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Higher Mead Farm, Ashburton
Site Overview
Site Reference Number: CFS-GT-01 (previous HELAA ref n612ver)
Site Name: Higher Mead Farm Site 3, Ashburton
Site Description: Site lies to north east of Ashburton. It comprises 2 fairly flat fields, enclosed by
hedgerows, adjacent to A38. There is a recently approved storage yard to the south, adjacent to the
lane/track, a small area of woodland to west, and caravan site to south on higher land.
Total Size (ha): 5.91
Gross Size (ha): 4.9
Minimum/medium/maximum yield: Gypsy and traveller pitches
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within Greater Horseshoe Bat Landscape Connectivity Area and Great Crested Newt consultation
zone, but no issues that would rule site out at this stage.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Roads narrow and no footway. Unclear where the access to the site would be. Highway
improvements would be required.
The site has direct access from and onto the westbound carriageway of the A38 just west of the site,
involving a travelling distance of 200m on a private track and 300m on a narrow single width lane.
However, there is no direct access onto or from the eastbound carriageway. To gain access to the
site from the eastbound carriageway it would be possible to turn off the A38 at Caton, to re-join the
westbound carriageway, and to exit from the westbound carriageway. To travel east on the A38
would involve firstly travelling west, then using the Dolbeare junction to change direction to travel
eastbound.
Air Quality
Not within AQMA but close to existing source of air pollution (A38).
Ecology
Statutory sites: Within South Hams SAC Landscape Connectivity Zone. The site lies within the 10km
buffer zone of Dartmoor National Park (DNP) and South Dartmoor Woods Special Area of
Conservation (SAC).
Non statutory sites: Adjacent to Unconfirmed Wildlife Site (Mead Farm UWS SX77/032 -Broadleaved
Woodland).
SSSI: None
Ancient Woodland: None
Priority habitats: Hedgerows, trees and pasture provide potential foraging and commuting habitat
for several bat species including greater horseshoe bats.
Habitats/features: The site has a network of hedgerows and trees and therefore suitable habitat for
dormouse and nesting birds. Potential habitat for reptiles and badger, and the site is within a barn
owl sighting square. Opportunities for landscape scale biodiversity corridors/habitat links,
particularly for commuting and foraging bats and dormice. Potential habitat connectivity area to
Dartmoor National Park.
European protected species: Within Great Crested Newt Consultation Zone.
Other protected species: Unknown.
Flood Risk, Water Quality and Drainage
Flood Zone 1. Within Critical Drainage Area (Holbeam).
Quality elements are at risk mainly from diffuse sources in this water body, possible that
development would enable some delivery of mitigation measures for dredging, obstruction
management or habitat restoration. Due to the proximity of this allocation to water body
GB510804605800 Teign Estuary, it should also be noted that development should be mindful of

5

possible influence on shellfish waters (Teign estuary east and west) and bathing waters (Teignmouth
town, Shaldon and Ness Cove).
Heritage and Archaeology
Not within Grade I Listed Building buffer and no Listed Buildings within or adjacent to site.
The proposed development lies in an area where little in the way of formal archaeological
investigations have been undertaken. However, there is evidence of prehistoric activity within the
surrounding landscape and the application area itself may contain archaeological deposits
associated with this activity. Development here has the potential to expose and destroy
archaeological deposits that may be present within the site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements would be required along with new footway.
Ashburton Primary school is at capacity and cannot be expanded on its current site. Any
development would require the expansion and relocation of the primary school. This would need to
be funded by development. South Dartmoor College has capacity to accommodate the equivalent of
1074 new homes.
Landscape
The presence of the A38 overrides any influence the setting of Dartmoor National Park would have
on the sensitivity of the site. Within 50m of Dartmoor National Park.
Minerals
The site is within a Mineral Safeguarding Area for the limestone resource. There is an objection
under Policy M2 of the Devon Minerals Plan to the sterilisation of the mineral resource by other
development unless the proposals are accompanied by a Mineral Resource Assessment that
demonstrates that this resource is not economic now or in the future or otherwise meets one of the
criteria of Policy M2.
Subject to the nature, permanence and extent of development, this constraint may be overcome.
Safety
No overhead electricity lines or gas pipes.
The safety of children on the site would need to be ensured given its location adjacent to the A38.
Soils and Contamination
Grade 3 agricultural land.
Waste
No waste management constraints.
Other
Since the original assessment of the site in 2020 planning permission has been granted on the field
adjacent to the track (and previously included within the site) for Use Class B8 storage for caravans,
boats and motor homes/vehicles.
The site's position close to the A38 would reduce the level of amenity of occupiers and would
require a safe means of enclosure to prevent children accessing the A38.
Climate Change Impacts
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The development of the site would lead to an increase in the reliance on the use of the private car,
due to the distance from the nearest services and facilities, lack of pedestrian and cycle routes and
lack of public transport serving the site. As such, the development of the site would have moderate
negative impacts on climate change. However, when comparing this site to other existing gypsy and
traveller sites, it is not considered particularly remote from services and facilities, which lie within
the town of Ashburton, approx 3km away.
Site Potential
YELLOW – permanent or transit site
Ecology, archaeology, landscape, drainage and water quality constraints are likely to be able to be
mitigated, although this may reduce the capacity of the site. The limited access to and from the A38
presents some constraints, but the options of using close by junctions help with access to the
eastbound carriageway. The lanes serving the site are poor and development would lead to an
increase in the reliance on the private car due to lack of suitable sustainable travel alternatives.
However, when compared to existing successful gypsy and traveller sites, it is not considered
particularly remote from services and facilities, which lie within the town of Ashburton, approx 3km
away and the site is assessed as having minor constraints to be overcome - yellow.
As well as permanent sites, transit sites are required within the District. The site is assessed as
yellow for use as a transit site, as the need to access local services and facilities would be more
limited and for temporary periods of time only. The lower level of use would help to ameliorate the
highway concerns about the local lane network and, would not require the erection of permanent
buildings/facilities, which would ease concerns about the site's proximity to Dartmoor and impacts
on its landscape setting. It would also reduce the constraint presented by the Critical Drainage Area
and ecology issues.

Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agree assessment of the site as yellow for either permanent or transit site.
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Manor Road, Abbotskerswell
This site, referenced CFS-R-18, was previously submitted and assessed under HELAA reference
we15yrp and was included as a potential development site in the Draft Local Plan 2020-2040 (Part 2)
Site Options. It has, therefore, not been re-assessed.
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The Cider Press, Bickington
Site Overview
Site Reference Number: CFS-R-13
Site Name: The Cider Press, Goodstone Orchard, Bickington
Site Description: Site lies at the hamlet of Goodstone, to the southwest of Bickington which is about
1km away. The land is broadly rectangular with access points to the highway on west and east sides.
Built residential and agricultural uses are located immediately to the north and south of the site.
Total Size (ha): 1.0
Gross Size (ha): 1.0
Minimum/medium/maximum yield: 16/20/24
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within a Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC) and
great crested newt consultation zone. These issues would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B assessment.
Suitability Assessment Stage B
Access
There are two potential access points (on west and east sides) onto the road through Goodstone
which connects the site to the A383 and A38 corridor.
Air Quality
The site is not within an AQMA, but it lies close to a source of air pollution - A38 corridor.
Ecology
European Sites: Within South Hams SAC Landscape Connectivity Zone. Within Dartmoor SAC
Recreation Buffer.
SSSI: None on or adjacent to the site.
Ancient Woodland: None on or adjacent to the site.
Non Statutory Sites: None on or adjacent to the site.
Priority Habitats: Unknown
Other Habitats/Features: Hedgerows provide suitable habitat for dormouse and nesting birds.
Potential habitat for reptiles and badger.
European Protected Species: Within a Greater Crested Newt Consultation Zone.
Other Protected Species: Preliminary Ecological Appraisal and protected species surveys will be
required prior to application to inform mitigation and enhancement measures.
Flood Risk, Water Quality and Drainage
Entire site lies within Flood Zone 1 and is not within a Critical Drainage Area.
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building.
The Granary & Press is a Grade ll Listed Building to the southeast of the site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
The nearest primary school at Blackpool Primary School has sufficient capacity to accommodate the
children living within its designated area. It is popular and admits pupils from out of area. Should
development come forward within the school’s designated area, some of these pupils would be
pushed back to other schools.
Newton Abbot secondary schools do not have spare capacity, however, there is capacity within
South Dartmoor College (for 1074 new dwellings).

Landscape
Within 5km buffer of Dartmoor National Park.
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The site lies in a detached location from the main village (Bickington) but adjacent to
residential/farm buildings which form the hamlet. Site is well enclosed with hedgerows and some
trees along boundaries.
Minerals
The site is within a Minerals Safeguarding Area and Minerals Consultation Area.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural Land class - Grade 3.
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
The settlement of Bickington has very few services, with only a community hall and place of worship
within the village itself. Although there are frequent bus services to local employment and service
centres, the limited lack of services means that most trips are likely to be made by the private car.
The site occupies a location which is well outside the village, being about 1km away and more than
2km from the nearest shopping/service centre of Ashburton to the southwest. This context would
therefore have significant negative impacts on climate change.
Site Potential
RED as the site is completely separated from the village, ecology constraints are likely to need
mitigating and, location within a Minerals Safeguarding Area.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as red.
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Land adjacent to Old Hill, Bickington
Site Overview
Site Reference Number: 4016ya2 / tu13443
Site Name: Land adjacent Old Hill, Bickington
Site Description: The site is a grassed field enclosed by hedgerows within the centre of the village.
Fairly level, with some sloping areas.
Total Size (ha): 1.18
Gross Size (ha): 1.03
Minimum/medium/maximum yield: 16 / 21 / 25
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within a South Hams SAC Landscape Connectivity Zone, Cirl Bunting wintering zone and
within 5km of a Great Crested Newt record. There are no issues to rule out the site from stage A.
Flood Zone 3b
No part of the site is within the functional flood plain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
DCC confirmed that access off Old Hill would be acceptable as road is sufficiently wide.
Air Quality
The site is not within an Air Quality Management Area.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone. Within Dartmoor SAC
Recreation Buffer.
SSSI: None
Ancient Woodland: None
Non statutory sites: Bickington Quarry Unconfirmed Wildlife Site 175m to south and Bickington Road
Verge Unconfirmed Wildlife Site150m to north.
Priority Habitats: Hedgerows, trees and grassland provide potential foraging and commuting habitat
for several bat species including greater horseshoe bats. Existing buildings may provide bat roost and
nesting bird potential.
Other Habitats/Features: Hedgerows provide suitable habitat for dormouse and nesting birds.
Potential habitat for reptiles and badger. Opportunities for landscape scale biodiversity
corridors/habitat links, particularly for commuting and foraging bats and dormice
European Protected Species: Within a Greater Crested Newt Consultation Zone, Cirl Bunting
Consultation Zone and Barn Owl Sighting Square.
Other protected species: Preliminary Ecological Appraisal and protected species surveys will be
required prior to application to inform mitigation and enhancement measures.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. It therefore has a low probability of experiencing fluvial flooding.
Any planning application for residential or economic development will need to include a Flood Risk
Assessment, in accordance with advice in the NPPG.
Any development must be accompanied by a suitable drainage strategy to deal with existing surface
water flows through the site and any potential increase in surface runoff. Sustainable Drainage
Systems (SuDS) should be used where possible. Please refer to Devon County Council's SuDS
Guidance for more information.
The land is within a Critical Drainage Area. There is a need for surface water to be managed to a
higher standard than normal, to ensure that any new development will contribute to a reduction in
flood risk in line with the NPPF.
Heritage and Archaeology
Historic village, but sensitive development likely to be acceptable in heritage terms.
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Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
The nearest primary school at Blackpool Primary School has sufficient capacity to accommodate the
children living within its designated area. It is popular and admits pupils from out of area. Should
development come forward within the school’s designated area, some of these pupils would be
pushed back to other schools.
Newton Abbot secondary schools do not have spare capacity, however, there is capacity within
South Dartmoor College (for 1074 new dwellings).
Landscape
Setting of Dartmoor National Park, easily perceived from A38. Within 5km buffer of Dartmoor
National Park. Landscape Sensitivity Level is Medium – High.
Minerals
The site is within a Mineral Consultation Area for the nearby limestone resource. However, the site's
relationship with the existing settlement will result in no greater constraint of the mineral resource,
and there is therefore no mineral objection.
Safety
No known safety constraint.
Soils and Contamination
Agricultural Land class - Grade 3.
Waste
No waste management constraint.
Other
n/a
Climate Change Impacts
The settlement of Bickington has very few services, with only a community hall and place of worship
within the village itself. Although there are frequent bus services to local employment and service
centres, the limited lack of services means that most trips are likely to be made by the private car.
The site is well placed in relation to the built form of the village.
Site Potential
YELLOW
The site was previously assessed as red and was not included within the draft Local Plan Part 2 (Site
Options) because of limited range of services in the village. However, in the context of the Small
Residential Sites Methodology there is greater opportunity to include those sites which are located
adjacent to defined settlement limit which Land adjacent Old Hill satisfies. Specific constraints to
properly address include access arrangements, ecology mitigation and heritage assets comprising
setting of the church to the east and listing building to the west. There is also the prospect for
combining the land with adjacent Little Alice submission site to the northwest which would improve
viability.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
14

The HELAA Panel agrees assessment of the site as yellow.
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Little Alice, Bickington
Site Overview
Site Reference Number: y2134qo
Site Name: Little Alice, Bickington
Site Description: Site comprising detached dwelling and grassed residential curtilage/adjacent
paddock, enclosed by hedgerows.
Total Size (ha): 0.26
Gross Size (ha): 0.22
Minimum/medium/maximum yield: 4 / 5.5 / 7
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within South Hams SAC Landscape Connectivity Zone, Cirl Bunting wintering zone and
within 5km of a Great Crested Newt record. There are no issues to rule out the site for Stage A.
Flood Zone 3b
No part of the site is within the functional flood plain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
The site could be accessed from the road to the north, or combined with the site to the south and
accessed from Old Hill.
Air Quality
The site is not within an Air Quality Management Area.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone and Dartmoor SAC Recreation
Buffer.
SSSI: None
Ancient Woodland: None
Non statutory sites: Bickington Quarry UWS 100 m to south and Bickington Road Verge UWS 100, to
north.
Priority Habitats: Hedgerows, trees and grassland provide potential foraging and commuting habitat
for several bat species including greater horseshoe bats. Existing buildings may provide bat roost
and nesting bird potential. Potential habitat for reptiles and badger.
Other Habitats/Features: Hedgerows provide suitable habitat for dormouse and nesting birds.
European Protected Species: Within a Great Crested Newt Consultation Zone, Cirl Bunting
Consultation Zone and Barn Owl Sighting Square.
Other protected species: Preliminary Ecological Appraisal and protected species surveys will be
required prior to application to inform mitigation and enhancement measures. Opportunities for
landscape scale biodiversity corridors/habitat links.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. It therefore has a low probability of experiencing fluvial flooding.
Any development must be accompanied by a suitable drainage strategy to deal with existing surface
water flows through the site and any potential increase in surface runoff. Sustainable Drainage
Systems (SuDS) should be used where possible. Please refer to Devon County Council's SuDS
Guidance for more information.
The land is within a Critical Drainage Area. There is a need for surface water to be managed to a
higher standard than normal, to ensure that any new development will contribute to a reduction in
flood risk in line with the NPPF.
Heritage and Archaeology
Historic village, but sensitive development likely to be acceptable in heritage terms.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
The nearest primary school at Blackpool Primary School has sufficient capacity to accommodate the
children living within its designated area. It is popular and admits pupils from out of area. Should
development come forward within the school’s designated area, some of these pupils would be
pushed back to other schools.
Newton Abbot secondary schools do not have spare capacity, however, there is capacity within
South Dartmoor College (for 1074 new dwellings).
Landscape
Landscape Sensitivity Level is Medium – High. Within 5km buffer of Dartmoor National Park.
Minerals
The site is within a Mineral Consultation Area for the nearby limestone resource. However, the site's
relationship with the existing settlement will result in no greater constraint of the mineral resource,
and there is therefore no mineral objection.
Safety
No known safety constraint.
Soils and Contamination
Agricultural Land class - Grade 3.
Waste
No waste management constraint.
Other
n/a
Climate Change Impacts
The settlement of Bickington has very few services, with only a community hall and place of worship
within the village itself. Although there are frequent bus services to local employment and service
centres, the limited lack of services means that most trips are likely to be made by the private car.
The site is well placed in relation to the built form of the village.
Site Potential
YELLOW
The site was previously assessed as red and was not included within the draft Local Plan Part 2 (Site
Options) because of limited range of services in the village. However, in the context of the Small
Residential Sites Methodology there is greater opportunity to include those sites which are located
adjacent or close to a defined settlement limit which Little Alice satisfies. Specific constraints to
properly address include access arrangements, ecology mitigation and heritage assets comprising
listing building to the west. There is also the prospect for combining the land with adjoining site at
Land adj Old Hill submission site (ref4016ya2) which would improve viability.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as yellow.
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Land south of Old Hill Bickington
Site Overview
Site Reference Number: zat092x
Site Name: Land south of Old Hill Bickington
Site Description: Site comprises of a pair of fields on the south side of the village. Mainly flat in
topography with sloping land at western end. (more than 1:6 grad)
Total Size (ha): 1.59
Gross Size (ha): 1.27
Minimum/medium/maximum yield: 20 / 25 / 30
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within a South Hams SAC Landscape Connectivity Zone, Cirl Bunting wintering zone and
within 5km of a Great Crested Newt record. There are no issues to rule out the site from stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
DCC confirmed that access off Old Hill would be acceptable as road is sufficiently wide.
Air Quality
AQMA potential for impacts.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone and Dartmoor SAC Recreation
Buffer.
SSSI: None
Ancient Woodland: None
Non statutory sites: Bickington Quarry Unconfirmed Wildlife Site 65m to south.
Priority Habitats: hedgerows provide potential commuting habitat for several bat species including
greater horseshoe bat.
Other Habitats/Features: hedgerows provide suitable habitat for dormouse and nesting birds.
Potential habitat for reptiles and badger. Opportunities for landscape scale biodiversity
corridors/habitat links, particularly for commuting and foraging bats and dormice
European Protected Species: Within 5km of a Great Crested Newt record and Cirl Bunting
Consultation Zone
Other protected species: Preliminary Ecological Appraisal and protected species surveys will be
required prior to application to inform mitigation and enhancement measures.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. It therefore has a low probability of experiencing fluvial flooding.
Any planning application for residential or economic development will need to include a Flood Risk
Assessment, in accordance with advice in the NPPG.
The land is within a Critical Drainage Area. There is a need for surface water to be managed to a
higher standard than normal, to ensure that any new development will contribute to a reduction in
flood risk in line with the NPPF.
Heritage and Archaeology
Historic village, but sensitive development likely to be acceptable in heritage terms. No Listed
Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
The nearest primary school at Blackpool Primary School has sufficient capacity to accommodate the
children living within its designated area. It is popular and admits pupils from out of area. Should
20

development come forward within the school’s designated area, some of these pupils would be
pushed back to other schools.
Newton Abbot secondary schools do not have spare capacity, however, there is capacity within
South Dartmoor College (for 1074 new dwellings).
Landscape
Landscape Sensitivity Level is Medium – High. Within 5km buffer of Dartmoor National Park.
Minerals
Both parcels of land for this site are contained entirely within a Mineral Safeguarding Area and
Mineral Consultation Area (Aggregates). Whilst there is existing development nearby, additional
development in this location would further sterilise the potential for future working in this location,
and this area could be used as a buffer to distance any future working from the existing
development. Therefore this location is not considered appropriate for development. A mineral
resource assessment should be commissioned if you wish to pursue this site further.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural Land class - Grade 3
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
The settlement of Bickington has very few services, with only a community hall and place of worship
within the village itself. Although there are frequent bus services to local employment and service
centres, the limited lack of services means that most trips are likely to be made by the private car.
The site is well placed in relation to the built form of the village.
Site Potential
AMBER
The site was previously assessed as red and was not included within the draft Local Plan Part 2 (Site
Options) because of limited range of services in the village. However, in the context of the Small
Residential Sites Methodology there is greater opportunity to include those sites which are located
adjacent to a defined settlement limit which Land south of Old Hill satisfies. Specific constraints to
properly address include minerals safeguarding,
access and ecology mitigation.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees with the assessment of the site as amber.
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Green Oaks, Bishopsteignton
Site Overview
Site Reference Number: CFS-R-11
Site Name: Green Oaks, Forder Lane, Bishopsteignton
Site Description: Site lies to the southwest of Bishopsteignton with the southern boundary adjoining
the A381 highway. The residential building of Green Oaks is contained within the southern half of
the parcel. The majority of the land comprises of two field areas, divided by hedgerow boundaries.
The former Bakers Yard borders the site to the east along Forder Lane.
Total Size (ha): 1.33
Gross Size (ha): 1.00 (excluding Green Oaks building and grounds)
Minimum/medium/maximum yield: 16 / 20 / 24
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within a Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC),
cirl bunting wintering zone and part breeding territory on western section of land and great crested
newt consultation zone. These issues would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B assessment.
Suitability Assessment Stage B
Access
There is existing access onto Forder Lane to the east and the site is close to the A381.
Air Quality
The site is not within an AQMA, but it lies close to a source of air pollution - A381 highway from
Kingsteignton to Teignmouth and beyond.
Ecology
European sites: South Hams SAC Landscape Connectivity Zone, Exe Estuary SPA and Dawlish Warren
SAC: within 10km Zone: Habitat Regulations contribution will be needed for new dwellings.
SSSI: None
Ancient Woodland: None
Non statutory sites: Ashwell County Wildlife Site (breeding cirl buntings) covers the western section
of submitted site and adjoining land to north.
Priority Habitats: species-rich hedges.
Other Habitats/Features: unknown
Euro Protected Species: The nearby Bishopsteignton House supports one of only 8 known maternity
roosts for this species in Britain. Lesser horseshoe bats also roost nearby, and may forage here. Both
species are very light sensitive. Potential impacts from loss of foraging habitat and lighting.
Mitigation/ compensation needed including: retention/ enhancement of boundary hedges and their
connectivity with surrounding hedges/habitats, lighting controls and compensatory provision/
enhancement of foraging habitat. Impacts from loss of trees/ hedges, cats and lighting. Mitigation/
compensation needed.
Other protected species: The site is surrounded by cirl bunting breeding territories. Cirl surveys
should be undertaken and the standard compensation payment made if necessary.
Flood Risk, Water Quality and Drainage
Entire site lies within Flood Zone 1 and is not within a Critical Drainage Area.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building.
There are no Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
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The primary school at Bishopsteignton has been expanded to 210 places, with no further options for
expansion. There is some forecast spare capacity for development.
Teignmouth Secondary School has no spare capacity and limited capacity to expand on its existing
site.
Landscape
The site lies in an outlying location from the village (Bishopsteignton) but adjacent to residential
buildings which run along Forder Lane to the east. Undeveloped coast. Visually prominent location.
Land occupies a raised position above the main road to the south and is enclosed with hedgerows to
the east and south with some trees along boundaries.
Minerals
No mineral constraint.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural Land class - Grade 3.
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
The village of Bishopsteignton has a good range of service provision, including a community hall,
convenience store, dispensary, health centre, post office, public house, place of worship, nursery
provision and a primary school. There are some frequent bus services which enable access to
Newton Abbot and Teignmouth for employment, secondary schools and other services. The site
occupies a location which is well outside the defined village settlement limit, being over 200m away
and more than 1km from the village centre. This context would therefore have significant negative
impacts on climate change. Overall, it is considered that the development of the site would have
moderate negative impacts in relation to climate change.
Site Potential
RED as the site is clearly detached from the village, together with ecology and landscape constraints
which will need mitigation.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as red.
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Land at Shepherds Lane, Teignmouth (Bishopsteignton Parish)
Site Overview
Site Reference Number: 9r140zl
Site Name: Land at Shepherds Lane
Site Description: Land follows the western boundary of Teignmouth, comprising a small residential
site defined from the lower eastern section of the original larger submission area which borders
Haytor Close to the east and Headway Cross Road to the south. Existing field boundaries define the
majority of the site.
Total Size (ha): 1.20
Gross Size (ha): 1.
Minimum/medium/maximum yield: 27 / 31 / 35

