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Settlement Specific Context 

The Local Plan strategy for Chudleigh has been informed by technical evidence and 

meaningful engagement with the local community.  The Council worked with the local 

community to prepare the Chudleigh Community Masterplan (CDD40) which has 

informed the preparation of the Local Plan.  The Masterplan provides a link between the 

Chudleigh Parish Plan and the Local Plan, providing a spatial vision for the town and 

addressing a range of themes and topics.  Whilst pre-dating Neighbourhood Plans and 

not containing policies, the Masterplan sets out a range of actions to deliver the 

community’s vision, along with a set of ‘guiding principles for future development’ and a 

vision diagram. 

The Masterplan built on the work of the Parish Plan and was informed by extensive 

consultation and prepared in collaboration with the local community.  The Masterplan 

was adopted by Chudleigh Town Council on 5th September 2011. 

Key objectives of the Masterplan are to meet the housing needs of the local population, 

support and stimulate the local economy, maintain and enhance education facilities, 

improve local transport infrastructure and road safety, maintain and enhance community 

facilities, the conservation and enhancement of the town’s historic character and 

protection and improvement of the local environment and biodiversity.  The Local Plan 

seeks to deliver the spatial elements of the Masterplan through its allocations and 

policies. 

Chudleigh is the only settlement in the Local Plan where specific infrastructure capacity 

issues place a limit on growth over the plan period.  The capacity of the Waste Water 

Treatment Works and the limited potential for the Primary School to expand to 

accommodate additional pupils are the key factors that place the restriction (CDD71, p41 

and CDD99, p14 & 21).  Accordingly all proposed housing allocations for Chudleigh are 

referred to as ‘up to’ rather than ‘at least’ as set out in allocations elsewhere, with an 

overall number of 435 homes proposed over the plan period. 

The required investment in both Waste Water Treatment and a second or alternative 

Primary School Site would not be feasible without significant additional development to 

fund it.  This would not align with the evidenced need, or with the aspirations set out in 

the community level strategy for the town.  South West Water have not provided the 

Council with an anticipated cost of upgrade to increase capacity.  The estimated cost of a 

new primary school to accommodate 210 pupils in Newton Abbot is identified in the 

Infrastructure Delivery Plan (CDD98, p6) as £3.5 million.  This provides an approximate 

estimate of the potential cost of a new school for Chudleigh.  In addition to the cost of 

improvements to the WWT the site of the current facility is within the vicinity of a greater 

horseshoe bat flyway. 

In order to deliver the strategy within the constraints of infrastructure capacity and 

support the community’s aspirations, it has been necessary to consider the proposals for 

the settlement as a whole, rather than simply in terms of the capacity of a single site.  
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The Council has made a judgement about the level of development for each location and 

come to a balanced view that provides an appropriate mix of sites around the town that 

provide opportunities for market and affordable homes, jobs, biodiversity protection and 

enhancement, improved access to recreation facilities and sites that will provide new 

homes that are within in walking distance of the town centre and other facilities.  It is 

recognised that allocations CH1 and CH2, along with other sites, may technically have 

the capacity to deliver additional dwellings through higher density or extended site areas.  

But when this is considered in light of the over-arching infrastructure capacity and the 

benefits that the development of other sites would offer, this was not considered to be an 

over-ridding consideration.  In simple terms to have allocated an additional 50 homes at 

one site would have meant that 50 homes would need to have been removed from 

another allocation.  This may in turn have a negative impact on the delivery of the 

Chudleigh Community Masterplan and the achievement of the community’s aspirations 

as set out in that locally developed strategy. 

69. Site CH1: Is the allocation justified? 

69.1 The Addendum to the Sustainability Appraisal (CDA6, p12 final paragraph) sets 

out the high level ‘absolute’ or ‘significant’ constraints for the sites identified in 

the Preferred Options (CDD12) document. The proposed allocations are overlaid 

to show the relationship (CDA6, p23-24). A map containing the Submission 

layers (CDA6, p38) is also included. A further constraint, not mapped, is 

topography, which can affect developability and capacity. 

69.2 The allocation avoids the main constraints.  The proposed site is critical to 

delivering the settlement strategy and the policies require appropriate mitigation 

measures to ensure that there is no adverse impact on the South Hams SAC.  

The allocations are justified as they avoid the ‘absolute’ constraints and provide 

for appropriate mitigation of the impacts on other constraints. The site allocations 

also take account of topography and its effect on capacity. 

69.3 No other suitable land at Chudleigh has been brought to the attention of the 

Council as being available for employment development which is capable of 

being delivered.  Other options for delivering employment development were 

considered through the process of preparing the Chudleigh Community 

Masterplan.  When exploring options for this locating development at the 

northerly junction with the A38 was considered.  However, due to the distance 

from the town and issues related to the dual carriage way junction, it was 

considered to be an unsustainable and unsuitable location. 

