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1.0 INTRODUCTION

1.1 Document purpose and structure
 This Design and Access Statement accompanies and 

supports the submission of ten planning applications for a mixed-use 
sustainable urban extension to Newton Abbot, Devon utilising former 
mineral extraction sites at Newcross to East Golds. The structure and 
inter-relationships of these planning applications are summarised 
in Fig.1.1

 This Design and Access Statement should be read in conjunction 
with other documentation supporting the suite of planning 
applications, which includes:

• Planning Statement

• Environmental Statement

• Transport Assessment

• Flood Risk Assessment and Drainage Strategy

 The purpose of this Design and Access Statement is to explain and 
illustrate the process that has led to the development proposal. The 
content of this document reflects guidance provided by CABE in the 
publication ‘Design and Access Statements, how to write, read and 
use them’ and is structured in the following way:

• Section 1 Introduction: establishes the site location and its 
development potential within the wider planning policy context.

• Section 2 Approach: begins with a synopsis of the 
design approach which is based upon the core objective of 
sustainable development, from which subsequent principles, 
objectives and tactics have been derived.

• Section 3 Appraisal: provides an overview of the key site 
characteristics and parameters which have influenced the 
design and development proposals.

• Section 4 Proposals: provides a summary of the proposed 
development uses and quantum followed by further detailed 
design proposals.

• Section 5 Implementation: concludes with an overview of 
the proposed development phasing and next steps.

INTRODUCTION
1.2 Planning policy context
 The proposals follow the submission of applications for residential 

development and public open space on land at Newcross and 
Broadway (now the subject of a conjoined inquiry to be determined 
by the Secretary of State) and represent the next key stage in the 
delivery of Teignbridge District Council’s strategic vision for the 
growth of Newton Abbot.  

 This vision for the ‘Northern Urban Extension’ (NUE) is set out in 
Policy CS11 of the Council’s Submission Core Strategy,  
November 2006.  

 Although the Core Strategy has since been found to be ‘unsound’ 
(Inspector’s Report dated September 2007), the analysis which 
resulted in the NUE being confirmed as the most sustainable urban 
extension remains valid and retains the stated support of the District 
Council (Committee Report to Full Council Committee meeting on 
5th November 2007).  Furthermore, the Government’s agenda is 
for a step-change in housing supply and its guidance embodied in 
Planning Policy Statement (PPS3) promotes provision of housing in 
parallel with the preparation of Local Development Documents in 
appropriate circumstances. 

 The submitted applications are central to the ‘Urban Extension’ 
set out in the Core Strategy (which sought development of at least 
1,500 dwellings by 2016 with a further 200 soon after) and would not 
only deliver much needed housing and employment but would also 
deliver the essential transport, community and green infrastructure 
elements of the urban extension.

 Development at Newcross to East Golds would contribute to 
achieving the County Council’s requirements to provide 7,500 
new dwellings over the Structure Plan Period 2001-2016 (adopted 
Devon County Structure Plan). They also help to meet emerging 
requirements in the Panel Report on the draft Regional Spatial 
Strategy to provide 10,400 dwellings between 2006-2026 within  
Teignbridge District.

 The planning policy context is discussed in detail within the   
accompanying Planning Statement.



+

+

+

+

+

Outline Planning 
Applications

Full Planning 
Applications

Rackerhayes residential 
development

Rackerhayes employment
development

Park and change

East Golds residential 
development

Broadway Road to 
Greenhill Way link road

Newton Road relief road

Zitherixon link road

Western distributor road

 Country Park and flood  
allevation works along 
the River Teign corridor

Teign Meadows formal 
public open space

Flood risk assessment
and drainage strategy

Reserved matters 
applications

Newcross to East Golds planning application
Accompanying
documentation

Planning statement

Design and access 
statement

Environmental statement

Transport assessment

3

1.0INTRODUCTION
NEWCROSS TO EAST GOLDS, NEWTON ABBOT DESIGN & ACCESS STATEMENT

ROGER EVANS ASSOCIATES LTD FOR ARNOLD WHITE ESTATES LTD AND WBB MINERALS LTD 

Fig. 1.1 Planning application process diagram
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1.3 Community involvement
 The application has been submitted following discussions with 

Officers of Teignbridge District Council (TDC), Devon County 
Council (DCC) as Highway Authority, and the Environment Agency 
(EA). The applications follow extensive discussions with both Royal 
Haskoning and Parsons Brinkerhoff, consultants to the EA and DCC 
as Highway Authority. In addition, TDC has undertaken extensive 
public consultation throughout the various stages of preparation and 
development of the Northern Option as the preferred direction  
for growth.

1.4 The northern urban extension
 The development proposals have been prepared and should be 

considered within the context of the wider NUE, a conceptual layout 
of which is illustrated in Fig. 1.2 
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Fig. 1.2 Northern urban extension concept masterplan
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1.5 Newcross to East Golds; Masterplan site location 
 The Masterplan site is located on the Teign river corridor, at a 

strategically prominent location between the two settlements of 
Kingsteignton and Newton Abbot. The site is bounded by Exeter 
Road to the north-west and Newton Road to the south-east. Fig. 1.3 
shows the site location in context.

1.6 Development potential
 The Masterplan site extends to a gross site area of approximately 

78.9 ha, as shown in Fig. 1.4. This represents the maximum 
development area. The Newcross to East Golds site represents a 
significant development opportunity, and will:

• Make positive re-use of former minerals extraction sites as part 
of a wider programme of landscape restoration.

• Provide new highways infrastructure that will not only serve 
the new development, but also ease existing congestion and 
enable strategic infrastructure links to the north.

• Deliver mixed-use development creating an attractive new 
urban frontage overlooking the River Teign, fostering a positive 
relationship between the two settlements of Newton Abbot  
and Kingsteignton.

• Include the development of a new Country Park for everyone to 
access and enjoy which will provide for local biodiversity and 
wildlife habitat.

• Bring significant improvements to the river corridor including 
the provision of flood defence works that will benefit the 
settlement as a whole.

Fig. 1.3 Site location plan

Aerial photograph showing site location
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Fig. 1.4 Masterplan site boundary

Masterplan site boundary
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APPROACH
2.0 APPROACH

2.1 An integrated design approach
 The development proposals are based upon a fully integrated design 

approach which considers all issues simultaneously, rather than 
separately. Emphasis is therefore focused upon the core objective 
of sustainable development, from which all subsequent principles, 
objectives and tactics have been derived. This is in order to promote:

• Best practice in urban design and architecture.

• Inclusive design which accommodates the needs of all users.

• Sustainable development principles and   
construction methods.

2.2 A sustainable future
 Government policy and guidance clearly states that designers 

and developers are required to address the pressing issue of 
sustainability in all its dimensions, from global warming and 
carbon emissions to energy security, resource use, waste, social 
infrastructure and economic vitality. Current guidance to which this 
document makes reference includes:

• PPS1 Delivering sustainable development.

• Planning and climate change (supplement to PPS1).

• Building a greener future: towards zero carbon development.

• Code for sustainable homes.

 It can no longer be an unquestioned assumption that all resources 
can be supplied automatically in whatever quantity, wherever 
development may occur. This does not necessarily imply impending 
deprivation, but requires that we question current assumptions 
and move forward to ensure the successful creation of sustainable 
settlements and urban extensions. Therefore, sustainability must be 
the key priority and driver for design.

 In order to make progress, it is instructive to take a brief look back 
to periods in history when the assumption of universal provision 
could not be made but standards of living were not dissimilar.  It 
was comparatively recently that decisions regarding the location 
and composition of developments were based on the availability of 
resources.  The first step, before embarking on a development, was 
to assess the local resource base by asking basic questions such 
as ‘Where will you get your water?’  ‘What will you use to run your 
factories and heat your houses?’  ‘What is abundant and   
what is scarce?’ 

 This idea encapsulates the approach taken in formulating 
development proposals for Newcross to East Golds.  It is an 
approach that builds on the methodologies developed for Strategic 
Environmental Assessment, Sustainability Appraisals and the Code 
for Sustainable Homes as well as learning from other models such 

as ARUP’s SPeAR assessment. As a result, the assessment of 
environmental impact and sustainability are considered to be not 
additional but integral to the design and development process.

2.3 The local resource model
 The local resource model for the Newcross to East Golds site, as 

shown in Fig. 2.1, illustrates the design methodology and provides a 
set of key principles that have informed the development proposals.

 There are five basic dimensions to the local resource model:

1. Aims and end uses.

2. Local resource base.

3. Internal arrangement and components of the development.

4. External inputs.

5. External and recycled outputs.

 These five dimensions correspond to five stages in the   
design process:

1. Identify aims, objectives and targets.

2. Assess the local resource base.

3. Devise proposals that make best use of local resources to  
 achieve the aims.

4. Assess the necessary external inputs.

5. Assess the potential for reusing and recycling outputs.

 The process is necessarily iterative in order to balance and optimise 
the corresponding objectives:

• Reduce demand or build local capacity.

• Make best use of and sustain local resources.

• Maximise efficiency.

• Reduce dependence on external resources.

• Increase reuse and recycling of outputs.

 There are two viewpoints from which to consider and apply the  
above methodology: 

1. From the primary perspective of the base resource: use of 
local resources reduces the need for external input.  

2. From the eventual perspective of the end use: reducing end 
use demand and increasing user efficiency reduces overall 
resource demand.

 Furthermore, recycling and reuse of by-products both reduces 
resource demand and also those outputs with no further value 
(i.e. ‘waste’).



AIMS: TO MINIMISE ENERGY USE AND MAXIMISE LOW CARBON, RENEWABLE SOURCES

1. Meet building regulations (subject to the Code for Sustainable Homes post 2010)

1 2 3

2. Reduce carbon emissions by 10%

3. Reduce demand / consumption of energy

RANGE OF POTENTIAL PROPOSALS

Use construction and materials with thermal performance meeting or exceeding that of Building Regulations 

Orientation of street layouts and design of building forms maximising passive heating/cooling and natural daylighting

Examine opportunities for either on-site generation of renewable energy *

Promote and facilitate walking, cycling and use of public transport thereby reducing vehicle emissions

Incorporate additional street tree planting reducing temperature extremes and thereby energy demand

Policy drivers, best practice guides & legislation: 

National Planning PPS22; UK energy white paper; Kyoto agreement; DTI ‘Meeting the Energy Challenge’ May 2007. Policy 
RE1 of the Emerging SW RSS sets a renewable energy target for Devon of 151 Mwe; Policy RE3 of the same sets a regional 
target for heat energy, while Policy RE5 of the same sets out the 10% Merton Rule

* potential renewable energy solutions may include property specific solutions e.g. ground source heat pumps, air source heat pumps and 
roof mounted solar thermal.

