
Representor: – Mr J Evans – as a resident 
 
Consultee ID: 17049 
 
Hearing session: Matter 8 – Heart of Teignbridge 
 
Question being addressed: 39–What infrastructure, including highways, social, 
community and green infrastructure is required? Are the proposals for individual sites 
sustainable, deliverable and viable? With reference to site KS2. 
 
Response: 
 
Site KS2 is currently a large, prominent and highly visible field on the edge of the 
parishes of Bishopsteignton and Kingsteignton at the gateway to the Teign estuary. It 
is adjacent to the A381 and A380 junction and remains designated within the Devon 
Structure Plan to 2016 as both an Area of Great Landscape Value and Coastal 
Preservation Area: 
http://www.devon.gov.uk/key_diagram_adopted_8th_october_2004.pdf . In previous 
planning documents used by Teignbridge it was also designated as such. The A380 
currently forms a natural boundary to the north of the Teign estuary between the 
Kingsteignton/Newton Abbot urban area and the undeveloped Teign estuary. 
 
Within the draft Teignbridge Local Plan under discussion today, 12 hectares at site 
KS2 has very recently been earmarked to: 

• provide of a mix of B1, B2 and B8 uses as appropriate to the site; 
• provide a mini freight transfer depot; 
• provide a park and ride/park and change site; 

 
This is a very recent proposal with no evidence provided as to why this is the most 
appropriate site for such a facility, as opposed to other locations. 
 
Employment 
It cannot be denied there is a need for some further employment land within 
Teignbridge. In the published draft Teignbridge Plan 2013 to 2033, nonetheless, no 
supporting evidence was supplied as to why site KS2 is the most appropriate location 
for this. This would have given local residents the opportunity to scrutinise the site, as 
to whether it actually the most appropriate location. 
 
No indication within the draft plan has been provided as to what the mix of B1, B2 
and B8 uses would be at the site and which would be most appropriate, therefore 
residents have been unable to assess which, if any use would be most appropriate. 
 
It is likely, given the location of the site away from existing industrial sites and 
settlements and close to roads, that the site would be preferred by developers for B8 
warehouse usage. B8 usage, however, provides very few jobs, for the amount of land 
allocated. For example should one third of the very large 12 hectare site be allocated 
for B8 usage, this would only provide approximately 166 jobs (Source: HCA/OffPat 
2010). This would be a poor use of land, when intensification of existing industrial 
and development of vacant sites in town centres would yield a significantly higher 
jobs yield, with little loss of designated land of a high landscape value.   
B8 demand within Devon is relatively small and tends to be concentrated along the 
M5 and at Exeter. Recently Sainsburys has been intending to develop a logistics 
depot close to Exeter airport, deemed as the most appropriate location for such a 
facility by the previous South West RDA and Devon County Council. It has recently 

http://www.devon.gov.uk/key_diagram_adopted_8th_october_2004.pdf


emerged that Sainsburys is now indicating the site may not go ahead and has 
viability issues.  
 
At various sites throughout Devon, even along the M5 corridor, B8 warehouses 
remain empty and with local authorities such as Mid Devon planning significant 
further amounts of B8 warehousing along the M5 (a more strategic logistics location), 
there is likely to be an oversupply of such units in the coming years. 
 
It would appear that Teignbridge has not consulted sufficiently with its neighbouring 
authority areas to ascertain the viability and demand for such a site.    
 
Mini freight transfer depot 
No evidence or studies were provided within the draft Teignbridge Plan 2013 to 2033 
that any demand exists for such a facility at this site, or that such a facility would be 
viable in the future.  
 
Provide a park and ride/park and change site 
No evidence was provided within the draft Teignbridge Plan 2013 to 2033 that such 
demand exists locally for such a site. No local resident or visitor surveys have been 
undertaken to ascertain demand. Park and ride facilities, when they do work, tend to 
be located at settlements higher up in the regional hierarchy than Newton Abbot, 
such as Exeter.  
 
Exeter is a major business, retail, cultural and visitor destination, where park and ride 
is popular. No evidence has been provided that Newton Abbot also fills this role, or 
that any future developments will enhance its role significantly beyond that which it 
currently fills. 
 
There is also a lack of evidence as to whether park and ride achieves the cuts in 
congestion that are sometimes claimed (TCPA: 
http://www.tcpa.org.uk/resources.php?action=resource&id=808)   
 
 
Question being addressed:  41 – Are there any adverse environmental effects, 
including the effects on landscape, agricultural land, biodiversity, that cannot be 
mitigated satisfactorily? Do any such effects prevent development as a matter of 
policy? With reference to site KS2. 
 
Response: 
There are significant adverse environmental effects on landscape and agricultural 
land associated with developing site KS2. The site is high grade agricultural land, 
which is relatively rare in Devon. In previous Teignbridge draft and adopted local 
planning documents and in the current Devon Structure Plan to 2016 the site is 
designated as both an Area of Great Landscape Value and Coastal Preservation 
Area: http://www.devon.gov.uk/key_diagram_adopted_8th_october_2004.pdf . In 
previous planning documents used by Teignbridge it was also designated as such. 
The reasons for its previous designation remain. 
 
No evidence or studies have been provided as to the reasons for the site’s de-
designation. Within this draft Teignbridge Local Plan, currently being inspected, other 
sites within Teignbridge previously classified as Coastal Preservation Area have 
been re-designated as Undeveloped Coast – Policy EN2. This site (KS2) was not 
included, with no evidence provided as to why in landscape terms it should not be 
designated, when other sites have been.   

http://www.devon.gov.uk/key_diagram_adopted_8th_october_2004.pdf


Landscape of such quality is a finite resource and other sites cannot be designated to 
mitigate against this, resulting in a net loss of high landscape value land. 
 
The A380 currently forms a natural boundary to the north of the Teign estuary 
between the Kingsteignton/Newton Abbot urban area and the undeveloped Teign 
estuary. It forms a gateway to the visitor destinations of Teignmouth, Dawlish and 
Shaldon. The unspoilt nature of the Teign estuary contributes to the attractiveness of 
the area to visitors. The visitor economy was estimated to be worth £244m across 
the District of Teignbridge in 2011 (SW Tourism Partnership – Value of Tourism), 
with 6,308 jobs in the tourist sector (10% of all employment).  
 
 
Question being addressed:  42 – If so, do the benefits of development outweigh 
any adverse impacts? With reference to site KS2. 
 
Response: 
The benefits of developing site KS2 are unproven and unevidenced. Any 
development at the site would result in a net loss of high landscape value land, high 
agricultural value land and would have a highly significant visual impact to the 
gateway to the undeveloped Teign estuary, which is important to the visitor amenity 
of the area’s important tourist industry. See response to questions 39 and 41. 
 
Jobs likely to be created and demand for any of the proposed facilities planned for 
this site have not been weighed up in the plan against total net losses of developing 
such a sensitive site, via an objective cost-benefit analysis.  
 
 


