, the site is considered to be suitable, available and achievable. Given the need to resolve access issues, the site could 
be included in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 212

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



Based upon Ordnance Survey Material with Permission of Ordnance Survey on behalf of the controller of Her Majesty's stationary Office (C) Crown
Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings. Teignbridge District Council 100024292

Strategic Housing Land Availability Assessment
Review 2009 (March 2010)

SHLAA Site Reference:

Site Address:

Parish:

0 50 10025 Meters

Area of Site (ha):

020141

Lanherne

Dawlish

1.29

DEVELOPABLE

02.01.41

Teignbridge Local Development Framework



Site Ref 020141 Site Address: Land at Lanherne, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.29 Yield mid point: 41

Site Description:
The site comprises the Lanherne care facility and surrounding land.

Site Suitability:

STAGE A:

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

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in  a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site lies adjacent to Dawlish Cliffs SSSI, 
designated for its geological interest.  There must be no harm to the SSSI.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  "Protected Species" surveys needed, as bats, birds, etc may be affected.

The whole site also has a blanket TPO.

Built Environment:
Part of the site lies within the Dawlish Town Centre Conservation Area although this is restricted to the southernmost extent of the 
site.  Development will have to take into account impact on the setting and character of the Conservation Area.

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

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

Air Quality:
The site lies in close proximity to an AQMA.  Any large scale development will have a major impact on the area and mitigation will be 
an essential part of any proposals for development in Dawlish.

Access to Public Transport:
The site lies on the main bus route (85 and 85A) between Exeter and Newton Abbot.  The site is also well under 800m from Dawlish 
Railway Station.

Access to Services/Facilities:
The closest primary school to the site is Westcliff, just under 1000m from the site.  Dawlish Post Office at The Strand is under 200m 
from Lanherne.  Barton Terrace Doctors Surgery is less than 800m from this site.  Dawlish Community College is about 200m away.  
The site is in close proximity to the town centre which is less than 400m.

Land Status:
The site is part brownfield (existing Lanherne complex), part greenfield (its grounds).

Constraints to Delivery:
There are no obvious constraints to the delivery of this site for housing.



Site Ref 020141 Site Address: Land at Lanherne, Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.29 Yield mid point: 41

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

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

Loss of Employment:

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

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

Highway Access:
Site could probably be directly accessed off Exeter Road although this could create problems and road safety issues given the nature 
and alignment of the highway here.

Existing highway comments apply. Transport funding may be required through developer contributions.

Pedestrian/Cycle Links:
Site is in close proximity to the town centre and would be able to utilise existing links serving the heart of the town.

Compatibility:
The site lies on the fringe of the town centre, it is abutted by residential uses to the north and west.  Development for residential uses 
is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
Whilst no pro forma has been submitted, the Council's Property Section have indicated that this site is immediately available for 
development.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

The Panel heard that the eastern part of this site is undeveloped. The Panel agreed that redevelopment of the entire site is 
achievable.

Conclusion:

Suitability testing has revealed no fundamental concerns relating to the suitability of this site accommodating residential development 
although this would obviously be subject to the site being surplus to requirements in its current use.  The site's location at a pinch 
point in the local highway network could create some accessibility as well as AQMA issues that would need to be resolved prior to 
development.  Any potential impact on the adjacent SSSI will need to be considered.

Whilst no site pro forma has been returned, following discussions with the Council's Property Section it was acknowledged that the 
site was immediately available for development.

In terms of achievability, the Panel identified no major constraints which would prevent this site from coming forward.

In conclusion, the site is considered suitable, available and achievable.

There is no planning permission and there is no known developer interest. Therefore the development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 41
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The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020143 Site Address: land at Shutterton Bridge, Dawlish

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 11.89 Yield mid point: 285

Site Description:
This revised site, formerly part of 020102, is relatively flat and predominantly comprises of agricultural land, with a relatively small 
area affected by flooding. The land is located on the northern fringe of Dawlish.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
A portion of the site is within Flood Zone 3b and Flood Zone 2. Sequential and exceptions tests as well as a Flood Risk Assessment 
therefore need to be carried out.

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The site includes part of Shutterton Brook CWS (wetland habitats).  Standard "Extended Phase 1" and "Protected Species" 
surveys needed. An ecological assessment of impacts plus appropriate suite of mitigation/ compensation measures will be needed.

Built Environment:
The area immediately to the south is characterised by poorly designed industrial units. There is low visual amenity value in the built 
environment and development of the site would not be to the detriment of the existing character.

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

The land is gently undulating rural landscape forming the northern valley side of Shutterton Brook. Arable fields with dense 
hedgerows and an area of woodland is located in the centre of the site. Residential mobile homes and an industrial estate are 
positioned to the south. There are limited views from residential areas and roads. Forms part of setting of Dawlish Warren. Some 
development could be acceptable and could provide an opportunity to enhance the urban edge. AGLV should not be developed and 
woodland and hedgerows should be protected.

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

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

Access to Public Transport:
Were this site to be developed it is likely that additional bus-stops/services would be provided to serve the development.  At present 
the nearest bus stops for the 85 (Torquay to Exeter) and 85a (Newton Abbot to Exeter) are on Exeter Road (near Dawlish Marina 
garage, the former Gulf Garage on High St and near Sandy Lane). There are also stops for the 186 route outside Gatehouse school 
and on Little Week Road. 
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Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 11.89 Yield mid point: 285

The nearest part of the site is less than 800m from Dawlish Warren Railway Station, the furthest is over 1600m away - although this 
could be rectified through the new pedestrian and cycle routes. The site is just under 2400m from Dawlish station at its nearest point.

Access to Services/Facilities:
The nearest primary school is between 600-1200m away at Gatehouse Primary School. Development of all of this site may result in 
the need to provide a new school.  The nearest post office/local centre is between 800-1600m away on Exeter Road.  The nearest 
health centre is over 2000m away on Barton Terrace.  The nearest secondary school is between 1500-3000m away on Elm Grove 
Road.  The nearest district centre is Dawlish town centre, which is less than 2000m away.

Land Status:
The site is green land.

Constraints to Delivery:
Noise and contamination may be an issue due to the proximity of the site to the Shutterton Industrial Estate.

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

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

Loss of Employment:

Developing the site will not result in the loss of any employment land. The Shutterton Industrial Estate is located immediately south of 
the site.

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

Highway Access:
Access into the site is via Exeter Road and there is scope for road improvements and visibility as a result of this development.

Pedestrian/Cycle Links:
Cycle links are okay, as part of the National Cycle Network runs through Dawlish, but there is no provision along Exeter Road. This 
site could provide a through route.

Compatibility:
Residential use is not compatible with the adjoining industrial use to the south.

Planning permission has been granted for a new supermarket on adjoining land to the south of this SHLAA site, including industrial 
starter units and with financial contribution towards a cycle link between Exeter Road and Dawlish Warren, and towards improved bus 
services.

Site Availability:

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

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

This site used to be part of 020102, but has now been replotted. 

The Panel are still concerned about flooding issues, but the site is still considered developable, at a reduced yield for years 11 - 15 of 



Site Ref 020143 Site Address: land at Shutterton Bridge, Dawlish

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 11.89 Yield mid point: 285

the SHLAA.

Conclusion:

This site used to be part of 020102, but has now been replotted.

The revised site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The site falls 
in a broad area of search where development may contribute towards the creation of sustainable mixed communities. A portion of the 
site is affected by Flood Zone 3b and Flood Zone 2. Sequential and exceptions tests as well as a Flood Risk Assessment may need 
to be carried out. The site is close to the Dawlish Warren SAC and Exe Estuary SPA and includes part of Shutterton Brook CWS 
(wetland habitats). These issues may need further ecological assessment to establish mitigating measures. 

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

In conclusion, the site is considered suitable, available and achievable. There are still concerns about flooding, but the replotted site 
is developable at a reduced yield. It is considered appropriate to include the site in the supply of potential developable sites in  years 
11 - 15 of the SHLAA.

Timeframe for coming available : Years 11-15 Final Yield: 247

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020144 Site Address: High Winds, Exeter Road

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.88 Yield mid point: 189

Site Description:
Site comprising a number of fields currently used for agricultural purposes, and with farm buildings along the northern edge.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

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

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

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

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

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

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

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



Site Ref 020144 Site Address: High Winds, Exeter Road

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.88 Yield mid point: 189

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
None have been identified.

