
Textphone: 0845 155 1020 
www.devon.gov.uk 

 
Strategic Director Place Heather Barnes 

  
 

Planning, Transportation and Environment 
Mrs L Edwards County Hall 
Programme Officer Topsham Road 
Teignbridge District Council Exeter 
Forde House EX2 4QD 
Newton Abbot  
Devon Tel: 0845 155 1015 
TQ12 4XX Email: dave.black@devon.gov.uk      
   
 07 February 2014 
 
 
 

Dear Mrs Edwards 
 
RE – Representation to Teignbridge Local Plan Main Modifications 
 
Consultee ID – 21406 
 
Thank you for consulting Devon County Council upon the Teignbridge Local Plan Main 
Modifications.  Please see our response to each modification clearly set out in the table 
appended to this letter.  
 
If you or the Inspector has any questions about these comments please do not hesitate to 
get in touch.  
 
Yours sincerely,  
 
 
 
Dave Black  
 
 
 
Head of Planning Transportation and Environment 
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Reference  Representation 

MM1 

A substantial part of the employment land allocation at Forches Cross overlies 
the ball clay resource.  While this land is not likely to be worked in the 
foreseeable future, it does form part of the wider Bovey Basin resource that may 
be required in the longer term in order to ensure continued supply of this 
nationally-important industrial mineral. 
 
Devon County Council does not object in principle to the development of the 
land at Forches Cross for non-residential uses, including employment, provided 
that the mineral resource is not permanently sterilised.  To avoid such 
sterilisation, it is important to ensure that any future permissions for non-mineral 
development include provision for the removal of any buildings prior to the 
anticipated timescale for working of the mineral resource.  The County Council 
therefore requests that the wording of the new paragraph under MM1 is 
amended as follows: 
 
‘The allocation of land for employment uses at Forches Cross should not 
preclude the extraction of minerals in this location in the longer term, and 
provision should be made for employment  buildings to be removed at the end 
of their operational life to facilitate extraction.’ 
 
It is the view of the County Council that the increased employment allocation at 
Houghton Barton should include a park and ride / park and change site.  This 
site is located adjacent to the A382 which is used by people travelling into work 
and shopping at Newton Abbot as well as to employment destinations 
elsewhere such as Exeter and Plymouth.  Users of the park and change would 
be able to use existing or proposed bus services travelling on the A382, transfer 
to cycle or car share.  Further justification about the need for the site is included 
in Appendix A.  
 
Finally, the County Council acknowledges that the inclusion of the additional 
employment land at Forches Cross will enhance the deliverability and viability of 
the northern section of the NA1 link road and this is welcomed. 

MM2 No comment 

MM3  No comment 

MM4 

Whilst policy S17 maintains the scale of growth at Dawlish will be at least 900 
dwellings during the plan period, the impact of the Shutterton Park appeal 
decision means that the scale of planned and permitted growth is higher than 
this figure, at 1250 dwellings.  MM5 also proposes a small increase in 
development at DA5 from at least 20 to 35 dwellings.   
 
Because the scale of growth is higher than previously planned for it has been 
necessary to review the infrastructure requirements for the town, notably 
education and transport to ensure development can come forward in a 
sustainable manner.  
 
The County Council has previously highlighted the need to expand existing 
primary schools within Dawlish to accommodate the additional pupils generated 
from the development of 900 dwellings within the town, as set out within policy 
S17: Dawlish.  This infrastructure requirement has been incorporated into policy 
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DA10: Education facilities, and referenced within the Infrastructure Delivery Plan 
(CDD98).  This scale of growth did not require additional capacity to be provided 
at Dawlish Community College.  
 
The additional housing provision at Shutterton Park is likely to generate 88 
primary school pupils and 53 secondary school pupils.   This is on top of the 225 
primary school pupils and 135 secondary school pupils which will be generated 
from the development of 900 dwellings across the town.  
 
