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34. Does the LP provide an adequate amount of new housing in Teignmouth?  

34.1 The level of new housing provision at Teignmouth is explained in the Council’s 

response to Matter 5 Housing. Policy S4 Land for Homes sets out the rate and 

distribution of dwellings across the planning area, including allocations and 

commitments. This includes provision for about 5% of new dwellings at 

Teignmouth.  Total dwelling provision for the planning area reflects objectively 

assessed need through the Council’s 2012 update of the Strategic Housing 

Market Assessment.  Justification for about 5% of this need being met at 

Teignmouth is provided at paragraph 2.17 of the local plan, which identifies 

factors that have been taken into account to provide a sustainable overall 

strategy.  A number of strategic indicators would suggest a greater proportion of 

housing provision at the town.  However, the reduced level of new housing 

provision reflects localised environmental and infrastructure constraints. 

34.2 The level of housing provision at Teignmouth has been influenced by the 

localised constraints that affect the town, principally: 

 Poor air quality along the A381 Bitton Park Road, which is defined as an Air 

Quality Management Area (AQMA) in the Council’s Air Quality Action Plan 

(CDD65, page 22) and referred to in the Addendum to the Sustainability 

Appraisal (CDD14, page 19).  Bitton Park Road and its junctions with the 

B3192 Exeter Road and Shaldon Bridge experience traffic congestion, which 

is exacerbated at peak travel times and in the summer months with 

increased visitors to the town.  Higher levels of growth at the town could 

increase traffic flows on this route and adversely affect the AQMA.  This is 

evidenced in the Teignmouth Transport Access Strategy (CDD120) which 

identifies the AQMA as the main challenge for future development in the 

town. 

 The prevalence of high sensitivity landscape around the built up limit of 

Teignmouth, with low capacity for change through built development without 

significant adverse effects.  This is evidenced in the Council’s Landscape 

Sensitivity and Capacity Study (CDD104, figures 17 and 18).  The 

countryside adjoining Teignmouth is designated Undeveloped Coast in the 

Submission Teignbridge Local Plan 2013-2033 (CDA1, Policies Map).  The 

landscape sensitivity is more significant than other towns of similar or greater 

scale.  The allocation of land for development elsewhere in Teignbridge that 

is of lesser environmental value, having taken into consideration other 

factors at Teignmouth, therefore accords with one of the core principles of 

the NPPF (paragraph 17, seventh bullet, page 6). 

 Protected nature conservation interests. Extensive County Wildlife Sites to 

the west of the built up area of the town provide habitat for cirl buntings.  The 

area between Broadmeadow, Teignmouth and Bishopsteignton supports the 

densest population of this species in the country with 28 territories (4% of the 

British population).  
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34.3 The Council has previously explored a strategy of higher growth at the town 

through the Preferred Options draft of the local plan (CDD12, chapter 9, page 

134).  This proposed significant new development to the west of the town (former 

allocations TE1 and TE2), with access via a new link road.  However, further 

work indicated that the development was not able to fund the link road and 

remain viable, and therefore the sites were not carried forward. Further details 

are set out below. 

34.4 Additionally, Increased new housing provision at Teignmouth could not be 

justified without commensurate provision of new employment land.  This is in 

context of a current imbalance in the level of jobs provision at the town to 

working residents. 51% of resident workers travel outside the town to work 

(Teignmouth Facts and Figures CDD60).  There is difficulty in identifying land for 

new employment use at the town, due to the abovementioned constraints. 

Therefore meeting part of the town’s housing need in sustainable locations 

elsewhere, at higher level settlements including the Heart of Teignbridge, is 

justified where new job opportunities can be facilitated through employment 

allocations.  Teignmouth is connected to Heart of Teignbridge by a sustainable 

transport link (main line railway) and there is prospect for the NC2 cycle way 

along the Teign Estuary. 

35. Site TE3: Is the housing site justified and are the access proposals 

satisfactory? Should additional land be included? 

35.1 The allocation of housing site TE3 is justified against alternatives considered 

around the built up area Teignmouth.  Alternative sites (see the Council’s 

response to questions 36 and 37 below) would have greater impact on 

landscape and nature conservation interests, and would require significant 

infrastructure investment to the west of the town. 

