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Dear Mr Day 

 

Teignbridge District Local Plan 2013-2033 Examination 

Matter 9 – Bovey Tracey 

Site BT2A – Highways Matters 

 

Further to your instructions I have undertaken a review of the potential access 

arrangements for the land currently proposed to be allocated as site BT2A in the 

submission draft local plan.   

I have had regard to your submitted Objection (Ref 439) and that of Mrs Day (Ref 454) 

and have also reviewed the documents submitted with Planning Application 

TE/02292/2013 and visited the site.  I have reviewed the comments you made on access 

in your original objection submission and would make some further technical 

observations as follows. 

I note that the proposed allocation includes the existing BOAT track to the north which 

would permit a linkage to the town centre, and also land immediately adjacent to St 

John’s Close. 

The Track currently provides access to 2 dwellings and, subject to suitable rights being 

available, could be made up to provide a suitable footpath / cycleway linkage to the 

town. I do not consider that this track is of an acceptable width to allow it to be made 

up to form an adoptable access to the site without requiring 3rd party land with the 

commensurate effect on deliverability. 

 

15 September 2013 

Ashford House 

Grenadier Road 

Exeter 

EX1 3LH 

Tel: 01392 409007 



Mr JR Day  Page 2 of 4 

Teignbridge District Local Plan 2013-2033 Examination 

Matter 9 – Bovey Tracey 

Site BT2A – Highways Matters 

Awcock Ward Partnership Consulting Limited 

Registered Office: 2 Barnfield Crescent, Exeter, EX1 1QT  Company Registration Number 8230346 

It appears clear to me that the expected means of access to this land was intended to 

be from St Johns Close, however I understand that ownership issues will most likely 

prevent this access being achieved, hence the proposed access arrangement in the 

submitted planning application using an alternative access route. 

This alternative route uses the existing driveway to the listed Indio House and the 

proposed allocation makes specific reference to it:  “b) measures to address the sites 

sensitive ecological, built environment and landscape setting adjoining the Grade 2 

listed house and driveway….” 

I would not expect that the “measures” the policy makers had in mind included making 

up the driveway to an adopted road standard.  I further note that the pillars and gates 

which form part of the curtilage of the listed building provide a width of only 3.27m which 

is less than the recommended Building Regulations requirement of 3.7m and so unlikely to 

be sufficient for a fire tender to pass.   

Paragraph 13.6 of the submitted draft Plan suggests that there are a number of access 

options however I take that to mean the BOAT track to the north and the opportunity to 

access via St Johns Close.  The existing Driveway is not included within the proposed 

allocation and I do not believe that an acceptable means of access could be achieved 

given the heavily wooded surroundings and the narrow historic gateway feature as 

indicated below and discussed above: 

   

 

I have assessed the access arrangements against the soundness criteria set out by the 

inspector as follows: 

Positively Prepared – the arrangement of the allocation provides for sustainable linkages 

to the town centre and also for access to be achieved (if available) via St Johns Close, 

both of which would meet this criterion in terms of access arrangements if connections 

could be made. 
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Justified – I understand that there is an alternative site that would meet the needs of the 

town and that now has a planning consent – Bradley Bends.  All highway matters 

associated with that site have clearly satisfied an Inspector and I understand that there is 

no fetter to that site being developed. In contrast the access to BT2A envisaged via St 

Johns Close may not now be available as suggested by the recent planning application.  

If that were the case then the only alternative access is via the existing drive to the listed 

building which has significant constraints as set out above and is very difficult to achieve. 

I cannot see that the access arrangements for this potential allocation satisfy this criterion 

given that alternative sites are now consented. 

Effective – As outlined above the current planning application does not use the 

envisaged access arrangements and so whether access could be achieved to the site 

must be in doubt.  I therefore consider that this criterion cannot be achieved. 

Consistent with national policy – whilst the site is ostensibly in a sustainable location an 

alternative has now been granted consent.  To allocate this site would therefore lead to 

further need to travel in this location which cannot be justified and which would conflict 

with the objectives of paragraph 14 of the framework.  We also have the benefit of a 

planning application now attempting to support this allocation although the access 

arrangements proposed do not accord with the proposed site allocation and do not, I 

believe, satisfy the requirement for Safe and Suitable access set out in paragraph 32 of 

the Framework. 

Agenda Item 56 – Should BT2A be extended? 

As outlined above I do not consider there is a suitable means of access available to 

access the current draft allocation.  Any extension to the plan is likely to need to provide 

an adopted crossing of the existing driveway to the listed building.  This would be 

impossible to lay out without presenting the possibility of residents of the new 

development using the private driveway from the listed building. 

I cannot see any way in which extending this allocation would reduce the negative 

assessment against soundness criteria set out above.   

Conclusions 

I am concerned that the planning application submitted does not follow the means of 

access envisaged in the draft allocation.  This appears to me to shed doubt on the 

deliverability of a safe and suitable access to the BT2A allocation. 
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I do not believe that the allocation passes the soundness criteria in respect of access as 

outlined above and note that the previously proposed alternate allocation at Bradley 

Bends now has a Consent.  

I would therefore recommend that proposal BT2A be deleted from the plan.  

Furthermore I cannot see that extending the Allocation as suggested in Agenda Item 56 

would have any positive impact on delivery of this allocation. 

Should the inspector conclude the allocation should remain in the plan an additional 

element to the policy should be added as follows: 

d) the means of vehicular access to the site should be via St Johns Close and the 

development should provide a suitable buffer to the existing driveway to the listed Indio 

House. 

I trust this assessment meets your requirements and would be happy to attend the 

hearing session if required. 

Kind regards 

Ian Awcock 
 

Ian Awcock  BSc (Hons) CEng MICE MCIWEM MCIHT 

Director 
 
 

  