69.4 The more detailed work to prepare the Local Plan identified a number of 

constraints for the site including potential for archaeology, landscape impact and 

GHB flyways.  The County Archaeologist made recommendations regarding 

archaeology and in accordance with this the text accompanying policy CH1 

highlights that proposals will need to be accompanied by a suitable 
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archaeological assessment.  The landscape impact of development in this 

location is considered to be acceptable.  The SA/SEA recognises that as a 

gateway location the site will need to be subject to sensitive and high quality 

design (CDA5, page 299).  To reflect this, the policy requires the preparation of a 

comprehensive landscape and design led masterplan for the site. The SA/SEA 

concludes that the impact on protected species can be managed and mitigated 

against and that the site is likely to provide a range of benefits (CDA5, page 

299).  The Teignbridge SHLAA (CDD92) demonstrates that the site is suitable, 

available and achievable for development.  The more recent SHLAA update 

(CDD93, p10) confirmed this and that the site is currently the subject of an 

outline application for planning permission. 

69.5 Following the completion of the Habitats Regulations Assessment (HRA) the 

Council has recommended a number of minor amendments to the Local Plan 

policies that relate to proposed development that may impact upon the South 

Hams Special Area of Conservation (SAC).  For policy CH1 additional 

requirement is recommended which will require the preparation and approval of 

a bespoke Greater Horseshoe Bat Mitigation plan for the site before planning 

permission will be granted.  This will ensure that the development will have no 

adverse effect on the SAC either alone or in combination with other plans or 

projects.  On the basis of the completion of the HRA and the subsequent 

proposed amendments to the Local Plan, Natural England, who originally 

objected to the allocation CH1, have confirmed that that objection has been 

withdrawn (CDA8). 

69.6 The site is proposed for allocation for mixed use to provide market and 

affordable homes and employment.  The provision of employment development 

in Chudleigh is essential to achieving one of the key strategic objectives set out 

in the community level masterplan (CDD40, p10); providing more local job 

opportunities.  The Local Plan recognises that Chudleigh has a high level of out-

commuting, it is identified in the Employment Land Review as having the lowest 

job density and worst self containment rate of any of the settlements in the plan 

area (CDD63, p50).  Good accessibility means a high proportion of working 

residents commute to work, with Chudleigh residents more likely to travel to 

Exeter or Heathfield.  An aim to address this is reflected in policy S20 which 

promotes greater self-sufficiency in jobs for the town.  This accords with the 

NPPF (paragraph 37) of which requires planning policies to aim for a balance of 

land uses that encourage people to minimise journey lengths for a range of 

activities, including employment. 

69.7 Approximately 5% of the housing in the Local Plan is allocated to Chudleigh.  

This is broadly in-line with the proportion of the existing population in this 

location.  Site CH1 will make a significant contribution to achieving this level of 

growth over the plan period as one of two relatively larger sites that are proposed 
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for the settlement.  The justification of the distribution of housing is addressed in 

the response to Question 22 of Matter 5. 

69.8 Site CH1 is available, suitable and achievable.  Its development for housing and 

employment uses will make a contribution to the delivering the key strategic 

objectives for the settlement and the relevant aims of the NPPF.  The delivery of 

mixed use site offers the most likely route to providing employment development 

that will help to address the current issues of a lack of local job opportunities and 

high out-commuting.  There are no other reasonable alternatives that the Council 

is aware of that would in particular provide significant new employment 

opportunities.  The site avoids absolute constraints and mitigation can address 

the impact on other constraints. 

70. Site CH2: Is the proposed density appropriate? Can any effects on bats be 

mitigated satisfactorily? 

70.1 As set out in the opening section Chudleigh is the only settlement where 

infrastructure capacity issues place a limit on the level of growth proposed in the 

Local Plan.  The landowner has submitted representations (reference number 

17600) at pre-submission stage proposing additional development area along 

with a higher quantum of development.  It has been suggested that this will 

provide additional flexibility and improve viability.  Those representations do not 

address how this may impact on the delivery of the settlement wide strategy, in 

light of the evidenced infrastructure capacity issues. 

70.2 The proposed density for CH2 is 44 dwelling per hectare (gross), which is 

relatively high in comparison to other sites in Chudleigh (see Appendix A of the 

Councils response to Matter 5).  However, this reflects the fact that all of the 

green infrastructure associated with the site will be provided on adjoining land in 

the same ownership, identified on the LP policies map, and there are no other 

requirements for on-site infrastructure. 

70.3 The site area of the southerly of the two parcels of residential development has 

been limited to its eastern edge to remain in line with the extent of existing 

development in this location.  This will help to limit the landscape impact of the 

development in what is a sensitive location. 