35.2 The Landscape Sensitivity and Capacity Study (CDD104, figures 17 and 18) 

indicates the Coombe Valley area, in which the site TE3 is situated, is less 

sensitive landscape with higher capacity for change through built development 

without significant adverse effects than other land around the built up area of the 

town.  

35.3 The Sustainability Appraisal (CDA5, page 289) has concluded the site would 

benefit the provision of new homes, with limited impact on the environment.  The 

site is contained within the Coombe Valley on the eastern flank rising to the 

B3192 Higher Exeter Road. While it is visible from viewpoints at Shaldon (across 

the Teign Estuary) it is reasonably hidden from elsewhere.   

35.4 The SHLAA (CDD92, Annex 6 developable sites 02) indicates that site TE3 is 

developable. There is active landowner interest in bringing the site forward for 

development.  
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35.5 The access proposals are satisfactory.  Vehicular access to the B3192 Higher 

Exeter Road is justified on the basis this can avoid roads creating gaps through 

the hedgerow which runs along the south eastern boundary of the site.  Policy 

TE3 includes provision for connective woodland planting along this boundary that 

is intended to provide a corridor for the movement of protected dormice found at 

Frobisher Wood to the open countryside.  Vehicular access to the B3192 Higher 

Exeter Road would also avoid increase in vehicular traffic through existing 

residential areas at Armada Drive and Gilbert Avenue, with the exception of a 

potential bus only route from Gilbert Avenue.  In the event that detailed 

investigation indicates the sole means for vehicular access to the B3192 Higher 

Exeter Road is not feasible, or that it may significantly compromise the number 

of new homes that might be achieved, then alternative access arrangements 

could be considered in light of local plan policy S2 Quality Development subject 

to protecting nature conservation interests.   

35.6 Additional land to the north west of the site should not be included as part of 

TE3.  The boundary drawn for TE3 represents a logical extent for new homes, 

which is justified on the basis it excludes natural features associated with the 

open countryside, including a watercourse and tree belt along the north western 

edge.  The south western extent of site TE3 is justified since this maintains the 

connectivity of the Coombe Valley Local Nature Reserve with the open 

countryside.  Other policies in the local plan, including WE11 Green 

Infrastructure and S22 Countryside make provision for elements of development 

outside the settlement limit (e.g. open space, community facilities and conversion 

of buildings) that could complement a residential scheme within the boundary 

drawn for site TE3.  

36. Should Site TE1 and TE2 be re-instated? 

36.1 The reinstatement of TE1 and TE2 is not justified and would conflict with NPPF 

paragraph 14 where the adverse impacts of meeting the housing needs at 

Teignmouth would significantly and demonstrably outweigh the benefits of doing 

so, and also paragraph 173 where the viability of development on land west of 

Teignmouth would be compromised by the requirement for highway 

infrastructure. Less environmentally sensitive land has been allocated elsewhere 

at Teignmouth and in other sustainable locations in Teignbridge. 

36.2 Development of sites TE1 and TE2 would require the provision of a link road 

from the A381 Teignmouth Road at Broadmeadow to the B3192 Higher Exeter 

Road to access new development (Preferred Options TE1 and TE2, CDD12, 

pages 140 and 141).  This would provide transportation benefits on the B3192 

Exeter Road/A381 Bitton Park Road corridor to Shaldon Bridge and improve air 

quality in the Bitton Park road Air Quality Management Area.  
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36.3 Technical studies (Teignmouth Transportation Access Strategy CDD120 and the 

Cost and Feasibility Appraisal for the western link road around Teignmouth 

CDD101) have indicated the provision of a link road would not be justifiable in 

terms of anticipated cost and forecast level of use.  Technical difficulties increase 

the cost of delivery of the southern part of the proposed link road from the A381 

Teignmouth Road at Broadmeadow to Headway Cross road.  Development at 

TE1 and TE2 would not generate enough value to pay for the required access 

improvements and there is unlikely to be sufficient use to support a bid for 

external public funds.  Without the link road the impact of the development from 

the level of growth planned through TE1 and TE2, in whole or part, is considered 

to be unacceptable and it is considered that this impact cannot be mitigated 

against. 

