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Matter 8 Heart of Teignbridge 

Site specific issues  

44. NA1: sterilisation of minerals  

1. The issue of minerals sterilisation requires further consideration and has the potential to 
restrict the amount of housing delivered within the proposed NA1 and NA2 allocations.  Ball 
Clay is an internationally traded mineral that is of national importance, the principal source of 
which is found only in the Bovey Basin around Newton Abbot.  It is subject to policies protecting 
the resource from sterilisation in the NPPF and Development Plan.     

2. Attached at Appendix 1 is a plan showing the extent of Sibelco’s mineral ownership within the 
area of the NA1 Houghton Barton proposed allocation.  This shows the extent of mineral 
ownership with working rights within the area and extends to the east and south of Seale Hayne 
University Campus to Forches Cross.   

3. Appendix 2 is Inset Plan 31 of the Bovey Basin Strategy, showing the extent of presumed 
resource and Mineral Consultation Area (MCA) within this area.  The Mineral Consultation Areas 
are defined on the basis of British Geological Survey (BGS) and operator records, the need for a 
buffer between working and sensitive land uses and other factors set out in para 5.2.6 of the 
adopted Devon Minerals Local Plan 2004.  Policy MP13 of the Plan says that development will 
not be permitted where it would sterilise mineral resources which are, or may become, of 
economic importance, would prejudice the future tipping of mineral waste, or would otherwise 
be incompatible with mineral development.    

4. The MCA shown on Inset 31 (part of the extant Devon Minerals Local Plan 2004) includes much 
of the area of proposed NA1 and NA2 either as buffer or as identified mineral.  The mineral 
identified includes the area of the NA1 allocation around Forches Cross which abuts Ringslade 
Quarry.  While the deposit in the area of NA2 is constrained by roads, existing development and 
other features (which also applies to Berry Knowles), and hence working is unlikely to occur, the 
same cannot be said for NA1 and the areas near to the existing quarries.    

5. However, the extent of mineral resource shown is unusual in that it follows road lines as a 
defining edge.  This is plainly not correct and it is likely that the mineral extends significantly 
beyond the extent shown between Forches Cross and Seale Hayne.     

6. Map 2, also attached at Appendix 3, is a draft plan from the initial draft of the consultation for 
the review of the Mineral Local Plan.  It shows which of the permissions are active or likely to be 
worked in the longer term and the existing extent of the MCA.   

7. The MCAs define only the ‘presumed extent’ of the mineral within each area and are not 
guaranteed to be 100% accurate as the extent or likely occurrence of minerals within each area.  
In this case, there is evidence to suggest that the extent of the ball clay resource is not correctly 
defined in the area of NA1.   

8. Geologists have reviewed information provided by Imerys and Sibelco in the working of 
deposits in the Bovey Basin and in the Stover and Ringslade Quarries.  An analysis is attached at 
Appendix 4 which considers the likely extent of potential mineral resource in the area.   

9. The information published on the BGS 1:50 000 - scale sheet 339 (Newton Abbot) was based on 
the mapping carried out in a PhD thesis and clearly shows a faulted margin for the Bovey Basin 
in this area.  In the published memoir, the nature of the faulted boundary is discussed and there 
is a suggestion that in this area, the Devonian Slates are thrust over the Tertiary deposits of the 
Bovey Formation by tectonic activity subsequent to the deposition of the Bovey clays. If this is 
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the case, the boundary is likely to be complex, with the possibility of ball clay (most likely the 
Abbrook member) beneath the older Devonian rocks. There is therefore, the possibility of the 
Bovey Formation being present as 'window' outcrops.  

10. The extent of the mineral deposit is therefore, key and can only be established by site 
investigation works and drilling or pitting to establish the presence or otherwise of potentially 
viable ball clay deposits.  In addition, it must be remembered that an adequate buffer is 
required to ensure that acceptable living conditions for any housing is provided for and that 
working of the ball clay in future is not unduly constrained.  In this regard, the working of ball 
clay requires deep excavation and produces significant quantities of clay waste that requires a 
much larger area for operations than the working itself.   

11. As such, we believe the extent of potential clay resources, the MCA and any buffer area is likely 
to affect a greater area of the NA1 allocation than anticipated and while this would not be likely 
to prevent development altogether, it is likely to require further investigation and have a clear 
impact on housing numbers.   

