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Teignbridge District Council Local Plan EiP 

 

Position statement made by Smiths Gore on behalf of The Crown 

Estate Commissioners (21304). 

 

Matter 8: Heart of Teignbridge 

 

38 Is the overall amount of development in the sub-area justified? 

 

• The Crown Estate believes that the overall amount of development in the sub-area 

is justified and supported by robust evidence. This evidence dictates that the Heart 

of Teignbridge (HoT) should accommodate about 50% of the dwelling provision 

throughout the life of the plan. In addition the HoT area presently contains 50% of 

the urban population and major employment. Furthermore the HoT has significant 

road and rail infrastructure making it easily accessible and a highly sustainable 

location. 

 

• The wording included within the policies relating to the HoT provide flexibility which 

will ensure that if the housing needs of the sub-area do change the plan will be able 

to respond. The use of the words ‘at least’ within KK1, at criteria d) is one example 

of this. Through taking this approach it will also ensure that if other sites are unable 

to come forward, or the numbers indicated cannot be achieved, then other sites, 

such as KK1, will be able to pick up the shortfall without the plan needing 

amendment. 

 

39 What infrastructure, including highways, social, community and green 

infrastructure is required? Are the proposals for individual sites sustainable, 

deliverable and viable? 

 

• Policy KK1 relates to the proposed allocation at Rosehill Farm, Land off Torquay 

Road and Embury Close. The Crown Estate considers the principle of the policy to 

be sustainable, deliverable and viable. 

 

• The site is ideally located to provide easy and safe access via various modes into 

the village centre and the area known as Jury’s Corner. The site is located close to 

all of the main facilities within the village. It is on the main transport route, 

adjacent to the primary school and within 400 metres of the village centre, health 

centre and many of the village’s community buildings. Jury’s Corner has been the 

key subject of the Village Centre Plan and will become one of the key active hubs 

of the village once the South Devon Link Road is completed in late 2015. 

 

• The allocation is deliverable as it is available now, offers a suitable location for 

development now, as identified above, and is achievable as it has a realistic 

prospect of delivering housing within the first five years of the plan period. The 

development of the site is also viable as a great deal of initial survey work has 

been undertaken which has indicated that there are no barriers to the development 

of the site. Biodiversity surveys have been undertaken to identify the Cirl Bunting 

works and mitigation, and similarly for bats, that can easily be incorporated into 

the site. Green infrastructure will provide connectivity for wildlife and residents and 

also allow adequate space for the provision of the necessary housing and 
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infrastructure required by the policy. Furthermore, detailed flood modelling has 

identified the precise extent of the flood zones and the access arrangements have 

been thoroughly investigated and discussed with Devon County Council, the LPA 

and local stakeholders, including the school and neighbouring land owners. 

 

40 What are the constraints on individual allocations e.g. flood risk? Are the 

allocations justified? 

 

• As mentioned at 39 above, the constraints on the KK1 allocation have been 

identified and assessed as part of the preliminary masterplanning process which has 

been undertaken in collaboration with the necessary stakeholders and responsible 

parties. 

 

• The Aller Brook has been modelled to properly analyse the flood zones which will 

affect the site. Peter Brett Associates (PBA) has been employed to undertake these 

works and have prepared a detailed flood plan based upon the modelling (Appendix 

A). This plan also indicates an 8 metre maintenance buffer which is in fact larger 

than the flood extents due to the steep nature of the banks around the Brook. The 

EA indicative model, which is identified on the Proposals Maps, is based on JFlow, 

which is a high level flood assessment tool that does not take into account flows 

through structures and uses a low detail ground model. The PBA plan shows that 

the flood zone is significantly reduced ensuring access can be safely achieved to the 

site from Torquay Road (as indicated on the access plan submitted with our initial 

representations and included here at Appendix B) and shows a more than adequate 

developable area in order to accommodate the allocation. 

 

• An extended Phase 1 ecological survey and a desk-based ecological study have also 

been undertaken and considered the potential impacts of the development alongside 

any necessary mitigation. The site does lie in close proximity to the South Hams 

Special Area of Conservation (SAC) and three non-statutory designated sites, one of 

which relates to Cirl Buntings. The survey work and the associated masterplanning 

work has been undertaken identifies that mitigation can be incorporated into the 

design scheme, including a green corridor along the Aller Brook, which will ensure 

that the development results in a net gain for biodiversity (Appendix C). 

