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Appendix 1 Schedule 3a: Summary of the representations, number made, and changes made between Regulation 18 and Regulation 19 Proposed Submission 

Version 

Chapter 3: Urban Renewal 

Brunel Industrial Estate 
Summary of comment  Council Response  Respondents’ unique 

ID 

Must not impact negatively on habitats and connectivity features. Site is a GHB pinch-point – need 
to ensure substantial GHB connectivity.  

This has been considered and the plan has been amended to reflect this issue. See policy GC11 
Forde Close Opportunity Area. 

12877720432  
12877658656  
12877552206  
12877542128  
12877476781  
12876893763  
12876558415  
12875620551  
12875616398  
12875613299  
12875610657  
12875606178  
 
The comments 
include 12, submitted 
by email, in post, or 
in person. 

Greening industrial estates – need to ensure wildlife-rich network of green spaces to create high 
quality places for work.  

This has been considered but the plan has not been amended because there is insufficient site 
capacity to accommodate significant areas of green infrastructure.  However street trees are 
supported. See policy GC11 Forde Close Opportunity Area. 

Making space for water – Teign, Aller Brook and Lemon bound this site and make this an important 
area for natural processes at river confluences. Step back development far enough from water to 
enable wildlife corridor and natural processes.  

This has been considered and the plan has been amended to reflect this issue by removing areas 
close to the water corridors. See policy GC11 Forde Close Opportunity Area.  

The majority of the site is within Flood Zone 3 (20ha out of 30ha).   This has been considered and the plan has been amended to reflect this issue by removing areas of 
the site at flood risk. See policy GC11 Forde Close Opportunity Area. 

EA - Sequential Test required.  It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met) and there are concerns related to SWW 
infrastructure.  A comprehensive strategy for the site incorporating improvements to the river 
corridor may result in benefits for flood risk, water quality and biodiversity.  Development may also 
be an opportunity to remediate any contamination found to be present within the site.   

Only a small part of the large site that was consulted on has been allocated for development.   
  
The part of the site that is allocated is not adjacent to the river corridors of either the River Teign or 
Aller Brook and therefore cannot provide improvements to the river corridors, however, it will be 
required to provide 10% biodiversity net gain under Policy EN10: Biodiversity and Geodiversity. It is 
also required to:  
“avoid areas falling within flood zones 2 and 3, which will be utilised for the purposes of flood gain, 
and a further 20m buffer will be applied to allow for potential future climate change impacts. 
Development will require flood risk mitigation and drainage solutions, informed by a flood risk 
assessment. Development will consider groundwater flood risk.  “  
  
All development pays financial contributions towards SWW infrastructure, and it is for SWW to then 
implement improvement works in accordance with their strategies.   
  
All sites within the Garden Community are also subject to Policy GC5: Flood Risk Management and 
Resilience, which seeks to manage the current and future levels of significant flood risk in the 
Garden Community area with the following projects will be pursued and funded by development 
and other sources where possible:    
A review of the strategic defence at Holbeam Dam and opportunities for improvements to maintain 
the standard of protection, provide climate resilience and opportunities to further reduce future 
flood risk in the town.    
Land along the River Lemon, River Teign and the Whitelake Channel, including near Wharf Road, 
Jetty Marsh and Brunel Industrial Estate will be safeguarded for future flood defence works.    
Any new development in the town centre will need consider current and future flood risk. 
Developments will be designed to be sited in areas of lowest flood risk where possible. Vulnerability 
of developments should be considered in the design and siting of the development. Design should 
be informed by the information within the Garden Communities SFRA Level 2 or most up to date 
study.    
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Summary of comment  Council Response  Respondents’ unique 
ID 

New developments should be Resilient, either through onsite mitigations, wider strategic 
interventions, development of community resilience and provision of safe access and egress.     
Opportunities to create water compatible parks, open spaces and restored River corridors 
particularly along the River Lemon, will be encouraged.     
The Council will work with the community and clubs that use the sports facilities and pitches at 
Cricketfield and Osbourne Street to identify long term plans in view of the increasing flood risk in 
those areas.      
Opportunities for Natural Flood Risk Management opportunities upstream of the Garden 
Community area to provide future climate resilience.    
  
Any contamination would be dealt with through Policy EN9: Contaminated Lane/Land Instability.  
  
All development will be subject to Policy EN6: Flood Risk and Water Quality, which sets out 
requirements for sequential and exception tests. 

Site has potential but heritage assets including Forde House, and those representing railway 
heritage - the Signal Buildings in Brunel Road, Teignbridge Propellers, potentially the Pottery 
buildings by the estuary, and in the vicinity is the Grade II listed Tuckers Maltings  

This has been considered and the plan has been amended to reflect this issue in the policy text. See 
policy GC11 Forde Close Opportunity Area. 

Site contains Forde House mansion with current and formerly more extensive grounds and gardens. 
Also, significant Brunel and post-Brunel industrial heritage. Also, town quay and palaeoenvironmental 
potential at river end of site. Requires assessment, including setting impacts, and evaluation to 
inform masterplan and mitigation.  

This has been considered and the plan has been amended to reflect this issue in the policy text and 
by reducing the allocation area. See policy GC11 Forde Close Opportunity Area. 
 

Site more suited to industry and employment than residential.   This has been considered and the plan has been amended to reflect this issue by reducing the 
allocation area to the immediate area around the existing residential street.  

Support redevelopment of a brownfield site.   The support for this policy is acknowledged. 

Concern about loss of existing employment land and premises in a District which has a significant 
shortfall.  

This has been considered and the plan has been amended to reflect this issue by reducing the 
allocation area to the immediate area around the existing residential street.  It should also be noted 
that 7 new employment sites are allocated around the district within the proposed Local Plan.  

Waste Management should not be constrained by non-waste development in close proximity. 
Residential properties are likely to be impacted upon by the operations at the recycling centre and 
therefore a significant part of this site is not currently suitable for residential development. This 
position is supported by Policy W10: Protection of Waste Management Capacity, of the Devon Waste 
Plan.  

This has been considered and the plan has been amended to reflect this issue by altering the 
allocation area. See policy GC11 Forde Close Opportunity Area. 
 

Good access, close to supermarkets and station.  The support for this policy is acknowledged.  The revised allocation area has been focussed around 
the area with these attributes.  

Site has good potential for delivering affordable housing.   This has been considered and the plan includes affordable housing requirements including on this 
site.  

Opportunity to green the area.  This has been considered and the plan has taken this into consideration by including policy 
requirements to include some ‘greening’ elements.  However the site will not deliver significant 
green infrastructure as the focus is to deliver new homes.  The sites is close to good areas of 
existing public green space including the park at Old Forde House. 

A new footbridge crossing from Forde Road to Station Road would benefit cyclists as well as 
development, but question mixed use of site due to noise/pollution/vehicular movement from 
employment uses and lack of recreational facilities.   

This has been considered and the policy text has been amended to reflect this issue. See policy 
GC11 Forde Close Opportunity Area. 
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Summary of comment  Council Response  Respondents’ unique 
ID 

Existing routes in the Industrial Estate could be further improved to change the car dominance of the 
area. Forde Close quite narrow so access would be better off Brunel Road.  Newton Abbot Rail 
Station bridge here would be really important, enabling station access from the east. All of the 
Buckland and Milber LCWIP proposals would be relevant here, however, I would suggest the key 
severance is the rail tunnel at Quay Rd – Introduce shuttle signals at Quay Road underbridge allowing 
the reallocation  
Of one traffic lane to create protected cycle track & wider footway.  
Works to incorporate upgraded lighting and general environmental enhancements.  
A higher quality link through Sandringham Park is a priority too - Widen and upgrade approximately 
650m of existing path to create  
minimum 3m wide shared use path with lighting. Improve surfacing of existing path including narrow 
section between houses. Create new ramp to connect to existing path to Sandringham Road.  

This has been considered and the plan / policy text has been amended to reflect this issue. See 
policy GC11 Forde Close Opportunity Area. 

Need to take stock of need for employment units post pandemic/brexit, for example relocation of 
existing businesses. 

The Local Plan strategy seeks to maximise brownfield sites in town centres.  The Local Plan evidence 
base includes the Economic Development Needs Assessment. The plan seeks to balance these 
issues by allocating new employment sites and seeking redevelopment of brownfield sites in key 
locations.  

Negative impact on existing infrastructure and services.   This has been considered and the plan seeks to maximise active travel and secure appropriate 
contributions to infrastructure and services. 

In reality, the developable land is limited to the west side of Brunel Road for a distance of about 
150m from Aldi. The cost involved in relocating the existing businesses and redeveloping this land 
to produce new housing within a very mediocre environment is unlikely be viable. Good alternative 
sites for the displaced businesses are not yet available.  

This has been considered and the plan has been amended to reflect this issue. See policy GC11 
Forde Close Opportunity Area. A viability appraisal has been undertaken and the policy 
requirements reflect this evidence.  
 

Large parts of the Brunel Estate are reclaimed marshland with methane generating fill material and 
the site preparation and foundations are likely to be difficult and expensive.   

This has been considered and the plan has been amended to reflect this issue. The site has been 
reduced to exclude existing and former refuse tips and areas at risk of flooding.  

It could be that the predicted growth, may increase future demands at nearby railway stations 
which may, in turn, necessitate the need for enhancements to existing facilities such as waiting 
rooms, toilets and parking. Where there is an adverse impact on the operation of the railway, 
Network Rail will require appropriate mitigation measures to be delivered as part of the planning 
application process.  

This has been considered and the plan has been amended to recognise the potential for a 
development to help deliver improvements for people crossing and accessing the railway.  It is 
considered that the issue of increased demand can be dealt with at Development Management 
stage if it is proven to be a concern, (albeit that more customers should mean more revenue going 
into the railway).  

Given the presence of the grade I listed Forde House within the site and other heritage assets 
located nearby, Historic England considers that a heritage impact assessment (HIA) should be 
undertaken to understand the impacts of the proposed allocation on their significance and settings. 
Nearby heritage assets include grade II listed gate piers and gates associated with Forde House and 
the Newton Abbot Forde Park and Courtenay Park and Devon Square Conservation Areas.   
We query if the archaeological potential of this allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to inform the allocation and its policy or if it 
can be prepared at a later date to inform development proposals.   
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised.   
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.   
Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include the need to conserve and enhance the 
significance and settings of the grade I listed Forde House, other nearby listed buildings, and 
Newton Abbot Forde Park and Courtenay Park & Devon Square Conservation Areas. They should 

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 
following is the Council’s response:  
  
Policy GC11: Forde Close Opportunity Area of the Proposed Submission Local Plan includes a much 
smaller area of land than was included in the Brunel Road site published in the draft Local Plan. It 
responds to the comments made by Historic England and requires:  
  
A design and layout solution which has regard to the amenity of the existing residents of Forde 
Close and conserves or enhances the significance of the nearby Grade I Listed Old Forde House and 
its setting, as informed by a Heritage Impact Assessment; and  
A layout informed by details of archaeological investigation, evaluation and mitigation, which shall 
inform the layout of the site.  
  
This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 
impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 
would relate to any development affecting a heritage asset or its setting, including all allocated 
development sites.   
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Summary of comment  Council Response  Respondents’ unique 
ID 

also cover any requirements for archaeological assessment and evaluation, for townscape, local 
character and distinctiveness, as well as for any other design or other mitigation measures as 
maybe identified in the HIA. Reference to the adopted Newton Abbot Town Centre, Courtenay Park 
and Devon   

Comments on potential impacts on archaeological heritage assets were provided by Devon County 
Council Historic Environment Team at HELAA stage and when the draft sites were published. 

The site is adjacent to Aller Brook Local Nature Reserve. Southern part of the site is within the 1km 
Wolborough Fen SSSI IRZ.   

Policy GC11: Forde Road Opportunity Area comprises only a small part of the Brunel Road site that 
was within the draft Local Plan Part 2. It no longer lies adjacent to Aller Brook but remains to be 
within 1km of Wolborough Fen SSSI. This would be protected through Policy EN11: Important 
Habitats and Features.  Policy GC11 includes the following: 
Specific ecological mitigations informed by a site level HRA to protect the integrity of the South 
Hams SAC. 
 
In addition, all development is subject to the provisions of: 

• Policy EN10: Biodiversity and Geodiversity 

• Policy EN11: Important Habitats and Features 

• Policy EN12: Legally Protected and Priority Species 

• EN13: European Wildlife Sites 

• EN14: Exe Estuary and Dawlish Warren and 

• EN15: South Hams SAC 

Expand the excellent ‘Town Centre Masterplan Delivery Strategy’ to deliver more homes to avoid 
developing the countryside  

This objective is a key part of the Garden Communities section of the Local Plan. 

 

Cattlemarket 
Summary of comment  Council Response  Respondents’ unique 

ID 

 Lies within the South Hams SAC Landscape Connectivity Zone.  This has been considered and the plan has been amended to reflect this issue. See policy GC6: 
Cattlemarket.  

12877720432  
12877658656  
12877552206  
12877542128  
12877476781  
12876893763  
12876558415  
12875620551  
 
The comments include 
9, submitted by email, 
in post, or in person. 

Possible surface water flood risk (record from 2014) and partly within flood zones 2 and 3. 
Rainwater harvesting should be considered to deal with the surface water runoff from the new 
development.   
  
Teignbridge may want to encourage an open water feature here, possibly designed to replicate a 
leat and use granite either side to represent the Templer Way. Encourage green roofs and living 
walls.  

This has been considered and the plan has been amended to reflect this issue. See policy GC6: 
Cattlemarket. 
 

EA - Sequential Test required.  It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met) and there are concerns related to SWW 
infrastructure.  Contributions towards improving flood defence and sewage infrastructure may be 
required - viability may be a concern.  Development of the site offers little biodiversity benefit but 
may be an opportunity to remediate any contamination found to be present within the site.   

The size of the site has been reduced in relation to the larger site consulted on. The site allocation 
policy, Policy GC7, requires the following of development:  
It is informed by the SFRA Level 2 and a detailed site-specific flood risk assessment with appropriate 
mitigation where required, together with a sustainable drainage strategy. Development will be 
designed and sited according to vulnerability, current and future flood risks.  Less vulnerable and 
water compatible uses will be located to the south and more vulnerable uses will be located to the 
north adjacent Halcyon Road corresponding to future flood risk and safeguarding flood flow paths 
within the development;      
Opportunities to enhance the leat as an open water feature are taken, considering how this can 
secure public realm and wider benefits;   
  
All development pays financial contributions towards SWW infrastructure, and it is for SWW to 
then implement improvement works in accordance with their strategies.   
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Summary of comment  Council Response  Respondents’ unique 
ID 

  
All sites within the Garden Community are also subject to Policy GC5: Flood Risk Management and 
Resilience, which seeks to manage the current and future levels of significant flood risk in the 
Garden Community area – see Brunel Industrial Estate site.  
  
Development will be required to provide 10% biodiversity net gain under Policy EN10: Biodiversity 
and Geodiversity.  
  
Any contamination would be dealt with through Policy EN9: Contaminated Lane/Land Instability.  
  
All development will be subject to Policy EN6: Flood Risk and Water Quality, which sets out 
requirements for sequential and exception tests.  
 

Cattlemarket of historical and architectural interest and should be retained.  This has been considered and the plan has been amended to reflect this issue and ensure 
conservation and enhancement of nearby listed buildings. However, the majority of the 
Cattlemarket site will be redeveloped.  

Significant industrial archaeological potential relating to the medieval and later town.  Also, 
palaeoenvironmental and waterlogged archaeological potential. Requires assessment and 
evaluation to inform masterplan and mitigation.  

This has been considered and the plan has been amended to reflect this issue. See policy GC6: 
Cattlemarket. 
 

The Corn Exchange and those along Market Street should absolutely be retained and protected.   This has been considered and the plan has been amended to reflect this issue. See policy GC6: 
Cattlemarket. 

 Site is not brownfield as used by community who wish to retain market area  The site is previously developed land, which is commonly known as ‘brownfield’.   

The multi storey car park structure could be a site for homes, obviously no higher than the car 
park.  

This has been considered but the plan has not been amended because it is considered necessary to 
keep the multi-story car park for its existing use.  

Hard to envisage any appropriate housing in this location, given the historic buildings.   This has been considered and the plan has been amended to reflect this issue. See policy GC6: 
Cattlemarket. 

Support this town centre development site.   The support for this development allocation is acknowledged. 

Concern about proximity to bus station, the suitability of the bus station and the use as a 
thoroughfare by cyclists and pedestrians. 

This has been considered and the plan has been amended to reflect this issue. 

Although it is an eye-sore, does provide valuable car parking to serve the town centre. If the multi-
storey were to be removed for residential development the lost car parking would need to be 
replaced elsewhere to retain the health of town centre. 

This has been considered.  The Cattlemarket policy requires ground floor areas at greater flood risk 
to be used for less vulnerable uses, which could include car parking.    

Any new housing will increase strain on services E.g. hospitals, surgeries and schools This has been considered and the plan seeks to secure appropriate contributions to infrastructure 
and services. 

Given the proximity of several listed buildings to the site, Historic England considers that a heritage 
impact assessment (HIA) should be undertaken to understand the impacts of the proposed 
allocation on their significance and settings.   
We query if the archaeological potential of this allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to inform the allocation and its policy or if it 
can be prepared at a later date to inform development proposals.   
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised.   
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.   

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 
following is the Council’s response:  
  
Policy GC6: Cattlemarket of the Proposed Submission Local Plan includes a smaller area of land 
than was included in the site published in the draft Local Plan. It responds to the comments made 
by Historic England and requires the following:  
  
New buildings are designed to conserve or enhance the significance of heritage assets and their 
settings on Market Street, as informed by a Heritage Impact Assessment; and  
Layout is informed by details of archaeological investigation, evaluation and mitigation.  
  
This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 
impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 
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Summary of comment  Council Response  Respondents’ unique 
ID 

Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include the need to conserve and enhance the 
significance and settings of nearby listed buildings and any requirements for archaeological 
assessment and evaluation, for townscape, local character and distinctiveness, as well as for any 
design or other mitigation measures as may be identified in the HIA.   

would relate to any development affecting a heritage asset or its setting, including all allocated 
development sites.   
  