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

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

Loss of Employment:

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

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

Highway Access:
Site could probably be directly accessed off Exeter Road.

Pedestrian/Cycle Links:
There are pedestrian links up to Secmaton Lane but the dedicated cycle links are limited.

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

Site Availability:

Is the Site Immediately Available:
Yes.

Soonest Date Available: 31/03/2009

Rural Exception Site:
Yes.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Achievable as part of wider development of whole area.

Conclusion:

The site is considered suitable as there does not appear to be significant policy, flooding or biodiversity issues. The site does 
however fall in an area of search where development may contribute to creating sustainable mixed communities. The site is located 
in close proximity to the Dawlish Warren SAC and Exe Estuary SPA.

The site is considered to be available, but there is no indication as to when development could occur. 

The Panel comment that the site is achievable as part of the wider development of the area.

In conclusion, the site is suitable, available and achievable. The site is developable, but in the absence of a plan for the whole area, 
the timeframe for site delivery could be years 11 - 15 of the SHLAA.

Timeframe for coming available : Years 11-15 Final Yield: 189



Site Ref 020144 Site Address: High Winds, Exeter Road

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.88 Yield mid point: 189

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020145 Site Address: Coronation Avenue car park

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.11 Yield mid point: 4

Site Description:
This is an existing Council owned car park, within a residential area of Dawlish. Several large trees are located along the eastern 
boundary.

Site Suitability:

STAGE A:

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

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Protected species survey of trees if they are to be lost.

Built Environment:
There are no listed buildings in close proximity. However, the site is about 60m from a Conservation Area.

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

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

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

Access to Public Transport:
Regular bus services are provided along the Dawlish Road 100m away.

Dawlish station is approximately 800m away.

Access to Services/Facilities:
Development of the site will result in the loss of a residents car park.

Westcliff Primary School is 740 m away. Nearest post office is at the Strand (650 metres); health centre at Barton Surgery, Barton 
Terrace (900m). secondary school is about 1400m away on Elm Grove Road .  The nearest district centre is Dawlish town centre, 
which is about 1,000m away.



Site Ref 020145 Site Address: Coronation Avenue car park

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.11 Yield mid point: 4

Land Status:
Previously developed.

Constraints to Delivery:
None identified.

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

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

Loss of Employment:

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

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

Highway Access:
Site could be accessed from Coronation Avenue.

Pedestrian/Cycle Links:
There are existing footpath links on Coronation Avenue.

Compatibility:
Site is within a residential area, its development for housing is unlikely to raise any issues of compatibility.

Site Availability:

Is the Site Immediately Available:
No, but can become available in the next 5 years (to 2014).

Soonest Date Available: 31/03/2010

Rural Exception Site:
No.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Council owned site so could come forward sooner. Potential yield of 8 units.

Conclusion:

The site is considered suitable as there appears to be no significant policy, flooding or biodiversity issues.  The site is however 
located in a broad area of search for sites, where future development may contribute towards the creation of sustainable mixed 
communities.

The site is available and could be developed at relatively short notice. 

The Panel comment that the Council owned car park could come forward sooner than expected.

In conclusion, the site is considered suitable, available and achievable. The site is developable and could come forward in years 1 - 5 
of the SHLAA timeframe.

Timeframe for coming available : Years 1-5 Final Yield: 8
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The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020146 Site Address: off Meadow Rise (east), Dawlish

Inset No: 11

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.75 Yield mid point: 56

Site Description:
This is a steeply sloping rectangular piece of land, situated on the skyline above the built up area for Dawlish.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity. The impact on heritage will, therefore, be 
negligible.

The surrounding properties are of a modern design and development of this site would not adversely affect the visual appearance of 
the built environment. Careful consideration would need to be given to siting as the sloping nature of the land could give rise to 
issues of overlooking and undue dominance.

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

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

The site is on the ridge line when looking back from the town centre and any development on this site would be prominent in the 
landscape. The land is designated as Coastal Preservation Area and any development of this site will have an impact on the 
undeveloped coastline.

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

Air Quality:
Site is close to some areas of potential concern to the north in Starcross and Kenton, and there is an Air Quality Management Area 
in operation in Iddesleigh Terrace, Dawlish. Any large scale development will have a major impact on these areas and mitigation will 
be an essential part of any proposals for development in Dawlish.
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Access to Public Transport:
The nearest bus stop is between 400-800m away on Old Town Street for the 186 service. The nearest bus stop for the 85 (Torquay 
to Exeter) and 85a (Newton Abbot to Exeter) is on Exeter Road, also between 400-800m away.
The train station is between 800-1600m away

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

Land Status:
Greenfield. Part of the site has previously been occupied by Pathfield Nursery an as such has been despoiled.

Constraints to Delivery:
Potential delivery may be dependent upon vehicular access being provided from the adjoining SHLAA site 020103, which is 
understood to be in a different ownership.

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

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

Loss of Employment:

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

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

Highway Access:
Potential delivery may be dependent upon vehicular access being provided from the adjoining SHLAA site 020103.

Pedestrian/Cycle Links:
There are no pedestrian footpaths or cycle links along Stockton Hill and only footpaths along Meadow Rise. Opportunities to provide 
additional facilities are very limited and the topography would make cycling difficult.

Compatibility:
Residential use of this land would be compatible with the existing residential to the south.

Site Availability:

Is the Site Immediately Available:
The submitted proforma (2008) indicates the site is immediately available for development.

Soonest Date Available: 31/03/2008

Rural Exception Site:
No.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Conclusion:

The site is considered to be suitable. There are no significant policy, flooding or biodiversity issues. The site does fall in an area of 
search where development may contribute to creating sustainable mixed communities. The site is located close to Dawlish Warren 
SAC and Exe Estuary SPA. The prominent location of the site above the Dawlish skyline could mean that development would have a 
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negative impact on the landscape and on the Coastal Preservation Area.

The site is immediately available for development. However, the capability of the site to be brought forward is likely to be dependent 
on the development of adjoining land at SHLAA site reference 020103.

The Panel considered that this site may be prevented from being developed if adjoining site 020103 was sold off and developed in 
isolation. Consensus was reached this site may have a maximum yield of 30 dwellings and be developable in years 11-15.

Timeframe for coming available : Years 11-15 Final Yield: 30

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020203 Site Address: Bitton Brook, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 10.86 Yield mid point: 261

Site Description:
A large greenfield site which includes a number of fields as well as a brook from which the site takes its name.  The site lies to the 
north of Teignmouth town centre and is likely to be visually prominent from the south.  The site slopes from north to south and is 
surrounded by agricultural uses to the east, west and north, there is a housing estate immediately to the south.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

Many group TPOs following hedge and tree lines.

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

This proposed development site lies to the north-east of a substantial prehistoric settlement site - see 020201 above - and as such 
there is the potential for archaeological deposits or artefacts to survive in this area.

The HES would recommend that any application for development in this area was supported by an appropriate archaeological 
assessment including geophysical survey and the excavation of evaluative trenches.  The results of these investigations would allow 
the HES to determine the nature and potential extent of archaeological deposits and formulate a response to any development in this 
area.

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

Small pasture fields enclosed by mature hedgerows all subject to TPOs and small blocks of woodland associated with the stream at 
the head of the Coombe valley with a strong rural character despite the proximity of the town. Much of the site is visually prominent 
with views from the Teign estuary, local ridgeline roads and some residential areas although some pockets are less exposed. Very 
important to Teignmouth's setting and important buffer to Little Haldon.

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

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.
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Access to Public Transport:
The closest bus stop is at Keats Close (about 130m from the site).  A half hourly town-based service (83) is available.

Access to Services/Facilities:
Hazeldown Primary School is approximately 600m from the site.  The Lower Coombe Post Office is a little more than 800m from 
Bitton Brook.  Teignmouth Medical Practice is nearly 2000m from the site.  Teignmouth Community College is significantly less than 
2000m from this site.  The site is less than 2000m from the town centre.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Topology is likely to be an issue

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

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

Loss of Employment:

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

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

Highway Access:
Existing residential streets could form access into a proportion of the site and would be in accordance with the Manual for Streets. 
This site would need to be developed in conjunction with site 02.02.27 and 02.02.20 so that non-ransom strip vehicular and 
pedestrian/cycle links can be formed between the sites.  Transport/infrastructure funding may be required through developer 
contributions. There are concerns that the existing development is only served from two points of access onto Exeter Road and that 
these junctions may need assessment to establish how they will operate with additional development.