25

Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The majority of the site is within a Cirl Bunting Breeding Territory and the entire site lies within a Cirl
Bunting wintering zone and County Wildlife Site (mixed farmland with bird interest). Part of the site
is within an area highlighted for Selected Priority Species (Grey Long Eared Bats). The site is within
the 10km buffer of Dawlish Warren and Exe Estuary HRA. No issues that would rule out site at Stage
A.
Flood Zone 3b
No part of the site is within the functional flood plain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
All roads leading to this land are narrow with poor access and no footway or lighting. Highway
improvement would be required with safe routes for pedestrians. Access best taken in eastern
corner of site, and localised road widening required. Lack of short section of footway may be
acceptable given low volume of traffic on the road.
Air Quality
The site is not within an Air Quality Management Area. (AQMA) The site has the potential to
generate additional vehicular traffic that could potentially impact on the Teignmouth AQMA.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone, Exe Estuary SPA and Dawlish
Warren SAC: within 10km Zone. Habitat Regulations contribution will be needed for new dwellings.
SSSI: none
Ancient Woodland: none
Non statutory designated sites: The whole site is within the Bishopsteignton County Wildlife Site
(notified for its many breeding cirl buntings). Eight cirl bunting breeding territories are centred
within the site, with several others partly overlapping the site. This is a key location of cirl bunting
having the highest density of the species in Britain. Development here should be avoided, but if the
site is allocated, substantial mitigation and compensation will be needed, going beyond simply
paying the standard contribution.
Priority Habitats: species-rich hedges, watercourse. Other Habitats/Features: arable; grassland,
some of which may be semi- or un-improved; watercourse; copses; trees/tree lines.
European Protected Species: Bats – The rare Barbastelle bat has been radio-tracked foraging on the
site. The site is relatively close to the Grey long-eared bat roost at Bishopsteignton House, one of
only 8 known maternity roosts for this species in Britain. Lesser horseshoe bats also roost at B.
House. Both species may forage here. All three species are very light sensitive and navigate by
following hedges, etc. Various other species probably also present. Potential impacts from loss of
flyway(s), loss of foraging habitat, lighting impacts and loss of tree roosts.
Mitigation/ compensation needed including: retention/ enhancement of boundary hedges and their
connectivity with surrounding hedges/habitats, lighting controls and compensatory provision/
enhancement of foraging habitat. Dormouse – assume present in hedges and scrub. Impacts from
loss of trees/ scrub/ hedges, cats and lighting. Mitigation/ compensation needed.
Other protected species: Cirl Bunting – see under CWS
Flood Risk, Water Quality and Drainage
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The site lies within Flood Zone 1. It therefore has a low probability of experiencing fluvial flooding.
Any planning application for residential or economic development will need to include a Flood Risk
Assessment, in accordance with advice in the NPPG. The southernmost fields do border land within
Flood Zone 3 to the west associated with a channel running towards Broadmeadow and estuary.
Majority of site has no risk of flooding from surface water with a medium risk of flooding from
surface water on a fringe point of the site. (western boundary side) Any development must be
accompanied by a suitable drainage strategy to deal with existing surface water flows through the
site and any potential increase in surface runoff. Sustainable Drainage Systems (SuDS) should be
used where possible.
Historical flooding issue of surface water runoff from the fields which drains into existing South West
Water, surface water sewer in Moor View Road. Surface water runoff from these fields has also
flooded gardens, out buildings at Keats Close, Hillside Close, Coombe View and Haytor Close.
The site is not within a critical drainage area
Heritage and Archaeology
Known Romano-British settlement site. Area partly evaluated and requiring significant
archaeological mitigation should development proceed. Remainder of area requires further
archaeological assessment and evaluation prior to determination of planning applications.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Bishopsteignton Primary School has been expanded to 210 places, with no further options for
expansion. There is some forecast spare capacity for development.
Teignmouth Community School has been expanded. Capacity to accommodate some development
within the town.
Teignmouth Secondary School has no spare capacity and limited capacity to expand on its existing
site.
Landscape
Landscape sensitivity is high.
Undeveloped coast. Abuts the existing settlement and away from most visible approach roads,
however, the site is high and likely to be visually prominent and perceived to erode the tranquillity
and scenic qualities of undeveloped coast, less so, the southern protruding block. The southwestern
half of the site is steeply sloping. Development would also erode the separation between
Teignmouth and Bishopsteignton.
Minerals
No mineral constraint.
Safety
No known safety constraint.
Soils and Contamination
Agricultural Land class – Grade 3 (western sections) and Grade 2 covering land east of Shepherd’s
Lane and east of Lane from Higher Coombe Farm buildings northward.
Waste
No waste management constraint.
Other
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n/a
Climate Change Impacts
Although mostly in Bishopsteignton parish, the site is positioned on the western edge of Teignmouth
and relates more to the town which contains a good range of services and facilities. There is a lack of
pedestrian/cycle routes and public transport serving the site. Increased numbers of vehicular
journeys would lead to a potential negative impact on the Teignmouth AQMA. In addition, the loss
of green space on the western side of Teignmouth which holds high biodiversity status as a County
Wildlife Site and flooding implications are detrimental environmental factors. The shortage of
capacity within the local primary schools may lead to children needing to attend other, further away,
schools. Overall, it is considered that the development of the site would have moderate negative
impacts in relation to climate change.
Site Potential
AMBER
Previously assessed as red, due to combination of constraints identified including transport
connectivity modes and surface water flooding. Now much reduced section of site considered to be
amber, based on access, ecology and landscape (undeveloped coast) constraints and in context of
Small Residential Sites Methodology which does allow for some latitude for sloping topography
where land of a similar gradient in the vicinity demonstrates development is feasible. Transport
arrangements need to be clarified in the first instance.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber, for a yield that is subject to highway
constraints.
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Land lying south of Five Wyches Farm, Haytor Road, Bovey Tracey
Site Overview
Site Reference Number: CFS-R-02
Site Name: Land lying south of Five Wyches Farm, Haytor Road, Bovey Tracey
Site Description: Gently sloping land located to the west of Bovey Tracey with the northern
boundary running adjacent to the B3387. Mainly open rural/agricultural land with some mature
trees and hedgerow at the boundaries of the site with a wooded area to the south west corner.
Total Size (ha): 4.1ha
Gross Size (ha): 1.32
Minimum/medium/maximum yield: 26 / 33 / 39 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Site lies within South Hams SAC Landscape Connectivity Area and SAC Sustenance Zone. Site lies in
Dartmoor SAC Recreation Buffer Area.
Flood Zone 3b
Small sections of the site to the north and at the southern boundary lie within Flood Zone 3. The
entire site lies within the Bovey Critical Drainage Area (CDA).
Conclusion
Progress to Stage B.
Suitability Assessment Stage B
Access
The site is accessed directly from the B3367, but is not connected to existing pedestrian route or
cycle paths.
Air Quality
The site is not within an Air Quality Management Area, although any development would require
sustainable travel links, including pedestrian and cycle paths, and bus services to limit any increase in
vehicular journeys that could potentially impact on the Newton Abbot AQMA.
Ecology
European Sites: The site is within the South Hams SAC Sustenance Zone and Landscape Connectivity
Zone. Greater horseshoe bats may use the tree boundaries and watercourse corridor as flyways and
to feed. GHB activity surveys, light level surveys and Appropriate Assessment required. Site lies in
Dartmoor SAC Recreation Buffer Area.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Priority Habitats: If GHBs use the site, the watercourse and its associated trees/shrubs and all the
sites boundary hedge must be retained and protected from light spill. Bat and Bird surveys of
buildings are required with a suite of mitigation measures required prior to any works.
Other Habitats/Features: Bat and Bird surveys of buildings are required with a suite of mitigation
measures required prior to any works.
European Protected Species: Great Crested Newt Alert Zone.
Other Protected Species: None
Flood Risk, Water Quality and Drainage
The northern section of the site lies within flood zone 2 and 3. The southern boundary lies within
Flood Zone 3. The entire site lies within the Bovey Critical Drainage Area (CDA).
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Currently 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 sufficient capacity will be available.
Newton Abbot secondary schools do not have spare capacity, however, there is capacity within
South Dartmoor College (for 1074 new dwellings).
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Landscape
Within the setting of DNP and separated from the town by the A382, close to the existing settlement
of Bovey Tracey, in a relatively inconspicuous, low lying and well contained location. Within the
buffer of Grade I or II* Listed Building. Grade II Listed Buildings adjacent to the site.
Minerals
No minerals constraints
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Grade 3 agricultural land.
Waste
No waste management constraints.
Other
None
Climate Change Impacts
The site remote from Bovey Tracey in a location c. 1.2km away from the town centre for access to
services, which is likely to result in increased trips made by the private car. However, it's location
close to the A382 provides opportunities to connect to sustainable cycle and bus route connections
to Bovey Tracey and Newton Abbot. Overall, development of the site is considered to have
moderate impacts in relation climate change.
Site Potential
RED/AMBER
The site lies in a sensitive area, remote from Bovey Tracey, which is constrained by the SH SAC
Sustenance Zone and Landscape Connectivity Zone, proximity to the Dartmoor National Park,
distance from the town centre, presence of woodlands and heritage constraints. Because of its
more remote location, detached from existing development and on the other side of the A382, other
sites with potential which are more closely related to the town should be considered first. However,
the site`s distance of 1.2km from the town centre is comparable with other edge of settlement sites.
Availability Assessment
Timescale of availability unknown.
Achievability Assessment
The HELAA Panel agrees assessment of the site as red.
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The Paddock Southbrook Lane Bovey Tracey TQ13 9NB
Site Overview
Site Reference Number: CFS-R-04
Site Name: The Paddock Southbrook Lane Bovey Tracey TQ13 9NB
Site Description: Flat area of land located to the west of Bovey Tracey with the eastern boundary
running adjacent to the A382. Mainly open rural/agricultural land with mature trees and hedgerow
at the boundaries of the site.
Total Size (ha): 0.4ha
Gross Size (ha): 0.4ha
Minimum/medium/maximum yield: 8 / 10 / 12 suburban/rural (based on 1ha development)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Site lies within South Hams SAC Landscape Connectivity Area and SAC Sustenance Zone. Site lies in
Dartmoor SAC Recreation Buffer Area.
Flood Zone 3b
No part of the site lies within the functional floodplain.
Conclusion
Progress to Stage B.
Suitability Assessment Stage B
Access
It is unclear whether the site can be accessed directly from the narrow Southbrooke Lane. The track
that runs adjacent to the western boundary of the site is currently narrow, overgrown and not suited
to regular use.
Air Quality
The site is not within an Air Quality Management Area, although any development would require
sustainable travel links, including pedestrian and cycle paths, and bus services to limit any increase in
vehicular journeys that could potentially impact on the Newton Abbot AQMA.
Ecology
European Sites: The site is within the South Hams SAC Sustenance Zone and Landscape Connectivity
Zone (on the eastern half of the site). Greater horseshoe bats may use the tree boundaries as
flyways and to feed. GHB activity surveys, light level surveys and Appropriate Assessment required.
Site lies in Dartmoor SAC Recreation Buffer Area.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site. Boundary hedge must be retained and
protected from light spill.
Other Habitats/Features: Bat and Bird surveys of buildings are required with a suite of mitigation
measures required prior to any works.
European Protected Species: Great Crested Newt Alert Zone.
Other Protected Species: None
Flood Risk, Water Quality and Drainage
No part of the site lies within the functional floodplain.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Currently 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 sufficient capacity will be available.
Newton Abbot secondary schools do not have spare capacity, however, there is capacity within
South Dartmoor College (for 1074 new dwellings).
Landscape
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Within the setting of DNP and separated from the town by the A382, remote and detached from the
existing settlement of Bovey Tracey, in a relatively inconspicuous, low lying location. Within the
buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to the site.
Minerals
No minerals constraints
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Grade 3 agricultural land.
Waste
No waste management constraints.
Other
None
Climate Change Impacts
RED/AMBER
The site remote from Bovey Tracey in a location c. 1.4km away from the town centre for access to
services, which is likely to result in increased trips made by the private car. However, it's location
midway between gateway road, with no footpath or cycle links make connectivity with to
sustainable travel options to Bovey Tracey and Newton Abbot challenging. Overall, development of
the site is considered to have high/moderate impacts in relation climate change.
Site Potential
RED/AMBER
The site lies in a sensitive area, remote from Bovey Tracey, which is constrained by the South Hams
SAC Sustenance Zone and Landscape Connectivity Zone, proximity to the Dartmoor National Park,
distance from the town centre, presence of woodlands and heritage constraints. Because of its
remote location, detached from existing development on the other side of the A382, other sites with
potential which are more closely related to the town should be considered first. However, the site`s
distance of c.1.4km from the town centre is comparable with other edge of settlement sites.

Availability Assessment
The site promoter has confirmed that the site will be available within the next tbc.
Achievability Assessment
To be inserted following HELAA Panel.
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Land off Moretonhampstead Road, Bovey Tracey
Site Overview
Site Reference Number: y314119
Site Name: Land off Moretonhampstead Road, Bovey Tracey
Site Description: Sloping grassed site extending adjacent to Moretonhampstead Road.
Total Size (ha): 1.54ha
Gross Size (ha): 0.7ha
Minimum/medium/maximum yield: 11 / 14 / 17 (Suburban / rural)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within Dartmoor SAC recreation buffer.
Flood Zone 3b
The site does not lie within the functional floodplain.
Conclusion
Proceed to Stage B
Suitability Assessment Stage B
Access
Vehicular access via Moretonhampstead Road, although level change between the road and the site
would be an issue. No existing pavement pedestrian access. Access and visibility likely to be
acceptable but concern about lack of pedestrian links back to town centre. Would rely on links
provided as part of BT1 Dean Park development.
Air Quality
The site is not within an Air Quality Management Area, although any development would require
sustainable travel links, including pedestrian and cycle paths, and bus services to limit any increase in
vehicular journeys that could potentially impact on the Newton Abbot AQMA.
Ecology
European sites: The site is within the Haytor and Smallacombe Iron Mine South Hams SAC
Sustenance Zone with radio-tracked greater horseshoe bat foraging area just across road to South.
HRA and mitigation needed including retention of hedges, woods and other priority habitats, plus
lighting controls. Site lies in Dartmoor SAC Recreation Buffer Area.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non statutory sites: Whitstone Quarry is a Regionally Important Geological Site, for rock exposures.
The rock face should not be obscured – public access should be provided if possible.
Priority Habitats: broadleaved woodland, species-rich hedges, streams, mature (possibly veteran)
trees. Woodlands, stream, hedges and trees should be retained, with RPZs. Possibly semi- or
unimproved grassland in places (e.g. unimproved habitat/scrub mosaic in northern-most field).
Survey needed to determine site value. It is recommended that the Northern field and any other
unimproved grassland should not be built on.
Other Habitats/ Features: trees; rock faces; buildings; scrub; pasture.
Euro Protected Species: Bats – within a radio-tracked barbastelle bat area. Lesser horseshoe and
brown long-eared bats roost at Whitstone Farm. Other species will also be present. Potential
impacts from loss of tree roosts, building roosts, loss of foraging habitat and additional lighting.
Dormouse – likely present in the hedges. Impacts from loss of hedges, lighting.
Flood Risk, Water Quality and Drainage
Flood zone 1.
Heritage and Archaeology
Extent of site not clear. May contain medieval boundaries requiring mitigation. Possible holy well at
Whitstone with possible cultural significance.
Within buffer of a Grade I or II* Listed Building. Listed Buildings in close proximity, but not within or
adjacent to site.
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Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Currently 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 sufficient capacity will be available.
Newton Abbot secondary schools do not have spare capacity, however, there is capacity within
South Dartmoor College (for 1074 new dwellings).
Landscape
Setting of DNP, sloping, visually prominent land. Development could possibly have a significant
adverse effect on the landscape and visual amenity of the area. Not easy to mitigate. Factors
increase sensitivity to high sensitivity.
Minerals
The site is within the Mineral Safeguarding Area.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Soil grade 3
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
The site is c. 1km away from the town centre for access to services which is likely to result in
increased trips made by the private car. However, it's location on the A382 provides opportunities
for sustainable cycle and bus route connections to Bovey Tracey and Newton Abbot. Overall,
considering the site's location, and lack of flooding, development of the site is considered to have
moderate impacts in relation climate change.
Site Potential
RED/AMBER
The majority of the site is undevelopable due to its steeply sloping nature. The north west area of
the site adjacent to the A382 is considered developable from topographical perspective, but would
be separated and isolated from the edge of the town by the sloped area, and lies at one of the main
gateways to the town. As such it is unlikely to create an character gateway reflective of the local
vernacular, although it is accepted that the character of this gateway to the town will change as a
result of the Local Plan BT1 allocation. The access through sloping ground would be expensive and
would impact on viability. The site also lies in proximity to Dartmoor National Park and would
impact on the landscape and visual amenity of the area and is within a Minerals Safeguarding Area.
There are numerous ecological constraints and considerations that would require mitigation and
compensation.

37

However, if the cost of providing access was deemed viable and any development was undertaken in
a manner that reflected the local vernacular, appropriate for a town gateway and also considered
the impact on the nearby National Park, this site could be suitable for development. Assessment is
also dependent on the creation of pedestrian links to the town centre, which are somewhat reliant
on those to be provided for the allocated development of BT1 Dean Park.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel assessed the site as RED, given the significant constraints of access, topography,
ecology, minerals and landscape/Dartmoor National Park setting. However, following discussions
with DCC Highways, the site remains to be considered as RED/ AMBER by officers.
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Land South of Le Molay-Littry Way, Bovey Tracey
Site Overview
Site Reference Number: z9141mi (TDC) / mi15yrd (GESP)
Site Name: Land South of Le Molay - Littry Way
Site Description: Grassed site comprising part of 2 fields, enclosed by hedgerows with some trees.
Total Size (ha): 2.33ha
Gross Size (ha): 1.1ha
Minimum/medium/maximum yield: 27 / 31 / 35 (Urban extension)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within sustenance zone associated with South Hams SAC , western part of site within
Unconfirmed Wildlife Site (West Golds Mine Marsh). No issues that would rule out site at Stage A.
Flood Zone 3b
A large part of the site (approximately 50%) is within the functional flood plain (3b).
Conclusion
Progress to Stage B
Suitability Assessment Stage B
Access
The site is accessed off the B3344 which is restricted to 30mph. There have been 2 “slight” collisions
in the vicinity of the site. There are good footway/ cycleway links to Bovey Tracey and beyond. Good
public transport link with a bus stop outside the site. If the site access was to the west, then the
visibility is likely to be acceptable for the traffic speeds although the position of the bus stop may
need to be considered. No objections likely.
Air Quality
The site is not within an Air Quality Management Area.
Ecology
European Sites: within South Hams SAC Landscape Connectivity Zone. Within 120m of Sustenance
Zone. HRA needed.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non statutory sites: Part of the site is within the West Golds Mine Marsh Unconfirmed Wildlife Site
identified for floodplain grazing marsh. Compensation may be needed for loss of this habitat.
Priority Habitats: species-rich hedges; streams; possible floodplain grazing marsh.
Other Habitats/ Features: pasture, trees. Streams, trees and hedges should be retained wherever
possible. If the site is floodplain grazing marsh, compensation will be needed for its loss.
European Protected Species: Bats – close to radio-tracked barbastelle and greater horseshoe areas.
Both are very rare species. These and other species likely to be present on site. Potential impacts
from loss of (building or) tree roosts, loss of foraging habitat and additional lighting. Mitigation/
compensation needed. Otter – recorded nearby, may use watercourses on site, if so, mitigation will
be needed. Dormouse – assume present. Impacts from loss of trees/ scrub/ hedges, from cat
predation and from lighting. Mitigation/ compensation needed. GCN zone with potential for
impacts given proximity of Bradley Ponds.
Other protected species: Various unusual species present nearby. If present on site,
mitigation/compensation will be needed.
Flood Risk, Water Quality and Drainage
The majority of the site is within Flood Zones 2 and 3.
Heritage and Archaeology
No known heritage issues. Not within buffer of Grade I or II* Listed Building. No Listed Buildings
within or adjacent to site.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Currently 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 sufficient capacity will be available.
Newton Abbot secondary schools do not have spare capacity, however, there is capacity within
South Dartmoor College (for 1074 new dwellings).
Landscape
Site lies within the 5km buffer of Dartmoor National Park and is classed in the Interim Landscape
Sensitivity Assessment as medium-high sensitivity. Adjacent to existing settlement and low lying,
although would break the characteristic pattern of development only on the north side of the B3344.
Minerals
The site is partly within a ball clay Mineral Safeguarding Area (and wholly within the associated
Mineral Consultation Area) within which there is a presumption under Policy M2 of the Devon
Minerals Plan against sterilisation of the ball clay unless it can be demonstrated through a Mineral
Resource Assessment that the resource is not of current or potential economic value or otherwise
meets the criteria of Policy M2. In the absence of such evidence, DCC objects to development of this
site.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Soil grade 3
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
The site is c. 1.8km away from the town centre for access to services which is likely to result in
increased trips made by the private car. However, it's location on the B3344 provides opportunities
for sustainable cycle and bus route connections to Bovey Tracey and Newton Abbot. Overall,
considering the site's location and large area of flood risk, development of the site is considered to
have moderate to significant impacts in relation climate change.
Site Potential
AMBER
The site is located opposite the Bradley Bends development on the eastern edge of Bovey Tracey.
The majority of the site lies in areas designated as Flood Zones 2 and 3 leaving a small developable
section on the north-eastern edge of the site suitable for development. The site is partly within a
ball clay Mineral Safeguarding Area (and wholly within the associated Mineral Consultation Area).
The location of the site to the south of Le Molay-Littry Way will impact upon the currently
undeveloped character along the south of the road, which has naturally occurred due to the land`s
risk of flooding from the River Bovey. Development would require ecology mitigation. If it can be
demonstrated that despite these collective constraints, and concerns about the overall viability of
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the development for such a small developable area, the site could be considered suitable for
development.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 11-15 years
Achievability Assessment
The HELAA Panel assessed of the site as AMBER, due to significant constraints of flooding, ecology,
landscape and minerals.
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Ashwick Court, Broadhempston
This site, referenced CFS-R-22, was previously submitted and assessed under HELAA reference
l514yy5 and was included as a potential development site in the Draft Local Plan 2020-2040 (Part 2)
Site Options. It has, therefore, not been re-assessed.
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Land at Lomans Farm
Site Overview
Site Reference Number: pp137b1 / k214x7w - 2018
Site Name: Land at Lomans Farm
Site Description: Grassed field and former orchard area enclosed by mature hedgerows. Part of site
is within a Conservation Area and the whole of the site is within a Scheduled Monument (Local
Provisional) area.
Total Size (ha): 2.45
Gross Size (ha): 2.10
Minimum/medium/maximum yield: 25 / 31.5 / 38
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Northern part of site within an Unconfirmed Wildlife Site (Manor Farm Orchard) and site is within
Cirl Bunting wintering zone and within 5km of Great Crested Newt record. There are no issues to rule
out the site from stage A.
Flood Zone 3b
No part of the site is within the functional flood plain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Narrow lanes within the village with no footway and street lighting in some areas. This area would
not be suitable for a large development and would require highway improvements. Within walking
distance of village services.
Air Quality
The site is not within an Air Quality Management Area.
Ecology
Statutory sites: South Hams SAC Landscape Connectivity Zone.
SSSI: None
Ancient Woodland: None
Non statutory sites: The northern field part of Manor Farm Orchard is an Unconfirmed Wildlife Site
(identified for Traditional Orchard habitat). This area should remain undeveloped – it could
potentially be managed as Public Open Space with retention and enhancement of orchard habitat.
Priority Habitats: traditional orchard; species-rich hedges.
Other Habitats/Features: grassland.
European Protected Species: Great Crested Newt (GCN) - there is a known GCN breeding pond
within 300m and another pond mapped less than 40m from the site boundary. GCNs may well use
the terrestrial habitat on this site, e.g. hedges and rough grassland. If breeding GCNs are using the
pond, this represents a significant constraint. Surveys, mitigation and compensation will be needed,
including retention of hedges, with buffers. If permission can be gained, the nearby pond should be
surveyed for GCNs. Various bat species probably present. Potential impacts from loss of foraging
habitat/ flyways/tree roosts and from lighting impacts. Mitigation/ compensation needed.
Dormouse – assume presence in hedges. Impacts from loss of hedges, cats and lighting. Mitigation/
compensation needed.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. It therefore has a low probability of experiencing fluvial flooding.
Any planning application for residential or economic development will need to include a Flood Risk
Assessment, in accordance with advice in the NPPG. Current ongoing Devon County Council
catchment study. Results not yet available. Development in this area could possibly be an
opportunity to resolve high surface water runoff from surrounding fields into the village centre.
Not within critical drainage area.
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Heritage and Archaeology
The orchards and field pattern between the two roads of Broadhempston is essential to the
character of the conservation area and must be safeguarded from development. Also harm to
setting of listed buildings.
This site lies within a landscape containing evidence of prehistoric activity and within an area to the
south of the village that appears to have been enclosed in the medieval period. Given this
archaeological potential the Historic Environment Team would advise that archaeological mitigation
may be required through the application of an appropriately worded condition to any consent
granted.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Broadhempston Primary School has capacity for the equivalent of 12 dwellings. It is on a
constrained site with no option / land for expansion. South Dartmoor College (Secondary) has
capacity for pupils from the proposed development. Development within South Dartmoor’s
designated area, but close to that of the Newton Abbot secondary schools, should be considered as
part of a wider secondary review for the Newton Abbot area. There is no capacity within the
Secondary School in Totnes (KEVICS).
Landscape
Development would erode rural and historic character of the settlement and would only be
acceptable if it responded to vernacular character in terms of pattern, scale and form.
Minerals
No mineral constraint.
Safety
No known safety constraint.
Soils and Contamination
Agricultural Land class – Grade 2.
Waste
No waste management constraint.
Other
n/a
Climate Change Impacts
The village of Broadhempston has a fairly good level of service provision for its size, including a
convenience store, post office, community hall, public house, place of worship and primary school.
There are some frequent bus services which enable access to Newton Abbot and Totnes for
employment, secondary schools and other services. However, given the lack of capacity in the
primary school, and lack of land on which to expand, additional development may require pupils to
travel outside of the village for primary education. Overall, considering the level of service provision
within the village, and the availability of public transport, and the lack of flooding, it is considered
that the development of the site would have minor negative impacts in relation to climate change.
Site Potential
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AMBER/RED
The site was previously assessed as red due to significant constraints in relation to access, ecology
habitat and heritage/landscape aspects. If the built form of the site was restricted to the section
which impacts less on heritage/landscape resource (southern part) then balanced with its proximity
to the village centre, the site is assessed as amber/red.

Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees the officer assessment of the site as amber/red.
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Field north of Easterways, Broadhempston
Site Reference Number: CFS-R-36
Site Name: Field north of Easterways
Site Description: Site comprises a large field on the northeast side of the village. It borders existing
residential properties at Easterways to the south and road along whole of western boundary. The
land is relatively flat to gently sloping in character.
Total Size (ha): 2.0
Gross Size (ha): 1.85
Minimum/medium/maximum yield: 30 / 37 / 44
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within a Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC),
cirl bunting wintering zone and breeding territory and great crested newt consultation zone. These
issues would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B Assessment.
Suitability Assessment Stage B
Access
The site has potential access from minor road immediately to west.
Highway improvements including footway and cycleway connection would be required and localised
road widening. This could be done in combination with site to west (Land north of Ashwick Court).
Air Quality
The site is not within an Air Quality Management Area.
Ecology
Statutory sites: Within the South Hams SAC Landscape Connectivity Zone.
SSSI: None
Ancient Woodland: None
Non-statutory designated sites: within 250m of Broadhempston Pond County Wildlife Site, which is
designated for great crested newts. Ten Acre Linhay Unconfirmed Wildlife Site with unimproved
grassland lies 325m away to east.
Habitats/Features: species-rich hedges/trees.
European Protected Species: Great Crested Newt (GCN) – recorded at pond within 250m. Various
species of bats are probably present, including lesser horseshoe bats. Potential impacts from loss of
foraging habitat/ flyways/tree roosts and from lighting impacts. Mitigation/ compensation needed.
Dormouse – assume presence. Impacts from loss of hedges, cats and lighting. Mitigation/
compensation needed.
Other Protected Species: Cirl Bunting - the site is within a cirl bunting breeding territory/wintering
zone. A proportional compensation payment will be required.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. Not within critical drainage area or 2052 tidal extent.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building.
No Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity
Highway improvements will be required.
Broadhempston Primary School has capacity for the equivalent of 12 dwellings. It is on a
constrained site with no option / land for expansion. South Dartmoor College (Secondary) has
capacity for pupils from the proposed development. Development within South Dartmoor’s
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designated area, but close to that of the Newton Abbot secondary schools, should be considered as
part of a wider secondary review for the Newton Abbot area. There is no capacity within the
Secondary School in Totnes (KEVICS).
Landscape
The site lies in an outlying location from the village but adjacent to residential buildings at
Easterways on the southern end. Would extend development in a linear fashion away from the
nucleated settlement. Development would be more acceptable if it reflected the pattern, form and
arrangement of development character found in Broadhempston with dwellings facing on to the
street.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural Land class - Grade 2.
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
The village of Broadhempston has a fairly good level of service provision for its size, including a
convenience store, post office, community hall, public house, place of worship and primary school.
There are some frequent bus services which enable access to Newton Abbot and Totnes for
employment, secondary schools and other services. However, given the lack of capacity in the
primary school, and lack of land on which to expand, additional development may require pupils to
travel outside of the village for primary education. The site occupies a location which is not adjacent
to the defined village settlement limit and just under 1km from the village centre. Overall, it is
considered that the development of the site would have moderate negative impacts in relation to
climate change.
Site Potential
AMBER as the site is outlying from the village settlement, in addition, access, ecology and landscape
constraints will need mitigating. The net size of site is significantly more than 1ha threshold limit
(1.48ha) required in the Small Sites HELAA Methodology.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber.
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Field south of Broadhempston
Site Overview
Site Reference Number: CFS-R-37
Site Name: Field south of Broadhempston
Site Description: Site is located to the south of Houndhead Cross and separated from the settlement
limit. It comprises a large rectangular field which has a highway frontage along the western side. The
northern end of the site does adjoin a residential property of The Gables and others at The Rectory
and Old Police House lie on the opposite side of the road.
Total Size (ha): 4.7 ha
Gross Size (ha): 3.9 ha
Minimum/medium/maximum yield: 47 / 58 / 70 - however, only a reduced yield of no more than
30 dwellings would be acceptable
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within a Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC),
cirl bunting wintering zone and great crested newt consultation zone. These issues would not rule
out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B Assessment.
Suitability Assessment Stage B
Access
DCC Highways would accept access off lane in area opposite the Old Police House where lane is
widest. Although area lacks footways, vehicles travel slowly due to bendy lanes and lack of footway
is considered acceptable in this instance.
Air Quality
Not within an AQMA
Ecology
European Sites: Within South Hams SAC Landscape Connectivity Zone.
SSSI: none on or adjacent to site
Ancient Woodland: none on or adjacent to site
Non Statutory Sites: adjacent to The Gables UWS and Slipperstone Cross UWS.
Priority Habitats: hedges and trees
Other Habitats/Features: unknown
European Protected Species: within a Cirl Bunting Wintering Zone and Great Crested Newt
consultation zone.
Other Protected Species: unknown
Flood Risk, Water Quality and Drainage
Entire site is within Flood Zone 1.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
Conservation Area is approx 120m to the north.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements will be required.
Broadhempston Primary School has capacity for the equivalent of 12 dwellings. It is on a
constrained site with no option / land for expansion. South Dartmoor College (Secondary) has
capacity for pupils from the proposed development. Development within South Dartmoor’s
designated area, but close to that of the Newton Abbot secondary schools, should be considered as
part of a wider secondary review for the Newton Abbot area. There is no capacity within the
Secondary School in Totnes (KEVICS).
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Landscape
Site occupies slightly outlying position in relation to village envelope.
Minerals
No minerals constraint.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural grade 2 and 3 land and no known contamination issues
Waste
No waste management constraints.
Other
None
Climate Change Impacts
The village of Broadhempston has a fairly good level of service provision for its size, including a
convenience store, post office, community hall, public house, place of worship and primary school.
There are some frequent bus services which enable access to Newton Abbot and Totnes for
employment, secondary schools and other services. However, given the lack of capacity in the
primary school, and lack of land on which to expand, additional development may require pupils to
travel outside of the village for primary education. Overall, considering the level of service provision
within the village, and the availability of public transport, and the lack of flooding, it is considered
that the development of the site would have minor negative impacts in relation to climate change.
Site Potential
The site is regarded as AMBER due to its slightly outlying position and ecology constraints.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agreed assessment of the site as amber/red subject to access.
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Land south of Strode Road
Site Overview
Site Reference Number: 3a13bhe
Site Name: Land south of Strode Road
Site Description: The land is located to the south of Buckfastleigh with the northern boundary along
Strode Road and southern edge bounded by A38 highway. Western section of land in particular is
sloping. (by more than 1:6 grad)
Total Size (h: 1.67
Gross Size (ha): 0.6
Minimum/medium/maximum yield: 10 / 12 / 14
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within South Hams SAC sustenance zone & SAC urban buffer, Dartmoor SAC recreation
buffer.
Flood Zone 3b
No part of the site is within the functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Appears to be via steep land, which will be challenging. Highway improvements including cycle and
footway route would be required. Planning application submitted showing a possible access to the
site from Strode Road - yet to be analysed by DCC Highways or TDC.
Air Quality
The site is not within an Air Quality Management Area. The land is only a short distance (25 metres)
from the A38 highway corridor to the south.
Ecology
Statutory sites: The site is close to the Buckfastleigh roost and within the South Hams SAC
Sustenance Zone. Many greater horseshoe bat records on/near the site. Radio-tracked greater
horseshoe bat foraging areas nearby. HRA required, informed by bat activity surveys: development
may not be possible in such a key location.
SSSI: Buckfastleigh Caves SSSI located 240m north of site
Ancient Woodland: None
Non statutory sites: West Mill Cross Unconfirmed Wildlife Site to southwest of site.
Priority Habitats: species-rich hedges, broadleaved woodland adjacent. Hedges, trees, woods, should
be retained, with RPZs. Possibly semi- or unimproved grassland. Survey needed to determine
habitat value.
Other Habitats/Features: n/a
European Protected Species: Bats – as well as greater horseshoes, other species will also be present.
Potential impacts from loss of tree roosts, loss of foraging habitat and additional lighting. Mitigation/
compensation needed. Dormouse – likely present in the hedges. Impacts from loss of hedges,
lighting.
Other protected species: Within Great Crested Newt consultation zone.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. It therefore has a low probability of experiencing fluvial or
groundwater flooding. Any planning application for residential or economic development will need
to include a Flood Risk Assessment, in accordance with advice in the NPPG. No identified risk of
flooding from surface water on the site. Not within critical drainage area.
Heritage and Archaeology
No anticipated archaeological impact.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as the GP surgeries
will require assessment with regards to existing capacity. Buckfastleigh Primary Schools and South
Dartmoor College (Secondary) have capacity for the proposed development.
Landscape
Landscape sensitivity level is low-medium. Within 5km buffer of Dartmoor National Park. Abuts the
A38 – although the A38 highway is in a cutting. Frontage with the B3380. Adjacent to the town. No
objection.
Minerals
Within the Mineral Consultation Area for Whitecleaves Quarry. However, the quarry has closed, so
no objection.
Safety
No known safety constraint.
Soils and Contamination
Agricultural Land class – Grade 3.
Waste
No waste management constraint.
Other
n/a
Climate Change Impacts
Buckfastleigh, mostly within Dartmoor National Park, has a good level of service provision, including
a community hall, convenience store, dispensary, health centre, library, post office, public house,
place of worship, nursery provision and two primary schools. There are peak hours public transport
services which enable access to Newton Abbot and Totnes and beyond for employment, secondary
schools and other services. The primary schools do have some spare capacity to accommodate new
development.
Overall, considering the level of service provision within the town, and the availability of public
transport, and the lack of flooding, it is considered that the development of the site would have
minor negative impacts in relation to climate change
Site Potential
AMBER/RED
The site was previously assessed as amber, but not included within the draft Local Plan Part 2 (Site
Options) because of uncertainty over highway access arrangements, although this aspect still needs
to be fully clarified the land does have potential to be developed in a sustainable way given
proximity to Buckfastleigh. However, its location next to the A38 poses significant amenity issues for
potential residents. It is also within the South Hams SAC sustenance zone with bat activity recorded
on the site. Given the combination of amenity and ecological constraints, there are significant
challenges to developing this site, including viability issues of creating a new access. However, it is
well screened from the A38 and would continue a form of development already in Buckfastleigh on
its southern edge. Given the constraints there are concerns about the site's achievability and is
therefore regarded as amber.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
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Achievability Assessment
The HELAA Panel agrees with the assessment of the site as amber/red subject to highway
constraints.
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Land at Old Totnes Road, Buckfastleigh
Site Overview
Site Reference Number: y613xt9
Site Name: Land at Old Totnes Road/Colston Road
Site Description: Site comprises of three adjacent grassed fields enclosed by hedgerows, previously
used for rough grazing. Fields follow round contours of hillside above River Dart and slope up from
the road fairly steeply.
Total Size (ha): 2.04
Gross Size (ha): 0.76
Minimum/medium/maximum yield: 12 / 15 / 18
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
All of site is within sustenance zone and landscape connectivity zone associated with the South
Hams SAC. Within 5km of Great Crested Newt record and within 300m of Dartmoor National Park
boundary. No issues to rule out site at Stage A.
Flood Zone 3b
No part of site is within the functional flood plain.
Conclusion
Proceed to Stage B.
Previously did not pass Stage A due to reduced developable area through gradient of site. In context
of Small Residential Sites Methodology which does allow for some latitude for sloping topography
where land of a similar gradient in the vicinity demonstrates development is feasible has changed
this conclusion.

Suitability Assessment Stage B
Access
Due to the narrow width of Colston Road, access from Colston Road would not be possible, and the
ground level differences between Old Totnes Road and the site makes access from here not possible
either.
Air Quality
The site is not within an Air Quality Management Area.
Ecology
Statutory sites: The site is close to the Buckfastleigh roost and within the South Hams SAC
Sustenance Zone. Many greater horseshoe bat records on/near the site. Radio-tracked greater
horseshoe bat foraging areas nearby. HRA required, informed by bat activity surveys: development
may not be possible in such a key location.
SSSI: Buckfastleigh Caves SSSI located 340m north of site
Ancient Woodland: None
Non statutory sites: Stent Mill CWS 80m to southwest of site and Rill Wood OSWI 300m to south.
Priority Habitats: species-rich hedges, broadleaved woodland adjacent. Hedges, trees, woods, should
be retained, with RPZs. Possibly semi- or unimproved grassland. Survey needed to determine
habitat value.
Other Habitats/Features: n/a
European Protected Species: Bats – as well as greater horseshoes, other species will also be present.
Potential impacts from loss of tree roosts, loss of foraging habitat and additional lighting. Mitigation/
compensation needed. Dormouse – likely present in the hedges. Impacts from loss of hedges,
lighting.
Other protected species: Within Great Crested Newt consultation zone.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. It therefore has a low probability of experiencing fluvial or
groundwater flooding. No identified risk of flooding from surface water on the site. Not within
critical drainage area.
Heritage and Archaeology
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Within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
Conservation Area is approx 280m to the north.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgeries
will require assessment with regards to existing capacity. Buckfastleigh Primary Schools and South
Dartmoor College (Secondary) have capacity for the proposed development.
Landscape
Landscape sensitivity level is low-medium. Within 5km buffer of Dartmoor National Park.
Minerals
No minerals constraints.
Safety
No known safety constraint.
Soils and Contamination
Agricultural Land class – Grade 3.
Waste
No waste management constraint.
Other
n/a
Climate Change Impacts
Buckfastleigh, mostly within Dartmoor National Park, has a good level of service provision, including
a community hall, convenience store, dispensary, health centre, library, post office, public house,
place of worship, nursery provision and two primary schools. There are peak hours public transport
services which enable access to Newton Abbot and Totnes and beyond for employment, secondary
schools and other services. The primary schools do have some spare capacity to accommodate new
development.
Overall, considering the level of service provision within the town, and the availability of public
transport, and the lack of flooding, it is considered that the development of the site would have
minor negative impacts in relation to climate change
Site Potential
RED
The site was previously discounted due to its steep slope, falling outside the HELAA Methodology. It
is re-assessed as red due to the lack of access to the site.

Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees with the assessment of the site as amber/red subject to highway
constraints.
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Inner Bell, Exeter Road, Chudleigh
Site Overview
Site Reference Number: CFS-R-07
Site Name: Inner Bell, Exeter Road, Chudleigh
Site Description: Site lies to the northeast of the town and is separated from the settlement limit,
adjoining allotments to the south.
It comprises a single field. There are a mix of buildings to the north associated with Heathfield
House.
Total Size (ha): 1.5
Gross Size (ha): 1.4
Minimum/medium/maximum yield: 22 / 28 / 34
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Sustenance Zone and Landscape Connectivity Zone for greater horseshoe bats
(South Hams SAC); Cirl Bunting wintering zone and great crested newt consultation zone. These
issues would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B assessment.
Suitability Assessment Stage B
Access
The site would be accessed off Exeter Road, a secondary B class road with a footway connection,
which is narrow but useable.
Air Quality
The site is not within an Air Quality Management Area.
Ecology
European sites: Site is within sustenance zone and landscape connectivity zone associated with the
South Hams SAC. Some development may be possible, depending on outcome of ecological surveys.
Full SAC bat survey protocol required. Site is within 10km recreation buffer of Exe Estuary SPA.
SSSI: None
Ancient Woodland: None
Non statutory sites: Unconfirmed Wildlife Sites x2 (Semi-improved/ Unimproved grassland & scrub),
275m and 340m away to the northeast.
Priority Habitats: unknown
Other Habitats/Features: hedgerows and mature trees
European Protected Species: non-SAC bats, dormice.
Other protected species: unknown
Natural England (NE) will require i) Appropriate Assessment of any group of allocations in Chudleigh
for in-combination impacts. Plus 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.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1 and not within a critical drainage area or within the 2052 tidal
extent.
Heritage and Archaeology
This site lies in an area of archaeological potential with regard to known prehistoric activity in the
surrounding landscape. Within buffer of Grade l or ll* Listed Building. There is one listed building
close to the site, northward at Heathfield House and former stables. (Grade ll)
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity. Chudleigh Primary School does not have
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capacity for the development and is not capable of further expansion. Teign School (Secondary)
does not have capacity for the development and has limited capacity for expansion. It will require
off-site sports provision in close proximity to the school to allow for expansion.
Landscape
The site lies in a fairly open setting beyond the existing settlement. It is well defined by hedge/tree
boundaries on three sides and is adjacent to allotments to the south.
Minerals
No mineral constraint.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural Land class - Grade 3.
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
Chudleigh has an excellent range of service provision for a small rural town, with the majority of key
services available. The site is approximately 700m away from the town centre and 170m beyond the
defined settlement limit. There is a narrow footpath between the site and the town. This could
discourage trips being made by foot or cycle but road improvements could help to progress this.
Overall, because of the low risk of flooding, relatively flat topography not requiring major ground
level changes, and relative proximity of the site to services, development here is considered to have
a moderate negative impact on climate change.
Site Potential
AMBER as the site is separated from the town, in addition, significant ecology and infrastructure
constraints would need to be fully addressed, however, Chudleigh is a main town with local services
and facilities.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber.
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Chapter House, The Convent, Chudleigh
Site Overview
Site Reference Number: CFS-R-14
Site Name: Chapter House, The Convent, Chudleigh
Site Description: Site lies to the north of the town and is separated from the defined settlement limit
by some way (about 200m). The field area falls to the north of a church and burial ground on the
western side of Heathfield Lake Hill and close proximity to A38 highway corridor to the west. There
is significant tree cover on the same bordering area.
Total Size (ha): 0.40
Gross Size (ha): 0.30
Minimum/medium/maximum yield: 6 / 8 / 9
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Sustenance Zone and Landscape Connectivity Zone for greater horseshoe bats
(South Hams SAC); Cirl Bunting wintering zone and great crested newt consultation zone. These
issues would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Site location is separated and not adjacent or close to defined settlement limit of Chudleigh, as
required by the Small Sites HELAA Methodology. Therefore, site not proceeded to Stage B
Assessment.
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Land off Exeter Road, Chudleigh
Site Overview
Site Reference Number: CFS-R-15
Site Name: Land off Exeter Road, Chudleigh / *Part of previous HELAA submission Land at Filleigh
(ref p11381g)
Site Description: Site lies to the west of Exeter Road and comprises a field area, details of two other
adjoining fields have also been submitted. The site is separated from the defined settlement limit by
about 600m. Existing residential use lies on the opposite side of Exeter Road but majority of the land
bordering is existing agricultural use.
Total Size (ha): 2.7 ha (7.3 ha with combined three fields)
Gross Size (ha): 2.5 ha
Minimum/medium/maximum yield: 30 / 38 / 45
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Sustenance Zone and Landscape Connectivity Zone for greater horseshoe bats
(South Hams SAC); Cirl Bunting wintering zone and great crested newt consultation zone. These
issues would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B Assessment.

Suitability Assessment Stage B
Access
The site would be accessed off Exeter Road, a secondary B class road with a footway connection
which should be upgraded and other highway improvements may be required. Any development
would require sustainable travel links, including pedestrian/cycle/bus.
Air Quality
The site is not within an Air Quality Management Area.
Ecology
European sites: Site is within sustenance zone and landscape connectivity zone associated with the
South Hams SAC. Full SAC bat survey protocol required. Substantial areas of land to be retained as
dedicated bat mitigation, ratio of 2:1 mitigation to development, with robust boundary flyway 35m
buffer or greater from development plus contribution to roost building. Site is within 10km
recreation buffer of Exe Estuary SPA.
SSSI: None
Ancient Woodland: None
Non statutory sites: Adjacent to 2 Unconfirmed Wildlife Sites (Semi-improved/ Unimproved
grassland & scrub).
Priority Habitats: Radio-tracked SAC bats using site boundary hedges.
Other Habitats/Features: Parkland trees
European Protected Species: non-SAC bats, dormice.
Other protected species: n/a
Natural England (NE) will require i) Appropriate Assessment of any group of allocations in Chudleigh
for in-combination impacts. Plus ii) NE will require a bespoke mitigation plan for all of Chudleigh,
outstanding from current Local Plan. As part of strategic mitigation: all sites to provide proportionate
contribution for SAC bat roost building, or equivalent.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1 and not within a critical drainage area or within the 2052 tidal
extent.
Heritage and Archaeology
This site lies in an area of archaeological potential with regard to known prehistoric activity in the
surrounding landscape. Within buffer of Grade l or ll* Listed Building. There are listed buildings close
to the site, Filleigh House, to the north and Oakfield House, to the south (both Grade ll)
Infrastructure
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The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity. Chudleigh Primary School does not have
capacity for the development and is not capable of further expansion. Teign School (Secondary)
does not have capacity for the development and has limited capacity for expansion. It will require
off-site sports provision in close proximity to the school to allow for expansion.
Landscape
The site lies in an open setting beyond the existing settlement. Part of an Area Tree Preservation
Order which extends further north to cover other land at Filleigh.
Minerals
No mineral constraint.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural Land class - Grade 3.
Waste
No waste management constraints.
Other
Area Tree Preservation Order covers the whole site.
Climate Change Impacts
Chudleigh has an excellent range of service provision for a small rural town, with the majority of key
services available. This site, however, is approximately 1km away from the town centre and further
from the primary school and 600m from defined settlement limit. Although there is a narrow
footpath between the site and the town, it is along a fast road which inclines out of the town. This
could discourage trips being made by foot or cycle but road improvements could help to improve
this. Overall, because of the low risk of flooding, relatively flat topography not requiring major
ground level changes, and the proximity of the site to services, development here is considered to
have a moderate negative impact on climate change.
Site Potential
RED as the site is clearly detached from the town, in addition, significant ecology, landscape and
infrastructure constraints would need to be fully addressed.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as red.
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Rivendell Court, Chudleigh
This site, referenced CFS-R-28, was previously submitted and assessed under HELAA reference
9413bcm and was included as a potential development site in the Draft Local Plan 2020-2040 (Part
2) Site Options. It has, therefore, not been re-assessed.
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Little Park, Shaldon Road, Combeinteignhead
Site Overview
Site Reference Number: CFS-R-35
Site Name: Little Park, Shaldon Road, Combeinteignhead
Site Description: Site lies to the north of the village forming a small parcel of land to the rear of a
group of residential properties close to the Teign Estuary. Land contains several trees which merges
into further tree cover to south. Contains direct access to Shaldon Road.
Total Size (ha): 0.1
Gross Size (ha): 0.1
Minimum/medium/maximum yield: 2 / 3 / 3
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC); Cirl
Bunting breeding territory and wintering zone and great crested newt consultation zone. These
issues would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Not Suitable. The site size falls below the minimum size threshold of 0.3ha contained within the
Small Sites HELAA Methodology.
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Land off Meadow Park, Dawlish
Site Overview
Site Reference Number: 7w13bvj
Site Name: Land off Meadow Park, Dawlish
Site Description: The land is located on the western side of Dawlish adjoining the built form of the
town with residential properties bordering at Meadow Park. The majority of the site is significantly
sloped by more than 1:6 grad and some parts more than 1:3.
Total Size (ha): 0.9
Gross Size (ha): 0.9 - taking account of the fact that surrounding development is on land of a similar
topography
Minimum/medium/maximum yield: 15/18/22 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within Dawlish Warren SAC & Exe Estuary SPA Recreation Buffers, also Cirl Bunting 2km
wintering zone with a small part in a breeding territory. No issues that would rule out site at Stage
A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Although previously discounted due to the steepness of the slope of the site, the Small Sites HELAA
Methodology takes account of any surrounding residential development on a similar topography.
Therefore, taking account of adjacent development, the site is considered suitable to proceed to
stage B assessment.
Suitability Assessment Stage B
Access
Vehicular access appears possible from Meadow Park. Although the site is at a higher level than the
road the development to the west demonstrates how parking and garaging can be provided at
ground level within a split level property. DCC Highways confirm this and the approach of individual
accesses to serve split level properties. A single access to the site would not be possible.
Air Quality
The site is not within an AQMA.
Ecology
European Sites: The site is within the Landscape Connectivity Zone associated with the South Hams
SAC. It is within the recreation buffers of Dawlish Warren SAC & Exe Estuary SPA.
Ancient Woodland: None on or adjacent to the site.
SSSI: None on or adjacent to the site.
Non Statutory Sites: Within Langdon Fields CWS.
Priority Habitats: Trees and hedges
Other Habitats/Features: unknown
European Protected Species: The site is within a Cirl Bunting Wintering Zone and the western part is
within a Breeding Territory.
Other Protected Species: unknown
Flood Risk, Water Quality and Drainage
The entire site lies within Flood Zone 1 and is outside the Critical Drainage Area.
Heritage and Archaeology
The site is within a 1km buffer of a Grade I or II* Listed Building. There are no listed buildings on or
adjacent to the site.
No anticipated archaeological impacts. No heritage impacts.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity. Westcliff Primary School has been expanded
and there is a proposal to also expand Gatehouse Primary School. With further development in the
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town, a more suitable proposal may be to not expand Gatehouse and to deliver a new primary
school within the town. This would require land to be identified and would need to be fully funded
by development.
Small expansion may be possible at Dawlish College, but no investigation undertaken by DCC to date.
Landscape
The site lies adjacent to existing development and below the peak of the hill.
Minerals
The site is not within a MSA or MCA.
Safety
No gas pipes or overhead lines.
Soils and Contamination
The site is Agricultural Grade 3 land with no known contamination issues.
Waste
No waste management constraints.
Other
There is an area TPO along part of the northern boundary.
Climate Change Impacts
The site lies close to the town centre of Dawlish and its services and facilities and, is within approx
1.2km of the station. It would have easy access on foot or by bicycle to local facilities and services
and bus links and the site could be developed in a way that had minimal negative impacts on climate
change.
Site Potential
AMBER - due to ecology and area TPO constraints but mainly due to the steep topography which will
dictate the style of properties and involve costly excavation and exportation of ground, which will
weigh against viability. However, due to the likely property values in this area, a small development
may be viable.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agree that the site has moderate constraints and consider the site may be unviable
to develop due to the cost of exporting excavated ground.
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Manor Farm, Teignmouth (land between Holcombe Road and
Teignmouth Road) (Dawlish Parish)
Site Overview
Site Reference Number: j414xwv
Site Name: Manor Farm (land between Holcombe Road and Teignmouth Road), Holcombe
Site Description: The open agricultural land adjoins residential properties along Teignmouth Road
and Holcombe Road, in the northern extent of Teignmouth. The north western boundary of the site
runs along Holcombe Road and the south east boundary adjoins residential properties. Part of the
site is sloped in the southernmost corner. (more than 1:6 grad).
Total Size (ha): 1.79
Gross Size (ha): Approx 1ha
Minimum/medium/maximum yield: 20/25/30 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the Dawlish Warren SAC & Exe Estuary SPA Recreation Buffers, also Cirl Bunting
2km consultation zone. The site is within the South Hams SAC Landscape Connectivity Area. No
issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Access from the A379 does not appear possible due to the ground level differences and, it may not
be possible to achieve visibility splay due to land to the south west of the site being outside the land
ownership of the site. Therefore, access would need to be via Holcombe Road.
Development would only be acceptable if localised road widening is undertaken to create a
minimum highway width of 4.8m. This could be done in combination with the site to the west of
Holcombe Road. Footways should be provided within site.
Air Quality
Not within an AQMA. However, there is an AQMA at Bitton Park Road, Teignmouth.
Ecology
Statutory sites: Within the South Hams SAC Landscape Connectivity Area. Exe Estuary SPA and
Dawlish Warren SAC: within 10km Zone: Hab Regs contribution will be needed.
Non statutory sites: Partly in a Rebuilding Devon Nature Map area.
SSSI: None
Ancient Woodland: None
Priority Habitats: species-rich hedges.
Other Habitats/ Features: pasture, probably agriculturally improved; a couple of trees.
European Protected Species: Various bat species probably present. Potential impacts from loss of
tree roosts, loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse –
assume present. Impacts from loss of trees/ scrub/ hedges, cats and lighting. Mitigation/
compensation needed.
Other protected species: Cirl Bunting, half the site is within a cirl bunting breeding zone – standard
cirl compensation contribution will be needed.
Flood Risk, Water Quality and Drainage
Flood Zone 1.
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
No anticipated archaeological impacts or heritage impacts.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements are required.
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Teignmouth Community School has been expanded. Capacity to accommodate some development
within the town in range of 270 dwellings.
Teignmouth secondary school has limited capacity to expand on its existing site. No investigation
into expansion undertaken by DCC.
Landscape
Undeveloped coast where conventional housing development would conflict with local and national
landscape policy. Development would erode the distinctive separate settlements of Teignmouth
and Holcombe. Development is best suited to the lower elevations of the field to reduce landscape
impact.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Part classed as urban, part agricultural grade 3 land.
Waste
No waste management constraints.
Other
Land on opposite side of Holcombe Road is being considered (Manor Farm zs14xnz).
Climate Change Impacts
The site borders existing settlement limit in the north of Teignmouth and lies approx 2km from the
town centre of Teignmouth. Public transport links would be available on Teignmouth Road,
however, there are no footways along Holcombe Road, and it is likely that without improvements to
pede3strian and cycle links, the majority of journeys would be made by the private car. As such,
there would be moderate negative impacts on climate change. If improvements to sustainable travel
links were included, the impacts on climate change could be minor.
Site Potential
AMBER
The site was previously assessed as red due to its position on the edge of Teignmouth and lack of
easy access on foot or by bike to local facilities, erosion of the open space between Teignmouth and
Holcombe and highways constraints.
By developing a reduced area of the site, some of these constraints would be overcome. Therefore,
if development was restricted to no more than 1ha and was set on the lower elevations of the field
with landscaping and open space included, then the negative impacts on the landscape could be
reduced. The provision of improvements to sustainable travel links could reduce potential for the
use of the private car to access services and facilities.
Assessed as AMBER subject to localised road widening and provision of footways.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
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The HELAA Panel agrees with the officer assessment of the site as amber/red, depending on access.
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Manor Farm, Teignmouth (land to north west of Holcombe Road)
(Dawlish Parish)
Site Overview
Site Reference Number: zs14xnz
Site Name: Manor Farm (land to north west of Holcombe Road), Holcombe
Site Description: The agricultural land is located to the north of Teignmouth and borders residential
properties to the south at Alta Vista Close & Holcombe Road, with open countryside north towards
Holcombe. It is mainly defined by field boundaries. Topography is reasonably flat with a small
section of steeper land in the northern most corner. (more than 1:6 grad)
Total Size (ha): 1.6
Gross Size (ha): Approx 1ha - omitting steep area in north and higher elevations of field.
Minimum/medium/maximum yield: 20/25/30 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the Dawlish Warren SAC & Exe Estuary SPA Recreation Buffers, also Cirl Bunting
2km consultation zone. The site is also within the South Hams SAC Landscape Connectivity Zone. No
issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Access would need to be via Holcombe Road. Development would only be acceptable if localised
road widening is undertaken to create a minimum highway width of 4.8m. This could be done in
combination with the site to the east of Holcombe Road. Footways should be provided within the
site.
Air Quality
Not within an AQMA. However, there is an AQMA at Bitton Park Road, Teignmouth.
Ecology
European sites: within South Hams SAC Landscape Connectivity Zone. Exe Estuary SPA and Dawlish
Warren SAC: within 10km Zone: Hab Regs contribution will be needed.
Priority Habitats: species-rich hedges.
Other Habitats/ Features: pasture, probably agriculturally improved; a couple of trees.
Euro Protected Species: Various bat species probably present. Potential impacts from loss of tree
roosts, loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse – assume
present. Impacts from loss of trees/ scrub/ hedges, cats and lighting. Mitigation/ compensation
needed.
Other protected species: Cirl Bunting, half the site is within a cirl bunting breeding zone – standard
cirl compensation contribution will be needed.
Flood Risk, Water Quality and Drainage
Flood Zone 1.
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
No anticipated archaeological impacts.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway and junction improvements may be required.
Teignmouth Community School has been expanded. Capacity to accommodate some development
within the town in range of 270 dwellings.
Landscape
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Undeveloped coast where conventional housing development would conflict with local and national
landscape policy. Development would erode the distinctive separate settlements of Teignmouth
and Holcombe.
Development is best suited to the lower elevations of the field to reduce landscape impact.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Part classed as urban, part agricultural grade 3 land.
Waste
No waste management constraints.
Other
Land on opposite side opf the road is also available (Manor Farm j414xwv).
Climate Change Impacts
The site borders existing settlement limit in the north of Teignmouth and lies approx 2km from the
town centre of Teignmouth. Public transport links would be available on Teignmouth Road,
however, there are no footways along Holcombe Road, and it is likely that the majority of journeys
would be made by the private car. As such, development of the site would have moderate negative
impacts on climate change.
Site Potential
AMBER
The site was previously assessed as red due to its position on the edge of Teignmouth and lack of
easy access on foot or by bike to local facilities, erosion of the open space between Teignmouth and
Holcombe and highways constraints.
By developing a reduced area of the site, some of these constraints would be overcome. Therefore,
if development was restricted to no more than 1ha and was set on the lower elevations of the field
with landscaping and open space included, then the negative impacts on the landscape could be
reduced. The provision of improvements to sustainable travel links could reduce potential for the
use of the private car to access services and facilities.
The site is assessed as AMBER subject to localised road widening and provision of footway.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees with the officer assessment of the site as amber/red, subject to access.
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Sparrows Nest, Dawlish
This site, referenced CFS-R-25, was previously submitted and assessed under HELAA reference
re13hvk and was included as a potential development site in the Draft Local Plan 2020-2040 (Part 2)
Site Options. It has, therefore, not been re-assessed.
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Land at Days Pottles Lane, Exminster
Site Overview
Site Reference Number: 4915yma
Site Name: Land at Days Pottles Lane, Exminster
Site Description: Area of flat open scrubland running adjacent to Days Pottles Lane, immediately
west of Pitts House
Total Size (ha): 0.53ha
Gross Size (ha): 0.46ha
Minimum/medium/maximum yield: 7 / 9 / 11 (suburban / rural settlement)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Site within Dawlish Warren SAC Recreation Buffers, Exe Estuary SPA Recreation Buffers & Cirl
Bunting consultation zone. No issues that would rule out the site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Progress to Stage B.
Suitability Assessment Stage B
Access
Days-Pottles Lane is relatively narrow which is likely to affect the amount of development which
could be achieved here. Highway improvements would be required including footway and cycleway
connections. Lack of footway would not be acceptable due to the heavy use of the lane.
Any development would require sustainable travel links, including pedestrian and cycle paths, and
bus services, to be provided to limit any increase in vehicular journeys that could potentially impact
on the Exeter AQMA.
Air Quality
Any development would require sustainable travel links, including pedestrian and cycle paths, and
bus services, to be provided to limit any increase in vehicular journeys that could potentially impact
on the Exeter AQMA.
Ecology
European Sites: Exe Estuary SPA, Dawlish Warren SAC, East Devon Pebblebeds SPA SAC: within 10km
Recreation Buffer: Hab Regs contribution will be needed. Being less than 1km from the SPA, housing
here is likely to generate particularly high recreation visit rates. Water Bird Survey recorded no SPA
birds here.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: Adjacent to Hooper’s Field Unconfirmed Wildlife Site identified for semiimproved grassland and scrub.
Priority Habitats: Species-rich hedges, stream.
Other Habitats/Features: Rough grass, probably semi-improved; treeline along stream.
European Protected Species: Bats - Various species probably present. Potential impacts from loss of
tree roosts, loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse –
assume present. Impacts from loss of trees/ scrub/ hedges, cats and lighting. Mitigation/
compensation needed. Otter – Recorded on the stream that forms the site boundary. Impacts from
disturbance, loss of bankside habitat, lighting. Mitigation/compensation needed.
Other Protected Species: Cirl Bunting; within a Cirl bunting breeding zone. A compensation
contribution will be required in line with the Cirl planning guidance.
Flood Risk, Water Quality and Drainage
Majority of the site is in Flood Zone 1. The southern edge of the site border lies adjacent to flood
zone 3.
Heritage and Archaeology
No anticipated impact upon any archaeological assets. No heritage impact.
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The site lies within buffer of Grade I or II* Listed Building. No Listed Building within or adjacent to
the site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements required.
Exminster Primary School does not have any additional capacity and cannot be expanded on its
existing site. In addition, the new primary school planned for the South West Exeter allocation
(SWE1) only has capacity to accommodate existing planned growth.
New all-through school at SW Exeter expected to provide additional secondary capacity to meet
Exeter's need, but does not have capacity for additional development proposed.
Landscape
No landscape concerns
Minerals
No minerals constraints
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
The majority of the site is soil grade 2. Small sections of the site to the south and east are soil grades
3 and 4
Waste
No waste management constraints.
Other
Site lies within the designated Exminster Neighbourhood Plan area.
Climate Change Impacts
The village of Exminster has a good level of service provision, including a convenience store, dentist,
pharmacy, health centre, post office, community hall, public house, place of worship and primary
school. There are frequent bus services which enable access to Exeter for employment, secondary
schools and other services, as well as good cycle route provision. Overall, considering the level of
service provision within the village and the site's access to these (although improved pedestrian links
would be needed), the availability of public transport, and the lack of flooding, it is considered that
the development of the site would have minor negative impacts in relation to climate change.
Site Potential
AMBER
Days Pottles Lane is relatively narrow and highways / access would need to be improved to cater for
increased levels of traffic as well as providing improved pedestrian and cycle links between the site
and village centre. There are other minor constraints, including ecology, which are more likely to be
able to be overcome.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years