Comments on potential impacts on archaeological heritage assets were provided by Devon County 
Council Historic Environment Team at HELAA stage and when the draft sites were published. 

Lies within the South Hams SAC Landscape Connectivity Zone.   Policy GC6: Cattlemarket, includes the following criterion: 
Specific ecological mitigations are implemented as informed by a site level HRA to protect the 
integrity of the South Hams SAC. 
 
In addition, all development is subject to the provisions of: 

• Policy EN10: Biodiversity and Geodiversity 

• Policy EN11: Important Habitats and Features 

• Policy EN12: Legally Protected and Priority Species 

• EN13: European Wildlife Sites 

• EN14: Exe Estuary and Dawlish Warren and 

• EN15: South Hams SAC 

Newton Abbot sites largely all in flood risk. This has been considered in development of the Garden Communities policies, and informed by a 
Strategic Flood Rish Assessment.  Development on lower floors will need to be less vulnerable uses.  

 

Cricketfield Area 
Summary of comment  Council Response  Respondents’ unique 

ID 

Lies within the South Hams SAC Landscape Connectivity Zone.  Cricketfield is not being taken forward as a site allocation – please see Sustainability Appraisal (SA) 
for further details when published.      

12877720432  
12877658656  
12877552206  
12877542128  
12877476781  
12876893763  
12876558415  
12875620551  
12875616398  
12875613299  
 
The comments include 
11, submitted by 
email, in post, or in 
person. 

 River Lemon should be given a wide corridor for flood prevention and for wildlife.   

The site is located within Flood Zone 3 but Plan just says Flood Zone and should be identified as 
such. There is a possibility for development of the site to help improve water quality within the 
River Lemon.  

 

EA - Sequential Test required.  It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met) and there are concerns related to SWW 
infrastructure.  Contributions towards improving flood defence and sewage infrastructure may be 
required - viability may be a concern.  Likely to only be acceptable if the river corridor were 
improved, which would deliver flood risk, water quality and biodiversity benefit.   

 

Site contains leats and former mill site. Industrial archaeology potential. Also palaeoenvironmental 
and waterlogged archaeological potential. Requires assessment and evaluation to inform 
masterplan and mitigation. 

 

Object to loss of car parking and lack of site for replacement parking. Impact on town centre and 
Cricketfield surgery.   

 

South Devon Cr4icket Club would be willing to enter into discussions about a possible relocation of 
the cricket club.  

 

NPPF also says that for open space, sport & recreation land & buildings (including playing fields) 
paragraph 99: Existing open space, sports and recreational buildings and land, including playing 
fields, should not be built on unless: a) an assessment has been undertaken which has clearly 
shown the open space, buildings or land to be surplus to requirements; or b) the loss resulting from 
the proposed development would be replaced by equivalent or better provision in terms of 
quantity and quality in a suitable location; or c) the development is for alternative sports and 
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Summary of comment  Council Response  Respondents’ unique 
ID 

recreational provision, the benefits of which clearly outweigh the loss of the current or former use. 
It is home to both football and cricket uses that need to be protected in line with the adopted 
playing pitch strategy (PPS).  

Developing brownfield sites close to amenities public transport etc is a good idea. More people will 
walk or cycle if amenities are close by eg shops. However it is important to keep these leisure 
facilities close to town. If leisure facilities are relocated out of town this will mean more car 
journeys.  

 

Housing will be at high risk of flooding.    

Concern about loss of sports facilities. Loss of valuable recreational facilities (cricket field, football 
pitch, tennis courts, squash courts, changing rooms and clubhouse).  Loss of an important town 
centre public car park. Loss of community facilities offered by the Courtenay Centre.  Replacement 
of these existing facilities would mean that the proposal is not financially viable.  

 

Impact on residents of Darcy Court as outlook will be seriously compromised.   

Air quality concerns.    

Proposals in the LCWIP would provide uplift to the active travel opportunities in the area. 1; 
Kingsteignton Road – There is not highway width available to cater for off-road cycling on this 
section and so the recommendation is to improve conditions for on-road cycling. This could be 
enabled by a reduction in through traffic due to changes at Highweek Street junction with Halcyon 
Road, 20mph scheme, and further traffic calming measures.  
2. New signalised crossing on Kingsteignton Road south of The Avenue, to cater for missing crossing 
desire line and to provide a safe connection to South Devon University Technical College. Extend 
and widen existing shared use path by removing one of the three northbound lanes, to link the 
crossings and provide a safer route. 

 

Site well located for access to town centre.   

The Courtenay Centre is an important facility for the local community.  

The site does not have capacity for 150-250 homes and a Leisure Centre  

 

Highweek Way 
Summary of comment  Council Response  Respondents’ unique 

ID 

Urban greenspace – must retain as wildlife stepping stone  This has been considered but the plan has not been amended because the small site is unlikely to be 
able to accommodate significant greenspace if it is to be redeveloped.  

12877720432  
12877658656  
12877552206  
12877542128  
 
The comments include 
9, submitted by email, 
in post, or in person. 

Lies within the South Hams SAC Landscape Connectivity Zone.  Policy GC8: Highweek Way, includes the following criterion: 
Specific ecological mitigations are implemented as informed by a site level HRA to protect the 
integrity of the South Hams SAC. 
 
In addition, all development is subject to the provisions of: 

• Policy EN10: Biodiversity and Geodiversity 

• Policy EN11: Important Habitats and Features 

• Policy EN12: Legally Protected and Priority Species 

• EN13: European Wildlife Sites 

• EN14: Exe Estuary and Dawlish Warren and 

• EN15: South Hams SAC 

EA - Sequential Test required.  It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met) and there are concerns related to SWW 
infrastructure.  Contributions towards improving flood defence and sewage infrastructure may be 

The site has not been reduced in scale, although criteria B of the allocation policy, Policy GC9, 
requires development to be designed and sited according to the vulnerability of the proposed 
development/use and current and future flood risk.  
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Summary of comment  Council Response  Respondents’ unique 
ID 

required - viability may be a concern.  There is an big opportunity to reduce flood risk if the building 
over the entrance of the culvert can be removed as part of the development of the site.  However, 
development of the site offers little biodiversity benefit in this location.   

  
All development pays financial contributions towards SWW infrastructure, and it is for SWW to 
then implement improvement works in accordance with their strategies.   
  
In addition, all sites within the Garden Community are subject to Policy GC5: Flood Risk 
Management and Resilience, which seeks to manage the current and future levels of significant 
flood risk in the Garden Community area – see Brunel Industrial Estate site.  
  
All development will be subject to Policy EN6: Flood Risk and Water Quality, which sets out 
requirements for sequential and exception tests. 

A good design for this prominent location is essential. Not detract from clock tower.   This has been considered and the plan has been amended to reflect this issue. See policy GC8: 
Highweek Way. 

In October 2016 Cotswold Archaeology unearthed two stone wells here on the centre of the site, 
and including remnants from medieval/post medieval tenement boundaries.  This is a key site 
historically, and was the towns’ main thoroughfare. Any building here should proceed with extreme 
sensitivity and is an opportunity to reveal these features as a key heritage asset.  

This has been considered and the plan has been amended to reflect this issue. A heritage impact 
assessment is required. See policy GC8: Highweek Way. 
 

Planning consent has already been granted for residential development positioned over a ground 
floor retail use.  

Agree the site was previously permitted for residential use, but the permission expired.  A new 
planning application is being determined.   

Residential scheme for 38 dwellings permitted.   Agree the site was previously permitted for residential use, but the permission expired.  A new 
planning application is being determined. 

The present condition of the site is very damaging to the public’s perception of the town centre. The support for this development allocation is acknowledged. 

The site is located within Flood Zone 3. Only allocate if the Sequential Test can be satisfied. 
Improvements are needed to the entrance of the River Lemon culvert - the site boundary could be 
extended to include the building at the entrance to the culvert to facilitate such improvements. 
Ideally, the building should be demolished to allow the creation of a corridor free from 
development (i.e. public open space adjacent to the river). An exceedance route can be created in 
the southern part of the site. These works will improve flood risk for the town.  

This has been considered and the plan has been amended to reflect this issue, including restriting 
ground floor areas to less vulnerable uses. See policy GC8 Highweek Way. 

Given that part of the site appears to be located within the Newton Abbot Wolborough Street 
Conservation Area and the site’s proximity of several listed buildings, Historic England considers 
that a heritage impact assessment (HIA) should be undertaken to understand the impacts of the 
proposed allocation on their significance and settings.   
We query if the archaeological potential of this allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to inform the allocation and its policy or if it 
can be prepared at a later date to inform development proposals.   
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised.   
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.   
Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include the need to conserve and enhance the 
significance and settings of the Wolborough Street Conservation Area and nearby listed buildings. 
They should also cover any requirements for archaeological assessment and evaluation, for 
townscape, local character and distinctiveness, as well as for any other design or other mitigation 
measures as maybe identified in the HIA. Reference to the adopted Newton Abbot Town Centre, 

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 

following is the Council’s response: 

 

Policy GC8: Highweek Way of the Proposed Submission Local Plan responds to the comments made 

by Historic England and requires the following: 

 

High quality new buildings are designed to complement the prominent location of the site within 

the town and which conserve or enhance the significance of heritage assets and their settings, as 

informed by a Heritage Impact Assessment; and 

Layout is informed by details of archaeological investigation, evaluation and mitigation. 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites.  

 

Comments on potential impacts on archaeological heritage assets were provided by Devon County 

Council Historic Environment Team at HELAA stage and when the draft sites were published. 
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Summary of comment  Council Response  Respondents’ unique 
ID 

Courtenay Park and Devon Square Conservation Area Character Appraisal (2010) may be of 
assistance here.   

The cross reference to Conservation Area Character Appraisals and Management Plans is set out in 

Policy EN17: Heritage Assets which requires development affecting heritage assets and their 

settings to: 

Respect, reflect or respond to existing traditional architectural and historic character, having 

regard to the Conservation Area Character Assessments and Conservation Area Management 

Plans and Neighbourhood Plans. 

 Support.   The support for this development allocation is acknowledged. 

 

Jetty Marsh and Wharf Road 
Summary of comment  Council Response  Respondents’ unique 

ID 

There are Significant and Extreme flood risks/hazard east of Jetty Marsh Road in most flooding 
scenarios. Current employment use should remain in the short term (5-10yr), but we recommend 
consideration is given to relocating this in the medium term because it will be at increased flood 
risk with the impact of climate change. As a result of climate change most of the area will begin to 
flood frequently from both the River Teign and River Lemon (tidal and fluvial flooding). We 
recommend a strategy which requires changes to large areas of this site to provide flood defence 
protection for Newton Abbot and compensatory habitat (i.e. creation of large-scale public open 
space and riverside access route etc.)  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877720432  
12877658656  
12877552206  
12877542128  
12877476781  
 
The comments include 
12, submitted by 
email, in post, or in 
person.   

Concern about impacts on Greater Horseshoe bats as it borders a dark corridor along the 
Teign.  Priority habitats.   

 

EA - Sequential Test required.  It is likely that only a small part of the site will be suitable for 
residential development (if the requirements can be met) and there are concerns related to SWW 
infrastructure.  We would advise against allocating this site, unless there are exceptional reasons 
for doing so.  It is likely that the majority of the site will be needed to facilitate improvements to 
the flood protection of Newton Abbot, which will also provide biodiversity enhancements.  Such 
improvements may be required to facilitate the development of other sites (e.g. Cricketfield area 
and Brunel Road).  

   

Heritage assets and archaeology.    

This proposal is unlikely to be financially viable.   

Need for affordable homes.    

Need for play space / skate park with homes.    

 Congestion. Need Jetty Marsh 2 link.    

Many businesses would need to be relocated for the land to be developable and there are few, if 
any alternative sites for relocation.  

 

 Insufficient local infrastructure.    

 

Kingsteignton Retail Park 
Summary of comment  Council Response  Respondents’ unique 

ID 

This site is at risk from all forms of flooding. The impacts of climate change will increase flood 
risk/hazard from the River Teign, Rydon Stream and the tidal estuary. All the site will be at 
significant hazard, with at least 50% at extreme hazard (risk to life) over the lifetime of 
development. We anticipate that large parts of the site, watercourses and surface water drainage 

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877720432  
12877658656  
The comments include 
10, submitted by 
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Summary of comment  Council Response  Respondents’ unique 
ID 

systems will be affected by small tides by 2040s - this will cause frequent disruption to traffic and 
existing properties.  

email, in post, or in 
person. 

GHB pinch-point – need to ensure substantial GHB connectivity.  Any re-development here should 
include better connection between Hackney Marshes Local Nature Reserve and County Wildlife Site 
with land to the west.  

 

Air quality concerns,    

EA - Sequential Test required.  It is likely that it will be difficult to to develop this site in a way that 
will ensure that development will be safe from flooding over its lifetime and not increase risk, and 
there are concerns related to SWW infrastructure.  Contributions towards improving flood defence 
and sewage infrastructure may be required - viability may be a concern.  However, development 
could help provide improvements to the Rydon Stream to improve flood risk and create new 
habitat along the River Teign. There also may be an opportunity to remediate any contamination 
found to be present within the site.   

 

Industrial archaeological heritage including Hackney Canal and pottery factory   

In the centre of the flood plain between Newton Abbot and Kingsteignton and would not be viable 
for residential development for this reason alone. The Retail Park is fully occupied with established 
businesses and the cost involved in relocating these, even if alternative sites were available, would 
make any redevelopment financially un-viable.  

 

Support homes and shops here.   

It should be born in mind that it is adjacent to an area with long term planning permission for 
mineral extraction (Zitherixon).  

 

 

Newton Abbot Leisure Centre 
Summary of comment  Council Response  Respondents’ unique 

ID 

 Lies within the South Hams SAC Landscape Connectivity Zone.  This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877720432  
12877658656  
12877552206  
12877542128  
12877476781  
12876893763  
12876558415  
 
The comments include 
10, submitted by 
email, in post, or in 
person.  

 Urban greenspace – must retain as wildlife stepping stone   

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to most 
other sites in this chapter.   

 

Site is in use for leisure centre.  The town needs affordable leisure facilities. Used by the schools.   

No space for housing, as the land would be required for education.    

The NPPF says that for open space, sport & recreation land & buildings (including playing fields) 
paragraph 99: Existing open space, sports and recreational buildings and land, including playing 
fields, should not be built on unless: a) an assessment has been undertaken which has clearly 
shown the open space, buildings or land to be surplus to requirements; or b) the loss resulting from 
the proposed development would be replaced by equivalent or better provision in terms of 
quantity and quality in a suitable location; or c) the development is for alternative sports and 
recreational provision, the benefits of which clearly outweigh the loss of the current or former use. 
It will need to be protected or replaced. No details regarding replacement are available to review.  

 

Sport England does wish to raise an objection to this allocation without details of the replacement 
location and design open to review.  

 

Need bypass around the town.   

Patient numbers mean more facilities are required, i.e. mental health facilities, A&E facilities   
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Summary of comment  Council Response  Respondents’ unique 
ID 

It should be noted that this site is currently used by Newton Abbot College. Therefore, these 
facilities will be built into the baseline school capacity assessment, including the need to deliver the 
national curriculum. If this site is redeveloped, existing secondary capacity would be removed and 
alternative provision in close proximity to the  
school will be required to enable it to continue to deliver its curriculum.  

 

 Lack of detail about replacement facilities.    

 

Newfoundland Way Area 
Summary of comment  Council Response  Respondents’ unique 

ID 

It won't flood  
  

The comment is acknowledged. This areas is predominantly at lower flood risk.  12877720432  
12877658656  
12877552206  
 
The comments include 
9, submitted by email, 
in post, or in person. 

DCC - Flood Risk New court and police station have green roof, living walls and re-use rainwater.  The allocation area has been amended to reflect consultation responses and so this comment is no 
longer relevant.  

NE - Lies within the South Hams SAC Landscape Connectivity Zone.  Policy GC12: Newfoundland Way, includes the following criterion: 
Specific ecological mitigations informed by a site level HRA to protect the integrity of the South 
Hams SAC 
 
In addition, all development is subject to the provisions of: 

• Policy EN10: Biodiversity and Geodiversity 

• Policy EN11: Important Habitats and Features 

• Policy EN12: Legally Protected and Priority Species 

• EN13: European Wildlife Sites 

• EN14: Exe Estuary and Dawlish Warren and 

• EN15: South Hams SAC 

Concern over loss of cp spaces and impact on heritage assets - The land at the rear of the marked 
site has important historical links, including the Beating of the Bounds route and original orchards 
that existed in the town. It would be an opportunity instead to bring these back rather than build 
over them.  

The heritage issue has been considered and the plan has been amended to reflect the concerns. The 
car parking concerns have also be addressed in the policy. See policy GC12 Newfoundland Way Car 
Park. 

WT – We accept the inclusion of this site within the local plan and commend the aspiration to 
retain existing trees and create public space.   

The support for this development allocation is acknowledged. 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to most 
other sites in this chapter.   

Noted.    
All development pays financial contributions towards SWW infrastructure, and it is for SWW to 
then implement improvement works in accordance with their strategies.   
  
All development will be subject to Policy EN6: Flood Risk and Water Quality, which sets out 
requirements for sequential and exception tests. 

DCC - Historic Environment  
Site is within the historic core of the medieval borough. High potential for medieval and post-
medieval archaeology. Requires assessment and evaluation to inform masterplan and mitigation.  

This has been considered and the plan has been amended to reflect this issue. A heritage impact 
assessment is required. See policy GC12.  

NACTC - This site currently accommodates the Newfoundland Way public car park, the Police Station 
and the Magistrate’s Court. If the latter two uses were no longer required at some stage in the 
future, then these sites would be appropriate for residential development. The public car park will 
remain essential to serve the town centre and must be retained.   