 

46. NA2: inclusion of Berry Knowles and East Golds  

 

 Berry Knowles 

1. The land identified as a potential omission site at Berry Knowles is existing agricultural land 
lying between the NA2 allocations, north of the A382 Exeter Road at the Whitehill crossroad.  It 
lies between the Exeter Road and Bovey Tracey Road.   

2. The site has permission for the development of new Rugby Club and associated facilities, as a 
replacement and enhancement of currently off Newton Road, Kingsteignton which are 
proposed to be relocated to accommodate employment development and a new link road at 
Rackerhays.  However, the relocation and development of the Rugby Club depends on a 
number of factors, not least market demand, funding and overall viability.   

3. To the east lies land indicated as the NA2 employment allocation, which has consent for the 
construction of the Jetty Marsh II link road, a proposal which includes the provision for the 
realignment of the Whitehill crossroads junction to form a new roundabout junction between 
the Exeter and Bovey Tracey Roads, improving the safety and capacity of the junction.  Until 
recently the NA2 employment land benefitted from an outline permission for employment 
development, now lapsed.  It has recently also been considered as a site for the possible 
University Training College (UTC), though this is now confirmed on part of the NA10 Bradley 
Lane allocation in the town centre. 

4. The Whitehill crossroads is a key junction on the A382 and the connection provided by Jetty 
Marsh II is essential in movement between the town centre, key services such as the hospital 
and the growth areas.   The permitted design provides for both vehicular and pedestrian/cycle 
movement.  However, the construction of the Jetty Marsh II link road and realignment of the 
Whitehill crossroads presents a major cost and is only justified and likely to occur as part of the 
comprehensive development of the NA2 or NA1 allocations.   

5. The improvement of the A382 between Newton Abbot and Drumbridges for both vehicular and 
cycle/pedestrians is considered in Plan terms as an essential item (Policy HT1 (c)) the 
improvement of which is considered key to meeting the committed growth in the Plan period 
(para 6.5 of the Plan).   
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6. Should Berry Knowles not be required for the relocation of the Rugby Club therefore, it could 
provide a beneficial addition to the housing allocation at NA2, providing a degree of flexibility in 
terms of overall housing provision and increasing the likelihood that the required infrastructure 
supporting the allocations can be delivered.    

East Golds 

7. The land identified at East Golds is an existing active mineral operation, comprising of a former 
clay pit that is now in the process of being backfilled with consolidated clay waste to bring its 
levels back to a restoration profile.  It adjoins part of the East Golds plant complex and is 
accessed by existing site roads linking Newton Road in the South with Exeter Road in the north.  
It is framed by woodland to its margins and the River Teign to the East and the Stover Canal and 
railway to the west.   

8. The site is sustainably located within a 10 minute walk (800m) of Kingsteignton centre and the 
main retail stores on Newton Road and within a 10-15 minute walk (1000m) of Newton Abbot 
town centre.  It adjoins the existing plant/employment site to the south which forms part of the 
urban area identified on the Proposals Map.   

9. East Golds was the subject of a planning application in 2008 which was submitted as part of a 
comprehensive set of applications dealing with a number of sites within the Newton Abbot and 
Kingsteignton area, under an overall land use strategy set out in the ‘Newcross to East Golds 
Masterplan’.   

10. Permission was subsequently resolved to be granted subject to s106 agreements for the 
development of a number of the key sites at Newcross (09/01665/MAJ), Rackerhays residential 
(08/01377/MAJ) and Rackerhays employment (08/1376/MAJ), new roads at Broadway to 
Greenhill Link (08/01363/MAJ) and Newton Relief Road (08/01358/MAJ) and a Country Park 
and Flood Alleviation scheme (08/01372/MAJ) which served the Masterplan area.   

11. While those sites were permitted, the application at East Golds was withdrawn and it was 
decided to progress this as a subsequent phase.  Hence while several of the key components of 
the Masterplan were approved, a key element of the Masterplan remains to be delivered.   

12. Attached at Appendix 5 is the design and access statement that was submitted for consultation 
and formed part of the East Golds application that illustrates the overall Masterplan vision and 
key aspects of the proposed development.   