85

Achievability Assessment
The HELAA Panel assessed the site as AMBER
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Land at Days Pottles Lane, Exminster
Site Overview
Site Reference Number: ry15y6g
Site Name: Land at Days Pottles Lane, Exminster
Site Description: Located to the south of Exminster with residential properties immediately to the
east, along the main road. Undeveloped land. Western central section is sloped (more than 1:6 grad)
Total Size (ha): 0.69ha
Gross Size (ha): 0.49ha
Minimum/medium/maximum yield: 8 / 10 / 12 (suburban / rural settlement)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Site within Dawlish Warren SAC Recreation Buffers, Exe Estuary SPA Recreation Buffers & Cirl
Bunting consultation zone. No issues that would rule out the site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Progress to Stage B.
Suitability Assessment Stage B
Access
Days-Pottles Lane is relatively narrow which is likely to affect the amount of development which
could be achieved here. Highway improvements would be required including footway and cycleway
connections.
Air Quality
Days-Pottles Lane is relatively narrow which is likely to affect the amount of development which
could be achieved here. Highway improvements would be required including footway and cycleway
connections. Lack of footway would not be acceptable due to the heavy use of the lane.
Any development would require sustainable travel links, including pedestrian and cycle paths, and
bus services, to be provided to limit any increase in vehicular journeys that could potentially impact
on the Exeter AQMA.
Ecology
European Sites: Exe Estuary SPA, Dawlish Warren SAC, East Devon Pebblebeds SPA SAC: within 10km
Recreation Buffer: Hab Regs contribution will be needed. Being less than 1km from the SPA, housing
here is likely to generate particularly high recreation visit rates. Water Bird Survey recorded no SPA
birds here.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: Adjacent to Hooper’s Field Unconfirmed Wildlife Site identified for semiimproved grassland and scrub.
Priority Habitats: Species-rich hedges, stream.
Other Habitats/Features: Pasture, possibly semi-improved; treeline along stream.
European Protected Species: Bats - Various species probably present. Potential impacts from loss of
tree roosts, loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse –
assume present. Impacts from loss of trees/ scrub/ hedges, cats and lighting. Mitigation/
compensation needed. Otter – Recorded on the stream that forms the site boundary. Impacts from
disturbance, loss of bankside habitat, lighting. Mitigation/compensation needed.
Other Protected Species: Cirl Bunting; within a Cirl bunting breeding zone. A compensation
contribution will be required in line with the Cirl planning guidance. Reptiles – present on site or
close by.
Flood Risk, Water Quality and Drainage
The site is within flood zone 1
Heritage and Archaeology
No anticipated impact upon any archaeological assets. No heritage impact.
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The site lies within buffer of Grade I or II* Listed Building. No Listed Building within or adjacent to
the site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements required.
Exminster Primary School does not have any additional capacity and cannot be expanded on its
existing site. In addition, the new primary school planned for the South West Exeter allocation
(SWE1) only has capacity to accommodate existing planned growth.
New all-through school at SW Exeter expected to provide additional secondary capacity to meet
Exeter's need, but does not have capacity for additional development proposed.
Landscape
No landscape concerns
Minerals
No minerals constraints
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Soil Grade 4
Waste
No waste management constraints.
Other
Site lies within the designated Exminster Neighbourhood Plan area.
Climate Change Impacts
The village of Exminster has a good level of service provision, including a convenience store, dentist,
pharmacy, health centre, post office, community hall, public house, place of worship and primary
school. There are frequent bus services which enable access to Exeter for employment, secondary
schools and other services, as well as good cycle route provision. Overall, considering the level of
service provision within the village and the site's access to these (although improved pedestrian links
would be needed), the availability of public transport, and the lack of flooding, it is considered that
the development of the site would have minor negative impacts in relation to climate change.
Site Potential
AMBER
Days Pottles Lane is relatively narrow and highways / access would need to be improved to cater for
increased levels of traffic as well as providing improved pedestrian and cycle links between the site
and village centre. There are other minor constraints, including ecology, which are more likely to be
able to be overcome.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years
Achievability Assessment
The HELAA Panel assessed the site as AMBER
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Land North of Days Pottles Lane, Exminster
Site Overview
Site Reference Number: 581357e
Site Name: North of Day Pottles Lane, Exminster
Site Description: Land north of Day Pottles Lane. Sloping land (1:3-1:6 gradient) to the west and
south of the site.
Total Size (ha): 1.16ha
Gross Size (ha): 0.61 due to slope constraints
Minimum/medium/maximum yield: 12 / 15 / 18 (suburban / rural settlement)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Site lies within a Cirl Bunting consultation zone, Exe Estuary SPA Recreation Buffer, East Devon
Pebblebeds Heath Recreation Buffer, and Dawlish Warren SAC Recreation Buffer.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Progress to Stage B.
Suitability Assessment Stage B
Access
Assume access will be provided via the eastern end of Days-Pottles Lane, adjacent to the property of
Littlehayes. Day-Pottles Lane is relatively narrow which is likely to affect the amount of development
which could be achieved here. Highway improvements would be required including footway and
cycleway connections. In addition, access would need to cross steep land, which would be difficult
and costly.
Air Quality
Any development would require sustainable travel links, including pedestrian and cycle paths, and
bus services, to be provided to limit any increase in vehicular journeys that could potentially impact
on the Exeter AQMA.
Ecology
European Sites: Exe Estuary SPA and Dawlish Warren SAC: within 10km Zone: Hab Regs contribution
will be needed if site is developed to residential use.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: None within or adjacent to the site.
Priority Habitats: Species-rich hedges; rough grassland, possibly semi- or unimproved.
Other Habitats/Features: Scrub; young trees; possible bracken, quarry face.
European Protected Species: Bats various species likely to be present including greater and lesser
horseshoe bat. Potential impacts from loss of any tree roosts, loss of foraging habitat and additional
lighting. Dormouse – assume present. Impacts from loss of trees/ scrub/ hedges and from lighting.
Mitigation/ compensation needed.
Other Protected Species: Cirl Bunting; the site is within a Cirl bunting breeding territory zone, with
the nest site possibly within the site itself. Survey needed and a proportional compensation
payment will be required.
Flood Risk, Water Quality and Drainage
Flood zone 1
Heritage and Archaeology
The proposed development site lies in an area of archaeological potential with regard to known
prehistoric activity in the vicinity. The Historic Environment Team would advise that any consent for
development here should be conditional upon a programme of archaeological work to record any
heritage assets affected.
The site lies within the buffer of Grade I or II* Listed Building. No Listed Building within or adjacent
to the site.
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Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements required.
Exminster Primary School does not have any additional capacity and cannot be expanded on its
existing site. In addition, the new primary school planned for the South West Exeter allocation
(SWE1) only has capacity to accommodate existing planned growth.
New all-through school at SW Exeter expected to provide additional secondary capacity to meet
Exeter's need, but does not have capacity for additional development proposed.
Landscape
Well integrated within the existing settlement. Slightly conspicuous location where development
would need to reinforce the distinctive characteristics of the settlement. – no major concerns.
Reduce to low- medium.
Minerals
No minerals constraints
Safety
Overhead electricity lines or gas pipes
Soils and Contamination
East of site soil grade 4. West of site soil grade 2
Waste
No waste management constraints.
Other
Site lies within the designated Exminster Neighbourhood Plan area.
Climate Change Impacts
The village of Exminster has a good level of service provision, including a convenience store, dentist,
pharmacy, health centre, post office, community hall, public house, place of worship and primary
school. There are frequent bus services which enable access to Exeter for employment, secondary
schools and other services, as well as good cycle route provision. Overall, considering the level of
service provision within the village and the site's access to these, the availability of public transport,
and the lack of flooding, it is considered that the development of the site would have minor negative
impacts in relation to climate change.
Site Potential
AMBER
Days Pottles Lane is relatively narrow and highways / access would need to be improved to cater for
increased levels of traffic as well as providing improved pedestrian and cycle links between the site
and village centre. In addition, the gradient of land immediately adjacent to the highway is steep,
which would make accessing the site challenging and costly. There are other minor constraints,
including ecology, which are more likely to be able to be overcome.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years
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Achievability Assessment
The HELAA Panel assessed the site as AMBER
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Field off Knights Mead, Chudleigh Knighton (Hennock Parish)
Site Overview
Site Reference Number: CFS-R-23
Site Name: Field off Knights Mead, Chudleigh Knighton (Parish of Hennock)
Site Description: The site lies to the south of the existing development within Chudleigh Knighton. It
is bordered by residential development to the north and west and by the A38 to the east. The site is
fairly level and is grassed with treed hedgebank boundaries.
Total Size (ha): 2.7ha
Gross Size (ha): 1ha- the remainder of the site lies within Flood Zone 3.
Minimum/medium/maximum yield: (based on 80% of 1ha) 17/20/24 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Cirl Bunting consultation zone; the South Hams SAC Sustenance Zone and
Landscape Connectivity Zone but is outside the Dawlish Warren SAC and Exe Estuary SPA Recreation
Buffers. No issues to rule out site at this stage.
Flood Zone 3b
Parts of the site lie within Flood Zones 2 and 3. The area within Flood Zone 3 has been discounted
from the developable area.
Conclusion
Proceed to Stage B assessment.
Suitability Assessment Stage B
Access
Site would have easy access to and from the A38 and is connected to Bovey Tracey, Chudleigh and
Kingsteignton via the B3344 and B3193.
Access appears possible via Knights Mead development. Although access would be possible via
Pipehouse Lane, this would need to pass through land within Flood Zones 2 and 3.
Air Quality
The site is not within an AQMA. It is close to a major road (A38).
Ecology
European Sites: Within South Hams SAC Sustenance Zone and Landscape Connectivity Zone but 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).
SSSI: None on the site (closest SSSI is approx 350m to north west at Chudleigh Knighton Heath).
Ancient Woodland: none on or adjacent to site
Non Statutory Sites: none on site.
Priority Habitats: Species-rich hedges. Broadleaved woodland/copses adjacent. Some suitable
habitat for commuting and foraging bat species including greater horseshoe bats and dormouse.
Bats, particularly GH bats. Within Cirl Bunting Wintering Zone and within a 5km square highlighting
potential Great Crested Newts.
Other Habitats/Features: None
European Protected Species: Bats – Various species probably present including Barbastelle bat
nearby. Potential impacts from loss of tree roosts, loss of foraging habitat and lighting. Dormouse –
assume present. Impacts from loss of trees/ scrub/ hedges, cats and lighting.
Other Protected Species: Potential otter presence due to proximity of the River Teign.
Flood Risk, Water Quality and Drainage
A large part of the site lies within Flood Zones 2 and 3, however, an area of approximately 1ha is
NOT within the Flood Zone, and this area can be accessed via Knights Mead and/or land within Flood
Zone 1.
Not within Critical Drainage Area. Not within tidal limit 2052.
Heritage and Archaeology
No listed buildings on the site. Teign Lawn, a Grade II Listed Building lies adjacent to the site.
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The site is within the 1km buffer of Grade I or II* Listed Buildings; Pitt House (Grade II*) 600m to the
north east, Bellamarsh Barton (Grade II*) 500m to the east and, Clay Cutters Arms (Grade II*) 250m
to the north west.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highways infrastructure: access appears possible via Knights Mead.
The local Primary School has capacity for the proposed development. Teign School (Secondary) does
not have capacity for the development and has limited capacity for expansion. It will require off-site
sports provision in close proximity to the school to allow for expansion.
Landscape
The site lies adjacent to the existing settlement and is screened from view from the A38.
Minerals
Within a Minerals Safeguarding Area (ball clay) and Minerals Consultation Zone. However, the agent
has confirmed that the landowners also own the minerals rights on the site.
Safety
There are no overhead electricity lines or gas pipes crossing the site.
Soils and Contamination
Agricultural grade 3 land and no known contamination issues
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
The site lies adjacent to the existing settlement of Chudleigh Knighton, which has a fairly good level
of service provision for its size, including a convenience store, post office, community hall, public
house and nursery/primary education. The site lies close to public transport in terms of bus services,
but is approx. 11km from the nearest railway station. There are some cycle links that would enable
sustainable travel to Newton Abbot and Heathfield. It is within easy walking distance of village
services. Overall, considering the level of service provision within the village, and the availability of
public transport, and the area of low flood risk and lower quality agricultural land, it is considered
that the development of the site would have minor negative impacts in relation to climate change.
Site Potential
The main constraints of the site relate to its position within the South Hams SAC Sustenance Zone,
its proximity to the A38 and minerals constraints. Given that only part of the site could be developed
due to flood risk, the remaining areas could be improved so as to ensure there was no harmful
impact on foraging bats within the SAC Sustenance Zone. The possible need for an undeveloped
buffer along the A38 would also assist with this. It is considered unlikely that this small area of land,
sandwiched between residential development and the A38 would ever be worked for its ball clay
reserves, however, further investigation of the likelihood of this would be required.
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Therefore, the site is assessed as YELLOW/AMBER, depending on ecology and minerals constraints.

Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
To be inserted following HELAA Panel.
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Land at Pipehouse Lane, Chudleigh Knighton
Site Overview
Site Reference Number: CFS-R-34 and j715yx8
Site Name: Land at Pipehouse Land, Chudleigh Knighton
Site Description: Site lies to south of A38 away from the village, accessed via lane under A38.
Adjacent to water treatment works and enclosed by mature tree lined hedges.
Total Size (ha): 0.29ha
Gross Size (ha): 0.29ha
Minimum/medium/maximum yield: 6/7/8 - but likely fewer due to buffer from water treatment
works.
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within South Hams SAC Landscape Connectivity Area and Sustenance Zone and Cirl Bunting and
Great Crested Newt consultation zones but this would not rule out site at this stage.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B. Whilst sites below 0.3 ha do not accord with the Small Sites HELAA
Methodology, given that the site is 2.9ha, it is judged acceptable to proceed.
Suitability Assessment Stage B
Access
This land is accessed via a private road which has a Public Right Of Way over it, therefore highway
improvements would be required. Access to the site by large vehicles is constrained by the small
concrete tunnel beneath the A38.
Air Quality
The site lies close to a source of air pollution (A38).
Ecology
European Sites: South Hams SAC: Within 4km South Hams SAC Sustenance Zone and Landscape
Connectivity Zone, A38 Strategic Flyway. Bat activity surveys, Appropriate Assessment and
mitigation measures needed. The site lies within the 10km buffer zone of Dartmoor National Park
(DNP) and South Dartmoor Woods Special Area of Conservation (SAC).
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: No comments
Priority Habitats: Species-rich hedges. Broadleaved woodland/copses adjacent. Some suitable
habitat for commuting and foraging bat species including greater horseshoe bats and dormouse.
Other Habitats/Features: Small area of grassland, possibly semi-improved, bare ground. Great
Crested Newt breeding within 500m, Cirl Bunting wintering zone. Site lies within a Strategic Green
Infrastructure Corridor.
European Protected Species: Bats – Barbastelle bat area nearby. Various species probably present.
Potential impacts from loss of tree roosts, loss of foraging habitat and lighting. Dormouse – assume
present. Impacts from loss of trees/ scrub/ hedges, cats and lighting.
Other Protected Species: Reptiles likely.
Flood Risk, Water Quality and Drainage
Flood Zone 1. However, access to the site, under the A38, is subject to surface water flooding.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Buildings. No Listed Buildings within or adjacent to site.
Historic field name evidence associated this area with the production of clay (tobacco) pipes. Any
impact upon below ground archaeological deposits associated with this industry may be mitigated
by an appropriate programme of historic archaeological investigation and recording implemented
through an appropriately worded condition on any consent that maybe granted.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway upgrading of private access road required.
The local Primary School has capacity for the proposed development. Teign School (Secondary) does
not have capacity for the development and has limited capacity for expansion. It will require off-site
sports provision in close proximity to the school to allow for expansion.
Landscape
Close to the A38 and could be perceived, even if in a small way, as erosion of the form and setting of
Chudleigh Knighton.
Minerals
The site is within a Mineral Safeguarding Area for ball clay and close to operational quarries.
However, the site is too small and constrained by existing highways to be viable for mineral
extraction, and the noise levels from the A38 are likely to exceed those from the quarries. There is
no mineral objection to development of this site.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural grade 3 land.
Waste
No waste management constraints.
Other
Adjacent to sewage treatment works and close to A38 resulting in a poor level of amenity for
prospective residential occupiers. There are a number of site options immediately adjacent to
Chudleigh Knighton, whereas this site lies to the south of the A38.
Climate Change Impacts
The village of Chudleigh Knighton has a fairly good level of service provision for its size, including a
convenience store, post office, community hall, public house and nursery/primary education. The
site lies close to public transport in terms of bus services, but is approx 11km from the nearest
railway station. Although it is detached from the settlement, it is within easy walking distance of the
village centre where the services are located. There are some cycle links that would enable
sustainable travel to Newton Abbot and Heathfield. Overall, considering the level of service
provision within the village, and the availability of public transport, and the lack of flooding or
highest quality agricultural land, it is considered that the development of the site would have minor
negative impacts in relation to climate change.
Site Potential
RED
The site may have the potential to be developed in a sustainable way, in terms of its accessibility.
However, its location next to a sewage treatment works and the A38 pose significant amenity issues
for potential residents. Extending the village to the other side of the A38 would begin to erode the
form and setting of Chudleigh Knighton and the site would therefore be less preferable than other
sites more closely related to the nuclear village form. Given the combination of amenity, ecology,
and locational constraints, it is considered that the site is not suitable for residential development.
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Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees with the officer assessment of the site as amber/red.
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The Shippen, Broadway, Trusham
Site Overview
Site Reference Number: CFS-R-30
Site Name: The Shippen, Broadway, Trusham
Site Description: The site lies within the small village of Trusham, which does not have a settlement
limit. It lies slightly elevated to the lane and adjacent to a grade II listed building.
Total Size (ha): Approx 0.1ha
Gross Size (ha): 0.09ha omitting the existing residential converted Shippen and garden area.
Minimum/medium/maximum yield: Below HELAA threshold
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within the greater horseshoe bat sustenance zone and landscape connectivity zone.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
The area of the site, measuring approximately 0.09ha, falls below the size threshold for inclusion
within the HELAA and the site does not proceed to Stage B Assessment.
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High Street, Ide
Site Overview
Site Reference Number: d9160n6
Site Name: High Street, Ide
Site Description: The land adjoins the existing settlement on the southern end. It has been used for
agricultural purposes and includes modern and traditional agricultural buildings. The southern side
of the site is sloped to more than 1:6.
Total Size (ha): 0.37
Gross Size (ha): 0.37 including all land and buildings
Minimum/medium/maximum yield: 7/9/11 suburban/rural (including conversion of existing
buildings. In Ide Neighbourhood Plan for up to 10 units
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within recreational buffer for Exe Estuary, but no issues to rule site out at this stage.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Previously discounted due to steep slope, but the site meets the Small Sites Methodology criteria so
proceeds to Stage B assessment.
Suitability Assessment Stage B
Access
The site has an existing access from High Street.
Air Quality
No AQMAs at or close to the site - but may affect ASQMAs in Exeter City.
Ecology
European Sites: with recreational buffer of Exe Estuary SPA.
SSSI: none
Ancient Woodland: none
Non Statutory Sites: none on site - closest is over road at Pynes Farm UWS.
Priority Habitats: unknown
Other Habitats/Features: Existing farm buildings may provide habitats for birds and bats.
European Protected Species: With Great Crested Newt consultation area. Possible bat presence.
Other Protected Species: unknown
Flood Risk, Water Quality and Drainage
The site lies entirely within Flood Zone 1 and is not within a CDA.
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings or Scheduled Monuments
within or adjacent to site. Within 30m of Ide Conservation Area.
Infrastructure
See requirements of Neighbourhood Plan Policy IDE01 Pynes Farm below.
Landscape
Former farmyard set adjacent to the village envelope.
Minerals
No minerals constraints - not within a MSA or MCA.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural grade 3 land but comprises buildings and yard area.
Waste
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No waste management constraints.
Other
Ide Neighbourhood Plan includes a policy relating to the site:
Policy IDE02 Pynes Farm
Redevelopment of buildings and land at Pynes Farm to provide up to 10 dwellings (see map 3) will be
supported provided the scheme:
i. retains the stone/brick buildings of solid construction or, where demolition in part or full is
proposed, robust justification is provided to demonstrate why these buildings cannot be retained
within the scheme;
ii. complements the Conservation Area and contributes to the enhancement of the character of the
village;
iii. ensures the scheme complements and enhances the character of the local area;
iv. incorporates materials where practical that have been reclaimed, salvaged or recycled as a result
of any demolition on site;
v. protects the privacy and amenity of nearby residents;
vi. provides, within the site, a minimum of 2 parking spaces for each dwelling with up to 3 bedrooms
and 3 parking spaces for each 4 or 5 bedroomed dwelling – a garage, no matter what size, will count
as one parking space only;
vii. includes adequate areas for refuse and recycling bins and external storage on site as an
integrated part of the design and layout of the scheme so as not to harm visual amenity;
viii. incorporates measures to minimise water consumption; and
ix. incorporates an appropriate sustainable drainage scheme
Climate Change Impacts
The site lies adjacent to the village envelope of Ide, where local services and facilities exist. Whilst
the lane to the village lacks a footway, this is the case for all lanes through the village, where traffic
travels slowly because of parked cars. Development would have minimal impacts on climate change
because of the proximity of the site to local services and facilities and its access to public transport
(bus service).
Site Potential
YELLOW
The site was previously discounted as it failed the original HELAA Methodology slope criteria.
However, it is included within the Ide Neighbourhood Plan and, would involve the re-use of existing
traditional buildings and meets the more flexible approach to slope set out in the Small Sites HELAA
Methodology. The site is assessed as yellow, as constraints are likely to be able to be overcome.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as yellow.
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Myrtle Lodge, Liverton (Ilsington Parish)
Site Overview
Site Reference Number: CFS-R-01
Site Name: Myrtle Lodge, Liverton, TQ12 6JD
Site Description: The site lies to the north of the A38 and west of Liverton Business Park. It
comprises a dwelling and garden area in the eastern part and what appear to be business use on the
western half, including a large yard area enclosed by trees.
Total Size (ha): 1ha
Gross Size (ha): Approx 0.5ha once existing residential properties and woodland boundaries taken
into account.
Minimum/medium/maximum yield: 8/10/12 suburban/rural (based on 80% of 0.5ha)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within the South Hams SAC Landscape Connectivity Area, cirl bunting wintering area and great
crested newt consultation area but no issues to rule out site at this stage
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B Assessment.
Suitability Assessment Stage B
Access
There is existing access onto the Bickington/Liverton road and the site is close to the A38.
Air Quality
The site is not within an AQMA, but it lies close to a source of air pollution - A38.
Ecology
European Sites: The site is within the Landscape Connectivity Zone associated with the South Hams
SAC. The site lies within the 10km buffer zone of Dartmoor National Park (DNP) and South Dartmoor
Woods Special Area of Conservation (SAC).
SSSI: None on or adjacent to the site.
Ancient Woodland: None on or adjacent to the site.
Non Statutory Sites: None on site. Closest is 185m to the south at Gorse Blossom Copse CWS.
Priority Habitats: unknown
Other Habitats/Features: Trees and hedges
European Protected Species: Greater Horseshoe bats and other bats likely. The site is within a Cirl
Bunting Wintering Zone and an area highlighted for potential Great Crested Newt presence.
Other Protected Species: unknown
Flood Risk, Water Quality and Drainage
Entire site lies within Flood Zone 1 and is not within a Critical Drainage Area.
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highways infrastructure: Appears existing access from highway could be used.
Blackpool Primary School has sufficient capacity to accommodate the children living within its
designated area. It is popular and admits pupils from out of area. Should development come
forward within the school’s designated area, some of these pupils would be pushed back to other
schools. These may or may not have the capacity to accommodate these pupils (e.g. Bovey Tracey
would not). South Dartmoor College (Secondary) has capacity for pupils from the proposed
development. The site lies within South Dartmoor’s designated area, but close to that of the Newton
Abbot secondary schools, and should be considered as part of a wider secondary review for the
Newton Abbot area.
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Landscape
The site lies in a detached location from the main village (Liverton) but adjacent to business
development. Site is well enclosed and screened by trees along boundaries.
Minerals
The site is within a Minerals Safeguarding Area (ball clay) and Minerals Consultation Area.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural grade 2 land and any possible contamination issues depending on current use.
Waste
No waste management constraints.
Other
The western part of the site appears (from aerial photos) to be used for business purposes,
comprising a yard area set within treed boundaries. However, there is no record of planning
permission having been granted for this. An application for a Certificate of Lawfulness was
submitted in 2020 but was withdrawn.
Climate Change Impacts
The village of Liverton is served by a shop/post office, good public transport links, and a primary
school. The site occupies a location that is divorced from the existing village but lies approx 1km
from the shop. It is in close proximity to the local primary school. In addition, there is a
supermarket and large superstore within approx 1.2km of the site (as there is pedestrian access
under the A38). As such, the majority of trips would not need to be made by car and, in terms of
climate change, this site could be developed with minimum negative impacts on climate change.
Site Potential
AMBER/YELLOW as the site is slightly visually detached from the village, ecology constraints are
likely to need mitigating and, because it is within a MSA/MCA.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber – considering its existing value for business
use.
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Land East of Brook House, North Street, Ipplepen
Site Overview
Site Reference Number: CFS-R-05
Site Name: East of Brook House, Ipplepen
Site Description: Site lies on the northern side of Ipplepen between Townsend Hill and Tremlett
Grove. Part of the site falls outside the settlement limit of the village. Comprises gently sloping fields
with mature trees and hedge boundaries, with minor watercourse to the south.
Total Size (ha): 1.1 ha
Gross Size (ha): 1.1ha (Small sites should be maximum 1 ha net developable)
Minimum/medium/maximum yield: 16 / 20 / 24 (rural density of 20-30dph @ 80% gross to net)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC); Cirl
Bunting wintering zone and great crested newt consultation zone. These issues would not rule out
site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B Assessment
Suitability Assessment Stage B
Access
A planning application (19/01582/MAJ) on land to the south may provide access to the site.
Air Quality
No AQMA in vicinity. Nearest AQMA in Newton Abbot (Wolborough Street) and Totnes.
Ecology
Statutory sites: Within the South Hams SAC Landscape Connectivity Zone.
SSSI: None
Ancient Woodland: None
Non-statutory designated sites: Adjacent to 'Appletrees Knoll' Unconfirmed Wildlife Site (identified
for Traditional Orchard, woodland and semi-improved limestone grassland) and areas of semiimproved/ unimproved calcareous grassland 200m to north. Buffer zones should be left against the
northern and western boundaries.
Habitats: Priority habitats species-rich hedges. Other Habitats/Features: improved grassland.
Euro Protected Species: Various bat species could be present. Potential impacts from loss of
foraging habitat/ flyways/tree roosts and from lighting impacts. Mitigation/ compensation needed.
Dormouse – assume presence in hedges. Impacts from loss of hedges, cats and lighting. Mitigation/
compensation needed.
Other Protected Species: Cirl bunting wintering zone and Great Crested Newt consultation zone.
Flood Risk, Water Quality and Drainage
Site in flood zone 1 (no flood risk) and not in a CDA.
Heritage and Archaeology
Close to 2 x Grade II listed building on North Street. Within Buffer zone of Grade I listed Church of St
Andrew. Immediately adjacent to Ipplepen Conservation Area.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway infrastructure to access site required.
The Primary School has capacity for the proposed development. However growth significantly
beyond this may prove more challenging, and the school is unable to be expanded on site.
Depending on the scale of development, a complete review of secondary provision in the area may
be required including the need for a new secondary school, a satellite school, or if funding is
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available, the relocation of an existing school. There is no capacity within the Secondary School in
Totnes (KEVICS).
Landscape
Site is largely infill development within the settlement limit. Area's landscape characterised by open
inland plateaux.
Minerals
Within aggregates consultation area.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Grade 2 Agricultural land. No known contamination issues
Waste
No waste management constraints.
Other
4 TPO trees within the site. Outline planning permission granted in 2016 for 12 dwellings. Current
reserved matters application 20/00522/REM - for approval of details for scale, landscaping and
appearance pursuant to outline on planning permission (16/03177/OUT erection of 6 open market
dwellings and 2 affordable dwellings).
Climate Change Impacts
The village of Ipplepen has a good level of service provision, including a convenience store, health
centre, post office, two public houses, two places of worship and a primary school.
There are some frequent bus services which enable access to Newton Abbot and Totnes for
employment, secondary schools and other services. The primary school does have capacity to
accommodate development (but there is a lack of land to expand on its site), so significant additional
development beyond circa 150 homes may require pupils to travel outside of the village for primary
education. Overall, considering the level of service provision within the village, and the availability of
public transport, and the lack of flooding, it is considered that the development of the site would
have minor negative impacts in relation to climate change.
Site Potential
The site is considered amber based on constraints and climate change impacts. The key site concerns
relate to access being reliant on development of an adjacent site, ecology including on site trees and
hedgerows and the potential for protected species including bats.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber/red.
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Land to West Side of Mamhead Road Kenton
Site Overview
Site Reference Number: CFS-R-16
Site Name: Land to West Side of Mamhead Road Kenton EX6 8NX
Site Description: Gently sloping land that adjoins residential properties at Willsland Close to the
north west. A stream flows along the southern boundary.
Total Size (ha): 0.5ha
Gross Size (ha): 0.4ha
Minimum/medium/maximum yield: 8 / 10 / 12 suburban/rural extension
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the Cirl Bunting 2km consultation zone. Within the Dawlish Warren SAC Recreation
Buffers & Exe Estuary SPA Recreation Buffers. No issues that would rule out site at Stage A.
Flood Zone 3b
The southernmost part of the site is within Flood Zone 3.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Road very narrow. No footway in this area and on street parking an issue. Access to this land is not
apparent. Highway improvements would be required.
Air Quality
The site is not within an Air Quality Management Area. Site is close to existing sources of air
pollution. Good design would be required to make this location sustainable in air quality terms.
Ecology
Statutory sites: Exe Estuary SPA and Dawlish Warren SAC: within 10km Zone. Habitat Regulations
contribution will be needed. Waterbird Survey recorded no SPA birds on this or the adjacent site, so
disturbance to functionally-linked land is unlikely.
SSSI: none
Ancient Woodland: none
Non-statutory designated sites: none
Priority Habitats: species-rich hedges, pond, stream.
Other Habitats/Features: garden with mature trees; building.
European Protected Species: Bats - Various species recorded nearby and probably present on site.
Potential impacts from loss of tree roosts, loss of foraging habitat and lighting. Mitigation/
compensation needed. Dormouse – assume present. Impacts from loss of trees/ scrub/ hedges,
cats and lighting. Mitigation/ compensation needed.
Other Protected Species: Within Cirl Bunting consultation zone (2km)
Flood Risk, Water Quality and Drainage
The site includes land within Flood Zone 3 (along southernmost boundary). Not within critical
drainage area.
Heritage and Archaeology
No anticipated impact upon any archaeological assets.
Within buffer of Grade I or II* Listed Building. No Listed Building adjacent to the site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements required.
The Primary School has capacity for 219 dwellings, but the school is not capable of expansion on
existing site.
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Dawlish Sceondary School has no existing capacity, but a small expansion may be possible, but no
investigation undertaken to date. New all-through school at SW Exeter may take some pupils from
the catchment area e.g. those living at Exminster.
Landscape
No objections.
Minerals
No minerals constraints
Safety
No overhead electricity lines or gas pipes on-site.
Soils and Contamination
Soil grade 3.
Waste
No waste management constraints.
Other
Site falls within the Kenton Neighbourhood Plan Area.
Climate Change Impacts
The site adjoins the built form of the village with residential properties immediately to the north and
lying about 350m from the centre. Kenton has a reasonable level of service provision for its size,
including a primary school, public house, place of worship and restaurant. There are frequent (half
hourly) bus services during week days which enable access to Newton Abbot and Exeter for
employment and other services. It also connects with the Dawlish and Starcross train stations, the
latter is 3.5km from the village which is accessible via bicycle and foot. Overall, considering the level
of service provision within the village, and the availability of public transport, and only marginal
flood risk element, it is considered that the development of the site would have moderate negative
impacts in relation to climate change.
Site Potential
AMBER/RED
Although there are limited physical constraints on the site itself, access is a significant issue and it is
not clear how a suitable access could be achieved. It is unlikely that the extent of highway
improvements required would be viable for such a small scale development (yield also reduced
because of trees and building on site).
Availability Assessment
The site promoter has confirmed that the site is available.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber/red, due to access constraints.
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Land at Mamhead Road, Kenton
Site Overview
Site Reference Number: CFS-R-38
Site Name: Land at Mamhead Road, Kenton EX6 8LZ
Site Description: The gently sloping land is located on the south western edge of the village between
the edge of the settlement and cemetery/allotments to the south.
Total Size (ha): 2.3ha
Gross Size (ha): 1.47ha
Minimum/medium/maximum yield: 29 / 36 / 44 suburban/rural extension
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the Cirl Bunting 2km consultation zone. Within the Dawlish Warren SAC Recreation
Buffers & Exe Estuary SPA Recreation Buffers. No issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within the functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
No footway in this area and on street parking an issue. Access to this land via the narrow Mamhead
Road. Highway Improvements would be required, but this would not alleviate the very narrow lanes
to the A370.
Air Quality
The site is not within an Air Quality Management Area.
Ecology
Statutory sites: Within the South Hams SAC Landscape Connectivity Zone. Exe Estuary SPA and
Dawlish Warren SAC: within 10km Zone. Habitat Regulations contribution will be needed. Waterbird
Survey recorded no SPA birds, so site is unlikely to act as functionally-linked land. Adjacent land may
support SPA birds, in which case mitigation will be needed to avoid disturbance during construction
and operation
SSSI: None
Ancient Woodland: None
Non-statutory designated sites: Close to Haldon View Unconfirmed Wildlife Site, identified for semiimproved grassland. Close to Warboro Plantation UWS identified for broadleaved woodland and
plantation - recreational impacts may be an issue.
Priority Habitats: species-rich hedges.
Other Habitats/Features: Arable.
European Protected Species: Bats - Various species recorded nearby and probably present on site.
Potential impacts from loss of foraging habitat and lighting. Mitigation/ compensation needed.
Dormouse – assume present. Impacts from loss of trees/ scrub/ hedges, cats and lighting.
Mitigation/ compensation needed.
Other Protected Species: Within Cirl Bunting consultation zone.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. Not within critical drainage area.
Heritage and Archaeology
The proposed development site lies in an area where the Historic Environment Record shows
prehistoric activity in the wider landscape. The site itself lies on the lower slopes of the hill and
would have been attractive for early farming and settlement. 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. No heritage
concern. Within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements required.
The Primary School has capacity for 219 dwellings, but the school is not capable of expansion on
existing site.
Dawlish Sceondary School has no existing capacity, but a small expansion may be possible, but no
investigation undertaken to date. New all-through school at SW Exeter may take some pupils from
the catchment area e.g. those living at Exminster.
Landscape
Site is relatively flat. A sensitive design/landscaping could help to establish development within the
existing built up context.
Minerals
No minerals constraints
Safety
No overhead electricity lines or gas pipes on-site.
Soils and Contamination
Predominately soil grade 3 with a small area of soil grade 2 in the north west corner.
Waste
No waste management constraints.
Other
Site falls within the Kenton Neighbourhood Plan Area.
Climate Change Impacts
The site is close to but marginally separated from the built form of the village, lying about 300m
from the centre. Kenton has a reasonable level of service provision for its size, including a primary
school, public house, place of worship and restaurant. There are frequent (half hourly) bus services
during week days which enable access to Newton Abbot and Exeter for employment and other
services. It also connects with the Dawlish and Starcross train stations, the latter is 3.5km from the
village which is accessible via bicycle and foot. Overall, considering the level of service provision
within the village, and the availability of public transport, and the lack of flooding, it is considered
that the development of the site would have moderate negative impacts in relation to climate
change.
Site Potential
AMBER
The gross site area has the potential to deliver an average of 23 dwellings. There are some moderate
constraints relating to access, archaeology and ecology which would need to be addressed and
mitigated but if these can be overcome then the site is considered to have potential for
development.
Availability Assessment
The site promoter has confirmed that the site is available.
Achievability Assessment
The HELAA Panel assessed the site as red due to significant highway constraints.
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Field north of Brenton Road, Clapham
Site Overview
Site Reference Number: CFS-R-33
Site Name: Field north of Brenton Road, Clapham EX2 9QD
Site Description: This steeply sloping triangular site is located on the western side of the hamlet of
Clapham, bounded to the south and north by mature trees and hedgerow lining Brenton Road.
Agricultural land lies to the east of the site.
Total Size (ha): 0.6ha
Gross Size (ha): 0.5ha
Minimum/medium/maximum yield: 10 / 12 / 14 - suburban/rural

119

Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within Exe Estuary SPA Recreation Buffers, and the South Hams SAC Landscape
Connectivity Zone No issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Although this site would have been previously discounted due to the steepness of topography, the
Small Sites HELAA Methodology takes account of the presence of residential development on land of
similar topography in the immediate area. However, the site does not lie adjacent or close to a
settlement with a defined settlement limit and, for this reason, falls outside the Small Sites HELAA
Methodology. As such, the site does not proceed to Stage B Assessment.
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Edginswell Lane, Kingskerswell
Site Overview
Site Reference Number: l315yfs
Site Name: Edginswell Lane opposite Hayley Park
Site Description: The land is located to the west of the settlement and bordered by A380 and
Edginswell Lane. There is a very limited amount of sloping land within the site in the northern
section. (more than 1:6 grad)
Total Size (ha): 1.57
Gross Size (ha): 0.65
Minimum/medium/maximum yield: 10 / 13 / 16
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Land is within South Hams SAC Landscape Connectivity Zone and Cirl Bunting 2km consultation zone.
No issues that would rule out site at Stage A
Flood Zone 3b
No part of the site is within the functional flood plain
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
The site would be able to be accessed via Edginswell Lane at the northern end of the site. No
objections to lack of footways along stretch of quiet road.
Air Quality
The site is not within an Air Quality Management area. Following Kingskerswell bypass completion
there is no impact on air quality expected.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone.
SSSI: None
Ancient Woodland: None
Non-statutory designated sites: None
Priority Habitats: species-rich hedges.
Other Habitats/Features: possibly semi-improved pasture; treelines.
Euro Protected Species: Bats – various species are likely to be present, possibly including Greater
Horseshoe Bats. Potential impacts from loss of tree roosts, loss of foraging habitat and lighting.
Mitigation/ compensation needed.
Dormouse – assume present. Impacts from loss of trees/ scrub/ hedges and from lighting.
Mitigation/ compensation needed.
Other Protected Species: Within Cirl Bunting and Great Crested Newt consultation zone.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. There is a low risk of flooding from surface water on the site. (north
west end) Any development must be accompanied by a suitable drainage strategy to deal with
existing surface water flows through the site and any potential increase in surface runoff.
Sustainable Drainage Systems (SuDS) should be used where possible. Not within critical drainage
area.
Heritage and Archaeology
Within buffer of Grade l or ll* Listed Building. No listed building within or adjacent to the site.
The proposed development site lies in an area where archaeological investigations have
demonstrated the presence of previously unrecorded medieval and post medieval settlement. Any
impact upon below ground archaeological deposits may be mitigated by an appropriate programme
of archaeological investigation and recording implemented through an appropriately worded
condition on any consent that maybe granted. No heritage concern.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
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The Primary School has capacity for the proposed development. Depending on the scale of
development, a complete review of secondary provision in the area may be required including the
need for a new secondary school, a satellite school, or if funding is available, the relocation of an
existing school.
Landscape
The site will add to the cumulative fragmentation and urbanisation of the countryside setting of
Kingskerswell and North Whilborough and potentially will be visually prominent from the A380.
Landscape sensitivity level is medium.
Minerals
No mineral constraint.
Safety
No known safety constraint.
Soils and Contamination
Agricultural Land class - Grade 2.
Requirement for Soils and Contamination Phase 1 Assessment.
Waste
No waste management constraint.
Other
Site is closely located to the A380 with possible noise and air quality impacts on the amenity of new
residents.
Climate Change Impacts
Kingskerswell has a good range of service provision reflective of a larger village, with the majority of
key services available such as convenience shop, food store, filling stations (x2) health centre,
primary school, public library, public houses, (x2) places of worship, vets and village hall. The site,
however, is about 970m away from the village centre and 1.4km from the primary school. As such
the main access from Edginswell Lane has no footway and would require highway improvements.
There is a lack of cycle routes and public transport serving the site. Overall, because of the low risk of
flooding, relatively flat topography and the proximity of the site to most services, development here
is considered to have a moderate negative impact on climate change.
Site Potential
Previously assessed as red, now considered to be AMBER/YELLOW in context of Small Residential
Sites Methodology which would focus developable part of site on reduced area that would
concentrate on section closest to Edginswell Lane in mid-part of submitted site. A reduced size for
development as envisaged would help mitigate landscape and takes account of lack of highways
objection to no footways. Other constraints to properly address include archaeology and ecology
points.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber subject to highways constraints.
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Land at Fluder Hill, Kingskerswell
Site Overview
Site Reference Number: 9m135ah
Site Name: Land at Fluder Hill
Site Description: The site is located on the south eastern side of Kingskerswell south of Fluder Hill.
An open field area with existing residential properties to the north, including Fluder Crescent. The
majority of the land is sloped by more than 1:6 gradient.
Total Size (ha): 1.40
Gross Size (ha): 0.57
Minimum/medium/maximum yield: 9 / 11 / 14
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within South Hams SAC Landscape Connectivity Zone, Cirl Bunting 2km consultation zone.
No issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within the functional flood plain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Localised road widening needed to gain access, however, no objections to lack of footway over such
a short stretch provided is demonstrated to be safe.
Air Quality
The site is not within an Air Quality Management Area. Following Kingskerswell bypass completion
there is no impact on air quality expected.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone.
SSSI: None
Ancient Woodland: None
Non-statutory designated sites: None
Priority Habitats: species-rich hedges.
Other Habitats/ Features: pasture; trees; scrub.
Euro Protected Species: Bats – various species are likely to be present. Potential impacts from loss
of foraging habitat and lighting. Mitigation/ compensation needed.
Other Protected Species: Cirl Bunting; the site is within a cirl bunting breeding territory zone. A
proportional compensation payment will be required. Within great crested newt consultation zone.
Flood Risk, Water Quality and Drainage
The site lies mainly within Flood Zone 1. There is no risk of flooding from surface water on the site.
Not within critical drainage area.
Heritage and Archaeology
Not within buffer of Grade l or ll* Listed Building. No Listed Building within or adjacent to the site.
No anticipated archaeological impact.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity. The Primary School has capacity for the
proposed development. Depending on the scale of development, a complete review of secondary
provision in the area may be required including the need for a new secondary school, a satellite
school, or if funding is available, the relocation of an existing school.
Landscape
Landscape sensitivity level is high.
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Within the area designated as strategic break. Development of the area would erode the separation
and distinctiveness of Kingskerswell and Torbay. Sloping and elevated and likely to be visually
prominent, however reasonably well integrated with existing development.
Minerals
No mineral constraint.
Safety
A gas pipeline runs through the eastern corner of site.
Gas pipe buffer covers two-thirds of site from eastern boundary.
Soils and Contamination
Agricultural Land class - Grade 3 with minor section of Grade 5 on western side.
Soils and Contamination Phase 1 Assessment required.
Waste
No waste management constraint.
Other
The site does adjoin another HELAA site to west, Land adj South Hill. (ref xu137lu)
Climate Change Impacts
Kingskerswell has a good range of service provision reflective of a larger village, with the majority of
key services available such as convenience shop, food store, filling stations (x2) health centre,
primary school, public library, public houses, (x2) places of worship, vets and village hall.
There are some frequent bus services which enable access to Newton Abbot and Torbay for
employment, secondary schools and other services and the village lies only 3.2km from Newton
Abbot Train Station. The site is about 920m away from the village centre and 1.1km from the
primary school.
Overall, because of no identified risk of flooding and reasonable proximity of the site to most
services, development here is considered to have a minor negative impact on climate change.
Site Potential
Previously assessed as red, now reduced section of site considered to be AMBER based on access,
ecology, landscape (strategic break) and safety constraints and in context of Small Residential Sites
Methodology which does allow for some latitude for sloping topography where land of a similar
gradient in the vicinity demonstrates development is feasible. It will still be necessary to confirm
satisfactory highway access arrangements given limited configuration of Fluder Hill.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber subject to highways.
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Longlands House, Kingskerswell
Site Overview
Site Reference Number: CFS-R-24
Site Name: Longlands House, Whilborough Road, Kingskerswell
Site Description: Site lies on the southwest side of Kingskerswell forming a field area to the rear of
existing residential properties along the south side of Whilborough Road. The land also borders
Moles Lane on the eastern boundary. It adjoins the defined settlement limit.
Total Size (ha): 1.3 ha
Gross Size (ha): 1.3 ha, of which maximum developable area would be 1 ha
Minimum/medium/maximum yield: 16 / 20 / 24 (rural density of 20-30dph @ 80% gross to net)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC); Cirl
Bunting wintering zone and breeding territory on the eastern tip, great crested newt consultation
zone. These issues would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Suitable to proceed to stage B

Suitability Assessment Stage B
Access
Site accessed by narrow lanes through the village of Kingskerswell. The closest A road is the Torquay
Road 1.3km to the north, via narrow bridge over railway.
Air Quality
Following the Kingskerswell bypass (A380) completion there is no longer an AQMA in Kingskerswell,
so no impact on air quality is expected.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone.
SSSI: None
Ancient Woodland: None
Non-statutory designated sites: Kerswell Down & Whilborough Common CWS (Unimproved
limestone grassland etc) 400m to west.
Priority Habitats: species-rich hedges on eastern side.
Other Habitats/ Features: pasture, possibly semi-improved; trees;
Euro Protected Species: Bats Potential impacts from loss of foraging habitat and additional lighting.
Mitigation/ compensation needed. Dormouse – assume present. Impacts from loss of trees/ scrub/
hedges and from lighting. Mitigation/ compensation needed.
Other Protected Species: Cirl Bunting; In wintering zone and close to cirl bunting breeding territory.
Within great crested newt consultation zone
Flood Risk, Water Quality and Drainage
Site in Flood Zone 1 so no flood risk anticipated.
Heritage and Archaeology
Within buffer of Grade II* Listed Church of St Mary. No Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity. The Primary School has capacity for the
proposed development. Depending on the scale of development, a complete review of secondary
provision in the area may be required including the need for a new secondary school, a satellite
school, or if funding is available, the relocation of an existing school.
Landscape
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Site within landscape characterised by lower rolling farmed and settled valley slopes. The site is
likely to have some minor landscape impacts, but the site is not significantly prominent or elevated,
nor is it visible from any sensitive receptors.
Minerals
Site is within Mineral Consultation area for aggregates (but not within the safeguarding area).
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Predominantly grade 2 Agricultural land. No known contamination issues
Waste
No waste management constraints.
Other
None
Climate Change Impacts
Given the sites small scale / capacity which is unlikely to exceed 20 dwellings, the site is considered
Green for climate change (limited potential for negative impacts). This is because the site lies within
walking / cycling distance to the services and facilities of Kingskerswell. The primary school is approx
1.5km to the north. The site is also well located for access to Newton Abbot, Kingsteignton and
Torbay, although the frequent bus services on the Torquay Road are approximately 1.5 km to the
north.
Site Potential
The site is considered Amber based on constraints and climate change impacts.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber.
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Rosehill Farm, Kingskerswell
Site Overview
Site Reference Number: CFS-R-29
Site Name: Rosehill Farm, Kingskerswell
Site Description: Site lies on the south eastern side of Kingskerswell along Fluder Hill. Field area
adjoins farm buildings of Rosehill to the east and old reservoir to the west and has immediate road
access. The land is beyond the defined settlement limit and is separated by an existing small space of
land associated with the old reservoir.
Total Size (ha): 0.67 ha
Gross Size (ha): 0.67 ha
Minimum/medium/maximum yield: 10 / 14 / 16 (rural density of 20-30dph @ 80% gross to net)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC); Cirl
Bunting wintering zone and breeding territory, great crested newt consultation zone. These issues
would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Suitable to proceed to stage B
Suitability Assessment Stage B
Access
Highway access directly from Fluder Hill, which connects to nearby main road. The road is narrow in
places.
Air Quality
Following the Kingskerswell bypass (A380) completion there is no longer an AQMA in Kingskerswell,
so no impact on air quality is expected.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone.
SSSI: None
Ancient Woodland: None
Non-statutory designated sites: None
Priority Habitats: species-rich hedges.
Other Habitats/ Features: pasture, possibly semi-improved; trees; scrub.
European Protected Species: Bats – various species are likely to be present. Potential impacts from
loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse – assume
present. Impacts from loss of trees/ scrub/ hedges and from lighting. Mitigation/ compensation
needed.
Other Protected Species: Cirl Bunting; the site is within two cirl bunting breeding territory zones. A
proportional compensation payment will be required. Within great crested newt consultation zone.
Flood Risk, Water Quality and Drainage
No flood risk (flood zone 1)
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
The Primary School has capacity for the proposed development. Depending on the scale of
development, a complete review of secondary provision in the area may be required including the
need for a new secondary school, a satellite school, or if funding is available, the relocation of an
existing school.
Landscape
No comments
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Minerals
No comments
Safety
Site has high pressure national gas grid main pipe running directly through the centre of the site.
This is likely to render the site undevelopable for a small number of units and could be objected to
by the HSE.
Soils and Contamination
Agricultural grade 2 and 3
Waste
No waste management constraints.
Other
Site is part of wider landholding extending north and south which could help accommodate
biodiversity offsetting, amenity space, etc.
Climate Change Impacts
The site is well located for access to Kingskerswell and the services and facilities available locally, as
well as the high frequency bus route to Newton Abbot and Torbay. Green limited potential for
negative impacts on climate change.
Site Potential
Red based on constraints, in particular the high pressure gas pipe.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years
Achievability Assessment
Not achievable due to gas pipe.