ENERGY AND CO2

APPROACH
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Fig 2.1 Local resource model

 Local resource model summary tables
 Appendix B contains the local resource model summary tables, 

each of which is laid out in the following format, an example of which 
is shown in Fig. 2.1 below. These tables summarise the aims and 
proposals covering a number of key issues.

 Aims 

 At the top of the table there is a stated general aim followed by a list 
of  objectives. The objectives are, as far as possible, measurable and 
in many cases correspond to benchmarks identified in policy and 
best practice guidance. 

 Proposals

 Each table includes a list of all the potential proposals relevant 
to the topic. The proposals are qualified as ‘potential’ to   
acknowledge the fact the application is seeking outline planning 
permission. It is expected that definitive proposals will be pinned 
down over the course of considering and determining the outline 
application, negotiating Section 106 agreements and working 
through reserved matters applications.

 The benefit of using the tabular format is the ease with which it is 
possible to demonstrate how individual proposals can contribute 
to achieving multiple aims, and conversely that a single aim may 
be achieved by a number of different means. The objectives and 
proposals are arranged in a matrix, and the squares in the matrix  
are filled in where a proposal fulfils a particular aim.
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 It is important to note, however, that there are three broad types of 
resource that sustain a settlement: 

1. fixed and site specific assets (physical/biological).

2. services and activities.

3. consumables.

 The factor of most relevance to the local resource model is the 
nature of the demand.  For example, reducing demand for water (a 
consumable) would generally be considered a step toward greater 
sustainability, either through reducing the perceived need, reducing 
consumption or through greater efficiency of usage.  

 In contrast, reducing demand for health or education services would 
generally be considered a step backward unless the aims were to be 
achieved by some other means.  The overall aim in terms of end use 
for both services and fixed assets should therefore be to build local 
capacity rather than always seeking to reduce demand.

2.4 The dimensions of sustainability
 The key issues encompassed within the local resources model 

include a broad range of environmental, resource, economic and 
social aspects. Each has been considered throughout the design 
and assessment of the development proposals. These comprise  
the following:

• Land (land use, density)

• Energy, renewables and carbon emissions (efficiency)

• Water (surface water drainage, flood risk, supply)

• Air quality and noise

• Biodiversity and landscape

• Amenity, recreation and public open space

• Transport

• Public Realm

• Employment

• Housing

2.5 Scale
 The perspective of the local resource model takes into account three 

levels of scale, ranging from strategic to detailed:

• Settlement

• Masterplan

• Building

 This acknowledges that resources vary in their appropriate influence 
or catchment.  What can be considered local and sustainable for 
one type of resource, for example a college of further education, 
may not be so for another, such as a GP’s surgery.  The recognition 
of scale also acknowledges that for certain resources district or 
neighbourhood wide solutions may give better overall results than 
individual or micro solutions.

2.6 Design principles
 The following is a statement of those key principles that have been 

derived from the aforementioned methodology and thereby serve as 
a starting point for specific design objectives and tactics. 

  Setting out these principles acknowledges both that, on the one 
hand, an appraisal of a specific town or site is necessarily focused 
and directed by wider aims and intentions while, on the other hand, 
specific effective objectives can only be formulated by combining 
broader aims with a knowledge and understanding of the  
particular context.

 Principle 1: Locate development where there are local resources  
to serve it.

 Principle 2: Make use of local capacity.

 Principle 3: Make up for a shortfall in local resources by the creation  
of local capacity.

 Principle 4: Accommodate sufficient population to support local  
services and facilities.

 Principle 5: Create neighbourhoods, buildings and equipment that: 

• retain and sustain local resources.

• reduce demand for resources.

• increase efficiency of resource use .

• reduce production of waste and CO².

 Principle 6: Create multi-functional environments, buildings   
and equipment.

 Principle 7: Extract as much value as possible from outputs   
(otherwise referred to as ‘waste’).



2.7 Design objectives and tactics

1 Begin by considering the settlement as a whole within  
the landscape. 
Development always occurs in a physical and social context. 
Everything in the built environment is part of something larger. 
A settlement is part of a wider landscape and social network; 
a house is part of a street and neighbourhood community. 
In order not to fragment or destroy but retain the quality 
and character of the wider landscape and community, new 
development should:

• Reinforce the physical and cultural connections between the 
town and the countryside.

• Be conceived as an integrated extension of the existing 
pattern of settlement.

• Establish a reciprocal relationship between any extension 
and the town as a whole, in particular, the centre.

• Create a whole that is clearly part of something greater.

2. Existing landscape and vernacular should inform   
new design.
Rather than erasing what exists, new development should 
make the best of the natural and built resources on and around 
the site and the cultural traditions of the area. It should retain 
the distinctiveness of the locality. New development should:

• Adapt development to the site.

• Protect and enhance important or sensitive landscapes  
and habitats.

• Highlight key landscape and townscape features.

• Minimize changes to topography and drainage patterns.

• Retain and incorporate as much existing planting and 
habitat as possible within the public realm.

• Reuse or adapt existing routes, boundaries and buildings.

• Follow patterns of settlement, building and materials typical  
of the region.

3.  Make best use of available resources
New development should not be seen as a solution to a short-
term need but as contributing to the long-term life of the wider 
community. To achieve this, new development should:

• Create a compact, higher density settlement form for 
efficient use of land, thermal efficiency and efficiency   
of services.

• Arrange the settlement and landscape as a whole for natural 
drainage and rainwater retention.

• Orientate streets and buildings to avoid cold winter winds, 
trap winter sun and exploit cooling summer winds.

• Orientate buildings and openings for passive solar internal 
heating, natural ventilation and natural lighting.

• Create patterns of movement that allow for easy walking 
and cycling and an efficient public transport system.

4.  Reinforce neighbourhood and community
To avoid creating fragmented and isolated places, new 
development should work on the basis of the neighbourhood.  
Development should help to create or contribute to the sense 
of a whole that has a centre, both physical and social.
To achieve this, new development should:

• Create a distinct physical centre with routes leading  
directly to it.

• Ensure the centre is within easy walking distance of   
most dwellings.

• Have a range of facilities in the centre surrounded by  
residential areas.

• Ensure the centre is accessible to the full range of people  
in the area.

• Provide a balance of land uses including residential, 
employment, retail and community.

5.  Create a high quality public realm 
To avoid creating homogeneous and disorienting places, 
new development should seek to create a well-articulated 
environment that is easy to navigate.  New development 
should, therefore:

• Create an interconnected network of streets and
public spaces.

• Create a visual hierarchy of streets with different character.

• Create well defined streets and spaces.

• Clearly distinguish public and private space.

• Incorporate and highlight views to surrounding landmarks.

• Create landmarks and views to them.

• Emphasize focal or nodal points with public space   
or landmarks.

APPROACH
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APPRAISAL
3.0 APPRAISAL

3.1 Appraisal methodology and objectives
 The development area context and potential has been assessed 

under the following key subject headings, arranged for clarity into 
a hierarchy ranging from the strategic to detailed, but with each 
heading carrying equal emphasis:

• Landscape

• Movement

• Land use and neighbourhood structure

• Built form and character

• Local resources, utilities and waste

 In response to each individual subject evaluation (A), a number of 
site-specific design objectives (B) have been generated, which have 
informed the design process and subsequent   
development proposals.

3.2 Landscape

  A. Evaluation
 The landscape is broadly characterised by two key factors. Firstly 

there is the natural landform and features associated with the river 
corridor. Secondly, there are significant man-made interventions in 
the form of linear infrastructure (such as the disused Stover Canal 
and the Heathfield Branch railway) and those industrial earthworks 
associated with minerals extraction.

 The site comprises the following key landscape areas:

 • An area of low-lying pasturage on pasture land dissected by a 
hedgerow containing high quality deciduous trees, referred to 
as Teign Meadows.

• A section of the Old Exeter Road, from its junction with 
Broadway Road at Gallows Cross to the Stover Canal / 
Heathfield Branch Railway line. 

• An area of woodland and pasture containing a group of fishing 
ponds, known as Rackerhayes Ponds.

• A section of the River Teign and its tree-lined banks, running 
from Exeter Road to Newton Road.

• An area of mixed land use including pasture, woodland, scrub 
and private garden that lies behind residential areas around 
Broadway Lane and Homers Lane in Kingsteignton.

• An area of playing fields and land to the west of the Rydons 
Industrial Estate, Tesco store and Greenhill Way. 

• A section of Newton Road that connects Kingsteignton and 
Newton Abbot.

• An area of former ball clay mining operations known as  East 
Golds Quarry North.

• An area of land comprising offices and workshops known as  
 East Golds South.

 A detailed description of the existing landscape character of the site 
can be found as part of the Landscape and Visual Assessment in the 
accompanying Environmental Statement.
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1. The Templer Way footpath runs alongside the belt of the 
woodland to the western perimeter of the East Golds site.

2. The site comprises a variety of landscape character areas 
including pasture, shrub, hedgerows and woodland.

3. A view of the River Teign from Teign Bridge.

  B. Design objectives

• To improve and enhance the river corridor, so that it may be 
accessed and enjoyed by all.

• To promote appropriate layouts and built form that overlooks 
and connects into the wider landscape setting.

• To provide for recreation in the form of sports facilities, public 
open space and children’s play space.

• To minimise flood risk and provide sustainable urban  
drainage systems.

• To create green links which aid biodiversity and enable habitat 
connectivity for protected species.

• To retain existing trees, vegetation and water bodies  
wherever practical.

• To ensure the development layout and built form proposals 
respond sympathetically to the topography and respect  
key views.
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 Existing water courses, flood risk and drainage
 The existing landform and hydrology are illustrated in Fig. 3.1.

The River Teign and its catchment are described in detail in the 
accompanying Flood Risk Assessment and Drainage Strategy. It 
rises on Dartmoor, falls steeply to the Bovey Basin upstream of the 
proposed development site and discharges to the Teign Estuary 
downstream of Newton Abbot. Below East Golds and Jetty Marsh 
the river is tidal. Extensive minerals (ball clay) extraction has taken 
place in the Bovey Basin and the river corridor between Teign Bridge 
and Newton Road is currently constrained in part by permitted 
minerals workings protected by earthwork bunds. 

 The Stover Canal runs broadly parallel to and was fed by the river. 
It runs along the eastern side of the Heathfield railway line through 
Teign Meadows, passes beneath Exeter Road, continues alongside 
the railway through East Golds and then passes beneath the 
railway line and discharges to the Whitelake Channel downstream 
of Jetty Marsh via the former sea lock. For the most part the canal 
is redundant and overgrown. It is the subject of ongoing restoration 
works undertaken by the Stover Canal Society. 