Pedestrian/Cycle Links:
Good existing links through existing housing estate.

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

Site Availability:

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

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Not ready with roads.

Should be considered in conjunction with 020201.

Fulfils criteria well.
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Conclusion:

Suitability testing indicates that there are a number of wildlife, archaeological and landscape constraints on the site that would need 
to be overcome for the site to remain suitable.

Submitted pro forma indicates site is immediately available for development, although it is not currently for sale or being marketed.

There appears to be a general consensus of the panel that the site is achievable but concern has been raised about the roads.

In conclusion the site is available, achievable and potentially suitable subject to the biodiversity, archaeological and landscape issues 
being overcome.  As a consequence the site has been included in years 6 - 10 the SHLAA supply.

Timeframe for coming available : Years 6-10 Final Yield: 261

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020208 Site Address: Brunswick Street
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Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.44 Yield mid point: 35

Site Description:
This town centre brownfield site is low lying and has frontages to the north and east onto public highways (George Street and 
Brunswick Street).  A Development Brief was approved on the site in 2000 and proposes a mixed-use development on the site 
comprising residential, retail and office uses.  This is public sector land and current uses onsite include a car park, former garage and 
showroom, former window manufacturers and some retail.  Surrounding uses are generally retail/service (i.e. town centre uses).

Site Suitability:

STAGE A:

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

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

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

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is wholly within Flood Zone 3a , therefore the sequential test will need to be undertaken before considering development on 
this site.  The applicant will have to demonstrate that development of this site passes the exception test and submit an FRA to 
demonstrate how flood risk can be overcome and surface water drainage has been considered.

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

Built Environment:
The site is in a Conservation Area and there are a number of Listed Buildings in close proximity.

This site lies within an area of 19th century expansion of Teignmouth and appears to have been disturbed by later development - 
mainly by the construction car parks.

No anticipated archaeological impact.

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

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

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

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

Access to Services/Facilities:
The site lies within the town centre and as such is highly accessible in respect of retailing and employment opportunities.  The main 
Teignmouth Post Office is little more than 100m from the site.  This town centre site is within 200m of four doctors surgeries.  
Teignmouth Community College is well within 1500m of this site.
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Land Status:
The site is wholly based on previously used land.

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

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

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

Loss of Employment:

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

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

Highway Access:
The site is developable. Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
Strong pedestrian links with the town centre.

Compatibility:
There are unlikely to be any compatibility issues arising from redeveloping this site for housing.

Site Availability:

Is the Site Immediately Available:
Whilst no pro forma has been submitted, following discussions with colleagues in Property we have been advised that the site is 
immediately available for development.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Thought needed on design but yes.

With retail or other flood tolerant use on ground floor.

Poor access and loss of employment land.

Achievable - 26 units.

Conclusion:

Suitability testing indicates that the main area of concern is that of Flood Risk as the site is in Flood Zone 3a which will require 
sequential and exception testing.  Any associated implications will need to be overcome.

The site is located in the town centre therefore a density of 100 dph has been applied. This concurs with the density stated in the 
Initial Deposit Teignbridge Local Plan First Review (2002).

The indication is that the site is immediately available for development.
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There appears to be no consensus of the panel.  With some suggesting the site is achievable with appropriate design and flood 
tolerant uses and others having concerns over loss of employment land and access issues.  Following further consideration and 
applying advice from HBF, in-light-of flooding issues it is felt that the site should be phased towards the end of the SHLAA supply.

Site is suitable despite flooding concerns (although the sequential and exceptions tests will need to be passed in accordance with 
PPS25), available and achievable and has been phased within years 11-15 of SHLAA supply.

Timeframe for coming available : Years 11-15 Final Yield: 35

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020209 Site Address: West Lawn, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.82 Yield mid point: 66

Site Description:
A brownfield site within Teignmouth town centre.  This site was previously included as a proposed allocation in the withdrawn 
Teignbridge Local Plan First Review and has been used for college-related uses.  The site is surrounded by residential uses and of 
course the college itself.  Urban Capacity site owned by Devon County Council.

Site Suitability:

STAGE A:

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

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

Built Environment:
A small section of the south west corner of the site is within a Conservation Area with the rest of the site being adjacent to it on its 
western boundary.  There are no Listed Buildings in close proximity.

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

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

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.

Access to Public Transport:
The site lies on the fringe of the town centre with high levels of access to a number of bus services (including the 85/85A Exeter-
Newton Abbot service).  Teignmouth Railway Station is also in close proximity to the site.

Access to Services/Facilities:
The site lies within the town centre and as such is highly accessible in respect of retailing and employment opportunities.  Our Lady & 
St. Patrick's R C Primary School is nearly 1000m from the site.  The Den Road main Teignmouth Post Office is less than 400m from 
the site.  The site forms part of Teignmouth Community College.

Land Status:
A largely brownfield site used for education uses as part of the wider community college complex.
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Constraints to Delivery:
There may be issues in relation to the existing use of the site as a community college and the potential need for relocating.

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

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

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

Loss of Employment:

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

Infrastructure Capacity:
With the exception of highway and access works, it is unclear as to whether further infrastructure and the provision of utilities are 
required or whether these need to be upgraded should there be any further development

Highway Access:
From a highway safety perspective the site is developable to a certain extent. Consideration will need to be given to vehicle trip 
generation as a factor in determining of the number of dwellings appropriate for this site. The reason for this is that the access 
visibility is poor and may not be improved due to land ownership constraints. Transport/infrastructure/TRO funding may be required 
through developer contributions.

Pedestrian/Cycle Links:
Network of footpaths in place serving college buildings.

Compatibility:
There are unlikely to be any compatibility issues arising from redeveloping this site for housing.

Site Availability:

Is the Site Immediately Available:
The site is not immediately available for development.  It is likely to come forward within a period of 5-10 years between 2013 and 
2018.  The site is not currently for sale or being marketed.

Soonest Date Available: 31/03/2018

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Consensus : The Panel heard this site was brought to the attention of the Council by Devon County Council in the preparation of the 
Initial Deposit Teignbridge Local Plan First Review. The Panel considered this to be a good site for redevelopment with potential for 
up to 22 dwellings in years 1-5. However, there is likely to be a problem with vehicular access.

Conclusion:

Suitability testing has raised no significant areas of concern other than that of highways and access and these will need to be 
resolved.

A pro-forma has been submitted indicating the site will be available between 2013 and 2018.  They have noted that access may be 
an issue.

The Panel considered this to be a good site for redevelopment with potential for up to 22 dwellings in years 1-5.  The site is not 
available within this timeframe. There is likely to be a problem with vehicular access. 

The site is suitable notwithstanding the access/highway concerns, available and achievable.  It has therefore been included in year 
11 - 15 of the SHLAA supply.  The final yield has been reduced to 22 to reflect the comments of the Panel.
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Timeframe for coming available : Years 11-15 Final Yield: 22

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Area: 1.60 Yield mid point: 51

Site Description:
A relatively small greenfield site situated to the north of Teignmouth town centre.  The site is approximately 1.6ha and comprises 
rough pasture land which has not been under agricultural management for many years.  The site has been promoted for housing 
uses since the 1960s and was previously allocated for housing under the Teignbridge Initial Deposit Local Plan.  The site slopes from 
northeast to southwest.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site does not fall in an area covered by any biodiversity designation. It is in a Cirl Bunting 2km buffer region.

Refused on appeal partly on ecology grounds.  Dormice present.  Cirl Bunting issue at appeal, but to date no recent confirmed 
records.  Proposal was to pay for off-site Cirl Bunting compensation for loss of site.

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

No anticipated archaeological impact.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:

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

Landscape Character:
The site is located within the following landscape designations: designated Countryside, Coastal Preservation Area and an Area of 
Great Landscape Value. 

It is a small field of rough pasture surrounded by hedgerows with mature trees and a woodland to the south west, all subject to TPO. 
Residential areas lie to the east and south with gardens of an adjacent property to the north west. The open field is visible in views 
from Shepherds Lane to the west and B3192 in Teignmouth but due to the enclosing trees is fairly well screened from neighbouring 
properties and views from the wider landscape, although the trees and woodland form an important part of those views. The mature 
trees, woodland and hedgerows surrounding the site should be protected. Some development could be accommodated without 
significant adverse impact.

