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LIMITATIONS

This report has been prepared by ClearLead Consulting Limited solely for the use of the Client and those 

parties with whom a warranty agreement has been executed, or with whom an assignment has been 

agreed. Should any third party wish to use or rely upon the contents of the report, written approval must be 

sought from ClearLead Consulting Limited; a charge may be levied against such approval.

ClearLead Consulting Limited accepts no responsibility or liability for:

a) the consequences of this document being used for any purpose or project other than for which it was 

commissioned, and

b)  the use of this document by any third party with whom an agreement has not been executed.

The work undertaken to provide the basis of this report comprised a study of available documented 

information from a variety of sources (including the Client) and discussions with relevant authorities and 

other interested parties.  The opinions given in this report have been dictated by the finite data on which 

they are based and are relevant only to the purpose for which the report was commissioned. The 

information reviewed should not be considered exhaustive and has been accepted in good faith as 

providing true and representative data pertaining to site conditions. Should additional information become 

available which may affect the opinions expressed in this report, ClearLead Consulting Limited reserves the 

right to review such information and, if warranted, to modify the opinions accordingly.

It should be noted that any recommendations identified in this report are based on information provided by 

the Client and as gathered during the site survey. In some cases access cannot be granted to all areas of 

the site, in these instances and in the absence of information to the contrary, ClearLead Consulting Limited 

will use the information provided to complete the report.
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1 KW/Jma
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Site name SA-A SA-B SA-C SA-D SA-E SA-F SA-G SA-H SA-I SA-J SA-K SA-L SA-M SA-N SA-O Significant positive + +
GC6 ? 0 0 + + + + 0 + 0 + + + - + + + + +

GC7 ? 0 + 0 + 0 + 0 + + + - + + + + + Minor Positive +
GC8 ? 0 + + + + 0 + 0 + + + - + + + + + Neutral 0
GC9 ? 0 + 0 0 0 + 0 + + 0 + + 0 + + Uncertain ?
GC10 ? + + + + 0 + + 0 + + + ? + + + + + + Minor Negative -
GC11 ? ? + + + + + + + 0 + + + ? + + + + Significant Negative --
GC12 ? 0 + + + 0 + 0 + + + - + + + + +

GC13 ? 0 0 + + 0 -- - + + + + - + + + + + + + +

GC14 ? 0 + + 0 0 - 0 + + + - + + + -

GC15 ? 0 0 0 + 0 - 0 + + 0 + + + + + + +

GC16 ? ? + + + + -- 0 + + - + + + + +

GC17 ? 0 ? + + 0 -- 0 + + 0 ? + + + +

GC18 ? + 0 + + 0 + 0 + + - + 0 + +

GC19 ? 0 0 + - 0 - 0 0 - 0 - + 0 -

GC20 ? 0 0 0 + 0 -- 0 0 + + 0 + + + + + +

GC21 ? 0 0 + + + 0 -- 0 + + + 0 - + + 0 + +

EE1 ? 0 0 + + + + - -- 0 + + + 0 + + + + + + +

EE2 ? 0 ? + + + 0 -- 0 + + + 0 + + 0 +

EE3 + + + + 0 + 0 + + 0 0 + + + + 0 0 +

EE4 ? 0 0 + + + - -- 0 + + 0 0 + 0 + +

CT1 ? 0 0 + + - -- - 0 0 + + + + + +

RT1 ? 0 0 + + - - 0 + + + ? + + + +

RT2 ? 0 ? + - 0 0 0 + + 0 - + + + +

RT3 ? 0 0 0 + + 0 ? 0 + + - + + + + + +

V1 ? 0 ? + -- 0 -- 0 -- ? - ? + + - ?

V2 ? ? 0 + + + + 0 ? 0 + + + - + + 0 +

V3 ? 0 0 + 0 0 + 0 + + - + + 0 +

V4 ? 0 0 + -- 0 -- 0 + + + - ? - 0 --

V5 ? 0 0 + - 0 - 0 + + - + 0 0 +

V6 ? 0 0 + 0 + - 0 + + - + - 0 0

V7 ? 0 0 + + 0 - 0 + + - + + 0 0

V8 ? 0 0 + 0 0 - 0 + + - 0 0 0 0

V9 ? 0 + + - 0 + + 0 + + - ? + + 0

V10 ? 0 0 + - 0 ? 0 + + + - + + 0 +

V11 ? 0 0 0 0 0 - 0 + + - 0 0 0 0

V12 ? 0 0 + -- - -- 0 0 + 0 - + - --

V13 ? ? ? 0 + 0 ? 0 + + - - + 0 +

V14 ? 0 ? + - 0 - 0 + + 0 + 0 0 -

V15 ? 0 0 + ? 0 -- 0 0 - - - + 0 ?

V16 ? 0 0 + - 0 ? 0 + + + 0 + + 0 +

V17 ? 0 0 + + + ? ? 0 + + + - + + 0 +

V18 ? 0 0 + - + ? 0 + + + 0 + - 0 +



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site is located less than 1000m from the River Lemon and the River Teign and in close proximity to 
the Teign Estuary. Development on this site will require careful consideration to minimise negative 
impacts to the coastal estuary environment. 
The site is within the Newton Abbot and Kingsteignton Air Quality Management Area. The site is located 
in the centre of Newton Abbot, meaning that residents will have good access to services without using 
cars but the potential for the development to generate new traffic is uncertain and whether it could 
generate traffic which could contribute to worsening air quality elsewhere affecting habitats is also 
uncertain. 
The site is located within 10km of the Dartmoor National Park SAC features. 
Policy GC6 maintains that specific ecological mitigations are implemented as informed by a site level HRA 
to protect the integrity of the South Hams SAC. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological mitigation plan must be 
submitted to the Council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

It is possible that the development may be visible within the wider landscape, especially if it is four 
storeys high which is significantly taller than the existing Cattle market. Development may not be taller 
than the adjacent car park, therefore it is unlikely that it will present new negative effects to the 
landscape.
The site is located within 10km of the Dartmoor National Park SAC, therefore, it is possible for 
development on this site to impact the landscape of the National Park. The policy requires improvements 
to the public realm and the appearance of the multi-storey carpark. Landscape evidence suggests that 
the site has a low sensitivity, therefore a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site is located within 3km of statutory heritage assets and adjacent to a number of Grade II listed 
buildings (on Market Street and Highweek Street). The latter could potentially be negatively effected by 
redevelopment without mitigation. However, according to site allocation policy GC6, new buildings 
should be designed to conserve and enhance the heritage assets and their settings on Market Street, as 
informed by a Historic Impact Assessment. With this mitigation in place a neutral effect is recorded.  

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Significant Positive DW2: Development Principles There are comprehensive improvements to the semi-public and public realm, including maintaining 
permeable links through the block and tree planting. 
Opportunities to enhance the leat as an open water feature are taken, considering how this can secure 
public realm and wider benefits.
There are improvements to the appearance of the multistorey car park, such as recladding or planting; 
The old cattle market is a declining brownfield site which is no longer economically viable, therefore 
redevelopment is likely to positively impact the built environment, as well as reducing demand for 
development on greenfield land and therefore, a potential significant positive effect is identified. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Significant Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The convenient location of 
the site is likely to significantly minimise resident's use of the private car and provide access to green 
infrastructure and active travel networks. A potential significant  positive effect has been recorded 
against this SA objective.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Development on the site must ensure it is informed by the SFRA Level 2 and a detailed site-specific flood 
risk assessment with appropriate mitigation where required, together with a sustainable drainage 
strategy. Development will be designed and sited according to vulnerability, current and future flood 
risks.  
Less vulnerable and water compatible uses will be located to the south and more vulnerable uses will be 
located to the north adjacent Halcyon Road corresponding to future flood risk and safeguarding flood 
flow paths within the development. 
The effect of development on this site is expected to have negligible effects against climate change 
adaptation factors, therefore a neutral effect is recorded.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A Direct Low Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Positive DW2: Development Principles Planning applications are supported by details of archaeological investigation, evaluation and mitigation, 
which shall inform the layout of the site.
The site is a declining area of brownfield land which is no longer economically viable. Development on 
this land is likely to result in a positive effect because demand is reduced for development on greenfield 
land. A minor positive effect is recorded against this SA objective because the site is less than 5 ha site 
(0.7 ha) meaning that it will have a low magnitude of effect.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is adjacent to the River Lemon and the River Teign and in close proximity to the Teign Estuary. 
Development on this site has a potential to cause surface water run-off which is likely to negatively effect 
water quality especially during construction.
These potential effects may be mitigated by other Local Plan policies (such as EN6) and management of 
operational water usage should improve efficiency. With the mitigation provided by other policies within 
the Local Plan, a neutral effect is recorded. 

Brownfield

GC6: Cattlemarket
Newton Abbot Town Centre Sites
50 homes
0.7ha

20% affordable housing

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets High density apartments up to 4 storeys will be encouraged. The site has a lower affordable housing 
requirement in recognition of the more challenging viability of the site.
The site will provide a substantial number of homes in a convenient and accessible location, whilst also 
reducing the need for construction on greenfield land sites. Despite this, development is unlikely to 
provide housing of mixed type and tenure and due to viability challenges, is unlikely to contain any 
affordable housing. For this reason, a minor positive effect is recorded against this SA. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site is located 800m from a major area of public open space and within 400m of cycling and walking 
networks. Permeability within the site is encouraged by the policy. 
It is likely that development on this site will therefore result in a significant positive effect against this SA 
objective.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short/ 
Medium 

Localised Permanent/ 
Irreversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution The site is located in Newton Abbot town centre within the LSOA 014B which scored below the county 

average when data was recorded in 2019. Development in more deprived areas is likely to result in a 
positive effect. New development is likely to have positive effects on wellbeing because of its 
contribution to the creation of new jobs, services and facilities.
However, the site is located adjacent to an A-road which could have a long term negative impact on the 
wellbeing of its residents as a result of poor air quality and noise.  The form of the development is 
currently uncertain, there is a potential for the construction of a mobility hub on the site which has the 
potential to improve current air quality through encouraging the use of public transport and 
discouraging private car usage. Other Local Plan policies will help to mitigate a potential negative effect, 
however, the existing air quality issue in this area may continue into the medium term when 
improvements in take up of vehicles with fewer emissions may result in an improvement in local air 
quality. A potential minor negative effect is identified. 

There is little more that the Local Plan can do to improve air quality within 
Newton Abbot, apart from strengthening policies such as EN7 and CC3 to 
place stricter requirements on developments such as to be air quality neutral 
or negative and to demand EV charging points in all new developments. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is located in the centre of Newton Abbot and has good access to services, including a good level 
of broadband and is in close proximity to schools and healthcare facilities. 
Policy GC6 ensures that contributions will be made towards infrastructure for primary, secondary and 
special education provision, however it remains uncertain whether local schools have sufficient capacity 
to support this number of new homes and the site is unlikely to be able to accommodate new school 
infrastructure. 
In addition, contributions will be made towards local cycling and walking infrastructure. 
The effect could be uncertain, however with mitigation from other policies within the Local Plan (such as 
GP7, CC4 and GP1) a potential minor positive effect is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Indirect Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Positive The site is located in close proximity to a range of jobs at both existing and proposed employment sites. 
However, the site itself will not provide any new employment space. For this reason, a potential minor 
positive effect is recorded against this SA objective. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site is located in the centre of Newton Abbot and would potentially support the vitality of the town 
centre, therefore a potential minor positive effect is recorded.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is located within 1km from the railway station and 500m from the nearest bus stop which will 
provide residents with access to networks within and beyond Teignbridge. For this reason, and together 
with the requirements of other policies in the Local Plan, a potential significant positive effect is 
recorded.



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The policy requires specific ecological mitigations informed by a site level HRA to protect the integrity of the South 
Hams SAC.
Proposals are likely to have to demonstrate how new buildings will avoid compounding AQMA air pollution 
challenges and this may include setting the building line back from the street to avoid 'canyoning' and 'motor car 
free' development to avoid additional pollution in the area between Linden Terrace and Pomeroy Road. The 
potential for traffic generated from this development to affect habitats is currently unknown. 
The site is located in very close proximity to the River Lemon, River Teign and a reasonable distance from the Teign 
Estuary. These areas are important wildlife corridors and habitats and require protection from development through 
buffers, planting and potential improvements to watercourses. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important Habitats 
and Features and EN12 Legally Protected and Priority Species) to protect the natural environment. Green 
infrastructure provision is also expected to positively enhance the natural environment.  However, the development 
has the potential to negatively affect protected habitats and species and until surveys and site assessments are 
undertaken it is not certain what exact mitigation will be required nor that sufficient mitigation can be delivered to 
avoid adverse effects on European designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats.  

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site is small and therefore unlikely to be visible within the wider landscape, however may be visible from some 
hilltop locations within the urban area. With the mitigation provided by the other policies within the Local Plan and 
given the site is small and it's potential effect on the landscape may be limited, a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive EN17: Heritage Assets
The site is located within 3km of statutory heritage assets and is in very close proximity to grade II listed buildings 
which may result in a negative effect in the absence of mitigating policies. 
The site allocation policy GC7 maintains that new buildings will be designed to conserve and enhance the significance 
of heritage assets and their settings on Wolborough Street, as informed by a Heritage Impact Assessment. For this 
reason, it is likely that development on this site will result in a minor positive effect given that the policy points to 
the conservation and enhancement of nearby heritage assets.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles 
DW3: Design Standards

It is reasonable to assume that the planning authority will seek to enable brownfield development whilst seeking to 
safeguard heritage and local character by conserving and enhancing the existing built environment, and creating new 
high-quality built environment. With mitigation provided by policies DW2 and DW3, a neutral effect is identified. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The convenient location of the site is likely to significantly minimise the use of the private car and gives access to 
green infrastructure and active travel networks. Policy CC2 in the Local Plan requires the development to be energy 
efficient. A potential minor positive effect has been recorded against this SA.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Proposals for development on this land must be informed by the SFRA Level 2 and a detailed site-specific flood risk 
assessment with appropriate mitigation together with a sustainable drainage strategy. Development will be designed 
and sited according to vulnerability, current and future flood risks including suitable commercial and town centre 
uses on flood vulnerable ground floor areas, safeguarding flood flow routes together with a riverside pocket park on 
the north-western side of the site to provide a naturalised river corridor and flood compatible area of open space, 
and securing biodiversity benefits;  Improvements to the public realm including tree planting on the Wolborough 
Street frontage.
Potential negative effects on climate change adaptation will be mitigated by the allocation policy and the other 
policies within the Local plan. A neutral effect is therefore identified.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No Direct Low Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Positive DW2: Development Principles The soil quality is likely to be poor and potentially contaminated so there is not likely to be a risk to loss of good 
quality soil resources through redevelopment of the site.
The site is an area of brownfield land which is currently used as car park but is not frequently used to it potential. A 
potential minor positive effect is recorded against this SA objective because the site is less than 5 ha site (0.7 ha) 
meaning that the potential effect is low magnitude.  

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is adjacent to the River Lemon and the River Teign and in close proximity to the Teign Estuary. Development 
on this site has a potential to cause surface water run-off which could negatively effect water quality especially 
during construction.
These potential effects may be mitigated by other Local Plan policies (such as EN6) and management of operational 
water usage should improve efficiency.
With the mitigation provided by other policies within the Local Plan, a neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site will provide a small number of homes in a convenient and accessible location, whilst also reducing the need 
for construction on greenfield land sites. In accordance with Policy H2, a minimum of 20% of the homes developed 
on this site should be affordable in planning terms. A minor positive effect is recorded against this SA. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site is located within 800m from a major area of public open space and within 400m from cycling and walking 
networks.
It is likely that development on this site will therefore result in a significant positive effect against this SA objective.

Brownfield

GC7: Wolborough Street Car Park
Newton Abbot Town Centre Sites
20 homes

20% affordable housing

SA framework Assessment



K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short/ 
Medium 

Localised Permanent/ 
Irreversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

The site is located in Newton Abbot town centre within the LSOA 014B which scored below the county average when 
data was recorded in 2019. Development in more deprived areas is likely to result in a minor positive effect because 
new development is likely to have positive effects on wellbeing due of its contribution to the creation of new jobs, 
services and facilities.
However, the adjacent to the site is the A382 road which is likely to have a negative impact on the wellbeing of the 
new residents as a result of poor air quality and noise. Other Local Plan policies will help to mitigate a potential 
negative effect, however, the existing air quality issue in this area may continue into the medium term when 
improvements in take up of vehicles with fewer emissions may result in an improvement in local air quality. A 
potential minor negative effect is identified. 

There is little more that the Local Plan can do to improve air quality within 
Newton Abbot, apart from strengthening policies such as EN7 and CC3 to 
place stricter requirements on developments such as to be air quality neutral 
or negative and to demand EV charging points in all new developments. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is located in the centre of Newton Abbot and has good access to services, including a good level of 
broadband provision and is in close proximity to schools and healthcare facilities. 
Policy GC6 ensures that contributions will be made towards infrastructure for primary, secondary and special 
education provision, however it remains uncertain whether local schools have sufficient capacity to support this 
number of new homes and the site is unlikely to be able to accommodate new school infrastructure. 
In addition, contributions will be made towards local cycling and walking infrastructure. 
The effect could be uncertain, however with mitigation from other policies within the Local Plan (such as GP7, CC4 
and GP1) a potential minor positive effect is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Indirect Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Positive The site are located within easy access (less than 1km) of a wide range of job opportunities at existing and proposed 
employment sites and opportunities within the Heart of Teignbridge Area. However, the site itself will not provide 
any new employment space. For this reason, a potential minor positive effect is recorded against this SA objective.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site is located within Newton Abbot town centre and would potentially support the vitality of the town centre, 
therefore a potential minor positive effect is recorded.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is located within 1km of the train station and within 500m of a bus stop, which allows good access to 
transport links within and beyond the district. The site is expected to have good access to fast broadband, supporting 
online connectivity. This site performs well against this SA objective, therefore a significant positive effect is 
recorded.



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change 
Management Areas
EN10: Biodiversity and 
Geodiversity
EN11: Important Habitats and 
Features
EN12: Legally Protected and 
Priority Species
EN7: Air Quality

Specific ecological mitigations informed by a site level HRA to protect the integrity of the South Hams SAC.  
Proposals must address any air quality concerns for new residents. Proposals are likely to have to demonstrate how 
new buildings will avoid compounding AQMA air pollution challenges and this may include setting the building line 
back from the street to avoid 'canyoning' and 'motor car free' development to avoid additional pollution in the 
area between Linden Terrace and Pomeroy Road. The potential for traffic generated from this development to 
affect habitats is currently unknown. 
The site is located in very close proximity to the River Lemon, River Teign and a reasonable distance from the Teign 
Estuary. These areas are important wildlife corridors and habitats and require protection from development 
through buffers, planting and potential improvements to watercourses. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important Habitats 
and Features and EN12 Legally Protected and Priority Species) to protect the natural environment. Green 
infrastructure provision is also expected to positively enhance the natural environment.  However, the 
development has the potential to negatively affect protected habitats and species and until surveys and site 
assessments are undertaken it is not certain what exact mitigation will be required nor that sufficient mitigation 
can be delivered to avoid adverse effects on European designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change 
Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and 
Features
DW2: Development Principles 

The site is small and therefore unlikely to be visible within the wider landscape, however may be visible from some 
hilltop locations within the urban area. With the mitigation provided by the other policies within the Local Plan and 
given the site is small and it's potential effect on the landscape may be limited, a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive EN17: Heritage Assets

The site is located within 3km of Statutory Heritage assets and is in very close proximity to grade II listed buildings 
which may result in a negative effect.
Policy GC9 states that proposals should be informed by a Heritage Impact Assessment in order to conserve or 
enhance the significance of heritage assets and their settings, as informed by a Heritage Impact Assessment.
Planning applications will be supported by details of archaeological investigation, evaluation and mitigation, which 
shall inform the layout of the site. 
It is therefore likely that development on this site will include the conservation and enhancement of heritage assets 
in the local area and as a result, a minor positive effect is recorded against this SA objective. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, 
public realm and detailing of new buildings.

Yes Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Significant Positive DW2: Development Principles 

According to the site allocation policy GC9, high quality new buildings will be designed to complement the 
prominent location of the site within the town and conserve and enhance the heritage significance of affected 
heritage assets, as informed by a Heritage Impact Assessment.
The site is in a prominent location for visitors coming into Newton Abbot and is currently seen to be detracting 
from the quality of the wider town centre. Policy GC9 maintains that proposals should make a positive contribution 
to the street scene and public realm and for this reason, it is considered that development on this site could have a 
potential significant positive effect on the built environment of the area.

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and 
low carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management 
areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Proposals for new development on this site must contain a safe and integrated network of cycling and walking 
routes within the allocation and a safe crossing point across the B3344 to link with existing routes in the area 
according to policy site allocation policy GC9. 
The assessment considers the energy efficiency of buildings and renewable energy generation, with measures such 
as roof PV and heat pumps, however the specifics of this are currently unknown. 
The convenient location of the site is likely to significantly minimise the use of the private car and give access to 
green infrastructure and active travel networks. Policy CC2 in the Local Plan requires the development to be energy 
efficient. A minor positive effect has been recorded against this SA objective.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience Proposals for development on this site must be informed by the SFRA Level 2 and a detailed site-specific flood risk 

assessment with appropriate mitigation together with a sustainable drainage strategy. Development will be 
designed and sited according to vulnerability, current and future flood risks, including suitable town centre uses on 
flood vulnerable ground floor areas, such as commercial development.
The site is located in Flood Zone 1 or 2 but has been previously developed and it is considered that new 
development on the land will have negligible effects, therefore a neutral effect is recorded against this SA objective 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No Direct Low Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Positive DW2: Development Principles 
The site is an area of brownfield land which has been vacant for several years and is detracting from the quality of 
the wider town centre. The soil quality is likely to be poor and potentially contaminated so there is not likely to be a 
loss of good quality soil resources. A minor positive effect is recorded against this SA objective because the site is 
less than 5 ha site (0.7 ha) meaning that it will have a limited magnitude.  

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is adjacent to the River Lemon and the River Teign and in close proximity to the Teign Estuary. 
Development on this site has a potential to cause surface water run-off which Is likely to negatively effect water 
quality especially during construction.
These potential effects may be mitigated by other Local Plan policies (such as EN6) and management of operational 
water usage should improve efficiency. With the mitigation provided by other policies within the Local Plan, a 
neutral effect is recorded. 

Brownfield

GC8: Highweek Way
Newton Abbot Town Centre Sites
40 homes

20% affordable housing

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site will provide a small number of homes in a convenient and accessible location, whilst also reducing the 
need for construction on greenfield land sites. 20% of the homes will be affordable, in accordance with Policy H2. 
For this reason, a minor positive effect is recorded against this SA objective. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site is located within 800m from a key area of public open space and within 400m from cycling and walking 
networks.
It is likely that development on this site will result in a significant positive effect against this SA objective.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short/ 
Medium 

Localised Permanent/ 
Irreversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

The site is located in Newton Abbot town centre within the LSOA 015B which scored below the county average in 
the Index of Multiple Deprivation (IMD) when data was recorded in 2019. Development in more deprived areas is 
likely to result in a minor positive effect. New development is likely to have positive effects on wellbeing because of 
its contribution to the creation of affordable housing, new jobs, services and facilities.
Proposals need to address any air quality concerns for new residents, however the site sits adjacent to Walborough 
Street which is an A-road which is likely to have a long term negative impact on the wellbeing of the new its 
residents as a result of poor air quality and noise. The development itself could potential result in additional traffic 
which could contribute to this. Other Local Plan policies will help to mitigate a potential negative effect, however, 
the existing air quality issue in this area may continue into the medium term when improvements in take up of 
vehicles with fewer emissions may result in an improvement in local air quality. A potential minor negative effect is 
identified. 

There is little more that the Local Plan can do to improve air quality within 
Newton Abbot, apart from strengthening policies such as EN7 and CC3 to 
place stricter requirements on developments such as to be air quality neutral 
or negative and to demand EV charging points in all new developments. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport 
Networks
CC4: Sustainable Transport

The site is located in the centre of Newton Abbot and has good access to services, including a good level of 
broadband provision and is in close proximity to schools and healthcare facilities. 
Policy GC8 ensures that contributions will be made towards infrastructure for primary, secondary and special 
education provision, however it remains uncertain whether local schools have sufficient capacity to support this 
number of new homes and the site is unlikely to be able to accommodate new school infrastructure. 
The effect could be uncertain, however with mitigation from other policies within the Local Plan (such as GP7, CC4 
and GP1) a potential minor positive effect is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Indirect Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Positive The site is located within easy access (less than 1km) of a wide range of job opportunities at existing and proposed 
employment sites and opportunities within the Heart of Teignbridge Area. However, the site itself will not provide 
any new employment space. For this reason, a potential minor significant positive effect is recorded against this SA 
objective.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site is located within Newton Abbot town centre and would potentially support the vitality of the town centre, 
therefore a potential minor positive effect is recorded.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport 
Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is located within 1km of the train station and within 500m of a bus stop, which allows good access to 
transport links within and beyond the district. The site is expected to have good access to fast broadband, 
supporting online connectivity. This site performs well against this SA objective, therefore a significant positive 
effect is recorded.



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within the South Hams SAC Landscape Connectivity Zone and contain Priority Habitats the 
support protected species. The site is located in close proximity to a SSSI and CWS and within 1k of the 
AQMA and new development may negatively impact air quality as a result in an increase in traffic.  The 
potential for traffic generated from this development to affect habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

This site has a low landscape sensitivity according to the 2020/21 HELAA/ Landscape Officer Assessment, 
however development should respond to the distinctive characteristics of the area which compromise 
the Italianate villas of Wolborough Hill/ Forde Park. The implementation of mitigation via the relevant 
local plan policies (Policy EN4 Landscape Protection and Enhancement and Policy DW2 Development 
Principles) will support the protection of these features, therefore a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive EN17: Heritage Assets No designated heritage assets are present on the site but it is within 3km of either a Grade I/II* listed 
buildings or a scheduled monument. Planning applications will be supported by details of archaeological 
investigation, evaluation and mitigation, which shall inform the layout of the site.  Development on this 
site will include a design and layout solution which conserves and enhances the heritage significance of 
the Wolborough Conservation Area and its setting, as informed by a Heritage Impact Assessment.  In 
addition, mitigating policy EN17 Heritage Assets will ensure the protection of historic assets. Therefore a 
potential minor positive effect against this SA objective. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles The form of the development is uncertain, however mitigation will be provided by the Design and 
Wellbeing policies such as policy DW2 Development Principles to ensure a high standard of architecture 
and design within the built environment of new developments. A neutral effect is therefore recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The site lies within the main town of Newton Abbot and within 1km from the railway station, enabling 
convenient access to services via sustainable modes of transport, reducing the need to use private 
vehicles. The site will not be required to provide green infrastructure because of it's small size. 
Development on this site is not expected to negatively impact this objective, but there is limited 
reference within the site allocation policy which outlines specific mitigation for climate change. This 
should be addressed by other policies in the local plan such as Policy DW2. As a result a neutral effect is 
recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is brownfield land in Flood Zone 1. New development will include a detailed flood risk 
assessment with appropriate mitigation including a sustainable drainage strategy to manage flood risk 
and to maintain the quality of Wolborough Fen SSSI. Development on this site is expected to have a 
neutral effect against the achievement of this SA objective. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A N/A N/A N/A N/A N/A Minor Positive DW2: Development Principles The site lies within a Minerals Safeguarding Area, however the minerals resource would not be extracted 
due to the proximity of existing and allocated development, meaning that development of the site would 
not lead to sterilisation of a potential resource. Development at this site would involve the reuse of 
brownfield land, therefore a potential  minor positive effect is recorded. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site contains a small watercourse, and development could have a minor negative effect on water 
quality although it is expected that protection of the watercourse will be provided via local plan policy 
EN6 Flood Risk and Water Quality. Therefore a neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets 20 new homes should be delivered through the development of this site. 20% will be affordable. Due to 
the small number of homes allocated to this site, a potential minor positive effect is recorded.

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site is within 800m of significant open space and within 400m of a walking and cycling route. The 
close proximity of the site to the nearby town of Newton Abbot will enable convenient access to leisure 
facilities. A potential minor positive effect is recorded because these factors are likely to contribute to 
supporting the health of residents. 

Brownfield

GC9: Coach Road nursery 
Newton Abbot Town Centre
20 homes

20% affordable housing

SA framework Assessment



K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

This site is within 1km of the AQMA and new development could increase the volume of traffic which 
could have a negative effect on air quality. Policy GC9 will ensure that contributions will be made 
towards measures reducing through traffic on Coach Road. Mitigation to avoid negative effects will be 
provided by policies within the local plan such as EN7 Air Quality. As a result, a neutral effect is recorded. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site lies within Newton Abbot town centre which has a good access to a wide range of services and 
facilities but is over 1km from a primary and secondary school. The allocation policy GC10 requires a safe 
pedestrian crossing, footpath and/or pavement connection to enable safe access to Decoy Primary 
School and the town centre, and a connection to the allotments and local green space. Policy GC9 
ensures that contributions will be made towards infratructure for primary, secondary and special 
education provision. The site has access to ultrafast broadband connection.
Overall, the site has a good access to a wide range of services, therefore a potential significant positive 
effect is recorded against this SA objective. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

N/A N/A N/A N/A N/A N/A Neutral The site lies adjacent to the main town of Newton Abbot and is within 1km of employment 
opportunities. It is therefore likely that there will be a sufficient range of employment opportunities 
available for residents. However, the site itself will not provide any new employment space. For this 
reason, a potential minor positive effect is recorded against this SA objective.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site lies adjacent to a Newton Abbot where new development would positively support the vitality 
and viability of the town centre therefore a minor positive effect is identified. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site lies within 1km of the railway station at Newton Abbot and a safe pedestrian crossing will be 
provided to enable safe connection to the town centre and the nearby primary school. The site has 
access to ultrafast broadband. It is considered that the site will provide a good level of connectivity both 
physically and digitally and therefore a potential minor positive effect is recorded. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within the South Hams SAC Landscape Connectivity Zone. The site is within the Newton 
Abbot AQMA and new development may negatively impact air quality as a result in an increase in traffic. 
The potential for traffic generated from this development to affect habitats is currently unknown. The 
sites' town centre location will enable residents to walk and cycle to access facilities and  public transport 
is available close to this site. Mitigation measures will be put in place through policy EN7 Air Quality to 
ensure that the development on this site will not negatively affect air quality. 
The site is not expected to provide any new green infrastructure.   
Development on this site will include specific ecological mitigations informed by a site level HRA to 
protect the integrity of the South Hams SAC. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to permission 
being granted.

It is recommended that further consideration be given to the 
potential for all allocations to generate traffic on the district's road 
network and the potential for cumulative effects on air quality 
which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The design and layout of new development on this site will be in keeping with the urban character and 
neighbouring mix of uses in the area according to the site allocation policy GC11. 
The site has low landscape sensitivity according to the most recent (2021/2022) TDC Planning Officer 
Comment, therefore development on this site is not expected to negatively impact the local landscape 
and as a result, a potential minor positive effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive EN17: Heritage Assets
The site is within 3km of a Registered Park and Garden and within 3km from either a Grade I/II* listed 
building or scheduled monument. 
Development on this site will conserve and enhance the significance of nearby Grade I Listed Old Forde 
House and its setting, as informed by a Heritage Impact Assessment.
Planning applications will be supported by details of archaeological investigation, evaluation and 
mitigation, which shall inform the layout of the site. 
Policy GC11 requires proposals to conserve and enhance nearby heritage assets, as informed by a 
Heritage Impact Assessment
In addition, mitigating policies from the local plan will ensure the protection of historic assets,  therefore 
a potential minor positive effect against this SA. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles Development on this site will include a design and layout solution which has regard to the urban 
character and neighbouring mix of uses of the area. Provision of private or semi-private outside space in 
the form of courtyards, roof terraces balconies and tree planting where possible. Together with 
mitigating local plan policies, it is expected that development on this site will enhance amenity of the 
local built environment. A potential minor positive effect is therefore recorded as a result of the limited 
magnitude of the receptor. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The site lies within the town of Newton Abbot and within 1km of the railway station and 500m from a bus 
stop. Policy CC2 in the Local Plan requires the development to be energy efficient. The site will not 
provide green infrastructure. It is expected that development on this site will result in a potential minor 
positive effect against the achievement of this SA objective because of the availability of frequent public 
transport links.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site consists of brownfield development on land within Flood Zone 3.
Development on this site will be informed by the SFRA Level 2 and a detailed site-specific flood risk 
assessment with appropriate mitigation together with a sustainable drainage strategy. Development will 
be designed and sited according to vulnerability, current and future flood risks including suitable 
commercial and water compatible uses on the ground floor and sufficiently high habitable floor levels.
Together with mitigation from policies within the local plan, it is expected that development on this site 
will not negatively impact this objective. It is possible that the implementation of a sustainable 
development strategy on this brownfield site will positively impact the site if a SuDS is not currently 
present, although this is currently uncertain. A neutral effect is identified in the meantime. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Short (<5 
years) 

Localised Permanent/ 
Irreversible

Significant Positive DW2: Development Principles The site consists of brownfield land within the town centre therefore development of this site will be an 
efficient use of the land and as a result, a potential significant positive effect is identified.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site does not contain or lie adjacent to a watercourse, therefore development is not likely to damage 
water resources in the area. As a result a neutral effect is recorded. 

Brownfield

 GC10: Hopkins Lane Opportunity Area
Newton Abbot Town Centre Sites
20 homes
0.29ha

20% affordable housing

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets 20 new homes should be delivered through the development of this site. 20% will be affordable. Due to 
the small number of homes allocated to this site, a potential minor positive effect is recorded.

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site is within 800m of significant open space and within 400m of a walking and cycling route, both of 
which are likely to contribute to resident's healthy lifestyles therefore a potential significant positive is 
identified. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes N/A N/A N/A N/A N/A Uncertain EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

The site lies within an area of higher than average deprivation compared to Devon as a whole. New 
development may have positive effects on wellbeing locally as a result of increased investment in the 
area and potentially the creation of new services and facilities.
The site is within the Newton Abbot AQMA and new development may negatively impact air quality as a 
result in an increase in traffic. The sites' town centre location will enable residents to walk and cycle to 
access facilities and  public transport is available close to this site. Mitigation measures will be put in 
place through policy EN7 Air Quality to ensure that the development on this site will reduce their effect 
on air quality but it is uncertain whether avoidance of increases in air pollution in the AQMA are 
achievable. 