In reconsidering the impacts of the increased level of growth through 
discussions with Dawlish Local Learning Community, the County Council 
maintains the desire to accommodate additional pupils within existing schools, 
rather than through the provision of a new primary school. In order to achieve 
this effectively, it is likely that additional land adjacent to the two existing primary 
schools, Gatehouse and Westcliffe, will be required. To ensure this critical 
development mitigation can be delivered in a timely and effective manner, the 
County Council requests that appropriate land is safeguarded through policy 
DA10.  
 
Appendix B includes a plan displaying the area of land which should be 
safeguarded adjacent to Westcliff School.  
 
Land will also be required adjacent to, or within close proximity of, Gatehouse 
School. A specific site has not been specifically identified adjacent to Gatehouse 
School, however ideally this would be accommodated west of the current site 
and Gatehouse Hill or elsewhere in close proximity. Part of this area already has 
planning consent for residential development, however the County Council 
would welcome discussions with the developer of this site to consider whether 
there is the potential for an element of education provision here. In addition, this 
area forms part of the wider DA2 allocation which, as a strategic site, will be 
subject to further detailed masterplanning work. 
 
In advance of any feasibility work to consider how the future expansions can be 
delivered, it is believed that this strategy supports a flexible approach for 
ensuring sufficient, future primary school provision.  
 
In order to incorporate these requirements into policy, it is requested that policy 
DA10 is amended to read:  
 
“To improve education and adult learning at Dawlish, enhanced facilities will be 
supported at:  
a) Existing primary schools, including through the utilisation of safeguarded land 
where necessary  
b) Dawlish Community College  
 
In relation to secondary provision at Dawlish Community College, additional 
capacity will now be required as a result of the overall scale of development, 
however, additional land above and beyond that already within the school 
boundary is not required in order to achieve this.  
 
The impact from development at Dawlish on the pinchpoint at Starcross is 
something that has been carefully considered by the county council.  The 
Dawlish Transportation Addendum Report identifies that the impact at Starcross 
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from development at Dawlish will be approximately 7 additional vehicles per 100 
new dwellings in the AM peak.  With 1,250 dwellings planned, this would equate 
to 88 additional vehicles in the AM peak, an increase of 25 when compared to 
900 dwellings.   
 
As stated in the report, the assessment does not take any account of changes in 
travel behaviour.  An increase in rail frequency is proposed, along with a new 
station at Marsh Barton.  This will increase the attractiveness of rail travel and 
help to reduce existing trips as well as limit vehicle generation from new 
development.  Alongside this, the Local Plan proposes to redress the balance 
between jobs and houses and the allocation at Dawlish includes an element of 
employment.  This will have a benefit for both existing and new residents, 
helping to reduce the need to travel outside of Dawlish for work.   
 
Taking into account the limited increase in vehicle trips, together with proposed 
sustainable transport improvements and increased employment within the town, 
it is considered that the impact from the additional dwellings can be 
accommodated by providing greater self-containment of trips, improved 
sustainable transport (namely rail enhancements), and potentially options for 
better traffic management on the routes into Exeter.     
 
It is also necessary to consider the impact on the town.  Development in the 
order of that now proposed was considered in the Dawlish Transportation 
Access Strategy.  This identified the need to signalise Elm Grove Road 
junction.  It showed that the junction was still likely to operate overcapacity but 
that there may be ways to improve the operation of the junction.  It will be 
expected that applications will need to undertake detailed modelling of this 
junction.     

 
Finally, the land previously identified for employment development under policy 
DA1 was a distinct parcel of land adjacent to the A379 providing direct access to 
the main transportation link in the area. Incorporating the 3ha of employment 
land within the wider mixed use allocation increases the potential for 
transportation impacts from vehicles, particularly any HGVs, accessing the 
employment site through the residential area if not planned carefully.  It is 
therefore welcomed that as a strategic site, part a) of Policy DA2 requires a 
comprehensive landscape and design led masterplan which should assist in 
addressing any potential issues of this nature. 
 