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

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.

Access to Public Transport:
The Admirals Walk bus stop on Raleigh Road is less than 400m.  The 80 bus runs approximately every 30 minutes to the town 
centre.



Site Ref 020210 Site Address: Higher Exeter Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.60 Yield mid point: 51

Access to Services/Facilities:
The closest primary school: Hazeldown is less than 400m from this site.   Ashleigh Way Post Office is less than 500m from the site.  
The closest doctors: Channel View is less than 2000m.  Teignmouth Community College is comfortably within 1500m of this site.  
The closest shopping (and probably employment opportunities) can be found in the town centre approximately 2000m from the site.

Land Status:
The site is wholly greenfield.

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

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

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

Loss of Employment:

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

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

Highway Access:
Highway access could probably be provided through Drake Road without significant improvements required.

Pedestrian/Cycle Links:
Poor walking and cycling opportunities.

Compatibility:
Site adjoins residential area, its development for housing is unlikely to raise any issues of compatibility.

Site Availability:

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

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Fulfills most criteria well. 

Build costs high and 50% affordable may make unviable.

Fulfils most criteria well. Land is designated as Area of Great Landscape Value, Open Countryside and Coastal Preservation Area

Conclusion:

Suitability testing revealed that the site had a previous application refused partly on ecology grounds with issues relating to this and 
any compensation/mitigation aspects will need to be considered.  It is understood that there are Dormice present and there was an 
issue relating to Cirl Buntings at the appeal.  The mature trees, woodland and hedgerows surrounding the site should be protected.  It 
was also noted that there were poor walking and cycling opportunities.



Site Ref 020210 Site Address: Higher Exeter Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.60 Yield mid point: 51

The submitted pro-forma indicates that the site is immediately available for development but is not currently being marketed.

There appears to be a general consensus of the panel that the site is achievable although the issues of build costs and land 
designations were flagged up as concerns.

In conclusion the site is considered to be suitable (subject to biodiversity and other  issues being overcome), available and 
achievable.   As a consequence the site has been included within the SHLAA supply.

Timeframe for coming available : Years 1-5 Final Yield: 54

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020211 Site Address: North of Broadmeadow

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.49 Yield mid point: 108

Site Description:
The site consists of two fields and is located on the western side of Teignmouth.  It lies immediately to the south of potential 
development site 020701 and to the east of sites 020106 and 020207.  The site is currently essentially scrubland and trees and 
slopes from east to west.  The site's development for housing could result in overshadowing/overlooking from adjacent flats.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

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

While lying within the historic core of the West Teignmouth and the parish church of St James, the site has probably largely disturbed 
by construction of school in the 20th century.

No anticipated archaeological impact.

This site lies within an area of known prehistoric activity.

Application of PPG16 Condition for appropriate archaeological mitigation.

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

The site lies on very steeply sloping ground on the west side of a ridge leading down from Little Haldon & Shepherds Lane to the 
Teign estuary. The site is visually exposed and visible from Little Haldon, the valley to the west & north west, Ash Hill and  from the 
Teign estuary to the south and high ground beyond in Shaldon and Ringmore (all within AGLV & CPA). The site is covered with 
naturally regenerated woodland and scrub, with patches of grassland and this growing woodland helps to integrate the rather harsh 
urban edge to the east, comprising flats and houses along the ridge. The ridge forms the western edge of Teignmouth at this point 
and the retention of the woodland is important in defining the setting of the town and providing enhancement to the urban edge.

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

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.



Site Ref 020211 Site Address: North of Broadmeadow

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.49 Yield mid point: 108

Access to Public Transport:
The site is within 800m of the closest bus stop at County Garage.  Regular services are available to the town centre and also to 
Exeter and Newton Abbot.

Access to Services/Facilities:
The nearest primary school is Our Lady & St. Patrick's R C Primary School which is well within 600m of the site.   The closest Post 
Office at Coombe Vale is within 800m of the site.   The Riverside Surgery is approximately 1300m from this Broadmeadow site.  The 
closest secondary school is Teignmouth Community College less than 1000m from the site.  Teignmouth town centre which is 
designated as a district centre is comfortably within 2000m of the site.  The site is under 2000m from Teignmouth town centre.

Land Status:
The site is wholly greenfield.

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

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

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

Loss of Employment:

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

Infrastructure Capacity:
Not acceptable given access via Bitton Park Road has significant problems.

Highway Access:
Broadmeadow Industrial Estate has poor access for all users currently and is un-adopted highway. Broadmeadow Industrial Estate 
road must be brought up to adoptable standards if it was proposed to serve this site or alternative access will need to be sought. 
Transport/infrastructure/TRO funding may be required through developer contribution.

Pedestrian/Cycle Links:
Some footpaths although issue of compatibility with industrial estate in close proximity could arise.

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

Site Availability:

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

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Considered achievable subject to acceptable access.

Possible contamination issues.



Site Ref 020211 Site Address: North of Broadmeadow

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.49 Yield mid point: 108

Conclusion:

Suitability testing indicates that there are wildlife and archaeological constraints on the site that would need to be overcome.  Of more 
concern is the landscape impact with the site being visually prominent.  The site itself  is covered with naturally regenerated 
woodland and scrub, with patches of grassland and this growing woodland helps to integrate the urban edge to the east, comprising 
flats and houses along the ridge. The ridge forms the western edge of Teignmouth at this point and the retention of the woodland is 
seen as important in defining the setting of the town and providing enhancement to the urban edge.

Submitted pro forma indicates site is immediately available for development.

There appears to be consensus from the panel that the site is achievable but they have stated that this is subject to acceptable 
access and that there maybe possible contamination issues. 

In conclusion the site is available, suitable (subject to issues raised above being resolved) and achievable (subject to comments 
made).  As a consequence the site has been included within the SHLAA supply.

Timeframe for coming available : Years 6-10 Final Yield: 108

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020214 Site Address: Land at Oakhill Cross, Higher Exeter Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.17 Yield mid point: 124

Site Description:
A relatively large greenfield site in multiple ownership.  This site lies to the north of Teignmouth town centre and is highly visible from 
the south.  The site is lined by hedges on all sides and also includes some trees. There is a mobile phone tower to the northeast of 
the site.  Surrounding uses are predominantly rural although there is some housing to the south.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Records of Cirl Bunting, bats and barn owls made in 2004.  The whole site is within the indicated cirl bunting territory. 
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

Some TPO trees present.

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

There is potential for the survival of prehistoric archaeological deposits within this area, as demonstrated by the finds of flint working 
debris and the possible funerary monument on the apex of the hill to the north-west.

There is potential for the survival of prehistoric archaeological deposits within this area, as demonstrated by the finds of flint working 
debris and the possible funerary monument on the apex of the hill to the north-west.

Application of PPG16 Condition for appropriate archaeological mitigation.

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

Gently sloping pasture fields on the south side of a ridge leading down from Little Haldon and forming the northern edge of the urban 
area, an important part of the setting of Teignmouth and separation from Holcombe to the north. Mature hedgerows and trees with 
some TPOs. Residential areas to the west, south and east with open landscape to the north. The upper parts of the northern 2 fields 
is highly visible in views from the south, across the Teign estuary from The Ness and Shaldon. Local views of site from New Road 
and nearby properties, but the lower part of the site is fairly well enclosed by the landform, existing housing, trees and hedges. Some 
development on the lower part of the site could be accommodated without significant adverse impact provided mature trees and 
hedges are protected.

The submitted proforma for SHLAA site reference 020239 includes an option to restrict development to the 110m contour line to 
restrict potential impact on the landscape, which could apply also this site and to SHLAA site reference 020228.

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



Site Ref 020214 Site Address: Land at Oakhill Cross, Higher Exeter Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.17 Yield mid point: 124

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

Access to Public Transport:
The site is slightly over 400m from the closest bus stop on Teignmouth Road.  The 85A service operates regularly between Exeter 
and Newton Abbot.

