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55. Site BT1: Is the allocation justified, having regard to landscape impacts, 

highway safety, adequacy of drainage, the need to mitigate any effects on 

protected species and the effects on heritage assets?  

55.1 The Council considers Site BT1 Dean Park is justified. 

55.2 Technical evidence in the SHLAA Update 2012 (paragraph 2.54, CDD 93) 

indicates that Site BT1 is developable.  BT1 was also identified in the Bovey 

Tracey Community Masterplan (CDD 37) as an opportunity for delivering new 

homes. 

55.3 There are a number of physical constraints around the town which have 

determined the suitability of sites for development, including flood risk, distance 

to the town centre and impact on protected species.   

55.4 As with all of Bovey Tracey, site BT1 lies close to Dartmoor National Park and all 

new development must respect the setting of the National Park. Site BT1 is not 

within the AGLV.  The watercourses and connecting habitats (such as trees and 

hedgerows) also form part of landscape and the foraging routes of the Greater 

Horseshoe Bats (GHB) (Addendum to Sustainability Appraisal p21, CDA6).  

These two issues of landscape and protected species are therefore 

interconnected.    

55.5 The 120 dwellings proposed on the site were reduced from the 150 proposed in 

the Preferred Options Core Strategy (p148, CDD12) and as highlighted in the 

Summary of Changes Arising (p153, CDD14).  This was to address issues raised 

in the evidence including in the Screening Matrix to Identify Likely Significant 

Effects (p31, CDA7) on the South Hams SAC and SPA, and reflected in the 

Minor Amendments (number 140, CDA2). The effect of these changes is to lower 

the gross site density and also require mitigation for any impact on GHBs.  

55.6 The Council has produced detailed evidence on the potential impact of 

development on GHBs, to guide site selection and understand if impacts can be 

effectively mitigated (CDD19). The Council is therefore confident that a 

comprehensive masterplan can deliver appropriate design, landscaping and 

retention of trees and hedgerows, to minimise landscape impacts and seek to 

positively enhance habitats for protected species (Sustainability Appraisal, p292, 

CDA5).  

55.7 BT1 is within walking distance of the town centre, primary school and other 

services (a walking distance of c500m to c1000m from Fore Street). Access 

between the site and the town centre for pedestrians or cyclists could be gained 

by improvements from Priory Street, Bonds Meadow, Southbrook Road and/or 

Southbrook Lane.  Vehicle access could be from Priory Street, Bonds Meadow 

and/or Moretonhampstead Road.  Devon County Council has raised no 

highways concerns.  The Council is confident that a masterplan can deliver the 
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most appropriate new access routes and encourage permeability, ensuring the 

necessary foot and cycle access routes.  

55.8 Site BT1 is gently sloping to the west. In the northern parcel of the site a small 

portion of the site area adjacent to Monks Way (c 0.15 ha) may be at higher flood 

risk (flood zone 3) (See Bovey Tracey Map - CDA1). However there are no 

concerns over flood risk or drainage issues from DCC or the Environment 

Agency.  

55.9 Two small watercourses run through the southern parcel of the site, however 

these do not present any known flood risk. The proposed site density will allow 

avoidance and management of flood risks areas, and will complement the bat 

corridors.  

55.10 The Water Cycle Study – Cycle Constraints Assessment (10.5.1, page 77, Main 

Report, CDD71) concludes that the Bovey/Heathfield waste water treatment 

works has sufficient capacity to accommodate the proposed growth. South West 

Water must also be satisfied with development proposals before planning 

permission goes ahead as set out in the Minor Amendments (number 22, CDA2).  

55.11 Atway Farm and cottages (Grade II listed) lie near to Southbrook Lane.  The site 

has the opportunity of creating a positive relationship with these buildings, 

informing the urban design of BT1. A positive approach to design is also 

supported by Policy S2 Quality Development (CDA1), which alongside the policy 

requirement for a design led approach, would require new development to 

enhance the character of the built and natural environment and make the most 

effective use of the site.  

55.12 The Council is committed to working with partners including Dartmoor National 

Park to ensure development maximises the sustainability of the site and 

minimises impact on the landscape, protected species and other relevant 

considerations. The Council concludes that based on the above and given 

reasonable alternatives Site BT1 is justified and deliverable. 
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56. Site BT2:  Should the site be re-instated in preference of BT2A?  What is 

the best strategy for housing provision in Bovey Tracey?  Are there any 

better alternative sites?  Should BT2A be extended?  