A transport plan and air quality assessment should be prepared prior 
to development being given consent to ensure that the 
development does not contribute to a  worsening situation in the 
AQMA.

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site lies within the town and would have a good access to a wide range of services and facilities. The 
site has access to ultrafast broadband and lies within 500m of a primary school and within 1km of a 
secondary school. Policy GC10 ensures contributions towards infrastructure for primary, secondary and 
special eduction provision. Overall, the site has a good access to a wide range of services, therefore a 
potential significant positive effect is recorded against this SA objective. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Indirect Low Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Positive The site lies within Newton Abbot and is within 1km of employment opportunities. It is therefore likely 
that there will be a sufficient range of employment opportunities available. However, the site itself will 
not provide any new employment space. For this reason, a potential minor positive effect is recorded 
against this SA objective.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive The site lies within the main town of Newton Abbot and new development will be part of a town centre 
improvement project and is expected to support the vitality and viability of the town centre, therefore a 
significant positive effect is recorded against this SA. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site lies within 1km from the railway station at Newton Abbot and 500m from a bus stop. The site has 
access to ultrafast broadband. It is considered that the site will provide a good level of connectivity both 
physically and digitally. A potential minor positive effect is recorded which recognises the small size of 
this site and the small yield of new homes. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Development on this site will include at least 2ha of green infrastructure and specific ecological 
mitigations informed by a site level HRA to protect the integrity of the South Hams SAC. The site also 
interacts with the nearby Teign Estuary. Mitigation is required by several local plan policies (EN10 
Biodiversity and Geodiversity, EN11 Important Habitats and Features and EN12 Legally Protected and 
Priority Species) to protect the natural environment. Green infrastructure provision is also expected to 
positively enhance the natural environment.  The potential for traffic generated from this development 
to affect habitats is currently unknown. However, the development has the potential to negatively affect 
protected habitats and species and until surveys and site assessments are undertaken it is not certain 
what exact mitigation will be required nor that sufficient mitigation can be delivered to avoid adverse 
effects on European designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Development on this site will involve the redevelopment of existing buildings on brownfield land in the 
town centre. It is possible that the high-density 4-storey buildings which will be encouraged will alter the 
visual landscape of the nearby Teign Valley. Mitigation from local plan policies should prevent this, and 
careful consideration will be required to seek positive landscape improvements, although there are 
many uncertainties at this stage and as a result, an uncertain effect is recorded

Whilst development density is optimised the development also should avoid 
having negative landscape and visual impacts. This should be implemented 
through landscape and visual impact assessment and the incorporation of 
mitigation measures within the design of the development. Suggest this is 
added to the allocation policy requirements. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive EN17: Heritage Assets Development on this site will be required to conserve and enhance the setting of the nearby Grade I 
Listed Old Forde House, as informed by a Heritage Impact Assessment. Planning applications will be 
supported by details of archaeological investigation, evaluation and mitigation, which shall inform the 
layout of the site.
Despite a Grade I listed building being present on site, mitigation will be clearly provided in order to 
protect as well as enhance the building, therefore a potential minor positive effect is recorded.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Indirect Low Short (<5 
years) 

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles Development on this site will include a design and layout solution which has regard to the amenity of the 
existing residents of Forde Close. It will also include a design which provides private or semi-private 
outside space in the form of courtyards, roof terraces, balconies and tree planting where possible. It is 
expected that the redevelopment of this site will improve the built environment of the site and 
surrounding area but it is noted that the development is likely to take place towards the end of the plan 
period. As a result, a low magnitude of effect is identified and the potential effect may happen for a 
short duration at the end of the plan period. A potential minor positive effect is recorded overall.

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is located in the 
centre of town which should reduce the need for residents to use private vehicles due to the proximity of 
active travel and public transport routes. New development will include the provision of green 
infrastructure which will support active travel networks and will include contributions to ensure safe 
connectivity to the town centre, preferably with a cycle and footbridge over the railway line at Newton 
Abbot station. As a result, a potential significant positive effect is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive EN6: Flood Risk and Water Quality
CC1: Resilience

Development will avoid areas falling within flood zones 2 and 3 which will be utilised for flood gain and a 
further 20m buffer will be applied to allow for potential future climate change impacts. Development will 
require flood risk mitigation and drainage solutions, informed by a flood risk assessment and will 
consider groundwater flood risk. 
Despite the site being located on land which is at risk from flooding, the site has already been developed 
and mitigation provided by policies within the local plan are expected to mitigate against the negative 
effects from the redevelopment of this site. Development on this site will take into account current and 
future flood risk and provide measures to reduce this risk, therefore a potential minor positive effect is 
recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Short (<5 
years) 

Localised Permanent/ 
Irreversible

Significant Positive DW2: Development Principles The site is not subject to any land resource constraints. Development on this site is considered to be an 
efficient use of land and therefore, a potential significant positive effect is recorded. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is adjacent to the River Lemon, the River Teign & Estuary, the Aller Brook and the Whitelake 
Channel and has the potential to cause surface water run-off which could be detrimental to water 
quality, particularly during construction. Mitigation requirements within other local plan policies, such as 
Policy EN6 Flood Risk and Water Quality, will protect water resources from loss or degradation, therefore 
a natural effect is recorded.

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets Development on this site will provide 150 high quality new homes within the town centre. High density 
development with apartments up to 4 stories will be encouraged. 20% of the new homes will be 
affordable. Mitigation will ensure high quality design which is in keeping with the existing built 
environment, therefore a potential minor positive effect is recorded against this SA objective. 

Brownfield

GC11: Forde Close Opportunity Area
Newton Abbot Town Centre Sites
150 homes (approx.)
2.8 ha 

20% affordable housing

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles Development on this site will include a pedestrian crossing on Brunel Road to give residents safe access 
towards the grounds of Old Forde House. If a pedestrian and cycle bridge is not brought forward, 
development should ensure safe access to the town centre and secondary schools which could include 
new widened footways and cycle routes under the rail tunnel at Quay Road, with improved lighting. 
The site is within 800m of an area of public open space and within 400m from a cycle and footway. The 
site is expected to deliver a significant positive effect on health by providing access to public open space 
and active travel routes. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Uncertain EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

A phasing plan will ensure development occurs comprehensively and does not leave unsuitable or noisy 
uses in the middle of the site. 
The site is within an area which is considered more deprived compared to the average for the county. 
Where development is within an area of higher levels of deprivation, development may have a positive 
effect on wellbeing locally as a result of increased investment, creation of new jobs, services and 
facilities. 
The site is adjacent to the A380 and occupants may be negatively affected by noise and air pollution. 
Policy GC12 does not specifically mention requirements in relation to noise and air quality effects and 
therefore an uncertain effect is identified. 

Air quality and noise assessment should be undertaken prior to consent and 
any mitigation incorporated into the development design. Suggest this is 
added to the allocation policy requirements. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes Indirect Medium Medium (10 
years)

Localised Permanent/ 
Irreversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is located in the centre of Newton Abbot and has good access to services, including a good level 
of broadband provision and is in close proximity to schools and healthcare facilities. 
It is uncertain whether local schools have sufficient capacity to support this number of new homes and 
the site is unlikely to be able to accommodate new school infrastructure due to the site having a capacity 
of less than 1000 dwellings.
The effect could be uncertain, however with mitigation from other policies within the Local Plan (such as 
GP7, CC4 and GP1) a potential minor positive effect is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Indirect Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Positive The site is currently used as an area of employment and development will not be able to occur until 
suitable alternative employment land or premises is available elsewhere in the Garden Community area 
for existing businesses. The site is located adjacent to the main town where there are a range of 
employment opportunities available. A potential minor positive effect is therefore recorded because 
employment space will not be lost, and the site is located within the town where a range of employment 
opportunities are located.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site lies adjacent to a main town (Newton Abbot) where new development would positively support 
the vitality and viability of the town centre. A potential minor positive effect is identified because the site 
is adjacent to the town but over 1km from the town centre. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is located within 1km of the train station and within 500m of a bus stop, which allows good 
access to transport links within and beyond the district. The site has access to fast broadband, 
supporting online connectivity. This site performs well against this SA objective however despite good 
access to public transport, it is uncertain whether development at this site will increase overall traffic 
volume and negatively impact air quality, therefore a potential minor positive effect is recorded.



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A Yes Yes Yes Yes Yes Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Proposals for development on this site will include demonstration that the building design will not 
increase the air pollution levels in the AQMA, and including any proposals to address air quality concerns 
for the building’s residents as well as specific ecological mitigations informed by a site level HRA to 
protect the integrity of the South Hams SAC. The potential for traffic generated from this development to 
affect habitats is currently unknown. 
The site is located in very close proximity to the River Lemon, River Teign and a reasonable distance from 
the Teign Estuary. These areas are important wildlife corridors and habitats and require protection from 
development through buffers, planting and potential improvements to watercourses. 
Specific ecological mitigations informed by a site level HRA to protect the integrity of the South Hams 
SAC are required by the site policy. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.    

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A Yes Yes Yes Yes Yes Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site is small and therefore unlikely to be visible within the wider landscape. It may be visible from 
some hilltop locations within the urban area.
With the mitigation provided by the other policies within the Local Plan and given the site is small and 
it's potential effect on the landscape may be limited, a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN17: Heritage Assets The site is located within 3km of Statutory Heritage assets and is in very close proximity to grade II listed 
buildings which may result in a negative effect in the absence of mitigating policies. However, proposals 
for development on this site will include new buildings designed to conserve and enhance the 
significance of nearby heritage assets and their settings as informed by a Heritage Impact Assessment.
For this reason, it is likely that development on this site will result in a minor positive effect given that 
the policy points to the conservation and enhancement of nearby heritage assets.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles This site is allocated for redevelopment which will make use of brownfield land. The site allocation policy 
makes specific reference to the proposals to demonstrating that they will avoid impacts to air quality. 
Along with the mitigation provided by Policy DW2, minor positive effect is considered likely to occur.

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Proposals for development on this site will include the provision of under-croft car parking spaces, with 
electric vehicle charging for the Police Station, and maintaining access to the Museum car parking 
spaces. 
Buildings will be energy efficient with the use of roof PV and heat pumps. 
The convenient location of the site is likely to minimise the use of the private car and provide access to 
green infrastructure and active travel networks. The site is currently used as a car park, therefore 
development on the site is likely to contribute to discouraging people from driving into the town centre if 
parking spaces are removed. Policy CC2 in the Local Plan requires the development to be energy 
efficient. A minor positive effect has been recorded against this SA objective.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Proposals for development on this site will include a detailed flood risk assessment with appropriate 
mitigation and sustainable drainage which will be used to inform site specific flood risk mitigation and 
drainage solutions. 
The site is located in Flood Zone 1 or 2 but has been previously developed and it is considered that new 
development on the land will have negligible effects, therefore a neutral effect is recorded against this 
SA objective.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No Direct Low Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site is brownfield land and therefore its redevelopment makes efficient use of soil resources.  A 
minor positive effect is recorded against this SA objective because the site is less than 5 ha site (0.7 ha) 
meaning that it will have a limited magnitude.  

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is adjacent to the River Lemon and the River Teign and in close proximity to the Teign Estuary. 
Development on this site has a potential to cause surface water run-off which is likely to negatively effect 
water quality especially during construction.
These potential effects should be mitigated by other Local Plan policies (such as EN6) and management 
of operational water usage should improve efficiency. With the mitigation provided by other policies 
within the Local Plan, a neutral effect is recorded. 

Brownfield

GC12: Newfoundland Way Car Park
Newton Abbot Town Centre Sites
20 homes (approx.)

20% affordable housing

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site will provide a small number of homes in a convenient and accessible location, whilst also 
reducing the need for construction on greenfield land. Site allocation policy GC13 suggests that higher 
density apartments of up to 4 storeys will be encouraged. 20% of the homes will be affordable, in 
accordance with Policy H2. For this reason, a minor positive effect is recorded against this SA. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Short/ 
Medium 

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site is located within 800m from a key area of public open space and within 400m from cycling and 
walking networks. Development at this site will include contributions towards local cycling and walking 
infrastructure.
It is likely that development on this site will result in a significant positive effect against this SA objective.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short/ 
Medium 

Localised Permanent/ 
Irreversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

The site is located in Newton Abbot town centre within the LSOA 015B which scored below the county 
average in the Index of Multiple Deprivation (IMD) when data was recorded in 2019. Development in 
more deprived areas is likely to result in a minor positive effect because new development is likely to 
have positive effects on wellbeing due to its contribution to the creation of affordable housing, new jobs, 
services and facilities.
Proposals are required to address any air quality concerns for new residents, however the site lies 
adjacent to Walborough Street which is an A-road and is therefore which is likely to present a negative 
effect on resident's wellbeing as a result of poor air quality and noise. Other Local Plan policies will help 
to mitigate a potential negative effect, however, the existing air quality issue in this area may continue 
into the medium term when improvements in take up of vehicles with fewer emissions may result in an 
improvement in local air quality. A potential minor negative effect is identified. 

There is little more that the Local Plan can do to improve air quality within 
Newton Abbot, apart from strengthening policies such as EN7 and CC3 to 
place stricter requirements on developments such as to be air quality neutral 
or negative and to demand EV charging points in all new developments. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is located in the centre of Newton Abbot and has good access to services, including a good level 
of broadband provision and is in close proximity to schools and healthcare facilities. 
It is uncertain whether local schools have sufficient capacity to support this number of new homes, 
however contributions will be made towards infrastructure for primary, secondary and special education 
provision. 
The effect could be uncertain, however with mitigation from other policies within the Local Plan (such as 
GP7, CC4 and GP1) a potential minor positive effect is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Positive The site is located within easy access (less than 1km) of a wide range of job opportunities at existing and 
proposed employment sites and opportunities within the Heart of Teignbridge Area. However, the site 
itself will not provide any new employment space. For this reason, a potential minor significant positive 
effect is recorded against this SA objective.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site is located within Newton Abbot town centre and would potentially support the vitality of the 
town centre, therefore a potential minor positive effect is recorded.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is located within 1km of the train station and within 500m of a bus stop, which allows good 
access to transport links within and beyond the district. The site has access to fast broadband, 
supporting online connectivity. This site performs well against this SA objective, therefore a significant 
positive effect is recorded.



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

This development will provide at least 15ha of public open  space across the site to include allotments, 
tree planting, areas for biodiversity net gain, and SuDS. 
The site is within the South Hams SAC Landscape Connectivity Zone and lies within 10km of Dartmoor 
and South Dartmoor Woods SAC.
The site contains OSWI, Bradmore's Wood and contains Priority Habitats and habitats and features that 
supported Protected Species including bats, badgers, dormice, otters, great crested newts and barn owls. 
Development on this land will include green infrastructure which is likely to benefit the natural 
environment. The potential for traffic generated from this development to affect habitats is currently 
unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the distirct's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Planning applications will be supported by details of archaeological investigation, evaluation and 
mitigation, which shall inform the layout of the site.
The site includes more elevated areas around Ingsdon Hill and development of these more prominent 
areas could result in local landscape issues. 
However, with mitigation provided by the other policies in the local plan, such as Policy EN4 Landscape 
Protection and Enhancement and DW2 Development Principles, it is not expected that development on 
this site will negatively impact the local or wider landscape. An overall neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site is located within 3km of Grades I and II* Listed Buildings, a Registered Park and Garden, an 
Ancient Monument or Conservation Areas in Newton Abbot. Development on this site will include a 
design and layout solution which will conserve or enhance the significant of heritage assets, specifically 
of Grade II Ingsdon Mill and Mill House and Grade II Seale Hayne. In addition, mitigation to protect these 
assets from harm should be put in place through the local plan policy EN17 Heritage Assets. Therefore an 
overall neutral effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW1 Quality Development
DW2: Development Principles 

Development on this site will ensure a 30-metre clearance between any remaining overhead power lines 
and any dwellings.
The development will be constructed to the highest standards of design as set out in the Teignbridge 
Design Code and will be supported by documents as specified in Policy DW1 within the local plan. 
Overall, the development is expected to be of high quality and the buildings will be in keeping with the 
character of the local environment, therefore a minor positive effect is recorded.

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The site lies adjacent to Newton Abbot and is within 500m of a bus stop served by a frequent service into 
the town centre. 
The relatively large scale site will provide green infrastrcture to support sustainable travel. Policy CC2 in 
the Local Plan requires the development to be energy efficient. 
Overall, the location of the site is likely to contribute to a minimisation of the use of private vehicles due 
to the availability of public transport and active travel routes, therefore a potential minor positive effect 
is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site contains land within Flood Zone 2 and 3 and is also within the Critical Drainage Area associated 
with Holbeam Dam. Mitigation provided by policies in the local plan will ensure the use of SuDS, 
however due to the size of the site, it may be necessary for a number of culverted watercourses through 
the site to be opened up as part of the development. A detailed flood risk mitigation and drainage plan, 
including contributions towards improvements to Holbeam Dam, will be required and the development 
proposals must ensure there is no deterioration of water quality flowing into the River Teign. 
Overall, the site is located in an area at risk of flooding which would have a negative effect on this 
objective, however due to the presence of mitigation provided by policies within the local plan, the risks 
of flooding following development on this site will be reduced, although it is not likely that they will be 
entirely eradicated, therefore a neutral effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles Development would utilise more than 5ha of Grade 2 agricultural land but is not affected by a minerals 
safeguarding area. It is not possible for the negative effects associated with the loss of high quality 
agricultural land to be mitigated and due to the large size of the site (over 5ha), a potential significant 
negative effect is recorded

The loss of good quality agricultural land cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Negative EN6: Flood Risk and Water Quality
CC1: Resilience

The site contains or lies adjacent to a watercourse, however mitigation provided by policies within the 
local plan would ensure that watercourses are not negatively affected by development on this site. 
However, due to the sites high risk of flooding, it may not be possible to mitigate against this risk 
entirely, due to potential contamination of watercourses following a flood event. As a result a potential 
minor negative effect is recorded.  

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Positive H2: Affordable Housing Targets Approximately 1050 homes will be provided, delivering a housing mix which meets the affordable 
housing target and a wide range of housing needs, including a 50-bed extra care housing scheme. 
According to Policy H3, 20% of homes will be affordable. Development of this land will result in a positive 
effect in relation to this objective and due to the large number of new homes allocated to this site, a 
potential significant positive effect is recorded. 

Greenfield

GC13: Bradmore new neighbourhood
Edge of Newton Abbot Sites
1050 homes
40 ha set within a wider 70 ha site 

20% affordable housing

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Short/ 
Medium 

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles This development will provide at least 15ha of public open  space across the site to include a children's 
play area, informal sports pitches and recreation area. The site will be within 800m of structural green 
infrastructure and within 400m of pedestrian and cycle routes. The site has good access to open space 
and will provide new space which will contribute to the health of communities, therefore a potential 
significant positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Direct Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

Development on this site will include the provision of community infrastructure with a locally accessible 
neighbourhood hub. 
The site is located in close proximity to existing residential development which may experience some 
negative effects, especially during construction phases. Mitigation provided by local plan policies should 
reduce the duration and significance of potential negative effects of construction, however it is difficult 
to fully mitigate against the impacts caused by construction. Overall, it is expected that the negative 
effects will be temporary and therefore a potential minor negative effect is recorded. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is adjacent to Newton Abbot town where there are a wide range of services accessible by bus. 
The development will include a new two form entry primary school including early years on a 2.3 hectare 
site, or contributions to the primary education provision at NA1 and provide at least 7ha of flat land in 
the eastern side of the site for a secondary school. Trigger points will be inserted into planning 
obligations to ensure key infrastructure is provided in a timely manner reflecting policy GP7. 
Overall the site has good access to services and will provide new services, therefore a potential 
significant positive effect is recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Significant Positive The site will provide new employment space and is also adjacent to Newton Abbot, where there is a 
wide range of employment opportunities, scoring a potential significant positive effect. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No Indirect Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Significant Positive The site lies adjacent to Newton Abbot and development could have a positive effect on the vitality and 
viability of the town centre. A potential significant positive effect is recorded due to the large number of 
homes allocated to the site. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Development on this site will include a mobility hub and a safe and integrated network of cycling and 
walking routes within the allocation that link to routes in N1. The development will support Phase 3 of 
the A382 improvements to support northbound journeys. New highways will be provided of suitable 
widths to accommodate traffic and any on-street parking, with through routes to Ingsdon. The existing 
lane could be bollarded to limit traffic to existing residents within the site. Extension of existing bus 
services and provision of new bus stops to serve the new development. Overall, the site is likely to have a 
positive effect on improving connectivity and transport both for the allocation and beyond it, improving 
connectivity for the wider community of Newton Abbot, therefore a potential significant positive effect is 
recorded. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Proposals for new development on this site should include at least 1 ha of green infrastructure, including 
safe pedestrian and cycle connections to green spaces provided within the NA1 Houghton Barton and 
GC14 Bradmore developments, namely the Newton Abbot Hilltop Park from Highweek to Ingsdon.
Specific ecological mitigations informed by a site level HRA to protect the integrity of the South Hams 
SAC are required.
The site lies within 10k of Dartmoor and South Dartmoor Woods SAC. It is also within 250m of Blachford 
Brook UWS which contains priority habitats and features that supported protected species including 
bats, dormice etc. The potential for traffic generated from this development to affect habitats is 
currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The eastern side of Howton Road is elevated and development on this section of land is more likely to 
result in a change in the landscape, however this is uncertain. 
Overall, it is unlikely that development on this site will not result in any significant impact on the 
landscape, due to the mitigation provided by the other policies within the Local Plan and therefore a 
neutral effect is recorded.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive EN17: Heritage Assets Proposals for new development on this site are required to conserve or enhance the significance of 
nearby heritage assets and their settings, including Grade II Seale Hayne, Stover Registered Park and 
Gardens, and Grade I All Saints Church, Highweek, as informed by a Heritage Impact Assessment. 
Therefore a minor positive effect is recorded.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive DW2: Development Principles Proposals for new development on this site should include a design which allows for the high-pressure 
gas main in the western side of the site as well as including a design and layout solution which has 
regard to the amenity of the existing residents of nearby homes on Perry Lane and Howton Road, and to 
the amenity of new residents as a result of its proximity to Ringslade Quarry. It is expected that the 
buildings will be in keeping with the character of the local environment, therefore a minor positive effect 
is recorded.

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

N/A Direct N/A N/A N/A N/A Neutral EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is over 500m from a 
bus stop and more than 1km from a railway station and does not have a cycle route nearby, it is 
therefore likely that development at this site will increase the volume of traffic in the area as there are 
limited sustainable transport alternatives. However the local plan policies ensure that proposals must 
perform well in terms of their accessibility to walking, cycling and public transport networks, therefore a 
potential minor negative effect is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site lies within Flood Zone 1 which means that development will have negligible effects in relation to 
this SA.
Proposals for new development on this site will include site specific flood risk assessment informed by a 
detailed flood risk assessment and sustainable drainage solutions.
Development at this site is not expected to impact this SA therefore a neutral effect is recorded.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative DW2: Development Principles The site is likely to have clay deposits, meaning some forms of SUDS infiltration may not be possible. The 
site would utilize 1-5 hectares of Grade 3 agricultural land. It is unknown whether the land is grade 3a or 
3b. Due to the loss of greenfield Grade 3 agricultural land to development, the potential effect against 
this SA objective is minor negative.

The loss of greenfield land to development cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site does not contain or lie adjacent to any watercourses and development would have a negligible 
effect on water quality. Therefore a neutral effect is recorded.

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The development of this site is likely to generate 70 new homes which would result in a potential minor 
positive effect against this SA objective. 20% of the homes would be affordable, in accordance with 
Policy H2. 

GC14: North of Howton Road
Edge of Newton Abbot Sites
70 homes (approx.)

Greenfield

20% affordable housing

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Significant Positive DW2: Development Principles Proposals for new development on this site should include at least 1 ha of green infrastructure and 
should enable or contribute towards off site safe cycle and walking links towards Newton Abbot along 
Howton Road, Seale Hayne and NA1.
New development would be within 800m of an area of open space, however there are currently no 
cycling and walking routes in close proximity to the site, therefore a neutral effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short/ 
Medium 

Localised Permanent/ 
Irreversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

The site is located in an area which has higher levels of deprivation compared to the county average. 
New development may have a positive effect on wellbeing of new residents and those who live in and 
around Newton Abbot through increased investment in the area and the possible creation of new 
services and facilities.
The site is within 100m of existing residential development and new development may result in harm to 
the amenity of existing occupiers, although this may only occur during construction. The site is more 
than 1km from the Newton Abbot AQMA but could increase traffic within it which has the potential to 
negatively effect the air quality in the area.  Other Local Plan policies will help to mitigate a potential 
negative effect on air quality, however, the existing air quality issue in the AQMA may continue into the 
medium term when improvements in take up of vehicles with fewer emissions may result in an 
improvement in air quality. A potential minor negative effect is therefore identified. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is adjacent to Newton Abbot which has a wide range of services. 
The site has a standard broadband connection speed.
The site is within 1km from a primary school but is not close to a secondary school. Policy G14 requires 
contributions to be made towards infrastructure for primary, secondary and special education provision. 
Overall, a potential minor positive effect is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Positive The site lies within 1km of an existing employment site and is adjacent to the main town. It is therefore 
likely that there will be a sufficient range of employment opportunities available. However, the site itself 
will not provide any new employment space. For this reason, a potential minor positive effect is recorded 
against this SA objective.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site lies adjacent to the existing settlement limit of the town and development has the potential to 
support the vitality and viability of the town centre, providing additional support for services and 
facilities. A potential, minor positive effect is recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is over 500m from a bus stop, more than 1km from a railway station and lacks cycle links. 
Policies within the local plan stipulate that proposals must perform well in terms of their accessibility to 
walking, cycling and public transport networks, however, it is still considered likely that even with some 
mitigation in place a potential minor negative effect could occur overall. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site is located within the South Hams SAC Landscape Connectivity Zone and within 10km of Dartmoor 
and South Dartmoor Woods SAC. It is adjacent to SSSIs at River Lemon Valley and Woods and Ransley 
Quarry and is within 250m of UWSs at Undercleave Wood, UWS Est Hill Fields UWS, Buttercombe Moor 
Wood OSWI and Ogwell Village Green UWS. Both sites contain Priority Habitats and habitats and features 
that supported Protected Species including bats, dormice, cirl buntings and great crested newts. The 
potential for traffic generated from this development to affect habitats is currently unknown. 
Specific ecological mitigations are required, informed by a site level HRA to protect the integrity of the 
South Hams SAC.
The site lies within the 10km radius from Dartmoor and South Dartmoor Woods SAC and adjacent to 
River Lemon Valley Woods SSSIs. 
The site is over 1km from the Newton Abbot AQMA and development in this area may increase traffic 
within it which may negatively effect air quality. 
Development on this site would contribute at least 0.33ha of green infrastructure including measures to 
buffer the River Lemon Valley Woods SSSI.
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to 
permission being granted.

It is recommended that further consideration be given to the 
potential for all allocations to generate traffic on the district's 
road network and the potential for cumulative effects on air 
quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Planning applications for new development on this site will be supported by details of archaeological 
investigation, evaluation and mitigation, which shall inform the layout of the site. 
Landscape evidence shows the site has low to moderate landscape sensitivity. Therefore, along with the 
mitigation provided by Local Plan policies, it is not expected that development on this site will negatively 
impact the local or wider landscape. An overall neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets

Proposals for development on this site should conserve and enhance the significance of nearby heritage 
assets and their settings, including Berry Wood Scheduled Monument, as informed by a Heritage Impact 
Assessment. Planning applications for new development on this site will be supported by details of 
archaeological investigation, evaluation and mitigation, which shall inform the layout of the site. 
The site is located within 3km from a Grade I and a grade II* listed building. It is expected that the 
mitigating policies will protect these heritage assets from harm, therefore a neutral effect is recorded.  

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles Development at this site will be well designed in accordance with policy DW2. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

N/A N/A N/A N/A N/A N/A Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Proposals for new development on the site must include site specific flood risk mitigation and drainage 
solutions, informed by a flood risk assessment.
The site is adjacent to Newton Abbot town centre where there is a wide range of facilities and services so 
development at this site is likely to reduce the need for car journeys because the site is serviced by a 
frequent bus route. 
Proposals for new development on this site will include the safeguarding of potential future onward 
active travel connections towards Ogwell Road / Ogwell East and nearby public rights of way, to 
contribute towards achieving an accessible pedestrian route between Ogwell East, Ogwell and Newton 
Abbot Town Centre and improving access to the countryside. Policy CC2 in the Local Plan requires the 
development to be energy efficient. A minor positive effect has been recorded against this SA objective.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site lies within Flood Zone 1 so development would have a negligible effect on climate change 
adaptation. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative DW2: Development Principles The site would utilise between 1-5 ha of grade 3 agricultural land.  It is unknown whether the land is 
grade 3a or 3b. Due to the loss of greenfield Grade 3 agricultural land to development, the potential 
effect against this SA objective is minor negative.

The loss of greenfield land to development cannot be mitigated.

GC15: Undercleave, Canada Hill
Edge of Newton Abbot Sites
25 homes
1 ha
Greenfield 
20% affordable housing

SA framework Assessment



H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site lies adjacent to the River Lemon, however mitigation provided by policies within the local plan 
will ensure its protection, therefore a neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site is likely to positively effect this objective, because it will help to alleviate demand for homes in 
the district. 20% of the new homes will be affordable. A Potential minor positive effect is recorded.

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Positive DW2: Development Principles Proposals for new development on this site will include the safeguarding of potential future onward 
active travel connections towards Ogwell Road / Ogwell East and nearby public rights of way, to 
contribute towards achieving a safe and accessible pedestrian route between Ogwell East and Ogwell and 
improving access into the countryside.
The site is within 800m of a major open space and 400m of recreational footpaths. 
The site has good access to open spaces which will contribute to the safeguarding of healthy, active 
communities; a potential minor positive effect is therefore recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site lies adjacent to an existing residential area, meaning that, especially temporarily during 
construction, the amenity of the area may be harmed for existing occupiers.
Mitigation provided by local plan policies should reduce the long term negative impacts of this, however 
it is difficult to mitigate against the impacts caused by construction. Overall, it is expected that the 
negative effects will be minimal due to the small size of the site, therefore a neutral effect is recorded. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is adjacent to Newton Abbot town centre where there are a range of services. The site also has 
access to superfast broadband, facilitating access to online services. 
The site is adjacent to a primary school and 3km from Newton Abbot Technical College. However the 
capacity of the schools is uncertain and the site does not have space to provide a new school on site. 
With mitigation from other policies within the Local Plan, such as GC15, GP7, CC4 and GP1, which will 
ensure necessary schools infrastructure is put in place, a potential significant positive effect is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Significant Positive The site lies within 1km of an existing employment site and adjacent to Newton Abbot town centre 
where there is a wide range of employment opportunities; therefore a significant positive effect is 
recorded against this SA objective. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive The site lies adjacent to the existing settlement of the town so development is likely to have a significant 
positive effect in relation to the vitality and viability of the town centre and is likely to provide additional 
support for its services and facilities. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is over 1km from Newton Abbot train station, but 500m from a bus stop with a frequent bus 
service into the town centre, therefore a minor positive effect is identified because the site has sufficient 
access to transport and connectivity. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within the South Hams SAC and contains protected habitats. Specific ecological mitigations 
informed by a site level HRA to protect the integrity of the South Hams SAC will need to be delivered. At 
least 0.4ha of green infrastructure will be provided to include planting to minimise landscape impact and 
buffer existing neighbouring properties. The site is not within 1km of an AQMA and therefore should not 
contribute to effects on an AQMA. The potential for traffic generated from this development to affect 
habitats is currently unknown.  Mitigation is required by several local plan policies (EN10 Biodiversity 
and Geodiversity, EN11 Important Habitats and Features and EN12 Legally Protected and Priority 
Species) to protect the natural environment. Green infrastructure provision is also expected to positively 
enhance the natural environment.  However, the development has the potential to negatively affect 
protected habitats and species and until surveys and site assessments are undertaken it is not certain 
what exact mitigation will be required nor that sufficient mitigation can be delivered to avoid adverse 
effects on European designated sites. An uncertain effect is therefore identified.   

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Specific landscape and design measures are required to mitigate impacts on the landscape of the Teign 
Estuary, as informed by a Landscape and Visual Impact Assessment. The site has been assessed as having 
high landscape sensitivity as a result of its position on steeply sloping land within the Teign Estuary, it is 
likely to be viewed from the wider landscape making mitigation difficult. Mitigating policies may be able 
to mitigate against the negative effects of new development on this site on the landscape, however this 
is currently uncertain, therefore an uncertain effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN17: Heritage Assets The site lies within 3km of Grade I/II* listed buildings, scheduled monuments and conservation areas. 
Development on this site will include the conservation or enhancement of nearby heritage assets and 
their settings, including grade II Buckland Barton, as informed by a Heritage Impact Assessment. Planning 
applications will be supported by details of archaeological investigation, evaluation and mitigation, 
which shall inform the layout of the site.  Development on the site will conserve and enhance nearby 
heritage assets and alongside mitigating policy EN17 Heritage Assets, it is likely that development on this 
site will result in a potential minor positive effect against this SA. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles 
DW3: Design Standards

The site is small and will not extend beyond 1 ha of the developable area, whilst the form of the 
development is currently uncertain, the Design and Wellbeing policies within the local plan will ensure a 
high standard of architecture and design within the built environment. A potential minor positive effect 
is therefore recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The site has good access to services and facilities by public transport and via walking and cycling 
networks which is likely to minimise the need for individuals to travel via private vehicles. Policy CC2 in 
the Local Plan requires the development to be energy efficient. A potential minor positive effect is 
recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive EN6: Flood Risk and Water Quality
CC1: Resilience

The site consists of greenfield land in Flood Zone 1. Development on this site would require a detailed 
flood risk assessment and drainage strategy, including the use of surface SUDS to manage flood risk and 
provide recreational and wildlife benefits. The risk of flooding on the site is low and risk will be assessed 
and managed, therefore a potential minor positive effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles Development of this site would utilise between 1 and 5 ha of Grade 2 agricultural land. It is expected 
that development on this site would have a potential significant negative effect against the achievement 
of this objective as it would result in the destruction of very good quality agricultural land.

The loss of good quality agricultural land cannot be mitigated. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is not located adjacent to or within any watercourses and therefore a neutral effect is recorded 
against this SA. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site would deliver new homes, therefore is likely to result in a positive effect against this objective. 
20% of the new homes would be affordable, however, due to the small number of homes (30) allocated 
to this site, a potential minor positive effect is recorded. 