These points have been considered and the plan has been amended to reflect the issues raised, 
including requiring under croft car parking, and retention of the police station and magistrates court 
sites.  See policy GC12. 
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Summary of comment  Council Response  Respondents’ unique 
ID 

HE - Given the close proximity of several listed buildings to the site and the Wolborough Street 
Conservation Area, Historic England considers that a heritage impact assessment (HIA) should be 
undertaken to understand the impacts of the proposed allocation on their significance and settings.   
  
We query if the archaeological potential of this allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to inform the allocation and its policy or if it can 
be prepared at a later date to inform development proposals.  
  
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.  
  
Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include the need to conserve and enhance the 
significance and settings of listed buildings and the Wolborough Street Conservation Area. They 
should also cover any requirements for archaeological assessment and evaluation, for townscape, 
local character and distinctiveness, as well as for any other design or other mitigation measures as 
maybe identified in the HIA. Reference to the adopted Newton Abbot Town Centre, Courtenay Park 
and Devon Square Conservation Area Character Appraisal (2010) may be of assistance here.  

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 

following is the Council’s response: 

 

Policy GC12: Newfoundland Way Car Park of the Proposed Submission Local Plan responds to the 

comments made by Historic England and requires the following: 

 

A design and layout solution which conserves or enhances the significance of nearby heritage 

assets and their settings, as informed by a Heritage Impact Assessment;  and 

A layout informed by details of archaeological investigation, evaluation and mitigation. 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites.  

 

Comments on potential impacts on archaeological heritage assets were provided by Devon County 

Council Historic Environment Team at HELAA stage and when the draft sites were published. 

 

The cross reference to Conservation Area Character Appraisals and Management Plans is set out in 

Policy EN17: Heritage Assets which requires development affecting heritage assets and their 

settings to: 

Respect, reflect or respond to existing traditional architectural and historic character, having 

regard to the Conservation Area Character Assessments and Conservation Area Management 

Plans and Neighbourhood Plans. 

This car park is needed to serve the courts, police station and museum. Loss of car parking 
detrimental to the town.  
   

This has been considered and the plan has been amended to reflect this issue. See policy GC12. 

Will need improved cycle and pedestrian links.  This has been considered and the plan has been amended to reflect this issue. Policy GC1 is relevant.  
 

NATC - The Town Council object to the development of this site, due to the sensitivities of the site 
and loss of car parking in the town.  

This has been considered but the site has been retained because it offers the potential to deliver 
new homes and retain an element of car parking on the ground floor.  Newton Abbot has a number 
of alternative car parking options around the town centre.  

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, applications in progress or consented such as the Wolborough Barton, Langford Bridge 
and Houghton Barton sites are also in the catchment of these surgeries and will reduce that capacity 
considerably.  
  
These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery and 
Buckland Surgery.  
  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Newton Abbot area.   

This has been considered and the plan seeks to maximise active travel and secure appropriate 
contributions to infrastructure and services. 

 

No objection provided Court and Police Station remain.  This has been considered and the plan has been amended to reflect this issue. See policy GC12.  
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Osbourne Street Area 
Summary of comment  Council Response  Respondents’ unique 

ID 

Wildlife assessments to be completed and mitigation in place before habitats are destroyed for 
swifts in the old buildings in this area.  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals and Strategic Flood Risk Assessment for further information. 

12877720432  
12877658656  
12877552206  
12877542128  
 
The comments include 
9, submitted by email, 
in post, or in person. 

DCC - Flood Risk   
Possibility of making use of oversized tree pits to manage surface water. Use of above-ground 
features to represent the importance of water within the brewing process. The (historically, the 
water may have come from the Moors for the malting process.)   

 

DWT - Urban greenspace – must retain as wildlife steppingstone.   

WT – We accept the inclusion of this site. Provided that all necessary flood risk surveying and 
mitigation is provided for, and this does not impact on upstream or downstream catchments. We 
would ask that nature-based solutions are considered for mitigation of flood risk including 
increasing vegetation and tree cover which can increase percolation and reduce soil erosion. We 
would champion improvements made to the open space for the benefit of nature and people 
through the creation of a high-quality open space.   

 

EA - Sequential Test required.  There are concerns related to SWW infrastructure.  Contributions 
towards improving flood defence and sewage infrastructure may be required - viability may be a 
concern.  Development of the site offers little biodiversity benefit.   

 

Tusker's Maltings historically very important and any development must be very sensitively carried 
out  

 

DCC - Historic Environment  
Industrial archaeological and built heritage. Site adjacent to former foundry and includes Tuckers 
Maltings. Also potential for waterlogged archaeological and paleoenvironmental evidence. Requires 
assessment and evaluation to inform masterplan and mitigation.  

 

NACTC - This site contains Osborne Park, Osborne public long stay car park and the historic stone 
warehouse buildings which separate it from the railway. Part of the latter is the listed Tuckers 
Maltings. The Park is an important green recreational space serving the local community and Marsh 
Primary School and the public car park is an important long stay facility for local businesses, the train 
station and the eastern end of town. The loss of the park for residential development would be 
unacceptable and the redevelopment of the car park would only be acceptable if the equivalent 
amount of parking were to be provided elsewhere. Some of the historic stone buildings have been 
redeveloped for offices and with some imagination it would be possible to convert the others for an 
alternative use including residential.  

 

NATC - The Town Council object to the development of this site due to the loss of amenity, open 
space and parking.  

 

HE - Historic England notes the presence of the grade II listed Tuckers Maltings within the site, 
which is proposed to be converted into mixed uses, and the associated site requirement for this to 
be undertaken sensitively. However, we consider that the acceptability of the principle of this 
conversion should be informed by a Heritage Impact Assessment (HIA)to understand the likely 
impacts on this listed building’s significance and its setting. Depending on the height of any 
proposed new development, we also note the potential for impacts on the settings and hence the 
significance of other listed buildings to the south of the site as well as the Courtenay Park and 
Devon Square Conservation Area, which should also be considered in the HIA.  
  
We query if the archaeological potential has been assessed for this allocation site as appears to 
have been done for most sites in the HELAA. If not, this should be undertaken as part of the HIA 
with an indication of whether this should be carried out now to inform the allocation and its policy 
or if it can be prepared at a later date to inform development proposals.  
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Summary of comment  Council Response  Respondents’ unique 
ID 

  
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.  
  
Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include the need to conserve and enhance the 
significance and settings of Tuckers Maltings as well as other listed buildings and the Courtenay 
Park and Devon Square Conservation Area. They should also cover any requirements for 
archaeological assessment and evaluation, for townscape, local character and distinctiveness, as 
well as for any other design or other mitigation measures as maybe identified in the HIA. Reference 
to the adopted Newton Abbot Town Centre, Courtenay Park and Devon Square Conservation Area 
Character Appraisal (2010) may be of assistance here.  

Osborne to remain. Well used green space in the heart of town.  
  

 

The site is predominantly a playing field (green field site).  The NPPF also says that for open space, 
sport & recreation land & buildings (including playing fields) paragraph 99:  Existing open space, 
sports and recreational buildings and land, including playing fields, should not be built on unless:  a) 
an assessment has been undertaken which has clearly shown the open space, buildings or land to be 
surplus to requirements; or  b) the loss resulting from the proposed development would be replaced 
by equivalent or better provision in terms of quantity and quality in a suitable location; or  c) the 
development is for alternative sports and recreational provision, the benefits of which clearly 
outweigh the loss of the current or former use. It is a football pitch that needs to be protected in line 
with the adopted playing pitch strategy (PPS).    

 

Sport England along with Public Health England have launched our revised guidance ‘Active Design’ 
which we consider has considerable synergy the Plan. It may therefore be useful to provide a cross-
reference (and perhaps a hyperlink https://www.sportengland.org/how-we-can-help/facilities-and-
planning/design-and-cost-guidance/active-design). Sport England believes that being active should 
be an intrinsic part of everyone’s life pattern.  The developer’s checklist (Appendix 1) has been 
revised and can also be accessed via https://www.sportengland.org/how-we-can-help/facilities-and-
planning/design-and-cost-guidance/active-design   Sport England would encourage development in 
Teignbridge be designed in line with the Active Design principles to secure sustainable design. This 
could be evidenced by use of the checklist.     

 

NR - Network Rail is a statutory consultee for any planning applications within 10 metres of relevant 
railway land and for any development likely to result in a material increase in the volume or a 
material change in the character of traffic using a level crossing over a railway. With this in mind any 
planned future development (both residential and employment) should take into account any 
adverse impact on railway. This might be an increase in the use of an existing level crossing. It could 
be that the predicted growth, may increase future demands at nearby stations which may, in turn, 
necessitate the need for enhancements to existing facilities such as waiting rooms, toilets and 
parking. Where there is an adverse impact on the operation of the railway, Network Rail will require 
appropriate mitigation measures to be delivered as part of the planning application process.  

 

Support accommodation above parking.    
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Summary of comment  Council Response  Respondents’ unique 
ID 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, applications in progress or consented such as the Wolborough Barton, Langford Bridge 
and Houghton Barton sites are also in the catchment of these surgeries and will reduce that capacity 
considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery and 
Buckland Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Newton Abbot area.  

 

Repurposing Tuckers Maltings is a good idea. The park and car park act as a flood plain, building here 
puts existing housing at risk. Also, with the additional housing already committed to parking will be 
needed. No one is going to cycle down from NA3 or Hele Park for a takeaway.   

 

Any loss of station car parking to be compensated by additional car parking behind the station - 
Brunel. The town cannot expand without additional station parking.   

 

Sport England has considered the allocation in light of the National Planning Policy Framework 
(particularly Para 99) and against its own playing fields policy, which states: 'Sport England will 
oppose the granting of planning permission for any development which would lead to the loss of, or 
would prejudice the use of: • all or any part of a playing field, or • land which has been used as a 
playing field and remains undeveloped, or land allocated for use as a playing field    unless, in the 
judgement of Sport England, the development as a whole meet with one or more of five specific 
exceptions.' Sport England's Playing Fields Policy and Guidance document can be viewed via the 
below link: www.sportengland.org/playingfieldspolicy .  Sport England does wish to raise an 
objection to this allocation.   

 

Some scope subject to the retention of the park, flood impacts, and impacts on Tuckers Maltings.   

 

Wolborough Street 
Summary of comment  Council Response  Respondents’ unique 

ID 

Are there any plans to replace the trees being cut down?  This has been considered and the policy has been amended to require new tree planting. See policy 
GC7: Wolborough Street Car Park. 

12877720432  
12877658656  
12877552206  
12877542128  
12877476781  
12876893763  
 
The comments include 
10, submitted by 
email, in post, or in 
person.    

Potential to enhance and green this corner in sympathy with the historic buildings opposite.   This has been considered and the policy has been amended to require a small ‘pocket’ park and 
new tree planting. See policy GC7: Wolborough Street. 

Concern about air quality and impacts on Listed Building settings.  This has been considered and the policy has been amended to require a building design to address 
air quality issues and new tree planting. See policy GC7: Wolborough Street Car Park. 

DWT - Making space for water – (Lemon) step back development far enough from water to enable 
wildlife corridor and natural processes. If this cannot be achieved, site should not be considered.  
Urban greenspace – must retain as wildlife steppingstone.  

This has been considered and the policy has been amended to require a riverside flood compatible 
park and measures to address other flood risk considerations. See policy GC7: Wolborough Street 
Car Park.. 

ACT - We strongly support the stated ecological opportunities to improve the River Lemon corridor.  The support for this development allocation is acknowledged. 

WT – We accept the inclusion of this site, provided that the provisions within the Local Plan for 
biodiversity and ecology of the site are made.   

This has been considered and the policy has been amended to require a small ‘pocket’ park and 
new tree planting. See policy GC7: Wolborough Street Car Park.. 

EA - Sequential Test required.  It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met) and there are concerns related to SWW 
infrastructure.  Contributions towards improving flood defence and sewage infrastructure may be 
required - viability may be a concern.  Likely to only be acceptable if the river corridor were 
improved, which would deliver flood risk, water quality and biodiversity benefit.   

The site has not been reduced in scale.  However, criteria B of the allocation policy, Policy GC8, 
requires development to be designed and sited according to the vulnerability of the proposed 
development/use and current and future flood risk and restricts development on the north western 
part of the site. It also requires the site to provide a naturalised river corridor and flood compatible 
area of open space adjacent to the river.  
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All development pays financial contributions towards SWW infrastructure, and it is for SWW to 
then implement improvement works in accordance with their strategies.   
  
In addition, all sites within the Garden Community are subject to Policy GC5: Flood Risk 
Management and Resilience, which seeks to manage the current and future levels of significant 
flood risk in the Garden Community area – see Brunel Industrial Estate site.  
  
All development will be subject to Policy EN6: Flood Risk and Water Quality, which sets out 
requirements for sequential and exception tests. 
 

Cannot the large empty shops in the town centre be redeveloped for housing like the old Queens 
hotel?  

This issue is addressed in policy EC10: Vital and Viable Town Centres, which supports suitable uses 
in town centre locations. 

Many significant and important buildings on Wolborough Street.   This has been considered and the policy has been amended to reflect this issue. See GC7: 
Wolborough Street Car Park.. 

DCC - Historic Environment  
High potential for medieval and post-medieval urban archaeology, including waterlogged and 
paleoenvironmental evidence. Requires assessment and evaluation to inform masterplan and 
mitigation.  

This has been considered and the policy has been amended to reflect this issue. See policy GC7: 
Wolborough Street. 
 

Support for retail and leisure development at ground floor level and flats above. But need to 
establish how bats use the dark corridor along the River Lemon.  

This has been considered and the policy has been amended to reflect this issue. See policy GC7: 
Wolborough Street. 
 

NACTC - This site contains a former garage building recently converted to a gymnasium, the District 
Scout headquarters building and a public car park serving the town centre businesses. The norther 
boundary of the site is the River Lemon and the majority of the site sits within the Flood Risk area. 
The public car park is an invaluable asset to the town centre businesses and could only be 
redeveloped if the equivalent parking were to be provided conveniently elsewhere. The Scout 
building was only built a few years ago as part of the ASDA development and is small and better 
retained; the gymnasium hasn’t even started trading and is in private ownership and unlikely to be 
available for purchase in the near future.  

This has been considered and the policy has been amended to reflect this issue. See policy GC7: 
Wolborough Street. 
 

HE - Given the proximity of several listed buildings near to the site and the Wolborough Street 
Conservation Area, Historic England considers that a heritage impact assessment (HIA) should be 
undertaken to understand the impacts of the proposed allocation on their significance and 
settings.   
  
We query if the archaeological potential of this allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to inform the allocation and its policy or if it 
can be prepared at a later date to inform development proposals.   
  
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.  
  

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 

following is the Council’s response: 

 

Policy GC7: Wolborough Street Car Park of the Proposed Submission Local Plan responds to the 

comments made by Historic England and requires the following: 

 

New buildings are designed to conserve or enhance the significance of heritage assetsand their 

settings on Wolborough Street, as informed by a Heritage Impact Assessment; and 

Layout is informed by details of archaeological investigation, evaluation and mitigation. 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites.  

 

Comments on potential impacts on archaeological heritage assets were provided by Devon County 

Council Historic Environment Team at HELAA stage and when the draft sites were published. 



       
 

17 
 

Summary of comment  Council Response  Respondents’ unique 
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Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include the need to conserve and enhance the 
significance and settings of affected listed buildings and the Wolborough Street Conservation Area. 
They should also cover any requirements for archaeological assessment and evaluation, f or 
townscape, local character and distinctiveness, as well as for any other design or other mitigation 
measures as maybe identified in the HIA. Reference to the adopted Newton Abbot Town Centre, 
Courtenay Park and Devon Square Conservation Area Character Appraisal (2010) may be of 
assistance here.  

 

The cross reference to Conservation Area Character Appraisals and Management Plans is set out in 

Policy EN17: Heritage Assets which requires development affecting heritage assets and their 

settings to: 

Respect, reflect or respond to existing traditional architectural and historic character, having 

regard to the Conservation Area Character Assessments and Conservation Area Management 

Plans and Neighbourhood Plans. 

 

The Old Car Showroom could be removed, and the area could be more attractive visually. The support for redevelopment of the site is acknowledged. 

Please consider as many affordable homes for these areas. The waiting times for a home 3bedrooms 
or more is over 3 years. Devon home choice give these time frames it’s not fair that people who 
genuinely need the extra bedroom are left out, and the majority of people against the homes are 
people who already have what they need.   

This has been considered and the plan includes affordable housing requirements including on this 
site. 

Are the homes now being considered going to be affordable and for local people. How many 
properties are earmarked for councils outside of Devon.   

The plan includes affordable housing requirements. Affordable housing is allocated by providers 
based on local needs and connections.  A new proposed policy H9 Local Connection Test and 
Cascade sets out how relevant affordable homes will be allocated.   

Support sensitive redevelopment.  
   

The support for redevelopment of the site is acknowledged. This has been considered and the 
policy has been amended to reflect this issue. See policy GC7: Wolborough Street. 

NATC - The Town Council object to the development of this site due to the number of potential 
dwellings would not outweigh the loss of car parking and community amenity in the town centre.  

This has been considered but the site remain an allocation because a key aim of the Local Plan 
development strategy is to maximise town centre brownfield redevelopment.  The policy does 
allow car parking on the ground floor as this is a ‘less vulnerable’ use to flood risk. 

How many new doctors surgeries will be built.   This has been established based on advice from the NHS.  See the Infrastructure delivery plan for 
more information.  The plan will address needs by securing appropriate financial contributions 
towards infrastructure and services. 

Any new schools being built?   This has been established based on advice from the Education Authority.  See the Infrastructure 
Delivery Plan for more information. The plan will address needs by securing appropriate financial 
contributions towards infrastructure and services. 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, applications in progress or consented such as the Wolborough Barton, Langford Bridge 
and Houghton Barton sites are also in the catchment of these surgeries and will reduce that capacity 
considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery and 
Buckland Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Newton Abbot area.  

This has been considered and the plan seeks to maximise active travel and secure appropriate 
contributions to infrastructure and services. 

Too much green belt land is being built on is there really a need for so much housing.   This issue has been considered and the Local Plan’s spatial strategy seeks to maximise brownfield 
and town centre development before greenfield sites are developed.  (Note: The is no green belt in 
Teignbridge).  The Housing requirement is based on the Government’s ‘Standard Method’ for 
calculating housing targets and this is not an issue the Council has been able to influence.  