56.1 Following a successful appeal (reference APP/P1133/A/13/2191841), site BT2 

now has planning permission for 185 dwellings, 915 square metres of B1 

employment floorspace, public open space, associated infrastructure and re-

alignment of the B3344 and outline planning permission for 20 self build 

residential dwellings.  The Council therefore accepts that the site is suitable and 

available for development.   

56.2 A minor change will be presented to the Inspector to amend the Policies Map 

and show the consented site as a Major Planning Permission within the defined 

settlement limit. 

56.3 Bovey Tracey is a vibrant and attractive small market town, which has 

successfully integrated new housing development over the years.  There are a 

range of local facilities, particularly the town centre and a large employment site 

nearby within the parish at Heathfield.  Provision of additional housing at Bovey 

Tracey is therefore appropriate and will bring additional commercial support for 

local shops and services.  The Local Plan provides for about 5% of the housing 

development in the district to be in the town, reflecting its role.  See Matter 1, 

question 22 for more on the distribution of housing.   

56.4 There are a number of physical constraints around the town.  New development 

must respect these important considerations including the setting of Dartmoor 

National Park, areas with a higher risk of flooding, the foraging and flying routes 

of the GHBs, as well as further constraints to growth at Heathfield including Ball 

Clay reserves and SSSI (see p21 and p22 of Addendum to the Sustainability 

Appraisal (CDA6)).  

56.5 The Council has also considered the views and aspirations of local people via its 

consultations during the Issues and Options and Preferred Options (CDD12) 

stages of Local Plan preparation and through preparation of the Draft Bovey 

Tracey Community Masterplan (CDD 37). These community aspirations have 

been used to shape the Plan. 

56.6 The process has also been driven by the Sustainability Appraisal (CDA5) of sites 

and been assisted by the SHLAA process which provided SHLAA panel 

comments on how available, suitable and achievable sites are (SHLAA 2009 – 

Annex 4 (CDD92) and SHLAA 2012 update (CDD93)).  

56.7 The strategy for Bovey Tracey has been to promote development on sites which 

are as close to the town centre as possible, to encourage a greater proportion of 

local shopping from residents, while protecting the nationally and internationally 

important wildlife and landscape assets.  The allocated sites are considered to 
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meet this balance appropriately.  The new planning consent at Bradley Bends 

(formerly policy BT2) can be absorbed within this strategy, which is 

acknowledged within the Inspector’s report on that appeal. 

Land at Indio House 

56.8 The Council does not believe that BT2A North of Indio House should be 

extended.  

56.9 Additional GHB site screening work (CDD20) at the BT2A allocation 

demonstrates that, subject to additional detailed surveys to specify mitigation 

requirements, the impact of development on GHBs can be mitigated.  However, 

further allocations within the wider Indio House area may have a greater 

detrimental impact, in particular on protected species and on the listed building.   

56.10 Two sites contained in the Omission Sites document (TDC2) proposing an 

extension to BT2A are:   

 A larger 6.7 ha site at Indio (16885/13/OM2/O)  

 A smaller 0.38 ha parcel west of Indio House (25536/1/OM/O)   

56.11 An Outline Application (13/02292/MAJ) has been submitted to the Council for up 

to 122 dwellings, community garden, other open space and provision of new 

access arrangements including footpath/cycle link to the north (approval sought 

for access, layout and scale) covering land at Indio House including BT2A.  This 

has not yet been determined by the Council.   

56.12 With regard to protected species Indio House is in a potentially very sensitive 

area. It lies in an area of overlap for the two ‘sustenance zones’ for the Haytor 

and Smallacombe Mines and Chudleigh components of the South Hams GHB 

Special Area of Conservation (SAC) (paragraph 2.2, CDD20). The area lies 

adjacent to a GHB movement corridor (along the River Bovey) that is comprised 

of optimal foraging and commuting habitat (i.e. stock grazed pasture with linear 

hedges).   

56.13 Should an extension to BT2A be considered, a precautionary approach would be 

necessary, to limit development encroaching further into the movement corridor 

(the land along the southern side of the river). A bespoke GHB mitigation plan 

must also be approved before planning permission will be granted (see minor 

amendment number 142, CDA2). 