 GC16: East of Buckland Road
Edge of Newton Abbot Sites
30 homes
1 ha
Brownfield
20% affordable housing

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site is within 800m of significant open space and development on this site will provide at least 0.4 ha 
of green infrastructure with walking and cycling routes. A potential minor positive effect is recorded as 
both of these factors are likely to contribute to supporting the health of residents. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Direct Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site lies within 100m of existing residential development which may experience some negative 
effects, especially during construction phases. Mitigation provided by local plan policies should reduce 
the duration and significance of potential negative effects of construction, however it is difficult to fully 
mitigate against the impacts caused by construction. 
The area is not identified as deprived.
Overall, it is expected that the negative effects will be temporary and therefore a potential minor 
negative effect is recorded. 

Ensure that planning obligations are put in place to mitigate as far as possible 
the potential negative effects of construction on residential amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

This site benefits from good connections to the town via Drake Road and the A380 pedestrian bridge and 
new development on this site will include a safe pedestrian crossing, footpath and/or pavement 
connection to enable safe access to Haytor View (Buckland) Primary school and the town centre. 
The site has access to ultrafast broadband which would provide residents with access to online services. 
The site lies within 1km of a primary school and within 3km of further education opportunities. Policy 
GC16 ensures that contributions towards infrastructure for primary, secondary and special education 
provision.
Overall, the site has a good access to a wide range of services, therefore a potential significant positive 
effect is recorded against this SA. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Medium (10 
years)

Localised Permanent/ 
Irreversible

Minor Positive

The site lies adjacent to a main town (Newton Abbot) and is within 1km of employment opportunities, 
either in relation to a business park or town centre employment opportunities. The site therefore scores 
a potential minor positive effect in relation to job opportunities. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site lies adjacent to a main town (Newton Abbot) where new development would positively support 
the vitality and viability of the town centre therefore a minor positive effect is identified. The magnitude 
of the effect is likely to be low due to the small number of homes allocated for this site. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site lies within 500m of a bus stop but is not close to a railway station although the site has good 
access to the town via Drake Road and A380 pedestrian bridge. The site has access to ultrafast 
broadband connection. A potential minor positive effect is therefore recorded against this SA objective. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within 10km of the South Dartmoor and South Dartmoor Woods SAC and within 1km of the 
Newton Abbot and Kinsteignton AQMA. 
Development on this site will include at least 1.77 ha of green infrastructure to include play areas and 
specific ecological mitigations informed by a site level HRA to protect the integrity of:  the South Hams 
SAC Landscape Connectivity Zone, West Golds and Jetty Marshes CWS, West Golds Marsh UWS and Berry 
Knowles UWS. 
The site contains priority species which require protection. Mitigation is required by several local plan 
policies (EN10 Biodiversity and Geodiversity, EN11 Important Habitats and Features and EN12 Legally 
Protected and Priority Species) to protect the natural environment. Green infrastructure provision is also 
expected to positively enhance the natural environment.  The potential for traffic generated from this 
development to affect habitats is currently unknown. 
The development has the potential to negatively affect protected habitats and species and until surveys 
and site assessments are undertaken it is not certain what exact mitigation will be required nor that 
sufficient mitigation can be delivered to avoid adverse effects on European designated sites. An uncertain 
effect is therefore identified.   

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to 
permission being granted.

It is recommended that further consideration be given to the 
potential for all allocations to generate traffic on the district's 
road network and the potential for cumulative effects on air 
quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site is of a moderate size and moderately visually sensitive, however along with the mitigation 
provided by Local Plan policy EN4 Landscape Protection and Enhancement and DW2 Development 
Principles, it is not expected that development on this site will negatively impact the local or wider 
landscape. An overall neutral effect is therefore recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Uncertain EN17: Heritage Assets The site is located within 3km of Grades I and II* Listed Buildings, a Registered Park and Garden, Ancient 
Monument or Conservation Areas in Newton Abbot. Development on this site will include design and 
layout solutions which conserve and enhance the heritage significance of the Grade II Listed Blatchford 
Farm.
Planning applications will be supported by details of archaeological investigation, evaluation and 
mitigation, which shall inform the layout of the site. Based on the results of this work further mitigation 
may take the form of preservation in situ and/or archaeological investigation and recording of any 
heritage assets affected by development here. Until this work is undertaken an uncertain effect is 
identified. 

A programme of archaeological works to determine the potential 
impact is recommended. It is not possible to mitigate the 
uncertain effect identified until this investigation has been carried 
out. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles 

Development on this site will deliver a mix of house types. The site benefits from outline planning 
permission for 135 dwellings and will deliver 20% custom build homes. 
The design of the development is uncertain, although it is expected that the site has sufficient space to 
deliver a high quality development and therefore, a potential minor positive effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The site has good access to services and public transport which is likely to reduce the number of private 
vehicle journeys. Development on this site will provide at least 1.77 ha of green infrastructure and 
improvements to sustainable active travel networks which is expected to have a positive impact on this 
objective. Policy CC2 in the Local Plan requires the development to be energy efficient. A potential minor 
positive effect is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Development on this site will include an appropriate flood risk mitigation plan as informed by a detailed 
flood risk assessment and sustainable drainage strategy to include: SuDS on site for the purpose of 
surface water drainage management; and a suitable buffer around Blatchford Brook and floodplain, with 
flood betterment and no alteration to the bank or course of the river. A large area of flood zone 2 and 3 
should not be developed upon but may be utilised for Biodiversity Net Gain provision. It is expected that 
development on this site will actively work to conserve and enhance the existing natural features which 
are contributing to reducing the risk of flooding. Development on this land is not expected to negatively 
impact climate change adaptation but it is not likely that it will positively affect this objective, therefore a 
neutral effect is recorded. 

The policy wording could be stronger and insist that the land in 
flood zones 2 and 3 must not be built on which would provide 
more certainty that increasing flood risk would be avoided. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles The site contains a mix of Grades 2, 3 and 4 agricultural land. Development would utilise more than 5 ha 
of Grade 2 land which could negatively impact land resources. 
This site is located within the Mineral Safeguarding Area for Industrial Minerals, however site allocation 
policy GC18 states that there are higher priority considerations that outweigh this consideration and 
development should not be refused on this basis.  Although part of the site has, at the time of writing this 
Plan, a resolution by the Planning Committee to grant planning permission subject to the completion of a 
legal agreement, there is a likely intention of minerals companies to retain an area of land at Blatchford 
Farm for possible future use.  Therefore development could have a significant negative effect on ball clay 
resources, but this effect is uncertain as the likelihood of ball clay being extracted in the future is 
unknown. Due to the loss of high quality agricultural land, a potential significant negative effect is 
identified. 

The developer should seek to abstract the minerals on the site 
prior to development (Ball clay resource). 
The loss of high quality agricultural land cannot be mitigated. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

No N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site contains or lies adjacent to watercourses, therefore development on this site may negatively 
impact water quality. These potential effects should be mitigated by other Local Plan policies (such as 
EN6 Flood Risk and Water Quality) and management of operational water usage should improve 
efficiency. With the mitigation provided by other policies within the Local Plan, a neutral effect is 
recorded. 

GC17: Berry Knowles/A382 Corridor, Newton Abbot
Edge of Newton Abbot Sites
135 homes
9 ha
Greenfield
20% affordable housing

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The developer should deliver 20% custom build homes to satisfy the Self Build Register. A fully custom 
build development will need to comply with Local Plan Policy H6: Custom Build. Proposals will need to 
comply with section 2 – 4 and 6 of policy H6 and include a site and plot phasing plan to ensure 
compliance with CIL regulations.  Development on this site could have a potential minor positive effect 
against this SA objective. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Short/ 
Medium 

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site is within 800m of The Templer Way, a recreational footpath and will be within 400m of 
pedestrian and cycle links within the town. Development on this site will include at least 1.77 ha of green 
infrastructure which will include play areas and other play facilities which is expected to support the 
health of residents. A potential minor positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is located within 100m of existing or allocated residential development and it is possible that 
harm to the amenity of existing occupiers may occur, especially during construction. In addition, the site 
is located near to a class A road and the amenity of occupiers may be negatively affected by noise. Policy 
GP1 aims to ensure that residential amenity is not affected by environmental pollution such as in relation 
to air quality and noise. With the mitigation provided by policy GP1, a neutral effect is identified. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes N/A N/A N/A N/A N/A Uncertain GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

There are a good number of services and facilities which are within a reasonable commuting distance of 
this site. The site has a standard broadband connection and is within 1km from a secondary school but 
not a primary school and 3km from Newton Abbot Technical College. Policy GC17 ensures that 
contributions towards infrastructure for primary, secondary and special education provision. Although 
the site has very good access to a wide range of services, the access to education for all ages is uncertain 
and therefore an overall uncertain effect is identified. 

More certainty is needed with regards to the delivery of 
adequate education infrastructure / places to meet the needs of 
new residents. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Medium (10 
years)

Localised Permanent/ 
Irreversible

Minor Positive The site would not be large enough to provide on-site employment opportunities, however the site lies 
within 1km of an existing or proposed employment site and adjacent to the main town, therefore 
providing good access to places of work. A potential minor positive effect is therefore recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site lies adjacent to the existing edge of the main town of Newton Abbot. New residents will have 
good access to the town centre. Therefore development is likely to have a potential minor positive effect 
in relation to the vitality and viability of the town centre and is likely to provide additional support for its 
services and facilities. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is over 1km from Newton Abbot railway station but within 500m from a bus stop served by a 
frequent service. Development on this site will include a movement network which will involve suitable 
road access and highway improvements onto the A382, cycling and walking routes within the allocation 
which link to existing networks. The site has access to standard broadband connection. 
Overall, a potential significant positive effect is recorded against this SA objective. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Proposals for new development on this site should include a movement network which would include:
A pedestrian and cycle route within the allocation and from Moorhen Close and/ or Kingfisher Way, 
through the site east towards the town centre; Proposals for an east-west active travel connection along 
or parallel to Broadway Road to Wolverton Drive, to support safe access towards the town centre; An 
active travel connection to allow safe connections to the Stover Trail and a contribution towards 
improving the Trail crossing of Exeter Road. 
Proposals would also include at least 0.5ha of green infrastructure, potentially located in the area in 
closest proximity to the Mineral Safeguarding Area. Specific ecological mitigations informed by a site 
level HRA to protect the integrity of the South Hams SAC.
The site is on the opposite side of the road from a CWS woodland area where there are multiple 
protected species recorded. It is also within 1km of the Newton Abbot/ Kingsteignton AQMA and 
development on this site have a significant negative impact if sustainable transport options are not 
provided. The potential for traffic generated from this development to affect habitats is currently 
unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.    

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Landscape evidence shows the site has low landscape sensitivity and development could result in a 
positive overall effect as it's visual impact is currently poor. A potential minor positive effect is therefore 
identified.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets Proposals for new development on this site will be supported by details of archaeological investigation, 
evaluation and mitigation, which shall inform the layout of the site. Development on this site should 
consider the potential impact on the surrounding historic environment, namely the grade I and grade II* 
listed buildings which are less than 3km away from the proposed site. It  is likely that without mitigation, 
a minor negative effect could occur, however, the policy wording requires mitigation for historic assets 
as does policy EN17 Heritage Assets. Therefore a neutral effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles Proposals for new development on this site should protect and maintain existing trees and increase 
green space for residential amenity use. It is not expected that new development will negatively impact 
this SA objective, and it is anticipated that it will result in an improvement to the baseline situation. A 
potential minor positive effect is therefore identified.

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Proposals for new development on this site should include a detailed flood risk mitigation and drainage 
plan and/or use of SuDS to manage flood risk, including a comprehensive strategy for reducing flooding 
and drainage along Broadway Road.
It is possible that development on this site may minimise the number of private car journeys as a result 
of it's close proximity to Newton Abbot where there is a concentration of services and the proximity 
(500m) of a frequent bus service.
The site is located on brownfield land and new residential development would be required to include at 
least 0.5ha of green infrastructure; both of which support the achievement of this SA. Policy CC2 in the 
Local Plan also requires the development to be energy efficient. A minor positive effect has been 
recorded against this SA objective.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site occupies brownfield land within Flood Zone 1 and is not within a critical drainage area; 
therefore it is likely that development on this site will have a neutral effect in relation to achieving this SA 
objective

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A N/A N/A N/A N/A N/A Minor Positive DW2: Development Principles The site occupies up to 1.9ha of previously developed land. Development will not be able to occur until 
suitable alternative employment land or premises is available elsewhere in the Garden Community area 
for all existing businesses. Once businesses have been suitably relocated to other more sustainable 
locations with a priority for other previously developed land; this site offers the potential for new homes. 
Development on this land is considered to be a more efficient use of the district's land resources than 
development on greenfield land, therefore a potential minor positive effect is recorded. 

Seek clarity that the relocated business will not require development of 
greenfield land as a result of the relocation. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is not located adjacent to or within any watercourses and therefore a neutral effect is recorded 
against this SA. 

Brownfield

20% affordable housing

SA framework Assessment

GC18: North of Broadway Road Opportunity Area
Kingsteignton sites
50 homes
1.9 ha



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site is likely to perform well against this SA objective because a residential development will result in 
the generation of new homes in the area. 20% of the new homes will be affordable. A potential minor 
positive effect is therefore recorded.

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site is within 800m of an area of major open space.
According to the site allocation policy GC19, residential development on this site will be generated 
alongside a Movement Network. Such as network should facilitate active travel which is conducive to 
supporting a healthy and active community. A potential minor positive effect is therefore recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

The site lies adjacent to an existing residential area, meaning that, especially during construction, the 
amenity of the area may be harmed for existing occupiers.
The amenity for new residents could also be negatively affected by the noise and air quality from the 
nearby A-road. As a result, a potential minor negative effect is recorded. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is located within close proximity to Kingsteignton town which has a good array of services. 
The site has access to superfast broadband which will support residents access to online services. 
The site is located within 1km of a primary school but not a secondary school and the site is not large 
enough to accommodate a new school. Policy GC18, alongside policies GP7, CC4 and GP1 ensure that 
contributions are made towards infrastructure for secondary education provision. 
Overall, a potential minor positive effect is recorded against this SA objective.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Neutral Development of residential buildings on this site would result in the loss of an active employment use. 
However, new development will not be able to occur until suitable alternative employment land or 
premises is available elsewhere in the Garden Community area for all existing businesses; therefore 
neutral effect is recorded against this SA objective. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site lies adjacent to the existing settlement limit and is likely to have a positive effect on the vitality 
and viability of the town centre by providing additional support or its services and facilities and as a 
result, a potential minor positive effect is recorded against this SA. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is more than 1km from Newton Abbot railway station but is within 500m of a bus stop served by 
a frequent bus service.
The site has access to superfast broadband which would likely support residents digital connectivity.
Overall, a minor positive effect is recorded against this SA. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Development at this site requires specific ecological mitigations as a result of identified ecology habitats 
such as bat flyways which border the site. Development must be informed by a site level HRA to protect 
the integrity of the South Hams SAC. The potential for traffic generated from this development to affect 
habitats is currently unknown. The site is more than 10km from the Exe, Dawlish and Dartmoor SACs but 
is within the SAC landscape connectivity zone and the SAC Sustenance Zone. There are no other 
designated sites within 250m.
It is not known if the site contains existing green infrastructure, and it is smaller than 10ha.
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.    

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to permission 
being granted.

It is recommended that further consideration be given to the 
potential for all allocations to generate traffic on the district's road 
network and the potential for cumulative effects on air quality which 
could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Landscape evidence states that the site has a low to moderate landscape sensitivity. Proposals for new 
development on this site will include design and layout solutions which have regard for the countryside 
location of the site between Chudleigh Knighton and Kingsteignton.
Therefore, along with the mitigation provided by Local Plan policies, it is not expected that development 
on this site will negatively impact the local or wider landscape and as a result, a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site is located within 3km of listed buildings, however the protection of these heritage assets us 
required under policy EN17 Heritage Assets, therefore a neutral effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles 

Development on this site will generate a mix of unit size and tenures to allow for rented and freehold 
properties and its design and layout will consider the countryside location of the site between Chudleigh 
Knighton and Kingsteignton. It is likely that, for these reasons, development on this land will result in a 
minor positive effect 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is less than 5km 
from the main town but is not close to a railway station and the nearby bus stop has an infrequent 
service. 
Proposals for development on this site should include safe travel connection with existing cycle/footway 
along the B3193 to Kingsteignton and appropriate parking for bicycles, cars and other vehicles. 
Development on this site has the potential to minimise vehicle usage, however the existing cycling 
network only reaches from Kingsteignton to the site, meaning that those who live north of the site in the 
nearby settlements of Chudleigh Knighton and Bovey Tracey are likely to have to travel by car to the site 
because of the lack of safe active travel networks. A minor negative effect is therefore recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is located on greenfield land adjacent to and partially within (<50%) flood zone 3 which is likely to 
have a minor negative effect. It is likely that, without mitigation this site will be vulnerable to flooding. 
However, mitigation for this risk will be provided through implementation of the allocation policy and 
policies EN6 and CC1.  Therefore, a neutral effect is identified.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Low Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Negative DW2: Development Principles The site is less than 5ha in an area of Grade 3 agricultural land and there has been no previous 
development to the site. The land sits within a Mineral Safeguarding Area for Ball Clay but evidence 
indicates that it has been extracted or that it is separated from other ball clay operations by the newly-
realigned B3193 and is unlikely to be viable for mineral extraction or waste tipping due to its limited size.. 
A potential minor negative effect is recorded against this SA because the land has not previously been 
developed. 

Seek clarity that ball clays have been extracted and whether there is 
further resource on site which could be extracted prior to consent. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is comprised of an area of greenfield land which drains into the River Teign. Development on this 
land risks contaminating the watercourse, especially during construction, therefore a minor negative 
result is identified. This potential effect should be mitigated by other Local Plan policies (such as EN6). 
With the mitigation provided by other policies within the Local Plan, a neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

N/A N/A N/A N/A N/A N/A Neutral H2: Affordable Housing Targets Proposals for new development on this site only includes space for employment and therefore will not 
impact this SA objective. 

GC19: Horsemills Field, Kingsteignton
Kingsteignton
Employment Space
1.7 ha
Greenfield

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Negative DW2: Development Principles The site is not within 800m of a major open space but is within 400m of a cycle route which has the 
potential to support the active travel of those who are employed at the site. As previously stated, the 
cycle route only extends south towards Kingsteignton and not north to Bovey Tracey and Chudleigh 
Knighton, therefore a minor negative result is recorded

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

It s not likely that new development on this site will impact this SA objective, therefore a neutral effect is 
recorded.

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is not located adjacent to a defined settlement and there is no broadband data available for this 
area. 
Development at this site will include a suitable highway access into the site, safe travel connection with 
existing cycle/footway along B3193 to Kingsteignton and appropriate parking for bicycles, cars and other 
vehicles which would improve access to services. The site has sufficient access to services in 
Kingsteignton, but has no access to public transport or access to broadband, therefore a potential minor 
negative effect is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Positive The site has capacity for between 1.7ha of employment land.
The land is available for a mix of employment uses, including B2, B8 and E (g iii) uses. Planning conditions 
should be imposed to ensure permitted development rights for conversion to residential uses are 
removed. The development of an employment site is expected to have a positive effect in enabling a 
strong and entrepreneurial community through enabling a mix of employment uses in this area. A minor 
positive effect is recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site is not located adjacent to Exeter or a Main Town. It is not likely to either support or detract from 
town centres and a neutral effect is therefore identified. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Proposals for development on this site should include suitable highway access into the site, safe travel 
connection with existing cycle/footway along B3193 to Kingsteignton and appropriate parking for 
bicycles, cars and other vehicles. 
The site is not near a railway station nor a bus stop which has a frequent service. The cycle/ footway 
follows the B road between Kingsteignton and the site so could not be used to commute to the site for 
those who live north of the site or do not live in Kingsteignton. A minor negative effect is therefore 
recorded. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)

Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site is located between 250m and 10k from Dartmoor and Dartmoor Woods SACs and within the 
South Hams SAC Landscape Connectivity Zone. Proposals for new development at this site must be 
informed by a site level HRA to protect the integrity of the South Hams SAC.  The site is within 250m of 
CWSs at Ashill Copse and Moorlands Copse. It also contains priority habitats which would require further 
investigation prioir to development. The potential for traffic generated from this development to affect 
habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.    

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the distirct's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Landsacpe evidence states that the site has a low to moderate landsacpe sensitivity. Proposals for new 
development on this site will include design and layout solutions which conserve and enhance the 
character of the local landscape and recognises the site’s gateway status for Newton Abbot. 
Development of the site has potential to have a minor negative effect on the setting of Stover Registered 
Park and Garden, which lies immediately adjacent to the north east; this is addressed in C. Historic and 
Built Environment. With mitigation in place within the allocation policy wording and with the mitigation 
provided by other local plan policies (such as EN4), a neutral effect is recorded.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site is located within 3km of a Grade II or II* listed building and other important areas of historic 
importance. 
Proposals for new development should include design and layout solutions which conserve and enhance 
the heritage significance of Stover Registered Park and Garden, as informed by a Heritage Impact 
Assessment. With this mitigation in place, a neutral effect is recorded.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles Development at this site will be well designed in accordance with policy DW2. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. It is expected that 
development on this site could minimise the need for residents to commute using a private vehicle as a 
result of the existing cycling and walking route which runs alongide the A road. The site is 500m from a 
bus stop. 
It is expected that a new employment development at this site could contribute positively towards 
climate change mitigation but the magnitude is likely to be low, therefore a minor positive effect is 
recorded.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site contains land which is within Flood Zone 1 and development is unlikely to impact climate change 
adaptation strategies, therefore a neutral effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles The site is located within a mineral safeguarding area for ball clay, however the impact of development 
on this area is unclear and there may be an opportunity to extract the ball clay prior to development. 
Development of the site would utilise more than 5ha of Grade 3 agricultural land. The precise impact of 
this on land resources is uncertain depending on whether the land is Grade 3a or 3b (which cannot be 
determined from the national GIS dataset), although any loss of agricultural land at this grade is a 
negative effect.
A potential significant negative effect is therefore identified. 

The allocation policy should encourage any ball clay deposits to be extracted 
prior to development. The loss of grade 3 agricultural land cannot be 
mitigated. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is located immediately adjacent to watercourses and has the potential to contaminate them. 
However, policy EN6 provides mitigation to protect watercourses, and policy  GC20 A neutral effect is 
therefore identified.

The allocation policy could be strengthened through inclusion of a specific 
requirement to protect nearby watercourses, partiucarly during construction 
of the development. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

N/A N/A N/A N/A N/A N/A Neutral H2: Affordable Housing Targets The location of employment development will not have an effect on this SA objective; therefore a neutral 
effect is recorded against this SA. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site lies within 800m of major open space and within 400m of a footpath/cycle route. Development 
is predicted to have a potential significant positive effect on public health as a result. 

Brownfield

SA framework Assessment

GC20: North of Forches & Perry Cross, Newton Abbot 
Newton Abbot
Employment Space
13 ha



K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

A new area of employment has the potential to have positive effects on wellbeing locally as a result of 
increased investment in the area and potentially the creation of new services and facilities, employment 
sites can also attract similar investment and opportunities. However, the site is adjacent to a residential 
area which may impact residents, especially during construction. Mitigation to avoid engative effects on 
amenity will be provided by other policies within the local plan such as GP1 and as a result, a neutral 
effect is recorded overall. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is located adjacent to the town centre so is expected to perform well with regards to access to 
services and facilities.
The site also has access to superfast broadband which supports access to online services.
Overall, this site performs well against this SA objective and new development is expected to have a 
potential significant positive effect. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Significant Positive Proposals for new development at this site should provide a mix of employment uses, including B2, B8 
and E (g) uses. Planning conditions should be imposed to ensure permitted development rights for 
conversion to residential uses are removed. A mix of unit size and tenures to allow for rented and 
freehold properties should be provided.
The site is likely to perform well against this SA objective because it will provide opportunities for the 
creation of jobs which is likely to help to boost the economy, therefore a potential significant positive 
effect is recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site is located adjacent to the town centre and a new employment space in this area is expected to 
support the vitality and viability of the town centre through inreased use and patronage. A minor 
positive effect is therefore recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Development on this site would ensure suitable highway access into the site, safe travel connection with 
existing cycle/footway along A382 to Newton Abbot and park and changing facilities.
The site lies within 500m of a bus stop with frequent services, therefore a minor positive effect is 
recorded against this SA because the site is connected by public transport to nearby towns and 
residential areas. 
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A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10 : Biodiversity and Geodiversity
EN11 : Important Habitats and Features
EN12 : Legally Protected and Priority Species
EN7 : Air Quality

Proposals for new development at this site must be informed by a site level HRA to protect the integrity 
of the South Hams SAC.  A greater horseshoe bat mitigation plan for Ilford Park must be submitted and 
approved before planning permission will be granted.
The site is partly within a UWS (Polish Camp) and is within 250m of Stover Country Park SSSI and the 
Great Plantation CWS.
The site also contains a number of protected habitats.
New development should include the creation of Green Infrastructure which is proposed to include: 

 a.areas of public open space for amenity benefit;
 b.tree plan ng, including reten on of significant blocks and buffers of trees in and around the site; 
 c.use of SuDS to manage water to the benefit of wildlife and recrea on, and the con nued quality of the 

existing Liverton Brook which links to Stover Country Park SSSI;
The potential for traffic generated from this development to affect habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.    

Ecological surveys, site level HRA and an ecological 
development mitigation plan must be submitted to the council 
prior to permission being granted.

It is recommended that further consideration be given to the 
potential for all allocations to generate traffic on the district's 
road network and the potential for cumulative effects on air 
quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Proposals for new development on this site will include design and layout solutions which conserve and 
enhance the character of the local landscape and recognises the site’s gateway status for Newton Abbot. 
Landscape evidence states that the site has low to moderate landscape sensitivity and in visual terms, the 
site is relatively self-contained within the wider landscape. Policy GC21 ensures landscape mitigations are 
put in place to minimise potential landscape impacts on Dartmoor and other sensitive receptors, 
informed by a Landscape and Visual Impact Assessment. 
Planning applications will be supported by details of archaeological investigation, evaluation and 
mitigation, which shall inform the layout of the site. With mitigation provided by other local plan policies 
(such as EN4), a neutral effect is recorded.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets

The site is located within 3km of a Grade II or II* listed building and other important areas of historic 
importance. 
Proposals for new development should include design and layout solutions which conserve and enhance 
the heritage significance of Stover Registered Park and Garden, as informed by a Heritage Impact 
Assessment. With this mitigation in place a neutral effect is recorded.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, 
public realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Positive DW2: Development Principles Given that the site is larger than 10ha, it is expected that there is sufficient space on site to accommodate 
a well-designed development with green infrastructure and create a new high quality built environment. 
A potential minor positive effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, 
cycle and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and 
low carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Regional Permanent/ 
Reversible

Significant Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. As well as the generation of 
new employment space, this site is expected to provide access to a safe and integrated network of cycling 
and walking routes which link to existing routes, including access points linking towards Newton Abbot, 
Liverton and Bovey Tracey; and mobility hubs, including EV charging points, shared mobility spaces for 
car share, bike share, e-scooters and bike parking.
New development will also strive to maximise opportunities for the generation of on-site renewable 
energy and provision of an electrical sub-station.
This site is expected to meet all of the factors of this SA objective and as a result, a significant positive 
effect is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site contains land which on Flood Zone 2 or 3, therefore flooding is a potential risk to the site, 
although employment use is less vulnerable than other uses, such as residential.  It is expected that 
measures will be put in place to mitigate against this risk, including the use of SUDS to manage water 
drainage and the planting of trees and retention of blocks and buffers in order to minimise run-off.  A 
neutral effect is therefore recorded against this SA. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A N/A N/A N/A N/A N/A Significant Negative DW2: Development Principles The site is located within a mineral safeguarding area for ball clay, however the impact of development 
on this area is unclear and there may be an opportunity to extract the ball clay prior to development.
Development of the site would utilise more than 5ha of Grade 3 agricultural land and could have a 
significant negative effect although this is uncertain depending on whether the land is Grade 3a or 3b, 
although any loss of agricultural land at this grade is a negative effect.
A potential significant negative effect is therefore identified. 

The allocation policy should encourage any ball clay deposits 
to be extracted prior to development. The loss of grade 3 
agricultural land cannot be mitigated. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is located immediately adjacent to watercourses and has the potential to contaminate them, 
however it is proposed that SuDS will be used to manage water and policy EN6 provides mitigation to 
protect watercourses. A neutral effect is therefore identified.

 GGC21: Ilford Park, Drumbridges
Drumbridges
Employment Space and 15 permanent gypsy and traveller pitches
21 ha

Brownfield

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets The site would provide 15 permanent gypsy and traveller pitches therefore a potential minor positive 
effect is recorded against this SA. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site lies within 800m of major open space and within 400m of a footpath/cycle route. Proposals for 
new development will include a HSE compliant safety buffer from the large-scale overhead power lines 
to new employment premises. Green infrastructure in the form of a movement network which contains a 
safe and integrated cycling and walking networks and mobility hubs with bike parking spaces is expected 
to support the healthy and active lifestyles of those who use the employment space and as a result, a 
potential significant positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

New development at this site will provide 15 permanent gypsy and traveller pitches. 
A new area of employment has the potential to have positive effects on wellbeing locally as a result of 
increased investment in the area and potentially the creation of new services and facilities, employment 
sites can also attract similar investment and opportunities. However, the site is adjacent to a residential 
area and is also identified for 15 gypsy and traveller pitches. Employment use may impact residents, 
especially during construction. Policy GP1: Sustainability Development requires proposals to ensure that 
amenity is not affected and pollution is controlled, and as a result, a neutral effect is recorded overall. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes Indirect Medium Short/ 
Medium 

Regional Permanent/ 
Reversible

Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site does not lie adjacent to a town but lies in close proximity to Trago Mills which has a supermarket 
and other shops which could provide an element of day-to-day services. However, access to Trago Mills 
without a car or motorised vehicle is likely to be difficult, meaning that whilst the employment site will 
support active and sustainable travel to and from the site, those who do not travel by private vehicle will 
be unlikely to be able to access nearby services. A minor negative effect is therefore recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Significant Positive Proposals for new development at this site should provide a mix of employment uses, including B2, B8 
and E (g) uses. Planning conditions should be imposed to ensure permitted development rights for 
conversion to residential uses are removed.
The site is likely to perform well against this SA because it will provide opportunities for the creation of 
jobs which is expected to help to boost the economy. A potential significant positive effect is recorded 
because the site is over 10ha in size so is expected to have wide reaching impacts. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site does not lie adjacent to or within the town of Newton Abbot or any other town and is therefore 
not expected to positively support the vitality of town centres. However, it is not predicted to have a 
negative effect on centres either and therefore a neutral effect is identified.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

New development at this site would create an effective and integrated movement network which would 
include:

 a.Suitable road access from A382 and connector roads and  contribu ons to support A382 
improvements phases 2 and 3;

 b.A safe and integrated network of cycling and walking routes which link to exis ng routes, including 
access points linking towards Newton Abbot, Liverton and Bovey Tracey; 

 c.Mobility hubs, including EV charging points, shared mobility spaces for car share, bike share, e-
scooters and bike parking.
The site is also located within 500m from a bus stop.

SA-A: Ecological surveys, site level HRA and an ecological development mitigation plan must be submitted to the council prior to permission being granted.



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

EE1 lies within the Exe Estuary SPA and the Dawlish Warren SAC 10km Zone.  The site contains habitats 
for various protected species including bats, dormice and great crested newt. The site is further than 
1km from an AQMA, but has the potential to result in increased traffic within an AQMA. The potential for 
traffic generated from this development to affect habitats is currently unknown. Due to its size, the site 
could have a potential positive effect on green infrastructure through the provision of new local open 
space and on-site play provision. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological 
development mitigation plan must be submitted to the council 
prior to permission being granted.

It is recommended that further consideration be given to the 
potential for all allocations to generate traffic on the district's 
road network and the potential for cumulative effects on air 
quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

EE1 is within the landscape setting of Haldon Belvedere. High sensitivity landscape that is open to views 
from A30. These local landscape sensitivities and the site location within 250m of the Exeter City 
boundary could have a significant negative effect. However, other policies within the Local Plan will 
ensure that the development is design to minimise potential effects on the landscape (such as policy 
EN4) and ensure the development is well designed. The effect has been identified as neutral because of 
the mitigating LP policies. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The landscape contains known archaeological sites - prehistoric or Roman settlements. Therefore a 
comprehensive programme of archaeological work should be undertaken to enable the significance of 
the heritage assets to be understood as well as the impact of any development upon any such assets.  
Core sites may need to be preserved in open space. A potential negative effect is mitigated by policy 
EN17: Heritage Assets in which all developments will conserve, or where appropriate enhance, the 
significance of heritage assets and their significance.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, 
public realm and detailing of new buildings.

No Direct High Long (20+ 
years)

Localised Permanent/ 
Irreversible

Significant Positive DW2: Development Principles It is expected that larger greenfield sites will have space to accommodate well-designed buildings which 
would contribute to a new high quality built environment. Policy EE1 requires specific landscaping 
measures to minimise potential landscape impacts to retain and reinforce the setting of Exeter, as 
informed by a Landscape and Visual Impact Assessment and design and layout solutions which conserve 
and enhance the significance of heritage assets and their settings. A potential significant positive effect is 
therefore identified. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and 
low carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Significant Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

EE1 lies less than 1km from Exeter. The site is more than 1 km of a railway station but within 500 m of a 
bus stop with an infrequent service, however, policy EE1 sets out requirements to ensure that 
sustainable transport options are provided for residents such as bus services on the site and walking and 
cycling access coupled with green infrastructure as a minimum requirement. Policy CC2 in the Local Plan 
requires the development to be energy efficient. Alongside policy CC4: Sustainable Transport, the effect 
will likely be significant positive. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Negative EN6: Flood Risk and Water Quality
CC1: Resilience

Site EE1 lies within flood zone 1 but contains a small area in a steep part of the site subject to surface 
water run-off. Offsite drainage connection is difficult as the natural drainage route is cut off by the A30. 
A potential minor negative effect is therefore identified.