 There is significant risk of flooding in the Bovey Basin and the 
existing earthwork bunds offer only limited protection to the minerals 
workings and existing built development at Kingsteignton   
and Newton Abbot. 

 Sustainable drainage measures (SUDS) would be provided for 
the respective development sites to attenuate surface water run-
off during tide locked conditions and ground floor levels for new 
buildings and proposed road levels for major roads would be raised 
above the design flood level in compliance with PPS25 guidance  
and EA advice.
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Fig. 3.1 Landform and hydrology
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 Habitats and ecological features
 A full description of the key habitats and ecological features relating 

to the masterplan site can be found within the accompanying 
Environmental Statement, the nature and distribution of which are 
illustrated in Fig. 3.2. For convenience, the masterplan site has 
been considered as two distinct areas, namely Zitherixon (which 
comprises Lower Marsh Quarry, Rackerhayes Ponds and the River 
Teign corridor) and East Golds (which comprises the Stover Canal, 
railway and Teign Meadows).

 At Zitherixon the principal habitats of the site comprise woodland, 
scrub, open water, tall-herb fen and grassland with smaller areas 
of swamp, tall ruderal and short perennial communities as well as 
hedgerows and drains.

 The Zitherixon area includes a total of eleven ponds supporting 
extensive tree and shrub growth around their margins, the most 
notable of which are Dores Pond, Weedy Pond, Linhay Pond, Junior 
Pond and First Pond. There are also five small, shallow ponds in 
the vicinity of Homers Lane. A core area of broadleaved woodland 
is located at the peripheries of Dores, Weedy and Island Ponds 
with smaller areas scattered throughout the complex as well as 
the immediate riparian zone.  Where damper or more waterlogged 
conditions prevail the vegetation is transitional to wet woodland 
reflecting the legacy of historical quarrying. There are abundant 
areas of Birch and/or Grey Willow scrub which, in most areas, is 
in transition to woodland, reflecting a long period of establishment 
and maturation further to the abandonment of the complex of small-
scale ball clay pits or agricultural land.  In addition, there are several 
areas of amenity grassland, which are managed as playing fields, 
with other agricultural grassland areas being managed by cattle 
grazing. Hedgerows are a distinctive feature of this area.  Many 
have, in the absence of regular management, become incorporated 
into woodland or scrub.  Functional hedgerows are found along 
the Broadway Road boundary and forming the boundaries to fields 
between Broadway Road and Homers Lane. 

 At East Golds the principal habitats of the site comprise woodland, 
scrub, hedgerows, open water, swamp, grassland, short perennial 
communities and drains.  Bare clay surfaces characterise the East 
Golds Quarry, while other features include the East Golds processing 
and refining plant, storage, office and ancillary buildings, internal 
roads and hard-standings.

 The East Golds area includes significant areas of broadleaved 
woodland of historically recent origin forming a peripheral feature of 
the East Golds quarry, along the Newton Road frontage and to the 
banks of the River Teign. In addition, two hedgerows of note have 
been identified at Teign Meadows. Otherwise, the area is occupied 
by extensive areas of scrub, primarily associated with quarry 
benches and marginal quarry and other operational areas, the Stover 
Canal, the railway corridor, as well as certain sections of the River 
Teign banks. Teign Meadows is predominantly grassland, which is 
managed by cattle grazing and cut for silage.  Several areas of open 

water /swamp have been identified including the quarry sump, which 
supports no vegetation as such, and six primary settlement lagoons 
holding open water, which support a diversity of emergent and 
floating plants.

 European protected species
 Of the European Protected Species Otter, Dormouse and Bat 

species were identified in the course of these studies.

 Otter

 The River Teign is recognised to be of at least regional nature 
conservation significance for this species. Surveys of water courses 
and water bodies in the Lower Teign catchment both in recent years 
as well as in connection with the present proposal have identified the 
catchment to be widely used by otters.  

 The catchment is identified as supporting an outstanding diversity 
and extent of high quality habitat features, offering an abundance 
of secluded resting places and a potential year-round resource 
of food both from the watercourses and the significant number of 
ponds, including operational settlement lagoons, stocked with fish.  
Based on the present findings and known distribution of the species 
within the wider catchment, and given the size of the home range of 
otters and the suitability of the habitat across the area, it has to be 
assumed that all watercourses, ditches and ponds may potentially 
be used by the species. No specific evidence to suggest the species 
breeding within the surveyed area has been identified.  

 Dormouse

 Surveys conducted during 2006 and 2007 to investigate for the 
presence of dormice within the proposed development area has 
identified the widespread and extensive use of the area by the 
species.  The findings reflect closely those of similar recent surveys 
conducted across a number of sites in the wider Bovey Basin.  
Given the extent of the survey areas, the distribution of evidence for 
dormice and the extent of suitable habitat, the assumption is made 
that all areas of woodland, scrub and hedgerow habitat within the 
masterplan site boundary may potentially be used by the species. 

 Bats

 In recent years surveys of bats have been conducted over a 
considerable area of land northwards from Newton Abbot and 
extending along the western margins of Kingsteignton, including an 
extensive part of the applicants’ quarry land holding. The findings 
of the surveys identify the masterplan site to support significant 
populations of bats utilising a network of flight routes and extensive, 
high quality foraging areas.  The surveyed sites are identified 
as integral components of the wider network of flight routes and 
foraging areas supporting local bat populations.  
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Fig. 3.2 Habitat and ecological features
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3.3 Movement

 A. Evaluation
 The Masterplan site is located to the west of the locally important 

A383 Newton Road. This is an all-purpose distributor road and 
key public transport corridor that links the two settlements of 
Kingsteignton and Newton Abbot. It provides connections to the 
A380 (via Greenhill Way), a strategic highway leading to major 
destinations to the north and south including Exeter and Torquay. 

 The Masterplan site is bounded to the north by the Exeter Road, 
which in turn provides connections to the A382 Bovey Tracey Road 
and B3193 Chudleigh Road, both of which link to and provide access 
to the A38 trunk road. The A38 is part of the Trans European Network 
and provides important sub regional connections to Plymouth and 
Cornwall (to the south) and the M5 motorway (to the north). 

 The Masterplan site currently gains direct and indirect vehicular 
access from Newton Road to the southern perimeter at East Golds 
and via Rydons Industrial Estate and separately from the Exeter 
Road to the northern perimeter. Part of the north-western perimeter 
of the Rackerhayes site abuts the Broadway Road which in turn links 
to the Exeter Road. The local highway and rail network relating to the 
Masterplan site is illustrated in Fig. 3.3.

 To the east, pedestrian / cycle access can be gained from the 
Rackerhayes footpath link situated at the end of the residential cul 
de sac Homers Lane. There are two footpath links to the north which 
currently terminate at the site perimeter, and a pedestrian / cycle 
route known as the Templer Way which runs alongside Stover Canal. 
Within the site there are a number of private tracks providing access 
to the river corridor. However, public access is generally   
limited or prohibited. 

 At a smaller scale, the adjoining residential neighbourhoods turn 
their backs on the site limiting access and connectivity, therefore 
new development proposals will seek to maximise opportunities to 
create a positive urban edge condition overlooking the river corridor. 
Linear features such as the river and the canal could be perceived 
as barriers to connectivity, but are also opportunities to provide 
pedestrian / cycle links from the urban edge out into the wider 
landscape setting, as well as being destinations in their own right.

 A number of new pedestrian / cycle links are proposed (based on 
discussions with Devon County Council), as illustrated in Fig. 3.5 
which will link into the existing highways network. The Templer Way 
will also provide northerly connections to Stover Park and on to 
Dartmoor as well as a route along the River Teign towards the sea at 
Shaldon and Teignmouth. 

 It is proposed that new roads will be provided from Broadway 
Road to create alternative links to Newton Road and distribute 
both development and non-access through traffic away from 
sensitive corridors such as Chudleigh Road and Broadway Road. 
Connections to Newton Road are to be made via new junctions 
at Greenhill Way and at East Golds, south of the River Teign. This 
additional infrastructure will enable the local highway authority 
to improve traffic management on the busy Newton Road for the 
benefit of local businesses, residents and bus operators. The new 
highways and junctions will incorporate cycle-ways, footways and 
safe crossing places for non-motorised users.

 The Exeter Road is to be widened and connected to new roads and 
river crossings within the proposed masterplan layout to provide easy 
access and circulation by buses, cars, service vehicles, pedestrians 
and cyclists. The highways will be laid out so as to facilitate possible 
further extensions being made to the broader highway network by 
the local highway authority at some future date.

 The development has the potential to provide new and improved 
highways and cycleway connections, as well as providing additional 
public transport bus services to and from Newton Abbot town centre 
via Newton Road. The proposed highways and public transport 
infrastructure (including access and land for a Park and Change 
site) will complement the strategy proposed for Newton Abbot in the 
Devon Local Transport Plan. Existing and proposed public transport 
services are illustrated in Fig. 3.4 and Fig. 3.6

 New bus services will be provided so as to extend accessibility to all 
parts of the proposed developments. Developer contributions and 
planning obligations will address other traffic management measures 
and operational improvements on the wider highway network. 
Residential travel plans are proposed to increase the prospect of trip 
making by modes other than by car.
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Fig. 3.3 Local highway and rail network (Stuart Michael Associates)
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Fig. 3.5 Existing and proposed cycle facilitiesFig. 3.4 Existing bus routes

Indicative Routes (Based on discussions with Devon County Council)
Existing on road cycle route
Existing off-road cycle route
Proposed NCN2 (Connect 2 project)
Proposed Connect 2- Phase 2 project

 B. Design objectives

• To provide and maximise the use of new transport corridors, 
that not only serve the new development but also
provide the opportunity to address existing traffic  
management issues.

• To provide new bus services and facilities for non-motorised 
users and thereby encourage sustainable forms of transport.

• To provide a development layout that is connected, permeable 
and easily navigated and that is based upon a low speed and 
pedestrian / amenity prioritised built environment.

• To deliver pedestrian / cycle links along direct, pleasant and 
convenient routes from the urban edge out into the wider 
landscape setting.

• To prioritise the creation of a high quality public realm.

• To ensure inclusive access and movement for all users, 
including the mobility impaired.

Proposed NCN28
Potential future links to NCN28
Proposed signed cycle routes
Indicative recreational route
Potential future routes
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Fig. 3.6 Future integrated services
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3.4 Land use and neighbourhood structure

 A. Evaluation

 The masterplan site is situated between the two settlements of 
Kingsteignton and Newton Abbot. The area currently suffers from 
the legacy of its industrial past, compounded by the piecemeal 
development of disparate uses and a poor quality urban edge 
condition. This development opportunity has the potential to become 
a new focal point, providing cohesion and creating a positive new 
identity for the area.

