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1 Introduction  

1.1.1 This statement is prepared by Peter Brett Associates LLP (PBA) on behalf of Hallbaron Ltd, 
owners of land at Higher Exeter Road, Teignmouth. The land in question is proposed to be 
allocated in the Local Plan as site TE3.  

1.1.2 This submission provides a response to Matter 7 raised by the Inspector in the Local Plan 
Examination. Specifically the statement responds to Question 35 which asks:  

1.1.3  "35 Site TE3: Is the housing site justified and are the access proposals satisfactory? Should 
additional land be included?" 

1.1.4 The statement is prepared in the context of work which is underway in preparation for a 
planning application for the site to deliver the development identified in the emerging Local 
Plan.  

1.1.5 The statement is therefore organised to first provide background to the site and secondly, to 
introduce the masterplan which is being prepared to guide development. Finally, the statement 
responses to the questions posed by the Inspector.  

The Site (TE3)  

1.1.6 Site TE3 lies on the north west side of Teignmouth, adjoining the built up area and bounded to 
the north by Higher Exeter Road, a main route into the town from the Exeter direction.  

1.1.7 The site slopes down from Higher Exeter Road to the Coombe Valley Local Nature Reserve to 
the south. It is occupied by agricultural buildings in the north west corner and the upper slopes 
have been a nursery for many years. The lower fields are generally grazing.    

1.1.8 It is made up of three parcels of land – as shown in Appendix A – the largest is generally 
within the allocated land as defined in the submission local plan (Bounded by a solid red line) 
The other two parcels (indicated by dashed red line) are adjacent to the allocation but are 
within the control of our client.  
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2 The site masterplan  

2.1.1 Following the inclusion of the land in the Proposed Submission Local Plan (Nov2012) a team 
led by PBA was appointed by the land owners to consider proposals for the land.  

2.1.2 The team have undertaken initial site investigations including an Archaeological Desktop, 
Phase 1 Habitat survey, Tree Survey, landscape assessment, drainage assessment and 
traffic counts.  

2.1.3 Site investigations for ground conditions were undertaken in July and species specific 
ecological surveys are underway and are proposed to be completed in autumn 2013.  

2.1.4 All of this completed and emerging baseline evidence is being used in the preparation of a 
masterplan for the land which will, in due course, form the basis for a planning application.   

2.1.5 The initial masterplan approach is included as Appendix B of this document and demonstrates 
how the site might be developed.  

2.1.6 This initial masterplan approach, and the background as to how this been arrived at, were 
presented at a public consultation event in June 2013. For that event a series of display 
boards were produced setting out the background to the site and the approach adopted for the 
masterplan.  

2.1.7 These boards are available on the website -  http://www.teignmouthte3.co.uk/ 

2.1.8 The Proposed Submission Local Plan policy TE3 indicates that a bus route through the site 
should be provided and that this should link Higher Exeter Road with Gilbert Avenue in order 
to provide good bus connectively through the site. 

2.1.9 Investigation’s and the initial masterplanning process indicate that it will be difficult to achieve 
a bus route through the whole sites due to the gradients and the desire to achieve connectivity 
for wildlife between Frobisher Woods and the open countryside.  

2.1.10 A strong link can be achieved from north to south, from Frobisher Woods down into The 
Coombe Valley LNR. However, east west links are more difficult if a bus route severs the site 
in two.  

2.1.11 Therefore, an alternative strategy is proposed which links Higher Exeter Road with Armada 
Drive. This still provides good access to bus services for all existing and proposed residents, 
whilst enabling an east west corridor to be provided across the site to act as a landscape 
buffer and wildlife corridor.   

2.1.12 This therefore differs from the policy set out in the Proposed Submission Local Plan but 
provides an equally effective public transport network, whilst improving Green Infrastructure 
links.   

2.1.13 The initial masterplan prepared for the June consultation event is now subject of further 
detailed testing and further iterations will be produced and discussed in the coming months. 
Although there are some identified constraints on the allocated land, the masterplanning 
demonstrates that the site is in principle deliverable. 
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3 Is housing site TE3 justified?  