Further loss of parking with parking for residents already severely constrained in this area. Needs to 
be considered in conjunction with Bradley Lane development. E.g., access to Baker's Park for 
potential new residents.   

Teignbridge is preparing a parking strategy to consider this issue.  All development sites on car 
parking areas could retain an element of car parking on the ground floor.  
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Chapter 4: Heart of Teignbridge (Newton Abbot, Kingsteignton and Kingskerswell Sites) 

Newton Abbot: Berry Knowles / A382 Corridor 
Summary of comment  Council Response  Respondents’ unique 

ID 

The land is priority wildlife habitat for cirl buntings, barn owls, dormice, otters  This has been considered and the policy has been amended to reflect this issue. See policy GC17: 
Berry Knowles and relevant policies in the Environment section. 

12793339796  
12877808504  
12877761860  
12877759195  
12877714219  
12877564619  
12877556967  
12876905236 
12876837361 
12876898893 
12876842920 
12876776275 
12876748523  
The comments 
include 11 submitted 
by email, in post, or in 
person. 

The area is prone to flooding. Should not allow development in the flood plain.  
Works to mitigate flood risk of site would likely increase flood risk elsewhere. 
Diversions often put into place because of flooding. 

This has been considered and the policy has been amended to reflect this issue. See policy GC17: 
Berry Knowles. 

DCC - Minerals   
This site is located within the Mineral Safeguarding Area for Industrial Minerals and as such Policy 
M2 of the  adopted Devon Minerals Plan is relevant. This policy seeks to protect mineral resources 
from sterilisation or constraint by non-mineral development.   
The ball clay underlaying this area is a strategic mineral resource of national significance as set out 
in Table 8.1 of the Minerals Plan. The scarcity of the mineral resource means it is internationally 
important, with demand for its use in products manufactured across the globe. As such, great 
weight should be given when considering the need to protect this area from sterilisation. The 
significance of the ball clay resource is outlined in further detail in section 4.2 of the Devon 
Minerals Plan. In addition, chapter 17 of the NPPF acknowledges that as minerals are a finite 
natural resource, and can only be worked where they are found, best use needs to be made of 
them to secure their long-term conservation. Paragraph 212 highlights, “Local planning authorities 
should not normally permit other development proposals in Mineral Safeguarding Areas if it might 
constrain potential future use for mineral working.”   
We note that there is a resolution by the Planning Committee to grant outline planning permission 
for up to 135 dwellings on part of the site option (Berry Knowles). As part of the application process 
the applicant provided a Mineral Resource Assessment which demonstrated to our satisfaction that 
there was no economic resource below this part of the site option. We remained concerned 
however regarding the impact of the proposal upon the potential to work ball clay to the north 
west of the site (Blatchford Farm) and as such an objection was maintained relating to the 
proximity of the proposed housing to the western boundary of the site, as this may constrain future 
ball clay extraction on the adjoining land.   
Regarding the remainder of the site, and in light of the context outlined above, development 
should not take place in this location unless, in accordance with Policy M2 of the Devon Minerals 
Plan, it can be demonstrated through a Mineral Resource Assessment and in consultation with the 
relevant mineral operator that the mineral resource concerned is not of current or potential 
economic or heritage value. In the absence of such information, the County Council as the Mineral 
Planning Authority objects to the progression of this site option within the Local Plan. Our 
understanding from the mineral operator controlling this part of the site is that they consider there 
to be potential for mineral working in this location although further investigation is required. As 
such a precautionary approach that gives greatest weight to avoiding sterilisation or constraint of 
areas of resource that have some potential for working in the future should be taken.   
The ‘Sensitivities’ section of the commentary on the Forches Cross site acknowledges the constraint 
presented by minerals and as an alternative land use suggest the potential for temporary 
renewable energy generation. It Is recommended that the land at Blatchford Farm should be 
considered in the same context subject to an enforceable mechanism to secure cessation of any 
energy development prior to the timescale for mineral extraction.  In addition, it should be noted 
that part of the site extends into an area benefitting from long term mineral permission (Butland’s 
Plantation).  

This has been considered. The allocation has been reduced to match the area permitted in the 
planning permission for Berry Knowles 16/02693/MAJ which does not include any economic 
resource.   The Flood Risk issue is also addressed in Policy GC17 Berry Knowles.   
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Summary of comment  Council Response  Respondents’ unique 
ID 

  
Flood Risk   
The site area is frequently subject to flooding area and the local community are all so cautious and 
concerned about flooding related issue. issues in the local area. 2km from some shops. Adjacent to 
frequent bus route with main links (routes run to the west of the site). 2.5km from Newton Abbot 
Station, but good bus/cycle connections to it. Links to existing projects - possible quiet cycle route 
along Exeter Road once the link road to West Gold's  roundabout is complete. Shared-used path 
planned as part of A382 Phase 1 (already on the ground?). Approximately 1.5km into the centre of 
N Abbot with lots of opportunities for employment. Access to part of site has been agreed under 
planning application but this passes through Flood Zones 2 and 3. New access into the site from the 
A382 may be required (or an emergency access for use if the access road floods). Sites lies across 
the A382 from the NA2 Whitehill development allocated (and in part approved) in the existing Local 
Plan and would provide a logical extension to the town. Close to existing cycle route.  

DWT - Making space for water – (Blatchford Brook) step back development far enough from water 
to enable wildlife corridor and natural processes. If this cannot be achieved, site should not be 
considered.  
Species – GHB, cirl buntings, dormice and great crested newts – habitats required for all these in 
network.  
‘Small network of natural infrastructure’ – we welcome commitment to a network but this should 
be substantial and cross all areas of the site.  

This has been considered and the policy has been amended to reflect this issue. See policy GC17: 
Berry Knowles. 

 

ACT - This area is rich in wildlife, with 3 CWS’s close-by. It is important to many species that need 
wetlands and parts are known to have flooded in wet weather. Only small areas are suitable for 
housing and the wildlife known to be there needs strong, buffered corridors in order for it to 
survive.  

The site benefits from outline planning permission for 135 dwellings under reference 
16/02693/MAJ, granted on 24 January 202. This has established that the development of the site is 
acceptable in principle, including on the grounds of impacts on ecology. 
 
However, Policy GC17: Berry Knowles, A383 contains a requirement for: 
Specific ecological mitigations informed by a site level HRA to protect the integrity of the South 
Hams SAC.  
 
In addition, all development is subject to the provisions of: 

• Policy EN10: Biodiversity and Geodiversity 

• Policy EN11: Important Habitats and Features 

• Policy EN12: Legally Protected and Priority Species 

• EN13: European Wildlife Sites 

• EN14: Exe Estuary and Dawlish Warren and 

• EN15: South Hams SAC 

Sibelco - Sibelco objects to the proportion of the proposed allocation that does not benefit from 
resolution to grant planning permission (ref. 16/02693/MAJ). Specifically, this is the land 
surrounding Blatchford Farm. The allocation of this land would risk the permanent sterilisation of 
international importance ball clay resources.  
The site is located within the Minerals Safeguarding Area for ball clay resources as defined by Policy 
M2 of the DMP. A proportion of the site benefits from extant planning permission for ball clay 
extraction under 99/2080/01/9DCC. Under Policy M6 of the DMP this area is defined as a Long 
Term Working Area for ball clay extraction. Sibelco hold the mineral rights to the land that has the 
benefit of planning permission and any allocation would prejudice these existing rights.  
It is noted that in order to comply with the requirements of the Development Plan, a non-
development buffer was required to reduce the constraint to future mineral extraction caused by 
the development proposed under planning application (ref. 16/02693/MAJ). It is clear therefore 

This has been considered and the allocation area has been amended to reflect this issue. See policy 
GC17: Berry Knowles. 
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that the Council has already acknowledged the  
presence and constraint posed by mineral resources and it is therefore unclear why it has been 
included as a site option within the Local Plan.  
The proposed allocation would sterilise the internationally important ball clay resources within the 
site preventing future extraction in conflict to the Development Plan and the NPPF, therefore the 
proportion of the proposed allocation surrounding Blatchford Farm should be removed from the 
Local Plan.  

The proposed allocation is wholly within the Mineral Safeguarding Area.  
Ringslade Quarry is located to the south and Ball Clay Reserves identified for future extraction 
within Berry Knowles/Blatchford Farm is located within the proposed allocation. IML own the 
minerals beneath part of the proposed allocation surface and object to sterilising the identified 
reserves.  
Whilst a resolution to grant permission on the easternmost part of this site has been made, the 
permission is yet to be granted due to the absence of a s106 agreement. In their consultation 
response to that application IML objected. DCC as MPA also raised the issue of whether the 
proposed development would constrain future mineral development on adjoining land, particularly 
that to the north west. In response to this consultation from DCC, the applicant reduced the area to 
be developed for housing in the west of the site and provided further comments to demonstrate 
that there would be no sterilisation of mineral resources on adjoining land.  
  
The Officer’s Report to Committee on that application noted 8 “The land to the north west of the 
application site around Blatchford Farm forms part of a larger area of ball clay resource extending 
north westwards to the boundary of the operational Stover Quarry. This area is identified in the 
County Council’s Bovey Basin Strategy as a candidate clay working area within the 2011-2042 time 
horizon, and has the potential to maintain supply of resources currently provided by the nearby 
Stover and Ringslade Quarries”.  
Even then DCC considered that the proposed development areas at the western end of the site 
would be much closer to the potential ball clay resource, and the County Council therefore 
considers this would be a potential constraint on the adjoining resource as being contrary to Policy 
M2 of the Devon Minerals Plan.  
  
The western part of the site is identified in the Devon Minerals Plan as a Ball Clay Long Term 
Working Area. The consultation document acknowledges that minerals are a constraint. It is not 
considered that the suggestion that no objections have been raised is an accurate reflection of the 
position to date from both IML and the MPA.  
  
Given the concerns of the Mineral Planning Authority and IML, it is not considered that there is 
sufficient information available through this process to demonstrate that development in this area 
would be acceptable and in accordance with national policy. There has been insufficient 
consideration to date of the effects on minerals by developing this allocation.  
  
For the reasons set out above, allocating the site and then seeking to balance the minerals and 
housing needs later is not an acceptable approach. As such, this site should not be allocated.  

This has been considered. The allocation has been reduced to match the area permitted in the 
planning permission for Berry Knowles 16/02693/MAJ which does not include any economic 
resource.  

WT – We reject this site for inclusion in the local plan and call for in perpetuity protection of the 
area for the benefit of biodiversity due to the sensitive nature of the site's ecology. This site is 
within the south hams SAC landscape Connectivity Zone and has the presence of a large number of 
protected species. We would ask that further ecological survey work is carried out on this sit to 

This has been considered. The allocation has been reduced to match the area permitted in the 
planning permission for Berry Knowles 16/02693/MAJ which does not include any ‘economic 
mineral resource’.  
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ensure that minimal disturbance is made to the important ecology of this site before inclusion in 
the local plan and that these habitats are protected in perpetuity.   

EA - Sequential Test required.  It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met). There are concerns related to SWW infrastructure 
and a contribution may be required to address this.  The development of this site may result in 
enhancement of floodplain and watercourses.    

The site benefits from outline planning permission 16/02693/MAJ, granted on 24 January 2022.  

  

Policy GC18: Berry Knowles/A382 Corridor requires: Flood risk management to include:     

Inclusion of SuDS on site for the purpose of surface water drainage management; and     

A suitable buffer around Blatchford Brook and floodplain, with flood betterment (no net loss of 
floodplain storage) and no alteration to the bank or course of the river.    

  

All development pays financial contributions towards SWW infrastructure, and it is for SWW to 
then implement improvement works in accordance with their strategies.   

  

In addition, all sites within the Garden Community are subject to Policy GC5: Flood Risk 
Management and Resilience, which seeks to manage the current and future levels of significant 
flood risk in the Garden Community area – see Brunel Industrial Estate site. 

 

DCC - Historic Environment  
Site contains: prehistoric/Romano-British settlement enclosure; and industrial archaeology (below 
ground clay mining); historic farmsteads of Blatchford and Berry Knowles; ‘Berry’ place name 
suggests archaeology; and is adjacent to Roman road (Exeter Road). Pre-determination assessment 
and evaluation needed to inform masterplan and mitigation.   

This has been considered and the policy has been amended to reflect this issue. See policy GC17: 
Berry Knowles. 

 

HE - Historic England notes from the HELAA that there is the potential for heritage assets of 
archaeological interest to be affected by the proposed allocation. Assuming that the site 
requirements are intended to form the basis for criteria in a site-specific allocation policy, we 
support the site requirement for archaeological investigation to inform mitigation measures.  
  
However, we also note the close proximity of the proposed allocation to the grade II listed 
Blatchford Farmhouse, which along with a proposed employment site option, is likely to have a 
significant negative impact on its setting and significance. We further note the presence of the grade 
II registered Stover Park and several other listed buildings in the surrounding area. Given this, we 
consider that that a heritage impact assessment (HIA) should be undertaken to understand the 
impacts of the proposed allocation on the settings and significance of affected heritage assets.   
  
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised. This should also take account of other existing and proposed housing and 
employment site allocations that may affect the setting of Stover Park and its associated heritage 
asset designations.  

The site benefits from outline planning permission for 135 dwellings under reference 

16/02693/MAJ, granted on 24 January 202. This has established that the development of the site is 

acceptable in principle, including on the grounds of impacts on heritage significance.   

 

Policy GC17: Berry Knowles, A382 of the Proposed Submission Local Plan responds to the 

comments made by Historic England and requires the following: 

 

Design and layout solutions which conserve or enhance the significance of the Grade II Listed 

Blatchford Farm and its setting; and  

A layout informed by details of archaeological investigation, evaluation and mitigation, which 

shall inform the layout of the site. 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites. 
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In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.   

 

 

Object due to loss of grades 2 & 3 agri land, flooding and impacts on the setting of Blatchford 
Farm.  Concern about loss of agricultural land   
 

This has been considered and the allocation area has been amended to reflect only the area 
permitted in the 16/02693/MAJ planning permission. See policy GC17: Berry Knowles. 

 

 Concern about loss of greenfield site.  
Inappropriate land use due to lack of houses in this area  

The Local Plan's strategy for distributing development prioritises town centre brownfield sites. 
However, because of the high Government housing target some housing will have to go on 
greenfield sites. This is being located close to key centres where jobs and services are available, as 
well as a modest proportion to provide for the rural villages.   

244 - 276 Homes – Allotment allocation required @ 3.98% = 10 -11 250 Yard Plots.  The site is allocated for 135 dwellings including green infrastructure.  Policy DW3 sets out design 
standards for new development which includes allotment provision alongside residential 
development.  

NATC - The Town Council noted that outline planning consent for the development of this site had 
been granted and agreed.  

Agree with this statement. 

Opportunity to increase self build and affordable housing . This has been considered and the policy has been drafted to reflect this issue. See policy GC17: 
Berry Knowles.  

Lack of safe pedestrian route to town centre.  Lack of footways to school. Children should be able to 
walk to school 
 

This has been considered and the policy has been amended to reflect this issue. See policy GC17: 
Berry Knowles. It is also anticipated that A382 highway works including the Jetty Marsh ‘Phase 2’ 
improvements will significantly improve active travel access into Newton Abbot.  

NR - Any development of land which would result in a material increase or significant change in the 
character of traffic using rail crossings should be refused unless, in consultation with Network Rail, 
it can either be demonstrated that they safety will not be compromised, or where safety is 
compromised serious mitigation measures would be incorporated to prevent any increased safety 
risk as a requirement of any permission.  
  
There are three level crossings that will be affected by the above site options:  
 ·Teigngrace Footpath Crossing MOB 2m 23cns (affected by Berry Knowles/A382 Corridor)  
·Teignbridge TMOG crossing MOB 1m 52cns (affected by Berry Knowles/A382 Corridor Site)  
·Exminster Footpath Crossing MLN1 198m 38cns (affected by Santry’s Farm site)  
  
Network Rail has a strong policy to guide and improve its management of level crossings, which 
aims to; reduce risk at level crossings, reduce the number and types of level crossings, ensure level 
crossings are fit for purpose, ensure Network Rail works with users / stakeholders and supports 
enforcement initiatives. Without significant consultation with Network Rail and if proved as 
required, approved mitigation measures, Network Rail would be extremely concerned if any future 
development impacts on the safety and operation of any of the level crossings listed above. The 
safety of the operational railway and of those crossing it is of the highest importance to Network 
Rail.  
  
Level crossings can be impacted in a variety of ways by planning proposals:  
• By a proposal being directly next to a level crossing  
• By the cumulative effect of development added over time  
• By the type of crossing involved  
• By the construction of large developments (commercial and residential) where road access to and 

This has been considered and the allocation policy reflects the planning permission 16/02693/MAJ.  
It is also anticipated that A382 highway works including the Jetty Marsh ‘Phase 2’ improvements 
will significantly improve road and active travel access onto the A382 and A38, reducing trips 
towards Kingsteignton. 
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from site includes a level crossing   
• By developments that might impede pedestrians ability to hear approaching trains  
• By proposals that may interfere with pedestrian and vehicle users’ ability to see level crossing 
warning signs  
• By any developments for schools, colleges or nurseries where minors in numbers may be using a 
level crossing  
• By any development or enhancement of the public rights of way  
  
It is Network Rail’s and indeed the Office of Rail Regulation’s (ORR) policy to reduce risk at level 
crossings not to increase risk as could be the case with an increase in usage at the three level 
crossings in question. The Office of Rail Regulators, in their policy, hold Network Rail accountable 
under the Management of Health and Safety at Work Regulations 1999, and that risk control 
should, where practicable, be achieved through the elimination of level crossings in favour of 
bridges or diversions.  
  