70.4 The potential impacts of development on the GHBs associated with the SAC 

have been a key consideration influencing the development of the Local Plan 

strategy for Chudleigh.  Parts of the town lie within the 1km Young Sustenance 

Zone for the Chudleigh Caves component of the SAC and all of it lies within the 

4km Roost Sustenance Zone.  In light of this careful consideration has been 

given to the maintenance of flyways leading to and from the caves and adjoining 

foraging areas.  The Council has relied on a range of evidence available to 

relating to GHBs and the SAC (CDD21, CDD24, CDD25) this includes the 
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outcomes of site screening and surveys that the Council has commissioned and 

survey results carried out by other specialists. 

70.5 The evidence demonstrates that there is GHB activity in the area and identifies 

the known flyways and sustenance areas and the types of habitat features that 

are likely to be important to the species.  The evidence also demonstrates that 

there are GHB flyways adjacent to and within the proposed development site 

(CDD24, p47-56 and CDD25, p21). 

70.6 The Council has been advised by specialist consultants that the bat flyways in 

question can be safeguarded and enhanced through careful design, which 

should include enhancements to the flyway along the Kate Brook to the western 

boundary and strengthening of some of the hedgerows through additional 

planting (CDD24, p51).   

70.7 Following the completion of the HRA (CDA7) the Council has recommended a 

number of minor amendments to the Local Plan policies that relate to proposed 

development that may impact upon the SAC.  For policy CH2 this will require the 

preparation and approval of a bespoke Greater Horseshoe Bat Mitigation plan for 

the site before planning permission will be granted.  This will ensure that the 

development will have no adverse effect on the SAC either alone or in 

combination with other plans or projects. 

70.8 On the basis of the completion of the HRA and the subsequent proposed 

amendments to the Local Plan, Natural England, who originally objected to the 

allocation CH2, have confirmed that that objection has been withdrawn (CDA8). 

70.9 In light of the technical evidence, specialist advice and support of Natural 

England, the Council is satisfied that any effects of the development on bats can 

be successfully mitigated and that Local Plan policies and planning conditions 

can secure this. 

71. CH1, CH2, CH3, CH4, CH5 and CH6: the cumulative impact of the above 

proposal on the sustainability of the greater horseshoe bat population 

emanating from the caves at the nearby South Hams Special Area of 

Conservation. 

71.1 The Council recognises that one of the important environmental features of the 

plan area is that it supports an internationally important population of greater 

horseshoe bats.  The main roost sites for these rare and endangered bats are 

protected as a Special Area of Conservation (SAC) under the European Habitats 

Directive.  The South Hams SAC comprises five interconnected Sites of Special 

Scientific Interest (SSSI), one of which is Chudleigh Caves and Woods SSSI. 

71.2 The Council has thoroughly assessed the impact of the proposals in the Local 

Plan on GHBs and is confident that proposals will not have unacceptable affects 

on the population, either individually or in combination. 
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71.3 Each policy in the Local Plan where there is evidence of a greater horseshoe bat 

flyway includes a criteria requiring the protection and enhancement of that flyway 

(CDA1, p134-140).  These criteria are supplemented by a number of 

recommended amendments to the Local Plan (CDA2, p2-6 and p15-16) that 

were proposed following the preparation of the HRA (CDA7).  In addition to these 

policy requirements the Local Plan also includes policy CH9 Green Infrastructure 

specifically for Chudleigh.  This policy proposes new areas of multi-purpose 

green infrastructure to perform a range of function including the protection and 

creation of GHB habitats.  These areas are identified on the relevant proposals 

map (CDA1). 

71.4 The allocation specific and other policy criteria, along with the proposed green 

infrastructure, provides a robust framework that will ensure that cumulative 

impact of development in the area does not have an adverse impact on the 

greater horseshoe bat population at Chudleigh Caves.  The Council considers 

that the proposals will provide enhancement and lasting protection of important 

flyways and foraging areas. 

71.5 The decisions to allocate the sites in Chudleigh have been guided from the 

outset by technical evidence.  The Council commissioned its consultants to 

prepare an additional report (CDD24) to bring together all relevant information 

and evidence to demonstrate how it supports the allocation in the Local Plan. 

71.6 Paragraph 3.7.3 of the report advises that where potential impacts have been 

identified on sites proposed for allocation these can be mitigated through careful 

design and management of the adjoining green infrastructure. 

71.7 Paragraph 3.7.5 of the report concludes that safeguarding the greater horseshoe 

bat population in and around Chudleigh has been a major consideration in the 

land allocations proposed for the town and that an extensive green corridor has 

been identified that will secure flyways and access to good foraging areas for 

greater horseshoe bats close to their roost at Chudleigh Caves. 

71.8 Natural England has advised that the HRA has been satisfactorily concluded and 

that their original objections to Chudleigh policies S20, CH1, CH2 and CH3 are 

now withdrawn (CDA8). 