 

• The allocation of the site at KK1 is also considered to be justified. However, the 

Crown Estate does consider that the wording within certain criteria of the policy 

should be amended to ensure that it is consistent with the requirements of the 

National Planning Policy Framework (the Framework), which is one of the tests of 

soundness. These amendments to the wording should provide more detail to the 

developer and also ensure that the decision maker has a clear indication of how to 

react to a subsequent development proposal.  

 

• Compatible employment generating uses should be provided on site but B8 uses 

would be inappropriate. The Crown Estate recognises that recommended 

amendments have been made to the wording of criteria b) though these 

amendments have not altered the type of employment uses proposed as the words 

‘office, light industry and storage and distribution’ represent the same meanings as 

B1, B2 and B8. In order to provide flexibility in a challenging economic context the 

phrase ‘employment generating uses’ should be included rather than any outdated 

references to the ‘B’ use class. This is the approach being taken by many LPAs 

elsewhere, including Shropshire and the Forest of Dean. Furthermore the site is not 

considered to be of a scale appropriate to accommodate any B8 uses as the types of 

buildings which accommodate these uses, and the uses themselves, generally have 

a significant impact upon the landscape and the amenity enjoyed by neighbouring 
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land users. The introduction of HGVs to service such uses would result in potential 

conflict with pedestrians and cyclists and could also prejudice the future plans for 

the village centre and Jury’s Corner. 

 

• The requirement for the replacement community hall and any associated facilities 

has been discussed with the hall’s committee, users and the Parish Council. All 

parties recognise that there is a need to be realistic about the type of facility that 

can be achieved. The overall scale of the building must also reflect the village the 

village character and be sympathetic to the landscape and topography. 

 

• The Kingskerswell C of E Primary School sits on a site which is relatively large with 

land on various levels. It is however constrained by its access and the size of its 

central, shared facilities, the hall for example. Discussions have taken place with the 

Governors and Head Teacher of the school. The school has been expanding its 

intake progressively over the past few years and this further expansion of the 

village will necessitate further growth. The school appears to be able to 

accommodate the necessary additional buildings within the current site. However, 

consideration may need to be given to enhancement to vehicular and pedestrian 

access to improve how the site functions. 

 

• It is considered that by altering these elements of the policy (precise suggested 

changes to the wording of the policy identified below) it will then be consistent with 

the Framework and will allow the decision maker, and the other stakeholders within 

the process, to understand exactly what the allocation will provide. In turn this 

approach will produce a responsive masterplan that will deliver the required 

outcomes for the community, the environment and the local economy. 

 

 

Brief Conclusions 

 

1.0 The precise wording of certain criteria included within policy KK1 are considered to be 

unsound as they are not consistent with the policies set out in the Framework. 

 

2.0 These criteria of the policy are not consistent with national policy, for the following 

reason; 

 

• The wording is not precise enough to ensure that the decision maker has a clear 

indication of how to react to a development proposal for the allocation, in 

accordance with the policy. This is contrary to the requirements of paragraph 154 

of the Framework. 

 

3.0 Notwithstanding the Council’s recommended amendments to policy KK1, to ensure that 

the policy can be made sound and the wording of the KK1 policy is clear and provides 

certainty, it is suggested that the following alterations are made; 

 

A site of approximately 8 hectares is allocated off Torquay Road and Embury Close for a 

mixed use development including: 

 

a) a comprehensive landscape and design led masterplan for the site produced 

with continued input and engagement from stakeholders; 

b) delivery of at least 0.5 hectares of employment land with a mix of 

compatible employment generating  A2, B1 and B8 uses as appropriate to 

the site and its wider context, ensuring that there is also a mix of size of unit; 

c) replacement and relocation of existing community hall of equivalent 

floorspace and investigate the potential to provide a larger for this facility that 
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could to accommodate a variety of uses, including meeting hall/rooms, 

kitchen, space for relocated library facility, office and small scale retail space 

or food outlet; 

d) at least 170 homes including up to 30% affordable homes; 

e) no development will be allowed within the areas at greatest risk of flooding 

and measures shall be included to manage the disposal of surface water to avoid 

increasing flood risk; 

f) mitigation and compensation measures to deal with any impact on bats and 

Cirl bunting breeding territory; 

g) green infrastructure links along the Aller Brook and to existing routes 

adjacent to the site; and 

h) land, if required, for any the future expansion of Kingskerswell Primary 

School. 
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APPENDIX A 
 

 
PBA Flood Modelling of Aller Brook and Maintenance Buffer Zone 
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APPENDIX B 
 

 
Indicative Torquay Road Access Strategy Plan 
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APPENDIX C 
 

 
Executive Summary of Habitat Survey & Necessary Mitigation etc 
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