A surface water strategy should be submitted to the council 
prior to planning permission being granted.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Significant Negative DW2: Development Principles  Site EE1 doesn't lie within either a Minerals Consultation Area (MCA) or Minerals Safeguarding Area 
(MSA). Policy DW2: Development Principles requires new developments to reduce their resource 
requirements, including land, water and energy. Site EE1 contains more than 5ha of Grade 2 agricultural 
land (very good quality) and therefore a potential significant negative effect is identified. 

Loss of agriculture land cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site EE1 does not contain nor is it immediately adjacent to watercourses. Therefore a neutral effect is 
identified.

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets Each of the sites has the capacity to deliver fewer than 1,000 homes, and therefore a potential minor 
positive effect is identified.

Greenfield

EE1: Markham Village 
Edge of Exeter
900 homes
110 ha

25% affordable housing 

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles Site EE1 lies more than 800 m from an area of major open space, but is are within 400m of walking and 
cycle paths.  The site can deliver 500+ homes and will therefore  deliver open space and active transport 
links. The site will also be required to deliver allotments which will help support healthy lifestyles for new 
residents. A potential significant positive effect is therefore identified. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

Site EE1 falls within LSOA 001A that has an IMD score of 19,093. The LSOA areas for Sites 1 and 2 are less 
deprived than the Devon average and the potential effects of the development would be considered 
negligible. The site is adjacent to the A38 and A30 respectively which could have a minor negative effect 
on residents in the longer term, however, policy EN7: Air Quality and EN8: Light Pollution will help to 
mitigate the effects. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct High Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Site EE1 is adjacent to the Exeter City boundary. The site is more than 1km from an existing primary 
school and development would require a new 2 form entry primary school including early years, on a 2.3 
hectare site with the potential to expand to 4 form entry in the future, closely related to the 
neighbourhood hub. Financial contributions would also be required to primary and secondary education 
including school transport. The site has superfast broadband (30-300mbps) in the vicinity.  There are 
requirements within the site policy for bus routes to be diverted into the development and walking and 
cycling routes accessible to the site. Green infrastructure, a primary school and a shop are also required 
by the policy. Other policies within the Local Plan (such as GP7, CC4 and GP1)  will ensure that necessary 
infrastructure or contributions towards infrastructure delivery are made in order to meet the needs of 
the new residents. Therefore, a significant positive effect has been identified. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive Site EE1 is within 1 km from an existing employment site. The site has capacity for between 500 and 
1,000 homes which will have a minor positive effect on the accessibility of job opportunities for residents 
of the development. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive Sites EE1 is adjacent to Exeter and the allocation policy requires sustainable transport links to be 
provided as part of the development. A potential significant positive effect is identified.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Permanent/ 
Reversible

Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Site EE1 is more than 1 km of a railway station and within 500 m of a bus stop with an infrequent service, 
however, EE1 policy requirements state bus routes will be diverted into the centre alongside the 
development of walking and cycling routes and green infrastructure. Mitigating policies GP7: 
Infrastructure & Transport Networks and CC4: Sustainable Transport will further help to improve 
connectivity in the area improved green infrastructure and the promotion of public transport, cycling 
and walking as transport modes of choice. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The Peamore and West Exe site lies within the Exe Estuary Special Protection Area (SPA), Dawlish Warren 
Special Area of Conservation (SAC) 10km Zone and the Dawlish Warren SAC 10km Recreation Zone.  The 
southern tip of the site lies within the South Hams Special Area of Conservation (SAC) Greater Horseshoe 
Bat Landscape Connectivity Zone.  The site also contains Shillingford Wood and Shillingford Plantation 
ancient woodland, and Peamore Lake Other Site of Wildlife Interest (OSWI) (Lake with tall herb 
vegetation and secondary broadleaved woodland).  Trood Other Site of Wildlife Interest (OSWI) 
(Broadleaved woodland and semi-improved grassland) lies adjacent to the site and an Unconfirmed 
Wildlife Site (UWS) lies within the site to the South of Peamore House. The site contains habitats for 
various protected species including Cirl Bunting, Bats, Dormice and Great Crested Newt. Mitigation is 
required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important Habitats and 
Features and EN12 Legally Protected and Priority Species) to protect the natural environment. Green 
infrastructure provision is also expected to positively enhance the natural environment.  However, the 
development has the potential to negatively affect protected habitats and species and until surveys and 
site assessments are undertaken it is not certain what exact mitigation will be required nor that sufficient 
mitigation can be delivered to avoid adverse effects on European designated sites. An uncertain effect is 
therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for 
all allocations to generate traffic on the district's road network and the 
potential for cumulative effects on air quality which could affect important 
habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Peamore and West Exe is isolated from any existing settlements and separated from the SWE1 allocation 
by the A30, contributing to the further erosion of the rural character of the landscape and reinforcing the 
urbanising effects of the major road network. Residential development would be out of scale with the 
scale of the road network patterns and would be conspicuous from the road users.  Its presence could be 
perceived as an erosion of the rural setting or Exeter.  Any development would need to be designed in 
such a manner so as to  not be devoid of a sense of place and ungrounded in the patterns of the locality. 
Wooded ridgetop and steep fields facing Exeter are unlikely to be suitable for development and should be 
maintained as public open space. Policy EE2 requires a landscape visual impact assessment to ensure 
design and layout solutions reinforce the setting of Exeter. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Uncertain EN17: Heritage Assets

The Peamore and West Exe site contains a nationally important designated heritage asset protected as a 
Scheduled Monument (listed as Enclosures NE of Peamore Cottage).  In addition, records indicate that 
the landscape contains a concentration of prehistoric heritage assets, Roman Scheduled Monument, 
Pond Farm Roman settlement and Peamore House Parkland.  Therefore a comprehensive programme of 
archaeological work should be undertaken, backed by policy EE2, to enable the significance of the 
heritage assets to be understood as well as the impact of any development upon any such assets.   A 
small portion of the south-east corner of the site lies within buffer of Grade I or II* Listed Building.  The 
implementation of Policy EN17: Heritage Assets will protect the historic environment that contributes to 
the local character and distinctiveness of the area, however, until a comprehensive programme of 
archaeological work is undertaken, it will be difficult to know the significance of any heritage assets close 
to the site. Therefore an uncertain effect is identified.  

Undertake a comprehensive programme of archaeological work prior to 
development consent to enable the significance of the heritage asset to be 
understood and a package of mitigation to be submitted. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct High Long (20+ 
years)

Localised Permanent/ 
Irreversible

Significant Positive DW2: Development Principles It is expected that larger greenfield sites will have space to accommodate well-designed buildings which 
would contribute to a new high quality built environment. Policy EE2 requires landscaping measures to 
retain and reinforce the setting of Exeter, as informed by a Landscape Visual Impact Assessment and 
design and layout solutions which reinforce the setting of the site as a prominent gateway to Exeter. A 
potential significant positive effect is therefore identified. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Direct Low Short/ 
Medium 

District Wide Temporary/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Peamore and West Exe is more than 1km from a railway station, within 500m of a bus stop served by 
frequent services. The site currently does not have access to a cycle route within 1km.  Policies CC2: 
Carbon Statements and CC4: Sustainable Transport will help to promote energy efficiency and low carbon 
modes of transport including cycling, walking and public transport. Policy EE2 also requires the provision 
of a mobility hub, which as a minimum should provide space to enable buses to turn and wait and space 
for a new public stop, but should consider incorporating secure and covered bicycle parking, car club 
space, and e-bicycle and e-scooter hire. This could have a potential minor positive effect in relation to 
connectivity and transport.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The Peamore and West Exe site lies within Flood Zone 1 and does not lie within a critical drainage area. 
This site contains a large pond which has an outfall that connects with the watercourse, which also takes 
the drainage from the A38. Policy EE2 requires site specific flood risk mitigation and drainage solutions, 
informed by a flood risk assessment. Policy EN6: Flood Risk and Water Quality will ensure mitigation is 
provided against flooding to the local large pond to ensure habitats are protected. Therefore, a neutral 
effect has been identified. 

A surface drainage strategy will be required for site EE2 due to the 
presence of the pond and drainage for A38. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles None of the Peamore and West Exe site lies within either a Minerals Consultation Area (MCA) or Minerals 
Safeguarding Area (MSA). It does however contain over 5ha of Grade 2 and 3 agricultural land. The loss of 
this good quality agricultural land cannot be mitigated. A potential significant negative effect is therefore 
identified.

The loss of agricultural land cannot be mitigated. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

As the site is located within 10km of the Exe estuary, a Financial Mitigation and Contribution is required. 
Peamore and West Exe is a proposed residential development  that contains or is immediately adjacent 
to watercourses that run into the Exe Estuary, which could cause a significant negative effect on water 
quality when the site is developed. However, this potential effect should be mitigated by other Local Plan 
policies (such as EN6: Flood Risk and Water Quality) and management of operational water usage should 
improve efficiency. With the mitigation provided by other policies within the Local Plan, a neutral effect is 
recorded. 

Greenfield

EE2: Peamore and West Exe
Edge of Exeter
Mixed Use: 750 residential unites and 150 residential and employment uses
99 ha

25% affordable housing

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets The Peamore and West Exe site has the capacity to deliver fewer than 1,000 homes. 25% of the homes 
will be affordable. A potential minor positive effect is therefore identified. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Medium Medium (10 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles The Peamore and West Exe site is within 800m of an area of major open space. The EE2 policy requires 
delivery of a segregated pedestrian and cycle route along A379 between Marsh Barton/SWE 
development linked to Kennford, a  central mobility hub, safe walking, cycling and bridleway routes 
within the development, which connect to existing established rights of way, local facilities and services, 
including connections with the existing transport network within the surrounding area. Therefore a 
potential significant positive effect is identified.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

The LSOA areas for this site are less deprived than the Devon average and the potential effects of the 
development would be considered negligible. The site is adjacent to the A38 and A30 respectively which 
could have a minor negative effect in the longer term with regards to noise and air pollution.

Policy EN7: Air Quality states that the development will be required to demonstrate how it will firstly 
avoid or secondly minimise and mitigate negative impacts from poor air quality. Policy EN8 states 
development proposals will be designed to avoid, minimise and mitigate, any harm arising from light 
pollution, light spills and glare. Policy GP1: Sustainable Development states that proposals should 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The Peamore and West Exe site is not located adjacent to a defined settlement or village.  However the 
close proximity of this site to the emerging strategic development at South West Exeter (SWE1), that 
includes local services provision could provide good access to local services for this proposed site. The 
site is more than 1km from an existing primary school.  Superfast broadband is not currently available in 
the vicinity of the site. Policy EE2 requires specific mitigation to ensure access to all necessary facilities 
and services. Policy GP7: Infrastructure & Transport Network requires the provision of new and improved 
infrastructure, such as education, health, transport, recreational facilities and green infrastructure. Policy 
GP1: Sustainable Development will also provide access to walking, cycling and public transport to aid in 
the accessibility to services. Overall, a minor positive effect has been identified due to the mitigating 
policies. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Low Long (20+ 
years)

Regional Permanent/ 
Irreversible

Minor Positive The Peamore and West Exe site is within 1 km of an existing employment site and new employment 
space will be provided along with the new housing on this site. The site will provide a network of open 
access ducting suitable for and including gigabit full-fibre internet connections for each building. A 
potential minor positive effect is therefore identified. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The Peamore and West Exe site is not located adjacent to a main town or Exeter city centre. Although 
residents will be able to access Exeter city centre and are not likely to be drawn to any other specific 
centres, the ability of the site to support the vitality of the city centre could be limited.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Medium (10 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The Peamore and West Exe sites are more than 1km from a railway station but within 500m of a bus stop 
served by frequent services and sustainable transport access will be improved through the new 
development. Policy EE2 requires safe walking, cycling and bridleway routes within the development, 
which connects existing established right of wat, local facilities and services. This could have a minor 
positive effect in relation to connectivity and transport. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

No Direct High Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

West Countryside Parks SANGS will deliver high quality open space for recreation and leisure 
opportunities and attractive corridor connections for residents and wildlife. The SANG provision will avoid 
potential negative effects from recreation on European habitats sites. 
This site has been identified with the purpose of providing an offset to the recreational impacts of new 
development on the Exe Estuary Special Protection Area and Dawlish Warren Special Area of 
Conservation. It will initially serve developments at Markham Village and Peamore, but also offers 
opportunity for further expansion to provide more strategic benefits

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Providing open spaces to the area will help to conserve and enhance the natural landscape. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN17: Heritage Assets West Countryside Park SANGS will ensure restoration of historic natural features such as historic 
hedgerows and woodland and inclusion of interpretation information features which are designed to 
reflect the local area.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles As a SANGS, development of this site will have no effect on the built environment. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

West Countryside Park SANGS will improve the accessibility and attractiveness of open spaces, providing 
residents in nearby developments access to cycle and walking links, helping to reduce the use of private 
car.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

SANGS will not have an effect on the area's ability to adapt to climate change. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No Direct High Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles Devoting this area of land to SANGS will help to prevent the loss of soil quality and safeguard mineral 
resources.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

West Countryside Park SANGS will not have an affect of water quality or quantity. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

N/A N/A N/A N/A N/A N/A Neutral H2: Affordable Housing Targets As a SANGS, development of this site will have no effect on the provision of homes and will enable homes 
to be provided elsewhere. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles Policy EE3 SANGS will improve cycle and walking networks and provide open spaces for informal 
recreation, helping to support healthy and active communities. This site has been identified with the 
purpose of providing an offset to the recreational impacts of new development on the Exe Estuary Special 
Protection Area and Dawlish Warren Special Area of Conservation. It will initially serve developments at 
Markham Village and Peamore, but also offers opportunity for further expansion to provide more 
strategic benefits

Greenfield

EE3: West Countryside Park SANGs
Edge of Exeter
N/A

Only SANGs is being provided on this site as mitigation for housing development nearby. 

SA framework Assessment



K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No Indirect Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

West Countryside Park SANGS will help to provide a safe and secure environment through the provision 
of open spaces and circular walks.

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The development of West Countryside Park SANGS will provide opportunities for informal recreation and 
quiet contemplation in more secluded areas. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

N/A N/A N/A N/A N/A N/A Neutral As a SANGS, development of this site will have no effect on the provision of jobs. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral As a SANGS, development of this site will have no effect on nearby town centres. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

West Countryside Park SANGS will provide increased access to footpaths and cycle paths, including those 
between homes and businesses.



Policy Name EE4: Attwell's Farm
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Site EE4 is within the Exe Estuary SPA and part of the site is within the Kinnerton Way County Wildlife 
Site. Immediately adjacent is grassland and woodland priority habitat, situated just north of Whitycombe 
Way. The site contains habitats for various protected species including Bats, Hedgehogs, Dormice and 
Great Crested Newt. The potential for traffic generated from this development to affect habitats is 
currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Site EE4 forms part of the landscape setting for Exeter and is within a high landscape sensitivity zone.  
Middle section of land is fairly well hidden but overall landscape sensitivity needs to be addressed 
through the development.  These local landscape sensitivities and the site location within 250m of the 
Exeter City boundary could have a significant negative effect. However, policy EE4 requires specific 
landscape measures to minimise the potential landscape impacts that retain and reinforce the setting of 
Exeter, as informed by a landscape and visual impacts assessment. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets Site EE4 is not within buffer of a Grade I or II* Listed Building.  The proposed development site occupies a 
large area within a landscape where prehistoric activity is recorded in the wider area and where little in 
the way of formal archaeological investigation has been undertaken.  While parts of the site are too steep 
to have been settled in antiquity other parts of the site are less steep, offer good prospects eastward to 
the River Exe and could have been settled in antiquity. Any planning application for development here 
should include sufficient information on the presence and significance of any heritage assets with 
archaeological interest within the proposed development site. Although there may be localised potential 
for remains of undesignated assets where topography is not too steep, this is unlikely to affect the 
principle or quantum of development, though it may influence layout. Policy EE4 requires development 
proposals to conserve and enhance the significance of heritage assets  and their settings. In addition, LP 
policy EN17: Heritage Assets will require an archaeological  assessment of local heritage assets to 
understand their significance. Therefore, a neutral effect has been identified. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive DW2: Development Principles It is expected that larger greenfield sites with 300 dwellings will have space to accommodate well-
designed buildings which would contribute to a new high quality built environment. Policy EE4 requires 
specific landscaping measures to minimise potential landscape impacts to retain and reinforce the setting 
of Exeter, as informed by a Landscape and Visual Impact Assessment and design and layout solutions 
which conserve and enhance the significance of heritage assets and their settings. A potential significant 
positive effect is therefore identified. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Site EE4 lies less than 1km from Exeter, more than 1km from a railway station, within 500m of a bus stop, 
served by frequent services. Policies CC2 and CC4 will help to promote energy efficiency and low carbon 
modes of transport including cycling, walking and public transport. In addition, policy EE4 requires the 
provision od  mobility hub, which at a minimum should provide space to enable buses to turn and wait 
and space for a new public stop. It should also consider incorporating secure and covered bicycle parking, 
car club space, and e-bike/e-scooter hire. There could therefore be a potential minor positive effect in 
relation to connectivity and transport.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

Yes Direct Low Long (20+ 
years)

Regional Permanent/ 
Reversible

Minor Negative EN6: Flood Risk and Water Quality
CC1: Resilience

Site EE4 lies within Flood Zone 1 and does not lie within a critical drainage area. Although the site has no 
known surface water flooding issues, the topography of the area suggests that without careful treatment 
there would be discharge onto downstream development. The geotechnical characteristics may not be 
conducive to SuDs.  The adjacent watercourse gets culverted all the way down to the River Exe. Any 
development would need to be designed to mitigate downstream flood risk.  The stream corridor is in 
poor condition and will need improvement. Policy EE4 requires a flood risk assessment to inform site 
specific flood risk management and drainage solutions as well as sustainable drainage strategy. LP policy 
EN6: Flood Risk and Water Quality requires a sequential approach to development that will be safe from 
flood risk for its lifetime, taking into account climate change and the vulnerability of the proposed use of 
flooding and will not increase flooding elsewhere. Therefore, a neutral effect has been identified.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Significant Negative DW2: Development Principles Site EE4 has more than 5ha of Grade 3 agricultural land, but doesn't lie within either a Minerals 
Consultation Area (MCA) or Minerals Safeguarding Area (MSA). Mitigating LP policy DW2: Development 
Principles requires new developments to reduce their resource requirements, including land, water and 
energy. Overall, a potential significant negative effect has been identified due to the loss of more than 
5ha of grade 3 agricultural land. 

The loss of agricultural land cannot be mitigated.

Edge of Exeter
300 homes
39 Ha
Greenfield

25% affordable housing will be delivered

SA framework Assessment



H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

No Direct Medium Medium (10 
years)

Regional Permanent/ 
Reversible

Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site EE4 is a  potential residential site that contains or is immediately adjacent to watercourses that run 
into the Exe Estuary. Policy EN6: Flood Risk and Water Quality will prevent planning permission from 
being granted for developments which, because of inadequate provision of water services or inadequate 
or untimely provision of foul water and surface water drainage and disposal, would cause pollution to the 
water environment, including coastal waters, would result in the deterioration of the ecological status of 
a water body, would overload the sewer network, or would result in an increase in flood risk at the site or 
elsewhere. Overall, a neutral effect has been identified if the development of this site were to be 
granted. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets The site has the capacity to deliver 33 homes. 25% of the housing will be affordable. A potential minor 
positive effect is therefore identified. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles Site EE4 lies more than 800 m from an area of major open space, but is within 400m of a pedestrian and 
cycle route Policy EE4 requires. At least 4 hectares of public open space across the site to include a 
combination of young people and children’s play areas and other play facility opportunities integrated 

 throughout the development, including a MUGA. In addi on, b.HRA mi ga ons for Exe Estuary SPA 
including at least 6 hectares of SANGS to be provided on site including linked green spaces and corridors 
through the site to connect with Whitycombe Way Valley Park and Kinnerton Way County Wildlife Site. 
Policy EE4 requires the creation of a low traffic neighbourhood built with full site permeability by foot and 
bycycle. The design of pedestrian and cycle links should follow desire lines and ensure that they are safe, 
attractive and accessible to their many potential users. Therefore, a minor positive effect has been 
identified. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

Site EE4 falls within 2 LSOA areas, LSOA 001B that has an IMD score of 12,472 and LSOA Exeter 005B that 
has an IMD score of 17,412. The site would have a minor positive effect as it includes an LSOA area with 
ranking lower than the Devon average and development in this area could help to improve some of the 
factors contributing to deprivation. Site EE4 is adjacent to existing residential development. Overall, a 
neutral effect has been identified. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Site EE4 is within 1km of an existing primary school.  However, the schools serving the West Exe area do 
not have any additional capacity and cannot be expanded on their existing sites.  The new primary school 
planned for the South West Exeter allocation (SWE1) only has capacity to accommodate existing planned 
growth. Policy EE4 requires financial contribution to primary and secondary education including school 
transport. The site has superfast broadband (30-300mbps) in the vicinity.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive Site EE4 lies adjacent to (partially within) the Exeter City boundary and is therefore within good distance 
of local employment within Exeter. The development itself would not provide new employment space. A 
potential minor positive effect is identified. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral Although residents of EE4 will be able to access Exeter city centre and are not likely to be drawn to any 
other specific centres, the ability of the site to support the vitality of the city centre could be limited.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct High Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Site EE4 is more than 1km from a railway station but within 500m of a bus stop served by frequent 
services. Policies CC2 and CC4 will help to promote energy efficiency and low carbon modes of transport 
including cycling, walking and public transport. In addition, policy EE4 requires the provision od  mobility 
hub, which at a minimum should provide space to enable buses to turn and wait and space for a new 
public stop. It should also consider incorporating secure and covered bicycle parking, car club space, and 
e-bike/e-scooter hire. This could have a potential significant positive effect in relation to connectivity and 
transport.



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site is within 10km from the Exe and Dawlish SAC/SPA sites and within the SAC landscape 
connectivity zone, but not the sustenance zone. There are no other designated sites within 250m, 
although the area is close to Cirl Bunting territory.  The potential for traffic generated from this 
development to affect habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

The potential for traffic generated from this development to affect habitats is 
currently unknown. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

According to landscape evidence, the site has a moderate sensitivity. According to the site allocation 
policy, a scheme design, layout and landscaping plan which respects the edge of settlement location, 
including use of green infrastructure to minimise landscape impact and create a buffer for adjacent 
dwellings, through retention of hedgerows, planting and other measures must be present.  SUDS should 
be carefully considered to seek to create a buffer and minimise impacts on nearby residential dwellings 
to the east of the wider development area. Overall, the protection of the local landscape has been 
carefully considered to ensure that development does not negatively affect it, however it is not likely to 
have a positive effect, therefore a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site is within 3km of listed buildings and Luscombe Castle registered park and garden, however 
mitigation provided by policy EN17 Heritage Assets within the local plan will ensure the protection of 
heritage assets. A neutral effect is therefore recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles New development should be designed to a high quality, including the design of buildings and materials 
used in construction, as well as the layout and design principles according to the site allocation policy 
CT1. A potential minor positive effect is recorded due to the generation of new high-quality buildings. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

New pedestrian and cycle links from the site to facilities in this part of the town will be provided as it is 
considered essential for those working at and visiting the new business area. The site has access to a 
frequent bus service but is not within 1km of a railway station.
Overall, the site has good connectivity which is likely to reduce the need for occupants to use private 
vehicles, therefore a potential minor positive effect is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Negative EN6: Flood Risk and Water Quality
CC1: Resilience

The site is greenfield land adjacent to and partially within (<50%) flood zone 3 and entirely within a 
Critical Drainage Area (CDA). 

Development will avoid areas falling within flood zones 2 and 3, which will be utilised for the purposes of 
flood gain, and a further 20m buffer will be applied to allow for potential future climate change impacts. 
Development will require flood risk mitigation and drainage solutions either on-site of off-site, as 
informed by a flood risk assessment. Development will consider groundwater flood risk. Despite the high 
risk of flooding on this land, mitigation will reduce the risk of development on this site, therefore a 
potential minor negative effect is recorded. 

A site flood risk assessment and mitigation proposals should be submitted 
prior to development consent being granted.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles The site is comprised of l3ha of Grade 1 and 4 agricultural land. Grade 1 agricultural land is excellent 
quality agricultural land, the loss of which cannot be mitigated, therefore a potential significant negative 
effect is recorded. 

The loss of agricultural land cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

Yes Indirect High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative EN6: Flood Risk and Water Quality
CC1: Resilience

The site is close to the Shutterton Brook which runs into the River Exe. 
Policy EN6 within the local plan ensures that where development is necessary it does not pollute the 
water environment and planning permission will not be granted if there is a risk of contamination of the 
water environment as a result of development. 
Despite the presence of mitigation, there is a potential for cumulative effects as a result of the sites 
partial situation on flood zone 3 and entire situation within a critical drainage area. There is a high risk of 
flooding at this site and this risk is predicted to increase in future as a result of climate change, therefore 
during a flood event runoff from the employment site may enter Shutterton Brook which would result in 
its contamination and the subsequent contamination of the River Exe and Exe estuary. 
Overall, a potential minor negative effect is recorded due to the potential for the contamination and 
pollution of water resources. 

A site flood risk assessment and surface water management proposals should 
be submitted prior to development consent being granted.

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

N/A N/A N/A N/A N/A N/A Neutral H2: Affordable Housing Targets The location of employment development will not have an effect on this SA objective therefore a neutral 
effect is recorded. 

Greenfield

SA framework Assessment

CT1: Langdon Business Park, Dawlish
Dawlish
Employment
3ha 



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles The site is not within 800m of major open space and is not currently within 400m of a cycle route, 
although development will include a designated cycle route between the site and Dawlish town centre. 
Overall, the site has sufficient access to cycling and walking networks which should support the health of 
occupants, however due to the lack of open space in close proximity to the site, a neutral effect is 
recorded

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is in an area with a deprivation level of 9319 compared to a Devon wide score of 14246, 
meaning that development at this site would likely positively impact this objective.
The site is not close to residential dwellings, and is more than 1km from an AQMA.
Overall, a potential minor positive effect is recorded against this objective. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is located adjacent to the town of Dawlish where there are a wide range of services available.  
Employment development on this site would include the provision of dedicated cycle and walking routes 
between the site and the nearby town, thereby improving access to services. It would also include the 
provision of suitable highway access into the site and safe pedestrian and cycle connection to local 
services at Exeter Road.
A network of open access ducting suitable for and including gigabit full-fibre internet connections to 
each building. 
Overall, the site has good access to services, therefore a potential minor positive effect is recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive Development at this site will include a mix of employment uses, including B2, B8 and E (g) uses. Planning 
conditions should be imposed to ensure permitted development rights for conversion to residential uses 
are removed.
A mix of unit size and tenures to allow for rented and freehold properties.
The site has existing planning permission for employment development.
The site has capacity for 3ha of employment land and would contribute towards the achievement of this 
objective, and a potential significant positive effect is recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive The site is located adjacent to Dawlish town centre, therefore development is likely to contribute to 
strengthening its vitality and viability and as a result, a potential minor positive effect is recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is more than 1km from a railway station but is within 500m of a frequent bus service. There are 
currently no nearby dedicated cycle routes, however the site allocation policy states that pedestrian and 
cycle links from the site to facilities in Dawlish town centre will be essential for those working at and 
visiting the new business area.
A network of open access ducting suitable for and including gigabit full-fibre internet connections to 
each building.
Overall, the site has sufficient access to sustainable transport links, therefore a potential minor positive 
effect is recorded. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Site RT1 is located within the South Hams SAC Sustenance Zone. Part of the site is within the West Golds 
Mine Marsh Unconfirmed Wildlife Site identified for floodplain grazing marsh. Priority habitats include 
species-rich hedges; streams; possible floodplain grazing marsh. European protected species include 
bats – close to radio-tracked barbastelle and greater horseshoe areas. Both are very rare species. These 
and other species are likely to be present on site. Potential impacts from loss of roosts, loss of foraging 
habitat and additional lighting. Otter have been recorded nearby, may use watercourses on site, if so, 
mitigation will be needed. Dormouse assumed present. Impacts from loss of trees/ scrub/ hedges, from 
cat predation and from lighting. Great Crested Newt zone with potential for impacts given proximity of 
Bradley Ponds. The site is further than 1km from an AQMA, and due to the availability of frequent bus 
services, any development is considered unlikely to result in increased traffic within an AQMA. The 
potential for traffic generated from this development to affect habitats is currently unknown. The site 
could aid the provision of local public green space and connection to existing provision. A substantial 
portion of the site lies within the functional flood plain which will only be utilised for the purposes of 
flood gain, 0.33 Ha of green infrastructure and biodiversity net gain. 

The development of this site has high potential for significant negative effects on the natural 
environment, particularly in relation to protected species and European designated sites. LP policy EN10: 
Biodiversity and Geodiversity and EN11: Important Habitats and Features should help to protect the 
biodiversity and geodiversity of the area and any important habitats on site. Policy RT1 requires specific 
ecological mitigation to be informed by a site level HRA to protect the integrity of the South Hams SAC. 
However, until ecological surveys and a site level HRA are completed and a package of mitigation put 
forward, an uncertain effect remains.  

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to 
permission being granted.

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Site RT1 is within 1km of the boundary of Dartmoor National Park and is classed in the Interim Landscape 
Sensitivity Assessment as having medium-high landscape sensitivity. Adjacent to existing settlement and 
low lying, although would break the characteristic pattern of development only on the north side of the 
B3344. Landscape impacts are considered likely to be easily mitigated through good design, layout and 
landscaping. Overall, LP policy EN4: Landscape Protection and Enhancement should help reduce the 
impact of the sites proximity to Dartmoor National Park and other potential negative landscape effects, 
hence a neutral effect is identified.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets Site RT1 is within the buffer of various Grade I or II* Listed Buildings. Policy EN15: Heritage Assets 
requires all developments conserve, or where appropriates, enhance or better reveal, the significance of 
heritage assets and their settings. Therefore, a neutral effect has been identified. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, 
public realm and detailing of new buildings.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles This site, which lies to the south of Le Molay Littry Way will deliver 20 custom built plots for high-quality 
residential development.  The development will be fully compliant with Local Plan policy H6: Custom 
Build. Proposals will need to comply with section 2–4 and 6 of policy H6 and include a site and plot 
phasing plan to ensure compliance with CIL regulations. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and 
low carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Low Short/ 
Medium 

District Wide Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. Site RT1 lies adjacent to 
Bovey Tracey.  It is more than 1km from a railway station, within 500m of a bus stop, served by frequent 
buses (approx. half hourly-hourly) and has access to a cycle route within 1km. All sites would be required 
to either provide active travel connections to existing routes or provide new routes to the nearest main 
settlement. In additional, Policy RT1 requires a safe and integrated network of cycling and walking routes 
within the allocation and a safe crossing point across the B23344 to link with existing routes in the area. 
This will help to promote active travel and reduce the need for private car use. LP policy CC4: Sustainable 
Transport will also ensure that public transport, cycling and walking are promoted as transport modes of 
choice to minimise dependence on car travel. Overall, the site is likely to have a minor positive effect in 
relation to climate change mitigation due to some access to public transport options, cycle and walking 
paths.

Potential for an enhancement through making the Green 
Infrastructure areas of the site active travel routes too. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Negative EN6: Flood Risk and Water Quality
CC1: Resilience

The majority of site RT1 lies within Flood Zones 2 and 3. However, the northern section of land adjacent 
to the B3344 lies in Flood Zone 1 and does not fall within a critical drainage area. No built development 
will be sited within 20m of the flood zone due to the buffer required in policy RT1 by the Environmental 
Agency to allow for potential future climate change impacts. LP policy EN6: Flood Risk and Water Quality 
also requires that where development is necessary, it does not increase flood risk elsewhere or 
otherwise pollute the water environment. However, a potential minor negative effect has been identified 
where areas of the site have been left undeveloped to account for future flooding scenarios. 

Explore whether planning obligations or covenants can be used to 
ensure that undeveloped parts of the site remain undeveloped in 
the future in order to plan for climate change. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Negative DW2: Development Principles Site RT1 has less than 1Ha of Grade 3b agricultural land which is classed as moderate quality agriculture 
land. The site lies within a Minerals Consultation Area (MCA) for ball clay. This would have a minor 
negative effect as mineral resources could be sterilised.

Carry out a Mineral Resource Assessment to demonstrate whether 
there is economic value in ball clay resources. The loss of grade 3 
agricultural land cannot be mitigated.

Greenfield

RT1: Le Molay Littry Way, Bovey Tracey
Rural Towns
20 homes
0.33 ha

SA framework Assessment



H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site RT1 is adjacent to 2 small springs and watercourses that run into the River Bovey, which runs into 
the Exe Estuary. Policy EN6: Flood Risk and Water Quality will prevent planning permission from being 
granted for developments which, because of inadequate provision of water services or inadequate or 
untimely provision of foul water and surface water drainage and disposal, would cause pollution to the 
water environment, including coastal waters, would result in the deterioration of the ecological status of 
a water body, would overload the sewer network, or would result in an increase in flood risk at the site 
or elsewhere. Assuming this policy safeguard will prevent any potential negative effect occurring, a 
neutral effect has been identified. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site has capacity to deliver 20 homes with 30% of these being dedicated to affordable housing, 
scoring a potential minor positive effect. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles Site RT1 lies within 800m of an area of major open space and is within 400m of a walking or cycle path. 
Policy RT1 will require the site to provide at least 0.3Ha of green infrastructure. The site will also provide 
safe and integrated network of cycling and walking routes to promote active travel, including a high 
quality active travel connection to the existing route along Le Molay Littry Way. Therefore, a minor 
positive effect has been identified. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

The site's LSOA areas are less deprived than the Devon average and the development is not considered 
to contribute to improving deprivation. By allowing custom build housing plots on a well designed site 
the development could support the achievement of this objective and a potential minor positive effect is 
identified. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes N/A N/A N/A N/A N/A Uncertain GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Site RT1 lies adjacent to the Bovey Tracey town settlement limit.  The site is more than 1km from an 
existing school. Bovey Tracey Primary School does not have any additional capacity and cannot be 
expanded on its existing site. However, should the proposed relocation of Bovey Tracey Primary School 
to Le Moley Littry Way as proposed in the current Local Plan and the Bovey Parish Neighbourhood Plan 
take place, then site RT1  would be within 1km. Policy RT1 requires contributions to be made towards 
infrastructure for primary education in the town and home to school transport for secondary education. 
The site lies in areas where there is standard broadband (10-30mbps) available. Policy RT1 requires 
improved, safe vehicular access to the site from Le Molay Littry Way and a safe and integrated network 
of cycling and walking routes within the allocation and a safe crossing point across the B3344 to link with 
existing routes in the area. This will improve the site access to local services. Overall, an uncertain effect 
has been identified because it is not clear whether the proposed relocation Bovey Tracey Primary School 
is taking place. 