56.14 An extension of BT2A could also adversely affect the setting of Indio House 

(which is a Grade II listed building) and the historic garden in the grounds which 

are ‘curtilage protected’.  It is thought the site has archaeological remains which 

are of importance not just to the site but the town of Bovey Tracey. The whole 

area is heavily protected with Tree Preservation Orders due to the very 

significant specimen and mature trees that impact the site.  Whilst the site would 
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be screened to the west by the existing Indio pond and plantation, it may have 

some impact on views, landscape and on-site natural environment. (p206, 

CDA5).   

Alternatives 

56.15 The only remaining site included in the Omission Sites List (TDC2) and not 

covered elsewhere in this Matter is land West of Marlborough Terrace. This site 

has a restrictive covenant held by the National Trust and the site has not been 

promoted by the landowner.  Therefore, the Council does not consider there to 

be any better alternative sites.   

57. Site BT2B: is the site deliverable if the owners of part (Dartmoor NPA) 

oppose development?  Impact on bats not assessed properly.  

57.1 The Local Plan allocated the Old Coal Yard site (BT2B), which includes land 

owned by DNP and Jeffery’s Yard.   

57.2 The Jeffrey’s Yard element of the site was included in the 2009 SHLAA (Annex 

6, CDD92) and was considered broadly deliverable (available, suitable, 

achievable), despite some flood risk on the east of the site adjacent to the 

watercourse.   

57.3 Following Submission of the Local Plan, Teignbridge and DNP officers have 

discussed DNPs latest position. DNP, who own a small 0.1 ha area of the 

allocation incorporating 1 building, clarified that they do not wish to see BT2B 

allocated for housing. This is largely because DNP wish to continue using their 

building for stone cutting and storage purposes, which they do not believe would 

be compatible with residential uses.   

57.4 The Council’s view is that the remaining developable area of BT2B excluding the 

DNP site (ie Jeffrey’s Yard) should remain allocated for housing. The area 

already includes a mix of uses with existing residential uses at Station Court / St 

John’s Lane, adjoining the DNP site.  

57.5 Additional employment land shall be provided on land at BT2C, BT3, BT6 and a 

further 915 sq m of employment floorspace has been granted at the appeal site 

at Bradley Bends (APP/P1133/A/13/ 2191841). This employment provision totals 

approximately 3 ha of employment land in Bovey Tracey, which is sufficient to 

meet the need (as set out in Policy S19). 

57.6 The Council accepts that with the removal of the DNP plot and potential 

mitigation measures for the GHB and flooding constraints, the remaining 

developable area may be as little as c0.3 ha, which may only allow for 10 

dwellings. 
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57.7 The impact on bats at BT2B has been assessed properly. The Council has been 

advised by specialist consultants on the potential impacts on the GHBs derived 

from screening assessments.  Mill Marsh park and the sports field (adjacent to 

the site) is the most likely route for bats flying along the River Bovey, and provide 

an undeveloped corridor through what is otherwise a pinch-point on the ‘strategic 

flyway’.  It is possible that some of the old buildings (particularly on the eastern 

edge of the site) could support roosting bats, particularly adjacent to Mill Marsh 

Park (paragraph 3.6.2, p43, CDD24). 

57.8 Technical evidence in CDD20 states that any detailed proposals for the 

development of Site BT2B should first be informed by appropriate bat surveys 

undertaken during a suitable time of year. The aims of such surveys should be to 

establish any use of the buildings by roosting bats.  In addition, the tree-line 

along the eastern boundary should be retained to provide a substantial buffer 

between any new development and the unlit sports field and park, so as to 

ensure that these areas remains dark and attractive to commuting bats, 

(paragraphs 3.1–3.10, CDD 20). 

57.9 Following the completion of the Habitats Regulations Assessment (CDA7) the 

Council has recommended a number of minor amendments (CDA2).  Minor 

Amendment number 144 relates to an additional requirement regarding lighting 

levels immediately to the east of the site boundary.    

57.10 Natural England, who originally objected to the allocation BT2B, have confirmed 

that their objection has been withdrawn (CDA8). 

58. Site BT3 (Challabrook): Should more housing be proposed?  

58.1 BT3 is approximately 19 hectare in size, largely flat and lies on the west side of 

Bovey Tracey.  The policy BT3 requires the delivery of 1.2 ha of employment 

units, 270 homes and green infrastructure including open space, SUDS and 

biodiversity mitigation.  