Access to Services/Facilities:
The closest primary school to this site: Hazeldown is over 1200m from Oakhill Cross.  Ashleigh Way Post Office is under 1000m 
from the site.  West Bay Health Consultancy is between 1000-2000m.  Teignmouth Community College is under 1500m away.  The 
site is marginally over 2000m from Teignmouth town centre.

Land Status:
The site is wholly greenfield.

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

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

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

Loss of Employment:

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

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

Highway Access:
The site appears accessible from the existing highway. Transport/infrastructure/TRO funding may be required through developer 
contributions.

Pedestrian/Cycle Links:
There are footpaths on both sides of New Road.

Compatibility:
Development of this site for residential uses is unlikely to raise any compatibility issues.

Site Availability:

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

Soonest Date Available: 31/03/2008

Rural Exception Site:
No.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Fulfils all criteria.



Site Ref 020214 Site Address: Land at Oakhill Cross, Higher Exeter Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.17 Yield mid point: 124

50% Affordable housing may make it unacceptable to land owner.

Ideal site but land is designated as Area of Great Landscape Value, Open Countryside and Coastal Preservation Area.

Conclusion:

Suitability testing indicates that there are wildlife and archaeological constraints on the site that would need to be overcome.  There is 
also some concern regarding the landscape impact that will need to be considered.

Submitted pro forma indicates site is immediately available for development.  Although it shows that there is more than one 
landowner involved.

There appears to be consensus from the panel that the site is achievable but some have raised the landscape designations and the 
% requirement for affordable housing as potential concerns.

In conclusion the site is available, suitable and achievable (subject to comments made).  As a consequence the site has been 
included in year 6 - 10 of the SHLAA supply.

Timeframe for coming available : Years 6-10 Final Yield: 124

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020216 Site Address: Buddleford Grange

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.32 Yield mid point: 13

Site Description:
A small site to the north of the built up area for Teignmouth in currently defined open countryside.  This site comprises a rectangular 
parcel of land encompassing a house (Buddleford Grange) and its garden.  The site slopes from the northeast to the southwest and 
is screened on all sides by hedges.  Low density residential development exists on the opposite side of Exeter Road to the north 
east. Planning permission has recently been granted for residential development on adjoining land to the south / south west, which 
once developed will extend the built up area for Teignmouth to Buddleford Grange. Woodland / open agricultural land is to the north 
west, west and south west.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Dormouse (European Protected Species) present nearby.  Within a Cirl Bunting wintering zone. Standard "Extended Phase 
1" and "Protected Species" surveys needed.

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

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

No anticipated archaeological impact.

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

The site includes a house and garden dominated by mature trees. Mature hedgerows to north and south are subject to TPOs & 
mature trees form the west boundary. Mature trees and hedgerows should be protected. The site is well enclosed by trees and 
hedges and not visible in the wider landscape, however the trees are a feature and should not be lost. Very limited development 
would be possible without significant adverse impact but it would be difficult to achieve even the minimum yield without adverse 
impact on trees.

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

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

Access to Public Transport:
The Admirals Walk bus stop on Raleigh Road is less than 400m.  The 80 bus runs approximately every 30 minutes to the town 
centre.



Site Ref 020216 Site Address: Buddleford Grange

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.32 Yield mid point: 13

Access to Services/Facilities:
The closest primary school: Hazeldown is less than 400m from this site.   Ashleigh Way Post Office is less than 500m from the site.  
The closest doctors: Channel View is less than 2000m.  Teignmouth Community College is comfortably within 1500m of this site.  
The closest shopping (and probably employment opportunities) can be found in the town centre approximately 2000m from the site.

Land Status:
The site comprises the curtilage of Buddleford Grange which is previously developed..

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

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

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

Loss of Employment:

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

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

Highway Access:
Existing visibility is substandard and will need improving to DMRB standards.

Pedestrian/Cycle Links:
No footpaths, the site is relatively isolated from the existing built extent of Teignmouth. Poor cycling facilities.

Compatibility:
Development of this site for residential uses is unlikely to raise any compatibility issues, including taking into consideration recently 
approved residential development on adjoining land to the south / south west.

Site Availability:

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

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Infill development considered achievable.

Infill development could have access issues due to busy road and visibility. Land is designated as Area of Great Landscape Value, 
Open Countryside and Coastal Preservation Area.

Conclusion:

Suitability testing indicates that there are landscape issues relating to the site including concern over the potential loss of mature 
trees some of which are protected through a TPO.  The development of recently approved new housing to the south / south west  will 
extend the built up area for Teignmouth to Buddleford Grange. However, the site is not currently served by footpaths or dedicated 
cycleway to the town. 



Site Ref 020216 Site Address: Buddleford Grange

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.32 Yield mid point: 13

Visibility onto the Exeter Road will also need to be addressed.

The submitted pro forma indicates site is immediately available for development.

There appears to be consensus from the Panel that the site is achievable but they have stated that access could be an issue.  
Landscape designations were also raised.

In conclusion the site is available, suitable and achievable (subject to comments made).  As a consequence the site has been 
included within the potential supply of developable sites for the purpose of the SHLAA.

Timeframe for coming available : Years 6-10 Final Yield: 13

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020219 Site Address: Land at Higher Woodway Road, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.52 Yield mid point: 49

Site Description:
This is a greenfield site situated to the north of Teignmouth, which comprises two parcels of land on a hill side above existing 
residential development.  Parcel "a" on the submitted proforma is essentially grazing land and slopes from north to south. To the 
south east  on the opposite side of a track leading to Higher Holcombe Farm is situated the parcel "b". This is also grazing land with 
a couple of trees on it and is flat.  

Planning application reference 07/04522/MAJ has been refused for residential development on parcel "a" of  the site  and a 
subsequent appeal has been dismissed due to the impact on the Area of Great Landscape Value and Coastal Preservation Area, as 
well as inappropriate ad hoc development.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Records of Cirl Bunting, bats and barn owls made close by in 2004.  The whole of site b) is within the indicated cirl bunting 
territory and site a) is adjacent and within a cirl wintering zone.  Ecological assessment of impact is needed plus an appropriate full 
suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

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

There is potential for the survival of prehistoric archaeological deposits within this area, as demonstrated by the finds of flint working 
debris and the possible funerary monument on the apex of the hill to the south-east.

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

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

South sloping pasture fields on a prominent ridge leading down from Little Haldon with mature hedgerows and trees, a small wood to 
the south west boundary and open to the north east boundary. The ridge is  very important to the setting of Teignmouth, enclosing 
the northern edge and providing separation from open countryside and Holcombe to the north. Highly visible both locally in 
Teignmouth and in long distance views from the south side of the Teign estuary around Shaldon and Ringmore. Development would 
have a significant adverse impact.

The Inspector, when dismissing the appeal for housing development, gave significant weight to the visual impact of development on 
this site and the detrimental impact it would have, exacerbating what was considered to be existing 'unfortunate' development.

Minerals Resources:
The site does not lie within a Minerals Consultation Area.
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Site Area: 1.52 Yield mid point: 49

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.

Access to Public Transport:
The closest bus stop is some 600m from this site at Hazeldown School, regular services are available serving the town centre.

Access to Services/Facilities:
The site is between 1500m and 3000m from Teignmouth town centre which provides employment opportunities and fulfils a retail 
function.  Hazeldown Primary School is within 400m of this site.  Ashleigh Way Post Office is only marginally over 800m from Higher 
Woodway.  The closest health centres and doctors surgeries to this site are all over 2000m away.  Teignmouth Community College is 
less than 1500m from the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Delivery of the two parcels of land is likely to be dependent upon securing a means of vehicular access through adjoining land to the 
west of parcel "a", which abuts Higher Woodway Road.

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

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

Loss of Employment:

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

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

Highway Access:
The access road will need to be brought up to adoptable standards so that more than 3 dwellings can be served off a private access, 
which is current DCC policy. This may require some land purchasing to achieve 4.8m shared use plus a 0.5m service strip in 
accordance with the Manual for Streets. Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
Pedestrian and cycling links will be needed to serve the site.

Compatibility:
Development of this site for residential uses is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
Submitted pro-formas indicate that the sites are immediately available.  The sites are currently for sale but not being marketed 
through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:
No.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :
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Comments of the Panel :

Topography makes build costs high and with 50% Affordable housing likely to be unviable however under Government policy should 
be achievable.

Fulfils all criteria.