The effect of the proposed development on access to services is 
dependent on the relocation of Bovey Tracey Primary School. It 
should be made clear whether this is taking place before the 
decision to develop here is taken. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive Site RT1 lies adjacent to the Bovey Tracey settlement boundary, which could encourage residents to seek 
employment in the local economy. The site has the capacity for less than 20 homes, which will have a 
negligible effect on the provision of on-site employment land. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive RT2 is located adjacent to or within Bovey Tracey, where the development of 20 homes could support 
the vitality and viability of the town centre, a potential minor positive effect has been identified due to 
the sites proximity to the town centre and number of homes being developed.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Site RT1 lies more than 1 km from a railway station, is within 500m of a bus stop served by frequent 
buses (approx. Half hourly) and has access to a cycle route within 1km. The site has a capacity of less 
than 1,000 homes, however, policy RT1 requires improved, safe vehicular access to the site from Le 
Molay Littry Way and a safe and integrated network of cycling and walking routes within the allocation 
and a safe crossing point across the B3344 to link with existing routes in the area. Therefore, a potential 
minor positive effect has been identified. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Site RT2 lies within the 10km buffer zone of Dartmoor National Park (DNP), South Dartmoor Woods 
Special Area of Conservation (SAC) and the Dartmoor SAC Recreation Buffer. It is also located within the 
South Hams SAC Sustenance Zone and is close to Little Bradley Ponds County Wildlife Site, (just south of 
B3344) and Hele Brakes (heath) (150m to the east).  The policy requires specific ecological mitigations 
informed by a site level HRA to protect the integrity of the South Hams SAC. Policy RT2 also requires at 
least 2.5 Ha of green infrastructure. The potential for traffic generated from this development to affect 
habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

RT2 has local landscape sensitivities relating to their proximity to DNP and in case of Site RT2, the 
potential impact on the distinctive separate character and lead to coalescence with Chudleigh Knighton. 
An overall neutral effect has been identified due to LP policy EN4:LAndscape Protection and 
Enhancement which will mitigate potential impacts on the landscape. In addition, RT2 requires the design 
and layout solutions to conserve or enhance the landscape setting of the Dartmoor National Park, 
informed by a Landscape and Visual Impact Assessment. Therefore, a neutral effect has been identified. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Uncertain EN17: Heritage Assets Site RT2 lies within 3km of the various grade II listed buildings. It also lies within an area of archaeological 
potential with regard to known prehistoric activity in the surrounding landscape, and in an area 
associated with the post-medieval pottery industry in Bovey Tracey. Policy RT2 requires a layout informed 
by details of archaeological investigation, evaluation and mitigation. EN17: Heritage Assets will help to 
mitigate the effects but until that programme is carried out, the effect of developing here is uncertain.

A programme of archaeological works to determine the potential impact is 
recommended. It is not possible to mitigate the uncertain effect identified until 
this investigation has been carried out. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Minor Positive DW2: Development Principles RT2 policy requires that new housing development delivers a high quality mix of housing types suited to a 
wide range of housing needs. Policy RT2 also requires the layout and design conserve and enhance the 
Dartmoor national parks area, informed by a visual impact assessment. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Permanent/ 
Reversible

Low Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The site lies 1-5km from Bovey Tracey or Newton Abbot, more than 1km from a railway station and within 
500m of a bus stop, served by frequent buses (approx. half hourly-hourly). There is also access to a cycle 
route within 1km. Although RT2 has a potential yield of 190 homes on the periphery of existing transport 
links, policy RT2 is required to either provide active safe travel connections to existing routes or provide 
new routes to the nearest main settlement. However, as the development is beg placed on the edge of a 
settlement without links to public transport and there isn't a rail station in Bovey Tracey, a potential 
minor negative effect has been identified. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

RT2 lies wholly or mainly within Flood Zone 1 and does not fall within a critical drainage area. Policy RT2 
also requires specific flood risk mitigation informed by a flood risk assessment and sustainable drainage 
strategy. Therefore, a neutral effect has been identified. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles RT2 has over 5ha of Grade 3 agricultural land. The site also lies within a Minerals Consultation Area (MCA) 
for ball clay, meaning mineral resources could be sterilised. Mitigating LP policy DW2: Development 
Principles requires new developments to reduce their resource requirements, including land, water and 
energy. Policy RT2 requires the safeguarding of land for the future provision of a geothermal energy plant 
to the southwest of the site. Therefore, a neutral effect has been identified. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

RT2 is immediately adjacent to or contains watercourses that do not run into the Exe Estuary. Policy RT2 
specifies the requirement for adequate drainage systems. Policy EN6: Flood Risk and Water Quality also 
requires the adequate provision of water services, surface water drainage and disposal. Therefore, a 
neutral effect has been identified. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets Site RT2 has the capacity to deliver 1900 homes with 30% of dwellings dedicated to affordable housing, 
scoring a minor positive effect.

Greenfield

RT2: Bradley Bends, Bovey Tracey
Rural Towns
190 homes
2.5 ha

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles RT2 lies within 800m of an area of major open space and is within 400m of a walking or cycle path. Policy 
RT2 requires further development of a safe and integrated cycle path and a combination of young and 
children's play areas. In addition, a high quality active travel connection to the existing route along Le 
Molay Littry Way. A minor positive effect has been identified. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

RT2 falls within LSOA 007A that has an IMD score of 22,077. These LSOA areas are less deprived than the 
Devon average and effects of the development would be considered neutral.

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

N/A N/A N/A N/A N/A N/A Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

RT2 lies adjacent to, or within the Bovey Tracey town settlement limit, which could limit access to 
services. The site is also more than 1km from an existing school and none of the sites are of sufficient size 
to accommodate a new school. Policy RT3 ensures that contributions are made towards infrastructure for 
primary education in the town and home to school transport for secondary education. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive RT2 is adjacent to, or within the Bovey Tracey settlement boundary, which could encourage residents to 
seek employment in the local economy. The site has the capacity for less than 500 homes, which will 
have a negligible effect on the provision of on-site employment land.  

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive RT2 is located adjacent to or within Bovey Tracey, where new development could support the vitality and 
viability of the town centre, scoring a significant positive effect.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

RT2 lies more than 1 km from a railway station, within 500m of a bus stop, are served by frequent buses 
(approx. half hourly) and have access to a cycle route within 1km.  Policy RT2 also requires the further 
development of safe cycle networks and walking routes. The site will also have improved access by 
vehicle to adjacent settlements. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Site RT3 is within the sustenance zone and landscape connectivity zone associated with the South Hams 
SAC. Site RT3 is within 10km of Dartmoor and South Dartmoor Woods SACs, but is just outside 10km 
buffer of Exe Estuary SPA and Dawlish Warren SAC. Site RT3 is more than 250m from a local wildlife site 
but contains habitats that support protected species including bats, cirl buntings, great crested newts 
and dormice. However, potential effects on these species can be mitigated by LP policies EN10: 
Biodiversity and Geodiversity, EN11: Important Habitats and Features and EN12: Legally Protected and 
Priority Species. Natural England (NE) will require: 
i) Appropriate Assessment of any group of allocations in Chudleigh for in-combination impacts. 
ii) NE will require a bespoke mitigation plan for all of Chudleigh, outstanding from current Local Plan. 
Until now NE have accepted lack of such a plan for current allocations but are unlikely to continue to do 
so for further batches of allocated sites. As part of strategic mitigation: all sites to provide proportionate 
contribution for SAC bat roost building, or equivalent. Policy RT3 requires at least  0.36 Ha of green 
infrastructure. The potential for traffic generated from this development to affect habitats is currently 
unknown. 
Additionally, the policy requires specific ecological mitigations informed by a site level HRA to protect the 
integrity of the South Hams SAC.  Overall, an uncertain effect has been identified until an assessment has 
been undertaken to investigate the effectiveness of the mitigation plans and the effects on air quality can 
be understood. 

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site is not within the Undeveloped Coast designation and is not within 1km of Exeter city, Dartmoor 
National Park or the designed landscapes of Manhead, Oxton, Powderham or Haldon, scoring a neutral 
effect on landscape character.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets There are no designated heritage assets on the site, but it lies within 3km of Grade I/II* listed buildings, 
conservation areas, scheduled monuments and a Registered Park and Garden. Policy RT3 ensures that 
nearby heritage assets and their settings are conserved or enhanced, particularly Heathfield and Former 
Stables, and Oakfield, as informed by a Heritage Impact Assessment. Mitigating LP policy EN17 ensures an 
assessment of the historic environment will be completed and policy RT3 requires Planning applications 
will be supported by details of archaeological investigation, evaluation and mitigation, which shall inform 
the layout of the site.  Therefore, a neutral effect has been identified. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles Whilst development here is not expected to affect the built environment, mitigating LP policy DW2 will 
ensure that development here will promote high quality architecture, design and access.

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Site RT3 lies adjacent to a main town (just beyond Chudleigh’s allotments). The site is more than 1km 
from a railway station, but is within 500m of a bus stop with a frequent service. Walking and cycling route 
improvements along Exeter Road to provide safe connections between the site and the town are 
required as part of development and allotment access is recommended. Therefore, a significant positive 
effect in relation to climate change mitigation has been identified.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The greenfield site considered lies within Flood Zone 1. Mitigating LP policy EN6: Flood Risk and Water 
Quality ensures that where development is necessary, it is safe and does not increase flood risk 
elsewhere or otherwise pollute the water environment.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A N/A N/A N/A N/A N/A Uncertain DW2: Development Principles Development would utilise between 1-5ha of grade 3 agricultural land, and could have a minor negative 
effect. However, this is uncertain depending on whether the land is Grade 3a or 3b which cannot be 
determined from the national GIS dataset (Grade 3a is listed as good quality land, grade 3b is listed as 
moderate quality land).

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site does not contain or lies adjacent to a watercourse, and is not within a critical drainage area or 
within the 2052 tidal extent. Therefore a neutral effect on water quality has been identified.

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets The site would deliver 30 new homes, having a minor positive effect on the supply and delivery of 
housing. 30% of dwellings to be provided as affordable housing.

Greenfield

RT3: Inner Bell, Chudleigh
Rural Towns
30 homes
1.5 ha

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site lies within 800m of the local sports ground and, is within 400m of footpaths. Therefore 
development of the site would have a positive effect in relation to health from the local opportunities for 
healthy lifestyles.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No Direct Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

Where a residential development site is within an area of higher levels of deprivation compared to Devon 
as a whole, the new development may have positive effects on wellbeing locally as a result of increased 
investment in the area and potentially the creation of new services and facilities. The site lies within an 
area that is less deprived than the Devon average. However, the site is within 100m of existing housing, 
where occupiers could be disturbed during construction. Overall, a minor negative effect has been 
identified. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site lies adjacent to a main town (just beyond Chudleigh’s allotments). It has access to superfast 
broadband connections, and is within 1km (as the crow flies) of Chudleigh primary school. Policy RT3 
ensures contributions are made towards infrastructure for secondary education provision and home to 
school transport.Policy GP7: Infrastructure and Transport will ensure the development continues to 
benefit from access to community facilities and travel networks whilst policy RT3 ensures safe cycling and 
walking routes are integrated into the plan. Overall, development of site RT3 could have a significant 
positive effect related to access to services. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive Although the site is not within 1km of an existing or proposed employment site, it is adjacent to a main 
town (Chudleigh) where employment opportunities exist and development would result in a minor 
positive effect in relation to accessing jobs.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive The site lies adjacent to a main town (just beyond Chudleigh’s allotments), where new development 
could support the vitality and viability of the town centre, scoring a significant positive effect. Due to the 
sites small size, the potential effect is expected to be of medium magnitude. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Short/ 
Medium 

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is more than 1km from a railway station, but is within 500m of a bus stop with a frequent service. 
Policy RT3 also requires the provision of safe cycle networks and walking routes to improv the 
connectivity of the site. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

All employment site options are assumed to have opportunities for the provision of green infrastructure, 
as shown in the assumed characteristics, however, larger sites of 10ha  or more are more likely to be able 
to provide a range of multi-functional green infrastructure.
However, Site V1 lies within the South Hams SAC Landscape Connectivity Zone, hence development here 
could lead to loss of habitats, wildlife corridors and foraging areas. Mitigating LP policy EN10: Biodiversity 
and Geodiversity requires the protection, enhancement and restoration of the biodiversity and 
geodiversity of the district.
The potential for traffic generated from this development to affect habitats is currently unknown. Site V1 
also lies within 250m of UWSs at Woodlane Wood and Court Grange Meadow and an OSWI at Dornafield 
Cross (East). Site V1 contains Priority Habitats and habitats and features that support Protected Species 
including bats, cirl buntings, dormice, Great Crested Newts. However, without further investigation, 
potential effects are unknown. Mitigating LP policy EN11: Important Habitats and Features will limit the 
negative effects of development on this site,  whilst policy V1 requires specific ecological mitigations 
informed by a site level HRA to protect the integrity of the South Hams SAC. As the outcomes of the HRA 
are not yet known, an uncertain effect has been identified. 

A site specific HRA will be required for the South Hams SAC in order to 
determine the precise nature of potential effects for V1. It may be possible to 
develop the site with mitigation in place to protect South Hams SAC. 
Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.
It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Site V1 is not within the Undeveloped Coast designation or within 1km of Dartmoor National Park, Exeter 
City or the historic landscapes of Mamhead, Oxton, Powderham and Haldon. It also lies in a valley, 
screening the site from surrounding landscape. LP policy EN4: Landscape Protection and Enhancement 
should further mitigate potential effects on the landscape from developing here whilst policy V1 requires 
the design and layout to have regard for the landscape sensitivity of the site. Therefore, a neutral effect 
has been identified.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Uncertain EN17: Heritage Assets Site V1 does not contain a designated heritage asset.  However, the site is within 3km of a Grade I or II* 
Listed Building, a Registered Park and Garden, a Scheduled Monument or a Conservation Area. Effects on 
the historic environment are unknown in the absence of detailed assessment. Mitigating LP policy EN17: 
Heritage Assets can reduce any negative effect to the historic environment from development here.  
Overall, development of the site will have an uncertain effect.

An assessment is required of the potential for development to have a negative 
effect on heritage assets and their settings and any required mitigation 
identified should be incorporated into the proposals.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles Large, greenfield sites (>10 ha) can have sufficient space to accommodate a well-designed development 
and create a new high quality built environment. Site V1 is of a sufficient size to enable a high quality 
design. Mitigating LP policy DW2: Development Principles will ensure that the development meets 
quality architecture, design and accessibility standards. Therefore, a minor positive effect has been 
identified.

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Ruby Farm is within 5km of the town which one?. However, the site is more than 1km from the rail 
station and has an infrequent bus service nearby. There is no safe cycle route or footpath. The site is 
more than 10 ha. Whilst policy CC4: Sustainable Transport could help to ensure access to public 
transport, walking and cycling routes are provided, it is unclear how achievable this will be. Policy V1 also 
requires safe pedestrian and cycle/walking connection towards Abbotskerswell, however, there are 
currently no existing pavements as access is via single track lanes. This could encourage the use of cars to 
access the site. 

Detailed public and active transport plans for the site will be required to 
determine the precise nature of effect. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Ruby Farm is outside of any flood zone or critical drainage areas, but is a greenfield site. LP policy EN6: 
Flood Risk and Water Quality ensures developments are safe and do not increase the risk of flooding near 
the site or elsewhere in the area. Therefore, a neutral effect has been identified. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Significant Negative DW2: Development Principles V1 includes more than 5 ha within Grade 2 agricultural land. The site has minimal previously developed 
land. The site is not within a minerals safeguarding area (MSA). Whilst mitigating LP policy DW2: 
Development Principles reduces the impact from development of this site, ultimately building on Grade 2 
agricultural land will always have a negative effect on land resources that cannot be mitigated. 

The loss of agricultural land cannot be mitigated.  The only way to ensure the 
Grade 2 agricultural land is preserved is by locating development elsewhere. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site V1 does not contain or lie adjacent to a watercourses, having a neutral effect on water quality.

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Negative H2: Affordable Housing Targets The implementation of Policy V1 would explicitly remove the potential for conversion of buildings at the 
site to residential use, thus removing ~10ha of potential residential space from within the District. A 
potential significant negative effect has been recorded, although it is noted that this is of low magnitude 
and reversible if future LP iterations were to remove this clause. 

The removal of planning conditions which would prevent future conversions of 
space to residential use would mitigate the potential significant negative effect 
identified. This could allow for mix employment and residential space in the 
future. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Uncertain DW2: Development Principles Site V1 is not within 800m of a major open space but is within 400m of walking path. The site is more 
than 10ha. Policy V1 also requires safe pedestrian and cycle/walking connection towards Abbotskerswell, 
requiring improvements to footways if necessary. It is unclear if this is achievable at the site. 

Detailed public and active transport plans for the site will be required to 
determine the precise nature of effect. 

Greenfield

V1: Ruby Farm, Abbotskerswell
Abbotskerswell 
Mixed
1

SA framework Assessment



K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No Direct Low Short (<5 
years) 

Localised Temporary/ 
Irreversible

Minor Negative GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

Site V1 is in an area with a deprivation level of 29472 compared to a Devon wide score of 14246, meaning 
the site is not in an area of high deprivation. The site is close to residential dwellings, but more than 1km 
from an AQMA, but is of a scale which could generate additional traffic on Wolborough street. Whilst 
some negative effects can be mitigated by LP policies EN7: Air Quality and EN8: Light Pollution, short 
term pollution (particularly noise from construction) cannot be mitigated. Therefore, a minor negative 
effect has been identified.

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Short/ 
Medium 

Localised Permanent/ 
Reversible

Uncertain GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Site V1 is in an isolated position, away from other settlements. Whilst the site is close to superfast 
broadband, significant improvements are required to site access. Policy RT2 requires suitable highway 
access into the site and safe pedestrian and cycle/walking connection towards Abbotskerswell, requiring 
improvements to footways if necessary. LP policy CC4: Sustainable Transport will also help to enhance the 
accessibility of the site with improved sustainable transport links. However, it is currently unclear if this 
will be practicable, as this would require development across surrounding fields. Hence an overall 
uncertain effect has been recorded. 

Detailed public and active transport plans for the site will be required to 
determine the precise nature of effect. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive Site V1 is more than 10 ha and will provide a mix of employment tenures. Therefore, a significant positive 
effect has been identified. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Negative Site V1 is not adjacent to a main town, but will be providing employment space. This could compete with 
local centres. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Medium (10 
years)

District Wide Permanent/ 
Irreversible

Uncertain GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Site V1 is more than 1km from the rail station and has an infrequent bus service nearby. There is no safe 
cycle route or pedestrian route. Policy V1 requires suitable highway access into the site and safe 
pedestrian and cycle/walking connection towards Abbotskerswell, requiring improvements to footways if 
necessary. LP policy CC4: Sustainable Transport and GP7: Infrastructure & Transport Networks will help to 
improve the connectivity of the site through the provision of transport networks. However, it is currently 
unclear if this will be practicable, as this would require development across surrounding fields. Hence an 
overall uncertain effect has been recorded. 

Detailed public and active transport plans for the site will be required to 
determine the precise nature of effect. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Site V2 is within the Landscape Connectivity Zone associated with the South Hams SAC and contains 
Priority Habitats. 
Policy V2 requires at least 1.7 Ha of green infrastructure. The policy also requires specific ecological 
mitigations informed by a site level HRA to protect the integrity of the South Hams SAC. LP policies EN10: 
Biodiversity and Geodiversity and EN11: Important Habitats and Features will help to reduce 
development of the sites impact on biodiversity, geodiversity, important habitats and features.
There are no AQMA’s in close proximity to the sites but development on any of the sites could increase 
car travel into Teignmouth, where roads such as Bitton Park Road and Bishopsteignton Road are within 
an AQMA. This effect is uncertain given the distance of the sites from the management area and the 
public transport options available, however, the potential for traffic generated from this development to 
affect habitats is currently unknown.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Uncertain EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Site V2 lies within Undeveloped Coast and has a highly visually prominent location. The effects on the 
setting from development of the site are currently unclear, as it will depend on the detailed scale, layout 
and design of the development. Policy V2 requires appropriately designed parkland and natural green 
space, including SANGS, in the western half of the site, which helps to obscure views of the site access 
road. In addition, specific landscape and design measures should be considered to mitigate impacts on 
the Undeveloped Coast, informed by a Landscape Visual Impact Assessment. LP policy EN4: Landscape 
Protection and Enhancement requires developments to enhance and conserve the district's natural 
landscape, seascape and townscape character and scenic quality. LP policy EN2: Undeveloped Coast also 
requires the protection, maintenance and enhancement of the distinctive character of the undeveloped 
coast. It is currently unclear how achievable this will be in such a prominent location, hence an uncertain 
effect has been recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets There are no Scheduled Monuments, Registered Parks and Gardens or Conservation Areas near site V2, 
but it is within 3km of a heritage asset and is less than 0.5km from Bishopsteignton House, a Grade all 
Listed Building at Newton Road.  LP policy EN17: Heritage Assets will help to protect the local historic 
environment and requires an assessment of their significance, and a desk based archaeological 
assessment be carried out where appropriate. Therefore, a neutral effect has been identified.

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive DW2: Development Principles It is expected that larger greenfield sites will have space to accommodate well-designed buildings which 
would contribute to a new high quality built environment. Policy V2 will require appropriately designed 
parkland and natural green space, including SANGS, in the western half of the site, which helps to 
obscure views of the site access road. Specific landscape and design measures to mitigate impacts on the 
Undeveloped Coast, informed by a Landscape Visual Impact Assessment. Therefore, a significant positive 
effect has been identified. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Site V2 lies on the outskirts of Bishopsteignton and within 5km of Teignmouth and Kingsteignton. 
Provision of additional sustainable travel links could help improve this position. In addition, the is within 
500m of a bus stop, with frequent bus services, including peak hour services to Newton Abbot and 
Teignmouth.  The site is less than 5km from a railway station at Teignmouth. Policy V2 requires the site to 
have suitable road access from Forder Lane, designed in a way which minimises landscape impact and 
safe cycling and walking routes to include routes allowing safe access to Bakers Yard and a connection 
into the village, for example through the park (the Lawns). 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site V2 is a greenfield site within Flood Zone 1 and contains no areas of Flood Zones 2 or 3. The site is not 
within a Critical Drainage Area. LP policy EN6: Flood Risk and Water Quality requires that where 
development is necessary, it is safe and does not increase flood risk elsewhere or otherwise pollute the 
water environment. Therefore, a neutral effect has been identified. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A N/A N/A N/A N/A N/A Uncertain DW2: Development Principles Site V2 would utilise less than 5ha of Grade 3 agricultural land, however this effect would be uncertain as 
safeguards during construction may retain the quality of the agricultural land for future use. The site does 
not fall within a Minerals Safeguarding Area. Whilst mitigating LP policy DW2: Development Principles is 
designed to limit site resource requirements, including land, it is uncertain whether this will be enough to 
mitigate the effect of developing this site. 

Ensure safeguards during construction retain the quality of the agriculture land 
for future use. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site V2 contains a small watercourse in the western section. However, LP policy EN6: Flood Risk and 
Water Quality prevents site development  causing pollution to the water environment through the 
untimely provision of foul water and surface water drainage and disposal. Therefore, a neutral effect has 
been identified. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site has the ability to deliver 55 homes. Additionally, 30% of these dwellings will be allocated to 
affordable housing and sites for people wishing to build their own home, which helps to diversify supply.

Greenfield

V2:  Forder Lane, Bishopsteignton
Bishopsteignton
55 homes
1.33 Ha

30% affordable housing

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles Bishopsteignton does not contain any recreation field for outdoor leisure pursuits, the nearest public 
recreation facility is at Broadmeadow, Teignmouth which is more than 800m from each of the sites. In 
terms of public rights of way, site V2 is within 400m of a public footpath link. There are no present links to 
cycle routes for the site but the forthcoming Teign Estuary Cycle Trail will provide a link from the 
southern side of the village providing a new leisure facility for journeys to Teignmouth and Newton Abbot 
with access within 400m of the Forder Lane site. In addition, the site has sufficient capacity to deliver a 
moderate level of open space. Policy V2 could provide safe cycling and walking routes to include routes 
allowing safe access to Bakers Yard and a connection into the village, for example through the park (the 
Lawns).In addition, contributions are to be made towards the planned Teign Estuary Trail 
(bishopsteignton to Passage House Inn section). It also requires the development have access to 
appropriately designed parkland and natural green space, including SANGS. Therefore, a significant 
positive effect has been identified. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No Direct Low Short (<5 
years) 

Localised Permanent/ 
Reversible

Minor Negative GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

Bishopsteignton has a score of 28,320, which is less deprived than the Devon average. Site V2 lies within 
100m of existing residential development and could result in potential minor negative effects on amenity 
of existing residents as a result of increased noise and light pollution, particularly during the construction 
phase of development as longer term effects could be mitigated. The site is close to the A381 could 
create noise pollution to the new residential development. LP policy EN7: Air Quality requires any 
development that is likely to have a harmful impact on an Air Quality Management Area through the 
creation of additional vehicular movements or an increase in congestion will be required to provide 
sufficient information to assess the impact. However, in the short term, development of this site cannot 
prevent pollution during the construction phase. Therefore, a minor negative effect has been identified. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

N/A N/A N/A N/A N/A N/A Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Site V2 is adjacent to a defined village with day-to-day services and facilities. In addition, the site is within 
1km of a primary school, although it is noted that capacities of local schools may change over time. Policy 
V2 ensures that contributions will be made infrastructure for secondary education provision and home to 
school transport. The site has access to superfast broadband, but is not large enough to accommodate a 
new school. Policy V2 requires suitable road access Forder Lane and safe cycling and walking routes. LP 
policy GP7: Infrastructure & Transport Networks requires the provision of new and improved 
infrastructure, specific to access to services, in the form of improvements to public transport provisions, 
cycle and pedestrian provisions, new roads and road improvements, and electric car charging to improve 
residents access to services. Overall, the effect has been identified as minor positive. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive Site V2 lies within 1km of a proposed employment redevelopment site at Bakers Yard, (as allocated in 
Policy BSE1 of the Bishopsteignton NP). The site is not adjacent to a Main Town or large enough to 
provide for employment on site.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral Site V2 is not adjacent to Exeter or a Main Town. However, the site is likely to rely on the high level 
services and employment opportunities provided by Newton Abbot and Exeter, which can be accessed. A 
neutral effect has therefore been identified. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Whilst site V2 is not within 1km of a railway station, it is within 500m of a bus stop with frequent bus 
services, including peak hour services to Exeter and Teignmouth. Policy V2 requires suitable road access 
to Forder Lane and safe cycling and walking routes. LP policy GP7: Infrastructure & Transport Networks 
requires the provision of new and improved infrastructure, specifically access to services, in the form of 
improvements to public transport provisions, cycle and pedestrian provisions, new roads and road 
improvements, and electric car charging to improve residents access to services. Overall, the effect has 
been identified as minor positive. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Site V3 lies within the Landscape Connectivity Zone associated with the South Hams SAC. The site 
contains Priority Habitats, although this effect is uncertain as mitigation may overcome effects, such as 
retention of hedges, or buffer zones.
There are no AQMA’s in close proximity to the site but development could increase car travel into 
Teignmouth, where roads such as Bitton Park Road and Bishopsteignton Road are within an AQMA. This 
effect is uncertain given the distance of the sites from the management area and the public transport 
options available. The potential for traffic generated from this development to affect habitats is currently 
unknown.  Policy V3 requires the site will be required to provide 0.5Ha of green infrastructure. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Site V3 lies within Undeveloped Coast and has a visually prominent location.
The effects on the setting of each part of the protected landscape are uncertain, as it will depend on the 
detailed scale, layout and design of the development. The site is not within 1km of Dartmoor National 
Park, Exeter City or the historic landscapes of Mamhead, Oxton, Powderham or Haldon. There are no 
local landscape issues, with the site being capable of being integrated within the village. Policy V3 
requires specific landscape and design measures to mitigate impacts on the Undeveloped Coast, 
informed by a Landscape Visual Impact Assessment. LP policy EN2 also requires the conservation and 
enhancement of key landscape, seascape and historic character of the undeveloped coast. Therefore, a 
neutral effect has been identified. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets There are no Listed Buildings, Scheduled Monuments, Registered Parks and Gardens or Conservation 
Areas on any of the sites, but the site is within 3km of a heritage asset. LP policy EN17 requires all 
development will conserve, or where appropriate enhance or better reveal, the significance of heritage 
assets and their settings, whether designated or non-designated, commensurate with their significance. 
Therefore, neutral effect has been identified. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles Site V3 is less than 400m from Bishopsteignton House, a Grade all Listed Building at Newton Road.  Given 
the previously developed land status of Bakers Yard may present opportunities to enhance the overall 
quality of the built environment as new development would replace and potentially improve the existing 
development. LP policy DW2 requires proposals should also be visually attractive, to their occupants and 
other users including details of locally distinctive features and the incorporation of public art as set out in 
the District Wide Design Code. Therefore, a minor negative effects has been identified. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The site lies within 5km of Teignmouth and Kingsteignton and provision of additional sustainable travel 
links could help improve this position. In addition, each site is within 500m of a bus stop, with frequent 
bus services, including peak hour services to Newton Abbot and Teignmouth. Site V3 is less than 5km 
from a railway station at Teignmouth. Policy V2 requires that at least 0.5Ha of green infrastructure be 
provided. In addition, the policy states that a safe cycle and walking route be developed to Forder Lane 
and crossing point to site V2. LP policy CC4 will also promote public transport, cycling Ans walking as 
transport modes of choice, minimising depended on car travel. Therefore, a neutral effect has been 
identified.  

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site V3 is partially greenfield and within Flood Zone 1 and contain no areas of Flood Zones 2 or 3. Subject 
to the use of SuDS, which may mitigate effects, the development of these sites has the potential to 
increase the effects on surface water run-off. The site is not within a Critical Drainage Area. Site V3 is also 
partially brownfield site within Flood Zone 1 and contains no areas of Flood Zones 2 or 3.  The land does 
not lie within a Critical Drainage Area. LP policy EN6 ensures developments are safe and do not increase 
the risk of flooding near the site or elsewhere in the area. Therefore, a neutral effect has been identified. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles Development of site V3 would utilise less than 5ha of Grade 3 agricultural land ; however this effect 
would be uncertain as safeguards during construction may retain the quality of the agricultural land for 
future use. The site also contains previously developed land. Under policy V3, Potential contamination of 
the site should be investigated, and any required remedial measures undertaken as part of the 
development. Specific ecological mitigations informed by a site level HRA to protect the integrity of the 
South Hams SAC. Overall, a minor positive effect has been identified.  

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Bakers Yard does not contain or fall adjacent to a watercourse, scoring a neutral effect.

Greenfield and Brownfield

V3: Bakers Yard, Bishopsteignton
Bishopsteignton
15 homes
0.5 ha

30% affordable housing

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets Bakers Yard has capacity to deliver between 15 homes, providing for market development and include a 
proportion of affordable homes and sites for people wishing to build their own home, which helps to 
diversify supply. 30% of these will be designated to affordable housing. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Low Short/ 
Medium 

District Wide Permanent/ 
Reversible

Minor Positive DW2: Development Principles Bishopsteignton does not contain any recreation field for outdoor leisure pursuits, the nearest public 
recreation facility is at Broadmeadow, Teignmouth which is more than 800m from each of the sites. In 
terms of public rights of way, all of the sites are within 400m of a public footpath link. There are no 
present links to cycle routes for the sites but the forthcoming Teign Estuary Cycle Trail will provide a link 
from the southern side of the village providing a new leisure facility for journeys to Teignmouth and 
Newton Abbot with access within 800m of the site. The Bakers Yard site, due to limited size for up to 49 
homes, does not have potential to deliver significant open space or active travel but will provide 0.5 Ha of 
green infrastructure as outlined in policy V3. In addition, a safe cycle and walking route will to Forder lane 
and crossing point to site V2 will be created, improving the use of walking and cycling for residents. 
Therefore, a minor positive effect has  been identified.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No Direct Low Short (<5 
years) 

Localised Temporary/ 
Irreversible

Minor Negative GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

Bakers Yard in Bishopsteignton has a score of 28,320, which is less deprived than the Devon average and 
effects of the development would be negligible.  The site lies within 100m of existing residential 
development and could result in potential minor negative effects on amenity of existing residents as a 
result of increased noise and light pollution, particularly during the construction phase of development as 
longer term effects could be mitigated.  

Whilst mitigating policy EN7 and EN8 can mitigate effects in the longer term, increased noise and light 
pollution during construction is unlikely to be fully mitigated in the short term. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Site V3 is adjacent to a defined village with day-to-day services and facilities. In addition, the site is within 
1km of a primary school, resulting in minor positive effects, although these effects are uncertain as 
capacities of local schools may change over time and is not large enough to accommodate a new school. 
The site has access to superfast broadband. Policy V3 will provide walking and cycling access to nearby 
site V2 which also has access to day-to-day services and facilities. Therefore, a minor positive effect has 
been identified. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive Bakers Yard is not within 1km of an existing employment site, however it does form part of a proposed 
employment redevelopment site at Bakers Yard, scoring a minor positive effect.  The site is not adjacent 
to a Main Town.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral Bakers Yard is not adjacent to Exeter or a Main Town.  However, it is likely to rely on the high level 
services and employment opportunities provided by Newton Abbot, which can be accessed by public 
transport. Overall, a neutral effect has been identified.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Direct Low Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Bakers Yard is more than 1km from a railway station and more than 500m from a bus stop and there is no 
existing cycle route within 1km however policy V2 requires a cycle path and walking route to nearby site 
V2 (Forder lane). Policy GP7 will ensure that new infrastructure is provided, including strategic transport 
connectivity. In addition, LP policy CC4 will promote public transport, cycling and walking as a transport 
mode of choice. Therefore, a minor positive effect has been identified. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within the South Hams SAC Landscape Connectivity Zone and Dartmoor and Dartmoor 
Woods SACs. The site contains priority habitats or habitats that support protected species. New 
development will provide at least 0.18 ha of green infrastructure which will include specific ecological 
mitigations informed by a site level HRA to protect the integrity of the South Hams SAC as well as suitable 
and safe access into and around the site for pedestrians, cyclists and vehicles. The potential for traffic 
generated from this development to affect habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to permission 
being granted.