The Council have a statutory responsibility under planning legislation to consult the statutory rail 
undertaker where a proposal for development is likely to result in a material increase in the rail 
volume or a material change in the character of traffic using a level crossing over a railway:-  
• (Schedule 4 (j) of the Town & Country Planning (Development Management Procedure) Order, 
2015) requires that “…development which is likely to result in a material increase in the volume or 
a material change in the character of traffic using a level crossing over a railway” (public footpath, 
public or private road) the Planning Authority’s Highway Engineer must submit details to both the 
Secretary of State for Transport and Network Rail for separate approval.  
  
We would appreciate the Council providing Network Rail with an opportunity to comment on any 
future planning policy documents. We look forward to continuing to work with you to maintain 
consistency between local and rail network planning strategy.  
Network Rail is a statutory consultee for any planning applications within 10 metres of relevant 
railway land and for any development likely to result in a material increase in the volume or a 
material change in the character of traffic using a level crossing over a railway. With this in mind 
any planned future development (both residential and employment) should take into account any 
adverse impact on railway. This might be an increase in the use of an existing level crossing. It could 
be that the predicted growth, may increase future demands at nearby stations which may, in turn, 
necessitate the need for enhancements to existing facilities such as waiting rooms, toilets and 
parking. Where there is an adverse impact on the operation of the railway, Network Rail will 
require appropriate mitigation measures to be delivered as part of the planning application 
process.  

Lack of nearby employment The site is very close to Newton Abbot and Kingsteignton.  A new employment allocation is being 
made nearby at Forches Cross.  

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, applications in progress or consented such as the Wolborough Barton, Langford Bridge 
and Houghton Barton sites are also in the catchment of these surgeries and will reduce that capacity 
considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery and 
Buckland Surgery.  

This has been considered and the plan seeks to maximise active travel and secure appropriate 
contributions to infrastructure and services. 
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Summary of comment  Council Response  Respondents’ unique 
ID 

To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Newton Abbot area.  

 Healthcare is already under extreme pressure and cannot cope with additional development  This has been considered and the plan seeks to secure appropriate contributions to infrastructure 
and services. 

 

 No infrastructure in area such as shop, pub, village hall, church, doctor or dentist.  The site is very close to Newton Abbot and Kingsteignton.  

 

Newton Abbot: Forches Cross 
Summary of comment  Council Response  Respondents’ unique 

ID 

Object due to loss of grade 3 agri land, visual prominence of site, and distance from town centre.  This has been considered and the site is alloscated for employment development.  The landscape 
assessment identified the site as having a low to moderate sensitivity. The site is on the existing 
edge of the town and considered suitable for employment development.  

12875211591  
12875207384  
12858866173  
12877801090  
12877789756  
12877733381  
12877717759  
12877645254  
12876821375  
12876760792  
12876797351  
12876802338  
12876800871  
12876774947  

 
The comments 
include 12 submitted 
by email, in post, or in 
person. 

Concern about loss of beautiful landscape  The site is considered to have a low to moderate landscape sensitivity. The policy GC20: North of 
Forches and Perry Cross, recognises the sites local landscape and heritage significance, requiring 
suitable design and layout solutions.  

Concern about harm to horseshoe bats, wild orchids and populations of crested 
newts.  Development in this area has already harmed wildlife and no more should be 
allowed.  Habitats should be protected and not developed.  Concern about loss of trees  
 
 
 

This has been considered and the plan policy includes wildlife protection and green infrastructure 
requirements including on this site. The Environment Section of policies also sets out a number of 
policies that protect specific elements of the natural environment.  

DWT - Making space for water – Step back development far enough from water to enable wildlife 
corridor and natural processes. If this cannot be achieved, site should not be considered.  
SAC Landscape Connectivity Zone – A382 crossing point should be considered.  
Species – GHB, cirl buntings, dormice and great crested newts – habitats required for all these in 
network.  

This has been considered and the policy GC20: North of Forches and Perry Cross includes wildlife 
protection and green infrastructure requirements on this site. 

Sibelco - Sibelco objects to the proposed allocation which would risk the permanent sterilisation 
nationally and internationally important ball clay resources.  
The site is located within the Minerals Safeguarding Area for ball clay resources as defined by Policy 
M2 of the DMP. It is located adjacent to Stover Quarry and north of Ringslade Quarry. Sibelco 
considers there is a high probability that economically viable ball clay resources exist across the 
whole of the proposed allocation, not just within the east of the site as incorrectly stated by TDC in 
the Site Option Consultation. Sibelco owns the mineral rights (Land Registry Title: DN591575) 
beneath the whole of the proposed allocation and the site has been identified as a future working 
area in the emerging Bovey Basin Strategy.  
Ball clay resources should be afforded the highest weight due to their international importance, 
therefore the site option should be discounted on the basis of the inherent conflict the allocation 
would have with the Development Plan and the NPPF.  

The site eastern half of the site within the minerals safeguarding area was allocated in the 2014 
Local Plan and now has suitable access via the Houghton Barton Link Road.  The additional western 
field within the allocation area expands the employment allocation and is outside of the Mineral 
Safeguarding area.   

 

The emerging Bovey Basin Mineral Strategy indicates this area will not be required for mining 
operations for a substantial period of time.  

RSPB - This proposed allocation will directly impact on at least one cirl bunting territory (as 
recorded in the last national survey in 2016). We recommend up to date survey and habitat 
compensation for loss via a developer contribution to Teignbridge District Council as per the cirl 
bunting planning guidance. In relation to bats, we recommend the flyway along the watercourse is 
safeguarded, including via a culvert under any link road, and that the foraging habitat is 

This has been considered and is addressed through EN12 (Legally Protected and Priority Species) 
and EN13 (European Wildlife Sites), as well as in GC20: North of Forches and Perry Cross.  

Commented [AL1]: check with Rachel at DCC if possible 
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Summary of comment  Council Response  Respondents’ unique 
ID 

safeguarded from development and from indirect effects (eg, lighting associated with the 
construction and operation of any development should this site be allocated).  

WT – We reject this site for inclusion in the local plan and call for in perpetuity protection of the 
area for the benefit of biodiversity due to the sensitive nature of the site's ecology. This site is 
within the South Hams SAC Landscape Connectivity Zone and has the presence of many protected 
species. We would ask that further ecological survey work is carried out on this site to ensure that 
minimal disturbance is made to the important ecology of this site before inclusion in the local plan 
and that these habitats are protected in perpetuity. We would ask that as a precautionary principle, 
a minimum of 50 metre buffer should be maintained between a development and any ancient 
woodland within the site, including through the construction phase, unless the applicant can 
demonstrate very clearly how a smaller buffer would suffice. A larger buffer would suffice. A larger 
buffer may be required for particularly significant engineering operations, or for after-uses that 
generate significant disturbance.   

This has been considered but the plan has not been amended because policies within the plan 
including EN12 (Legally Protected and Priority Species), EN13 (European Wildlife Sites), as well as in 
GC20: North of Forches and Perry Cross address these issues.  There is also a need for additional 
employment land as evidenced by the Economic Develpment Needs Assessment.  

EA - Sequential Test required.  It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met). There are concerns related to SWW infrastructure 
and a contribution may be required to address this.  The development of this site may result in 
enhancement of floodplain and watercourses.    

The site is allocated as an employment site, and includes land already allocated in the adopted 
Local Plan for employment purposes.   

  

All development pays financial contributions towards SWW infrastructure, and it is for SWW to 
then implement improvement works in accordance with their strategies.   

  

In addition, all sites within the Garden Community are subject to Policy GC5: Flood Risk 
Management and Resilience, which seeks to manage the current and future levels of significant 
flood risk in the Garden Community area – see Brunel Industrial Estate site.  

  

In addition, the supporting text of the policy outlines the opportunity to create a green corridor 
along Blatchford Brook for the benefit of wildlife and to minimise landscape impacts.  

  

All development will be subject to Policy EN6: Flood Risk and Water Quality, which sets out 
requirements for sequential and exception tests. 

If development were to take place in this location, it should be conceived as a stand-alone 
settlement with basic facilities. The countryside between it and other built-up areas should be 
protected.   

This has been considered and the policy proposes employment development rather than 
residential. See policy GC20: North of Forches and Perry Cross. 

DGT - We note that proposed allocations at Forches Cross, Cannon Road, Ilford Park, and Land North 
of Forches Cross A382 all affect the setting of Stover, an historic designed landscape included on the 
Register of Parks and Gardens at Grade II. We will expect to see detailed assessment of the impact of 
development at these locations on the nationally designated designed landscape as part of any 
proposals brought forward as part of the on-going Plan Review.  

This has been considered and the policy GC20: North of Forches and Perry Cross has been amended 
to reflect this issue. 

HE - Given the proximity of the proposed allocation to grade II registered Stover Park and its 
associated listed buildings, Historic England considers that a heritage impact assessment (HIA) 

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 
following is the Council’s response:  



       
 

26 
 

Summary of comment  Council Response  Respondents’ unique 
ID 

should be undertaken to understand the impacts of the proposed allocation on their significance and 
settings.   
  
We query if the archaeological potential of this allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to inform the allocation and its policy or if it can 
be prepared at a later date to inform development proposals.   
  
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised. This should also take account of other existing and proposed housing and 
employment site allocations that may affect the setting of Stover Park and its associated heritage 
asset designations.   
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.  

  

Policy GC20: North of Perry Cross and Forches Cross of the Proposed Submission Local Plan 
responds to the comments made by Historic England and requires the following:  

  

Design and layout solutions which conserve or enhance:   

local landscape character and recognises the site’s gateway status for Newton Abbot   

the heritage significance of Stover Registered Park and Garden, as informed by a Heritage Impact 
Assessment; and  

A layout informed by details of archaeological investigation, evaluation and mitigation.  

  

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 
impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 
would relate to any development affecting a heritage asset or its setting, including all allocated 
development sites.   

  

Comments on potential impacts on archaeological heritage assets were provided by Devon County 
Council Historic Environment Team at HELAA stage and when the draft sites were published. 

Concern about use of greenfield land.  The Local Plan's strategy for distributing development prioritises town centre brownfield sites. 
However, development will occur on greenfield sites. This is being located close to key centres 
where services are available.   

Concern about loss of agricultural land  This has been considered. The site is grade 3 which is not the best and most versatile agricultural 
land.  

279 - 360 Homes – Allotment allocation required @ 3.98% = 11 - 14 250 Yard Plots.  This has been considered but the site is allocated for employment development.  

NATC - The Town Council noted that given the site had already been granted approval for 
employment land that it should not be developed for housing and expressed concern that the site 
would not provide dwellings with necessary facilities.  

This has been considered and the site is allocated for employment development. 

Lack of pedestrian and cycle infrastructure, the creation of Houghton Valley Park should be brought 
forward to serve development, concern about location within South Hams SAC LCZ and distance 
from schools.   

This has been considered. The sites’ connections into Newton Abbot will be improved as the A382 
works progress and the Houghton Barton link road and development progresses. The site is 
allocated for employment development.  

If development were to take place in this location, it should be conceived as a stand-alone 
settlement with basic facilities. The countryside between it and other built-up areas should be 
protected.  

The sites’ connections into Newton Abbot will be improved as the A382 works progress and the 
Houghton Barton link road and development progresses. The site is allocated for employment 
development. 

Insufficient parking in new development  Parking standards are set in policy DW3 Design Standards. 

The loss of the natural beauty of the area and increased pollution will harm the health and wellbeing 
of local residents.  

This has been considered but the site is allocated because it is a suitable and sustainable location 
for employment development. See the Sustainability Appraisal for further information.  

Residents of development would be subject to pollution  This has been considered but the site is allocated because it is a suitable and sustainable location 
for employment development. See the Sustainability Appraisal for further information. 
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The site contains a playing field which should be retained unless surplus to requirement or replaced.  The site does not contain a playing field.  

Existing road does not have capacity for additional development.  Existing transport links do not have 
capacity for the development  

The Houghton Barton Link Road provides good access.  Bus services may improve when the link 
road is complete.  

Additional housing will not help the local economy  The site is allocated for employment development.  

Too far from town centre  The site’s connections into Newton Abbot will be improved as the A382 works progress and the 
Houghton Barton link road and development progresses. 

Healthcare is already under great pressure and cannot cope with additional residents.  This site is allocated for employment development.  

Depending on the type of employment use proposed this site option potentially triggers the 2km IRZ 
for Stover Park SSSI. 

Policy GC20: North of Forches and Perry Cross contains a requirement for: 
Specific ecological mitigations informed by a site level HRA to protect the integrity of the South 
Hams SAC.  
 
In addition, all development is subject to the provisions of: 

• Policy EN10: Biodiversity and Geodiversity 

• Policy EN11: Important Habitats and Features 

• Policy EN12: Legally Protected and Priority Species 

• EN13: European Wildlife Sites 

• EN14: Exe Estuary and Dawlish Warren and 

• EN15: South Hams SAC 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, applications in progress or consented such as the Wolborough Barton, Langford Bridge 
and Houghton Barton sites are also in the catchment of these surgeries and will reduce that capacity 
considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery and 
Buckland Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Newton Abbot area.  

This has been considered and the plan seeks to maximise active travel and secure appropriate 
contributions to infrastructure and services. 

 

Newton Abbot: West of Houghton Barton 
Summary of comment  Council Response  Respondents’ unique 

ID 

 Within the Critical Drainage Area of the River Lemon.  Concern about increase in flood risk to 
residents of Chipley   

This has been considered and the policy has been amended to address flood risk issues. See policy 
GC13: Bradmore New Neighbourhood.  

12860157559  
12850090517  
12846328749  
12778502291  
12762994373  
12754761728  
12742289233  
12866914812  
12877619874  
12877795885  
12877777497  
12877745268  
12877625931 
12877751635 

Development has potential to harm the ecology, drainage and water quality of the River Lemon.  This has been considered and the policy has been amended to address flood risk issues. See policy 
GC13: Bradmore New Neighbourhood. 

 Harm to protected species from loss of habitats. The Lemon is home to eels (an IUCN critically 
endangered species), otters, birds and bats. 
 

This has been considered and the policy has been amended to address this issue. See policy GC13: 
Bradmore New Neighbourhood. 

 Site is at risk from flooding.  Concern about flooding of River Lemon from development  
  

This has been considered and the policy has been amended to address flood risk issues. See policy 
GC13: Bradmore New Neighbourhood.  Also see the Strategic Flood Risk Assessment.  

  

Development would destroy the beautiful valley.  The quiet, agricultural character of the landscape 
along the Lemon Valley has already been harmed by recent development.  
 

This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   
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ID 

DCC - Minerals   
The ‘opportunities’ section of the site summary states, “The majority of the site is not subject to 
minerals constraints”.   
This site is entirely outside the Mineral Safeguarding and Mineral Consultation Areas and, 
therefore, as Mineral Planning Authority Devon County Council is supportive of this site option.    

The support for this development allocation is acknowledged. 12877732335 
12877659505 
12877614434 
12877569654 
12877556352 
12877543553 
12876964059 
12876774977 
12876774513  
 
The comments 
include 14 submitted 
by email, in post, or in 
person.  

Object due to visual prominence and harm to landscape. Lower parts of site could be developed to 
open up higher parts to public access. Would increase reliance on private car due to distance from 
town centre.  

The site landscape sensitivity is considered to be moderate. This has been considered and the 
allocation area within the settlement limit has been reduced to remove the higher areas of the site, 
which will be green infrastructure. The policy also seek to maximise active travel and improve bus 
services.  

NE - This allocation site option is within the setting of Dartmoor National Park, as such it should be 
supported by an assessment of landscape evidence to demonstrate whether development of this 
site can protect and enhance the character and natural beauty of the Protected Landscape.  

The site landscape sensitivity is considered to be moderate. This has been considered and the 
allocation area within the settlement limit has been reduced to remove the higher areas of the site, 
which will be green infrastructure. A Design Code is being prepared which will address detailed 
points relating to minimising landscape impact.   

 

Policy GC13: Bradmore New Neighbourhood includes the following criterion: 
 
Landscape mitigations, including avoiding development on the upper elevations of the site, to 
minimise potential landscape impacts on Dartmoor and other sensitive receptors, informed by a 
Landscape and Visual Impact Assessment. 

Object due to loss of grades 2 & 3 agri land, distance from town centre, and visible from distances.  This has been considered but the site is allocated because it is a suitable and sustainable location 
for development. The policy seeks to maximise active travel, improve bus services and mnimise 
landscape impact. See GC13: Bradmore New Neighbourhood and the Sustainability Appraisal for 
further information.   

DWT - Making space for water – Step back development far enough from water to enable wildlife 
corridor and natural processes. If this cannot be achieved, site should not be considered.  
SAC Landscape Connectivity Zone – A383 crossing point should be considered  
Species – GHB, cirl buntings, dormice and great crested newts – habitats required for all these in 
network.  

 This has been considered and the policy has been amended to address this issue. See policy GC13: 
Bradmore New Neighbourhood, EN11, EN12 and EN13. 

ACT - This massive area would need especially good corridors for wildlife and people. The retention 
and buffering of the existing ancient hedges, which are Priority Habitats, is particularly important 
on large development sites.  

This has been considered and the policy has been amended to address this issue. See policy GC13: 
Bradmore New Neighbourhood, and policies in the Environment section. 

 

WT – We reject the inclusion of this site in its current form and proposed some changes. The 
woodland within the site will diminish in ecological value due to increased footfall and dog walking. 
A full survey of ancient and veteran trees should be made within the planned allocation, and the 
precautionary principle outlined above for a 50m buffer should be made between the woodland 
areas and any development.  

This has been considered but the site is allocated because it is a suitable and sustainable location 
for development. A Design Code is being prepared to address detailed matters. The woodland is 
private land and is not currently part of the site.   

EA - Sequential Test required.  It is likely that part of the site will be suitable for residential 
development (if the requirements can be met), but a sequential approach will need to be taken to 
the layout to ensure that the Holbeam Dam storage area is safeguarded from development.  There 
are concerns related to SWW infrastructure.  Contributions towards works to the Holbeam Dam 
and sewage infrastructure may be required.  The development of this site creates an opportunity to 
create a Valley Park and utilise NFM measures, which may have a positive impact on flood risk, 
biodiversity and water quality.    