Conclusion:

Suitability testing, including the appeal decisions, indicates that there are biodiversity issues relating to the site, including use by barn 
owls, cirl buntings and potentially dormice. The site was also included in the proposed Biodiversity Enhancement Area withdrawn 
Core Strategy.  There is also concern over the impact on landscape and over the loss of important open space between Teignmouth 
and Holcombe. The ridge is also very important to the setting of Teignmouth. The Inspector didn't preclude development as part of 
the Development Plan process, which was identified as the appropriate route for considering development of this site, but there were 
serious concerns over the visual impact and, therefore, suitability.

Submitted pro forma indicates site is immediately available for development.

There appears to be consensus from the Panel that the site is achievable but they have highlighted that the topography makes 
building costs high and with the percentage of affordable housing requirement may make the site unviable.  Following further 
consideration of the site at a Panel meeting it was felt that on balance the site probably was achievable notwithstanding the above 
issues.

In conclusion the site is available and achievable.  Although there is concern over suitability, there are no 'absolute' constraints which 
would completely preclude this site from consideration for development. As a consequence the site has been included within the 
SHLAA supply for years 6 - 10.

Timeframe for coming available : Years 6-10 Final Yield: 49

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020220 Site Address: Buddleford Farm

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 11.54 Yield mid point: 277

Site Description:
A large greenfield site situated to the northwest of Teignmouth town centre.  The site is elevated and slopes relatively steeply from 
north to south.  A coombe runs in a northwest-southeast direction across the site.  Three other potential development sites have also 
been promoted to the eastern extent of the site which should also be considered in the context of 020220.  The site comprises 
nurseries, agricultural land and scrub and woodland at boundaries.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

Many group TPOs following hedge and tree lines. Tree lines are important.

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

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

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

May have visual impact issues.

Minerals Resources:
The site is not within a Minerals Consultation Zone.

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

Access to Public Transport:
The Admirals Walk bus stop on Raleigh Road is less than 400m.  The 80 bus runs approximately every 30 minutes to the town 
centre.
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Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 11.54 Yield mid point: 277

Access to Services/Facilities:
The closest primary school: Hazeldown is less than 400m from this site.   Ashleigh Way Post Office is less than 500m from the site.  
The closest doctors: Channel View is less than 2000m.  Teignmouth Community College is comfortably within 1500m of this site.  
The closest shopping (and probably employment opportunities) can be found in the town centre approximately 2000m from the site.

Land Status:
The site is wholly greenfield.

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

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

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

Loss of Employment:

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

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

Highway Access:
The site could be accessed through existing residential roads (Armada Drive) and adjoining site – 02.02.36 shown to the east. 
Transport/infrastructure/TRO funding may be required through developer contributions. Visibility may possibly be available onto the 
B3192 via the private access depending on access rights and ownership. Speed readings will be required to determine the required 
visibility levels. Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
Footpaths from existing residential areas.  To the north the site does not benefit from existing footpaths and feels more remote from 
the built extent of Teignmouth.

Compatibility:
Development of this site for residential uses is unlikely to raise any compatibility issues.

Site Availability:

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

Soonest Date Available: 31/03/2010

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Some topography issues may limit yield.

Mitigation costs would be too high to justify development.

Fulfils criteria well needs to be sympathetic to design and topography may cause issues also land is designated as Area of Great 
Landscape Value, Open Countryside and Coastal Preservation Area.

Conclusion:
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Suitability testing indicates that wildlife surveys will be required.  Archaeological assessments are also recommended.  The site lies 
within the CPA and AGLV.

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

Initially there was no consensus from the Panel as to whether or not the site was achievable. This was principally due to high 
mitigation costs. Other issues alluded to concerned topology and the landscape impact of any prospective development.  Following 
further consideration at a Panel meeting it was considered that on balance the site was achievable as Cirl Bunting constraint can be 
overcome.

In conclusion, the site is considered suitable, available and achievable.

There is no planning permission and therefore development potential is likely in years 6 - 10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 277

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020222 Site Address: Adjacent to Buddleford Grange

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.22 Yield mid point: 9

Site Description:
A very small greenfield site which lies between the Buddleford Grange and large Buddleford Farm sites. Site is very scrubby with 
some tree coverage. It slopes from northeast to southwest.

Planning permission has recently been granted for residential development on adjoining land to the south  west, which once 
developed will extend the built up area for Teignmouth to the edge of this site.  Woodland / open agricultural land is to the north  west 
and south.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Dormouse (European Protected Species) present nearby.  Within a Cirl Bunting wintering zone. Standard "Extended Phase 
1" and "Protected Species" surveys needed.

Many group TPOs following hedge and tree lines. Tree lines are important.

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

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

No anticipated archaeological impact.

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

May have visual impact issues.

Minerals Resources:
The site is not within a Minerals Consultation Zone.

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

Access to Public Transport:
The Admirals Walk bus stop on Raleigh Road is less than 400m.  The 80 bus runs approximately every 30 minutes to the town 
centre.
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Site Area: 0.22 Yield mid point: 9

Access to Services/Facilities:
The closest primary school: Hazeldown is less than 400m from this site.   Ashleigh Way Post Office is less than 500m from the site.  
The closest doctors: Channel View is less than 2000m.  Teignmouth Community College is comfortably within 1500m of this site.  
The closest shopping (and probably employment opportunities) can be found in the town centre approximately 2000m from the site.

Land Status:
The site is wholly greenfield.

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

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

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

Loss of Employment:

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

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

Highway Access:
Site could be accessed through site 020210.  This therefore may be an area of concern.

Existing comments apply. Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
Links through existing residential development which would also serve 020210.

Compatibility:
Development of this site for residential uses is unlikely to raise any compatibility issues, including recently approved residential 
development on adjoining land to the south west.

Site Availability:

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

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Completely achievable if 106 costs allow it to be viable.

Completely achievable.

Conclusion:

No major issues have been raised through suitability testing.  However, the site is adjacent to sites that have had  biodiversity issues 
raised  including adjacent TPOs, locally important areas for wildlife interests, important tree lines, dormouse records nearby and 
being close to Cirl Bunting territories.  This may mean that the site could require further survey work and biodiversity issues may be 
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raised.  A further concern is that potential vehicular access to the site can only be achieved through the development of adjoining 
land.

Submitted pro forma indicates site is immediately available for development.

There appears to be consensus from the panel that the site is achievable.

In conclusion the site is available, suitable and achievable (subject to comments made).  As a consequence the site has been 
included within the potential supply of developable sites for years 6 - 10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 9

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020224 Site Address: Land at Newlands, Higher Woodway

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.30 Yield mid point: 12

Site Description:
Essentially a residential property within the established settlement boundary.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

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

There are single specimen TPOs on parts of the site.

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

DCC Historic Environment Service: No anticipated archaeological impact.

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

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

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

Access to Public Transport:
The closest bus stop is well under 400m from this site.  The 80 bus service operates between Teignmouth and Newton Abbot, the 
service is hourly.

Access to Services/Facilities:
Hazeldown Primary School is marginally over 600m from the site.  Ashleigh Way Post Office is under 800m from Newlands.  There 
are five doctors surgeries in close proximity to the site, but all are between 1000-2000m.  Teignmouth Community College is the 
closest secondary school, well under 1500m away.  The site is less than 2000m from Teignmouth town centre.

Land Status:
Site is part greenfield, part brownfield and includes the Newlands property and its curtilage.

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

Source Protection Zone:
The site does not lie within a Source Protection Zone.
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Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

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

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

Highway Access:
Site is currently being developed.

Pedestrian/Cycle Links:
Good levels of accessibility as the site lies within an existing residential area.

Compatibility:
Development of this site for residential uses is unlikely to raise compatibility issues as it lies within a predominantly residential area.

Site Availability:

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

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Considered completely viable.

Fulfils criteria well needs to be sympathetic to design as land is designated as Area of Great Landscape Value, Open Countryside 
and Coastal Preservation Area.

Conclusion:

No major issues have been raised through suitability testing.  

Submitted pro forma indicates site is immediately available for development.

There appears to be consensus from the panel that the site is achievable.

In conclusion the site is available, suitable and achievable. There is no planning permission and therefore the site has likely 
development potential for years 6 - 10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 12

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020228 Site Address: Oakhill Cross Road, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.44 Yield mid point: 46

Site Description:
This site is an elongated piece of land that lies to the north of Teignmouth town centre and is highly visible from the south. The site is 
lined by hedges on all sides and also includes some trees. Surrounding uses are predominantly rural although there is some housing 
to the south.