It is recommended that further consideration be given to the potential 
for all allocations to generate traffic on the district's road network and 
the potential for cumulative effects on air quality which could affect 
important habitats.

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Landscape evidence shows that the site has moderate to low landscape sensitivity and despite the 
change of use from agricultural to residential, mitigation will ensure minimal impact to the landscape 
through the delivery of a landscape led layout which mimics the existing arrangement. As a result, a 
neutral effect is recorded. 

Development would perform more positively if it reflected the 
pattern, form and arrangement of development character found in 
Broadhempston with dwellings facing on to the street.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site does not contain any designated heritage assets but is within 3km of a grade I/II* listed building. 
There are Scheduled Monuments, Conservation Areas or RPGs within 3km of the site. Despite the site's 
proximity to heritage assets, the site allocation policy and the local plan policies will ensure the 
conservation and enhancement of the historic environment through the proposal designs, therefore a 
neutral effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The site will deliver a mix of housing types and is expected to provide up to 30% affordable homes as well 
as sites for people wishing to build their own home, which helps to diversify supply. Custom build 
development will need to comply with Local Plan policy H6 Custom Build. Development on this site meets 
the requirements of this objective, however due to the small number of homes allocated to the site, a 
potential minor positive effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct High Medium (10 
years)

District Wide Permanent/ 
Reversible

Significant Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is not within 1km of 
a railway station and is more than 500m from a bus stop. Although there are some local facilities within 
the village of Broadhempston, new residents will likely rely on private vehicles in order to access high-
level services in Newton Abbot and Totnes. Therefore, a potential significant negative effect is recorded. 

Even with the mitigation provided by local plan policies such as CC2 
Carbon Statements and CC4 Sustainable Transport, it is difficult to put 
in place more measures to reduce the carbon emissions from private 
transport and improve connectivity on a village development site as 
not all residents will be able to use electric vehicles. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is located within Flood Zone 1 and not within a Critical Drainage Area. Mitigation provided by 
policies within the local plan will ensure the use of SuDS if necessary. Overall, a neutral effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles The site would utilise between 1ha and 5ha of Grade 2 Agricultural Land, therefore development of this 
site would result in the loss of agricultural land which will result in  a negative effect which cannot be 
mitigated against.  The site does not lie within a Minerals Safeguarding Area or Consultation Area. 
Overall, a potential significant negative effect is recorded. 

The loss of good quality agricultural land cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site does not contain or lie adjacent to a watercourse, therefore development would have a neutral 
effect in relation to this SA objective.

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site would deliver 15 new homes, having a positive effect on the supply and delivery of housing, 
therefore a potential minor positive effect is recorded as a result of the relatively small number of homes 
allocated to the site. 30% of the homes would be affordable.

V4: Adjacent to Easterways, Broadhampton
Broadhempston
15 custom build homes
2 ha
Greenfield
30% affordable housing 

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site is within 100m of a playing field and within 400m of a walking path and development will provide 
suitable and safe access into and around the site for pedestrians, cyclists and vehicles. Play space for the 
development could be provided on-site, or via financial contributions towards improvements of existing 
play facilities either in the village centre or at Easterways. Overall, a potential significant positive effect is 
recorded as the site will support the health of new occupants of the site, and those who live nearby. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Direct Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is more than 100m from the nearest class A road, therefore occupiers are unlikely to be impacted 
by traffic noise.
The site is not considered to be deprived. 
The site is located within 100m of existing residential purposes, where occupiers could be disturbed 
during construction, although mitigation provided by local plan policy GP1 Sustainable Development 
should reduce the negative impacts of this, however it may not fully mitigate the impacts of construction. 
Overall, it is expected that the negative effects will be minimal due to the temporary nature of 
construction, therefore a potential minor negative effect is recorded. 

Ensure that planning obligations are put in place to mitigate as far as 
possible the potential negative effects of construction on residential 
amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes N/A N/A N/A N/A N/A Uncertain GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is adjacent to a defined Settlement Limit (Broadhempston), which has a good number of services 
and facilities which are within walking distance of the site. 
The site has standard broadband access and is located within 1km of a primary school however access to 
local schools is dependent on capacity.  Policy V4 will ensure that contributions are made towards 
primary and secondary education and home to school transport for secondary education. Mitigation from 
other policies within the Local Plan, such as GP7, CC4 and GP1, should ensure necessary schools 
infrastructure is put in place. Although there is good access to a primary school there is uncertainty over 
how additional capacity in schools will be delivered here and in other locations in Teignbridge in order to 
meet the needs of new residents. An uncertain effect is therefore identified. 

More certainty is needed on the provision of additional schools places 
to meet the needs of new residents resulting from the local plan. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Negative The site is over 1km from an existing or proposed employment site and does not lie adjacent to a main 
town or Exeter city. The development does not support the achievement of this objective. A potential 
minor negative effect is recorded, due to the poor proximity of employment opportunities to the site. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site is not adjacent to Exeter or a main town, therefore development is not expected to impact this 
objective. The site is likely to rely on the high-level services of Newton Abbot and Totnes, however a lack 
of public transport links between the site and these towns, and the small number of homes allocated to 
this site is not likely to impact the town centres. However, neither will the development negatively affect 
any town centres and therefore a neutral effect is identified. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is not within 1km of a railway station and is more than 500m from a bus stop. The site has a 
standard broadband connection. 
Overall, a potential significant negative effect is recorded due to the lack of proximity to public transport, 
walking and cycling networks. 

Even with the mitigation provided by local plan policies such as CC2 
Carbon Statements and CC4 Sustainable Transport, it is difficult to put 
in place more measures to reduce the carbon emissions from private 
transport and improve connectivity on a village development site.



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies adjacent to an Unconfirmed Site of Wildlife Interest - Pitt Farm (orchard) and within the 
South Hams SAC Landscape Connectivity Zone and Sustenance Zone.
Development on this site will provide at least 0.8 ha of green infrastructure to include:
Retention of trees and avoidance of their Tree Root Protection Areas;  A suitable buffer along the River 
Teign and floodplain with no alteration to the bank or course of the river; and specific ecological 
mitigations informed by a site level HRA to protect the integrity of the South Hams SAC.  
The development will need to consider the River Teign which runs along the southern boundary of the 
site for ecological purposes. The river contains several important river species which should be 
protected.   
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

According to landscape evidence, the site has low landscape sensitivity with no landscape concerns. The 
site is located within 10km from Dartmoor National Park and South Dartmoor Woods SAC, however 
mitigation provided by local plan policies should mitigate against any negative effects of development on 
this site, therefore a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets There are no Grade I, II* or II listed buildings on or adjacent to the site. However, the site is within the 
buffer of a number of Grade II listed buildings. Development on this site will conserve and enhance the 
significance of the setting of Teign Lawn, a Grade II Listed Building, informed by a Heritage Impact 
Assessment.
Planning applications will be supported by details of archaeological investigation, evaluation and 
mitigation, which shall inform the layout of the site.  
The site allocation policy and the local plan policy EN17 Heritage Assets will ensure the conservation and 
enhancement of the historic environment, therefore a potential minor positive effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The development should be fully custom build and will likely be able to cover the demand for this 
housing type over the plan period as per the Self Build register. A fully custom build development will 
need to comply with Local Plan Policy H6 Custom Build.
The site will deliver a mix of housing types and is expected to provide up to 30% affordable homes as 
well as sites for people wishing to build their own home, which helps to diversify supply. Development 
on this site meets the requirements of this objective, however due to the small number of homes 
allocated to the site, a potential minor positive effect is recorded. 

It is recommended that policy wording is included within the allocation 
policies V5 and V6 to recognise this potential negative effect and ensure that 
the new developments are designed to reflect and complement the local 
character. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site lies 1-5km from 
Bovey Tracey and Chudleigh, is more than 5km from a railway station, within 500m of a bus stop served 
by frequent buses and there is access to a cycle route within 1km. However overall, development of the 
site is likely to have a potential minor negative effect in relation to climate change mitigation due to the 
distance from public transport options. 

Even with the mitigation provided by local plan policies such as CC2 Carbon 
Statements and CC4 Sustainable Transport, it is difficult to put in place more 
measures to reduce the carbon emissions from private transport and improve 
connectivity on a village development site as not all residents will be able to 
use electric vehicles. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Development will avoid areas falling within flood zones 2 and 3, which will be utilised for the purposes of 
flood gain, and a further 20m buffer will be applied to allow for potential future climate change impacts. 
Development will require flood risk mitigation and drainage solutions, informed by a flood risk 
assessment. Development will consider groundwater flood risk.  The development will need to consider 
the River Teign which runs along the southern boundary of the site in relation to flooding. The river 
contains several important river species which should be protected. Due to the mitigation required by 
the allocation policy wording and the requirements of policy EN6 Flood Risk and Water Quality, an 
overall neutral effect is identified.  

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative DW2: Development Principles The site would include development of 3.5ha of Grade 3 agricultural land. The loss of this land cannot be 
mitigated, however the local plan policies will ensure the use of SuDS which should reduce the impact of 
residential development on land. Overall, a potential minor negative result is recorded. 

The loss of agricultural land cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

According to mapping evidence there are no watercourses on or in the vicinity of the site and therefore a 
neutral effect is identified. 

V5: Tollgate Farm, Chudleigh Knighton
Chudleigh Knighton
60 homes

30% affordable housing 

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site could deliver a small number of high quality homes with 30% being affordable homes according 
to policy H2 Affordable Housing Targets. A potential minor positive effect is therefore recorded against 
this objective. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site lies within 800 m of an area of major open space and is within 400m of a walking path that 
connects to this space. The site has the capacity to deliver open space provision and active transport 
links, therefore a potential minor positive effect is recorded 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Direct Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is located in close proximity to existing residential development which may result in negative 
effects on residential amenity during construction. Mitigation provided by local plan policy GP1 
Sustainable Development should reduce the negative impacts of this, however it may not fully mitigate 
the impacts of construction. Policy V5 ensures that trigger points are inserted into planning obligations 
to ensure key infrastructure is provided in a timely manner to serve occupiers of new homes, reflecting 
policy GP7 (Infrastructure & Transport Networks). The area is not identified as deprived. Overall, it is 
expected that the negative effects will be minimal due to the temporary nature of construction, 
therefore a potential minor negative effect is recorded.

Ensure that planning obligations are put in place to mitigate as far as possible 
the potential negative effects of construction on residential amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Short/ 
Medium 

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is within 500m of Chudleigh Knighton Church of England Primary School, and lies adjacent to the 
village settlement limit where some services are available. Policy V5 will ensure contributions are made 
towards infrastructure for secondary education provision and home to school transport. There is also a 
frequent bus service to nearby towns. The site has superfast broadband (30-300mbps) available. Overall, 
the site has good access to local services, therefore a potential minor positive effect is recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

N/A N/A N/A N/A N/A N/A Neutral The site location will support existing local services in the village. The site is within 5km of Chudleigh and 
Bovey Tracey centres where there are places of work although the development itself will not provide 
any employment space. Overall, a neutral effect is recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral As the sites are not located adjacent to a main town, their ability to support the vitality of the town 
centre would be limited, however, the development would also not negatively affect town centres. A 
neutral effect is therefore identified. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Direct Low Short/ 
Medium 

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site lies more than 1km from Newton Abbot railway station and less than 500m from a bus stop with 
a frequent service to Newton Abbot, Exeter, Heathfield and Bovey Tracey. The site also has a cycle route 
within 1km. The site has good access to transport and good connectivity, therefore a potential minor 
positive effect is recorded. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within the South Hams SAC Sustenance Zone and Landscape Connectivity Zone but is not 
within 10km of Dawlish Warren SAC or Exe Estuary SPA/Ramsar Site.  The site lies within the 10km buffer 
zone of Dartmoor National Park (DNP) and South Dartmoor Woods Special Area of Conservation (SAC). 
The closest SSSI is approx. 350m to the north west at Chudleigh Knighton Heath. The site contains 
Priority Habitats and habitats that support Protected Species.
The site is not within 1km of an AQMA. The potential for traffic generated from this development to 
affect habitats is currently unknown. 
Development on this site will include at last 0.20 ha of green infrastructure to include: Retention of trees 
and avoidance of their Tree Root Protection Areas; a suitable buffer along the river Teign and floodplain 
with no alteration to the bank or course of the river; and specific ecological mitigations informed by a 
site level HRA to protect the integrity of the South Hams SAC. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site lies outside the Undeveloped Coast designation and is more than 1km from Dartmoor National 
Park, Exeter City and the historic designed landscapes of Mamhead, Oxton, Powderham and Haldon. 
Landscape evidence shows that the site has low landscape sensitivity. Development on this site is not 
expected to impact the local or wider landscape, therefore a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site does not contain any designated heritage assets but it lies adjacent to a Grade II listed building.  
It is also within 3km of Grade I/II* listed buildings, scheduled monuments and Registered Parks and 
Gardens. Policy V6 will ensure that a design and layout solution that conserves or enhances the 
significance of the heritage assets of Teign Lawn, a Grade II Listed Building and their settings, as informed 
by a Heritage Impact Assessment.  The impact of development is dependent upon the scale, siting and 
design of the development and its relationship with the heritage assets. Despite this the site allocation 
policy and the local plan policy EN17 Heritage Assets will ensure the conservation and enhancement of 
the historic environment, which will mitigate for any potential negative effect on the listed building and 
therefore a neutral effect is identified. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The development will deliver a mix of housing types and is expected to provide up to 30% affordable 
homes as well as sites for people wishing to build their own home, which helps to diversify supply. 
Development on this site meets the requirements of this objective, however due to the small number of 
homes allocated to the site, a potential minor positive effect is recorded. 

It is recommended that policy wording is included within the allocation 
policies V5 and V6 to recognise this potential negative effect and ensure that 
the new developments are designed to reflect and complement the local 
character. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site lies between 1km 
and 5km from the nearest settlements (Bovey Tracey and Chudleigh) and is more than 1km from the 
nearest railway station but within 500m of a bus stop served by a frequent (hourly) service. Overall, the 
site is served by a sufficient level of public transport links to nearby towns which is likely to minimise the 
need to travel by car, therefore a neutral effect is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive EN6: Flood Risk and Water Quality
CC1: Resilience

The area of the site considered suitable for development lies within Flood Zone 1, with additional land 
lying within Flood Zones 2 and 3 associated with the River Teign. Mitigation provided by policy EN6 Flood 
Risk and Water Quality will ensure the implementation of SuDS to manage the surface water impacts of 
development. 
Development will avoid areas within flood zones 2 and 3, which will be utilised for the purposes of flood 
gain, and a further 20m buffer will be applied to allow for potential future climate change impacts. 
Development will require flood risk mitigation and drainage solutions, informed by a flood risk 
assessment and would consider groundwater flood risk. Overall, a potential minor positive effect is 
recorded due to the strongly worded local plan policies and site allocation policy which provide 
mitigation for the negative effects of development as well as planning for the potential future effects of 
climate change. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative DW2: Development Principles Development of the site would utilise between 1 and 5ha of Grade 3 agricultural land. The site also lies 
within a Minerals Safeguarding Area for ball clay which would lead to a negative effect, where there 
could be opportunity to extract the mineral resource prior to development. The loss of this land cannot 
be mitigated against, however the local plan policies will ensure the use of SuDS which should reduce 
the impact of residential development on land. Overall, a potential minor negative result is recorded. 

Extract ball clay prior to development. 

The loss of agricultural land cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The River Teign does not lie within or immediately adjacent to the site but is nearby. Mitigation provided 
by policy EN6 Flood Risk and Water Quality will ensure the implementation of SuDS to manage the 
surface water impacts of development. Therefore a neutral effect is recorded. 

V6: Field off Knights Mead, Chudleigh Knighton
Chudleigh Knighton
15 homes
2.7ha
Greenfield
30% affordable housing 

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site could deliver a small number of high quality homes with 30% being affordable homes according 
to policy H2 Affordable Housing Targets. A potential minor positive effect is recorded against this 
objective. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site lies within 800m of a major open space (playing field) and is within 400m of walking routes.  
Development would have a positive effect on health as it provides opportunities for recreation and 
healthy lifestyles.
Development on this site will include a movement network to include: suitable road access from Knights 
Mead and Pipehouse Lane; and a safe cycling and walking routes to the village centre. Overall, 
development at this site is likely to support and enable the healthy lives of its occupants, therefore a 
potential minor positive effect is recorded.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short (<5 
years) 

Localised Permanent/ 
Irreversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site lies within 100m of existing housing, where occupiers could be disturbed during construction. In 
addition, parts of the site lie within 100m of the A38, where prospective occupiers could be adversely 
affected by noise. A suitable natural noise buffer will be constructed between the A38 and any dwelling, 
although it may not be possible to completely eradicate this issue. The area is not identified as deprived. 
As a result, a potential minor negative effect is recorded.

Ensure that planning obligations are put in place to mitigate as far as possible 
the potential negative effects of construction on residential amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Short/ 
Medium 

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site lies adjacent to a defined settlement (Chudleigh Knighton), where local services and facilities are 
available.  The site is within 1km of a primary school, and has access to ultrafast broadband. Policy V6 
will ensure contributions are made towards infrastructure for secondary education provision and home 
to school transport. The site has good access to a range of services but residents would likely rely on the 
high-level services in Newton Abbot or Bovey Tracey which can be accessed by frequent (hourly) public 
transport, therefore a potential minor positive effect is recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Indirect Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Negative The site lies more than 1km from an existing or proposed employment site (the closest at Heathfield 
approx. 1.5km away) and does not lie adjacent to a main town or Exeter city. However the site does have 
access to ultrafast broadband which will enable remote workers to work from home. Due to the limited 
access to jobs in close proximity to the site, a potential minor negative effect is recorded. 

Consider whether this site could provide any employment space or live/work 
units. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site does not lie adjacent to a main town or Exeter city, however, occupants of the new development 
are likely to support the town centres of both Chudleigh and Bovey Tracey. Due to the small number of 
homes allocated to this site, it is likely that development will have a negligible effect against this 
objective, therefore a neutral effect is recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site lies more than 1km from the nearest railway station but is within 500m of a bus stop served by 
an hourly service. Development on this site will include a movement network to include: suitable road 
access from Knights Mead and Pipehouse Lane; and a safe cycling and walking routes to the village 
centre. A neutral effect is recorded as a result of the sufficient access to public transport but lack of 
active travel networks beyond the village. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within the South Hams Special Area of Conservation (SAC) Landscape Connectivity Zone, and 
within the 10km buffer zone of Dartmoor National Park (DNP) and South Dartmoor Woods Special Area 
of Conservation (SAC). 
Development has the potential to negatively effect habitats and connectivity features, and protected 
species of bat and dormice, including Priority Habitats of hedgerows, and grassland. However, these 
features and habitats may be retained subject to the existing network of boundary hedges being 
retained, retention of trees and other mitigation measures, such as “bat friendly” lighting and wildlife 
buffers, this effect could be mitigated. 
Proposals for development on this site will include at least 0.25ha of green infrastructure and will 
include specific ecological mitigations informed by a site level HRA to protect the integrity of the South 
Hams SAC. 
The sites are further than 1km from an AQMA, and  development is therefore unlikely to result in 
increased traffic within any AQMA. The potential for traffic generated from this development to affect 
habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to permission 
being granted.

It is recommended that further consideration be given to the potential 
for all allocations to generate traffic on the district's road network and 
the potential for cumulative effects on air quality which could affect 
important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site is within the 10km buffer zone of Dartmoor National Park and South Dartmoor Woods SAC. 
Landscape data shows the site to have moderate sensitivity due to its proximity to the prison and 
existing settlement, however the site is relatively conspicuous but would need to ensure development 
can reinforce the distinctive characteristics of the settlement. 
Mitigation provided by policies within the local plan will ensure the protection of the local landscape and 
conservation of the nearby SACs, therefore a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site lies within 3km of the Denbury Conservation Area and various grade II listed buildings, however 
policy EN17 Heritage Assets will ensure the conservation of the Conservation Area and listed buildings. 
The location of the development adjacent to HMPS Channings Wood necessitates  a suitable buffer 
between any dwelling and the prison. This would be determined during the planning application stage. 
Overall, a neutral effect is recorded as development is not likely to impact heritage assets as a result of 
mitigation required by local plan policies and the site allocation policy. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles Proposals for development on the site will include a high-quality residential extension delivering a mix of 
house types to the village across East Street. The site could deliver a small number of homes with 30% 
being affordable homes according to policy H2 Affordable Housing Targets and policy DW2 Development 
Principles requires good quality design. A potential minor positive effect is recorded against this 
objective. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is within 500m of a 
bus top  which is served by a frequent bus which links the site to the nearest towns of Newton Abbot 
and Ashburton. The site has good access to public transport links which is likely to minimise private 
vehicle journeys. Development at this site would include suitable and safe access into the site for 
pedestrians and vehicles. An overall potential minor positive effect is recorded. 

The site would benefit from access to active travel routes, for example 
cycling and walking routes which are currently over 1km from the site

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site lies within Flood Zone 1 and is not within a Critical Drainage Area. Development on this site is 
not likely to negatively impact climate change adaptation, therefore a neutral effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative DW2: Development Principles The site has less than 1ha of Grade 2 agricultural land and the whole site lies within a MSA. The loss of 
this agricultural land cannot be mitigated, however the local plan policies will ensure the use of SuDS 
which should reduce the impact of the development on land. Overall, a potential minor negative result is 
recorded. 

Suggest that investigation is carried out into the presence of and 
potential for minerals to be extracted prior to development. 

The loss of agricultural land cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The River Teign does not lie within or immediately adjacent to the site and nor do any other 
watercourses. Development is not likely to either positively or negatively effect this objective, therefore a 
neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site will deliver 25 homes with 30% being affordable homes according to policy H2 Affordable 
Housing Targets. A potential minor positive effect is recorded against this objective due to the delivery of 
new homes. 

V7: East Street, Denbury
Denbury
25 homes
4.75ha
Greenfield
30% affordable housing 

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site lies within 800m of an area of major open space and is within 400m of a walking path that 
connects to this space. Play space for the development could be provided on-site, or via financial 
contributions towards improvements of existing village play facilities at the nearby playing field.  
Overall, development at this site is likely to support and enable the healthy lives of its residents, 
therefore a potential minor positive effect is recorded.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is located in close proximity to existing residential development which may experience negative 
effects during construction. Mitigation provided by local plan policy GP1 Sustainable Development 
should reduce the potential negative impacts of this, however it is difficult to fully mitigate against the 
impacts caused by construction. The area is not identified as deprived. Overall, it is expected that the 
negative effects will be minimal due to the temporary nature of construction effects, therefore a 
potential minor negative effect is recorded. 

Ensure that planning obligations are put in place to mitigate as far as 
possible the potential negative effects of construction on residential 
amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Short/ 
Medium 

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The village has a good number of services and facilities which are within walking distance of the site 
including Denbury Primary School which is 500m from the site.  Policy V7 will ensure that contributions 
are made towards infrastructure for secondary education provision and home to school transport. It is 
likely that the new residents will rely on the high-level services available in Newton Abbot which is 
accessible by bus. Overall, the site has good access to services, therefore a potential minor positive effect 
is recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Indirect Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The location of the site will support existing local services in the village and locality, but is too small to 
include a component of employment land. The site is within 5km of a main town (Newton Abbot) where 
there are places of work and is connected via public transport. Overall the site has potential for a minor 
positive effect on jobs and the local economy.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site is not located adjacent to a main town, therefore the ability to support town centres is limited. 
Neither will the development detract from existing town centres and therefore a neutral effect  is 
recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is over 1km from a railway station and a cycle route but less than 500m from a bus stop with a 
frequent service. A neutral effect is recorded as a result of the sufficient access to public transport but 
lack of active travel networks. 

The site would benefit from access to active travel routes, for example 
cycling and walking routes which are currently over 1km from the site



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

No Direct High Medium (10 
years)

District Wide Permanent/ 
Reversible

Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site is not within 250m of an international or national designation. However, it lies within the 
Landscape Connectivity Zone associated with the South Hams SAC, is within 10km of Dartmoor SAC and 
is also within the 10km buffer of the Exe Estuary SPA, within 250m of a locally designated site 
(Woodham CWS and Doddiscombsleigh Hill UWS) and contains Priority Habitats and habitats that 
support Protected Species. Proposals for development on this site will include at least 0.32ha of green 
infrastructure including a children's play area accessible to the rest of the village, HRA mitigations for Exe 
Estuary SPA and Dawlish Warren SAC including a financial contribution equivalent to 0.18ha of SANGS; 
and specific ecological mitigations informed by a site level HRA to protect the integrity of the South Hams 
SAC.
The site is not within 1km of an AQMA and, given the small size of development, the level of increased 
traffic would have a negligible effect on the AQMAs in Exeter. The potential for traffic generated from 
this development to affect habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to permission 
being granted.

It is recommended that further consideration be given to the potential for 
all allocations to generate traffic on the district's road network and the 
potential for cumulative effects on air quality which could affect 
important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site has a moderate to high landscape sensitivity and is within 1.3km of Dartmoor National Park. A 
small-scale development would need to respect the vernacular character of the area in terms of scale, 
pattern and form. Given the modest size of the site and the lack of particular local landscape issues, the 
development would be able to assimilate into the landscape and as a result, a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets There are no designated heritage assets on the site, but it lies within 3km of a heritage asset (Nearest 
Grade II Listed building is 320m to the west, nearest Grade I Listed Building 470m to the east).  The site 
allocation policy and local plan policy EN17 Heritage Assets will ensure the development is designed to 
conserve and enhance the historic environment, and mitigate for any potential negative effect on the 
listed buildings and therefore a neutral effect is identified. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The site is expected to be built to promote high quality architecture, design and accessibility in 
accordance with the local plan policy DW2: Development Principles. Development on this site is 
therefore expected to meet the requirements of this objective, however due to the small number of 
homes allocated to the site, a potential minor positive effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is more than 5km 
away from Exeter City or a Main Town. Although the site is more than 1km from a station, it is within 
500m of a bus stop, served by a relatively frequent service (4-5 times a day) and peak hours service, 
which would also enable travel by a sustainable mode. Overall, the site has sufficient access to 
sustainable modes of transport, therefore a neutral effect is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site would utilise land within Flood Zone 1 which has the lowest probability of flooding. Mitigation 
within the local plan policy EN6 Flood Risk and Water Quality would also ensure the use of SuDS in order 
to mitigate against the effects of development, therefore a neutral effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A N/A N/A N/A N/A N/A Minor Negative DW2: Development Principles The development would result in the loss of less than 1ha of grade 4 agricultural land and the loss of 
agricultural land cannot be mitigated against, therefore a potential minor negative effect is recorded. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

There is a minor watercourse to the north of the site that runs into Batts Brook, however mitigation 
provided by local plan policy EN6 Flood Risk and Water Quality will ensure a potential negative effect on 
water quality is avoided, therefore a neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site could deliver a small number of high quality homes with 30% being affordable homes according 
to policy H2 Affordable Housing Targets. A potential minor positive effect is recorded against this 
objective. 

V8: Adjacent to Burnt Meadow, Doddiscombsleigh
Doddiscombsleigh
10 custom build homes

Brownfield
30% affordable housing 

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site lies within 550m of a walking/cycle path and 1.4km from woodland. However it lies over 800m 
from an area of major open space. Development on this site will include the provision of green 
infrastructure which is expected to contribute to supporting the healthy lives of occupants, and as a 
result a potential minor positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is located in close proximity to existing residential development which may experience negative 
effects during construction. Mitigation provided by local plan policy GP1 Sustainable Development 
should reduce the potential negative impacts of this, however it is difficult to fully mitigate against the 
impacts caused by construction. The area is not identified as deprived. Overall, it is expected that the 
negative effects will be minimal due to the temporary nature of construction effects, therefore a 
potential minor negative  effect is recorded. 

Ensure that planning obligations are put in place to mitigate as far as 
possible the potential negative effects of construction on residential 
amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The village has some local services, including a primary school. Policy V8 will ensure contributions are 
made towards infrastructure for secondary education provision and home to school transport. The 
modest size of the allocation will provide an opportunity for a small level of growth to help support the 
services here. The site does not lie adjacent to a main town, therefore the site is likely to rely on the high-
level services in Exeter which is accessible by bus. A neutral effect is therefore recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

N/A N/A N/A N/A N/A N/A Neutral The site is located over 1km from any employment opportunities, but does have reasonable access to 
Exeter by bus where there are a wide range of places of work. 
The site has access to standard broadband connection. A neutral effect is therefore recorded

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site is not adjacent to Exeter but does benefit from a relatively frequent bus service to it. The site is 
likely to rely on the high-level services in Exeter, however a lack of public transport links between the site 
and the districts main towns, and the small number of homes allocated to this site is not likely to impact 
the town centres, therefore a neutral effect is recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is more than 1km from a railway station but within 500m of a bus stop served by a relatively 
frequent service into Exeter. The site does not have access to a walking or cycling route and is not able to 
provide new travel links due to it's small size. A neutral effect is recorded as a result of the sufficient 
access to public transport but lack of active travel networks. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

No Direct High Medium (10 
years)

District Wide Permanent/ 
Reversible

Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site is within the Landscape Connectivity Zone of the South Hams SAC and within 250m of locally 
designated sites. The site also contains Priority Habitats and habitats and features that support 
Protected Species. Proposals for development on this site will include at least 1ha of green infrastructure 
and maximise opportunities to link with restoration of the remaining quarry area to create an extensive 
and publicly accessible natural green space; and specific ecological mitigations informed by a site level 
HRA to protect the integrity of the South Hams SAC. Mitigation is required by several local plan policies 
(EN10 Biodiversity and Geodiversity, EN11 Important Habitats and Features and EN12 Legally Protected 
and Priority Species) to protect the natural environment. Green infrastructure provision is also expected 
to positively enhance the natural environment. The potential for traffic generated from this development 
to affect habitats is currently unknown. However, the development has the potential to negatively affect 
protected habitats and species and until surveys and site assessments are undertaken it is not certain 
what exact mitigation will be required nor that sufficient mitigation can be delivered to avoid adverse 
effects on European designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Development of the site would reduce the physical separation between Newton Abbot and Kingskerswell 
resulting in a degree of coalescence. The site is identified as high sensitivity because it sits in a strategic 
break between settlements.  However, it is recognised that this quarry is enclosed and does not 
positively contribute to the landscape at present and development will not disrupt any important views, 
nor would it result in harm to the surrounding settlement. The layout and design of the site should 
consider the possible impacts of any remaining steep slopes, such as shade and water run-off. Overall 
development of this site is not expected to impact the landscape negatively, therefore a neutral effect is 
recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN17: Heritage Assets The site does not contain any designated heritage assets but is within 3km of Grades I and II* Listed 
Buildings, Kingskerswell Conservation Area and Ancient Monuments. Despite the sites proximity to 
heritage assets, the site allocation policy and the local plan policies will ensure the conservation and 
enhancement of the historic environment and an improvement of the appearance of the existing site. 
Therefore a potential minor positive effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The site will deliver a mix of housing types and is expected to provide up to 30% affordable homes. 
Development on this site meets the requirements of this objective, however due to the small number of 
homes allocated to the site, a potential minor positive effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is not within 1km of 
a railway station but is within 500m of a bus stop served by a frequent bus service which connects the 
site to Newton Abbot and Torbay. The site has footway and cycleway links to Newton Abbot and 
Torquay, and the area is street lit. There is an existing access into the quarry which may need to be 
improved. The limited access to public transport network may encourage some residents to travel by 
private vehicle , particularly as it is adjacent to the A380 South Devon Expressway. As a result a potential 
minor negative effect is recorded.  

Consider whether this site could provide any employment space or live/work 
units and any facilities such as a shop to help internalise journeys and reduce 
the need to travel. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site has localised flood risk issues, however development will include site specific flood risk 
mitigation and drainage solutions, informed by a flood risk assessment. The site is outside of any flood 
zone or critical drainage areas but it is technically a greenfield site and subject to a restoration condition. 
Mitigation provided by policy EN6 Flood Risk and Water Quality will ensure the use of SuDS which should 
reduce the risk of flooding on site. As a result, a neutral effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No Direct High Short/ 
Medium 

Localised Permanent/ 
Irreversible

Significant Positive DW2: Development Principles There are no mineral constraints on the site and the site does not contain any agricultural land. The site 
is currently a former quarry and therefore it's redevelopment for housing is an efficient use of land. A 
potential significant positive effect is therefore identified.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site contains or lies adjacent to a watercourse, however mitigation provided by local plan policy EN6 
Flood Risk and Water Quality will ensure SuDS are implemented which should prevent any negative 
impacts to the watercourse. Therefore a neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site will deliver a mix of housing types and is expected to provide up to 30% affordable homes as 
well as sites for people wishing to build their own home, which helps to diversify supply. Development 
on this site meets the requirements of this objective, however due to the relatively small number of 
homes allocated to the site, a potential minor positive effect is recorded. 

V9: Zigzag Quarry, Kingserswell
Kingserswell
100 homes
3.9 ha
Brownfield
30% affordable housing 

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Minor Positive DW2: Development Principles The site is within  800m of an area of major open space and within 400m of a walking and cycle path. 
Development on this site will include improvements to active travel links including walking and cycling 
travel connections towards Newton Abbot, walking connections onto Milber Lane footpath, 
contributions towards the proposed Kingskerswell and Torbay cycle route. In addition, there is the 
potential to either improve pavement creation on the southern side of the entrance or upgrades to 
existing crossing points. The site provides good opportunities for occupants of the site to access open 
space which will support healthy lifestyles, therefore a potential minor positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is located in close proximity to existing residential development which may experience negative 
effects during construction. Mitigation provided by local plan policy GP1 Sustainable Development 
should reduce the potential negative impacts of this, however it is difficult to fully mitigate against the 
impacts caused by construction. Overall, it is expected that the negative effects will be minimal due to 
the temporary nature of construction effects, therefore a potential minor negative  effect is recorded. 

Ensure that planning obligations are put in place to mitigate as far as possible 
the potential negative effects of construction on residential amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes N/A N/A N/A N/A N/A Uncertain GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is on the edge of the village and offers good quality access options towards both Kingskerswell 
and Newton Abbot, including walking, cycling and public transport.
 The site is not within 1km  of a Primary or Secondary school and the site is not large enough to provide 
new schools. Policy V9 ensures that contributions are made towards infrastructure for secondary 
education provision and home to school transport. Mitigation from other policies within the Local Plan, 
such as GP7, CC4 and GP1, should also ensure necessary schools infrastructure is put in place but it is 
uncertain where this will be. The site has access to superfast broadband which enables good access to 
online services. Overall, the site has sufficient access to some services but due to the uncertainty over 
where children will go to a school as uncertain effect is identified. 