132

Land East of Church End Road, Kingskerswell
Site Overview
Site Reference Number: CFS-R-06
Site Name: Land East of Church End Road, Kingskerswell
Site Description: Site lies on the western side of the settlement bordering the main railway line
along eastern boundary. The parcel is broadly rectangular and is beyond and separated from the
settlement limit. There is tree cover along the main site boundaries and a hardstanding area on
about a third of the southernmost land.
Total Size (ha): 0.5 ha
Gross Size (ha): Less than 0.2 ha after consideration of Flood Zone 3.
Minimum/medium/maximum yield: 2 / 3 / 4
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC); Cirl
Bunting wintering zone and breeding territory, great crested newt consultation zone. These issues
would not rule out site at Stage A.
Flood Zone 3b
Although the site does not contain land within FZ3b, the majority of the site is defined within FZ3.
Conclusion
Not suitable. The area of the site, measuring approximately 0.2ha, falls below the size threshold for
inclusion within the HELAA and the site does not proceed to Stage B Assessment.
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Higher Sandygate, Kingsteignton
Site Overview
Site Reference Number: zn15yva / 2k141vy
Site Name: Higher Sandygate , Kingsteignton
Site Description: The open land is located north of Kingsteignton, west of A380 and bounded by a
stream to the west. There is residential development bordering the land at Sandygate.
Total Size (ha): 1.34
Gross Size (ha): 1.34
Minimum/medium/maximum yield: 21 / 27 / 32
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the South Hams SAC sustenance zone, also Cirl Bunting 2km consultation zone.
No issues that would rule out site at Stage A
Flood Zone 3b
No part of the site is within the functional flood plain although it does border a floodplain
immediately to the west. (FZ 3)
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Access would be via existing estate roads which are generally dual width with on street parking.
Highway improvements may be required. There are pavements leading through the estate to the
rest of Kingsteignton.
Air Quality
The site is not within an Air Quality Management Area. The site has the potential to generate
additional vehicular traffic that could potentially impact on the Kingsteignton AQMA.
Ecology
European sites: within South Hams SAC: Chudleigh Sustenance Zone. SAC bats radio-tracked
following the Ugbrooke stream. The river corridor and woodland must remain undeveloped with a
wide, dark flyway for the SAC bats. The field may generate insect prey for the SAC bats. Appropriate
Assessment will be needed.
SSSI: None
Ancient Woodland: None
Non-statutory designated sites: Lappathorn Copse Unconfirmed Wildlife Site (Broadleaved
woodland) 140m to west of site.
Priority Habitats: Rivers; broadleaved woodland; species-rich hedges.
Other Habitats/Features: semi-improved grassland.
Euro Protected Species: Bats - Within the home range of Grey Long-eared Bats from Bishopsteignton
House: one of only 8 known breeding colonies in Britain. Greater horseshoes present. Various
other species likely to be present, including greater horseshoes. Potential impacts from loss of tree
roosts, loss of foraging habitat and lighting.
Mitigation/ compensation needed. Dormouse – assume present. Impacts from loss of trees/ scrub/
hedges and lighting. Mitigation/ compensation needed.
Other Protected Species: Within Great Crested Newt consultation zone.
Flood Risk, Water Quality and Drainage
The site lies within Flood Zone 1. It therefore has a low probability of experiencing fluvial flooding.
Not within critical drainage area.
Heritage and Archaeology
The site lies in an area of archaeological potential adjacent to the alignment of a Roman road. Any
impact upon below ground archaeological deposits may be mitigated by an appropriate programme
of archaeological investigation and recording implemented through an appropriately worded
condition on any consent that maybe granted.
Not within buffer of Grade l or ll* Listed Building.
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No Listed Building within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
The local Primary Schools have capacity for the development Teign School (Secondary) does not
have capacity for the development and has limited capacity for expansion. It will require off-site
sports provision in close proximity to the school to allow for expansion.
Landscape
Part moderate/high sensitivity - no objection.
Minerals
The site straddles Mineral Safeguarding Areas for ball clay and sand and gravel, with Policy M2 of the
Devon Minerals Plan presuming against sterilisation of these minerals. There is an objection under
Policy M2 to the sterilisation of the mineral resource by other development unless the proposals are
accompanied by a Mineral Resource Assessment that demonstrates that this resource is not
economic now or in the future or otherwise meets one of the criteria of Policy M2.
Safety
EH site of potential concern for a refuse tip on the northwest edge of the land.
A gas pipeline runs through the eastern side of the site. Whole site within gas pipe buffer.
Soils and Contamination
Agricultural Land class - Grade 5.
Waste
No waste management constraint.
Other
n/a
Climate Change Impacts
The site, is at the northern end of Kingsteignton, a fair way distant from the main part of the town,
lying about 2.2km from the town centre. There are lit footways connecting the site to the rest of the
estate but there is a lack of dedicated cycle routes and public transport serving the site. The distance
is likely to lead to a reliance on the car for most trips to nearby services. There would also be a
consequent potential negative impact on the local Air Quality Management Area and adverse
outcomes for identified ecology habitat in the area.
Site Potential
Previously assessed as red, now considered to be AMBER in context of Small Residential Sites
Methodology which does allow additional flexibility to those potential sites that do not compromise
sustainable factors. The land is adjacent to residential area of Sandygate and does have pedestrian
connectivity to wider estate and beyond. Due to defined constraints of minerals, loss of ecology
habitat (and location within the sustenance zone), potential contamination from refuse tip, and
within the gas pipeline buffer, all of which require mitigation, some further clarification of relevant
information will be required before inclusion as a site option.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
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Achievability Assessment
The HELAA Panel agrees assessment of the site as amber.
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Crossley Moor Road & Golvers Hill Road, Kingsteignton
Site Overview
Site Reference Number: UCS_TDC_KT_12
Site Name: Land between Crossley Moor Road & Golvers Hill Road
Site Description: Site lies within Kingsteignton settlement. There is sloping land particularly on the
western side (more than 1:6 grad). A small stream runs through the whole of the site. Residential
use borders the land on each side.
Total Size (ha): 0.62
Gross Size (ha): 0.39
Minimum/medium/maximum yield: Potential yield of 6 - UCS
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the South Hams SAC landscape connectivity zone, Great Crested Newt consultation
zone and Cirl Bunting consultation zone. (2km) No issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
It is unclear how access to this site would be achieved. There is a dense hedgebank separating the
site from Crossley Moor road and the road itself is constrained by on street parking and residential
properties lining the street. Access via Brookfield Close is not possible.
Air Quality
The site is not within an Air Quality Management Area. The site has the potential to generate
additional vehicular traffic that could potentially impact on the Kingsteignton AQMA.
Ecology
A large part of the site is covered by dense vegetation. Part of this would have to be removed to
make way for access. If bats are present, this could affect established flight lines. Retain vegetated,
dark buffer zone along stream. Survey for bats, otters, etc to determine importance of stream as
wildlife corridor, and width of buffer zone needed. Development between stream and Crossley
Moor Road is inappropriate, given narrowness of strip and need for buffer zone. Retain boundary
hedges and mature trees. Badger sett(s) maybe present and mitigation/compensation may be
needed.
Flood Risk, Water Quality and Drainage
The site lies mainly within Flood Zone 1 with a band of land on the western edge containing FZ2/3.
Not within Critical Drainage Area.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
Need to avoid harm to mill leat associated with Grade II listed mill. Medieval leat requires protection
within design. Some archaeological potential relating to medieval settlement.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Access to the site is required.
The local Primary Schools have capacity for the development Teign School (Secondary) does not
have capacity for the development and has limited capacity for expansion. It will require off-site
sports provision in close proximity to the school to allow for expansion.
Landscape
Within urban setting.
Minerals
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Not located within a Mineral Safeguarding Area or Mineral Consultation Area.
Safety
No overhead electricity lines or gas pipes.
EH Site of potential concern for filled ground in a small section in the southern half.
Soils and Contamination
Contaminated Land Assessment (CLA) required.
Waste
Not located within a Waste Consultation Zone.
Other
Construction Environment Management Plan (CEMP) required.
Climate Change Impacts
Potential negative impacts on Air Quality Management Area, (lack of pedestrian and cycle routes
serving the site) green space/ecology habitat and flood risk/drainage and loss of mature vegetation.
As such, the site would have a moderate negative impact on climate change overall.
Site Potential
RED.
The site has significant constraints in terms of ecology, drainage/flood risk and access arrangements.
These matters are not resolved or mitigated by further assessment investigation or using the Small
Residential Sites Methodology to re-check the site.
Availability Assessment
Not known
Achievability Assessment
The HELAA Panel agrees assessment of the site as red.
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Caydon Cottage, Kingsteignton
Site Overview
Site Reference Number: CFS-R-08
Site Name: Caydon Cottage, Kingsteignton
Site Description: Site lies on the northeast side of the town beyond the A380 highway corridor and
separated from the defined settlement limit. The field is south of Caydon Cottage and bounded by
Hestow Road further south. It has a tree lined perimeter along the western and southern edges and
has sloping character from southern end.
Total Size (ha): 0.50 ha
Gross Size (ha): 0.30
Minimum/medium/maximum yield: 6 / 8 / 9
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within a Sustenance Zone and Landscape Connectivity Zone for greater horseshoe bats
(South Hams SAC); Cirl Bunting wintering zone, great crested newt consultation zone. These issues
would not rule out site at Stage A.
Flood Zone 3b
No part of the site is within the functional flood plain. A small margin of FZ3 land is contained at the
northwest corner.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
Although the site does adjoin Hestow Road to the south this point is too close to the A380 corridor
and would create a cross-road arrangement with Lindbridge Hill. A narrow lane borders the site on
the eastern side.
Air Quality
The site is not within an AQMA, but it lies close to a source of air pollution - A380 road corridor.
Ecology
European Sites: Within South Hams SAC Sustenance Zone & Landscape Connectivity Zone.
SSSI: None on or adjacent to the site.
Ancient Woodland: None on or adjacent to the site.
Non Statutory Sites: None on or adjacent to the site.
Priority Habitats: Unknown
Other Habitats/Features: Hedgerows containing several trees provide suitable habitat for dormouse
and nesting birds. Potential habitat for reptiles and badger.
European Protected Species: Within Cirl Bunting wintering zone and Greater Crested Newt
Consultation Zone.
Other Protected Species: Preliminary Ecological Appraisal and protected species surveys will be
required prior to application to inform mitigation and enhancement measures.
Flood Risk, Water Quality and Drainage
Almost entirely within Flood Zone 1 with a margin of Flood Zone 2/3 on northwest tip.
Not within a Critical Drainage Area or tidal flood extent 2052.
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building.
No Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements would be required.
The local Primary Schools have capacity for the development Teign School (Secondary) does not
have capacity for the development and has limited capacity for expansion. It will require off-site
sports provision in close proximity to the school to allow for expansion.
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Landscape
The site lies in a semi-detached location from the main town but adjacent to a few houses. The A380
highway corridor is close to the western boundary of the site.
Site is reasonably well enclosed with hedgerow and some trees along boundaries.
Minerals
The site is within a Minerals Safeguarding Area and Minerals Consultation Area.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural Land class - Grade 3.
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
Land at Caydon Cottage has an outlying position of approximately 1.8km away from the town central
area and 0.9km from nearest primary school at Rydon. There are no convenient public transport
links and lack of pedestrian and cycle routes and the site is separated from the rest of Kingsteignton
by the A380. Development of the site would therefore lead to an increase in the reliance on the use
of the private car for journeys in and around Kingsteignton. There is no specific flood risk issue.
Overall, because of the distance of the site to services, development here would have a moderate
negative impact on climate change.
Site Potential
RED as the site is detached from the town, in addition, ecology and landscape constraints will need
mitigating and, because the land is within Minerals Safeguarding and Consultation Areas.

Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as red.
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Under Ullum off Humber Lane, Kingsteignton
Site Overview
Site Reference Number: CFS-R-39
Site Name: Under Ullum off Humber Lane, Kingsteignton (Site 1)
Site Description: Site lies on the eastern side of the town close to the A380 road corridor. It is
bounded by residential development to the south and highways depot to the west, and residential
development to the south-west at Abbotswood. Comprises a green space with extensive tree cover,
part of a surrounding larger area. Within defined settlement limit for Kingsteignton.
Total Size (ha): 0.89 ha
Gross Size (ha): 0.89 ha
Minimum/medium/maximum yield: 14/ 18 / 21 (rural density of 20-30dph @ 80% gross to net)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within a Landscape Connectivity Zone for greater horseshoe bats (South Hams SAC); Cirl
Bunting wintering zone, great crested newt consultation zone. These issues would not rule out site
at Stage A.
Flood Zone 3b
No part of the site is within the functional flood plain.
Conclusion
Suitable to proceed to stage B.
Suitability Assessment Stage B
Access
Access from a private track, which is 185m long and 3m wide, and may be suitable for a small
number of dwellings. Track joins Humber lane, which is a residential street. (The site is significantly
raised from the east Rydon Depot so access would not be possible through alternative means).
Air Quality
The site is not within an Air Quality Management Area. The site has the potential to generate minor
additional vehicular traffic that could potentially impact on the Kingsteignton AQMA.
Ecology
European sites: South Hams SAC: Within Landscape connectivity Zone and area with Bat activity.
Surveys needed, as South Hams bats may still use the site. Development may be unacceptable.
SSSI: None
Ancient Woodland: Buckley/Kings Woods (Ancient replanted woodland), 200m to north beyond
A380.
Non-statutory designated sites: part of the ‘A380 Verge West’ Unconfirmed Wildlife Site, identified
for semi/unimproved grassland on limestone. The UW site should not be developed.
Priority Habitats: none
Other Habitats/Features: woodland, scrub and limestone grassland.
European Protected Species: Bats various species recorded on site. Impacts from loss of tree roosts,
loss of foraging habitat and additional lighting. Mitigation/ compensation needed. Dormouse
recorded on site. Impacts from loss of trees/ scrub/ hedges and from lighting. Mitigation/
compensation needed.
Other protected species: Common lizard and slow worm recorded onsite. Translocation needed.
Within Cirl Bunting wintering zone. Great Crested newt zone.
Flood Risk, Water Quality and Drainage
In Flood Zone 1 (no flood risk).
Heritage and Archaeology
Within buffer of Grade II* Listed Building (The Chantry, Vicarage Hill). No/ Listed Buildings within or
adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
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The local Primary Schools have capacity for the development Teign School (Secondary) does not
have capacity for the development and has limited capacity for expansion. It will require off-site
sports provision in close proximity to the school to allow for expansion.
Landscape
No comments
Minerals
No comments.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural grade 3 (but wooded)
Waste
No waste management constraints.
Other
Already within Settlement Limit.
Climate Change Impacts
Limited potential for negative impacts. The site is well located being within Kingsteignton which
offers a wide range of services and facilities.
Site Potential
Red based on constraints and climate change impacts. The site is currently wooded and has
challenging access. Development of the site would see construction on an (unconfirmed) wildlife
site. Access is limited. In view of these constraints, the site's capacity is likely to be below 5
dwellings.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
Possibly achievable despite significant constraints, but likely to deliver fewer than 5 dwellings.
Therefore not suitable for allocation.

147

Land opposite Highweek Garage, Ringslade Road, Newton Abbot
Site Overview
Site Reference Number: Kt135qk (s713iqn)
Site Name: Land opposite Highweek Garage, Ringslade Road, Newton Abbot
Site Description: The site lies to the north of Highweek village to the west of Ringslade Road. In
agricultural use, topography is sloping in nature with the whole parcel holding at least 1:6 grad. Built
form of development adjoins the land to the south and east and a further parcel of land to the west
has been submitted by the same landowner. (In addition, the site is shown as Green Infrastructure
within the Local Plan, however, it is not included within either Development Framework Plan for
NA1 or NA2).
Total Size (ha): 0.81
Gross Size (ha): 0.81
Minimum/medium/maximum yield: 13/16/19 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within the South Hams SAC Landscape Connectivity Zone and Cirl Bunting Consultation Area, but no
issues to rule site out at this stage.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Previously discounted due to slope, but meets the Small Sites Methodology flexibility in slope and
now proceeds to Stage B.
Suitability Assessment Stage B
Access
Access would need to be via Highweek Road and existing access would require improvement and
likely engineering works to breach the difference in ground levels that appears in the streetview.
This may harm the character of the area.
Air Quality
Not within an AQMA.
Ecology
Allocated as NA1 Green Infrastructure.
European sites: South Hams SAC: Appropriate Assessment may be needed. The northern boundary
of the site is likely to be part of a SAC bat flyway. If so, as a minimum, a dark flyway corridor will
need to be retained and protected.
Priority Habitats: species-rich hedges.
Other Habitats/ Features: grassland, possibly semi-improved; trees.
Euro Protected Species: Bats – various species are likely to be present, including Greater Horseshoe
Bats. Potential impacts from loss of tree roosts, loss of foraging habitat and lighting. Mitigation/
compensation needed. Dormouse – assume present. Impacts from loss of trees/ scrub/ hedges and
from lighting. Mitigation/ compensation needed.
Flood Risk, Water Quality and Drainage
The site lies entirely within Flood Zone 1, is not within a CDA and is not subject to surface water
flood risk.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building (Highweek Church). No/ Listed Buildings or Scheduled
Monuments within or adjacent to site. Development would affect the setting of Highweek Church,
Grade I Listed Building, and there is a strong objection from the Heritage Officer.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Improved access required.
Two new primary schools are proposed in the existing Local Plan. If both of these schools are
delivered, they could be expanded to accommodate further development. Otherwise, additional
new Primary provision would be required. Depending on the scale of development, a complete
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review of secondary provision in the area may be required including the need for a new secondary
school, a satellite school, or if funding is available, the relocation of an existing school.
Landscape
Set adjacent to existing development on edge of Highweek in an exposed position, where the slope
faces away from existing development.
Minerals
The northern half of the site is within a MCA.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural grade of land and any contamination issues
Waste
No waste management constraints.
Other
The steepness of slope increases westwards within the site. Development may be restricted to the
eastern side.
Climate Change Impacts
The site lies within easy reach of services and facilities, being within, albeit close to the edge of, the
Settlement Limit of Newton Abbot. It is approx 800m from a local shop, and there are 2 primary
schools and 2 secondary schools within 1km. Public transport is within easy reach on foot and the
majority of trips from this site could be made by sustainable modes of travel. The development of
the site could have minimal negative impacts on climate change.
Site Potential
RED
The site is subject to ecology, heritage, access and topography constraints. Even if access could be
improved, and it was possible to develop a smaller area of the site - so as to ensure sufficient GI
remained - and to restrict this top the less steeply sloping areas of the site, development of the site
could have a significant harmful impact on the setting of Highweek Church (Grade I Listed Building).
Because of the strength of this objection, the site is assessed as red, irrespective of other
constraints, including ecology, access, and topography.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment as red due to harm to setting of Highweek Church along with
other constraints of ecology, topography and access.
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Land and Buildings at Hopkins Lane, Newton Abbot
Site Overview
Site Reference Number: oz137qr
Site Name: Land and Buildings at Hopkins Lane, Newton Abbot
Site Description: Site lies within the town centre of Newton Abbot. Brownfield site with variety of
run down modern buildings. Set within mix of residential and commercial development and school
to south.
Total Size (ha): 0.29
Gross Size (ha): 0.29 (land in Flood Zones 2 and 3a has not been discounted as the site is
brownfield).
Minimum/medium/maximum yield: 15/22/29
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within the South Hams SAC Landscape Connectivity Zone and Cirl Bunting Consultation Area, but no
issues to rule site out at this stage.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
This area would be suitable for development - cycle storage would be required as no parking would
be available.
Air Quality
Within Newton Abbot AQMA. No Environmental Health concerns.
Ecology
Site is suitable for development. Bat and Bird survey of buildings required prior to
demolition/conversion with mitigation measures as informed by survey. If major bat roost present,
it may be necessary to retain the roost building. Trees should be retained if possible.
Flood Risk, Water Quality and Drainage
Flood Zones 1, 2 and 3a.
Possibly suitable for development. Entire site is within Flood Zone 3 but there are flood defences
marked on the flood map for planning. These defences should be assessed for their standard level of
protection and development designed accordingly. If the level of defence allows for development
SuDS policy to be followed with an appropriate surface water drainage strategy. Historical flood
records indicate that the area flooded in 1979.
Development would need to be sequentially tested and demonstrate safety for its lifetime. Within
defended FZ2 & 3 catchment
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building. Listed Buildings beyond Hopkins Lane that front onto
Queen Street.
Some industrial/urban archaeological potential and impact on Listed Buildings to be
assessed/evaluated to inform design and mitigation.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highways infrastructure - cycle storage.
Two new primary schools are proposed in the existing Local Plan. If both of these schools are
delivered, they could be expanded to accommodate further development. Otherwise, additional
new Primary provision would be required. Depending on the scale of development, a complete
review of secondary provision in the area may be required including the need for a new secondary
school, a satellite school, or if funding is available, the relocation of an existing school.
Landscape
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Within town centre setting.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Urban land and will require Contaminated Land Assessment/Soil Tests.
Waste
No waste management constraints.
Other
A Construction and Environmental Management Plan (CEMP) may be needed.
Climate Change Impacts
The site lies within the centre of Newton Abbot and has easy access on foot or by bicycle to the wide
range of services and facilities and public transport close by. However, it also lies within the Newton
Abbot AQMA. Providing that development includes cycle storage to promote sustainable travel, the
site could be developed in a way so as to have minimal negative impacts on climate change. In
addition, the site lies within an area at risk from flooding, so development will need to be designed
to take account of this. However, it will make use of an urban brownfield site and reduce the need to
develop greenfield land. Overall, and subject to overcoming flood risk, development of the site could
have minimal negative impacts on climate change.
Site Potential
AMBER/YELLOW
The site is a prime location for redevelopment within the town centre of Newton Abbot. Its
redevelopment would result in an improvement to the poor appearance of the brownfield site and,
subject to suitable drainage so as not to impact on flood risk, along with suitable flood risk measures
for the development itself, could be developed in a sustainable way. It is not within a Minerals
Safeguarding or Consultation Area. There are no listed buildings immediately adjacent to the site,
but the rear of listed buildings along Queen Street adjoin the site. If there was an opportunity to
improve these rear outlooks, this would greatly improve the streetscene along this part of Hopkins
Lane. Subject to highways and ecology surveys, the site is regarded as amber, due to the flood
constraints. If these were overcome the site would be regarded as yellow.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber.
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East of Haytor Drive, Newton Abbot
Site Overview
Site Reference Number: UFS_NA_11
Site Name: East of Haytor Drive, Newton Abbot
Site Description: Site lies to east of the Buckland area of Newton Abbot, bordering on an area of
steep coastal countryside.
Total Size (ha): 3.5 ha
Gross Size (ha): Approx 1ha
Minimum/medium/maximum yield: 20/25/30 (suburban/rural)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the SAC Landscape Connectivity Area for GHB. Within Cirl Bunting breeding
territory and wintering zone. Within Great Crested Newt alert zone.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B
Suitability Assessment Stage B
Access
No highway objections. Access appears possible but development would need to provide footway
links into existing footways.
Air Quality
Not in AQMA, but Shaldon road goes down towards Penn Inn AQMA.
Ecology
European sites: Within South Hams SAC Landscape Connectivity Zone. HRA may be required,
informed by bat activity surveys.
Non-Statutory Sites: Adjacent to the Netherton County Wildlife Site (designated for cirl buntings).
Priority Habitats: Species-rich hedges.
Other habitats: arable.
Euro Protected Species: Bats –Within the grey long-eared bat home range. Several other species
recorded nearby and likely to use the site. Potential impacts from loss of tree/building roosts, loss of
foraging habitat and additional lighting. Surveys needed of buildings to be removed/converted.
Mitigation/ compensation needed. Dormouse – assume present. Impacts from loss of habitat, from
cat predation and from lighting. Mitigation/ compensation needed. Great Crested Newt – in GCN
zone.
Other protected species: Cirl Bunting; the site overlaps a cirl bunting breeding territory zone. A
survey is needed and proportional compensation payment will be required.
lood Risk, Water Quality and Drainage
Low flood risk. Not within Critical Drainage Area
Heritage and Archaeology
No Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Footway links required.
Two new primary schools are proposed in the existing Local Plan. If both of these schools are
delivered, they could be expanded to accommodate further development. Otherwise, additional
new Primary provision would be required. Depending on the scale of development, a complete
review of secondary provision in the area may be required including the need for a new secondary
school, a satellite school, or if funding is available, the relocation of an existing school.
Landscape
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High sensitivity. Abuts the existing eastern edge of Newton Abbot, however, steeply sloping land
within the Teign Estuary and visually conspicuous from the wider landscape. Mitigation difficult.
Also, frontage with the Shaldon Road where development would need to be set back and screened.
Minerals
Partly within Minerals Consultation Area for Aggregates.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Grade 4 and Grade 2 Agricultural Land. Contamination Desk top Phase 1 Assessment required.
Waste
No waste management constraints.
Other
None
Climate Change Impacts
The site is located on the edge of town by a distance of c. 2km to the train station and 3km to town
centre. Its location on top of a hill may reduce level of active travel trips. This could be offset to an
extent by local bus services as well as a good range of facilities being provided locally in Buckland,
although the hill is still likely to limit the attractiveness of walking and cycling. Overall, given the
site's location and low level of flood risk, it is considered that development would have moderate
negative impacts on climate change.
Site Potential
AMBER
Previously assessed as red for the development of a larger site, due to topography reducing
developable area and prominence within the landscape, with development being highly conspicuous
within the landscape when viewed from many areas, including the Teignmouth/Bishopsteignton
road.
Even with a reduced area the site would be visible from the estuary and the
Teignmouth/Bishopsteignton Road, but it would be easier to mitigate through landscaping as it is
lower lying than the larger, original, site. Whether the development would be viable depends on the
number of properties that could be accommodated without causing harm to the landscape in
relation to the cost of highway improvement works required.
As such, it is assessed as AMBER due to combination of ecology, landscape, and topography
constraints.
Availability Assessment
Unknown
Achievability Assessment
The HELAA Panel shares concerns about impact on the landscape and agrees assessment of the site
as amber - with viability depending on extent of highway improvement works and the amount of
development allocated.
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Coach Road Nursery, Newton Abbot
Site Overview
Site Reference Number: znr123x
Site Name: Coach Road Nursery, Newton Abbot.
Site Description: Site set within southern part of town. Site lies to south of Coach Road, between
football pitch and allotments. Residential development to north and woods to south. Former
horticultural site/nursery use that comprises glasshouses, hard surfaced areas and growing areas.
Total Size (ha): 1.09
Gross Size (ha): Approx 1ha, though likely to be less because of constraints.
Minimum/medium/maximum yield: Yield subject to highways.
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within the South Hams SAC Landscape Connectivity Zone and Cirl Bunting Consultation Area, but no
issues to rule site out at this stage.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B.
Suitability Assessment Stage B
Access
The site is accessed off Coach Road which is a C Class County road restricted to 30mph. The road is
narrow, and vehicles tend to use residential accesses as informal passing places. There are no
streetlights or footways making links to either Ogwell or Newton Abbot unattractive.. Although
visibility may be achievable for the speeds of the traffic, it is likely that the Highway Authority may
object to development unless a new footway can be provided.
Air Quality
Not within AQMA
Ecology
European sites: South Hams SAC: in Landscape Connectivity Zone, HRA may be required, informed
by bat activity surveys. As a minimum, dark flyways should be retained.
Non-Statutory Sites: close to Decoy Country Park and Stray Park Meadow County Wildlife Site –
buffer zone needed for woodland and stream to south of site.
SSSIs: drains into Wolborough Fen SSSI. Hydrology and water quality of SSSI MUST be protected.
SUDS and protection for stream at south of site needed.
Ancient woodland: None
Priority Habitats: Species-rich hedges, broadleaved woodland, pond, stream. Adjacent to traditional
orchard.
Other habitats: trees, rough grassland, scrub, bare ground, hardstanding, buildings, amenity grass.
Trees and adjacent woods should be retained, with RPZs. Building surveys for bats/birds needed.
Euro Protected Species: Bats – Several species likely on site. Potential impacts from loss of
tree/building roosts, loss of foraging habitat and additional lighting. Mitigation/ compensation
needed. Dormouse – assume present. Impacts from loss of habitat, from cat predation and from
lighting. Mitigation/ compensation needed. Great Crested Newt – in GCN zone. Pond might support
them – survey needed. If present, mitigation and compensation will be needed
Other protected species: Cirl bunting Wintering Zone.
Flood Risk, Water Quality and Drainage
Flood Zone 1. Limited areas within the site are subject to surface water flood risk.
foul drainage has to be pumped and a pumping station will be needed on site. Surface water would
drain into Decoy lake and it is likely that a financial contribution would be required towards the
management of surface water.