The landowner has put forward an alternative proposal for solely the lower triangular part of the site to be assessed through the 
SHLAA. An illustrative site layout shows potential for 5 dwellings based on this reduced area.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Records of Cirl Bunting, bats and barn owls made in 2004.  The whole site is within the indicated cirl bunting territory. 
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

There are two TPOs on the site.

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

The site is not a Scheduled Ancient Monument (SAM)

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

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

There may be issues of visual impact that will need to be considered and  addressed where development could extend to the skyline 
and result in the loss of the current green backdrop to Teignmouth from the coast.
The submitted proforma indicates that open space could be provided on the northern section of the site.

The submitted proforma for SHLAA site reference 020239 includes an option to restrict development to the 110m contour line to 
restrict potential impact on the landscape, which could apply also to this sites and to SHLAA site reference 020214.

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

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



Site Ref 020228 Site Address: Oakhill Cross Road, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.44 Yield mid point: 46

Access to Public Transport:
The site is slightly over 400m from the closest bus stop on Teignmouth Road.  The 85A service operates regularly between Exeter 
and Newton Abbot.

Access to Services/Facilities:
The closest primary school to this site: Hazeldown is over 1200m from Oakhill Cross.  Ashleigh Way Post Office is under 1000m 
from the site.  West Bay Health Consultancy is between 1000-2000m.  Teignmouth Community College is under 1500m away.  The 
site is marginally over 2000m from Teignmouth town centre.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Topology may be an issue but it is unclear at this stage whether there are any further constraints to delivery than those already 
highlighted in this report.

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

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

Loss of Employment:

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

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

Highway Access:
Access will need to be achieved from New Road. This will mean a non-ransom strip road link needs to be created from site 02.02.04 
into this site. Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
There are footpaths on both sides of New Road.

Compatibility:
Development of this site for residential uses is unlikely to raise any compatibility issues.

Site Availability:

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

However, development of the site is likely to be dependent on whether this forms part of a comprehensive development with adjacent 
land to the west (SHLAA site references 020214) to achieve a satisfactory means of vehicular access.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Not suitable before 02.14.

No obvious issues to prevent viable development.



Site Ref 020228 Site Address: Oakhill Cross Road, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.44 Yield mid point: 46

Fulfils criteria would be suitable if combined with 02.02.14 for access.  Area of Great Landscape Value, Open Countryside and 
Coastal Preservation Area.

Conclusion:

Suitability testing indicates that there are some biodiversity and archaeological elements that need to be considered.  Given the site's 
location there may also be some landscape impacts that need further consideration.

Submitted pro forma indicates site is immediately available for development.  

Initially there was no consensus from the panel regarding the achievability of this site.  Following further consideration at a Panel 
meeting it was felt that on balance the site was achievable.

In conclusion, the site is considered suitable, available and achievable.

The site does not have planning permission for housing development and there is no known developer interest. Therefore 
development potential is likely to fall in years 6 -10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 46

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020236 Site Address: Land off Frobisher Close, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.54 Yield mid point: 17

Site Description:
This site has an area Tree Preservation Order on it and is completely covered in trees.  The site adjoins the built up area for 
Teignmouth and land where  planning permission has recently been granted for new housing. The site is owned by Teignbridge 
District Council.

Site Suitability:

STAGE A:

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

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

The site is not in the settlement boundary but is immediately adjacent to it.

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is a Teignbridge Rangers community woodland public open space valued by the local community. The woodland is 
of high wildlife value, probably of CWS standard.  It supports dormouse, a European protected species. 
If the site is to be developed, ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation 
measures for wildlife and public open space function.   Standard "Extended Phase 1" and "Protected Species" surveys will also be 
needed.

The whole site has an area TPO. The trees are likely to be important for wildlife and also form important views into and from adjacent 
sites. The mature trees, woodland and hedgerows surrounding the site should be protected. Further investigation may be required.

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

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

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

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

Access to Public Transport:
The Admirals Walk bus stop on Raleigh Road is less than 400m.  The 80 bus runs approximately every 30 minutes to the town 
centre.

Access to Services/Facilities:
The closest primary school: Hazeldown is less than 400m from this site.   Ashleigh Way Post Office is less than 500m from the site.  
The closest doctors: Channel View is less than 2000m.  Teignmouth Community College is comfortably within 1500m of this site.  
The closest shopping (and probably employment opportunities) can be found in the town centre approximately 2000m from the site.



Site Ref 020236 Site Address: Land off Frobisher Close, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.54 Yield mid point: 17

Land Status:
The site is Greenfield.

Constraints to Delivery:
The site has an area TPO and any development will require the loss of trees.

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

Open Space:
Development of the site would result in  loss of a Teignbridge Rangers' informal woodland Public Open Space, valued by the local 
community.

Loss of Employment:

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

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

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

Existing comments are applicable – Manual for Streets applies. Transport/infrastructure/TRO funding may be required through 
developer contributions.

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

Compatibility:
The site adjoins existing residential development to the south at Frobisher Close / Armada Drive. Planning permission has recently 
been granted for residential development on adjoining land to the east.

Site Availability:

Is the Site Immediately Available:
This is owned by Teignbridge District Council.

Soonest Date Available: 31/03/2009

Rural Exception Site:
No.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Logical infill with surrounding sites, provides access to 01.02.20.

TPO.

Environmental issues - better as POS ?

Achievable - 17 units.

Conclusion:



Site Ref 020236 Site Address: Land off Frobisher Close, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.54 Yield mid point: 17

Suitability testing indicates that there are some areas of concern, mainly in relation to the area TPO and any associated biodiversity 
issues that may come to light.   

Submitted pro forma indicates site is not  immediately available for development but could be within the next 5 years.

The Panel consider that despite some potential biodiversity and environmental issues the site is achievable for housing development.

Development potential of the site will be affected by the TPO and provides habitat for a protected species of fauna. Notwithstanding 
these constraints the site is otherwise suitable in strategic planning terms, is available and achievable and has been included in the 
potential supply of developable sites for years 6 - 10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 17

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020237 Site Address: Bitton Scout Hut, Bitton Park, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.31 Yield mid point: 12

Site Description:
The site is located to the south of Teignmouth and is adjacent to the main railway line.  It is currently a scout hut and associated 
infrastructure.

Site Suitability:

STAGE A:

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

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

The site is within the recognised settlement limits.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage.  There is a small section to the south east of the site 
that is in Flood Zone 2 and is within the flood extent.

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: 'Extended Phase 1Habitat' and 'Protected species' surveys if treed area to be affected.

There are some mature trees to the north of the site.

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

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

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

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

Air Quality:
The site does not lie within an Air Quality Management Area but is immediately south of it.  Therefore there may be mitigation 
required.

Access to Public Transport:
The bus stop is approximately 120m to the north of the site.

Access to Services/Facilities:
The closest primary school is Inverteign Primary which is approximately 1200m from this site.   The Post Office is less than 800m 
from the site.  The closest doctors: Glendevon is less than 800m.  Teignmouth Community College is comfortably within 1000m of 
this site.  The closest shopping (and probably employment opportunities) can be found in the town centre approximately 800m from 
the site.

Land Status:
The land is brownfield.



Site Ref 020237 Site Address: Bitton Scout Hut, Bitton Park, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.31 Yield mid point: 12

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery than those already highlighted in this report.  The loss 
of the scout hall and any required replacement facility will need to be taken into account.  Also the proximity to the railway line and 
port and any associated noise/air quality issues will need to be considered.

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

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities

Loss of Employment:

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

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

Highway Access:
The Manual for Streets is applicable. The access will need to achieve better visibility to the north if vehicle trip numbers increase. 
Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
Both cycling and pedestrian links will need to be improved

Compatibility:
There may be issues in relation to the proximity of the railway line and port.

Site Availability:

Is the Site Immediately Available:
Whilst no pro forma has been submitted, the Council's Property Section have indicated that this site is immediately available for 
development.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

About a third of the site taken up by a steep bank with evergreen oaks; remainder achievable. Loss of recreation facilities (scout 
huts). Might be more suited to commercial use. 