More certainty is needed on the provision of additional schools places to meet 
the needs of new residents resulting from the local plan. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

Yes Indirect Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site is adjacent to Newton Abbot where there are a range of workplaces. The site has access to 
superfast broadband which will enable remote workers to access employment. Overall, a potential minor 
positive effect is recorded because the site has sufficient access to employment opportunities but will 
not provide any new employment space. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive The site is near to Newton Abbot and may help to support the businesses within the town centre. A 
potential minor positive effect is therefore identified. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is not within 1km of a railway station but is within 500m of a bus stop served by a frequent bus 
service to Newton Abbot and Torbay. The site is not large enough to deliver sustainable travel links, such 
as bus routes or strategic cycle routes. A neutral effect is recorded because the site has sufficient access 
to sustainable transport networks. 

Consider whether this site could provide any employment space or live/work 
units and any facilities such as a shop to help internalise journeys and reduce 
the need to travel. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Site V10 is not within 250m of an international or national wildlife designation, however the site lies 
within the Landscape Connectivity Zone associated with the South Hams SAC and both contain Priority 
Habitats and habitats that support Protected Species.  In addition, site V10 is within 1km of Dartmoor 
SAC but is not within 1km of an AQMA, and  is unlikely to result in increased traffic within an AQMA. The 
potential for traffic generated from this development to affect habitats is currently unknown. The site 
would be required to provide for 0.39Ha of green infrastructure. However, policy V2 requires specific  
ecological mitigations informed by a site level HRA to protect the integrity of the South Hams SAC. Policy 
EN11: Important Habitats and Features requires development proposals to be located and designed to 
take account of the importance of any affected habitats or features. LP policy EN12: Legally Protected 
and Priority Species requires  developments to be located and designed to firstly avoid, secondly 
minimise and mitigate and, only as a last resort, to compensate adverse impacts on the species and its 
habitats. However, it is uncertain whether the development has the potential to negatively affect 
protected habitats and species and until surveys and site assessments are undertaken it is not certain 
what exact mitigation will be required nor that sufficient mitigation can be delivered to avoid adverse 
effects on European designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation plan must 
be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential for 
cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Site V10 lies within 250m of Dartmoor National Park and would extend the form of the village onto 
greenfield land. However, policy V10 requires that design and layout solutions are proposed to conserve 
and enhance the landscape setting of the Dartmoor National Park, informed by a Landscape Visual 
Impact Assessment. LP policy EN4: Landscape Protection and Enhancement requires any new 
development to conserve and enhance the District's landscape character and reinforce local 
distinctiveness.  The site is not within 1km of Exeter City or the historic landscapes of Mamhead, Oxton, 
Powderham or Haldon or Undeveloped Coast designation. Therefore, a neutral effect has been 
identified.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets Site V10 does not contain any designated heritage assets, but is within 3km of a Grade I Listed Building 
(Stover) and other heritage assets. In addition, Land west of Benedict`s Road lies adjacent to two Grade II 
Listed Buildings (Benedict's Bridge and Coldest Cottages). Policy V10 requires the  conservation and 
enhancement of the significance of the settings of the Grade II listed buildings. In addition, LP policy 
EN17: Heritage Assets requires all new developments to conserve, or where appropriate enhance or 
better reveal, the significance of heritage assets and their settings. Overall, a neutral effect has been 
identified. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The site is expected to be built to promote high quality architecture, design and accessibility in 
accordance with the local plan policy DW2: Development Principles. Development on this site is 
therefore expected to meet the requirements of this objective, however due to the small number of 
homes allocated to the site, a potential minor positive effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

The site lies within 500m of a bus stop served by a fairly infrequent service. The site is not within 1km of 
a railway station, nor within 1km of a cycle route. Occupants will likely be encouraged to travel by 
private car in order to access employment and services. Policy V10 requires a safe and integrated 
network of cycling and walking routes within the allocation and to link with the existing routes in the 
area, including access points linking to the road past Harewood house. Whether any further mitigation 
can be achieved is uncertain and therefore a potential minor negative effect is recorded due to the lack 
of sustainable transport access. 

Seek further mitigation in accordance with policy CC4: Sustainable Transport which 
aims to maximise the use and efficiency of existing transport facilities including 
developments to the network which could mitigate the negative effects from less 
frequents bus service to Newton Abbot. Also policy DW2: Development Principles 
which seeks to improve connectivity in the area with network routes of all transport.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site V10 will utilise greenfield land, where surface water run off from development could have an effect 
on climate change adaptation.  However, this effect could be managed through the use of SUDS. Areas in 
Flood Zones 2 and 3 within Land west of Benedict's Road have been omitted from the development 
calculations of yield, reducing the site from over 4ha of land to the north and south of Liverton Brook, to 
a smaller area of 1.2ha to the north of the Brook, outside the areas of Flood Zones 2 and 3.  Therefore, 
the developable site does not contain land within Flood Zones 2, 3a or 3b. A further 20m buffer will be 
applied to allow for potential future climate change impacts. Development will require mitigation and 
drainage solutions either on-site or off-site, as informed by a flood risk assessment. Development will 
consider ground water flood risk. LP policy EN6: Flood Risk and Water Quality states that development 
will only be carried out if it is safe and does not increase flood risk elsewhere or otherwise pollute the 
water environment. Therefore, a neutral effect has been identified. 

The allocation policy wording could be stronger, if the word 'should' not develop on 
flood zone 2 and 3 is changed to 'will' not develop on these areas. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

N/A N/A N/A N/A N/A N/A Uncertain DW2: Development Principles The site contains Grade 3 agricultural land, however safeguards during construction may retain the 
quality of the agricultural land for future use. Despite this, loss of grade 3 agricultural land can not be 
mitigated. The site is within a Minerals Safeguarding Area for ball clay resource.  However, in the 
absence of a Mineral Resource Assessment to demonstrate whether there is potential economic value, 
this effect is uncertain. 

Carry out a Mineral Resource Assessment to demonstrate whether there is economic 
value in ball clay resources. The loss of grade 3 agricultural land cannot be mitigated.

Greenfield

V10: Land West of Benedict's Road, Liverton
Liverton
30 homes
1 Ha

30% affordable housing

SA framework Assessment



H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site considered suitable for development at Land to the west of Benedict's Bridge (that is, the area to 
the north of Liverton brook, outside Flood Zones 2 and 3), does not lie immediately adjacent to a 
watercourse, as the flood zones provide a buffer.  However, runoff from the site would flow downhill to 
the Brook if not properly managed has the potential to have a minor negative effect on water quality. 
The effect can be mitigated through LP policy EN6 which requires developments to adhere to the 
Environment Agency Minimum Drainage Standards. In addition, policy V10 ensures that development 
does not pollute the local water environment. Therefore,  neutral effect has been identified. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets The site will deliver approximately 30 new homes, as they will provide for market development, and 
include 30% as affordable homes and sites for people wishing to build their own home, which helps to 
diversify supply.

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect High Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles Site V10 lies within 800m of an entrance into Great Plantation, a forested area with public access, 
footpaths and cycle trails.  In addition, Land to the west of Benedict`s Road is within 400m of a footpath 
leading to Old Liverton, which further links to footpaths towards the open moor. Although the local 
footpaths and cycle trails are more likely to be used for recreation than active travel, the proximity of the 
site could have significant positive effects on the health of occupiers of either site. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No Direct Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

Liverton scores 29,432, which is less deprived than the Devon average. Site V10 lies within 100m of 
existing residential development and could result in potential minor negative effects on amenity of 
existing residents as a result of increased noise and light pollution, particularly during the construction 
phase of development as longer term effects could be mitigated. A potential minor negative effect is 
identified. 

Ensure that planning obligations are put in place to mitigate as far as possible the 
potential negative effects of construction on residential amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Site V10 lies adjacent to the defined village of Liverton, where day-to-day services are provided.  Land 
west of Benedict's Road is also within 1km of the local Primary School at Blackpool, however, capacity 
within the school is likely to change over time. Although the site lies just beyond 1km of the school 
(1.15km), accessibility is limited. There are additional shopping facilities within 1km of both sites at 
Trago Mills. There is access to superfast broadband (download) and standard broadband upload 
connections. The site is not of sufficient size to open a new school. Implementation of the requirements 
of mitigating LP policy GP7 Infrastructure and Transport Networks could improve the accessibility to the 
school just over 1km. Policy V10 requires a safe and integrated network of cycling and walking routes 
within the allocation and to link with the existing routes in the area, including access points linking to the 
road past Harewood House. The policy also requires contributions to be made towards primary 
education and home to school transport for secondary education. Overall, a minor positive effect has 
been identified. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive Site V10 is within 1km of Liverton Business Park and whilst it lies more than 1km from the employment 
site at Heathfield Industrial Estate (approx. 1.9km), it is within 1km of the shopping centre at Trago mills, 
where some employment opportunities may exist. Other employment would be sought further afield.  
The site wouldn't be sufficiently large to provide on site employment. A potential minor positive effect is 
identified. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral Site V10 is not adjacent to a main town or Exeter. Although there is a fairly frequent (every 2 hours) bus 
service to Exeter and Plymouth, bus access to Newton Abbot, the closest main town, is less frequent (2 
buses a day). The development is not likely to support nor detract from town centres. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is not within 1km of a railway station but is within 500m of a bus stop serviced by a combination 
of frequent and infrequent services. Whilst the bus service between Exeter and Plymouth runs every 2 
hours (frequent), the bus service to the nearest town of Newton Abbot runs only twice a day 
(infrequent).  Policy V10  requires a safe and integrated network of cycling and walking routes within the 
allocation and to link with the existing routes in the area, including access points linking to the road past 
Harewood House. In addition policy GP7: Infrastructure & Transport Networks requires the 
improvements to public transport, cycle and walking provisions. A potential minor positive effect is 
therefore identified. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
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Magnitude Duration
Spatial 
Extent

Permanence/ 
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Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within the SAC Landscape Connectivity Zone associated with the South Hams SAC and is 
within the 10km buffer zone of  Dartmoor National Park. There is potential for a negative effect through 
disturbance to species, air pollution and increased recreation pressure.  The site is not within 1km of an 
AQMA and proposals will include at least 0.18ha of green infrastructure to include further landscaping, 
play space, ecological mitigation and tree planting and specific ecological mitigations will need to be 
undertaken, informed by a site level HRA. The potential for traffic generated from this development to 
affect habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment. However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to permission 
being granted.

It is recommended that further consideration be given to the potential 
for all allocations to generate traffic on the district's road network and 
the potential for cumulative effects on air quality which could affect 
important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The landscape has moderate to high sensitivity as a result of it being within 100m from the National Park 
and the A38. Proposals must include design and layout solutions to conserve and enhance the landscape 
setting of Dartmoor National Park, informed by a Landscape Visual Impact Assessment.  A neutral effect 
is recorded as the proposals should be designed in response to the Landscape Visual Impact Assessment 
in order to mitigate against the impact on the landscape of the national park. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets There are no designated heritage assets on the site, but it lies within 3km of a heritage asset (nearest 
Grade II Listed building is 145m to the north at Hill Farmhouse, the other side of the A38 corridor and 
nearest Grade I Listed Building 1.5km to the southwest at Bickington). Mitigation implemented via local 
plan policy EN17 Heritage Assets will ensure the conservation of these assets, therefore a neutral effect 
is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

N/A N/A N/A N/A N/A N/A Neutral DW2: Development Principles Scheme proposals will have to comply with the provisions of Policy H10: Homes for the Travelling 
Community which sets out overall guidance for design and layout, therefore a neutral effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is more than 1km 
from a railway station but within 500m of a bus stop served by a relatively frequent service into Exeter. 
The site does not have access to a walking or cycling route and is not able to provide new travel links due 
to it's small size. The site has sufficient access to public transport routes and is within 5km of Bovey 
Tracey which should encourage a reduction in the use of private vehicles, therefore a neutral effect is 
recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is comprised of greenfield land in Flood Zone 1. Mitigation provided by policy EN6 Flood Risk 
and Water Quality would ensure the use of SuDS, therefore a neutral effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative DW2: Development Principles Development of the site would utilise between 1 and 5ha of Grade 3 agricultural land and could have a 
minor negative effect although this uncertain depending on whether the land is Grade 3a or 3b (which 
cannot be determined from the national GIS dataset). The site is also partially  within a Mineral 
Consultation Area, however it may be possible to extract this resource prior to development. A potential 
minor negative result is recorded because it is not possible to mitigate against the loss of Grade 3 
agricultural land. 

Suggest that investigation is carried out into the presence of and 
potential for minerals to be extracted prior to development. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site does not contain or lie adjacent to a watercourse. Therefore a neutral effect is identified. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets Occupancy will be restricted to the travelling community who meet the gypsy and traveller definitions in 
the relevant national planning policy. The development will need to accommodate a range of facilities 
necessary to support permanent residential use, including land per household which is suitable for a 
mobile home, touring caravan and a utility building, together with space for parking.  The site would 
provide new homes, therefore a potential minor positive effect is recorded.

The loss of agricultural land cannot be mitigated.

V11: Welcome Stranger Cross, Liverton
Liverton
1ha gypsy and traveller site 
1 ha
Greenfield
None

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

Yes Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site lies within 400m of a walking/cycle path to the north, although more than 800m from major 
open space. Some new greenspace including a play space will be provided in the site. A potential minor 
positive effect is therefore identified.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

Part of the site lies within 100m of the A38 and therefore occupants of development could be subject to 
traffic noise impacts. Mitigation can be implemented through policy GP1 Sustainable Development in 
order to reduce the impact of noise pollution on occupants. However, it is uncertain how effective this 
will be and would need to be applied to the site as the homes may be caravans and noise mitigation may 
not be possible to implement on the homes themselves. A potential minor negative effect is therefore 
recorded. 

A noise impact assessment should be carried out in support of a 
planning application and suitable mitigation put in place. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The village has some local services, including Blackpool Primary school. The allocation may help to 
support the services in this area. The site does not lie adjacent to a main town, therefore the site is likely 
to rely on the high-level services in Exeter and Bovey Tracey which are accessibly by bus. 
A neutral effect is therefore recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

N/A N/A N/A N/A N/A N/A Neutral The site is located within 1km of Little Liverton Business Park which provide some workplaces. The site 
has access to standard broadband connection. Overall, the site has sufficient access to jobs in the local 
area and access to Exeter by bus where there are a wide range of workplaces available. A neutral effect 
is therefore recorded

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site is not adjacent to Exeter or a main town, therefore development is not expected to impact this 
objective. The site is likely to rely on the high-level services in Exeter, however a lack of public transport 
links between the site and towns, and the small number of homes allocated to this site is not likely to 
impact the town centres, therefore a neutral effect is recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

N/A N/A N/A N/A N/A N/A Neutral GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is more than 1km from a railway station but within 500m of a bus stop served by a relatively 
frequent service into Exeter. The site does not have access to a walking or cycling route and is not able to 
provide new travel links due to it's small size. A neutral effect is recorded as a result of the sufficient 
access to public transport but lack of active travel networks. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site is not within but is close to Dartmoor and Dartmoor Woods SAC's and is within the South Hams 
SAC Landscape Connectivity Zone, however mitigation provided by policies within the local plan will 
prevent any negative effects on these SAC's. Development will also include specific ecological mitigations 
informed by a site level HRA to protect the integrity of the South Hams SAC. Dark buffers on the 
development side of north-west, northeast and south-east boundaries of the site will also be created in 
order to mitigate for impacts on potential foraging and commuting habitat for several bat species. 
Development proposals will be required to protect the wooded corridor along Liverton Brook in terms of 
retention of all trees and shrubs, new planting and green infrastructure enhancement of an important 
drainage channel for the wider Liverton (Coldest) area. The potential for traffic generated from this 
development to affect habitats is currently unknown. Mitigation is required by several local plan policies 
(EN10 Biodiversity and Geodiversity, EN11 Important Habitats and Features and EN12 Legally Protected 
and Priority Species) to protect the natural environment. Green infrastructure provision is also expected 
to positively enhance the natural environment.  However, the development has the potential to 
negatively affect protected habitats and species and until surveys and site assessments are undertaken it 
is not certain what exact mitigation will be required nor that sufficient mitigation can be delivered to 
avoid adverse effects on European designated sites. An uncertain effect is therefore identified.

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site is within the setting of the Dartmoor National Park, adjacent to the A38 transport corridor and 
has been assessed as having low-moderate landscape sensitivity. 
Development will be required to include design and layout solutions to conserve and enhance the 
landscape setting of the Dartmoor National Park, informed by a Landscape Visual Impact Assessment. 
Therefore, along with the mitigation provided by Local Plan Policy EN4 Landscape Protection and 
Enhancement and Policy DW2 Development Principles, it is not expected that development on this site 
will negatively impact the local or wider landscape. An overall neutral effect is recorded.

Development would require a comprehensive landscaping strategy but is not 
expected to be harmful to the setting of the village, the wider area or any 
particular viewpoint.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site is within 3km of a Grade I or II* Listed Building, a Registered Park and Garden, a Scheduled 
Monument or a Conservation Area. Despite the sites proximity to heritage assets, the site allocation 
policy and the local plan policy EN17 Heritage Assets should ensure the conservation of the historic 
assets within 3km and therefore a neutral effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The site is expected to be built to promote high quality architecture, design and accessibility in 
accordance with the local plan policy DW2: Development Principles, therefore a potential minor positive 
effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site lies within 500m of 
a bus stop, served by a bus service which runs every 2 hours to Exeter/Plymouth and a bus service to 
Newton Abbot which runs twice a day. The site is not located in close proximity to a railway station and 
does not have access to a cycling or walking network. The site is not well connected to the nearby key 
settlements by sustainable networks and as a result, occupants of the site are likely to be encouraged to 
commute via private car, therefore a potential significant  negative effect is recorded. 

A travel plan should be developed for this site and opportunities sought to link 
it via public transport or active travel modes to residential areas. 
Consideration should also be given to providing recreation or a small shop on 
site to reduce travelling by employees during breaks. It is difficult to identify 
further mitigation which could avoid this potential effect on transport. 100% 
electric vehicle parking to at least reduce impacts on air quality emissions 
would not be feasible as not all residents would be able to run such a vehicle. 
Investment in improvements to bus services would help to support bus use 
from this site as services are currently limited.  As mitigation may be very 
difficult, this allocation is not supported by the SA.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Negative EN6: Flood Risk and Water Quality
CC1: Resilience

The site is located within Flood Zones 2 and 3 with the northern 1.1ha in Flood Zone 3. Mitigation from 
policies may be provided within the Local Plan and the provision of SuDS would be expected to prevent 
development from increasing the flood risk on this site and elsewhere. Policy V12 ensures that 
development will avoid areas of the site which are within flood zones 2 and 3, which will be utilised for 
the purposes of flood gain, and a further 20m buffer will be applied to allow for potential future climate 
change impacts. Development will require flood risk mitigation and drainage solutions either on-site or 
off-site, as informed by a flood risk assessment. Development will consider groundwater flood risk. 
Despite the elevated flood risk in the northern portion of the site, mitigation will reduce the risk of 
development on this site, therefore a potential minor negative effect is recorded. 

No further mitigation suggested.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles Development on this site would utilise more than 5ha of Grade 3 agricultural land although the impact is 
uncertain depending on whether the land is Grade 3a or 3b. The loss of this amount of agricultural land 
at this grade is considered to represent a significant negative effect. The site is located within the 
Minerals Safeguarding Zone for Ball Clay, however this effect is also uncertain as there may be the option 
to extract this mineral prior to development. 
A potential significant negative effect is therefore identified. 

The allocation policy should encourage any ball clay deposits to be extracted 
prior to development. The loss of grade 3 agricultural land cannot be 
mitigated. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site contains or lies adjacent to watercourses, however mitigation will be provided by policy EN6 
Flood Risk and Water Quality which should implement SuDS on the site to manage surface water and 
protect the watercourses. A neutral effect is therefore recorded against this SA objective. 

V12: Little Liverton Business Park
Liverton
4 ha employment space

None

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

N/A N/A N/A N/A N/A N/A Neutral H2: Affordable Housing Targets The location of employment development will not have an effect on this SA objective; therefore a neutral 
effect is recorded. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Low Medium (10 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site is located within 800m of major open space (Great Plantation) but will not provide any green 
infrastructure. The site offers the opportunity to create an area of green space in the 1.1 ha area of flood 
zone adjacent to the Liverton Brook. Therefore a potential minor positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is located in close proximity to existing residential development, residential allocations and 
other sensitive receptors which may experience negative effects, especially during construction and 
operational phases. Mitigation provided by local plan policy GP1 Sustainable Development should 
reduce the long term negative impacts of this, however it is difficult to fully mitigate against the impacts 
caused by construction. Overall, it is expected that the negative effects will be minimal due to the 
mitigation which should be implemented via the local plan policies and a potential minor negative effect 
is recorded. 

Ensure that planning obligations are put in place to mitigate as far as possible 
the potential negative effects of construction on residential amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Development will include suitable highway access into the site and safe pedestrian and walking 
connection to local facilities at Liverton. 
The site is serviced by a bus route, however it is infrequent, especially when travelling in the direction of 
Newton Abbot. Occupants of the site would likely be encouraged to commute using a private vehicle due 
to the lack of sustainable alternatives
The site has access to standard broadband connection.
Overall, the site does not have good access to services, therefore a potential minor negative effect is 
recorded. 

The site would benefit from improvements to the broadband connection as it 
is assumed that the majority of businesses occupying the employment space 
will reply on broadband connection for their operations. 
Car share parking spaces and EV charging points?

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive Development on this site will provide a mix of employment uses including B2, B8 and E(g) uses. It will 
also include a mix of unit size and tenures to allow for rented and freehold properties. Development on 
this site will meet the requirements of this objective, however due to the small size (less than 10ha) and 
the low jobs density of some of the use classes (e.g. B8), a potential minor positive rather than a 
significant positive effect is recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Negative The site is not located adjacent or near to a main town and is not able to support the vitality and viability 
of a town centre, therefore a potential minor negative effect is recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Significant Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site lies within 500m of a bus stop served by a bus service which runs every 2 hours to 
Exeter/Plymouth and a bus service to Newton Abbot which runs twice a day. The site is not located in 
close proximity to a railway station and does not have access to a cycling or walking network. The site is 
not well connected to the nearby key settlements by sustainable networks and as a result, a potential 
significant negative effect is recorded. 

A travel plan should be developed for this site and opportunities sought to link 
it via public transport or active travel modes to residential areas. 
Consideration should also be given to providing recreation or a small shop on 
site to reduce travelling by employees during breaks. It is difficult to identify 
further mitigation which could avoid this potential effect on transport. 100% 
electric vehicle parking to at least reduce impacts on air quality emissions 
would not be feasible as not all residents would be able to run such a vehicle. 
Investment in improvements to bus services would help to support bus use 
from this site as services are currently limited.  As mitigation may be very 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site

Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?
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Permanence/ 
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A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Site V13 lies in the South Hams SAC Landscape Connectivity Zone.  Priority habitat species rich hedges, 
together with grassland and trees support various bat species, Cirl Bunting, Dormice and Great Crested 
Newts are also present. The site is further than 1km from an AQMA, and although it has access to 
frequent bus services, it does have the potential to increase traffic in the Newton Abbot AQMA. The 
potential for traffic generated from this development to affect habitats is currently unknown. As the site 
proposes residential development and have a capacity of 100 homes, it is assumed that it will provide 
some green infrastructure as part of the development or contribute to local green space.
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and 
Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Sites 13 lies adjacent to existing an settlement and would be conspicuous from approach roads. 
Landscape evidence identifies the site as having moderate landscape sensitivity. A large development 
here would need to be designed sensitively to blend into the existing historic rural character of the 
village. LP policy EN4: Landscape Protection and Enhancement will ensure that developments are 
designed to conserve and enhance the landscape and reinforce local distinctiveness. In addition, LP policy 
DW2: Development Principles will ensure proposals demonstrate an understanding of the existing local 
character of the are and demonstrate how the character and identify of the proposed development suits 
the context and history of the area. Without specific requirements within the policy wording of V13 in 
relation to landscape and visual impacts, layout and design, an uncertain effect has been identified. 

Add specific requirements to the policy wording of V13 in relation to landscape 
and visual impacts, layout and design in order to ensure that the landscape 
effects of this development are adequately mitigated. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Uncertain EN17: Heritage Assets Site V13 lies in the buffer area of a Grade II listed building and within 3km of Ipplepen Conservation Area 
and a Scheduled Monuments area (Local provisional).  Site V13 occupies an area in a landscape known to 
contain a concentration of prehistoric, Romano-British and later settlement.  Given the significance of the 
known archaeological deposits recently investigated, this area should not be developed without first 
undertaking a comprehensive programme of archaeological work to enable the significance of any 
heritage assets to be understood, as well as the impact of any development upon any such assets. The 
implementation of Policy EN17: Heritage Assets will protect the historic environment that contributes to 
the local character and distinctiveness of the area, however, until a comprehensive programme of 
archaeological work is undertaken, it will be difficult to know the significance of any heritage assets close 
to the site. Therefore an uncertain effect is identified.  

Undertake a comprehensive programme of archaeological work prior to 
development consent to enable the significance of the heritage asset to be 
understood and a package of mitigation to be submitted. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

Yes N/A N/A N/A N/A N/A Neutral DW2: Development Principles Local Plan policy DW2 Development Principles will help to conserve and enhance the existing built 
environment, ensure the setting of historic assets nearby are enhancement and that a good quality 
development is delivered. A neutral effect is identified. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Low Medium (10 
years)

District Wide Permanent/ 
Reversible

Minor Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. Site V13 lies 1-5km from 
Newton Abbot.  The site is more than 1km from a railway station, within 500m of a bus stop served by 
frequent buses (approx. hourly) but does not have access to a cycle route within 1km. The site has the 
potential yield 100 homes. Mitigating LP policy CC4: Sustainable Transport may help to reduce the 
negative impact on access to travel for potential residents through the promotion of public transport, 
cycling and walking routes as the transport modes of choice. Policy V13 also requires a safe and 
integrated network of cycling and walking routes within the allocation which link to existing routes in the 
area.  Overall, the site is likely to have a minor positive effect in relation to climate change mitigation.

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is within Flood Zone 1 and does not fall within a critical drainage area. Policy V2 requires site 
specific flood risk mitigation and drainage solution be informed by flood risk assessments. Therefore, a 
neutral effect has been identified. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes N/A N/A N/A N/A N/A Uncertain DW2: Development Principles Site V13 contains more than 5ha of Grade 2 agricultural land. The site lies within a Minerals Safeguarding 
Area for the nearby limestone resource. The effect of developing here would be uncertain until extraction 
and assessment of the mineral resource is undertaken. 

Undertake a mineral resource assessment prior to consent and consider 
opportunities to abstract minerals on site prior to development. The loss of 
agricultural land cannot be mitigated. 

Greenfield

V13: Blackstone Cross, Ipplepen
Ipplepen
100 homes
2.15 ha

30% affordable housing

SA framework Assessment



H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Site V13 is not adjacent to watercourses, and therefore a neutral effect is identified. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets Site V13 has the capacity to deliver 100 homes, 30% of which will be designated to affordable housing, 
scoring a potential minor positive effect.  

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles Site V13 is more than 800m from an area of major open space but more than 400m from a walking or 
cycling path and the site will deliver 100  homes. Policy V13 will ensure a safe and integrates network and 
cycling and walking routes within the allocation are provided which links to existing routes in the area. It 
will also require that at least 1.3Ha of green infrastructure is made available. The site could support 
healthy lifestyles and therefore a potential minor positive effect is identified.

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Direct Medium Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative GP1: Sustainable Development
EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution

As this sites LSOA areas are less deprived than the Devon average, the effects of the development would 
be considered neutral. The site is adjacent to existing residential properties which could be affected 
temporarily by construction. LP policies EN7: Air Quality and EN8: Light Pollution will reduce the amount 
of air and light pollution affecting the development and other receptors. Policy V13 will also include 
trigger points in the planning obligations to ensure key infrastructure is provided in a timely manner, 
reducing the time frame current residents are exposed to pollution during construction. However, it is 
difficult to fully mitigate for the potential negative effects of construction and therefore, a minor negative 
effect is identified which would be temporary whilst construction is underway.  

No further mitigation proposed.

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

Sites V13 is located adjacent to a defined village and has access to superfast broadband. The site is within 
1km of Ipplepen Primary School which currently has additional capacity, however there is no opportunity 
for expansion on its existing site. Policy V13 ensures that contributions are made towards secondary 
education provision and home to school transport. LP policy GP7: Infrastructure & Transport Networks 
will ensure that improvements are made to the provision of public transport, walking and cycling routes, 
whilst CC4: Sustainable transport will also promote public transport, cycling and walking as transport 
modes of choice. Overall, a minor negative effect has been identified as the primary school cannot 
expand in the future. 

Ensure that all the education needs of all developments in Ipplepen can be 
delivered. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Low Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Positive Site V13 is within 1km of an existing and a proposed employment site, which would have a minor positive 
effect. The site has the capacity for 100 homes,. Overall, a minor positive effect has been identified. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site is not located adjacent to a main town. It is not likely to either support nor detract from a town 
centre and a neutral effect is identified. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

Site V13 lies more than 1 km from a railway station, within 500m of a bus stop, are served by frequent 
buses (approx. hourly) but does not have access to a cycle route within 1km. The improvement of public 
transport links, walking and cycling routes through GP7: Infrastructure & Transport Networks  and CC4: 
Sustainable Transport and the requirements of policy V13 will increase the sites accessibility to nearby 
facilities. Therefore, a minor positive effect has been identified. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Development at this site will include the provision of at least 0.13ha of green infrastructure as well as 
specific ecological mitigations informed by a site level HRA to protect the integrity of the South Hams 
SAC. 
The site is located within the South Hams SAC Landscape Connectivity Zone and is immediately south of 
Church Hulls County Wildlife Site. Priority habitat of species rich hedges, together with arable land, trees 
and buildings support various bat species, Cirl Bunting, Dormice and Great Crested Newts. Bat and bird 
survey required. Mitigation provided by policies within the local plan will ensure the protection of these 
habitats. 
The site is over 1km from an AQMA and due to the small size of the site and proximity to a bus service, 
development  is unlikely to contribute to noticeable increases in traffic volume. However, The potential 
for traffic generated from this development to affect habitats is currently unknown.  
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

No N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

According to landscape evidence, the site has a low to moderate sensitivity. The site abuts the edge of 
Ipplepen and lies close to the core of the village. Development would need to have a frontage that 
reflected a modern interpretation of the characteristic vernacular development of terraced cottages.
Overall, due to the low-moderate landscape sensitivity and the relatively modest size of site, a neutral 
effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Uncertain EN17: Heritage Assets The site occupies a large area in a landscape known to contain a concentration of prehistoric, Romano-
British and later settlement and these areas should not be developed without first undertaking a 
comprehensive programme of archaeological work to enable the significance of any heritage assets to be 
understood, and the impact of any development upon any such assets.
The site lies in the buffer area of a Grade II listed building and within 3km of Ipplepen Conservation Area 
and a Scheduled Monuments area. 
Mitigation will be provided by policies in the local plan to ensure the protection of the nearby heritage 
assets but due to the unknown potential for archaeological remains, an uncertain effect is identified.

Prior to permission being granted, a comprehensive programme of 
archaeological work is needed to enable the significance of any heritage assets 
to be understood, and the impact of any development upon any such assets 
identified and any necessary mitigation put forward. This should be a policy 
requirement. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Medium (10 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles Policy DW2 will ensure a high quality of architecture and design and the site allocation policy states that 
a safe vehicular access to the site from Orley Road will be created alongside residential development. 
Overall, a potential minor positive effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is within 5km of 
Newton Abbot town which is accessibly by a frequent bus service but does not have access to a nearby 
cycle route nor a railway station. 
Overall, the site has fairly good access to services via a bus route but development could still result in an 
increase in vehicles on the district's roads and therefore a minor negative effect is identified. 

A travel plan should be developed for this site and opportunities sought to link 
it via active travel modes to residential areas. It is difficult to identify further 
mitigation which could avoid this potential effect on transport. 100% electric 
vehicle parking to at least reduce impacts on air quality emissions would not 
be feasible as not all residents would be able to run such a vehicle. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

No N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is located within Flood Zone 1 and is not within a critical drainage area, therefore development 
is not likely to impact this objective. A neutral effect is recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Negative DW2: Development Principles The site occupies less than 1ha of Grade 3 agricultural land. The site is within a Minerals Safeguarding 
Area for limestone, however there could be an opportunity to extract this prior to development. 
The loss of agricultural land cannot be mitigated against although grade 3 is not the highest quality. A 
potential minor negative effect is recorded due to the quality and small amount of agricultural land that 
will be lost. 

The loss of agricultural land cannot be mitigated. Policy wording should 
encourage the investigation of minerals on site and potential for extraction 
prior to development. 

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

No N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is not adjacent to a watercourse, therefore development is not expected to negatively impact 
water resources in the area. A neutral effect is recorded.

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

No Direct Medium Medium (10 
years)

Localised Permanent/ 
Reversible

Minor Positive H2: Affordable Housing Targets Development at this site will be solely for 10 custom build plots, contributing towards local demand for 
this type of housing. According to policy H2 it is assumed that this site would provide 30% affordable 
housing. This site performs positively against this objective due to the creation of new homes, however a 
potential minor positive effect is recorded due to the small number of homes allocated to this site. 