MM5 

See comments above to MM4.   
 
The site currently has outline permission for dwellings and is understood to 
accommodate 20 dwellings.  The impacts of the additional proposed dwellings 
are considered to be able to be accommodated on the highway network.  Traffic 
flows in the village are currently low.  Although there is a lack of pedestrian 
infrastructure within the village, the traffic flows are such that vehicles and 
pedestrians are able to safely share the carriageway.   

MM6 

In the development of the Local Plan and Infrastructure Delivery Plan the 
relocation and expansion of Bovey Tracey primary school has been identified as 
an important piece of infrastructure to be delivered early on within the plan 
period.  This infrastructure will support the delivery of at least 470 dwellings 
within the town in accordance with Policy S19.  
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The provision of at least 200 additional homes at Bradley Bends in Bovey 
Tracey has meant it has been necessary to review the infrastructure 
requirements for the town.  
 
The relocated and expanded primary school within the town will be able to 
accommodate the additional pupils generated by the Bradley Bends 
development, however the recent permission of this site means that the timing 
of delivery of the school has become more urgent. It will therefore be necessary 
to bring forward the implementation of the scheme.  The County Council will 
work with the District and Town Council, the school and developers in order to 
facilitate this process.  

MM7 No comment 

MM8 No comment 

MM9 

The County Council does not object to the removal of KS2 Ware Barton. The 
policy identified the inclusion of a park and ride/park and change site within the 
development under point c).  Whilst the County Council believes this provision 
would enhance the sustainable travel options within the area, its removal will not 
have a severe adverse effect upon the highways network. 

MM10 

Policy KS7 identifies that the allocation would provide access by bicycle through 
the site and link to the cycle network along the Teign Estuary and Kingsteignton. 
The County Council would like to highlight that the removal of this policy from 
the Local Plan may have implications upon the ability to progress this part of the 
cycle route scheme.  

MM11 

The amendment to part e) of policy SWE1 is welcomed.  
 
The removal of paragraphs 10.22-10.24 is noted.  The phasing of delivery of this 
strategic allocation including supporting infrastructure is believed to be a 
fundamental factor to ensure the development is sustainable. The removal of 
phasing from the Local Plan means that it will be more challenging to achieve 
an agreed comprehensive phasing strategy across the whole site.  However, the 
County Council will continue to work with the district council and developers 
through the masterplanning process to support the implementation of this 
strategic allocation. As part of this, the County Council strongly supports the 
development of an agreed phasing strategy.  
 

MM12 

The County Council’s response to the Proposed Submission Local Plan had 
expressed concerns about the original allocation of 5ha of employment land at 
Peamore in terms of overall sustainability and the possible impact on existing 
strategic employment allocations in the Exeter area.  Subsequently, however, at 
the planning applications stage, the applicant successfully demonstrated how 
suitable access and junction arrangements would be provided, therefore 
addressing the Highway Authority’s concerns.  
 
In terms of accommodating the scale of growth now proposed at Peamore 
through the main modification, detailed assessment, in highway terms, of the 
larger allocation had not been undertaken in advance of the Local Plan 
Examination hearing sessions. The County Council has now had the opportunity 
to consider, on a strategic level, the potential traffic impact of the larger 
allocation now being proposed. 
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It is recognised that the site has reasonable access to the main road network. A 
new roundabout is proposed at the entrance to the site, this scheme would need 
to be re-examined to ensure it can accommodate the larger development and it 
is likely that a larger junction will be required.  
 
Major improvements are coming forward along the A38/A379 corridor – 
including the A38 Splatford Split improvements and the Bridge Road Widening 
scheme.  Investment is also planned in providing a new rail station at Matford 
and a new Park and Ride site on the Alphington Corridor.   
It is the Council’s intention to maintain the A379 as a major traffic route into the 
City. In combination these are aimed at accommodating significant levels of 
development growth, including that at South West Exeter. 
 