3.1.1 Teignmouth is the second largest settlement in Teignbridge district and the need for additional 
housing in the district, and specifically the town, has been well documented through the 
Council’s Local Plan evidence base.  

3.1.2 Most recently this has been set out in the 2012 Strategic Housing Market Update which 
indicates a requirement of 620 dwellings per annum over the plan period, a total of 12,400 
dwellings over 20 years for the district as a whole.  

3.1.3 The Council’s emerging strategy for the distribution of this development across the district 
provides for allocations within the town which provide capacity for at least 340 dwellings, the 
majority of which are proposed to be provided for at Higher Exeter Road (Policy TE3).  

3.1.4 The allocation of the land was identified as part of the wider development of an urban 
extension on the western side of Teignmouth in the Preferred Options document of January 
2012. It was indicated as Phase 3 of a wider development. However, the remainder of the land 
was dependent upon the provision of a new link road and the “Cost and Feasibility Study of 
the Western Link Road” report of August 2012 indicated that the delivery of that road, and 
therefore the adjacent allocations, were not financially viable.  

3.1.5 With this evidence in place, the Council did not continue the proposed allocation of sites TE1 
and TE2 in the Proposed Submission Version of the plan. However, site TE3 is not (and never 
was) reliant on the delivery of the Western Link Road and therefore the allocation remains 
within the emerging local plan.   

3.1.6 Indeed, within the Local Plan Preferred Options document the council stated that “In the event 
of stalled delivery of phases 1 and (TE1 and TE2), phase 3 (TE3) may be brought forward 
earlier in the plan period” (Para 9.35). It is clear that this is now the situation and therefore 
steps to progress the delivery of Phase 3 (Site TE3) are underway.  

3.1.7 This is in the context of the findings of the Council’s Strategic Housing Land Availability 
Assessment (SHLAA) which in March 2010 concluded that the site was Developable and the 
allocation of land has subsequently been included in the emerging plan and subject to 
Sustainability Appraisal at each step during the process.  

3.1.8 The Submission Local Plan proposes 250 dwellings or more be provided for within site TE3, 
which is nearly three-quarters of the dwellings proposed to be provided in the town over the 
plan period. As such it is important for the town that the site comes forward in the early part of 
the plan period in order to contribute to the delivery of both market and affordable homes.  

3.1.9 This is primarily due to Teignmouth’s age profile which has a strong tendency towards an 
older population, with a slightly smaller proportion of working age residents than across the 
county and nationally.  The aging population has two potential effects on Teignmouth.  Firstly, 
there will be an increasing ratio of non-working age residents to working residents, which is a 
less sustainable position for the town.  Secondly, the aging populations will naturally increase 
the number of households without necessarily impacting on the population.  This is because 
retirees generally having smaller household sizes.   

3.1.10 This has partly reflected what has already happened in the past, with average household sizes 
in Teignmouth falling from 2.24 in 2001 to 2.18 in 2011.  This is a common phenomenon 
throughout the country, but with the high representation of over 65s in Teignmouth and 
marginally longer life expectancies in the settlement, this is likely to have greater local effect 
by adding further pressure on the limited number of planned new housing identified for 
Teignmouth.           
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3.1.11 Household rates are not independent of housing supply. The number of households cannot 
increase without an increase in the number of dwellings except by households sharing 
dwellings, which is less of a factor in current times.  Without significant increases in the 
housing stock, household formation will be suppressed; children will stay longer in the family 
home and old people or divorcees will not find separate accommodation.  Households will 
become frustrated.  As a minimum, the number of houses has to increase just to keep the 
population static.  

3.1.12 This is particularly important for Teignmouth, since Experian's Mosaic information used in 
Devon CC’s profile of the town shows a higher than average proportion of residents with 
strong local roots.  More housing will be a local resource for these strong rooted residents that 
will enable them to continue to reside in Teignmouth. 

4 Are the access proposals for site TE3 
satisfactory?  

4.1.1 The proposed access strategy for TE3, as proposed in the emerging masterplan for the site, 
focusses on making the site as accessible and permeable as possible whilst working within 
the constraints of the gradient.   

4.1.2 It is proposed to provide as many access points as possible on all permeable boundaries with 
a mix of accesses by all modes of transport, public transport only and pedestrian cycle 
access.   