Land to the south of the A383 is not included within the site to ensure that there would no conflict 
with land required to safeguard the functioning of Holbeam Dam.  In addition, the allocation policy 
requires contributions towards improvements at Holbeam Dam.  
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All development pays financial contributions towards SWW infrastructure, and it is for SWW to 
then implement improvement works in accordance with their strategies.   

  

All sites within the Garden Community are subject to Policy GC5: Flood Risk Management and 
Resilience, which seeks to manage the current and future levels of significant flood risk in the 
Garden Community area – see Brunel Industrial Estate site. This includes pursuing opportunities to 
create water compatible parks, open spaces and restored river corridors.  

  

All development will be subject to Policy EN6: Flood Risk and Water Quality, which sets out 
requirements for sequential and exception tests. 

 Large scale housing is out of keeping with the character of the area, which is of small groups of 
houses  
Development of the site would result in ribbon development along the A383 from Newton Abbot to 
the A38  

This has been considered but the site is allocated because it is a suitable and sustainable location 
for development. See the Sustainability Appraisal for further information.   

DCC  
Extensive site containing one known prehistoric/ Romano-British settlement enclosure. High 
potential for further archaeology of Prehistoric. Roman and medieval date.  
Pre-determination assessment and evaluation needed to inform masterplan and mitigation. 3km 
from centre of Newton Abbot. Adjacent to frequent bus route with main links (routes run to the 
south of site). 5km from Newton Abbot Station. Covered in the LCWIP NA1 Proposals, in 
particular, the proposal - Extension of cycle track for approximately 1km west along the A383 to Mill 
Cross. West of this point quiet lanes can be used to reach Bickington and Ashburton on the ‘Marble 
Way’. Initial reviews indicate there may be the potential to provide within the existing wide verge. 
The South side of the development being closest is roughly 5km from Newton Abbot town centre, 
but the north side is much more rural and given such a large site, it would take much longer. 
Ashburton Road (A383) runs to the south of site.  
Roads which run to the east, west and through the site are single track, with passing places. Site lies 
immediately west of the land allocated as NA1 Houghton Barton in the existing Local Plan. 
Relationship with other projects is regarding cycling and walking links, and are discussed in Active 
Travel box.  

These points have all been considered and the policy has been amended to reflect and address the 
issues raised. See policy GC13: Bradmore New Neighbourhood. 

HE - Historic England notes and generally agrees with the heritage and archaeology comments in the 
HELAA, which appear to have been largely carried over into the proposed site allocation and the 
associated site requirements (assuming these are intended to form the basis for criteria in a site-
specific allocation policy).   
  
However, we are, however, concerned to see that the recommendation to amend the southern 
boundary of this allocation in order to conserve the setting of the grade II listed Ingsdon Mill and Mill 
House does not appear to have been addressed.   
  
Given this and concerns about the potential impacts on the settings and significance of the grade II 
listed Ingsdon Manor and Seale-Hayne Faculty, we consider that that a heritage impact assessment 
(HIA) should be undertaken to understand the impacts of the proposed allocation on the settings 
and significance of affected heritage assets.  

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 

following is the Council’s response: 

 

The southern boundary of the site has been amended and does not extend beyond the A383.  It no 

longer includes the listed buildings referred to in Historic England’s comments. 

 

Policy GC13: Bradmore New Neighbourhood of the Proposed Submission Local Plan responds to the 

comments made by Historic England and requires the following: 

 

Design, layout and landscaping solutions which will conserve or enhance the significance of 

heritage assets, specifically of Grade II Ingsdon Mill and Mill House and Grade II Seale Hayne; and 

A layout informed by details of archaeological investigation, evaluation and mitigation. 
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The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised. This should also take account of other existing and proposed housing 
and employment site allocations that may affect the settings and significance of these listed 
buildings.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development. It can also identity the need f or 
additional criteria in the site-specific allocation policy, such as design or other mitigation measures, 
as well as for other matters such as townscape, local character and distinctiveness.  

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites. 

 

 

Concern about the loss of agricultural land  This has been considered but the site is allocated because it is a suitable and sustainable location 
for development. See the Sustainability Appraisal for further information.   

Concern about the loss of greenfield land.  Development on greenfield sites should only take place 
after development on brownfield sites  
 

The Local Plan's strategy for distributing development prioritises town centre brownfield sites. 
However, because of the high Government housing target some housing will have to go on 
greenfield sites. This is being located around key centres where jobs and services are available, as 
well as a modest proportion to provide for the rural villages.  

Would result in large scale development served by only limited facilities and result in reliance on 
car to access town centre. If to proceed, development would need to provide additional community 
facilities. Concern about impacts on South Hams SAC LCZ. Important to retain vistas an open spaces 
and consider impacts on Holbeam Dam. Questions the incorporation of employment sites within 
residential development, that may attract additional traffic.  

These points have all been considered and the policy has been amended to reflect and address the 
issues raised, including requirement of schools and shops and active travel connections. See policy 
GC13: Bradmore New Neighbourhood. 

 

All housing should be carbon neutral  This issue has been considered. See policy CC2 which requires lower carbon development, and 
residential development to be carbon neutral by 2028. 

 Extent of housing is excessive. The number of homes is too high to supply local only need.  
  

This has been considered and the allocation area and housing number is reduced from the 2021 
consultation.  

Should provide more affordable housing.   
Housing should be in response to local need, prioritising affordable homes to buy or rent.  
Most young people cannot afford new homes. 

This has been considered and the plan includes affordable housing requirements including on this 
site. 

Most new homes are purchased by incomers  This has been considered and the plan has been amended to prevent second homes in new build 
developments (see Policy H1 Land for New Homes).  However, it is not possible to prevent people 
in open market housing moving around the country as they wish.  

If development were to take place in this location, it should be conceived as a stand-alone 
settlements with basic facilities. The countryside between it and other built-up areas should be 
protected.  

This has been considered and green infrastructure and considerations such as education have been 
included in policy GC13: Bradmore New Neighbourhood.  However, consideration of a countryside 
break between the development and other built-up areas is to be determined separately by a site 
Design Code which is being prepared.  

NATC - The Town Council agreed with the development of this site as it optimised the potential 
benefit of dwellings on a larger scale and ensured the provision of associated community facilities 
due to its scale. However, the Town Council added that long-term sustainable transport and bus 
route must be included in the proposals together with access to local primary education.  

The support for this development allocation is acknowledged.  The important points about public 
transport and education are addressed in GC13: Bradmore New Neighbourhood.  

High density development would result in the loss of existing green spaces  This has been considered but the site is allocated because it is a suitable and sustainable location 
for development. See the Sustainability Appraisal for further information.  

Harm to health and wellbeing of residents from urbanisation of a rural area.  This has been considered and the plan includes significant green infrastructure requirements on 
this site.  

Recent development have lacked green spaces  Policy DW3 sets out sufficient green space requirements for new developments. Policy GC13: 
Bradmore New Neighbourhood explains this further for the Bradmore area.  
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Prolonged disturbance for local residents from length of time to construct such a large 
development.  

This has been considered but the site is allocated because it is a suitable and sustainable location 
for development. It is likely that a Construction and Environment Management Plan will be 
required to minimise such impacts.  

Harm to health and wellbeing of local residents from additional traffic on local lanes that are used by 
local residents for walking and cycling.  

This has been considered and the plan including policy GC13: Bradmore New Neighbourhood has 
been amended to address these issues, including through improved highways and active travel 
connections. 

Substantial green corridors should be included in development  This has been considered and the policy has been amended to address this issue. See policy GC13: 
Bradmore New Neighbourhood. 

All new dwellings in Teignbridge in the plan period should provide for new or enhance existing 
sport and recreation facilities to help create opportunities for physical activity whilst having a major 
positive impact on health and mental wellbeing.  

This has been considered and the policy has been amended to address the issue of recreation and 
green infrastructure. See policy GC13: Bradmore New Neighbourhood.  

The site contains a playing field which should be retained unless surplus to requirement or replaced.  The policy requires that the sports pitches are retained for community use. 

Lack of sustainable transport links.  Bus use is often too expensive for families and car use is 
cheaper.  

This has been considered but the site is allocated because it is a suitable and sustainable location 
for development. See the Sustainability Appraisal for further information. 

A383 is dangerous and cannot accommodate additional traffic, especially when entering Newton 
Abbot.  Question why more development is being proposed when so much has taken place along 
A383.  
Development would increase car travel due to distance from facilities.  Too far from town centre. 
Site is too far from community facilities.  Walking and cycling are unlikely due to topography  

This has been considered and the plan including policy GC13: Bradmore New Neighbourhood has 
been amended to address these issues, including through requirement of improved highways and 
active travel connections.  A Design Code is being developed which will also help to address the 
issue. Opportunities for improving connectivity include improving links along the A383, Howton 
Road and along the Link Road to the A382. The policy also requires improvements for Bus services.   

Lack of employment development alongside residential  See the employment sites which are allocated in the plan, including policy GC20 Forches Cross 
which is nearby.  

Lack of capacity in doctors and hospitals  NHS evidence has been considered and the plan seeks to secure appropriate contributions to 
infrastructure and services. 

Lack of capacity in local schools harms existing children’s learning from increase in class size.  Education Authority evidence has been considered and the plan seeks to secure appropriate 
contributions to infrastructure and services. Policies also safeguard land for schools, including 
Policy GC13: Bradmore New Neighbourhood. 

Lack of infrastructure provided when new development takes place puts undue pressure on existing 
infrastructure.  Infrastructure needs to be provided to serve new development.  Recent large scale 
development in this area has put existing schools and services, including broadband, under undue 
pressure and they cannot cope with additional development.  

This has been considered and the plan seeks to secure appropriate contributions to infrastructure 
and services, including health and education. There is no known evidence that broadband 
infrastructure is unable to cope.  

NG - 400Kv Overhead Transmission Line crosses site. It is National Grid policy to retain existing 
overhead lines in-situ.  The statutory safety clearances between overhead lines, the ground, and 
built structures must not be infringed. Where changes are proposed to ground levels beneath an 
existing line then it is important that changes in ground levels do not result in safety clearances 
being infringed. National Grid can, on request, provide to developers detailed line profile drawings 
that detail the height of conductors, above ordnance datum, at a specific site.  

Policy GC14 (Bradmore) proposes a clearance of 30m for residential dwellings to overhead 400kv 
transmission lines.  

Empty shops in Newton Abbot should be used for housing  Empty shops and buildings already benefit from permitted development rights to convert to 
housing in most circumstances.  The Council supports conversion of empty buildings in suitable 
locations. However, it is important to protect shops in the primary shopping areas.  

 The landowner of Ingsdon Lodge and Bradmore’s Wood advises that this part of the site should not 
be included.  

This land is excluded from the allocation area.  
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Newton Abbot: Milber 
Summary of comment  Council Response  Respondents’ unique 

ID 

 Must ensure that Greater Horseshoe Bat mitigation is in place prior to the start of development.  This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  
Please refer to the Sustainability Appraisals for further information. 

12875613299  
12871141307  
12765632557  
12877819328  
12877796678  
12877777731  
12877734847  
12877746612  
12877600033  
12877561711  
12877535661  
12877537120  
12876987678 
12876976393 
12876844996 
12876942885 
12876926703 
12876931113 
12876911254 
12876922298 
12876857791 
12876847226 
12876830932 
12876798006 
12876772543  
 
The comments 
include 10 submitted 
by email, in post, or in 
person.  

 Harm to wildlife from light pollution   

 Would be development on a ridgeline within the Undeveloped |Coast   

the ridge along Long Lane be an urban/open countryside buffer zone   

Questions how more housing and car use is consistent with the vision of “nurture an environment 
in which both people and nature can thrive”.  

 

DCC - Minerals  
The site summary states there are no mineral constraints affecting the site. This is incorrect. The 
southern half of this site option is located within the aggregates Mineral Safeguarding Area and 
Mineral Consultation Area. As such Devon County Council objects to the inclusion of this site on the 
basis that development would sterilise minerals and has the potential to constrain future working 
within other parts of the Mineral Safeguarding Area. It is open to Teignbridge to commission a 
Mineral Resource Assessment to establish the potential economic value of the sand and gravel 
resource if it wishes to pursue allocation of this site.  

 

Small number of social houses would be acceptable but concern about impacts on setting of Milber 
Camp, speed of traffic and loss of grade 2 agri land.  

 

DWT - Species – GHB, dormice and great crested newts – habitats required for all these in network.   

Site would need to be screened from the valley.   

WT – We ask that careful consideration is given to the inclusion of the site due to its ecological 
sensitivity and habitat provision for protected species.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.   

 

DCC - Historic Environment  
Proximity to Milber Camp Scheduled Monument. High potential for prehistoric and Romano-British 
archaeology. Requires pre-determination assessment and evaluation to inform masterplan and 
mitigation.   

 

HE - Historic England was unable to find the relevant heritage and archaeology comments in the 
HELAA f or this proposed allocation. Based on the heritage information in the draft Local Plan, 
however, we generally agree that siting a small, sensitively designed, development in the northern 
part of the site may be possible in terms of impacts on the setting and significance of the Scheduled 
Monument Milber Down camp.  
  
However, we consider that a heritage impact assessment (HIA) should be undertaken to understand 
the impacts of the proposed allocation on the settings and significance of this heritage asset. It 
should also make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised, especially in potential combination with the proposed South of Aller and 
Zig Zag Quarry allocations.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development. It can also identity the need f or 
additional criteria in the site-specific allocation policy, such as design or other mitigation measures, 
as well as for other matters such as townscape, local character and distinctiveness.  
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Summary of comment  Council Response  Respondents’ unique 
ID 

Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include siting development towards the northern 
end of the site and the need to conserve and enhance the setting of the Scheduled Monument 
Milber Down camp as well as for any other design or other mitigation measures as maybe identified 
in the HIA.  
  
We also query if the archaeological potential of this allocation site has been assessed as appears to 
have been done for most sites in the HELAA. If not, this should be undertaken with an indication of 
whether any archaeological assessment and evaluation should be carried out now to inform the 
allocation and its policy or if it can be prepared at a later date to inform development proposals. 
This could then be added into the site requirements if necessary.  

10 Homes - Allotment allocation too small to be considered.  

 An opportunity to offer a site for affordable housing to an innovative, design led social housing 
builder.  

 

Site should be mix of housing and employment   

10 houses seems a modest number for the site size.  May set precedent for development in excess 
of the 10 units proposed. 
 

 

 Site could be mix of affordable housing and employment   

The houses should be affordable to those working locally   

Houses in this location, with estuary views, will not be affordable.   

NATC - The Town Council agreed with the proposed housing development for this site with 
provision to retain and incorporate the playing field rather than commercial or industrial use.  

 

Concern about loss of open space that is popular site for football, walking and  dog walking. The site 
contains a playing field which should be retained unless surplus to requirement or replaced.  

 

Additional cars will increase air pollution   

Sustainable travel highly unlikely due to topography, therefore development will be car reliant   

Development will exacerbate congestion at Penn Inn roundabout   

Concern about the use of Long Lane as a rat-run if it is improved and tarmacked.   

Too far from town centre   

Question why previous employment site now proposed as housing   

Health centres do not have capacity for the development   

Lack of capacity in local school   

Children should not be forced to travel to Canada Hill a school, as this would prevent out-of-school 
socialising  

 

NG - Gas Transmission Pipeline,High-Pressure Gas Pipelines form an essential part of the national 
gas transmission system and National Grid’s approach is always to seek to leave their existing 
transmission pipelines in situ. Contact should be made with the Health and Safety Executive (HSE) 
in respect of sites affected by High-Pressure Gas Pipelines.  
National Grid have land rights for each asset which prevents the erection of permanent/ temporary 
buildings, or structures, changes to existing ground levels, storage of materials etc. Additionally, 
written permission will be required before any works commence within the National Grid’s 12.2m 
building proximity distance, and a deed of consent is required for any crossing of the easement.  

 

NHS - This potential site is served by four GP surgeries. These surgeries have an excess of capacity 
as of August 2021 to absorb a patient list size increase from this potential site.  
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Summary of comment  Council Response  Respondents’ unique 
ID 

Whilst is appears unlikely that based upon this village a developer contribution would not be 
required, due to all the other potential developments in nearby towns and villages that share the 
same GP footprint, it is very likely that a primary care developer contribution will be required.  

 

 

Newton Abbot: Chercombe Bridge Road 
Summary of comment  Council Response  Respondents’ unique 

ID 

This skyline development would harm the landscape  This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  
Please refer to the Sustainability Appraisals for further information. 

12877552206  
12876558415  
12875216621  
12859137494  
12856177148  
12791871089  
12877824781  
12877822121  
12877785082  
12877753534  
12877708593  
12877723651  
12877680786  
12877648844 
12877646324 
12877596881 
12877614517 
12877612147 
12876883822 
12876837449 
12876824145 
12876803525 
12876793136  
 
The comments 
include 17 submitted 
by email, in post, or in 
person.    

 Harm to protected species including skylarks, deer, badgers, foxes, hedgehogs, toads, bats. bees, 
butterflies, moths, sloworms, woodpeckers, Canada Gees, Starlings, sparrows, buzzards and 
sparrowhawks   

 

Concern about proximity to the SSSI   

Wildlife mitigation should be undertaken prior to development   

Hedges and woodlands should be protected as habitats.   

 If road widening is undertaken, this will result in loss of hedges and habitats.   

Concern about surface water run off due to steep topography   

The site includes extensive species-rich limestone grassland, which is rare and should be protected,   

Landscape character harmed when viewed from Highweek through to Seale Hayne.   

DCC - Minerals  
This site is split into two parcels of land, both of which are located within the Mineral Consultation 
Area for aggregates. The southern part of the larger parcel of land extends in close proximity to the 
Mineral Safeguarding Area. This area of land forms a buffer from the area of known resource and 
its development would remove this buffer and this could result in nuisance complaints if the area 
were to be worked in the future. There would be an objection under Policy M2 of the Devon 
Minerals Plan if development were to constrain future mineral development. A Mineral Resource 
Assessment would be required to establish the likelihood of future limestone extraction in the area. 
It may be possible for the northern part of the site to be developed but the southern section should 
be avoided.  