The development also has the potential to distribute trips away from the wider 
network, given its likely interaction with nearby planned housing development, 
though these effects will only be confirmed after detailed modelling. 
 
The County Council has concluded that traffic generation from the site can be 
accommodated on the local highway network on the basis that: 

 the standard of the A379 is maintained; 

 the capacity of the road corridor is maximised through the South West 
Exeter housing allocation by minimising the number of junctions serving 
the housing development parcels between the Chudleigh Road junction 
and Matford roundabout; and 

 trip generation from the new development is “moderate” (i.e. minimal B1 

/ office type development). 
 
Whilst the County Council believes the trips generated from this scale of 
development can be accommodated on the existing local highway network, 
there are concerns relating to the routing of traffic from the site seeking to travel 
from the site to the north & west along the M5 and A30. Traffic with northbound 
motorway destinations is likely to travel south, preferring the A38 Kennford 
junction to loop back onto the A38 (N). This junction is not considered to be 
suitable for a substantial increase in volumes of traffic. 
 
The only realistic opportunity for securing a new access onto the A38 in the 
future would require use of part of the proposed employment site.  The local 
highway authority therefore advise that a strip of land on the southern margin of 
the site (as illustrated in Appendix C) be safeguarded for the future provision of 
a north bound slip road onto the A38. It is understood that the site owners would 
be willing to safeguard such land as is required.  
 
It should be noted that the Highways Agency will be responding separately in 
terms of any concerns they may have relating to impact on the strategic network 
(M5, A38 and A30). Although it is recognised that there has been significant 
recent investment into the Trunk road in the Exeter area in recent years 
including improvement to Junction 29, 30 & 31 plus the A38 Splatford split 
scheme. All these were supported by the County Council in creating addition 
capacity for future development in the area.  
 
The County Council seeks clarification on what basis the need for an increase in 
the allocation from 5ha to 19ha has been identified.  If it is intended to meet a 
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specific deficiency identified within the Newton Abbot or wider Heart of 
Teignbridge area, a location within or close to Newton Abbot would have been a 
more sustainable option in terms of minimising the need to travel.  Locations 
close to Newton Abbot accessible to an improved A382 corridor could have 
provided for this form of development more effectively. If, however, the 
allocation was seen as part of the wider development concept for the SW Exeter 
urban extension, then the allocation is more sustainable - provided that it is 
complementary to and not in competition with other, better located, strategic 
employment sites already identified within Exeter and east of Exeter (within East 
Devon). 
 
In summary therefore, provided that the allocation is intended to meet a need 
arising in the SW Exeter area and that the nature of proposed use does not 
compete with other sites already identified in the Exeter area, the County 
Council has no objection to the increased allocation at Peamore if levels of trip 
generation are limited to those comparable with a mix of B2 and B8 uses.  
  

MM13 No comment 
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APPENDIX A:  JUSTIFICATION FOR PARK AND CHANGE PROVISION AT 
FORCHES CROSS 

 
The county council recommends that a park and change site is included within the 
additional employment land proposed at NA1 Houghton Barton as part of the Inspector’s 
main modifications.  The Preferred Options of the plan, which encompassed the same 
allocation area, included a park and ride / park and change site.  It is suggested that the 
site comprises approximately 100 spaces.  The estimated cost of the park and change is 
£300,000.  This note provides justification for the inclusion of a park and change site 
within the Local Plan. 
 
The A382 is a strategic corridor into and out of Newton Abbot.  It is considered to be a 
good location to capture trips and transfer them to alternative modes.  Traffic flows on this 
corridor are expected to increase as a result of allocated development.  A Local Transport 
Board bid will be prepared to enable works to realign the A382 and increase its capacity.  
Its role as a strategic route will be maintained in the future even with additional 
development.   
 