4.1.3 The main site access is proposed to be taken from Higher Exeter Road and a junction has 
been designed in detail which has been discussed with and agreed by Devon County Council 
as the Highway Authority. As discussed in the Masterplan section above, the junction is 
proposed to link with an internal spine road through the site connecting, via a bus gate, to 
Armada Drive.   

4.1.4 This will provide for highway access to the majority of the site whilst also allowing one of the 
existing bus services which currently serve the local residential area (Service 80 or 82) to be 
extended through the site in continuation of its existing loop.   

4.1.5 It is also proposed to provide new local bus services which, in combination with the extension 
of the existing, will provide a half hourly service passing through the heart of the site.   

4.1.6 This will mean that new residents will benefit from a frequent service serving the town centre.   

4.1.7 The lower part of the site will be accessed directly from Gilbert Avenue and will form an 
extension of the existing Gilbert Avenue cul-de-sac.  This part of the site will also be linked by 
pedestrian and cycle links to the remainder of the site and also into Coombe Park. 

4.1.8 In addition proposed pedestrian links on the northern and southern boundary of the allocated 
land will enable access into the Coombe Valley.   

4.1.9 Overall it is considered that the access proposals are satisfactory.  The proposals maximise 
the use of alternative modes of transport, they create a permeable road layout, they integrate 
well into the local highway network and provide additional access opportunities by non car 
modes of transport for existing residents. 
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5 Should additional land be included?  

5.1.1 The extent of the proposed allocation is shown below and the text of Policy TE3 suggests that 
the site is a total of 9.5ha.  

 

5.1.2 The boundary drawn for the allocation excludes, in the north corner of the site, stable buildings 
fronting on to Higher Exeter Road. Discussions with the officers of the Council indicate that 
these buildings were excluded from the allocation because at the time of drafting these 
buildings were thought to be a dwelling. This is not the case and the boundary in this location 
should conjoin with Higher Exeter Road.   

5.1.3 The western boundary of the site as drawn appears to follow the inner line of hedges and 
features along the boundary. It is proposed that a more appropriate boundary might be drawn 
to include the historic lane to the former Buddleford Farm at the north end of the site and the 
centre of the stream which runs along the boundary south of the former farmhouse.  

5.1.4 The proposed boundary lines are included as a solid red line on the plan attached as 
Appendix A. These proposed boundary lines follow clear physical boundaries, as well as 
reflecting land ownership. 

5.1.5 Also shown on the plan in Appendix A are two areas of land within the same ownership as that 
of the allocated land. The masterplanning for the site is progressing but it is currently 
proposed that both parcels of land may be included within the planning application and will 
provide public open space in conjunction with the adjacent land.  

5.1.6 The proposals are still in preparation but it is thought that the area might usefully provide for 
allotments and/or a community orchard as well as more informal open space.  

5.1.7 Discussions with planning officers indicate that these uses would be appropriate within the 
countryside and that it is not strictly necessary to amend the allocation boundary in order to 
include these areas. However, equally it would provide clarity to the plan and for all those 
using the plan, if these areas were to be included in the extent of the allocation.  
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5.1.8 Hence it is proposed that the whole of the area shown edged red (Both solid and dashed) on 
the plan in Appendix A should be shown as allocated land on the emerging proposals map.     

6 Summary  

6.1.1 The owner of land designated as Policy TE3 in the Submission Local Plan continues to 
support the principle of allocating land at Higher Exeter Road as set out in the emerging 
policy.  

6.1.2 Detailed work to assess the delivery of the site is underway and indicates that the site is 
deliverable. However, detailed assessment of the site and its surroundings does indicate that 
delivery may come forward in a manner and extent different than that initially proposed by the 
council in the emerging policy.  

6.1.3 These differences are minor;  

• The bus route through the site 

• The detailed boundary alignment on the western boundary  

• The inclusion of additional land within the allocation to provide supporting infrastructure.  

6.1.4 It is considered that all of these variations could be accommodated either through the minor 
amendment of the policy and proposals map or simply through the normal development 
management process of considering an application against a development plan.    
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