13. A great deal of technical work was undertaken at the time that demonstrated the practical 
feasibility of the development proposed and much of this remains relevant today.  These 
include a wide range of assessments under the terms of an EIA.   

14. Since that time the infilling of East Golds has continued and it is proposed that the rate of 
infilling would be accelerated in this location while maintaining overall tipping capacity across 
Sibelco’s operations, such that the site would be available for development and make a 
contribution to housing supply within the next 10 years and hence well within the Plan period.    

15. Although the site is proposed to be identified in the Plan as forming part of the Strategic Open 
Break between Newton Abbot and Kingsteignton, and notwithstanding our comments on the 
merits of that proposal (EN1), the development of the site identified at East Golds can occur 
without prejudice to the integrity of each settlement or to the open break between them.  
Indeed, the development of East Golds would secure the Country Park at Zitherixon and 
enhance the alignment of the Stover Canal with enhanced public access and safeguarding the 
County Wildlife Sites and River Teign through delivery of the Masterplan objectives.   
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16. The site has a willing owner, is deliverable within the Plan period and has been the subject of 
significant technical and environmental assessment.  It is previously developed land and 
contributes to the achievement of a Masterplan that delivers significant benefits to the 
community in the Heart of Teignbridge.  This includes the creation of a major new country park 
including formal and informal recreation, new pedestrian/cycle recreational routes, a potential 
park and change facility close to the town centre.   

17. The site has the potential to provide in excess of 600 dwellings at a variety of density and style, 
including a range of house types and tenures and will support the objectives of the Plan nin this 
regard. 

18. East Golds also has a potentially unique position in being able to support Plan’s aspiration of a 
route linking Newcross to the A382 (Plan para 6.6), referred to in the Preferred Options Plan as 
the Northern Link Road, with Sibelco owning land either side of the Exeter Road and Stover 
Canal and between this and the Balls Corner Roundabout.  The former East Golds proposal had 
a park and change facility located near to Balls Corner as part of the redevelopment proposed 
for the western section of the plant site complex. 

19. While further transport study may be necessary to determine the priorities for transport works 
and to update the modelling previously undertaken for the Masterplan, some preliminary work 
for this is being undertaken for Sibelco as part of wider assessment of development options in 
light of the Plan proposals and current conditions.  There remains the potential therefore, to 
form a pivotal role in the delivery of a number of key Plan objectives.  

20. We would therefore, recommend that East Golds is identified in the Plan as a residential 
allocation.  In the alternative, it should be identified as a potential reserve site, should it be 
required to meet the housing requirement within the Plan period.   

54. Other Omission sites  

Higher Sandygate 

21. The land at Higher Sandygate forms an area of agricultural land that will be annexed from the 
adjoining land by the permitted eastward re-alignment of the B3193 diversion.  The road is 
being diverted as part of the quarry operations designed to permit recovery of ball clay reserves 
under the present route of the road, which presently lies to the west.  Construction work has 
commenced on the new alignment with its opening planned for summer 2014. 

22. While part of the proposed site lies within the flood plain of the Ugbrooke, an area between 
this and the existing settlement boundary would be available for consideration as a potential 
housing allocation should additional sites be required in order to provide more certain, 
deliverable sites early in the Plan period.  The potentially developable area is identified in 
general terms in Appendix 6.   

23. The site is available, is well defined by existing tree and hedgelines, is free from environmental 
or other designations and there are no infrastructure or other constraints that would delay 
bringing the site forward.  It is likely that any proposal in this location would deliver additional 
public open space and managed flood meadow as part of any comprehensive scheme which 
would benefit the existing community.  The site relates well to the existing urban form and 
would help support the employment allocation at KS1, providing a more sustainable balance of 
residential and employment space.   

24. The site would also relate well to the allocation of KS3 at Abbrook and Sawmills, helping 
connect the managed flood meadows and providing a strong landscape context alongside the 
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new B3193.  It would be within walking distance of the proposed development and the 
associated school facilities that form part of the allocation.   