A park and change site would allow people to park and continue their journey by car 
sharing, bus or cycling.  In this location, the site would serve travel in both directions, 
either towards Newton Abbot or to destinations further afield such as Exeter and 
Plymouth.  It is anticipated that the majority of use would be for work trips, but it provides 
an opportunity for shopping trips to Newton Abbot.  Newton Abbot has a large, rural 
catchment area.  Sustainable transport options are limited in the catchment area, but a 
park and change would help to limit the transport impact in the town from trips from this 
catchment area.  
 
Users of a park and change site would be able to use either existing infrastructure, or that 
to be provided by the proposed development.  Car sharers would be able to meet at the 
park and change site and continue their journey by a single vehicle.  This would allow 
drivers from a wider area to converge on the park and change site and increase the 
opportunities for car sharing.  For public transport, the number 39 service is currently the 
most frequent service using the A382.  This is proposed to increase in frequency from 
hourly to half hourly as part of the Bradley Bends planning permission at Bovey Tracey.  
In addition to this, the proposed development at NA1 Houghton Barton would require a 
bus service which, particularly if combined with other services currently using the A382, is 
likely to provide an attractive onward bus service. Cycle provision is currently limited, but 
improvements to the A382 would include cycle routes.  Opportunities for cycling are likely 
to also be provided through the NA1 Houghton Barton allocation.    
 
Roadside interviews (RSI) were undertaken on the A382 in July 2007 for 12 hours, from 
07:00 to 19:00.  This involved stopping vehicles and asking drivers questions about their 
journey.  The questions included information about their origin, destination and journey 
purpose.  This information has been used to understand the number of people that may 
be likely to use a park and change site.  The RSIs were undertaken in the outbound 
direction.  It is assumed that vehicles travelling outbound in the PM were travelling 
inbound in the AM.  From the A382 RSI there are around 200 vehicles from Newton Abbot 
town centre (for work or shopping) to home, from 12:00-19:00 heading outbound (the RSI 
direction).  Assuming 25% would use the park and change site and transfer to bus or 
cycle, this would give 50 users.  In addition to this, 158 vehicles were travelling from 
Newton Abbot to work at Exeter or Plymouth1 between 07:00 and 12:00.  If 25% switched 

                                                      
1
 Exeter and Plymouth were selected as key employment destinations. 
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to car sharing, this would be 40 vehicles, of which 20 would be parked at the site.  This 
gives a total of 70 users and also does not account for people who may currently use 
alternative routes to / from Newton Abbot.  For example, people travelling to Exeter may 
currently use the A380, but may change to the A382 if there is an opportunity to car share.  
Also, some users may divert from the A383.  This simple analysis demonstrates that there 
is a need and demand for a park and change site in this location.   
 
Given that the park and change would use either existing or proposed bus and cycle 
infrastructure, the costs associated with the scheme are minimal and therefore viability is 
not believed to be an issue. Indeed, the provision of a park and change site along an 
existing / proposed bus route is likely to enhance the viability and long term sustainability 
of the route as the patronage increases.   
 
The main cost associated with the site is the construction cost, which is estimated to be 
£300,000.  It is recognised that a traditional Park and Ride with a dedicated bus service is 
unlikely to be appropriate for Newton Abbot.  There are a number of routes into Newton 
Abbot and sufficient patronage to enable a self-sufficient, dedicated park and ride bus 
service is unlikely to be achieved.  Using an existing bus service which currently has a 
high frequency will provide a similar service, without the associated concerns about 
viability.     
 
In summary, a park and change would help to limit the number of vehicles travelling into 
Newton Abbot.  Whilst there are construction costs, the ongoing costs are limited and 
users will be able to use existing or proposed infrastructure, potentially increasing the 
viability of bus services. 
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APPENDIX B: LAND TO BE SAFEGUARDED FOR EXPANSION OF WESTCLIFF SCHOOL 
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APPENDIX C:  LAND TO BE SAFEGUARDED AT PEAMORE 
 
 