36.4 The existing service road for the recently completed Morrisons supermarket 

cannot support through traffic to land beyond that would have been allocated in 

sites TE1 and TE2.  

36.5 The Landscape Sensitivity and Capacity Study (CDD104, figures 17 and 18) 

indicates TE1 and TE2 are in ‘high sensitivity’ zones with low capacity for change 

through built development without significant adverse effects.  Parts of both 

former draft site allocations are visible from various viewpoints on the Teign 

Estuary and from Little Haldon.  These findings are reflected in the Sustainability 

Appraisal (CDA5, pages 152 and 153) which indicates the sites would have a 

significant impact on the landscape.  Development of TE1 and TE2 would reduce 

the area of undeveloped coast along the Teign Estuary between Teignmouth and 

Bishopsteignton.  

36.6 The Sustainability Appraisal (CDA5, pages 152 and 153) reports that sites TE1 

and TE2 would have a significant impact on protected nature conservation 

interests.  These extensive sites would substantially affect a County Wildlife Site 

and habitat for the protected species of bird cirl bunting.  The RSPB has 

previously objected to the allocation of sites TE1 and TE2 in response to 

Preferred Options draft of the local plan (CDD12). Details are included in the 

Core Strategy 2013-2033 Preferred Options – summarised responses (CDD13, 

Teignmouth, pages 25 and 28), where the RSPB has described the combined 

effects of TE1 and TE2 would be devastating for cirl buntings. There would be 

difficulty in providing sufficient satisfactory compensatory wildlife habitat on 

suitable land elsewhere for the protected cirl buntings given the large area of the 

County Wildlife Site that would have been affected by TE1 and TE2.  Both sites 

could potentially increase visitor pressure on internationally important wildlife 

sites at Dawlish Warren (Special Area of Conservation) and the Exe Estuary 

(Special Protection Area and RAMSAR) which would require further mitigation. 
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37. Are there any more suitable alternative sites? 

37.1 There are no more suitable sites at Teignmouth.  

37.2 Other sites that have been brought to the attention of the Council through the 

local plan publication stage consultation, and which are included in the Omission 

Site List (TDC2) have included:  

 25558/5/OM/O 3.12 hectares at Higher Woodway Road - Allocation of this 

site for new housing is not justified. 

 The Landscape Sensitivity and Capacity Study CDD104 (figures 17 and 18) 

indicates it is in a ‘high visibility’ and ‘high sensitivity’ zone with low capacity 

for change through built development without significant adverse effects. The 

Study indicates describes this area as a prominent ridge with high visibility 

from Teignmouth, Teign estuary, Shaldon & Ringmore and from the open 

countryside to the north. The area is an important part of rural setting to 

Teignmouth and forms a buffer to the open rural landscape to the north 

(CDD104, Appendix C, page 3, Zone 10).  This is reflected in the 

Sustainability Appraisal (CDA5, page 204) which has indicated development 

of the omission site would have significant impact on the natural environment 

extending towards the ridgeline.  Planning permission has previously been 

refused and a subsequent appeal dismissed due to impact on the current 

Area of Great Landscape Value and Coastal Preservation Area designations. 

The site is designated as Undeveloped Coast in the Submission Teignbridge 

Local Plan 2013-2033 (CDA1, Policies Map) 

 The site is within a cirl bunting breeding territory.   

 25401/12/OM/O 0.39 hectare at Holcombe Down Road -  The site has not 

previously been brought to the attention of the Council through the SHLAA 

or previous stages of public engagement for the preparation of the local 

plan.  

 Allocation of this site for new housing is not justified. It is in a ‘high visibility’ 

and ‘high-medium’ sensitivity zone with low capacity for change through built 

development without significant adverse effects (Landscape Sensitivity and 

Capacity Study CDD104, figures 17 and 18). The site forms a small pocket of 

land that is partially screened by trees and woodland that would need to be 

retained (CDD104, Appendix C, page 3, Zone 9). The site is of insufficient 

scale to merit being of strategic importance to the future planning of the town 

and hence consideration for allocation. The site is physically separate from 

the built up limit of the town with no existing pedestrian cycle links to 

services.  