 

The larger, eastern part of the site is extremely sensitive, forming part of the rural backdrop of 
Bradley Valley and Highweek. If the southern part of it were developed, the town would spill into 
the sensitive landscape of the Lemon Valley. It is not clear why the central part of the site has been 
marked as a school site option – this would clearly not be acceptable. Any development on the 
western part of the site should be restricted to the lower, north-eastern part.  

 

DWT - This site is likely to impact on designated sites at Broadbridge Woods Ancient Woodland, the 
River Lemon Valley Woods SSSI, Littlejoy Plantation CWS.   
It is also DWT would expect to see a substantial corridor on the southern edge of this site given 
over to woodland planting with species-rich grassland and dark corridor – to protect integrity of 
SSSI and nature of Lemon Valley including for GHB. If this cannot be achieved, site should not be 
considered.  
Further NRN features across site.  

 

WT - We accept the inclusion of this side, however we would ask that provision is made as above to 
create a buffer between any development and the protected sites that neighbour this site. This 
buffer zone should also be included in these protections to ensure that future development does 
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Summary of comment  Council Response  Respondents’ unique 
ID 

not encroach or give further impact to these important designated areas. In order to do this, this 
area could be designated as village green or an area of commons to ensure it is protected in 
perpetuity.   

Unacceptable development on skyline   

Site contains significant ridge feature and circular mound features one of which (the most south 
easterly) is said locally to be possibly an ancient burial mound.  

 

DCC - Historic Environment   
Site contains known prehistoric/Romano-British settlement enclosure and possible Bronze Age burial 
mounds or natural outcrops. Potential for further archaeology to be identified. The setting of Berry’s 
Wood hillfort Scheduled Monument may need to be considered. Need pre-determination 
assessment and evaluation to inform masterplan and mitigation.   

 

DGT - The proposed allocations at Chercombe Bridge Road and Canada Hill in Newton Abbot have 
potential adversely to impact on the setting of Bradley Manor.  

 

NATC - The Town Council gave consideration to the site in terms of the potential affect 
development would have on the existing ‘sky line’, the proximity to the monument as a heritage 
asset and therefore objected to development of this site.  

 

HE - While Historic England notes and largely agrees with the comments in the HELAA and the 
associated site requirement for archaeological investigation, we consider that the site requirements 
should include the need to conserve and enhance the setting and significance of the adjacent 
Scheduled Monument Berry’s Wood earthwork(assuming these are intended to form the basis for 
criteria in a site-specific allocation policy).  
  
In our view, the site requirements should also include need to conserve and enhance the setting 
and significance of the Scheduled Monument Milber Down camp, especially given the proximity of 
this proposed allocation to existing allocation NA6.  

 

Concern about loss of agricultural land   

 There are many old limestone quarries around this area, making it of historical value.   

 Concern about loss of greenfield site   

Too much greenfield development proposed when brownfield land is available.   

170 – 256 Homes - Allotment allocation required @ 3.98% = seven - ten 250 Yard Plots.   

Housing should include solar panels and reduce carbon footprint.   

Harm to views from Highweek   

Housing should also be for local people and not sold off to house people from other councils.   

No need for the housing numbers set by government   

Second homes should be reclaimed for housing for local people   

Development should be taller to utilise less greenfield land.   

Development should include employment opportunities to reduce the need to commute to work.   

Should prevent second homes being bought   

Should limit homes to local people   

Harm to health and wellbeing of local residents from loss of green spaces, views from footpaths and 
urbanisation.  

 

Development would be imposing upon the existing residents and too close, as they are likely to be 
situated on the lower part of the site, adjacent to existing homes.  

 

The steep site would not result in useable gardens   

Poor access to the site along narrow and dangerous lane   

 Local roads do not have capacity for additional traffic   



       
 

36 
 

Summary of comment  Council Response  Respondents’ unique 
ID 

 Additional traffic will worsen congestion on Ashburton Road   

If road widening is undertaken, this will result in loss of hedges and habitats.   

There is no "traffic free cycle route" along Ashburton Road.   

DCC - 2km from centre of Newton Abbot. 500m to bus stop with frequent services and main   
links served at main hours. Route runs to the north of the site. Current project of Bradley Lane bus 
link might be applicable to this site. 2.5km from Newton Abbot Station but 500m to bus 
connections to train. Close to traffic free cycle routes and most key amenities accessible by foot. 
Easy walk/cycle into town centre and also a few local shops and schools scattered around in this 
sub-urban location of N.Abbot which could serve as employment opportunities. Access to the site is 
constrained at the point where Chercombe Bridge Road leaves Orchard Road, just to the south of 
the A383. This may involve third party land. Roads which run to the east and west are narrow and 
unclassified, 60mph, with no footways or lighting. Therefore, carriageway widening would be 
required. Site lies to the west of the existing Local Plan development allocation NA6: Bradley 
Barton. Other current projects which may be applicable: Bradley Lane bus link.  

 

Local shops are expensive and small and their presence will not reduce car journeys  

 The expectation that Canada Hill School provides places for this development creates a significant 
traffic issue for the village of East Ogwell.  

 

Infrastructure must be in place before homes are occupied   

   
Development would need a dedicated new sewage treatment works or either pumping or 
tunnelling to reach the sewer under Ashburton Road.  

 

 Question whether existing sewers would be adequate to take the increased flow and similarly the 
existing sewage treatment works  

 

Area is already lacking doctor, dentist, village hall, church, pub, shops etc   

The reference to proximity to bus and railway services ignores how accessible these facilities are.   

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 
2021. However, consented and commenced sites that are also in the catchment of these surgeries, 
reduce that capacity considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, 
Kingskerswell and Ipplepen Health Centre and Kingsteignton Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Highweek area.  

 

EA - We would advise against allocating sites where it is not possible to discharge foul drainage to 
the mains sewer, unless there are exceptional reasons for doing so.  Development of this site 
provides little opportunity for improvement of the water environment.   

 

 Too much recent development along Ashburton Road   

 The NE site boundary is inaccurate and includes private residential gardens    

 Every household in Teignbridge should be posted a summary of the Plan for consultation   

Whilst homes are empty for much of the year (second homes) in much of Devon there should be no 
developments on Green field sites  

 

Inaccurate plotting of site - includes part of rear garden of 40 Shobbrook Hill.   
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Newton Abbot: Priory Road 
Summary of comment  Council Response  Respondents’ 

unique ID 

Development would harm landscape character  This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

 

12876893763  
12757096476  
12756216904  
12750562676  
12741225498  
12877846347  
12877811077  
12877801496  
12877640669  
12877550911 
12877506042 
12877477696 
12876539986 
12876986814 
12877003630 
12876513266 
12876766308  
 
The comments 
include 464 
submitted by email, 
in post, or in person. 

Development would harm the landscape setting of Abbotskerswell from loss of physical undeveloped 
green space between Newton Abbot and the village. This setting has already been affected by 
allowing NA3.  

 

 Local roads have a history of flooding and development would increase sewage entering local 
watercourses   

 

 Green spaces around Abbotskerswell should not be built on   

Harm to biodiversity and protected species including cirl buntings and greater horseshoe bats   

Concern about harm to South Hams SAC LCZ   

Need to create dark bat corridors   

Concern about loss of hedges and wildlife habitats   

Harm to SAC GHB population form harm to flyway for GHB running east-west from Conitor Quarry 
roost which is already heavily impacted by NA3, and loss of surrounding foraging habitat.   

 

Harm to foraging land used by Lesser Horseshoe Bats from roost at Conitor   

Need to maintain habitat connectivity between Decoy Country Park and the wider countryside   

Concern about harm to Forde Fields CWS, Kingskerswell Fields UWS rassland/heathland) and Priory 
Road OSWI   
flower-rich pasture  

 

Potentoial harm to Wolborough Fen SSSI and woodlands at Decoy   

Steep valley site with water courses not ideal for development   

DCC advises There are various watercourse running across the proposed development site. Any 
development of the site would  
be required to respond appropriately to these watercourses and ensure appropriate drainage 
arrangements are  
implemented to ensure there is no impact on the risk of flooding at the site or further downstream.  

 

Unsuitable topography – would increase need for unsustainable earth movement   

Development close to Flood Zones 2 and 3 will disrupt natural water flow, putting railway line and 
Kingskerswell Road at risk from flooding,  

 

NE - Northern part of the site is within the 500m IRZ for Wolborough Fen SSSI and a large part of the 
central section is within the 1km IRZ.  

 

RSPB - This proposed allocation will impact on habitat within at least two cirl bunting territories (as 
recorded in the last national survey in 2016). We recommend cirl buntings are included in the 
Ecology sensitivities  
section. If this proposed site goes forward as an allocation, we recommend up to date survey and 
habitat compensation for loss via a developer contribution to Teignbridge District Council as per the 
cirl bunting planning guidance.  

 

WT – We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species.   

 

EA - Sequential Test required. It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met) Sequential Test required.  It is likely that only a part 
of the site will be suitable for residential development (if the requirements can be met). There are 
concerns related to SWW infrastructure and a contribution may be required to address this.  The 
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Summary of comment  Council Response  Respondents’ 
unique ID 

development of this site creates an opportunity to create Valley Parks, which may have a positive 
impact on flood risk, biodiversity and water quality.    

Large scale development would harm the historic village character of Abbotskerswell   

 Harm to the setting of Abbotskerswell from loss of physical undeveloped green space between 
Newton Abbot and the village. This setting has already been affected by allowing NA3.  

 

Loss of the rural setting of Abbotskerswell   

 Significant harm to the setting of Grade II* The Priory   

Harm to the setting of Grade I Listed Church at Wolborough   

Site includes old carriage drive of listed building   

DCC advises South end of site contains relatively intact medieval field pattern. Presence of industrial 
archaeology (clay pits)  
and Ford Leat. Potential for further prehistoric, medieval and paleoenvironmental evidence. Need 
predetermination  
assessment and evaluation to inform masterplan and mitigation.  

 

HE - Historic England notes and agrees with the concerns in the heritage and archaeology comments 
in the HELAA about the potential for harm to the setting and significance of the grade II* St 
Augustine’s Priory, given the proximity of the proposed allocation and the cumulative impact of this 
allocation in combination other proposed allocations and the existing allocation NA3. We also have 
concerns about the potential for negative impacts on the settings of the Abbotskerswell, 
Wolborough Hill and Forde Park Conservation Areas and the Scheduled Monument Milber Down 
camp.  
  
We consider that a heritage impact assessment (HIA) should be undertaken to understand the 
impacts of the proposed allocation on the significance and settings of affected heritage assets.  
  
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised. This should also take account of other existing and proposed housing and 
employment site allocations.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development.  
  
In the event that the HIA supports the principle of this allocation and assuming that the site 
requirements are intended to form the basis for criteria in a site-specific allocation policy, we 
support the site requirements that seek a landscape led scheme, the retention of existing 
vegetation, the retention of undeveloped areas to conserve the setting of The Priory and 
archaeological assessment and investigation. However, we also consider that the site requirements 
should include the need to conserve and enhance the settings of affected conservation areas, 
matters related to townscape, local character and distinctiveness, as well as f or any other design or 
other mitigation measures as maybe identified in the HIA. Reference to the relevant, adopted 
Conservation Area Character Appraisals are likely to be of assistance here.  

 

The use of brownfield land should be prioritised   

Object to the loss of greenfield land   

Concern about the loss of agricultural land   

Devon County Council has no objection to the inclusion of this   
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Summary of comment  Council Response  Respondents’ 
unique ID 

site on minerals grounds due to distance from the safeguarded area and the current impact of 
existing built  
development and existing site allocations.  
  

 Affordable housing and homes that can be rented out at affordable prices should be prioritised in 
this low income/low employment area.  

 

 Only social housing should be built   

 Existing empty homes should be brought back into use, rather than new houses built   

The government’s standard method calculation is flawed   

Excessive number of homes proposed   

The Neighbourhood Plan sets out that there is a need for only 20 affordable homes in the village.   

Newton Abbot town centre has improved immeasurably in recent years, with some exceptions 
beyond the control of the council (eg closure of Marks & Spencer). The trend of improvement 
should be prioritised with more employment opportunities and use of buildings as housing if this 
would also help to deal with anti social behaviour.   

 

NATC - The Town Council acknowledged the site was in the neighbouring parish of Abbotskerswell 
but that outline consent had been granted and agreed to the development of the site.  

 

 Anything other than a handful of houses would be detrimental to the health and well being of the 
local inhabitants  

 

 Any development to the east of Kingskerswell Road would result in the loss of land from the Aller 
Valley Country Park designation.  

 

 Increase in traffic from new development will increase air pollution   

350 Homes - Allotment allocation required @ 3.98% = fourteen 250 Yard Plots.   

 Firestone Lane and Stonemans Hill are single track roads that cannot handle any more traffic.   

 Priory Road is a narrow lane and cannot cope with additional traffic   

Congestion on local lanes will be exacerbated by new development.   

 The existing local lanes are too dangerous to walk and cycle along and additional traffic will make this 
worse.  

 

Lack of sustainable travel links   

Distance from the railway will result in car reliant development   

DCC advises - 2.5km from small local centre (Kingskerswell).  
Roughly 3km from centre of Newton Abbot. No bus routes or bus stops close to site. Closest bus  
stops/routes are 2km away, in either Kingskerswell or Abbotskerswell, which are they well served 
and frequent services. 2km from Newton Abbot Station, but could  
be linked up with active travel.  

 

Network Rail is a statutory consultee for any planning applications within 10 metres of relevant 
railway land and for any development likely to result in a material increase in the volume or a 
material change in the character of traffic using a level crossing over a railway.  

 

 Lack of local employment results in commuting to Plymouth and Exeter  
  

 

 Newton Abbot town centre has improved immeasurably in recent years, with some exceptions 
beyond the control of the council (eg closure of Marks & Spencer). The trend of improvement 
should be prioritised with more employment opportunities and use of buildings as housing if this 
would also help to deal with anti social behaviour.  

 

 Lanes around Abbotskkerswell are used as rat runs when main roads are congested and additional 
development will make this worse.  
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Concern about distance from main employment opportunities in Exeter   

Lack of capacity in local school  
  

 

Lack of capacity in GP surgery   

Lack of capacity in hospitals   

Lack of infrastructure to support the number of new homes proposed.   

Development would be reliant of infrastructure provided by NA3 which is not yet built.   

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  
These sites along with the Denbury, Ipplepen, Ogwell and Highweek sites will generate an overall 
capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Kingskerswell and 
Ipplepen Health Centre and Kingsteington Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Abbotskerswell area.  

 

 Lack of evidence that this is sustainable development   

 Contrary to the Neighbourhood Plan which sets out a need for 20 affordable homes only   

 Objects   

Support for site from agent for landowner   

Excessive scale of development fopr village of Abbotskerswell   

APC - Object to loss of separation between NA and Abbotskerswell and loss of village character, 
harm to setting of grade II* The Priory, lack of sustainable travel links and distance from station 
would result in additional reliance on cars and increase in CO2 emissions, concern that steep 
topograpohy of part of site would result in excessive earth movement, concern about impacts on 
protected species and wildlife sites, development close to Flood Zones 2 and 3 will disrupt natural 
water flow, putting railway line and Kingskerswell Road at risk from flooding, lack of capacity in 
village school,  and loss of agri land.  

 

Harm to Greater Horseshoe Bat known roost    12875616398  
12875204809  
12875203091  
12850899200  
12877831294  
12877796442  
12877702047 
12877684748 
12877691295 
12877591442  
 
The comments 
include 452 
submitted by email, 
in post, or in person. 

Harm to wildlife including deer, foxes, badgers, birds, insects, rare moths, a large area of English 
bluebells, rare purple orchids  

 

 Harm to landscape from its elevated position.   

Concern about loss of physical separation between Abbotskerswell and Newton Abbot   

Harm to Ancient Woodland   

New roads will increase noise and light and air pollution.   

Steep topography   

Natural habitats should be protected   

DCC - Minerals  
The summary for this site indicates the site is not subject to mineral constraints. It should highlight 
that part of the  
site falls within the Mineral Consultation Area for aggregates. Despite this, there is no objection on 
minerals grounds.  

 

Object due to concern about harmful impacts on GHB roost in Conitor Cave,loss of foraging habitat, 
severance of flyways and disturbance to flyways; lack of reference to its designation as Local Green 
Space in the Neighbourhood Plan; impacts on many present bat species from loss of hedgerows and 
trees.  

 

NE - A small part of the site is within the 1km IRZ for Wolborough Fen SSSI.   
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Summary of comment  Council Response  Respondents’ 
unique ID 

Object due to loss of grade 3 agri land, environmental sensitivity, impacts on heritage assets 
including lime kilns, potential flood risk, land instability, and topography.  

 

DWT - We object to this site  
This site is a critical feature within the South Hams SAC Landscape Connectivity Zone - Conitor Cave, 
a significant roost for Greater Horseshoe bats and a potential mating site. Plan suggests low 
numbers of GHB here – a mating roost normally contains only a small number of males that are 
visited during late summer/early autumn by a large number of females – so being 
disproportionately important for the numbers seen at any one time. Also hibernation roost?  
  
Conitor also contains a CWS and areas of Ancient Woodland, as well as containing Priority Habitats, 
and habitats and features that support Protected Species including 7 species of bats, cirl bunting and 
Great Crested Newts.  
  
In-combination/cumulative impact with other allocated sites in area (NA3 and others in this plan)/  

 

ACT - Any development would be highly damaging to the vulnerable and important ecology of this 
small site and therefore it should not be developed. As mentioned in the site description, Conitor 
Copse contains a CWS, areas of ancient woodland and Conitor Cave, which is an important roosting 
and mating site for greater horseshoe bats.  
Ecologist David F Wills was commissioned in 2013 to ascertain the likely impact of recent scrub 
clearance and tree felling at Conitor Quarry on any bats using the site. The report concluded that 
habitat clearance had likely impacted the ability of bats to forage and navigate around the site and 
consequently their ability to mate and breed successfully. David also referenced reports by Kestrel 
(2012) and Atkins (2011). Kestrel concluded that any development would cause a significant impact 
on the ability of greater horseshoe bats to use the site. Atkins provided an extensive survey of bat 
activity around Conitor Quarry and found evidence of possibly 10 species of bat. As listed in the 
2007 Abbotskerswell Biodiversity Audit, ancient woodland indicator species that are present at 
Conitor Copse include field maple, moschatel, wild garlic, wood sedge, pignut, scaly male fern, 
narrow buckler-fern, spindle, wood spurge, woodruff, English bluebell, holly, stinking iris, yellow 
archangel, hairy  
woodrush, wood millet, three-nerved sandwort, early-purple orchid, hart’s-tongue fern, soft shield-
fern, primrose, field rose, sanicle and guelder-rose.  