Key facilities are located on Fig. 3.7 and summarised as follows:

• Commercial and retail provision: 

 There is a local centre at the junction of Exeter Road and 
Oakford Cross in Kingsteignton, which includes local retail 
outlets (electrical goods, carpet shop, fish and chip shop), 
other businesses including hairdressers, accountants and 
commercial stationers. Two other, smaller clusters of facilities 
are located along Exeter Road. The nearest supermarket to the  
site is Tesco, located on Newton Road, the rear of which is 
adjacent to the Masterplan site  area. The main retail facilities 
are located within the centre of Newton Abbot, and include  
banks and major retail outlets. The town centre also supports a 
large indoor market hall, and weekly farmer’s and   
livestock markets.

• Education provision: 

 There are a total of eleven primary schools within a two mile 
radius of the site, two within Kingsteignton and the remainder 
in Newton Abbot. There are three secondary schools within  
three miles of the site, one of which is within Kingsteignton.

• Healthcare: 

 The site falls within the area of the Devon Primary Heath Care 
Trust. There are seven local GP practices in Kingsteignton 
and Newton Abbot, including the Kingsteignton Medical  
Practice in Kingsteignton, and the Buckland Surgery, Albany 
Surgery, Devon Square Surgery  and Cricketfield Surgery 
in Newton Abbot. Whilst there are no Dental Surgeries in 
Kingsteignton, there are nine in Newton Abbot, which are all 
within close proximity of the town centre. The Newton Abbot 
Community Hospital is located on the edge of Newton Abbot 
town centre and provides a minor injuries and illnesses unit. A 
replacement hospital with a full range of facilities is currently 
being developed at Jetty Marsh and is expected to be 
completed by the end of 2008.

• Community facilities: 

 Within Kingsteignton there are clusters of community facilities. 
These include those found at the junction of Exeter Road and 
Oakford Cross where there are three public houses, a post 
office and a library which hosts reading groups and activities 
for children. More extensive community facilities can be found 
within Newton Abbot town centre, including a community  
centre, places of worship, a library, post office    
and public houses.

• Recreation and open space:

 The 2004 report ‘Open Space in Teignbridge’, by Bennett 
Leisure and Planning Ltd, identified the main areas of open 
space in Kingsteignton as: Clifford Park, Oakford Lawn, 
Hackney Marshes and Kingsleigh Park, while the main areas 
of open space in Newton Abbot are Osbourne Park, Courtenay 
Park, Manor Road Park, Bakers Park and the Coach Road 
Recreation Ground. The nearest indoor sports facilities to the 
site are the Kingsteignton Swimming Pool on Meadowcroft 
Drive, Kingsteignton, and the Newton Abbot Leisure Centre  
on Highweek Road, Newton Abbot. In addition, the Newton 
Abbot Racecourse lies within close proximity of the site.

 B. Design objectives

• To create a robust and cohesive neighbourhood structure that 
addresses and connects into its surroundings.

• To deliver a sustainable urban extension with a mix of   
uses and facilities.

• To provide employment opportunities.

• To provide for recreation through provision of sports facilities, 
public open space and children’s play space.

• To develop residential areas at appropriate densities, which are 
appropriate to the locality, and will also provide local patronage 
within a walkable catchment supporting services and   
public transport.
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Fig. 3.7 Land use and neighbourhood structure
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1. The existing settlement layout provides the observer with 
frequent reminders of the surrounding landscape context.
These views may be gained from within public spaces or 
glimpsed at the end of the street.

2. Subsequent detailed development proposals will make the most 
of similar views from within the masterplan site.

3. Examples of the accommodation of water bodies, both large 
and small, can be found throughout the locality. Accordingly, the 
proposed residential layout will include integrated landscape 
design solutions in the form of ‘green links’, which can 
accommodate landscape, wildlife habitat and   
drainage requirements.

3.5 Built form and character

 A. Evaluation
 The following provides a photographic summary of the locality and 

architectural character, particularly focussing on those areas closest 
to the masterplan site.

  Settlement form and morphology

• The layout of streets, blocks and plots is economic in scale 
and not wasteful of space.

• Layouts and forms are based on human proportions and  
walkable distances.

• The settlement morphology responds to the natural landforms 
and topography.

• Water is a recurring theme, both at large and small scale.
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Built form layout and massing

• Building heights are generally 2 to 2.5 storeys, with some  
3 storeys in higher density areas and the town centre. Upper 
floors are often accommodated within the roof space, with 
dormer windows onto the street elevation.

• Dwellings are generally attached or terraced, with some 
detached dwellings in lower density areas to the  
settlement edge.

• Primary frontages enclose and overlook the street and there is 
a clear distinction between public and private spaces.

• Parking is generally accommodated on plot or within the block, 
with discreet areas of on-street parking.
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1&2. The historic layout of blocks, plots and buildings reflect 
the location of each within the wider settlement, with denser, 
attached forms enclosing primary streets and at the settlement 
core (1), and less dense, detached forms closer to the 
settlement edge (2). This is reflected in the range of densities 
and built form massing of the development proposals.

3. Within the existing settlement, there are several examples of 
residential blocks subdivided by compact, shared surface 
mews or courts. This promotes pedestrian connectivity and 
enriches the public realm. Similar principles have been utilised 
when considering the block layout and street hierarchy for the 
proposed new neighbourhood at Newcross to East Golds.
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Street façades

• Façades may be either symmetrical or asymmetrical
in layout.

• Fenestration is vertically proportioned, generally favouring 
timber framed sash windows.

• Local features include porches and ground floor overhangs / 
eaves treatments to doorways.

• Façades may be plain or with decorative treatments using 
contrasting materials to emphasise cornerstones, windows 
and door surrounds  
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1. Subsequent detailed built form proposals are intended to 
demonstrate an appreciation of local character including the 
regularity of façade layout (either symmetrical or asymmetrical), 
vertically proportioned openings, and an appropriate ratio 
of solid to void; key features which are applicable to either 
traditional or contemporary architectural styles.

2. Local examples show how the use of a single façade treatment, 
such as coloured render, can provide a unified character 
to the street, with subtle variations providing a distinction 
between individual properties and allowing for residents’  
personalisation over time.

3. The use of historic local features such as porches and ground 
floor overhangs / eaves treatments to doorways can provide a 
sense of place. However, these should be used only sparingly 
within new developments, with careful attention to positioning, 
proportion and materials.



Boundary treatments

• Dwellings are generally positioned as close as possible to the 
front of the plot, with zero or minimal setbacks of   
3m to 5m.

• Curtilage boundary treatments are generally no more than 
1.2m high to the street elevation, in the form of brick or   
stone walls.

• Occasionally, curtilage boundary treatments take the form of 
dwarf brick/stone walls with hedging/railings above.

• Hedging or fencing are used to side/ rear boundaries.
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1. The relationship between the frontage line and the pavement 
line is a key factor in determining the character of the public 
realm. Subsequent built form proposals are intended to reflect 
existing local vernacular, with minimal or zero setbacks in high 
density and mixed-use areas. 

2. Many local examples of curtilage boundary treatments include 
dwarf brick/stone walls with hedging/ railings above.

3. Curtilage boundary treatments can also be used to 
accommodate changes in level.



Materials

• The most commonly found wall treatments are brick or render, 
but the two are rarely found together on the same elevation.

• Brick colours range from red/orange to buff, and render 
colours are predominantly white / cream with colour variations 
from sand to pink with occasional examples of blue or grey.

• Roofs are predominantly slate, with the eaves line parallel to 
the street, with minimal overhangs, and occasionally having 
decorative tiles to the ridge.

• Older properties may be found which are built of natural stone 
with thatched roofs, but these are less common.

 B. Design objectives

• To create characterful streets and neighbourhoods, with a 
strong sense of place and local identity.

• To respond to and reflect good quality local vernacular,  
typologies and materials.

• To ensure that proposed development density and massing is 
appropriate to the locality.

• To retain and enhance remnant historic features.  

• To create a positive urban edge condition, overlooking the  
Teign river corridor.
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1.  New development proposals will reflect the local materials palette which 
includes brick (colours range from red / orange to buff), render (colours are 
predominantly white / cream with variations from sand to pink with occasional 
examples of blue or grey), slate and occasional use of natural stone.



3.6 Local utilities and waste

 A. Evaluation
 Utilities

  The respective sewerage and utilities undertakers have been 
consulted on the availability of mains services for the proposed 
development. Drawings showing the location and size of existing 
sewers and utilities plants have been obtained and, where 
appropriate, capacity assessments have been commissioned. All 
mains services are available in the locality of the site and capacity 
generally exists to cater for the increased demand associated with 
the proposed residential and employment land uses. 

 New utilities will be laid underground alongside the proposed 
distributor roads and, where appropriate, existing utilities networks 
will be extended and reinforced in connection to serve the new 
development. Existing utilities plant will be protected or locally 
diverted in connection with the construction of the proposed 
development and highway works. Two new sewerage pumping 
stations will be provided to serve the new development. In addition, 
existing sewers and the Sewage Treatment Works at Buckland will 
be upgraded as appropriate to accommodate development flows. 
Within the development itself measures will be employed to reduce 
utilities consumption and emissions in compliance with current and 
emerging best practice.

  Waste

  Throughout the preparatory works and development, emphasis 
will be placed on minimising waste and recycling in compliance 
with sustainable construction principles and WRAP guidance. In 
particular the following measures are proposed:

 • Recycling selected material from minerals spoil tips as 
engineered fill to restore disused quarries to level   
for redevelopment.

• Wherever possible selected spoil materials arising from 
foundation, drainage and road construction will be recycled as 
engineered fill on development sites.

• Implementation of Site Waste Management Plan.

• Use of prefabricated forms of construction (e.g. roof trusses) 
where possible to reduce on site wastage.

• Use of common materials throughout the development (or 
character areas of the development) to optimise use of 
resources and minimise waste.

• Rainwater harvesting and grey water recycling measures.

• Use of energy efficient materials.

• Use of locally sourced materials.

• Provision of Communal Recycling Facilities for residential and 
employment areas.

 B. Design objectives

• Retain and protect or divert existing utilities as agreed with  
 the respective undertakers.

• Provide new services to serve development within major  
road corridors.

• Recycle material from existing minerals spoil tips as 
engineered fill to restore former clay pits to agreed levels and 
construct development and flood defence earthworks.

• Provide new sewerage infrastructure to serve    
new development.