25. We would recommend therefore, that the site is considered as a potential residential allocation 
that is capable of assisting the flexibility and resilience of the Plan’s policies and supporting 
provision in the Heart of Teignbridge.   
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Appendix 1 
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Appendix 2 
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Appendix 3 
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Appendix 4 
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Geological information pertaining to the area of 

Mineral ownership at Forchess Cross 

The basis of this document is to highlight the potential occurrence of Ball Clays in the 

western area of the Bovey Basin specifically in the vicinity of the area known as Forchess 

Cross. 

The known information set out in this document has been collated from meetings and 

discussions between Sibelco UK, Imerys & Richard Scrivener (formerly of the BGS). 

Essentially the area in discussion lies to the south east of Ilford Park (owned by Sibelco UK), 

North West of Ringslade Quarry (owned and operated by Imerys) and adjacent to Stover 

Quarry (owned and operated by Imerys). 

The information published on the BGS 1:50 000 - scale sheet 339 (Newton Abbot) was 

based on the mapping carried out by Richard Edwards for his PhD thesis: this clearly shows 

a faulted margin for the basin in the area shown on the plan below. In the published memoir, 

the nature of the faulted boundary is discussed and there is a “suggestion” that in the area 

of interest, the Devonian Slates are thrust over the Tertiary deposits of the Bovey Formation 

by tectonic activity subsequent to the deposition of the Bovey clays.  

If this is the case, then the boundary is likely to be complex, with the possibility of Bovey 

Formation clays (most likely the Abbrook member) beneath the much older Devonian rocks,  

In this case it cannot be not ruled out that the possibility of the Bovey Formation is present 

as 'window' outcrops in this district. It would be expected that the Bovey beds in this area are 

disturbed by the tectonic activity, possibly folded and sheared.  

It should also be noted that the original mapping was carried out by post graduate students 

and therefore should be considered as being of a very basic level with little to no technical 

information to back up the defined position of the outcrop of the suggested Devonian Slates.  

Geological Strata 

It is generally accepted that the Abbrook geological member is one of the first sequences of 

ball clays that were deposited then the Southacre geological member which in turn was 

overlaid by the Stover and subsequently Goosehams members. 

Ilford Park 

The geological structure of the Bovey beds within this area is very well defined, there has 

been numerous exploratory boreholes drilled across the site with detailed cross sections 

produced. The area is very complex and what is evident from the information is that there is 

a fault system running through the strata.   

The strike of the strata runs NW/SE with the clay beds dipping NE. It can be determined that 

the Outcrop of the Abbrook Geological member is present. What is evident from the known 

information is that due to the fault line the outcrop of the Stover Geological member occurs 
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to the SW of the Abbrook member, this indicates that there is a potential repeat of strata in 

the direction of the Trago Mills site. 

 

 

Ringslade Quarry 

The geological structure of the Bovey beds within this area is very well defined, as it is an 

operational quarry.  

The general strike of the strata runs NW/SE with the clay beds dipping NE. It can be 

determined that the Outcrop of the Abbrook Geological member is present.  As can be seen 

from the photograph below the deep clay sequence is present along the NW perimeter of the 

current quarry configuration, strongly indicating that it extends towards the Forchess cross 

area and the perceived Devonian Slates position.   
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Stover Quarry 

The geological structure of the Bovey beds within this area is very well defined, as it is an 

operational quarry. The Geology in this area is complex as the strata has clearly been 

subjected to movement, thus rotating the strike and dip.   
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The general strike of the strata runs SW/NE with the clay beds dipping NW. It can be 

determined that the Outcrop of the Stover Geological member is present here. 

As can be seen from the photograph below the deep clay sequence is present along the SW 

perimeter of the current quarry configuration, strongly indicating that it extends towards the 

Forchess cross area and the perceived Devonian Slates position.   
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Forchess Cross  

Considering the known geological information that is available within the immediate vicinity 

of the Forchess Cross area and that there is no detailed technical evidence (trial pit or 

borehole information) backing up the perceived position of the Devonian Slates.  

There is strong evidence that indicates the Abbrook and Stover Geological members occur 

in the MCA and in the area between Forches Cross and Seale Hayne, the potential 

sequence outcrop is highlighted on the plan below.  

 

 

Martin Milne 

UK Planning & Forecasting Manager 

Sibelco UK. 

July 2013  
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Appendix 5 

See separate attachment.   
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Appendix 6 
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