58.2 The key issues and impacts relating to the site are summarised on p296 of the 

Sustainability Appraisal/Strategic Environmental Assessment (Publication) 

October 2012 (CDA5). 

58.3 The Council is recommending amendments to the Local Plan (CDA2 – numbers 

148, 149, 150) and has proposed changing BT3 c) from ‘at least 270 homes’ to 

‘up to 270 homes’ in order to address the results of the Habitat Regulations 

Assessment in relation to impact on the South Hams SAC.  In addition the 

Development Management process (in determining an application) is likely to 

require further Appropriate Assessment (under the Habitats Directive) to 

determine site layout/mitigation measures relating to the GHB strategic flyways 

and sustenance zones within the SAC.  
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58.4 Therefore (in line with paragraph 119 of the NPPF) it is reasonable for policy BT3 

to restrict the quantum of development proposed on the site, subject to further 

evidence from a detailed bat survey (established through comprehensive survey 

as specified in Natural England’s South Hams SAC guidance) (paragraphs 4.1 – 

4.8 of CDD19). 

58.5 Part of the site includes flood constraints. The site includes 2 streams and is 

bounded by a leat of the south side.   

58.6 The Policies Map (CDA1) for Bovey Tracey identifies areas of flood risk (flood 

zone 3).  This indicates an area of up to 10 hectares of the site may be at risk of 

flooding.  

58.7 The NPPF (paragraph 100) (and its associated Technical Guidance note) is clear 

that some forms of development should be avoided in areas of highest flood risk. 

Therefore employment uses (‘less vulnerable’) and green infrastructure (‘water 

compatible’) uses would be acceptable in the area liable to flood risk. However, 

residential development (‘more vulnerable’) uses would be required to pass the 

Exception Test to be located in flood zone 3.  

58.8 However, the March 2013 draft River Bovey Flood Risk Mapping (CDD66) 

assesses an area that includes part of the BT3 Challabrook site. Within this 

report, the ‘Flood Zones Extents’ map (p55, map MWA/CH152/A3/GIS/15) 

indicates that a smaller area of just 1.2 ha of the north eastern part of the site is 

liable to flood risk 3. Whilst it should be noted that this work is still provisional 

(until the Environment Agency (EA) sign it off), this does indicate that a greater 

extent of the site may be developable.  

58.9 Based on the above evidence, there is therefore some doubt over the extent of 

the site that is liable to flooding.  Whilst there was no EA objection to BT3 in the 

submission Local Plan, it is clear that not all the site will be suitable for 

residential development due to flood risk. 

58.10 The Council has been advised by specialist consultants on the potential impacts 

on the GHBs derived from screening assessments (CDD19).  The proposed site 

at Challabrook Farm lies on the eastern edge of the ‘sustenance zone’ for the 

Haytor and Smallacombe Mines roost, and is within 500 metres of the 

‘sustenance zone’ for the Chudleigh roost to the east. The site is also within 500 

metres of the ‘strategic flyway’ along the River Bovey with open countryside 

(pasture, hedgerows and woodland) to the north linking directly to the river. 

There is also good landscape connectivity to the west of the site towards the 

Haytor roosts (paragraphs 4.1-4.8, CDD19). 

58.11 The Local Plan and recommended ‘Amendments to the Proposed Submission 

Local Plan’ (CDA2) are clear that a bespoke GHB mitigation plan will be required 
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for Challabrook, in order to demonstrate how the development will avoid or 

mitigate for any impacts on the protected species.  

58.12 Natural England, who originally objected to the allocation BT3, have confirmed 

that that objection has been withdrawn (CDA8). 

58.13 Site coverage (the proportion of the site that can be developed for housing) on 

large greenfield sites does vary based on constraints. Based on an assessment 

of the 2 key constraints highlighted above, it would be reasonable to expect the 

site coverage to lie in the region of 50 – 65%. Based on a 50% site coverage the 

approximate density of development on the developable site is approximately 30 

dwellings per hectare.  

58.14 In view of the constraints discussed above, and the effective master-planning of 

the site to maximise the developable area, the Council concludes that the 

existing allocation of up to 270 homes is appropriate.  