• Wherever possible use locally sourced materials and 
prefabricated components in construction to minimise 
transport and waste.
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3.7 Summary constraints and opportunities
 In conclusion to this appraisal, Fig. 3.8 summarises and illustrates 

the physical constraints and opportunities which have informed both 
the design process and subsequent development proposals. The 
most prominent site features are as follows:

• The River Teign and associated floodplain which runs through 
the heart of the masterplan site.

• The Stover Canal (disused) and associated belt of woodland at 
the western perimeter of the site. 

• Clay pit and minerals workings at East Golds.

• Open space with ponds and associated vegetation at the 
former Zitherixon clay pits and minerals workings (disused).

• Teign Meadows to the north.

• Sports pitches (rugby and football) at Rackerhayes to the east.

Landscape

1. Landscape setting; outward facing development will  
overlook the surrounding countryside.

2. Landscape and habitats; retain areas of best quality 
landscape/vegetation and also establish green links   
to preserve and enhance local habitats.

3. Teign river corridor; improve river corridor and provide   
public access.

4. Flood risk; provide new flood defences that will also   
benefit the wider community.

5. Zitherixon lakes; retain existing water bodies within   
a new Country Park.

Movement

1. Highways; new street links will serve the new development, 
facilitate the expansion of existing public transport services 
and also ease existing congestion.

2. Public transport; proposals will include a new park   
and change facility.

3. Pedestrian/cycle links; new links will reconnect severed 
pathways and link key destinations, providing access   
both to existing neighbourhoods and also the 
wider countryside.

Neighbourhood structure

1. New development will foster a positive relationship  
between the two settlements of Kingsteignton and  
Newton Abbot

2. New development provides an opportunity to repair poor 
quality and introspective existing urban edge conditions

Built form and character

1. Residential layout and built form proposals will   
demonstrate a strong sense of place and local identity   
based on the rich local vernacular of the adjoining 
neighbourhoods.

2. Residential layout and built form proposals will demonstrate 
urban design best practice.
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Fig. 3.8 Summary constraints and opportunities
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PROPOSALS
4.0 PROPOSALS

4.1 Proposals: summary of quantum and uses
 The Masterplan site extends to a gross area of approximately 78.9 

ha. This represents the maximum development area. Development 
proposals for Newcross to East Golds comprise the following key 
components, the quantum and mix of which are summarised below, 
and the layout and location of which are illustrated in Fig. 4.1. 

• Residential (20.58 ha)
(Two Outline Planning Applications)
This will provide up to 765 units with a range of dwelling types 
and tenure, including a percentage of affordable housing. 
Residential development is proposed on two sites, at East 
Golds and Rackerhayes, both of which will define and 
overlook a central country park. Development is proposed 
at an average residential density of 50 dwellings per hectare 
within a range of 40 to 55 dwellings per hectare. Built form 
will comprise two to three storey dwellings utilising a range of 
detached, attached and terraced forms. Residential proposals 
include mixed-use facilities and public open space / play-
space provision within a landscape setting.

• Employment (3.13 ha) (One Outline Planning Application)
Employment uses are proposed on two neighbouring sites 
close to Newton Road, with the combined potential to 
provide up to 10,500 sq m gross floor area of employment 
development. Built form will comprise two to three storey 
buildings together with associated parking and landscaping. 

• Country Park (18.31 ha) and river corridor improvements 
(One Full Planning Application)    
A wider programme of landscape restoration will include 
flood alleviation measures, landscape improvements to the 
River Teign corridor and the creation of a Country Park on the 
former Zitherixon clay pit and mineral workings. The Country 
Park will form the unifying landscape feature at the heart of the 
development proposals. 

• Formal sports (8.06 ha) (One Full Planning Application)
Formal sports requirements are proposed at Teign Meadows, 
which also has the capacity available to serve future 
development to the northern edge of Newton Abbot.

• Park and Change (0.56 ha) 
(One Outline Planning Application)
A Park and Change facility is proposed for a site just off the 
Newton Road, close to existing public transport services and 
retail sites, and also the proposed employment area, thereby 
encouraging sustainable travel and the use of public transport 
while also easing traffic congestion.

• Highways infrastructure (Four Full Planning Applications)
All the above land use proposals will be served and connected 
by new highways infrastructure that will ensure safe access 
for all users, facilitate access by public transport and provide 
improved traffic management of the adjoining   
highway network.  

4.2 Landscape and open space
 The landscape and open space proposals fall broadly into three 

categories, which are expanded on below and illustrated in Fig. 4.2.

 Landscape setting and river corridor
 The River Teign currently represents a missed opportunity, being 

overwhelmed by former industrial uses and generally inaccessible for 
the majority of the community. A programme of site restoration and 
river corridor improvements will focus on reducing flood risk and the 
creation of a naturalistic landscape environment which will provide 
a habitat for local flora and fauna as well as a valuable recreation 
destination for the wider community.

 In consultation with the Environment Agency rigorous hydrological 
and hydraulic modelling has been undertaken and a scheme to 
improve and widen the river corridor and to deliver enhanced flood 
defences compatible with PPS 25 guidance has been prepared. The 
scheme would provide raised flood defences set back from the river, 
approximately two million cubic metres of potential flood storage 
within the Country Park to protect downstream properties and flood 
relief corridors and culverts to intercept and accommodate out of 
bank flows. The river corridor itself would be opened up allowing 
public access and recreation and, where appropriate, existing wildlife 
habitats would be protected and enhanced.

 At the heart of the development proposals is the creation of a new 
Country Park, illustrated in Fig. 4.3, which will incorporate existing 
lakes and vegetation at the area known as Zitherixon. The concept 
and layout has been based upon successful local design precedents 
such as Decoy Country Park and Stover Country Park.



Residential

Employment

Mixed use local centre

Park & change

Formal recreation

Informal open space

Public open space

Riverside corridor 
improvements

Playspace (NEAP)

Playspace (LEAP)

Masterplan site boundary

NP

LP

Fig. 4.1 Land use masterplan
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 The design and layout of the majority of the Country Park will be 
based on an enhancement of the existing lake and woodland 
environment. Whilst there will be some intensive uses, such as the 
play facilities in the north-eastern area, the character of the park will 
be predominantly passive, providing a quiet refuge from the nearby 
built-up areas. A small car park will be provided but it is envisaged 
that the majority of the visitors to the park will be pedestrians and 
cyclists from nearby residential areas. In this respect the park will 
complement rather than compete with the existing facilities at Decoy 
and Stover. Key features of the Country Park proposals include:

• an area of natural open space in the heart of Kingsteignton 

• opportunity for development of recreational and  
educational activities

• some of the existing lakes to be managed for wildlife   
and conservation

• smaller fishing lakes to be retained and continue to provide 
facilities for members of the Newton Abbot Fishing Club

• new facilities to be DDA compliant

• some existing fishing platforms to be improved for  
disabled users 

• large playground (equivalent of a NEAP and LEAP) to be 
located in the north-eastern section of the Park 

• good pedestrian and cycle access to the new residential areas 

• toilet facilities 

• informal ball game areas on some of the larger areas   
of open space 

• picnic areas with appropriate facilities to be located in 
sheltered areas of the park 

 Landscape framework

 The Masterplan layout seeks to retain and enhance existing trees 
and hedgerows wherever possible. Key areas of retained planting 
include the belt of trees to the western perimeter of East Golds, and 
the hedgerow to the eastern perimeter of Rackerhayes, as illustrated 
below. This will both visually enrich the proposed development 
layout, and provide screening to existing residential areas.

 In conjunction with the aforementioned retained trees and 
hedgerows, the Masterplan layout incorporates new green links, the 
purpose of which is threefold: integrated design solutions, will allow 
these areas to incorporate sustainable urban drainage systems; 
provide for biodiversity and habitat connectivity; and also form a 
connection between the new development and the wider landscape 
setting.

 The Masterplan layout demonstrates an outward facing 
development, which will frame and overlook the surrounding 
landscape and proposed Country Park. Subsequent sections in 
this document provide design principles and solutions aimed at the 
creation of positive urban edge conditions and a high quality   
public realm.

 It is intended that the development layout should connect seamlessly 
into the wider landscape setting. The proposed new footpaths and 
cycle links along the western edge of the East Golds residential 
development area will connect with the Templer Way at its junction 
with Old Exeter Road. The Templer Way provides northerly 
connections to Stover Park and on to Dartmoor and also provides 
a route along the River Teign towards the sea at Shaldon and 
Teignmouth. Existing pedestrian / cycle access to Rackerhayes at 
Homers Lane will extend into the new Country Park and across to the 
new residential development at East Golds.

Illustrative cross section through western site perimeter at East Golds Illustrative cross section through eastern site perimeter at Rackerhayes



Fig. 4.2 Landscape and open space
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Informal open space
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Fig. 4.3 Proposed Country Park layout ( Nicholas Pearson Associates)
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 Provision of outdoor sports and recreation facilities 
 Provision has been made in accordance with Teignbridge District 

Councils open space standards and with reference to Fields in Trust 
(formerly NPFA) guidance, and can be summarised as follows:

• Formal Sports
Formal sports provision will be accommodated at Teign 
Meadows. This will provide for the needs of the new residents. 
Teign Meadows also has surplus capacity, which may be 
utilised by future development phases of the NUE.

• Public Open Space
The proposed new neighbourhood at East Golds features 
three public open spaces, at the northern and southern 
gateways to the site and at the heart of the new residential 
layout. Public open space provision for the residential 
development at the Rackerhayes site will be provided for at the 
eastern perimeter of the new Country Park.

• Play-space
Play-space provision will be made for children of all ages in 
the form of local play areas (LEAP) for younger children and 
toddlers (with parental supervision), and neighbourhood play 
areas (NEAP) for older children and teenagers. These play 
facilities are located throughout the residential layout, within 
convenient walking distance of all residents, and also at the 
perimeter of the Country Park and at Teign Meadows.

1 Successful local precedents such as Stover Country Park 
have influenced the proposed country park layout.

2 Play facilities will be provided for children of all ages.

3 Proposed pedestrian / cycle routes will connect to existing 
routes, such as Templer Way which runs alongside the 
Stover Canal.
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4.3 Access and movement
 Design proposals accommodating vehicular movement are based 

upon a new network of local distributor and access roads which will 
both serve the new development and improve upon existing traffic 
management by forming new connections to and between Newton 
Road, Exeter Road and Broadway Road. The local distributor routes 
will also accommodate public transport services and link to the 
proposed Park and Change facility located off Newton Road.