Heritage and Archaeology
Within buffer of Grade I or II* Listed Building - Grade I St Mary`s Church lies 500m to the west. No
Listed Buildings within or adjacent to site. Archaeological potential will need investigating.
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Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements and pedestrian and cycle links required.
Two new primary schools are proposed in the existing Local Plan. If both of these schools are
delivered, they could be expanded to accommodate further development. Otherwise, additional
new Primary provision would be required. Depending on the scale of development, a complete
review of secondary provision in the area may be required including the need for a new secondary
school, a satellite school, or if funding is available, the relocation of an existing school.
Landscape
Low sensitivity site adjacent to existing development. No concerns in principle, however,
development should respond to the distinctive characteristics of the area, which in this context
comprise the Italianate villas of Wolborough Hill/ Forde Park.
Minerals
Site is located in a Minerals Safeguarding Area and Minerals Consultation Area (Aggregates) but no
objection on the basis of the comments raised through the allocation of NA3.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural grade 3 land. Soils and Contamination Desk top Phase 1 Assessment would be required
at planning application stage.
Waste
No waste management constraints.
Other
Site lies close to NA3 allocation.
Climate Change Impacts
The site lies within 1.5km walking distance (800m as the crow flies) of the town centre and, subject
to improved pedestrian and cycle links, could access a wide range of services and facilities on foot or
by bike, including public transport. Subject to the retention of the mature trees enclosing the site,
the site could be developed in a way that has minimal negative impacts on climate change.
Site Potential
AMBER
The site was previously assessed as amber, but was not included within the draft Local Plan Part 2
(Site Options) because of uncertainty over level of traffic that would be supported. Other constraints
include foul water drainage (development requiring a small pumping station), surface water
management (which may require financial contributions towards run-off to Decoy Lake) and the
proximity of Wolborough Fen SSSI. DCC highways confirm that a new footway would be required to
support development, and the site is assessed as amber, subject to the provision of a new footway,
which involves land outside the identified site.
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Availability Assessment
The site would be available within 6-10 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber/yellow, for a yield that is subject to
highways constraints.
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Linden Lea, Newton Abbot
This site, referenced CFS-R-03, was previously submitted and assessed under HELAA reference
UCS_NA_39 and was included as a potential development site in the Draft Local Plan 2020-2040
(Part 2) Site Options. It has, therefore, not been re-assessed.
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Land Adjacent to Mill Lane East Ogwell
Site Overview
Site Reference Number: CFS-R-20
Site Name: Land Adjacent to Mill Lane East Ogwell TQ12 6BH
Site Description: Long rectangular area of sloping grassed land that lies adjacent to Ogwell Mill Lane
Total Size (ha): 0.49ha
Gross Size (ha): 0.32ha
Minimum/medium/maximum yield: 6 / 8 / 10 (suburban/rural)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
Within South Hams SAC Landscape Connectivity Zone and Cirl Bunting wintering zone.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B
Suitability Assessment Stage B
Access
Access would be via Mill Lane which is narrow. Highway improvements would be required.
Air Quality
The site is close to, but not within an AQMA. Any development would be required to maximise
sustainable travel links, including pedestrian and cycle paths, and bus services, to limit any increase
in vehicular journeys that could potentially impact on the Newton Abbot & Kingsteignton AQMA.
Ecology
European Sites: Within South Hams SAC Landscape Connectivity Zone.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: Eastern arm adjacent to East Ogwell Village Green Unconfirmed Wildlife Site
(woodlands, grassland).
Priority Habitats: Species-rich hedges.
Other Habitats/Features: pasture, possibly semi-improved; mature trees.
European Protected Species: various bat species may be present. Potential impacts from loss of tree
roosts, loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse – assume
present. Impacts from loss of trees/ scrub/ hedges, cats and lighting. Mitigation/ compensation
needed.
Other Protected Species: Site lies within a Cirl Bunting wintering zone.
Flood Risk, Water Quality and Drainage
No part of the site is within functional floodplain.
Heritage and Archaeology
No anticipated archaeological impact.
Within buffer of Grade I or II* Listed Building. A Grade II Listed Buildings lies adjacent to the site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements required.
Canada Hill Primary School is capable of expansion to 420 places.
Depending on the scale of development, a complete review of secondary provision in the area may
be required including the need for a new secondary school, a satellite school, or if funding is
available, the relocation of an existing school.
Landscape
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Moderate / Low Sensitivity. Part of site within a Locally Important View set out in the
Neighbourhood Plan.
Minerals
The site lies within the Mineral Consultation Area for the nearby limestone resource, and there
would be an objection under Policy M2 of the Devon Minerals Plan if development were to constrain
future mineral development. The proposer may wish to submit a Mineral Resource Assessment to
establish the likelihood of future limestone extraction in the area.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Soil grade 3.
Waste
No waste management constraints.
Other
None
Climate Change Impacts
The site is located within the older part of the village which is more detached from the primary
school and centre of Newton abbot than other sites being considered. However, it is within easy
walking distance of a bus stop providing regular trips into Newton Abbot and also benefits from
close proximity to a church, playground and large area of open space, pub and village hall. As such,
development is considered to have a minor negative impact on climate change.
Site Potential
YELLOW
There are some minor constraints identified which need to be mitigated. The minerals objection is
more significant but if it can be overcome and access improvements made then the site is
considered to be a suitable location for development.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years
Achievability Assessment
The HELAA Panel agreed with the officer assessment of the site as yellow.
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Land west of Long Lane, Ringmore, Shaldon
Site Overview
Site Reference Number: CFS-R-09
Site Name: Land west of Long Lane, Ringmore, Shaldon, TQ12 0EX
Site Description: The site lies towards the western edge of the village, to the west of Long Lane and
south of properties along Coombe Road. It is a grassed field with trees and hedges along boundaries.
Total Size (ha): 1.1ha
Gross Size (ha): 0.88ha once 80% applied
Minimum/medium/maximum yield: 18/22/26 suburban/rural - but may be less due to slope
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within South Hams SAC Landscape Connectivity Area , the Dawlish Warren SAC & Exe
Estuary SPA Recreation Buffers and also Cirl Bunting 2km consultation zone. No issues that would
rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Proceed to Stage B Assessment.
Suitability Assessment Stage B
Access
Poor access and very narrow roads to access this site. Overriding highway objection to any scale of
development, unless created off a private drive, but concerns about the general local road network
remain. DCC Highways considers the local road network to be poor (narrow widths of roads do not
allow traffic to pass each other, on street parking creates problems when vehicles meet each other,
and this is exacerbated by the poor horizontal and vertical alignments of the lane - ie steep and
bendy) and does not offer opportunities for walking and cycling. Therefore, DCC has raised serious
concerns about all possible development sites in Shaldon and objects to any development.
Air Quality
Not within an AQMA. However, there is an AQMA at Bittern Park Road in Teignmouth, which must
be considered.
Ecology
European Sites: The site is within the South Hams SAC Landscape Connectivity Area and the Dawlish
Warren SAC & Exe Estuary SPA Recreation Buffers
SSSI: None on or near the site.
Ancient Woodland: None
Non Statutory Sites: None on or adjacent to the site. Closest are at Barnpark Cottage Orchard UWS,
approx 80m south east of the site and Teign Estuary CWS approx 230m north of the site.
Priority Habitats: unknown
Other Habitats/Features: Trees and hedges
European Protected Species: Within a Cirl Bunting Wintering Zone
Other Protected Species: unknown
Flood Risk, Water Quality and Drainage
The entire site lies within Flood Zone 1.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Existing access from Long Lane likely to need improving (visibility splays).
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Capacity within Shaldon Primary School for approx 470 dwellings. Teignmouth secondary school has
limited capacity and limited space to expand.
Landscape
Close to existing development, but lies higher up the slope. On the periphery of the village.
Minerals
Not within a MSA or MCA.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Land classed as urban, though adjacent land is Grade 2. No known contamination issues.
Waste
No waste management constraints.
Other
There are 2 individual TPOs in north west corner of the site. Of the HELAA sites within Shaldon, the
site is slightly more distant from the village centre than other sites (approx 1km).
Climate Change Impacts
The site lies within walking distance of the centre of the village, (about 1km away) which has a good
range of day-to-day services and facilities. In addition, there is public transport access to the wider
range of services and facilities within Teignmouth Town centre and the town's railway station. The
village lacks dedicated cycle routes, but overall, the site could be developed in a way that promoted
sustainable travel. The presence of the AQMA at Bittern Park Road, Teignmouth is noted, however
subject to cycle link improvements, the majority of journeys from the site could be made by
sustainable travel modes. The development of the site could have minimal negative impacts on
climate change, subject to the provision of additional pedestrian and cycle links.
Site Potential
RED
The site lies on the edge of the existing built up area of Shaldon and is within walking distance of
day-to-day services and facilities, although there are no footways or cyclepaths in the village to
encourage sustainable travel. Ecological mitigation is likely to be required, but the total size of the
site submitted would appear to enable this.
Following further discussions with the Highway Authority, this objection has been confirmed, unless
development is accessed off a private drive, but serious concerns about the general local road
network remain. Due to the combination of ecology constraints, along with significant highways
constraints, the site is assessed as red.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber, subject to highways or by using a private
drive.
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Land at Platway Lane, Shaldon
Site Overview
Site Reference Number: 8f13b1j
Site Name: Land at Platway Lane, Shaldon
Site Description: The land is located on the southern edge of Shaldon, bordering residential
properties to the west and north. The majority of the land is sloped with a gradient of more than 1:6;
flatter areas are limited to the western and eastern corners. Agricultural use with recently erected
pole barn at western end.
Total Size (ha): 1.6
Gross Size (ha): 1ha if area restricted to lower elevations as shown in first map
Minimum/medium/maximum yield: 16/20/24 (based on 80% of 1ha)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within South Hams SAC Landscape Connectivity Area , the Dawlish Warren SAC & Exe
Estuary SPA Recreation Buffers and also Cirl Bunting 2km consultation zone. No issues that would
rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Re-assessed as site meets Small Sites HELAA Methodology (flexibility on topography).
Suitability Assessment Stage B
Access
Poor access and very narrow roads to access this site. Overriding highway objection to any scale of
development, unless created off a private drive, but concerns about the general local road network
remain. DCC Highways considers the local road network to be poor (narrow widths of roads do not
allow traffic to pass each other, on street parking creates problems when vehicles meet each other,
and this is exacerbated by the poor horizontal and vertical alignments of the lane - ie steep and
bendy) and does not offer opportunities for walking and cycling. Therefore, DCC has raised serious
concerns about all possible development sites in Shaldon and objects to any development.
Air Quality
The site is not within an AQMA.
Ecology
European sites: Majority of site within South Hams SAC Landscape Connectivity Zone. Within Exe
Estuary SPA and Dawlish Warren SAC 10km Recreational Zone
Non statutory sites: In a Rebuilding Devon Nature Map area.
SSSI: None
Ancient Woodland: None
Priority Habitats: species-rich hedges.
Other Habitats/Features: pasture, (possibly semi-improved); trees, including individual ‘parkland’
tree; shed(s).
Euro Protected Species: Bats – Roost nearby. Various species probably present. Potential impacts
from loss of roosts in trees or sheds, loss of foraging habitat and lighting. Mitigation/ compensation
needed. Dormouse – assume present. Impacts from loss of trees/ scrub/ hedges, cats and lighting.
Mitigation/ compensation needed.
Other protected species: Cirl Bunting; possible – breeding territory within 100m.
Invasives: Japanese Knotweed in northern hedge.
Flood Risk, Water Quality and Drainage
Flood Zone 1, no surface water run-off issues, not within a CDA and not withgin the 2052 tidal
extent.
Heritage and Archaeology
No anticipated impact on any archaeological asset.
Within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site,
however, Fonthill, Grade II, lies close to eastern boundary.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements required.
Shaldon Primary school has capacity for the equivalent of 470 dwellings. No capacity at Teignmouth
secondary school. The school has limited capacity to expand on its existing site.
Landscape
Although the site lies within the Undeveloped Coast, the land is not as steep as some, and the site is
adjacent to and well integrated with the existing settlement. In terms of scale of the settlement to
the setting, Shaldon has the capacity for further development, providing it incorporates strategic
scale planting to help assimilate it into its surroundings due to the potential prominence of
development.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Land classed as urban.
Waste
No waste management constraints.
Other
Agricultural Prior Notification approved in 2015 for a pole barn at the western end of the site.
Recent development to the north.
Climate Change Impacts
The site lies within walking distance of the centre of the village, which has a good range of day-today services and facilities. In addition, there is public transport access to the wider range of services
and facilities within Teignmouth Town centre and the town's railway station. The village lacks
dedicated cycle routes, but overall, the site could be developed in a way that promoted sustainable
travel. The presence of the AQMA at Bittern Park Road, Teignmouth is noted, however subject to
cycle link improvements, the majority of journeys from the site could be made by sustainable travel
modes. The development of the site could have minimal negative impacts on climate change, subject
to the provision of additional pedestrian and cycle links.
Site Potential
RED
The site lies on the edge of the existing built up area of Shaldon and is within walking distance of
day-to-day services and facilities, although there are no footways or cyclepaths in the village to
encourage sustainable travel. Ecological mitigation is likely to be required, but the total size of the
site submitted would appear to easily enable this. Landscape impact could be limited by keeping the
higher parts of the site undeveloped and only developing the northern part of the site.
The site was previously assessed as red, due to the highway concerns about poor access lanes.
Following further discussions with the Highway Authority, this objection has been confirmed, unless
development is accessed off a private drive, but serious concerns about the general local road
network remain.
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Due to the combination of landscape and ecology constraints, along with significant highways
constraints, the site is assessed as red.

Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.

Achievability Assessment
The HELAA Panel agrees assessment of the site as amber subject to highways or by using a private
drive.
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Land at Lamberts Lane, Shaldon
Site Overview
Site Reference Number: np15yoj
Site Name: Land at Lamberts Lane, Shaldon
Site Description: The land is located to the southwest of Shaldon at Ringmore. It is bordered by
Lambert's Lane to the north and Waterworks Lane to the south and by residential development to
the north east and west. It covers a field with stream along the eastern side.
Total Size (ha): 0.28
Gross Size (ha): 0.28
Minimum/medium/maximum yield: 5/7/8 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the Dawlish Warren SAC & Exe Estuary SPA Recreation Buffers and also Cirl Bunting
2km consultation zone. It borders the South Hams SAC Landscape Connectivity Area. No issues that
would rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Re-assessed as site meets Small Sites HELAA Methodology (flexibility on topography).
Suitability Assessment Stage B
Access
Poor access and very narrow roads to access this site. Overriding highway objection to any scale of
development, unless created off a private drive, but concerns about the general local road network
remain. DCC Highways considers the local road network to be poor (narrow widths of roads do not
allow traffic to pass each other, on street parking creates problems when vehicles meet each other,
and this is exacerbated by the poor horizontal and vertical alignments of the lane - ie steep and
bendy) and does not offer opportunities for walking and cycling. Therefore, DCC has raised serious
concerns about all possible development sites in Shaldon and objects to any development.
Air Quality
The site is not within an AQMA. However, there is an AQMA at Bittern Park Road in Teignmouth,
which must be considered.
Ecology
Statutory sites: Site borders the South Hams SAC Landscape Connectivity Zone. Within Exe Estuary
SPA and Dawlish Warren SAC 10km Recreational Zone
Non statutory sites: None
SSSI: None
Ancient Woodland: None
Priority Habitats: species-rich hedges, rivers(stream).
Other Habitats/Features: pasture, possibly semi-improved; rough grass/ low scrub ; mature hedges
& treelines.
Euro Protected Species: Bats - Various species probably present. Potential impacts from loss of tree
roosts, loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse – assume
present. Impacts from loss of trees/ scrub/ hedges, cats and lighting. Mitigation/ compensation
needed. Otter – Possible in watercourse on E boundary.
Other protected species: Cirl Bunting – recorded nearby and on site in the past.
Flood Risk, Water Quality and Drainage
Flood Zone 1. Areas within the easternmost part of site at 1:200 year risk from surface water
flooding.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
No anticipated impact on any archaeological asset.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements required.
Shaldon Primary school has capacity for the equivalent of 470 dwellings. No capacity at Teignmouth
secondary school. The school has limited capacity to expand on its existing site.
Landscape
Within Undeveloped Coast, but is set within a discreet location in gently sloping fold in the landform
and is adjacent to existing development. No landscape objections.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Classed as urban land.
Waste
No waste management constraints.
Other
None
Climate Change Impacts
The site lies approx 1km from of the centre of the village but roads leading to it are narrow with
residential street frontage, keeping speeds low, and making it a walkable route from the site. The
village has a good range of day-to-day services and facilities. In addition, there is public transport
access to the wider range of services and facilities within Teignmouth Town centre and the town's
railway station. The village lacks dedicated cycle routes, but overall, the site could be developed in a
way that promoted sustainable travel. The presence of the AQMA at Bittern Park Road, Teignmouth
is noted, however, subject to cycle link improvements, the majority of journeys from the site could
be made by sustainable travel modes. The development of the site could have minimal negative
impacts on climate change, subject to the provision of additional pedestrian and cycle links.
Site Potential
RED
The site was previously assessed as red, due to the highway concerns about poor access lanes.
Following further discussions with the Highway Authority, this objection has been confirmed, unless
development is accessed off a private drive, but serious concerns about the general local road
network remain.
Due to the combination of ecology and surface water constraints, along with significant highways
constraints, the site is assessed as red.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
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The HELAA Panel agrees assessment of the site as amber, subject to highways or by using a private
drive.
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Land to east of Highfield, Picket Head Hill, Shaldon
Site Overview
Site Reference Number: ba13bl8
Site Name: Land to east of Highfield, Picket Head Hill, Shaldon
Site Description: Site lies on the south east edge of the village. Field slopes up from north east to
south west, bordered by residential development to the east and west and by Coast View Holiday
Park to the south.
Total Size (ha): 1.3
Gross Size (ha): Approx 1ha omitting track
Minimum/medium/maximum yield: 20/25/30 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within South Hams SAC Landscape Connectivity Area , the Dawlish Warren SAC & Exe
Estuary SPA Recreation Buffers and also Cirl Bunting 2km consultation zone. No issues that would
rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Re-assessed as site meets Small Sites HELAA Methodology (flexibility on topography).
Suitability Assessment Stage B
Access
The site would be accessed off a narrow road, and despite lying close to the A379, the lane is subject
to a sharp 90 degree bend, which restricts any visibility for traffic in either direction. Third party land
would be required to widen the road. Overriding highway objection to any scale of development,
unless created off a private drive, but concerns about the general local road network remain. DCC
Highways considers the local road network to be poor (narrow widths of roads do not allow traffic to
pass each other, on street parking creates problems when vehicles meet each other, and this is
exacerbated by the poor horizontal and vertical alignments of the lane - ie steep and bendy) and
does not offer opportunities for walking and cycling. Therefore, DCC has raised serious concerns
about all possible development sites in Shaldon and objects to any development.
Air Quality
Not within an AQMA.
Ecology
European sites: South Hams SAC: LCZ. Exe Estuary SPA and Dawlish Warren SAC: within 10km Zone:
Hab Regs contribution will be needed if site is developed to residential use.
Priority Habitats: possible species-rich hedge.
Other Habitats/ Features: pasture, possibly semi-improved.
Euro Protected Species: Bats – Lesser horseshoe maternity roost nearby, various other species may
be present. Potential impacts from loss of tree/ building roosts, loss of foraging habitat and lighting.
Mitigation/ compensation needed. Dormouse – assume present if hedges on site. (Impacts from
loss of trees/ scrub/ hedges, cats and lighting. Mitigation/ compensation needed.) Other protected
species: Cirl Bunting; cirl breeding territory adjacent, survey required, proportional contribution
required if present.
Flood Risk, Water Quality and Drainage
Flood Zone 1, no surface water risk, not within a CDA and not within 2052 tidal extent.
Heritage and Archaeology
DCC archaeology
Within buffer of Grade I or II* Listed Building (Church of St Peter). No Listed Buildings or Scheduled
Monuments within or adjacent to site. Within 235m of Shaldon Conservation Area.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements required.
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Shaldon Primary school has capacity for the equivalent of 470 dwellings. No capacity at Teignmouth
secondary school. The school has limited capacity to expand on its existing site.
Landscape
Site lies adjacent to the existing village envelope but is elevated and steeply sloping.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural grade 3 land and no known contamination issues.
Waste
No waste management constraints.
Other
Existing access off Picket Head Hill and track through site. Adjacent to site Land to South of Torquay
Road.
Climate Change Impacts
The site lies within walking distance of the centre of the village, which has a good range of day-today services and facilities. In addition, there is public transport access to the wider range of services
and facilities within Teignmouth Town centre and the town's railway station. The village lacks
dedicated cycle routes, but overall, the site could be developed in a way that promoted sustainable
travel. The presence of the AQMA at Bittern Park Road, Teignmouth is noted, however subject to
cycle link improvements, the majority of journeys from the site could be made by sustainable travel
modes. The development of the site could have minimal negative impacts on climate change, subject
to the provision of additional pedestrian and cycle links.
Site Potential
RED
The site was previously assessed as red, due to the highway concerns about poor access lanes.
Following further discussions with the Highway Authority, this objection has been confirmed, unless
development is accessed off a private drive, but serious concerns about the general local road
network remain.
Due to the combination of ecology and landscape constraints, along with significant highways
constraints, the site is assessed as red.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber, subject to highways.
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Part of land lying south of Torquay Road, Shaldon
Site Overview
Site Reference Number: 7e135ke/wf135oz and CFS-R-10
Site Name: Part of land lying south of Torquay Road, Shaldon
Site Description: Site lies on the south east edge of the village. Field is bordered by residential
development to north, east and south east and by Pickethead Hill to south. Land rises up from north
east to south west with mature trees along southern boundary.
Total Size (ha): 0.77
Gross Size (ha): 0.6
Minimum/medium/maximum yield: 12/15/18 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within South Hams SAC Landscape Connectivity Area, the Dawlish Warren SAC & Exe
Estuary SPA Recreation Buffers and also Cirl Bunting 2km consultation zone. No issues that would
rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Previously discounted as entire site slopes more than 1:6, but the site meets the Small Sites HELAA
Methodology (slope flexibility) and proceeds to Stage B assessment.
Suitability Assessment Stage B
Access
The site would be accessed off a narrow road, and despite lying close to the A379, the lane is subject
to a sharp 90 degree bend, which restricts any visibility for traffic in either direction. Third party land
would be required to widen the road. Overriding highway objection to any scale of development,
unless created off a private drive, but concerns about the general local road network remain. DCC
Highways considers the local road network to be poor (narrow widths of roads do not allow traffic to
pass each other, on street parking creates problems when vehicles meet each other, and this is
exacerbated by the poor horizontal and vertical alignments of the lane - ie steep and bendy) and
does not offer opportunities for walking and cycling. Therefore, DCC has raised serious concerns
about all possible development sites in Shaldon and objects to any development.
Air Quality
Not within AQMA.
Ecology
European sites: South Hams SAC: LCZ Exe Estuary SPA and Dawlish Warren SAC: within 10km Zone:
Hab Regs contribution will be needed if site is developed to residential use.
Priority Habitats: species-rich hedges. Other Habitats/ Features: grassland, possibly semi-improved;
mature trees, building – poss bat roost/ nesting birds.
Euro Protected Species: Bats – Lesser horseshoe maternity roost nearby, various other species may
be present. Potential impacts from loss of tree/ building roosts, loss of foraging habitat and lighting.
Mitigation/ compensation needed. Dormouse – assume present in hedges. Impacts from loss of
trees/ scrub/ hedges, cats and lighting. Mitigation/ compensation needed.
Other protected species: Cirl Bunting; cirl breeding territory nearby, survey required, proportional
contribution required if present.
Flood Risk, Water Quality and Drainage
Flood Zone1, no surface water run-off issues and not within CDA or 2052 tidal extent.
Heritage and Archaeology
No known archaeology constraints.
Within buffer of Grade I or II* Listed Building (Church of St Peter). No Listed Buildings or Scheduled
Monuments within or adjacent to site. Approx 180,m from the Conservation Area.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
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Highway improvements required.
Shaldon Primary school has capacity for the equivalent of 470 dwellings. No capacity at Teignmouth
secondary school. The school has limited capacity to expand on its existing site.
Landscape
Site lies adjacent to the existing village envelope but is elevated and steeply sloping.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural grade 3 land and no known contamination issues.
Waste
No waste management constraints.
Other
Adjacent to site Land to east of Highfield ba13bl8.
Climate Change Impacts
The site lies within walking distance of the centre of the village, which has a good range of day-today services and facilities. In addition, there is public transport access to the wider range of services
and facilities within Teignmouth Town centre and the town's railway station. The village lacks
dedicated cycle routes, but overall, the site could be developed in a way that promoted sustainable
travel. The presence of the AQMA at Bittern Park Road, Teignmouth is noted, however subject to
cycle link improvements, the majority of journeys from the site could be made by sustainable travel
modes. The development of the site could have minimal negative impacts on climate change, subject
to the provision of additional pedestrian and cycle links.
Site Potential
RED
The site was previously assessed as red, due to the highway concerns about poor access lanes.
Following further discussions with the Highway Authority, this objection has been confirmed, unless
development is accessed off a private drive, but serious concerns about the general local road
network remain.
Due to the combination of ecology and landscape constraints, along with significant highways
constraints, , the site is assessed as red.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber, subject to highways.
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Rear Garden at Prospect Place, Platway Lane, Shaldon
Site Overview
Site Reference Number: vk16yaz
Site Name: Rear Garden at Prospect Place, Platway Lane, Shaldon
Site Description: Site lies on the southern edge of the village. Field with mature trees in boundaries
to north, east and south. Bordered by fields but close to edge of village. Elevated land and entire
site slopes more than 1:6. Site is adjacent to Land at Platway Lane 8f13b1j.
Total Size (ha): 0.55
Gross Size (ha): 0.55
Minimum/medium/maximum yield: 9/11/13
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within South Hams SAC Landscape Connectivity Area , the Dawlish Warren SAC & Exe
Estuary SPA Recreation Buffers and also Cirl Bunting 2km consultation zone. No issues that would
rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Previously discounted as entire site slopes more than 1:6, but the site meets the Small Sites HELAA
Methodology (slope flexibility) and proceeds to Stage B assessment.
Suitability Assessment Stage B
Access
Poor access and very narrow roads to access this site. Overriding highway objection to any scale of
development, unless created off a private drive, but concerns about the general local road network
remain. DCC Highways considers the local road network to be poor (narrow widths of roads do not
allow traffic to pass each other, on street parking creates problems when vehicles meet each other,
and this is exacerbated by the poor horizontal and vertical alignments of the lane - ie steep and
bendy) and does not offer opportunities for walking and cycling. Therefore, DCC has raised serious
concerns about all possible development sites in Shaldon and objects to any development. and
would only be suitable for small development which would include highway improvement.
Site appears to be accessed via farm track from Commons Lane. This is one of the most remote of
the re-assessed Shaldon sites and would involve longer distance via lanes than some other sites.
Air Quality
Not within an AQMA.
Ecology
European sites: South Hams SAC: LCZ Exe Estuary SPA and Dawlish Warren SAC: within 10km Zone:
Hab Regs contribution will be needed if site is developed to residential use.
Priority Habitats: species-rich hedges. Other Habitats/Features: grassland, possibly semi-improved,
mature trees.
Euro Protected Species: Bats – Various species likely to be present. Potential impacts from loss of
tree roosts, loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse –
assume present. Impacts from loss of trees/ scrub/ hedges, cats and lighting. Mitigation/
compensation needed.
Other protected species: Cirl Bunting; near to several cirl breeding territories, survey required,
proportional contribution required if present.
Flood Risk, Water Quality and Drainage
Flood Zone1, no surface water run-off issues and not within CDA or 2052 tidal extent.
Heritage and Archaeology
Within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
Infrastructure
The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
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Highway improvements required.
Shaldon Primary school has capacity for the equivalent of 470 dwellings. No capacity at Teignmouth
secondary school. The school has limited capacity to expand on its existing site.
Landscape
Slightly detached from village envelope and on higher land than adjacent site Land at Platway Lane.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural grade 3 land and no known contamination issues.
Waste
No waste management constraints.
Other
Lies adjacent to site Land at Platway Lane.
Climate Change Impacts
The site lies within walking distance of the centre of the village, which has a good range of day-today services and facilities. In addition, there is public transport access to the wider range of services
and facilities within Teignmouth Town centre and the town's railway station. The village lacks
dedicated cycle routes, but overall, the site could be developed in a way that promoted sustainable
travel. The presence of the AQMA at Bittern Park Road, Teignmouth is noted, however subject to
cycle link improvements, the majority of journeys from the site could be made by sustainable travel
modes. The development of the site could have minimal negative impacts on climate change, subject
to the provision of additional pedestrian and cycle links.
Site Potential
RED
The site was previously assessed as red, due to the highway concerns about poor access lanes, being
remote from the village, its more elevated position and landscape harm, and ecology constraints.
Following further discussions with the Highway Authority, this objection has been confirmed, unless
development is accessed off a private drive, but serious concerns about the general local road
network remain.
Due to the combination of ecology and landscape constraints, along with significant highways
constraints,, the site is assessed as red.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as red.
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Seymour Lodge, Larks Close, Shaldon
Site Overview
Site Reference Number: Ug13baj and CFS-R-26
Site Name: Seymour Lodge, Larks Close, Shaldon
Site Description: Site lies on southern edge of village, bordered by residential development to the
west, north and east.
Total Size (ha): 0.6
Gross Size (ha): 0.48
Minimum/medium/maximum yield: 10/12/14
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within the Dawlish Warren SAC & Exe Estuary SPA Recreation Buffers and also Cirl Bunting
2km consultation zone. No issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
Re-assessed as site meets Small Sites HELAA Methodology (flexibility on topography).
Suitability Assessment Stage B
Access
Poor access and very narrow roads to access this site. Overriding highway objection to any scale of
development, unless created off a private drive, but concerns about the general local road network
remain. DCC Highways considers the local road network to be poor (narrow widths of roads do not
allow traffic to pass each other, on street parking creates problems when vehicles meet each other,
and this is exacerbated by the poor horizontal and vertical alignments of the lane - ie steep and
bendy) and does not offer opportunities for walking and cycling. Therefore, DCC has raised serious
concerns about all possible development sites in Shaldon and objects to any development.
Air Quality
Not within an AQMA.
Ecology
European sites: South Hams SAC: LCZ Exe Estuary SPA and Dawlish Warren SAC: within 10km Zone:
Hab Regs contribution will be needed if site is developed to residential use.
Priority Habitats: species-rich hedges.
Other Habitats/Features: grassland, possibly semi-improved, mature trees.
Euro Protected Species: Bats – Various species likely to be present. Potential impacts from loss of
tree roosts, loss of foraging habitat and lighting. Mitigation/ compensation needed. Dormouse –
assume present. Impacts from loss of trees/ scrub/ hedges, cats and lighting. Mitigation/
compensation needed.
Other protected species: Cirl Bunting; near to several cirl breeding territories, survey required,
proportional contribution required if present.
Flood Risk, Water Quality and Drainage
Flood Zone1, no surface water run-off issues and not within CDA or 2052 tidal extent.
Heritage and Archaeology
The proposed development site contains a cropmark that may be indicative of early settlement here.
Any proposals for development here should be supported by the results of a programme of
archaeological investigation, consisting of geophysical survey and field evaluation to understand the
significance of any heritage assets here. Based on the results of this work further mitigation will take
the form of preservation in situ and/or archaeological investigation and recording of any heritage
assets affected by development here.
Within buffer of Grade I or II* Listed Building (Church of St Peter). No Listed Buildings or Scheduled
Monuments within or adjacent to site. Conservation approx 90m to the west.
Infrastructure

186

The impact of the proposed level of development on local infrastructure such as GP surgeries will
require assessment with regards to existing capacity.
Highway improvements required.
Shaldon Primary school has capacity for the equivalent of 470 dwellings. No capacity at Teignmouth
secondary school. The school has limited capacity to expand on its existing site.
Landscape
Set adjacent to existing development to north, west and east. Not overly prominent in landscape.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Classed as urban land with no known contamination issues.
Waste
No waste management constraints.
Other
n/a
Climate Change Impacts
The site lies within walking distance of the centre of the village, which has a good range of day-today services and facilities. In addition, there is public transport access to the wider range of services
and facilities within Teignmouth Town centre and the town's railway station. The village lacks
dedicated cycle routes, but overall, the site could be developed in a way that promoted sustainable
travel. The presence of the AQMA at Bittern Park Road, Teignmouth is noted, however subject to
cycle link improvements, the majority of journeys from the site could be made by sustainable travel
modes. The development of the site could have minimal negative impacts on climate change, subject
to the provision of additional pedestrian and cycle links.
Site Potential
RED
The site was previously assessed as red, due to the highway concerns about poor access lanes.
Following further discussions with the Highway Authority, this objection has been confirmed, unless
development is accessed off a private drive, but serious concerns about the general local road
network remain.
Due to the combination of ecology and landscape constraints, along with significant highways
constraints, the site is assessed as red.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as amber.