Greenfield
30% affordable housing

SA framework Assessment

V14: Blackberry Hill, Ipplepen
Ipplepen
10 custom build homes 
0.75 ha



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Direct Medium Medium (10 
years)

Localised Permanent/ 
Reversible

Minor Positive DW2: Development Principles The site is within 800m of an area of major open space and is able to provide green infrastructure. It is 
expected that development at this site will be able to support the healthy and active lives of occupants, 
therefore a potential minor positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

Development at this site is not expected to particularly impact this objective. Potential effects on air, 
noise and light would be mitigated via the local plan policies EN7 Air Quality, EN8 Light Pollution and 
GP1 Sustainable Development. A neutral effect is recorded. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

Yes Direct Medium Medium (10 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is adjacent to the village of Ipplepen which provides some services and is within 1km of Ipplepen 
Primary School which currently has capacity but there is no opportunity to expand the school on site. 
Policy V14 ensures contributions are made towards secondary education provision and  home to school 
transport. The site has access to superfast broadband, enabling good access to online services.
The site would likely rely on the high-level services of nearby Newton Abbot and Totnes which are 
accessible by bus. 
Overall, the site has good access to a range of services, therefore a potential minor positive effect is 
recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No N/A N/A N/A N/A N/A Neutral The site is over 1km from an employment site and not adjacent to a main town, however the towns of 
Newton Abbot and Totnes host a range of employment opportunities and are accessible by a frequent 
bus service. The site would not be able to provide employment space on site due to its small size. 
The site has access to superfast broadband which would support occupants to work from home. The site 
is considered to have sufficient access to employment opportunities, therefore a neutral effect is 
recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No N/A N/A N/A N/A N/A Neutral The site is not located near to a main town. Its capacity to support the vitality and viability of the town 
centres would be limited but neither would it detract from any town centres. A neutral effect is 
identified.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site lies more than 1km from a railway station but within 500m of a bus stop served by frequent 
buses (approx. hourly). There are no cycle routes within 1km of the site. Due to the small size of site, it 
will not be able to deliver new sustainable transport links.  A minor negative effect is recorded as a result 
of the sufficient access to public transport but lack of active travel networks. 

A travel plan should be developed for this site and opportunities sought to link 
it via active travel modes to residential areas. It is difficult to identify further 
mitigation which could avoid this potential effect on transport. 100% electric 
vehicle parking to at least reduce impacts on air quality emissions would not 
be feasible as not all residents would be able to run such a vehicle. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
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Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site lies within the South Hams SAC Landscape Connectivity Zone, however specific ecological 
mitigations informed by a site level HRA will protect the integrity of this SAC. The site contains Priority 
Habitats and habitats and features that support Protected Species including bats, cirl buntings, dormice, 
Great Crested Newts.
Due to the small size of the site (less than 1ha), there will be very limited provision of green 
infrastructure which is not likely to impact the natural environment.
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Green infrastructure provision is also expected to positively enhance the natural 
environment. The potential for traffic generated from this development to affect habitats is currently 
unknown.  However, the development has the potential to negatively affect protected habitats and 
species and until surveys and site assessments are undertaken it is not certain what exact mitigation will 
be required nor that sufficient mitigation can be delivered to avoid adverse effects on European 
designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

No N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

According to landscape information, the site has moderate sensitivity as a result of nucleated character 
of the site and development for residential use is expected to add to the erosion of the character of the 
site. The development of this site for employment use, however is not expected to have such a negative 
impact. The site allocation policy ensures that design and layout solutions will be carefully considered to 
conserve or enhance the landscape. Overall, a neutral effect due to the mitigation requirements 
embedded within the allocation policy.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets Planning applications will be supported by details of archaeological investigation, evaluation and 
mitigation, which shall inform the layout of the site.  
The site does not contain any designated heritage assets, however, it is within 3km of a Grade I or II* 
Listed Building, a Registered Park and Garden, a Scheduled Monument and a Conservation Area.  
Mitigation provided by policy EN17 Heritage Assets will ensure the protection of these heritage assets is 
implemented through the design of the development, therefore it is not likely that development will 
impact this objective and a neutral effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles Business development and related infrastructure will need to comply with the other policies in this plan. 
The site is reasonably well hidden from the major approaches and has been assessed as having 
moderate landscape sensitivity. Policy DW2 will ensure that the development will be designed and 
landscaped to minimise impacts and use of landscaping and SUDS should be carefully considered to seek 
to create a buffer and minimise impacts on nearby residential dwellings. Overall, a potential minor 
positive effect is recorded due to the generation of a new and high-quality development. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is more than 5km 
from Newton Abbot, more than 1km from a railway station and has an infrequent bus service and no 
safe cycle routes.  Despite the site currently having limited access to public transport and active travel 
networks, mitigation provided by policies within the local plan states that for a proposal to be accepted, 
a site must perform well in its access to walking, cycling and public transport. Sustainable transport must 
be encouraged and dependence on cars minimised. It is uncertain how this will be achieved on this site 
and therefore an uncertain effect is identified. 

A travel plan should be developed for this site and opportunities sought to link 
it via active travel modes to residential areas. It is difficult to identify further 
mitigation which could avoid this potential effect on transport. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

No N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site is not located within a high risk flood zone or critical drainage area but is an area of greenfield 
land. Local plan policy EN6 Flood Risk and Water Quality will ensure the use of SuDS on greenfield land 
in order to mitigate against the negative effects of new development. Therefore a neutral effect is 
recorded. 

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes Direct High Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Significant Negative DW2: Development Principles The site is comprised of Grade 2 agricultural land, therefore development of this site would result in the 
loss of good quality agricultural land.  The site does not lie within a Minerals Safeguarding Area or 
Consultation Area. Overall, a potential significant negative effect is recorded. 

The loss of good quality agricultural land cannot be mitigated.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

No N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

Th site is not adjacent to a watercourse, therefore development is not expected to negatively impact 
water resources in the area and a neutral effect is recorded

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

No N/A N/A N/A N/A N/A Neutral H2: Affordable Housing Targets This proposed employment development will not have a direct effect on this SA objective therefore a 
neutral effect is recorded. 

SA framework Assessment

V15: Park Hill Cross, Ipplepen
Ipplepen
Employment
1ha 



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Negative DW2: Development Principles The site is not within 800m of a major open space but is within 400m of a walking path, although the 
path is currently short and accessed from a lane with no footway. However, the site allocation policy 
ensures that a suitable foot/cycle path crossing over the A381 should be created to allow connectivity 
towards Ipplepen, the filling station and neighbouring businesses. This may improve access to open 
space. Overall, a potential minor negative effect is recorded due to the lack of proximity to open space to 
support the healthy active lives of workers. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is close to residential properties, therefore development at this site may negatively impact 
amenity, especially during construction. The site is adjacent to an A-road, where occupants/workers may 
be negatively impacted by traffic noise. However, it is expected that mitigation will be required via local 
plan policy GP1 Sustainable Development to ensure indoor noise levels are suitable.
The site is not close to an AQMA.
Mitigation provided by local plan policy GP1 Sustainable Development should reduce the potential 
negative impacts of construction, however it is difficult to fully mitigate the impacts caused by 
construction. Overall, it is expected that the negative effects will be minimal due to the temporary nature 
of construction effects, therefore a potential minor negative  effect is recorded. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Negative GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site is adjacent to Ipplepen village, and the allocation policy includes improvements to a crossing 
point for workers to access the service station and other facilities within the village.  The site currently 
lacks public transport or active travel networks which connects the site to other service areas. 
The site has access to superfast broadband which would support the access of online services. A 
potential minor negative effect is identified.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GC6: Employment and Infrastructure Development at this site will result in the generation of employment space, with land available for a mix 
of employment uses, including B2, B8 and E (g iii). Planning conditions should be imposed to ensure 
permitted development rights for conversion to residential uses are removed. 
Policy GC6 ensures a mix of unit size and tenures to allow for rented and freehold properties. Overall, 
development of employment land on this site would contribute to improving job opportunities in the 
district, however due to the small size of the site (less than 1ha) and the low jobs density of some of the 
proposed uses (e.g. B8), a potential minor positive effect is recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

Yes Indirect Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Neutral The site is not located near to a main town, therefore its ability to support the vitality and viability of the 
town centre would be limited. However, it should not detract from the town centre uses in the district. A 
neutral effect is identified. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

Yes N/A N/A N/A N/A N/A Uncertain GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is over 1km from the nearest railway station and has an infrequent bus service within 500m. 
There are currently no safe cycling routes, however development will ensure a safe cycling and walking 
route over the A381 to allow connectivity towards Ipplepen, the filling station and neighbouring 
businesses. 
Development at this site will ensure suitable highway access into the site and safe pedestrian and 
walking connection to Ipplepen, requiring improvements to crossing points at Causeway Cross if 
necessary. 
Despite the site currently having limited access to public transport and active travel networks, mitigation 
provided by policies within the local plan states that for a proposal to be accepted, a site must perform 
well in its access to walking, cycling and public transport. Sustainable transport must be encouraged and 
dependence on cars minimised. It is uncertain how this will be achieved on this site and therefore an 
uncertain effect is identified. 

A travel plan should be developed for this site and opportunities sought to link 
it via active travel modes to residential areas. It is difficult to identify further 
mitigation which could avoid this potential effect on transport. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Proposals for development on this site will include at least 1.58ha of green infrastructure to include: a 
new village green and play area, HRA mitigations for Exe Estuary SPA and Dawlish Warren SAC including 
1ha of SANGS and; specific ecological mitigations informed by a site level HRA to protect the integrity of 
the South Hams SAC. 
The provision of on-site SANGS should consist of a linear parkland and natural green space on the site, 
which helps to obscure views from the A38.
The site lies within the Exe Estuary SPA, South Hams SAC Landscape Connectivity Zone, Dawlish Warren 
SAC and Cirl Bunting consultation zone. The site is not within an AQMA but the potential for traffic 
generated from this development to affect habitats is currently unknown. 
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Development will generate new local public open space which is likely to enhance the 
natural environment.  However, the development has the potential to negatively affect protected 
habitats and species and until surveys and site assessments are undertaken it is not certain what exact 
mitigation will be required nor that sufficient mitigation can be delivered to avoid adverse effects on 
European designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development mitigation 
plan must be submitted to the council prior to permission being granted.

It is recommended that further consideration be given to the potential for all 
allocations to generate traffic on the district's road network and the potential 
for cumulative effects on air quality which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

Landscape evidence shows the site has moderate landscape sensitivity due to its close proximity to the 
A38 and the potential to add to the erosion of the rural experience of road users. With the mitigation 
required by Local Plan policies such as policy DW Development Principles and EN4 Landscape Protection 
and Enhancement, it is expected that it will be possible to mitigate for a potential negative landscape 
effect through good design of the proposals and therefore an overall neutral effect is recorded.

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site contains a Grade II listed building Lamacroft Farm. Development will include the conservation or 
enhancement of the significance of the Cider House, Grade II Lamacroft Farm and other listed buildings 
along the High Street relatively close to the site, and their settings, as informed by a Heritage Impact 
Assessment..
Planning applications will also be supported by details of archaeological investigation, evaluation and 
mitigation, which shall inform the layout of the site.  
Despite the sites proximity to heritage assets, the site allocation policy and the local plan policies will 
ensure the conservation and enhancement of the historic environment, therefore a neutral effect is 
recorded. 

Planning permission shouldn't be granted until the Heritage Impact 
Assessment and a development mitigation plan has been submitted to the 
council. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The development is expected to be built to promote high quality architecture, design and accessibility in 
accordance with the local plan policy DW2: Development Principles, therefore a potential minor positive 
effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Reversible

Minor Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site lies within 5km 
from Exeter; is over 1km away from a railway station but is within 500m from a bus stop with an hourly 
service. The site does not have access to a cycle or walking route. Despite the proximity to Exeter, the 
site is surrounded by A-roads and no safe cycling or walking routes which connect the site to Exeter 
which is likely to encourage private car usage. A movement network will be build alongside the proposed 
development, although this will provide links only between the site and nearby village of Kennford. A 
potential minor negative effect is therefore recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site lies within Flood Zone 1 and is within a critical drainage area. Any development must be 
accompanied by a suitable drainage strategy to mitigate the risk of surface water flooding. Mitigation 
required by policy EN6 Flood Risk and Water Quality will ensure the use of SuDS, therefore development 
should not have a negative effect on surface water run off. A neutral effect is therefore recorded 
because development on this site will not positively enhance this objective, however the negative effects 
can be mitigated against.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes N/A N/A N/A N/A N/A Uncertain DW2: Development Principles The site consists of over 5ha of Grade 2 and 3 agricultural land, however safeguards during construction 
may retain the quality of the agricultural land for future use, however the achievability of this is 
uncertain. The impact of development on this land remains uncertain, therefore an uncertain effect is 
recorded. 

The loss of good quality agricultural land cannot be mitigated.  It is assumed 
that an overall negative effect is likely as the land will largely be developed for 
housing and will no longer be in agricultural use.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

N/A N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site lies immediately adjacent to a watercourse that runs into the Exe Estuary SPA. Policy EN6 
ensures that all new development does not pollute the water environment and would not grant planning 
permission to a proposal which would cause pollution to the water environment including the coastal 
environment. This strongly worded policy within the local plan provides sufficient mitigation in order to 
protect the nearby water resources, therefore a neutral effect is recorded. 

Evidence must be provided prior to planning permission being granted that 
this development will not pollute the nearby watercourse. 

V16: Lamacroft Farm, Kennford
Kennford
50 homes
info needed
Brownfield
30% affordable housing 

SA framework Assessment



I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site will deliver a mix of housing types and the new homes will provide for market development, and 
is expected to provide up to 30% affordable homes as well as sites for people wishing to build their own 
home, which helps to diversify supply. Development on this site meets the requirements of this 
objective, however due to the small number of homes allocated to the site, a potential minor positive 
effect is recorded. 

J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Medium Medium (10 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles Proposals for development on this site will provide a movement network which will improve accessibility 
to the adjacent recreation field which includes fitness and sports facilities. The site will also provide new 
local open space which will be also improve opportunities for those in the nearby village to access open 
space which is likely to support the healthy and active lifestyles of those within and beyond the 
allocation, therefore a potential significant positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

No N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

Development at this site may have positive effects on wellbeing because the site is located within an area 
of higher than average levels of deprivation compared to Devon as a whole. Despite this, it is not 
expected that development on this site will have notable impacts on this objective and as a result, a 
neutral effect is recorded. 

Ensure that planning obligations are put in place to mitigate as far as possible 
the potential negative effects of construction on residential amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The nearby village of Kennford is within walking distance and has a number of services and facilities. The 
site is within 1km from Kenn Primary School and new development will include a dedicated vehicle 
parking and turning area to serve the primary school.
Policy V16 ensures contributions are made towards primary and secondary education and home to 
school transport for secondary education.
The site also has superfast broadband available, enabling access to services online.
Overall, the site has sufficient access to services given its rural location and as a result, a potential minor 
positive effect is recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Medium Medium (10 
years)

Localised Permanent/ 
Reversible

Minor Positive The site is within 1km of a proposed employment site and has access to superfast broadband enabling 
remote working, therefore a potential minor positive effect is recorded.

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No N/A N/A N/A N/A N/A Neutral As the site is not located adjacent to a main town, its ability to support the vitality of the town centre 
would be limited, therefore a neutral effect is recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is more than 1km from a railway station but less than 500m from a bus stop with a frequent 
service. A movement network will be build alongside the proposed development, although this will 
provide links only between the site and nearby village of Kennford. A potential minor positive effect is 
therefore recorded. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

Proposals for development on this site will include at least 0.47ha of green infrastructure to include: HRA 
mitigations for Exe Estuary SPA and Dawlish Warren SAC including a financial contribution equivalent to 
0.3ha of SANGS; Retention of the mature trees on the eastern boundary of the site and avoidance of its 
Tree Root Protection Areas and suitable and safe access into and around the site for pedestrians, cyclists 
and vehicles. 
The site is within a Rebuilding Devon Nature Map but not within an AQMA and is not expected to result 
in significantly increased volumes of traffic due to its size. The potential for traffic generated from this 
development to affect habitats is currently unknown. However, the specific effects of this development 
are uncertain, however due to the site being in close proximity to the estuary, there is a potential for 
negative effects.
Mitigation is required by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important 
Habitats and Features and EN12 Legally Protected and Priority Species) to protect the natural 
environment. Development will generate new local public open space which is likely to enhance the 
natural environment.  However, the development has the potential to negatively affect protected 
habitats and species and until surveys and site assessments are undertaken it is not certain what exact 
mitigation will be required nor that sufficient mitigation can be delivered to avoid adverse effects on 
European designated sites. An uncertain effect is therefore identified.  

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to 
permission being granted.

It is recommended that further consideration be given to the 
potential for all allocations to generate traffic on the district's road 
network and the potential for cumulative effects on air quality 
which could affect important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

No N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site is well screened and the proposed development should not alter the existing view of the local 
landscape. The site is located over 1km away from Dartmoor National Park and the site is not within 1km 
of Exeter City or any historic landscapes or the Undeveloped Coast designation. Development is therefore 
unlikely to impact the landscape, therefore a neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

No N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets There are no Listed Buildings, Scheduled Monuments, Registered Parks and Gardens or Conservation 
Areas on site, but the site is within 1km of Grade I Listed Starcross Pumping Station. However, due to the 
presence of development between the sites and the Grade I Listed Building, negative effects are unlikely. 
Both sites are within 3km of numerous heritage assets, however, the policy wording requires mitigation 
for historic assets as does policy EN17 Heritage Assets. Therefore a neutral effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The site is expected to be built to promote high quality architecture, design and accessibility in 
accordance with the local plan policy DW2: Development Principles, therefore a potential minor positive 
effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

No Direct Medium Medium (10 
years)

District Wide Permanent/ 
Reversible

Significant Positive EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is within 500m of a 
bus stop served by peak hours and frequent bus services and within 1km from a railway station. The site 
is within 1km of a national cycle route which links to Exeter. The site is well located for access to public 
transport and active travel links, both of which are expected to reduce the need for private car usage, 
therefore a potential significant positive effect is recorded. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

Yes N/A N/A N/A N/A N/A Uncertain EN6: Flood Risk and Water Quality
CC1: Resilience

The site is located within Flood Zone 1 and contain no areas of Flood Zones 2 or 3. Mitigation provided by 
policies within the local plan will ensure the use of SuDS, therefore development should not have a 
negative effect on surface water run off. The site is constrained by tide locked outfalls and the impact of 
development on this is uncertain, therefore an uncertain effect is recorded.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

No N/A N/A N/A N/A N/A Uncertain DW2: Development Principles The site does not have any minerals constraints.
Development would utilise less than 1ha of Grade 3 agricultural land, however safeguards during 
construction may retain the quality of the agricultural land for future use, however the achievability of 
this is uncertain, therefore an uncertain effect is recorded. 

The loss of good quality agricultural land cannot be mitigated.  It is 
assumed that an overall negative effect is likely as the land will 
largely be developed for housing and will no longer be in 
agricultural use.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

No N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site does not contain or lie adjacent to any watercourses so development is not expected to impact 
water quality and a neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site will deliver a mix of housing types and the new homes will provide for market development, and 
is expected to provide up to 30% affordable homes as well as sites for people wishing to build their own 
home, which helps to diversify supply. Development on this site meets the requirements of this objective, 
however due to the small number of homes allocated to the site, a potential minor positive effect is 
recorded. 

V17: Staplake Road, Starcross
Starcross
15 homes
0.95 ha
Greenfield
30% affordable housing 

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles The site is within 800m of major open space and is within 400m of National Cycle Route 2. Policy V17 
ensures suitable and safe access into and around the site for pedestrians, cyclists including connectivity 
to the Exe Estuary Trail and vehicles. These factors are likely to support healthy and active lifestyles of the 
occupants and as a result a potential significant positive effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

Yes Indirect Low Short (<5 
years) 

Localised Temporary/ 
Reversible

Minor Negative EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site lies within close proximity to existing residential development and development may impact 
amenity for those residents due to increased levels of noise and light pollution, particularly during 
construction. Mitigation provided by local plan policy GP1 Sustainable Development should reduce the 
potential negative impacts of construction, however it is difficult to fully mitigate the impacts caused by 
construction. Overall, it is expected that the negative effects will be minimal due to the temporary nature 
of construction effects, therefore a potential minor negative  effect is recorded. 

Ensure that planning obligations are put in place to mitigate as far 
as possible the potential negative effects of construction on 
residential amenity. 

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

The site adjoins Starcross village and is within 1km of a Primary School. Policy V17 ensures contributions 
will be made towards primary education and home to school transport for secondary education. The site 
has access to superfast broadband and standard upload broadband. The site has good access to public 
transport links, including a railway station with frequent services to Exeter city which has a wide range of 
services therefore a potential minor positive is recorded.

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and increased 
access to high quality skills training to support improved job 

opportunities and greater productivity in Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Direct Medium Medium (10 
years)

Localised Permanent/ 
Reversible

Minor Positive The site is over 1km of an existing or proposed employment site and does not lie adjacent to a main 
town; there may be some employment opportunities available in the village, although this is likely to be 
limited. The site is located within 1km of a railway station which has a frequent and short service into 
Exeter city where there are  a wide range of places of work. The site also has access to a broadband 
connection which will enable people to work from home. A potential minor positive effect is therefore 
recorded. 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

No N/A N/A N/A N/A N/A Neutral The site is not adjacent to a main town, however, the availability of a rail service into Exeter, Dawlish and 
Teignmouth and, the off road cycling opportunities, would encourage travel to the city and nearby main 
towns. Despite accessibility, it is unlikely that development on this site will have a bearing on the vitality 
or viability of Exeter city given the small number of homes allocated to the site and its distance from the 
city, therefore a neutral effect is recorded. 

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is within 1km of a railway station and 500m of a bus stop with a frequent service, therefore a 
potential minor positive effect is identified because the site has sufficient access to transport and 
connectivity. 



Policy Name
Settlement Name
Est. Housing Yield / Employment space
Site Area (ha)
Greenfield/Brownfield Site
Assumptions made for this site

SA objective Factors
Cumulative 
effect Y/N?

Direct/
Indirect

Magnitude Duration
Spatial 
Extent

Permanence/ 
Reversibility

Significance Mitigating LP Policies Description of potential effects Recommendations / Mitigation

A) NATURAL ENVIRONMENT

To conserve and enhance the habitat, wildlife and green 
infrastructure of our natural environment

i) Natural habitats and biodiversity; geodiversity, flora and fauna.
ii) Recreational and leisure opportunities compatible with  conservation, and creation of multi-
functional green infrastructure.
iii) Coast.
iv) Air Quality (including nitrogen dioxide and ammonia) affecting habitats.

Yes N/A N/A N/A N/A N/A Uncertain EN3: Coastal Change Management Areas
EN10: Biodiversity and Geodiversity
EN11: Important Habitats and Features
EN12: Legally Protected and Priority Species
EN7: Air Quality

The site is within 10km of South Dartmoor Woods SAC and contains Priority Habitats. Proposals for 
development on this site will include at least 0.36ha of green infrastructure which will either be provided 
on site or provided in lieu of financial contributions towards improvements at the adjacent recreation 
field. It's design and layout will retain the natural features surrounding the settlement, except where 
changes are required due to the creation of a vehicular access from Six Mile Hill or pedestrian/cycle links. 
HRA information is needed on potential for adverse effect on the South Dartmoor SAC. The potential for 
traffic generated from this development to affect habitats is currently unknown. Mitigation is required 
by several local plan policies (EN10 Biodiversity and Geodiversity, EN11 Important Habitats and Features 
and EN12 Legally Protected and Priority Species) to protect the natural environment. Green 
infrastructure provision is also expected to positively enhance the natural environment.  However, the 
development has the potential to negatively affect protected habitats and species and until surveys and 
site assessments are undertaken it is not certain what exact mitigation will be required nor that sufficient 
mitigation can be delivered to avoid adverse effects on European designated sites. An uncertain effect is 
therefore identified.

Ecological surveys, site level HRA and an ecological development 
mitigation plan must be submitted to the council prior to permission 
being granted.

It is recommended that further consideration be given to the potential 
for all allocations to generate traffic on the district's road network and 
the potential for cumulative effects on air quality which could affect 
important habitats. 

B) LANDSCAPE

To conserve and enhance the landscapes/seascapes of our 
natural environment

i) Landscapes (including AONBs and National Parks) and landscape character.
ii) Coast and seascape.

N/A N/A N/A N/A N/A N/A Neutral EN3: Coastal Change Management Areas
EN2: Undeveloped Coast
EN4: Landscape Protection and Enhancement
EN11: Important Habitats and Features
DW2: Development Principles 

The site is located over 1km away from Dartmoor National Park and the site is not within 1km of Exeter 
City or any historic landscapes or the Undeveloped Coast designation. According to landscape evidence, 
the site has a low sensitivity. Development is therefore unlikely to impact the landscape, therefore a 
neutral effect is recorded. 

C) HISTORIC ENVIRONMENT

To conserve and enhance our historic assets 

i) Conservation of the significance of heritage assets and their settings, including Listed 
Buildings, Conservations Areas, Archaeological Sites, Scheduled Monuments, historic 
landscapes, streetscapes and townscapes.
ii) Addressing Heritage at Risk.

N/A N/A N/A N/A N/A N/A Neutral EN17: Heritage Assets The site does not contain any designated heritage assets, but is within 3km of a heritage asset. The site is 
near to the Church of St Mary which is a Grade II* listed building. The effect of development on this asset 
is uncertain, however mitigation provided by policy EN17 should ensure it's setting is protected. The site 
is also well screened and unlikely to infringe on the existing appearance of this heritage asset and its 
setting in the landscape, therefore a neutral effect is recorded. 

D) BUILT ENVIRONMENT

To promote high quality architecture, design and accessibility 
in  new build development

i) Safeguard cultural heritage and local character by conserving and enhancing existing built 
environment, and creating new high-quality built environment, including streets, spaces, public 
realm and detailing of new buildings.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Irreversible

Minor Positive DW2: Development Principles The development is expected to be built to promote high quality architecture, design and accessibility in 
accordance with the local plan policy DW2: Development Principles, therefore a potential minor positive 
effect is recorded. 

E) CLIMATE CHANGE MITIGATION

To minimise greenhouse gas emissions

i) Development that minimises the need to travel by providing access to public transport, cycle 
and walking links to help reduce use of the private car.
ii) Energy efficient developments and buildings, which make the best use of renewable and low 
carbon energy generation.
iii) Multi-use green infrastructure which supports or creates transport networks.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Negative EN3: Coastal Change management areas
CC2: Carbon Statements
CC4: Sustainable Transport
DW2: Development Principles 

Policy CC2 in the Local Plan requires the development to be energy efficient. The site is located over 5km 
from Exeter or a main town however, proposals for development on this site will provide a movement 
network which will improve cycling and walking routes in the area and therefore contribute to a 
reduction in private car use. The site is also within 500m from a bus stop but over 1km from a railway 
station. The site has sufficient access to sustainable transport links to key service centres which should 
reduce the use of private vehicles but nevertheless may create additional traffic and therefore a 
potential minor negative effect is identified. 

F) CLIMATE CHANGE ADAPTATION

To adapt to the possible effects of climate change

i) Flood risk and the threat to people and property, and  coastal change and adaptation.

No Direct Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive EN6: Flood Risk and Water Quality
CC1: Resilience

The site is located within Flood Zone 1 and contains no areas of Flood Zones 2 or 3. Mitigation provided 
by policies within the local plan will ensure the use of SuDS, therefore development should not have a 
negative effect on surface water run off. A potential minor positive effect is recorded.

G) LAND RESOURCES

To utilise our land resources efficiently and minimise their loss 
or degradation

i) Soil quality
ii) Safeguard mineral resources. 
iii) Reuse of previously developed land.
iv) Minimise waste (reuse, recycle, recover).

Yes N/A N/A N/A N/A N/A Uncertain DW2: Development Principles The site is not located within a Minerals Safeguarding Area. 
Development would utilise between 1-5ha of Grade 3 agricultural land, however safeguards during 
construction may retain the quality of the agricultural land for future use, however the achievability of 
this is uncertain, therefore an uncertain effect is recorded. 

The loss of good quality agricultural land cannot be mitigated. It is 
assumed that an overall negative effect is likely as the land will largely 
be developed for housing and will no longer be in agricultural use.

H) WATER RESOURCES

To utilise our water resources efficiently and minimise their 
loss or degradation

i) Water quality and quantity.

No N/A N/A N/A N/A N/A Neutral EN6: Flood Risk and Water Quality
CC1: Resilience

The site does not contain or lie adjacent to any watercourses so development is not expected to impact 
water quality therefore a neutral effect is recorded. 

I) HOMES

To provide and maintain a sufficient supply of good quality, 
financially accessible homes of mixed type and tenure, 

suitable to meet the needs of Teignbridge

i) Supply of housing.
ii) Housing mix and affordability.
iii) Housing delivery and diversity of supply.

Yes Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive H2: Affordable Housing Targets The site will deliver 40 new home and will provide a mix of homes, including affordable homes. There is 
interest from a Community Land Trust to deliver 13 affordable homes currently needed in the village and 
according to Policy H2 30% of the homes would be affordable. A potential minor positive effect against 
this SA objective as a result of the relatively small number of homes allocated to this site. 

V18: Lower Uppacott, Tedburn St Mary
Villages
40 homes
1.3 ha
Greenfield
30% affordable housing 

SA framework Assessment



J) HEALTH

To support healthy and active communities with access to 
attractive environments and opportunities to enjoy and 

experience them.

i) Cycle and walking networks.
ii) Open space and green space infrastructure in new developments and existing settlements.
iii) Public recreational, play and leisure opportunities.

No Indirect Low Long (20+ 
years)

Localised Permanent/ 
Reversible

Significant Positive DW2: Development Principles Proposals for development on this site will provide a movement network which will improve cycling and 
walking routes in the area, increasing accessibility to the adjacent recreation field which includes fitness 
and sports facilities. 
The site is located immediately adjacent to Tedburn St Mary recreation field where there are a range of 
fitness and sports facilities. It is also within 400m of National Cycle Route 279 which links to Exeter and 
Okehampton.
The site is well located to support healthy and active lifestyles, therefore a potential significant positive 
effect is recorded. 

K) WELLBEING

To support positive, safe and healthy communities

i) Social deprivation.
ii) Air quality, noise and light pollution. 
iii) Safe and secure environment with reduced fear of crime.

N/A N/A N/A N/A N/A N/A Neutral EN7: Air Quality
CC3: Electric Vehicle Infrastructure
EN8: Light Pollution
GP1: Sustainable Development

The site is not located within an AQMA. The site is located within an area of lower than average 
deprivation compared to Devon as a whole, therefore development is not likely to facilitate 
improvements in the level of deprivation in the area. A neutral effect is recorded as development at this 
site is not expected to impact this objective.  

L) ACCESS TO SERVICES

To provide accessible and attractive services and community 
facilities for all ages and interests

i) Access to area wide services (education, healthcare etc).
ii) Community facilities.
iii) Cultural buildings and facilities.
iv) Access to high speed broadband.

No Direct Medium Long (20+ 
years)

Localised Permanent/ 
Reversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport

New development on this site will provide cycling and walking routes to the west of the site to enable 
safe access to the nearby village of Tedburn St Mary.
The site is within 1km of a primary school and  has access to superfast broadband. Policy V18 ensures 
contributions will be made towards primary education and home to school transport for secondary 
education. The nearest large service centre is Exeter city which is accessible by a frequent bus service 
and cycling network. The site has good access to services, therefore a potential minor positive effect is 
recorded. 

M) JOBS AND LOCAL ECONOMY

To foster a strong and entrepreneurial economy and 
increased access to high quality skills training to support 
improved job opportunities and greater productivity in 

Teignbridge

i) Employment land supply.
ii) Economic generating uses (including housing and population growth)
iii) Improved and mixed employment offer  
iv)Tourism/commercial cultural and leisure provision. 
(v) Access to education and skills training.

No Indirect Medium Medium (10 
years)

District Wide Permanent/ 
Irreversible

Minor Negative The site is not within 1km of an existing or proposed employment site, nor adjacent to a main town or 
Exeter city and as a result there is limited opportunity for prospective occupiers to access jobs nearby. 
The site does have access to superfast broadband which would allow remote working. A potential minor 
negative effect is recorded 

N) TOWN CENTRES

To safeguard and strengthen the vitality and viability of our 
town centres

i) Diverse town centre economy.
ii) Strengthen and safeguard the vitality and viability of  centres.
iii) Relationship between new development and existing centres.
iv) Access to existing centres.

N/A N/A N/A N/A N/A N/A Neutral The site is not adjacent to a main town and the site is likely to rely on the high level services and 
employment opportunities provided by Exeter which can be accessed by public transport or via the 
nearby National Cycle Network. Development is not likely to have an effect on strengthening the vitality 
and viability of town centres given that residents are expected to rely on the services within Exeter City; 
the small number of homes allocated to this site is unlikely to impact the city centre, therefore a neutral 
effect is recorded.

O) CONNECTIVITY AND TRANSPORT

To connect people and businesses digitally and physically 
through the provision of broadband, walking, cycling, public 
transport, road networks and other transport infrastructure 

both within Teignbridge and beyond

i) Access to major networks within and beyond Teignbridge.
ii) Access to public transport, footpaths and cycleways.
iii) Links between homes, services and businesses.
iv) Reduction in congestion.

No Direct Medium Long (20+ 
years)

District Wide Permanent/ 
Irreversible

Minor Positive GP1: Sustainable Development
GP7: Infrastructure & Transport Networks
CC4: Sustainable Transport
DW3: Design Standards

The site is over 1km of a railway station but within 500m of a bus stop with a frequent service to Exeter. 
The site is also within 1km of National Cycle Route 279 which links Exeter to the east with Okehampton 
to the west. The site is well located to facilitate the sustainable travel of residents across the district, 
however the distance from the nearest railway station may result in an increase in the use of private 
vehicle journeys beyond Exeter and Okehampton, therefore a potential minor positive effect is recorded 
rather than a significant positive effect. 



Direct/
Indirect

Magnitude Duration Spatial Extent Permanence/ Reversibility Significance

Judgements to made by the assessor: Direct Low Short (<5 years) Localised Permanent/ Irreversible Significant Negative
Indirect Medium Short/ Medium District Wide Permanent/ Reversible Minor Negative
N/A High Medium (10 years) Regional Temporary/ Irreversible Uncertain

N/A Long (20+ years) National Temporary/ Reversible Neutral
N/A N/A N/A Minor Positive

Significant Positive

Most likely to be…. Direct Medium Short (<5 years) Localised Permanent/ Irreversible Significant positive effect
High Short/ Medium District Wide Permanent/ Reversible

Medium (10 years) Regional 
Long (20+ years) National 

Most likely to be…. Direct Low Short (<5 years) Localised Temporary/ Reversible Minor positive effect
Indirect Short/ Medium Permanent/ Reversible

Most likely to be…. Direct Low Short (<5 years) Localised Temporary/ Reversible Minor negative effect
Indirect Short/ Medium Permanent/ Reversible

Most likely to be…. Direct Medium Short (<5 years) Localised Permanent/ Irreversible Significant negative effect
High Short/ Medium District Wide

Medium (10 years) Regional 
Long (20+ years) National 