 At neighbourhood level, a connected network of local streets will 
serve residential areas. The proposed street layout is illustrated in 
Fig. 4.4, and the street types utilised should be considered in the 
following order of hierarchy.

• Primary residential street: forming the primary north / south link  
 through East Golds.

• Secondary residential streets: form a connected network 
throughout the residential development.

• Green residential streets: those residential streets adjoining 
landscape areas or public open spaces.

• Lanes: lower order residential streets which sub-divide 
residential blocks.

• Green lanes: those lanes adjoining landscape areas or   
public open spaces.

• Mews and courts: provide access to residential blocks.

 Further detailed design guidance and illustrative cross sections 
relating to these street types can be found at the end of this section 
in table one.

 The key principles of the approach to highways design include  
the following:

• The layout of a connected grid of streets which maximises 
permeability and disperses traffic flows.

• The punctuating of primary residential street layouts with 
landmarks and public spaces, thereby enriching the streetscape 
and aiding way finding.

• All streets are to be overlooked by active built form frontage,   
maximising natural surveillance.

• Traffic speeds are to be kept low through integrated design 
solutions rather than signage or retrofitted traffic calming, and 
visual clutter is to be minimised.

• Sinuous cul-de-sac layouts are unacceptable. Mews and courts 
(with no through access) will be limited in length and maintain 
direct sightlines.

 Walking and cycling will be accommodated in the following ways:

• Through the design and layout of a connected and permeable 
street structure, providing a high quality public realm, which 
prioritises pedestrian and cycle movement above that   
of the car.

• Through the provision of designated pedestrian / cycle routes 
connecting to and through the Country Park and along the river 
corridor northwards into the wider countryside, to Templer Way, 
and through Rackerhayes to Homers Lane.

• Through the compact and connected layout of uses ensuring 
that wherever possible mixed use facilities, public transport 
and public open space are provided within a 10 minute walking 
distance of all residents.

 Although the current proposals are not intended to include detailed 
block, plot or building layouts it is intended that all areas of the 
development should be equally accessible to the able bodied and 
others. Further consideration of detailed design issues in later stages 
of the development will take specific access needs and  
requirements into account.



Fig. 4.4 Route hierarchy and street types
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4.4 Neighbourhood structure
 The residential development layout has been considered in terms of 

the following three key components:

 1. The local centre

 At East Golds, a mixed-use area providing local retail and community 
facilities is proposed at the southern gateway to the site. Although 
the precise content and form of the local centre will be subject to 
agreement with the Local Planning Authority at the detailed stage, 
it is proposed that the local centre will contain facilities to meet the 
immediate needs of the development which could include:

• Convenience store 

• Non-food retail 

• Pub / restaurant / hot food takeaway 

• Residential development

 2. Streets and the public realm
 Streets should never be considered solely as a thoroughfare for 

the private car. The streetscape of a successful neighbourhood 
provides an extension of domestic living space and forms the basis 
for community interaction. Therefore the public realm should be 
considered a design priority. 

 3. Residential character areas 
 The following proposed character areas are defined by   

a combination of:

• Position within the settlement context

• Relationship to landscape setting and topography

 Subsequent detailed development proposals will then respond to the 
above criteria through variance of:

• Built form density and massing

• Streets and the public realm

• Built form character and materials

 Three character areas are proposed. These are located in Fig. 4.5.  
Further detailed design guidance relating to these residential 
character areas can be found at the end of this section in table two.

• Main street and local centre
The main street provides the primary structuring element 
linking north to south through the new neighbourhood at 
East Golds. It is punctuated by a number of focal points and 
public open spaces, and terminates at the local centre. As 
the area of highest activity, this character area requires the 
design and development of a high quality, clearly defined 
and legible public realm. It also represents an opportunity to 
provide visitors and newcomers with the best possible first 
impression of the new neighbourhood.

• Parkside
At the heart of the development proposals is the Teign River 
corridor and new Country Park, overlooked and enclosed 
by new development to either side. This is an important 
focal point within the overall development morphology, and 
the interface between the built form and the Country Park 
should be considered a design priority.

• Woodside
The local landscape character and topography has strongly 
influenced the development proposals. Particular design 
attention is required at the development periphery, adjacent 
to and overlooking those areas of retained woodland 
and hedgerows. This is in order to create a positive and 
sympathetic urban edge that is in keeping with the  
landscape setting.

 



Woodside

Main street & local centre

Parkside

Masterplan site boundary

Fig. 4.5 Character areas plan
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4.5 Residential built form and character

 Residential quantum
 Residential proposals will utilise a range of densities that are 

both appropriately comparable to existing residential areas within 
the locale whilst also reflecting the latest government guidance 
contained in PPS3 promoting sustainable development densities. 

 Residential development is proposed on two sites, the quantum of 
which can be summarised as follows:

• East Golds       
Total: 625 dwellings     
Density range: 40 to 55 dwellings per hectare  
Average residential density: 47 dwellings per hectare (net)

• Rackerhayes       
Total: 140 dwellings     
Density range: 45 to 55 dwellings per hectare  
Average residential density: 53 dwellings per hectare (net)

 Affordable housing
 It is proposed that a percentage of affordable housing will be 

provided on site. The exact percentage and number of units to be 
provided will be negotiated with the Local Planning Authority and 
Council’s Housing Department, having regard to National and 
Local planning policy, local need and the viability of the proposed 
development. The affordable housing provision will be secured in a 
Section 106 Agreement. It is proposed that the affordable housing 
would be provided through a Registered Social Landlord as agreed 
with the Local Planning Authority.

 

 Density
 The range and disposition of residential densities are illustrated in 

Fig. 4.6. Density variations relate to the following design criteria and 
have been considered at three different scales:

1. At settlement scale: the disposition of residential densities 
reflects urban morphology; a settlement is typically denser at 
its core and less dense towards its edge. Therefore, in very 
broad terms, higher residential densities are proposed at 
Rackerhayes, closer to Newton Road and the town centre, with 
lower densities at the rural edge, defined by the Stover Canal.

2. At masterplan scale: higher residential densities are located 
in conjunction with and supporting mixed use and employment 
areas, and are focused on primary streets, at the gateways to 
the new neighbourhood and in proximity to public transport 
routes. This is in order to provide patronage within a 10 minute 
walking distance supporting key uses and facilities.

3. At built form scale: the proposed range of residential 
densities will allow for development of a variety of housing 
types and tenure, delivering mixed, flexible and balanced 
accommodation and a variety of plot / dwelling    
sizes and types.



55 dw/ha

50 dw/ha

45 dw/ha

40 dw/ha

Mixed use local centre

Masterplan site boundary

Fig. 4.6 Residential densities
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Fig. 4.7 Developing at different residential densities

1 Higher Density Option 1: 45-55 dwellings per hectare 
(illustration shows 24 dwellings on approximately 0.46ha for an approximate 
density of 52 dph) 

2 Higher Density Option 2: 45-55 dwellings per hectare
 (illustration shows 24 dwellings on approximately 0.46ha for an approximate
 density of 52 dph) 

 Developing at different residential densities has clear implications 
for the resulting neighbourhood layout and built form. Fig. 4.7. 
provides exemplar design responses applicable to these residential 
proposals, illustrating how developing at higher or lower residential 
densities directly relates to the following design criteria:

• Parking provision and disposition

• Unit size and floor area

• Building heights and massing

• Provision of private gardens and outdoor amenity space
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3 Medium Density: 35-45 dwellings per hectare
(illustration shows 24 dwellings on approximately 0.6ha for an approximate 
density of 40 dph) 

4 Lower Density: 30-35 dwellings per hectare
(illustration shows 24 dwellings on approximately 0.8ha for an approximate
density of 30 dph) 
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 Scale
 It is intended that the scale and massing of new development will 

be both in keeping with the locality, and not visually intrusive within 
the wider urban and landscape setting. The disposition of built form 
massing is illustrated in Fig. 4.8.

 New residential development will be predominantly 2 storeys in lower 
density areas, and no higher than 2.5 to 3 storeys in higher density 
or mixed use areas. Joined up frontages and denser built forms are 
arranged to frame and overlook both the development gateways and 
the Country Park. 

 New employment development will be no higher than 2.5 to 3 
storeys in height and arranged in a perimeter block layout with 
active frontage onto the street and overlooking the Country Park. 
Car parking will be accommodated within discreet landscaped 
courtyards within the block. Areas of retained trees will be reinforced 
with new planting to provide visual screening to neighbouring 
residential areas. 

 Blocks, plots and built form will demonstrate the following   
design principles:

• Be arranged in perimeter block layouts that overlook and 
address the public realm (fronts) and enclose private   
spaces (backs).

• Most buildings will be situated to the front of the plot both to 
provide the public realm with a sense of enclosure and also to 
optimise private amenity space and gardens.

• Built form should be terraced, attached or detached according 
to location and plot density.

• Built form should seek to provide continuous active frontage to 
street corners, framing junctions and cross roads.

• Opportunities will be identified for the creation of focal points 
or landmark built form.

 Appearance
 The architecture of the development proposals should reflect and 

make reference to the best examples of local domestic vernacular. 
Traditional designs are considered suitable but, equally, more 
contemporary designs would be appropriate. In either case, any 
form of stylistic pastiche, applied architectural motifs or other 
embellishments are unacceptable. Architectural proposals should 
achieve local distinctiveness through the development of locally 
appropriate layouts, proportions, massing and elevations.



Fig. 4.8 Built form massing

2.5 to 3 storeys

2 to 2.5 storeys

2 storeys

Masterplan site boundary
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Fig. 4.9 Illustrative masterplan (not to scale)
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1. Overview of the development proposals and new Country Park 
(illustrative only)

2. Residential and employment development at Rackerhayes 
(illustrative only)

3. Residential and mixed use development at East Golds 
(illustrative only)

The following provide illustrative views of the development proposals and 
accompany the illustrative masterplan in Fig. 4.9.

4. View up main street to local centre at East Golds 
(illustrative only)

5. Gateway development at East Golds 
(illustrative only)

6. Residential frontage overlooking Country Park at Rackerhayes 
(illustrative only)
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1A

Local 

Distributor 

Street

20 to 30 
mph

Provides wider connections, contributes 
to relief of town centre congestion, 
carries both local and through traffic, 
accommodates public transport, 
appropriately calmed to suit residential 
environment, built form to one side only 
overlooking Country Park.

5 3

3 (to one 
side of 

carriageway 
only)

3 ( verge)
Dimensions and layout as per 
planning application drawings

2A

Primary 

Residential 

Street

20 to 30 
mph

Provides north to south connection 
distributing residential traffic flows 
throughout neighbourhood, carries 
local traffic and limited through traffic, 
appropriately traffic calmed to discourage 
‘rat-running’.