187

Field South of Shillingford Road, Shillingford Abbot
Site Overview
Site Reference Number: CFS-R-32 (previously assessed as dw15yzh)
Site Name: Field at Shillingford Road, Shillingford Abbot
Site Description: Agricultural land located outside Shillingford Abbot and separated from the eastern
side of the built form of the settlement by open fields. East side of the site runs along a boundary
with the A30 road corridor.
Total Size (ha): 4.84ha
Gross Size (ha): 2.90ha
Minimum/medium/maximum yield: 58 / 72 / 87 (suburban/rural)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within Exe Estuary SPA Recreation Buffers and partially within a Cirl Bunting consultation
zone (2 km) on southeast corner. No issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
The site does not lie adjacent or close to a settlement with a defined settlement limit and, for this
reason, falls outside the Small Sites HELAA Methodology. As such, the site does not proceed to
Stage B Assessment.
.
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Land on the South side of Manstree Road, Shillingford St. George
Site Overview
Site Reference Number: CFS-R-12
Site Name: Land on the South side of Manstree Road, Shillingford St. George, Exeter EX2 9UP
Site Description
This sloping site is located on the western side of Shillingford St George, between Manstree Road
and St Georges Terrace. Residential properties lie along the eastern edge with agricultural land
surrounding the remainder of the site.
Total Size (ha): 1.8ha
Gross Size (ha): 1.44ha
Minimum/medium/maximum yield: 29 / 36 / 43 - suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site is within Exe Estuary SPA Recreation Buffers. No issues that would rule out site at Stage A.
Flood Zone 3b
No part of the site is within functional floodplain.
Conclusion
The site does not lie adjacent or close to a settlement with a defined settlement limit and, for this
reason, falls outside the Small Sites HELAA Methodology. As such, the site does not proceed to
Stage B Assessment.
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Land Opposite Glen Cottage, Tedburn St Mary
This site, referenced CFS-R-19, was previously submitted and assessed under HELAA reference
0b14ynh and was included as a potential development site in the Draft Local Plan 2020-2040 (Part 2)
Site Options. It has, therefore, not been re-assessed.
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Land to north of Higher Woodway Road, Teignmouth
Site Overview
Site Reference Number: CFS-R-17
Site Name: Land North of Higher Woodway Road, Opposite Songlines, Teignmouth, TQ14 9NR
Site Description: Sloped grassed field on the north eastern edge of Teignmouth. The land is
accessed via Higher Woodway Road to the south of the site, with agricultural land to the north. The
site slopes toward the existing housing on Higher Woodway Road.
Total Size (ha): 0.9ha
Gross Size (ha): Approx. 0.72ha
Minimum/medium/maximum yield: 14 / 18 / 22 suburban/rural
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Cirl Bunting consultation zone, the South Hams SAC Landscape Connectivity
Zone, and Dawlish Warren SAC/Exe Estuary SPA Recreation Buffers. No issues to rule out site at this
stage.
Flood Zone 3b
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Conclusion
Although this site would have been previously discounted due to the steepness of topography, the
Small Sites HELAA Methodology takes account of the presence of residential development on land
of similar topography in the immediate area. Therefore, taking account of existing development on
similarly sloping land, the site is considered suitable to proceed to stage B assessment.
Suitability Assessment Stage B
Access
Access to land from Higher Woodway Road, although the road narrows to single lane at the edge of
the site. Localised road widening required to achieve access into site, which could also serve as
access to land to the east at Higher Holcombe Farm. Applicants would need to demonstrate why
lack of footway would be safe (depends on level of traffic using the lane).
Air Quality
The site is close to, but not within an AQMA. Any development would require connection with
sustainable travel links, including pedestrian and cycle paths, and bus services, to limit any increase
in vehicular journeys that could potentially impact on the Bitton Park Road AQMA.
Ecology
European Sites: South Hams SAC Landscape Connectivity Zone. Exe Estuary SPA/Dawlish Warren
SAC: within 10km Zone. Hab Regs contribution will be needed.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: None within or adjacent to the site.
Priority Habitats: Priority Habitats: species-rich hedges.
Other Habitats/Features: Agriculturally-improved pasture, possible semi-improved pasture; trees.
European Protected Species: Bats - probably present. Potential impacts from loss of tree roosts, loss
of foraging habitat and lighting. Dormouse – possibly present. Impacts from loss of trees/ scrub/
hedges, cats and lighting. Mitigation/ compensation may be needed.
Other Protected Species: Other protected species: Cirl Bunting; wintering zone.
Flood Risk, Water Quality and Drainage
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
The proposed development lies in an area of archaeological potential with regard to known
prehistoric and Romano-British activity in the wider landscape. Any impact upon below ground
archaeological deposits may be mitigated by an appropriate programme of archaeological
investigation and recording implemented through an appropriately worded condition on any
consent that maybe granted.

194

Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements required.
The proposed level of development would be able to be accommodated within the existing primary
schools and secondary school at Teignmouth.
Landscape
The site lies in an area designated as Undeveloped Coast on the upper slope of a west facing spur.
However the slope faces towards the town and, so as long as development avoids the skyline, some
development could be accommodated. The development would form the settlement edge of
Teignmouth and would need to be fragmented and irregular in form.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Grade 3 agricultural land.
Waste
No waste management constraints.
Other
none
Climate Change Impacts
Teignmouth is one of the largest towns in the district with an excellent range of services and
facilities. It has railway connections to Exeter, Newton Abbot, Dawlish and onwards, as well as
regular bus services to key destinations. The site lies on the edge of the town, adjacent to existing
residential development. Providing that additional pedestrian and cycle links were put in place,
development would be close to an existing bus stop (Higher Woodway Road) and the site could be
developed in a way that had minor negative impacts on climate change.
Site Potential
AMBER
This site on the north eastern edge of the town is sloping and is adjacent to existing residential
development. Whilst it has some minor constraints relating to landscape, ecology and heritage that
could be overcome, highway improvements will be required to achieve access to the site.
Availability Assessment
The site promoter has confirmed that the site will be available within tbc.
Achievability Assessment
The HELAA Panel agree assessment as amber subject to highways.
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Higher Holcombe Farm, Higher Holcombe Road, Teignmouth
Site Overview
Site Reference Number: nw13baw
Site Name: Higher Holcombe Farm, Higher Holcombe Road
Site Description: Grassed fields likely to be in agricultural use on the north eastern edge of
Teignmouth. The land comprises sections of 3 fields accessed via a private drive from Higher
Holcombe Road. The site slopes gently toward the existing housing on the outer edge of
Teignmouth. Steep slope covering 0.04ha at north west corner of the site.
Total Size (ha): 1.5ha
Gross Size (ha): 1.46ha (omitting steep area)
Minimum/medium/maximum yield: 36 / 41 / 47 (urban extension)
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Cirl Bunting consultation zone, the South Hams SAC Landscape Connectivity
Zone, and Dawlish Warren SAC/Exe Estuary SPA Recreation Buffers. No issues to rule out site at this
stage.
Flood Zone 3b
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Conclusion
Progress to Stage B
Suitability Assessment Stage B
Access
Not sure where the access will be to this land. Adequate parking would be required for any
development and footway and cycleway links to the town centre.
Air Quality
The site is close to, but not within an AQMA. Any development would require connection with
sustainable travel links, including pedestrian and cycle paths, and bus services, to limit any increase
in vehicular journeys that could potentially impact on the Bitton Park Road AQMA.
Ecology
European Sites: South Hams SAC Landscape Connectivity Zone. Exe Estuary SPA/Dawlish Warren
SAC: within 10km Zone. Hab Regs contribution will be needed.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: None within or adjacent to the site.
Priority Habitats: Priority Habitats: species-rich hedges.
Other Habitats/Features: Agriculturally-improved pasture, possible semi-improved pasture; trees.
European Protected Species: Bats - probably present. Potential impacts from loss of tree roosts, loss
of foraging habitat and lighting. Dormouse – possibly present. Impacts from loss of trees/ scrub/
hedges, cats and lighting. Mitigation/ compensation may be needed.
Other Protected Species: Other protected species: Cirl Bunting; wintering zone.
Flood Risk, Water Quality and Drainage
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
The proposed development lies in an area of archaeological potential with regard to known
prehistoric and Romano-British activity in the wider landscape. Any impact upon below ground
archaeological deposits may be mitigated by an appropriate programme of archaeological
investigation and recording implemented through an appropriately worded condition on any
consent that maybe granted.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Access through adjacent land required.
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The proposed level of development would be able to be accommodated within the existing primary
schools and secondary school.
Landscape
The site lies in an area designated as Undeveloped Coast on the upper slope of a west facing spur.
However the slope faces towards the town and, so as long as development avoids the skyline, some
development could be accommodated. The development would form the settlement edge of
Teignmouth and would need to be fragmented and irregular in form.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural grade 3 land and.
Waste
No waste management constraints.
Other
none
Climate Change Impacts
Teignmouth is one of the largest towns in the district with an excellent range of services and
facilities. It has railway connections to Exeter, Newton Abbot, Dawlish and onwards, as well as
regular bus services to key destinations. The site lies on the edge of the town, adjacent to existing
residential development. Providing that additional pedestrian and cycle links were put in place,
development would be close to an existing bus stop (Higher Woodway Road) and the site could be
developed in a way that had minor negative impacts on climate change.
Site Potential
AMBER
This site on the north eastern edge of the town is gently sloping and is adjacent to existing
residential development. Whilst it has some minor constraints relating to landscape, ecology and
heritage that are likely to be able to be overcome, it was previously assessed as red due to lack of
access. When considered in combination with land to the west, this overcomes the access
constraint and the site is assessed as AMBER.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agrees assessment of the site as red, in the absence of a suitable access.
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Field Opposite Long Park House Higher Exeter Road, Teignmouth
Site Overview
Site Reference Number: CFS-R-21
Site Name: Field Opposite Long Park House Higher Exeter Road, Teignmouth, TQ14 9PB
Site Description: Site lies on the northern edge of Teignmouth, adjacent to the B3192. Land drops
steeply (between 1:6 and 1:3) southwards from the road and is detached from the settlement.
Total Size (ha): 1.5ha
Gross Size (ha): Approx1.2ha
Minimum/medium/maximum yield: 24 / 30 / 36
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Cirl Bunting consultation zone, the South Hams SAC Landscape Connectivity Zone,
and Dawlish Warren SAC/Exe Estuary SPA Recreation Buffers. No issues to rule out site at this stage.
Flood Zone 3b
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Conclusion
Although the site was previously discounted due to the steepness of topography, the Small Sites
HELAA Methodology takes account of the presence of residential development on land of similar
topography in the immediate area. Therefore, taking account of existing development on similarly
sloping land, the site is considered suitable for reassessment and to proceed to stage B assessment.
Suitability Assessment Stage B
Access
Access to steep sloping land directly from Higher Exeter Road with NSL 60mph make access and
visibility challenging. Footway and cycleway links connecting to the town centre do not currently
exist and would be required.
Air Quality
The site is close to, but not within an AQMA. Any development would require connection with
sustainable travel links, including pedestrian and cycle paths, and bus services, to limit any increase
in vehicular journeys that could potentially impact on the Bitton Park Road AQMA.
Ecology
European Sites: South Hams SAC Landscape Connectivity Zone. Exe Estuary SPA/Dawlish Warren
SAC: within 10km Zone. Hab Regs contribution will be needed.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: None within or adjacent to the site.
Priority Habitats: Priority Habitats: species-rich hedges.
Other Habitats/Features: Agriculturally-improved pasture, possible semi-improved pasture; trees.
European Protected Species: Bats - probably present. Potential impacts from loss of tree roosts, loss
of foraging habitat and lighting. Dormouse – possibly present. Impacts from loss of trees/ scrub/
hedges, cats and lighting. Mitigation/ compensation may be needed.
Other Protected Species: Other protected species: Cirl Bunting; wintering zone.
Flood Risk, Water Quality and Drainage
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
The proposed development lies in an area of archaeological potential with regard to known
prehistoric and Romano-British activity in the wider landscape. Any impact upon below ground
archaeological deposits may be mitigated by an appropriate programme of archaeological
investigation and recording implemented through an appropriately worded condition on any
consent that maybe granted.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Visibility splays, footways and cycle links required.
The proposed level of development would be able to be accommodated within the existing primary
schools and secondary school.
Landscape
The site lies in an area designated as Undeveloped Coast towards the upper slope of a west facing
spur. However the slope faces towards the town and, so as long as development avoids the skyline,
some development could be accommodated. The development would form the settlement edge of
Teignmouth and would need to be fragmented and irregular in form.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Grade 3 agricultural land.
Waste
No waste management constraints.
Other
none
Climate Change Impacts
Teignmouth is one of the largest towns in the district with an excellent range of services and
facilities. It has railway connections to Exeter, Newton Abbot, Dawlish and onwards, as well as
regular bus services to key destinations. The site is remote from the edge of the town, and would
require new pedestrian and cycle links to be put in place. It also a considerable distance from the
nearest bus stop.
Site Potential
RED
This site is remote from the north eastern edge of the town and is steeply sloping. Whilst it has
some minor constraints relating to ecology and heritage that could be overcome, significant highway
improvements and connection / addition of new sustainable transport routes would be required to
achieve access to the site.
Availability Assessment
The site promoter has confirmed that the site will be available within tbc.
Achievability Assessment
The HELAA Panel agrees assessment of the site as red..
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Coombe Valley, Coombe Lane, Teignmouth
Site Overview
Site Reference Number: CFS-R-31 (Previously assessed as wm135ir)
Site Name: Coombe Valley, Coombe Lane, Teignmouth TQ14 9EZ (Previously assessed as Land at
Buddleford Farm, Teignmouth)
Site Description: Site lies to the north west of Teignmouth. Agricultural fields divided by hedgerows
with Bitton Brook running through the centre of the site. The land either side of the brook is within
Flood Zones 2 and 3. The site slopes steeply and the majority of land would not be developable.
This is with the exception of land at the north, which is the largest area of developable land within
the site and other small pockets of land.
Total Size (ha): 10.8
Gross Size (ha): 1.5 and additional pockets amounting to approx. 2.2 (omitting steep areas and Flood
Zone 3)
Minimum/medium/maximum yield: 37 max on southern part of site only.
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Cirl Bunting consultation zone, the South Hams SAC Landscape Connectivity
Zone, and Dawlish Warren SAC/Exe Estuary SPA Recreation Buffers. No issues to rule out site at
this stage.
Flood Zone 3b
Flood Zone 1, with the exception of land either side of Bitton Brook, which is in Flood Zones 2 and 3
(and the land area discounted). The site does not lie in a Critical Drainage Area (CDA).
Conclusion
Progress to Stage B.
Suitability Assessment Stage B
Access
Access may be possible via Moorview Drive - highway improvements including footway and
cycleway connections will be required.
Air Quality
Not within an AQMA, but there is an AQMA at Bitton Park Road.
Ecology
European Sites: South Hams Bat SAC Landscape Connectivity Zone. Exe Estuary SPA and Dawlish
Warren SAC: within 10km Zone: Hab Regs contribution will be needed if site is developed to
residential use.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: Part of the site is within Buddleford Farm OSWI, which is identified for semiimproved grassland and woodland. The woodland should be protected with buffer zones. Adjacent
to Bishopsteignton County Wildlife Site, identified for Cirl Bunting.
Priority Habitats: Species-rich hedges; broadleaved woodland and streams which should be
protected with buffer zones.
Other Habitats/Features: Semi- and possibly unimproved pasture; trees. Loss of this intimate
landscape of wildlife habitats would be very regrettable.
European Protected Species: Bats: Several species including horseshoe bats recorded nearby.
Potential impacts from loss of tree roosts, loss of foraging habitat and from additional lighting.
Dormouse – assume present, as recorded close by. Impacts from loss of trees/ scrub/ hedges and
from lighting. Mitigation/ compensation needed.
Other Protected Species: Cirl bunting surveys needed and mitigation/compensation if present.
Flood Risk, Water Quality and Drainage
Flood Zone 1, with the exception of land either side of Bitton Brook, which is in Flood Zones 2 and 3
(and the land area discounted). The site does not lies in a Critical Drainage Area (CDA).
The site suffers from very wet ground conditions as there are a number of small watercourses within
it. These will need to be controlled through appropriate surface water drainage attenuation to
protect the surface water dam managed by TDC that protects Bitton Brook. This is in addition to the
large watercourse of Bitton Brook itself.
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
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The proposed development site lies in an area of archaeological potential with regard to known
prehistoric and Romano-British activity in the immediate vicinity of the site. Any proposals for
development here should be supported by the results of a programme of archaeological
investigation, consisting of geophysical survey and field evaluation to understand the significance of
any heritage assets here.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements and footway links.
The proposed level of development would be able to be accommodated within the existing primary
schools and secondary school.
Landscape
Abuts the existing settlement edge and green infrastructure. Steeply sloping land within the
Undeveloped Coast, although the land parcel lies enfolded by landform at the head of the valley and
development will appear somewhat contained. Having said that, the site will be visible from the
Shaldon side of the estuary, Shepherds Lane and the residential areas in the close vicinity of the site.
Regard would need to be given to ensuring the development is well screened and assimilated in to
the context.
The site lies in an elevated position and development would be highly conspicuous within the
landscape. The fact that the developable areas of land lie at the northern end of the site and would
have little visual relationship with the development at the edge of the town would make this impact
worse.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural grades 2 and 3 land.
Waste
No waste management constraints.
Other
None.
Climate Change Impacts
Although the site lies adjacent to the settlement boundary of Teignmouth, the developable areas of
land lie further away and would require new pedestrian and cycle links in order to offer sustainable
travel options. Bus service is available, with closest bus stop at Keats Close, to the south of the site.
However, due to topography, it is unlikely that many people would walk or cycle to the services and
facilities of the town centre approx 2.5km away, unless a closer bus stop was provided it is unlikely
that people would use public transport. Therefore development of the site would have a moderate
negative impact on climate change from the reliance on the private car.
Site Potential
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AMBER
This site on the northern edge of Teignmouth lies in an area of high landscape sensitivity, The
majority of the site is steeply sloping, restricting the area of the site suitable for development.
However, due to sufficiently high property prices in this area of Teignmouth, which is more elevated
and benefits from views, it would be viable to consider a split level form of residential development
on the southern part of the site, (to south west of Bitton Brook), subject to mitigating constraints of
flood risk, ecology, archaeology and landscape. As such, the site is assessed as amber.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel previously assessed the southern part of the site only as amber.
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Land adj Buddleford House, Teignmouth
Site Overview
Site Reference Number: ea13be0 (aka fw13b79)
Site Name: Land adjacent to Buddleford House, Teignmouth
Site Description: Site lies on the northern edge of Teignmouth, adjacent to the B3192. Land rises
steeply (between 1:6 and 1:3) from road towards the north.
Total Size (ha): 0.4 ha
Gross Size (ha): 0.4 ha
Minimum/medium/maximum yield: 8/10/12
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Cirl Bunting consultation zone, the South Hams SAC Landscape Connectivity
Zone, and Dawlish Warren SAC/Exe Estuary SPA Recreation Buffers. No issues to rule out site at
this stage.
Flood Zone 3b
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Conclusion
Although the site was previously discounted due to the steepness of topography, the Small Sites
HELAA Methodology takes account of the presence of residential development on land of similar
topography in the immediate area. Therefore, taking account of existing development on similarly
sloping land, the site is considered suitable for reassessment and to proceed to stage B assessment.
Suitability Assessment Stage B
Access
Highway improvements including footway and cycleway connections will be required.
Air Quality
Not within an AQMA, but there is an AQMA at Bitton Park Road.
Ecology
European Sites: South Hams Bat SAC Landscape Connectivity Zone. Exe Estuary SPA and Dawlish
Warren SAC: within 10km Zone: Hab Regs contribution will be needed if site is developed to
residential use.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: Holcombe Down Field UWS lies approx. 120m to the north of the site.
Priority Habitats: Species-rich hedges which should be protected with buffer zones.
Other Habitats/Features:unknown.
European Protected Species: Bats: Several species including horseshoe bats recorded nearby.
Potential impacts from loss of tree roosts, loss of foraging habitat and from additional lighting.
Dormouse – assume present, as recorded close by. Impacts from loss of trees/ scrub/ hedges and
from lighting. Mitigation/ compensation needed.
Other Protected Species: Cirl bunting wintering zone - surveys needed and mitigation/compensation
if present.
Flood Risk, Water Quality and Drainage
The site lies wholly within Flood Zone 1 and is not within a CDA.
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
The proposed development site lies in an area of archaeological potential with regard to known
prehistoric and Romano-British activity in the immediate vicinity of the site. Any proposals for
development here should be supported by the results of a programme of archaeological
investigation, consisting of geophysical survey and field evaluation to understand the significance of
any heritage assets here.
Infrastructure
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The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements and footway links required.
The proposed level of development would be able to be accommodated within the existing primary
schools and secondary school.
Landscape
Abuts the existing settlement edge. Steeply sloping land within the Undeveloped Coast.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes.
Soils and Contamination
Agricultural grade 3 land.
Waste
No waste management constraints.
Other
None.
Climate Change Impacts
Although the site lies adjacent to the settlement boundary of Teignmouth, the development would
require new pedestrian and cycle links in order to offer sustainable travel options. However, due to
topography, it is unlikely that many people would walk or cycle to the services and facilities of the
town centre approx 2.5km away, unless a closer bus stop was provided it is unlikely that people
would use public transport. Therefore development of the site would have a moderate negative
impact on climate change from the reliance on the private car.
Site Potential
RED
This site on the northern edge of Teignmouth lies in an area of high landscape sensitivity. The whole
of the site is steeply sloping, however, due to sufficiently high property prices in this area of
Teignmouth, which is more elevated and benefits from views, it would be viable to consider a split
level form of residential development. However, due to the lack of sustainable travel links and
especially the lack of a footway along the busy B Class road, the development of the site would not
be viable, as third party land would be required to create a footway.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel agreed assessment of the site as red.
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Manor Farm, Teignmouth
Site Overview
Site Reference Number: n014xoy
Site Name: Manor Farm, Teignmouth
Site Description: Rectangular parcel of land west of Oak Hill Cross Road which forms part of existing
Local Plan allocation TE3A. Part agricultural field parcel on the north northern edge of Teignmouth.
Total Size (ha): 1.09 (0.3 outside TE3A allocation)
Gross Size (ha): 0.3 outside TE3Ahousing allocation
Minimum/medium/maximum yield: 9 / 10 / 12 urban extension
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Suitability Assessment Stage A
Strategic Policy
Spatial Strategy not yet agreed, therefore no sites are discounted on this basis.
Biodiversity
The site lies within Cirl Bunting consultation zone; the South Hams SAC Landscape Connectivity Zone;
and the Dawlish Warren SAC and Exe Estuary SPA Recreation Buffers. No issues to rule out site at
this stage.
Flood Zone 3b
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Conclusion
Progress to Stage B.
Suitability Assessment Stage B
Access
No footways in the area and road narrow with no passing places. Access looks incredibly difficult to
achieve, with only a single carriageway width entrance between adjoining properties. Site is elevated
above the level of the lane.
Air Quality
The site is close to, but not within an AQMA. Any development would require connection with
sustainable travel links, including pedestrian and cycle paths, and bus services, to limit any increase
in vehicular journeys that could potentially impact on the Bitton Park Road AQMA.
Ecology
European Sites: South Hams SAC Landscape Connectivity Zone. Exe Estuary SPA/Dawlish Warren
SAC: within 10km Zone. Hab Regs contribution will be needed.
SSSI: None within or adjacent to the site.
Ancient Woodland: None within or adjacent to the site.
Non Statutory Sites: None within or adjacent to the site.
Priority Habitats: Species-rich hedges.
Other Habitats/Features: Arable; hedges / treelines; rough grass/tall herb.
European Protected Species: Bats - Various species probably present. Potential impacts from loss of
tree roosts, loss of foraging habitat and lighting. Dormouse – possibly present. Impacts from loss of
trees/ scrub/ hedges, cats and lighting. Mitigation/ compensation needed.
Other Protected Species: Cirl Bunting - within Cirl wintering zone. Barn Owl - within barn owl square.
Reptiles – probable.
Flood Risk, Water Quality and Drainage
Flood Zone 1. The site does not lies in a Critical Drainage Area (CDA).
Heritage and Archaeology
Not within buffer of Grade I or II* Listed Building. No Listed Buildings within or adjacent to site.
No anticipated impact upon any archaeological assets.
Infrastructure
The impact of the proposed level of development on local infrastructure such as the GP surgery will
require assessment with regards to existing capacity.
Highway improvements required.
The proposed level of development would be able to be accommodated within the existing primary
schools and secondary school.
Landscape
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Within the context of the existing settlement. Steeply sloping. Outside Undeveloped Coast
designation.
Minerals
No minerals constraints.
Safety
No overhead electricity lines or gas pipes
Soils and Contamination
Agricultural grade of land and any contamination issues
Waste
No waste management constraints.
Other
North, east and west boundaries are within Area TPO.
Climate Change Impacts
Teignmouth is one of the largest towns in the district with an excellent range of services and
facilities. It has railway connections to Exeter, Newton Abbot, Dawlish and onwards, as well as
regular bus services to key destinations. The site lies on the edge of Teignmouth, approximately
1.5km away from the town centre and key services. However it is within walking distance from the
A379 where public transport is available. Development of the site is considered to have minor
negative impacts on climate change.
Site Potential
RED
The site is allocated in the Teignbridge Local Plan 2014 as TE3. The upper part of the site is
restricted to GI. Therefore the site is not suitable for development.
Availability Assessment
The site promoter has confirmed that the site will be available within the next 5 years.
Achievability Assessment
The HELAA Panel assessed the site as RED.
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