The Panel heard there is a flood risk on the southern fringe of the site adjacent to the railway. One third of the site has a steep 
slope/trees. Subject to vehicular access/highways a small scale development is possible. The Panel agreed that this site is 
achievable.

Conclusion:

Suitability testing indicates that there are some areas of concern, mainly in relation to the proximity of the railway line and Port and 
the topology of the site.   

It is understood that the site is  immediately available for development.

The Panel heard there is a flood risk on the southern fringe of the site adjacent to the railway. One third of the site has a steep 
slope/trees. Subject to vehicular access/highways a small scale development is possible. The Panel agreed that this site is 
achievable.



Site Ref 020237 Site Address: Bitton Scout Hut, Bitton Park, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.31 Yield mid point: 12

In conclusion, the site is considered suitable, available and achievable. The final yield has been reduced to 9 to reflect the comments 
of the Panel.

The site does not have planning permission for housing development and there is no known developer interest. Therefore 
development potential is likely to fall in years 6 -10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 9

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020239 Site Address: land adjacent to Oakhill Cross Road, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.08 Yield mid point: 35

Site Description:
This site comprises of a field with hedgerows located around most of the perimeter. The site is located north of the Teignmouth town 
centre and is highly visible from the south.  Surrounding land uses are predominantly rural although there is some housing to the east 
and southeast.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Records of Cirl Bunting, bats and barn owls made nearby in 2004.  The whole site is within the indicated cirl bunting 
territory. Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard 
"Extended Phase 1" and "Protected Species" surveys will also be needed.

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

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

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

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

There may be issues of visual impact that will need to be considered and  addressed where development could extend to the skyline 
and result in the loss of the current green backdrop to Teignmouth from the coast..

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

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

Access to Public Transport:
The site is slightly over 400m from the closest bus stop on Teignmouth Road.  The 85A service operates regularly between Exeter 
and Newton Abbot.

Access to Services/Facilities:
The closest primary school to this site: Hazeldown is over 1200m from Oakhill Cross.  Ashleigh Way Post Office is under 1000m 
from the site.  West Bay Health Consultancy is between 1000-2000m.  Teignmouth Community College is under 1500m away.  The 
site is marginally over 2000m from Teignmouth town centre.



Site Ref 020239 Site Address: land adjacent to Oakhill Cross Road, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.08 Yield mid point: 35

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Topology may be an issue but it is unclear at this stage whether there are any further constraints to delivery than those already 
highlighted in this report.

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

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

Loss of Employment:

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

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

Highway Access:
Highway access may need to be achieved through adjoining land to the west (SHLAA site references 020214 and 020228) to New 
Road.

Pedestrian/Cycle Links:
There are footpaths on both sides of New Road.

Compatibility:
Development of this site for residential uses is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The site is owned by Devon County Council and is understood to be immediately available for development.

However, development of the site is likely to be dependent on whether this forms part of a comprehensive development with adjacent 
land to the west (SHLAA site references 020214 and 020228) to achieve a satisfactory means of vehicular access.

Soonest Date Available: 31/03/2009

Rural Exception Site:
No.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site was developable in association with adjoining sites.  Potential landscape impact issues were 
acknowledged.

Conclusion:

The site is considered suitable for development as there are no significant policy, flooding or biodiversity issues. The site is however 
located in a broad area of search for sites, where future development may contribute towards the creation of sustainable mixed 
communities. The site has a Countryside designation, it is located in a Coastal Preservation Area and is affected by an Area of Great 
Landscape Character Value. There are records of Cirl Bunting, bats and barn owls on site, indicating that the site may be situated in 
cirl bunting territory.

The site is considered to be available. Devon County Council own the land,  but development depends on the site being part of a 
larger development.



Site Ref 020239 Site Address: land adjacent to Oakhill Cross Road, Teignmouth

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.08 Yield mid point: 35

The Panel comment that the site could be developed in association with adjoining sites. The Panel acknowledges that there could be 
landscape impact issues.

In conclusion, the site is suitable, available and achievable. The site is developable as part of a larger development.  Sites could be 
developed in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 35

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 020240 Site Address: Adjacent to "Songlines", Higher Woodway Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.19 Yield mid point: 53

Site Description:
Site comprising two parcels of land - two open fields, and the property known as "Songlines".

The site is situated on a hill side above existing residential development, including "Songlines".

A planning application reference 07/2524/MAJ for residential development on the field above "Songlines" has been refused and a 
subsequent planning appeal dismissed due to the impact on the Area of Great Landscape Value and Coastal Preservation Area, as 
well as inappropriate ad hoc development.

A planning application reference 06/05272/OUT for the erection of a single dwelling house to the rear of "Songlines" has been 
refused planning permission but subsequently allowed on appeal.

Site Suitability:

STAGE A:

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

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

DISCOUNT SITE STRATEGIC POLICY:

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

DISCOUNT SITE FLOOD RISK:

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Records of Cirl Bunting, bats and barn owls made close by in 2004.  The whole of site b) is within the indicated cirl bunting 
territory and site a) is adjacent and within a cirl wintering zone.  Ecological assessment of impact is needed plus an appropriate full 
suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

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

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

There is potential for the survival of prehistoric archaeological deposits within this area, as demonstrated by the finds of flint working 
debris and the possible funerary monument on the apex of the hill to the south-east.

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

South sloping pasture fields on a prominent ridge leading down from Little Haldon with mature hedgerows and trees, a small wood to 
the south west boundary and open to the north east boundary. The ridge is  very important to the setting of Teignmouth, enclosing 
the northern edge and providing separation from open countryside and Holcombe to the north. Highly visible both locally in 
Teignmouth and in long distance views from the south side of the Teign estuary around Shaldon and Ringmore. Development would 
have a significant adverse impact.

The Inspector, when dismissing the appeal for housing development, gave significant weight to the visual impact of development on 
this site and the detrimental impact it would have, exacerbating what was considered to be existing 'unfortunate' development.

Minerals Resources:
The site does not lie within a Minerals Consultation Area.
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Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by

Access to Public Transport:
The closest bus stop is some 600m from this site at Hazeldown School, regular services are available serving the town centre.

Access to Services/Facilities:
The site is between 1500m and 3000m from Teignmouth town centre which provides employment opportunities and fulfils a retail 
function.  Hazeldown Primary School is within 400m of this site.  Ashleigh Way Post Office is only marginally over 800m from Higher 
Woodway.  The closest health centres and doctors surgeries to this site are all over 2000m away.  Teignmouth Community College is 
less than 1500m from the site.

Land Status:
The site is part greenfield and part previously developed curtilage land.

Constraints to Delivery:
Development of part of the site may be restricted through landscape impact.

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

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

The landowner has indicated part of the site could be made available for a public park.

Loss of Employment:

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

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

Highway Access:
Highway access may be achieved from Higher Woodway Road.

Pedestrian/Cycle Links:
Pedestrian and cycleway links may be provided from Higher Woodway Road.

Compatibility:
Development of this site for residential uses is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The site is immediately available for development.

Soonest Date Available: 31/03/2008

Rural Exception Site:
No.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Development on lower part of the site only (0.83 hectare) so reduction in yield required to reflect this. Access is required from Higher 
Woodway Road.
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Conclusion:

Suitability testing, including the appeal decisions, indicates that there are biodiversity issues relating to the site, including the use by 
barn owls, cirl buntings and potentially dormice. The site was also included in the proposed Biodiversity Enhancement Area 
withdrawn Core Strategy.  There is also concern over the impact on landscape and over the loss of important open space between 
Teignmouth and Holcombe. The ridge is also very important to the setting of Teignmouth. The Inspector didn't preclude development 
as part of the Development Plan process, which was identified as the appropriate route for considering development of this site, but 
there were serious concerns over the visual impact and, therefore, suitability for at least part of the site.

Submitted pro forma indicates site is immediately available for development.

The Panel are of the view that the lower part of the site is achievable at a reduced area of 0.83 hectare. The Panel agreed that  the 
smaller site is achievable notwithstanding concerns about biodiversity and impact on landscape. Access needs to be obtained from 
Higher Woodway Road.

In conclusion, the lower portion of the site is considered to be suitable, available and achievable.

The site does not have planning permission for housing development and there is no known developer interest. Therefore 
development potential is likely to fall in years 6 -10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 27

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