3 to 4 1.5 2.5 1.5 (verge) 2.5 6 30
15 
- c/l - 
15

7.3

3A

Secondary 

Residential 

Street

20 mph
Connected and continuous secondary 
residential street network, carries local 
traffic only.

3 to 4 1.5 2.5 2.5 5.5 26.5
13.25 
- c/l - 
13.25

3B

Green 

Residential 

Street

 20 mph

Feature streets within secondary 
residential street network, carries local 
traffic only, accommodates additional 
hedge or street tree planting forming 
‘green links’.

3 to 4 1.5 2.5

20 (green 
link to one 
side of 

carriageway 
only)

5.5 41.5
30.75 
- c/l - 
10.75

4A Lanes
10 to 20 
mph

Subdivide residential blocks, carry local 
traffic only, appropriately traffic calmed to 
suit residential environment.

2 to 3
0 to 
1.5

2
2.5 to 5 
(varies)

4.8 27.8
13.9 
- c/l - 
13.9

4B
Green

Lanes
10 mph

Subdivide residential blocks, carry local 
traffic only, appropriately traffic calmed 
to suit residential environment, may be 
shared surface, built form to one side 
only overlooking public open space.

2 to 3

1.5 (to both 
sides of the 

carriageway)

4.2 10.2
6.6 
- c/l - 
3.6

5A

Mews 

and 

Courts

10 mph

Subdivide residential blocks, residents 
access only with no through route, may 
be shared surface, should be limited in 
length or size and feature direct sightlines.

0 to 3 1.5
2.5 to 5 
(varies)

3.5 to 
4.2

23.2
11.6 
- c/l - 
11.6
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Predominant 
Building 
Heights

Built Form Frontage Parking Traffic Calming

2.5 to 3

Continuous building line and 
setback in order to provide 
strong urban form framing and 
overlooking the Country Park.

Parallel bay layout, limited to 
no more than 6 consecutive 
bays, interspersed with 
street tree planting.

At grade surface 
treatments such as 
rumble strips, use of built 
form or planting  to create 
pinch points or limit 
sightlines at junctions.

2 to 3
Continuous building line and 
minimal variations in setbacks.

Parallel bay layout, limited to 
no more than 4 consecutive 
bays, interspersed with 
street tree planting.

At grade surface 
treatments such as 
rumble strips, use of built 
form or planting  to create 
pinch points or limit 
sightlines at junctions.

2 to 3
Continuous building line and 
minimal variations in setbacks.

Parallel bay layout, limited to 
no more than 4 consecutive 
bays, interspersed with 
street tree planting.

Use of built form or 
planting  to create pinch 
points or limit sightlines 
at junctions.

2 to 3
Discontinuous building line and 
variable setbacks.

No on street parking.

Use of built form or 
planting  to create pinch 
points or limit sightlines 
at junctions.

2 to 3
Discontinuous building line and 
variable setbacks.

Parallel or adjacent bay 
layout interspersed with 
street tree planting, care 
should be taken not to allow 
parking to dominate public 
realm.

Use of built form or 
planting  to create pinch 
points or limit sightlines 
at junctions.

2 to 3
Discontinuous building line and 
variable setbacks.

No on street parking.
Use of shared surfaces 
and ‘homezone’ 
principles.

varies

Discontinuous building line and 
variable setbacks, street width 
/ building height dimensions 
should be appropriately 
proportionate in order to 
achieve sense of enclosure 
throughout the public realm.

Parallel or adjacent bay 
layout interspersed with 
street tree planting, care 
should be taken not to allow 
parking to dominate public 
realm

Use of shared surfaces 
and ‘homezone’ 
principles.

DESIGN GUIDANCE
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Table two - Residential character areas

Layout and Enclosure Development Density Planting and Landscaping Street Character Built Form 

Main Street and 
Local Centre

Formal and urban layout with 
minimal setbacks and joined up 
frontages to the local centre, primary 
streets and enclosing open spaces. 
Less formal layout to secondary 
streets. Opportunities should be 
found to create landmark built form 
at key nodes and development 
gateways, and terminating key vistas 
in the streetscene.

Development density varies 
according to location, with 
higher densities focused 
at development gateways, 
enclosing public open 
spaces and at the local 
centre.

Formal street tree planting 
to main street and local 
centre, with more informal 
planting and landscape to 
public parks, green links and 
secondary residential streets. 

Active streets. Formal and 
urban in character, varies 
according to location. 
Potential to accommodate 
public transport.

Varies according to 
location. Predominantly 2 
to 3 storey, with attached 
and terraced dwellings. 
Some apartments in higher 
density areas, and mixed 
use with apartments above 
in the local centre.

Parkside

Highly formal layout, with substantial 
built form and joined up frontages 
to the Country Park. Less formal 
treatment to secondary streets. 
Opportunities should be found 
to create landmark built form at 
development gateways. Outward 
facing development, overlooking 
Country Park.

Medium to high 
development density.

Formal street tree planting 
to development edge, giving 
way to naturalistic planting 
and landscaping within the 
Country Park.

Active and busy streets. 
Highly formal in character, 
providing cohesive boundary 
to the Country Park. Footpaths 
/ cycleways provides access 
into the Country Park. 
Potential to accommodate 
public transport.

Predominantly 2 to 3 
storey, with attached and 
terraced forms, and some 
apartments in higher 
density areas.

Woodside

Informal and rural layout, with varied 
setbacks. Layout should be in 
response to topography and other 
landscape features. Outward facing 
development, overlooking landscape 
setting. 

Medium to low development 
density.

Naturalistic and informal 
landscaping and planting, 
giving way to areas of 
retained woodland / 
hedgerows and green links.

Quiet streets. Informal and low 
key, residential lanes, mews 
and driveways providing 
local residential access 
only. Footpaths / cycleways 
provides access into the wider 
countryside setting.

Predominantly 2 storey, 
with attached and 
detached dwellings.

NEWCROSS TO EAST GOLDS: RESIDENTIAL CHARACTER AREAS    
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IMPLEMENTATION
5.0 IMPLEMENTATION

5.1 Phasing
 The proposed phasing of development is influenced by a number of 

complex factors including the availability of land following minerals 
restoration, the need to provide key infrastructure in terms of both 
roads and flood alleviation works at the appropriate time, and the 
need to ensure the phasing reflects the commercial need to deliver a 
viable development.

 It is currently envisaged that development would come forward  
as below:

 1. Construction of the Broadway to Greenhill Way Link
 Road, including necessary embankments which from
 part of the flood alleviation works. This would then
 release the second phase of c.200 dwellings on the
 Newcross development site, in addition to the   
 Rackerhayes residential and employment sites

 2. Construction of the Newton Road Relief Road,
 including necessary embankments which form part of
 the flood alleviation works. This would release the final
 phase and balance of dwellings on the Newcross 
 development site, in addition to the Park and Change
 and potential future retail site.

 3. The formation of the Country Park, including necessary  
 embankments which form part of the flood 
 alleviation works.

 4. Construction of the Zitherixon Link Road, including  
 necessary embankments which form part of the flood  
 alleviation works.

 5. Construction of the Western Distributor Road,   
 including necessary embankments which form part of
 the flood alleviation works. This would release the first
 phase of 300 dwellings on the East Golds 
 residential site.

 6. Construction of the second phase of the Jetty Marsh  
 link road. This would release the balance of dwellings  
 on the East Golds residential site.

5.2 Next Steps
 This Design and Access Statement, together with the Parameter 

Plans, have set out a framework through which the detailed design of 
a high quality development can be progressed. It is considered that 
sufficient detail has been provided at the outline planning stage to 
demonstrate that the aims of the CLG Circular 01/2006 and guidance 
produced by CABE can be met.

 It is proposed that following submission of the outline planning 
applications, the Design and Access Statement and Parameter Plans 
could be developed into a Design Code or similar document to guide 
the future development of the application sites. Detailed design 
issues would be the subject of future discussions and negotiations 
with both Teignbridge District Council and Devon County Council in 
the preparation and submission of Reserved Matters applications.
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AIMS: MAXIMISE THE EFFICIENT USE OF LAND AND BUILT RESOURCES

1. Protect minerals of national importance

1 2 3 4 5 6 7 8 9 10 11

2. Conserve best and most versatile soils

3. Avoid areas liable to flood

4. Avoid areas of ecological/ biodiversity interest

5. Avoid important heritage / archaeologically important features

6. Re-use previously developed, previously used, derelict, despoiled, ‘brownfield’ and/or remediated contaminated land

7. Close proximity to existing employment and town centre

8. Use existing access points and connect to/extend existing infrastructure

9. Use existing drainage patterns

10. Develop at an average dwelling density of at least 40 dw/ha

11. Retain a significant percentage of undeveloped or ‘greenfield’ land as landscape and public open space

RANGE OF POTENTIAL PROPOSALS

A significant proportion of the site is despoiled / previously used land / former minerals extraction  

Important mineral extracted prior to development / remaining reserves not sterilised by proposed development

A significant proportion of the site and existing waterbodies retained as landscape, public open space or Country Park

Site does not include any significant archaeological sites

Development layout avoids or incorporates areas of ecological interest

Development avoids higher grade soils

Development avoids areas liable to flood / incorporates new flood defences also benefitting the wider locality

Utilises existing drainage patterns / includes SUDS

Proposed average dwelling density of at least 40 dw/ha

Close proximity to existing employment and town centre / includes new employment development

Utilises existing access point / connects to existing infrastructure / provides new infrastructure also benefitting wider locality

Policy drivers, best practice guides & legislation: 

National Planning Policies PPG2, PPS7; RPG Policies VIS2, SS3, EN1, Structure Plan High Level Policy Aim 1, Policies ST1, CO1, CO6; Development Policies B, E, H, ENV1-3, RE8; 
Local Plan  Policies ENV6, ENV9, H11, C1, C8, C10; Guidelines for Landscape and Visual Impact Assessment (Landscape Institute and Institute of Environmental Management and 
Assessment)

APPENDIX B

LAND
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AIMS: TO MINIMISE ENERGY USE AND MAXIMISE LOW CARBON, RENEWABLE SOURCES

1. Meet building regulations (subject to the Code for Sustainable Homes post 2010)

1 2 3

2. Reduce carbon emissions by 10%

3. Reduce demand / consumption of energy

RANGE OF POTENTIAL PROPOSALS

Use construction and materials with thermal performance meeting or exceeding that of Building Regulations 

Orientation of street layouts and design of building forms maximising passive heating/cooling and natural daylighting

Examine opportunities for either on-site generation of renewable energy *

Promote and facilitate walking, cycling and use of public transport thereby reducing vehicle emissions

Incorporate additional street tree planting reducing temperature extremes and thereby energy demand

Policy drivers, best practice guides & legislation: 

National Planning PPS22; UK energy white paper; Kyoto agreement; DTI ‘Meeting the Energy Challenge’ May 2007. Policy 
RE1 of the Emerging SW RSS sets a renewable energy target for Devon of 151 Mwe; Policy RE3 of the same sets a regional 
target for heat energy, while Policy RE5 of the same sets out the 10% Merton Rule

* potential renewable energy solutions may include property specific solutions e.g. ground source heat pumps, air source heat pumps and 
roof mounted solar thermal.

ENERGY AND CO2

AIMS: TO SECURE SUPPLY, REDUCE CONSUMPTION OF WATER, REDUCE RISK OF FLOODING AND IMPROVE WATER SUPPLY

1. Achieve PPS25 rates of run-off from whole site

1 2 3

2. Achieve EA water quality standards for run-off

3. Minimise risk of flooding

RANGE OF POTENTIAL PROPOSALS

Retain and adapt existing drainage pattern

Maximise opportunities for non-potable water system from harvested run-off

Use of SUDS in the form of balancing ponds and/or swales

New flood defences to Teign river corridor

Policy drivers, best practice guides & legislation: 

National Planning Policy PPS1 and supplement, PPS25; RPG Policies VIS2, SS3, RE1, RE2, Structure Plan High Level Policy Aim 2, Policies 
ST1, CO13; Development Policies B, E, G, H, F1, RE6; Local Plan Policies ENV9, H11;

WATER
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AIMS: TO MINIMISE AIR AND NOISE POLLUTION

1. Achieve PPS23, Defra and EA standards 1

RANGE OF POTENTIAL PROPOSALS

Promote and facilitate walking, cycling and use of public transport 

Improvements to public transport services to help reduce vehicle emissions

Retention of areas of existing vegetation / new street tree planting thereby helping to remove pollutants and absorb CO2

Policy drivers, best practice guides & legislation:

National Planning Policy PPS1 and supplement, PPS23; RPG Policies VIS2, SS3, EN2, Structure Plan High Level Policy Aim 2, 
Policies ST1, CO15; Development Policies B, E, H, RE9; Local Plan Policy ENV9.

AIR QUALITY

AIMS: TO ENCOURAGE A RICH, DIVERSE NATURAL ENVIRONMENT

1. Ensure that ecology survey by qualified specialist is carried out, including strategy for enhancements

1 2 3 4 5 6

2. Protect and enhance existing habitats

3. Retain existing / create new wildlife corridors linking habitats within the site to those off-site

4. Retain existing areas of vegetation where appropriate

5. Encourage new planting utilising appropriate native trees and shrubs

6. Protect and enhance existing watercourses and water bodies

RANGE OF POTENTIAL PROPOSALS

Ecology survey carried out, including strategy for enhancements 

Existing habitats at Zitherixon lakes retained within new Country Park

Significant areas of existing woodland and vegetation retained

Retain existing linear landscape features (trees and hedgerows) providing habitat connectivity

New wildlife corridors to be established linking through residential layout to surrounding countryside

Improvements and landscaping to Teign river corridor

Reinforce existing landscaping to site perimeter with new planting utilising appropriate native trees and shrubs

Include new street tree planting within residential layout

Policy drivers, best practice guides & legislation: 

National Planning Policy PPS1, PPS7, PPS9; RPG Policies VIS2, SS3, EN1, Structure Plan High Level Policy Aims 1, 2,  Policies ST1, CO9-10; Development 
Policies B, E, H, GI1, ENV1, ENV4; Local Plan Policies ENV4, ENV9, H11, C15-17, C19, C22,

BIODIVERSITY
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AIMS: TO PROMOTE AN ACTIVE, HEALTHY, SOCIABLE COMMUNITY

1. Create good quality, well used, sociable public spaces with a sense of place

1 2 3 4

2. Provide general amenities in appropriate locations, thereby reducing the need to travel

3. Recreation facilities and open space to be accessable to all

4. Facilitate community activity and social interaction

RANGE OF POTENTIAL PROPOSALS

Provision of public open space and playspace (for children of all ages) within convenient walking distance of all residents 

Provision of formal sports facilities at Teign Meadows

Creation of new Country Park and public access to Teign river corridor

Residential layout includes characterful streets and spaces

Mixed use local centre

Provide routes and links to wider footpath/cycle network, and also the surrounding countryside

Policy drivers, best practice guides & legislation:

National Planning Policy PPG17; RPG Policies VIS2, SS3, EN4, EN5, TCS2, Structure Plan High Level Policy Aim 7, Policies 
ST1, ST3; Development Policies B, D, E, H, CS1, GI1; Local Plan Policies H11, R2-4, R6, R11, R20, CS9, C11; Fields in Trust 
standards; Local provision standards for open space.

AMENITY, RECREATION AND OPEN SPACE
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TRANSPORT

AIMS: TO REDUCE THE IMPACT OF AND PROVIDE ALTERNATIVES TO THE PRIVATE CAR

1. Provide highways infrastucture reducing congestion and facilitating new public transport routes

1 2 3

2. Provide attractive alternatives to the private car and encourage use of public transport

3. Encourage walking and cycling

RANGE OF POTENTIAL PROPOSALS

New infrastructure will connect to existing routes and utilise existing access points

New highways infrastructure will relieve existing congestion and facilitate new public transport routes

Park and change facility 

Residential street layout can accommodate future bus route, if required

Network of pedestrian/cycle routes linking key destinations

Connected street network facilitates pedestrian/cycle movement

All streets/public spaces to be lit and overlooked by active ground floor frontages, thereby reducing fear and crime

Both car and cycle parking to be provided at key destinations

Residential travel plans

Policy drivers, best practice guides & legislation:

National Planning Policy PPS1 and supplement, PPG13; RPG Policies VIS2, SS3, TRAN1, TRAN5, TRAN10, Structure Plan 
High Level Policy Aims 6, 7, Policies ST1, ST4, TR1, TR3, TR5, TR7, TR9; Development Policies B, E, H, TR11; Local Plan 
Policies H11, T6, T9, T13, T19, T21, T23-24, T26, T28; The new Guidance on Transport Assessment (2007); Transport 
Research Laboratory report 593: The Demand for Public Transport – A Practical Guide (2004); Walking and Cycling – An 
Action Plan (DfT 2004); Providing for Journeys on Foot (The Institution of Highways and Transportation 2000); Guidelines 
for Cycle Audit and Cycle Review (The Institution of Highways and Transportation 1998); The Design Manual for Roads 
and Bridges (Highways Agency); The Guidelines for Environmental Assessment of Road Traffic (Institute of Environmental 
Assessment 1993); and the Micro-simulation Consultancy Good Practice Guide; Manual for Streets
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AIMS: TO CREATE A HIGH QUALITY PUBLIC REALM

1. Create characterful, safe and navigable streets

1 2 3 4

2. Ensure a clear definition of private and public spaces

3. Provide adaptable and multifunctional public spaces

4. Create a comfortable pedestrian environment, which prioritises the needs of the pedestrian above those of the car

RANGE OF POTENTIAL PROPOSALS

All streets/public spaces to be lit and overlooked by active ground floor frontages, thereby reducing fear and crime

Perimeter block layout provides clear definition between private and public spaces

Clear heirarchy of residential streets

Direct routes and links to destinations

Lanes and mews incorporate ‘homezone’ principles

Occasional use of distinct built form or public art at key nodes facilitates wayfinding

Street layout includes pedestrian/cycle links

Public spaces are appropriately located and easily accessed

Flexible and integrated design of public spaces may accommodate a variety of uses and activities

Public spaces include seating, lighting and cycle parking

Policy drivers, best practice guides & legislation: 

National Planning Policy PPG17; RPG Policy VIS2, Structure Plan Policy ST1, ST3; Development Policies B,E,H,GI1; Local Plan Policy R4.

PUBLIC REALM
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AIMS: TO CONTRIBUTE TO A DIVERSE AND DYNAMIC ECONOMY

1. Provide local employment opportunities, meeting local needs

1 2 3

2. Provide appropriate range of employment / contribute to overall mix of uses

3. Provide employment at appropriate locations, and with access to public transport facilities

RANGE OF POTENTIAL PROPOSALS

Employment development at Rackerhayes, with range of sites, built form and tenure

Employment opportunities at mixed use local centre

Employment located in proximity to public transport services, including park and change

Policy drivers, best practice guides & legislation: 

National Planning Policies PPS1, Consultation draft PPS4, PPS6; RPG Policies VIS2, SS1, SS3, EC1, EC3, EC6, TCS1, Structure Plan High 
Level Policy Aim 5, Policies ST1, ST3, ST5, ST13a, ST17; Development Policies B, E, H, E1-5, TC1; Local Plan Policies E1, E3, S7, R26; 
Policy E1 of the Teignbridge Local Plan provides for 76.0ha of employment land over the plan period (1989-2001). Policy CS7 of the CS 
provides for 60 ha of employment land 2001-2016

EMPLOYMENT
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AIMS: TO CREATE A SUSTAINABLE URBAN EXTENSION TO EXISTING SETTLEMENT

1. Ensure efficient use of available land

1 2 3 4 5

2. Adaptability to accomodate changing needs over time

3. Provide variety and choice

4. All homes to have access to key facilities

5. Ensure inclusive access and movement for all users, including the mobility impaired

RANGE OF POTENTIAL PROPOSALS

Proposed average dwelling density of at least 40 dw/ha

Market housing to include a range of dwelling sizes types and tenures

Provision of affordable housing

All homes to have access to open space within convenient walking distance

Development proposals include a mix of uses

Park and change / proposed new bus routes

Layouts and forms designed to be easily adapted / extended as required

Wherever practicable, homes should be accessable to all users including the mobility impaired

Policy drivers, best practice guides & legislation: 

National Planning Policies PPS1 and supplement, PPS3; RPG Policies VIS2, SS1, SS3, EN4, HO1-3, HO5-6, Structure Plan High Level Policy Aim 4, 
Policies ST1, ST5, ST13a, ST17-18, ST18a; Development Policies B, E, H, SR19 (note: this is recommended for deletion by the Panel Report), H1-2; 
Local Plan Policies H1, H7, H9, H11, R11, R26, CS2; DCLG ‘Delivering Affordable Housing’ November 2006; Policy H1 of the Teignbridge Local Plan 
provides for 8,900 dwellings in the period 1989-2001.  Policy CS7 of the CS provides fo 7,250 dwellings in Teignbridge 2001-2016

HOUSING
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