 

RSPB - This is an ecologically important site (including ancient woodland, South Hams SAC landscape 
connectivity zone for greater horseshoe bats, a cave roost for greater horseshow bats and a County 
Wildlife Site) so any development proposals must demonstrate how they can avoid adverse impacts 
(essential for the ancient woodland and cave roost) and ensure appropriate mitigation for the other 
ecological sensitivities. For cirl buntings, we recommend up to date cirl bunting survey and habitat 
compensation for loss affecting any territories via a developer contribution to Teignbridge District 
Council as per the cirl bunting planning guidance.  

 

WT – We reject the inclusion of this site as it contains ancient woodland and other irreplaceable 
habitats. Given the ancient woodland indicator species present, this site should be protected and 
managed in a sustainable way to maximise its wildlife, landscape and historical value. Ancient 
woodland are irreplaceable. They are our richest terrestrial wildlife habitats, with complex 
ecological communities that have developed over centuries, and contain a high proportion of rare 
and threatened species, many of which are dependent on the specific conditions that this habitat 
affords. For this reason, ancient woods are reservoirs of biodiversity. But because the recourse is 
limited and highly fragmented, they and their associated wildlife, which you list in the consultation 
document are particularly vulnerable. We proposed the inclusion of a specific policy to protect 
ancient woodland and veteran trees: NPPF180c.   
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Summary of comment  Council Response  Respondents’ 
unique ID 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.  There may also be an opportunity to remediate any contamination from past 
uses on the site.  

 

Archaeological potential   

 Harm to the landscape setting of Abbotskerswell   

 Harm to the village character of Abbotskerswell   

Harm to the existing character of the southern approach to Newton Abbot   

DCC - Historic Environment   
Site contains possible Bronze Age burial mound. Also several former quarries and a cave of unknown 
heritage significance. Needs pre-determination assessment and evaluation to inform masterplan and 
mitigation. 2km from centre of Newton Abbot. Whilst, currently, closest bus stops is at least 500m 
from site, site is adjacent to frequent bus routes with main links, which run to the east of the site. 
3km from Newton Abbot station. Likely good routes subject to developments with NA3. This could be 
served by the Ogwell shared-use path (a currrent project). A few employment opportunities in the 
villages of Ogwell and Abbotskerswell to the North and South of the development. N.Abbot 2km 
away, with some employment opportunities. Rather investigation into potential access from the A381 
is required, in particular, whether ground level differences betweeen the site and the road would 
make this difficult. Relationship to other site: the site lies to the west of the existing Local Plan 
allocation NA3 Wolborough. Other existing projects are active travel based and so is in the Active 
Travel box.   

 

Object - excessive scale of development proposed for the village.   

Concern about loss of agricultural land   

Concern about loss of greenfield land    

 Existing buildings should be re-used   

In Abbotskerswell Neighbourhood Plan as Local Green Space and should be protected.   

71-107 Homes - Allotment allocation required @ 3.98% = three - four 250 Yard Plots.   

Should only provide affordable homes for local people   

NATC - The Town Council object to the development of this site due to the considerable loss of 
amenity.  

 

Contrary to the Neighbourhood Plan that identified a need for 20 affordable homes only.   

The standard method for housing is flawed   

Harm to amenity of existing properties from loss of views    

New development will cause air pollution from the additional traffic   

Lack of access from A381   

Lack of frequent or peak hours public transport   

Increase in traffic will cause conflict with pedestrian use of lanes   

A381 does not have capacity for additional traffic   

Local lanes do not have capacity for additional traffic, including Firestone Lane and Stoneman’s Hill   

Flooding on the A381 outside Conitor house closes the road even in mild rain – development will 
exacerbate flood risk.   

 

Lack of local employment   

Excessive residential development will lead to out-commuting to Exeter   

 No major employers in the surrounding towns   

Additional development does not benefit the town centre as people shop online   

 Lack of local GP Practice – closest in Ipplepen   
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Summary of comment  Council Response  Respondents’ 
unique ID 

Distance from Secondary school   

Lack of capacity in Abbotskerswell Primary School   

 Ipplepen GP Practice does not have capacity for additional development   

 Local infrastructure in Newton Abbot, including transport, healthcare and education, cannot cope 
with the high level of housing proposed.  

 

The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Denbury and Highweek will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, 
Kingskerswell and Ipplepen Health Centre and Kingsteignton Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Ogwell area.  

 

 Contrary to Neighbourhood Plan which identified a need for 20 affordable homes.   

 People of Newton Abbot have voiced their opinions against NA3 .The council need to listen.   

 This area has already been subject to too much overdevelopment.   

APC - Object to loss of separation between NA and Abbotskerswell and loss of village character, lack 
of sustainable travel links and distance from station would result in additional reliance on cars and 
increase in CO2 emissions, concern that steep topography of part of site would result in excessive 
earth movement, flooding onto A381, impacts on protected species, including GHBs, and wildlife 
sites,  lack of capacity in village school,  loss of agri land, and increase in traffic onto Wolborough 
Street, which is within the AQMA.  

 

 

Newton Abbot: South of NA3 
Summary of comment  Council Response  Respondents’ 

unique ID 

Object due to loss of open break between Newton Abbot and Abbotskerswell and contrary to the 
Neighbourhood Plan which supports 20 affordable homes.   

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

 

12877476781 
12875176252 
12861974837 
12856180778 
12841914852 
12754851850 
12877822941 
12877784666 
12877792328 
12877789085 
12877771285 
12877788815 
12877769891 
12877779064 
12877679894 
12877594430 
12877557409 
12876922506 
12876954477 

Concern about loss of biodiversity   

New roads will increase noise and light and air pollution.   

Steep topography   

Natural habitats should be protected   

Questions how ecology networks would be improved as a result of development   

DCC - Minerals  
The site is partially located within a Mineral Consultation Area (Aggregates) and adjoins the Mineral 
Safeguarding Area. However, Devon County Council have already accepted development in this area 
through the allocation of NA3, so no objection on mineral grounds.  

 

NE - The site is within the 1km IRZ for Wolborough Fen SSSI.   

Development here would be very prominent from many parts of the town and would again spoil its 
rural backdrop.  

 

DWT - We object to this site  
Recognised flyway for GHB running east-west from Conitor Quarry roost which is already heavily 
impacted by NA3. Loss of surrounding foraging habitat would make this flyway redundant – 
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Summary of comment  Council Response  Respondents’ 
unique ID 

unacceptable impact on SAC GHB population.   
In-combination/cumulative impact with other allocated sites in area (NA3 and others in this plan)  

12876905448 
12876843829 
12876627409 
 
The comments 
include 451 
submitted by email, 
in post, or in person. 

ACT - The site falls within a strategic flyway for greater horseshoe bats as identified in the South 
Hams SAC greater horseshoe bat consultation zone planning guidance. A series of bat surveys are 
required as outlined in the guidance. If planning permission is granted, findings from the surveys 
should be taken into account when implementing mitigation measures such as maintaining and 
enhancing hedgerows and preventing disturbance  
from artificial lighting. At least one cirl bunting 250m buffer zone (breeding territory) falls within this 
site. If development is granted then hedges, scrub and grassland should be maintained within the 
buffer zone, along with appropriate management. If this is not possible, the four steps of the 
mitigation hierarchy (avoid, mitigate, compensate, enhance) should be followed as outlined in the 
Wildlife and development guidance note for cirl buntings.  

 

RSPB - Protected species survey will need to include establishing the role of the site for foraging and 
commuting greater horseshoe bats to assess the impact of any development on the South Hams 
SAC. This proposed allocation will directly impact on at least one cirl bunting territory (as recorded 
in the last national survey in 2016). We recommend cirl buntings are included in the Ecology 
sensitivities section. If this proposed site goes forward as an allocation, we recommend up to date 
survey and habitat compensation for loss via a developer contribution to Teignbridge District 
Council as per the cirl bunting planning guidance.  

 

WT – We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.    

 

Concern about harm to the setting of St Mary’s Church   

The church St Mary's will become a place of loitering and vandalism if a bar and hotel are placed 
immediately adjacent.  

 

 Concern about poor design of recent developments    

Concern that the volume of new development has harmed the historic market town character of 
Newton Abbot.  

 

Concern about loss of physical separation between Abbotskerswell and Newton Abbot   

DCC - Historic Environment   
Some potential for archaeology of prehistoric, Roman and medieval date. Pre-determination 
assessment and evaluation recommended.  

 

Concern about greenfield development   

Greenfield land should not be developed until all brownfield sites have been developed   

Concern about loss of agricultural land   

50 Homes - Allotment allocation too small to be considered.   

Should only allow social housing   

Harm to health and wellbeing of local residents from urbanisation of countryside   

Object - excessive scale of development proposed for the village.   

Loss of views enjoyed by residents of Aller Park and Milber   

Anything more than a handful of houses would be detrimental to the health and wellbeing of local 
residents  

 

Should not increase traffic on A380   

NR - Network Rail is a statutory consultee for any planning applications within 10 metres of relevant 
railway land and for any development likely to result in a material increase in the volume or a 
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Summary of comment  Council Response  Respondents’ 
unique ID 

material change in the character of traffic using a level crossing over a railway. With this in mind any 
planned future development (both residential and employment) should take into account any 
adverse impact on railway. This might be an increase in the use of an existing level crossing. It could 
be that the predicted growth, may increase future demands at nearby stations which may, in turn, 
necessitate the need for enhancements to existing facilities such as waiting rooms, toilets and 
parking. Where there is an adverse impact on the operation of the railway, Network Rail will require 
appropriate mitigation measures to be delivered as part of the planning application process.  

Lack of capacity in Abbotskerswell Primary School   

Local infrastructure in Newton Abbot, including transport, healthcare and education, cannot cope 
with the high level of housing proposed  

 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Denbury and Highweek will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, 
Kingskerswell and Ipplepen Health Centre and Kingsteignton Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Ogwell area.  

 

Contrary to Neighbourhood Plan which identified a need for 20 affordable homes.   

 This area has already been subject to too much overdevelopment.   

Should be rejected as availability is unknown and it is dependent on infrastructure provided in NA3, 
the details of which are not final.  

 

NATC - The Town Council object to the development of this site given its location between the 
neighbouring parishes of Newton Abbot and Abbotskerwell it is mindful to retain the distinct 
parishes and not encourage urban sprawl.  

 

APC - Object to loss of separation between NA and Abbotskerswell and loss of village character, lack 
of sustainable travel links and distance from station would result in additional reliance on cars and 
increase in CO2 emissions, flood risk may change following development of NA3, landscape harm 
and lack of school capacity.  

 

 

Newton Abbot: Howton Road 
Summary of comment  Council Response  Respondents’ 

unique ID 

 Potentially windy  This issue is not considered relevant to the allocation of a site for housing. 12877820734 
12877796638 
12877576964 
12876994410 
12876776102 
 
The comments 
include 11 submitted 
by email, in post, or 
in person.    

DCC - Minerals  
Both the school site option and the housing site option fall within the Mineral Consultation Area for 
industrial minerals and are in close proximity to the planning permission boundary for the operational 
Ringslade Quarry.   
There is potential that development in this location, particularly the eastern parcel of the land, could 
constrain mineral operations at Ringslade Quarry which would be contrary to Policy M2 of the Devon 
Minerals Plan. This issue could be overcome by appropriately phasing the delivery of housing to tie in 
with the cessation and restoration of the quarry operations.  

This has been considered and reflected in policy GC14: North of Howton Road.  

Concern about loss of the open space which would restrict GHB connectivity. Should consider long 
term restoration of Ringslade Quarry and suggest flooding to provide to create lake to provide the 
core of a new country park.   

The policy addresses the issue relating to bats. Ringslade quarry restoration is a sperate long term 
matter. See policy GC14: North of Howton Road. 
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Summary of comment  Council Response  Respondents’ 
unique ID 

Object as development would sit on skyline, harm to landscape and possible harm to setting of 
adjacent Daracombe Beaon, loss of hedgerows should road need to be widened, and currently 
valued by walkers - could be compensated for by providing accessible public open space, conflict 
with use of road as walking/cycling route.  

The landscape was assessed as having low to moderate sensitivity, as it is in close proximity to areas 
allocated for wholesale urban expansion. The Local Plan policy GC2 (Connecting to Nature) does 
propose a hill top park including Daracombe Beacon.  

Grade of agri land not stated. Concern about visual impact, and prominence in landscape, and lack 
of mention of 2 listed buildings.  

The area is grade 3 agricultural land which is not the best and most versatile. The landscape was 
assessed as having low to moderate sensitivity, as it is in close proximity to areas allocated for 
wholesale urban expansion. The policy GC14: North of Howton Road seeks to conserve and enhance 
heritage assets.  

 

Policy GC14: North of Howton Road includes the criteria below: 

Conservation or enhancement of the significance of nearby heritage assets and their 
settings, including Grade II Seale Hayne, Stover Registered Park and Gardens, and Grade I 
All Saints Church, Highweek, as informed by a Heritage Impact Assessment;  and 

A layout informed by details of archaeological investigation, evaluation and mitigation. 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites. 

DWT - SAC Landscape Connectivity Zone - DWT would expect to see a substantial corridor across this 
site given over to double hedged dark corridor with species-rich grassland between.  
In-combination/cumulative impact with other allocated sites in area (NA1 and others in this plan).  
Species – GHB, cirl buntings– habitats required for all these in network.  

This has been considered and reflected in policy GC14: North of Howton Road. 

 

The eastern site proposed to be allocated at Howton Road is wholly within the Mineral Safeguarding 
Area and is immediately adjacent to minerals development being directly to the east of the 
operational tip at Ringslade Quarry that will continue to be operated in accordance with the extant 
mineral planning permission (Decision No. DCC/3493/2013) with an existing restoration end date of 
21 February 2044.  
The fact that the site is within the MSA is not considered at all in the consultation document and 
there is only a passing reference to the fact that it is adjacent to an extant mineral's permission in 
the initial description.  
IML have previously received complaints from occupiers of existing dwellinghouses over the 
restoration activities on site and the tip height (even though those activities have been carried out 
lawfully, as most recently confirmed by the MPA) in the vicinity of their works in this area and 
therefore any allocation which brought forward housing closer to their activities will result in more 
complaints being made. The agent of change principle is clearly in play.  
The permission to win and work minerals in this area (currently) expires in 2042. The allocation of 
residential development is not deliverable in the plan period given the timeframes of the mineral's 
development.  
The ‘benefit’ of only 20 homes is significantly outweighed by the potential harm to the mineral's 
operations.  

This has been considered and reflected in policy GC14: North of Howton Road. 

 

RSPB - The western parcel of this proposed allocation will directly impact on at least two cirl bunting 
territories (as recorded in the last national survey in 2016). If this proposed site goes forward as an 

This has been considered and reflected in policy EN12 Legally Protected and Priority Species.  
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Summary of comment  Council Response  Respondents’ 
unique ID 

allocation, we recommend up to date survey and habitat compensation for loss via a developer 
contribution to Teignbridge District Council as per the cirl bunting planning guidance.  

 

WT – We recommend that careful consideration is given to the inclusion of this site due to the 
sensitive ecology. We would ask that consideration is given to the wildlife areas and small habitats 
to ensure that they are held in perpetuity as commons or village greens. These sites could be 
designated as permanent nature sites. We also ask that a buffer zone of 50m is given wherever 
possible.   

This has been considered and reflected in policy GC14: North of Howton Road and policy EN12 
Legally Protected and Priority Species. 

EA - We would advise against allocating sites where it is not possible to discharge foul drainage to 
the mains sewer, unless there are exceptional reasons for doing so.  Development of this site 
provides little opportunity for improvement of the water environment.   

The development would be subject to Policy EN6: Flood Risk and Water Quality, which states that: 
“Planning permission will not be granted for any proposal which, because of inadequate provision of 
water services or inadequate or untimely provision of foul water and surface water drainage and 
disposal, would cause pollution to the water environment, including coastal waters, would result in 
the deterioration of the ecological status of a water body, would overload the sewer network, or 
would result in an increase in flood risk at the site or elsewhere.”  

  

In addition, the allocation policy, Policy GC15 requires site specific flood risk mitigation and drainage 
solutions, informed by a flood risk assessment.  

DCC - Historic Environment   

Western site contains former settlement plot recorded on Tithe Map. May require evaluation and 
mitigation. Wider site has uncertain potential that may warrant pre-determination assessment and 
evaluation.  
2km from centre of Newton Abbot. Currently 1km from closest bus stop (if travelling along existing 
roads). Okehampton - Newton Abbot  route passes adjacent to site, to the north, but no close bus 
stop. 4km from Newton Abbot station. Good subject to development of NA3. Approx 45 min walk to 
N.Abbot centre and 15  min cycle. Closest industrial estate 5km. Access would need to be taken 
from the west towards the site. Access from Highweek to the east would not be acceptable. Howton 
Road has narrow access from the east and may unsuitable for larger vehicles. Future NA1 link road 
may result in bollarding of Howton Road towards the west. Howton Road is unclassified, 60mph. 
Narrow single vehicle width. not footways, lighting or drainage. Site lies adjacent to the existing 
Local Plan allocation NA1 Houghton Barton. See NA1 LCWIP proposals relating to Howton Rd, in 
particular: Consider modal filter on Howton Road. This is a narrow country lane with little scope for 
widening identified as ‘indicative cycle / pedestrian route’ on the SPD plan. Option to introduce 
modal filter prior to occupation of dwellings at the strategic site in engagement with existing 
residents. The two development parcels on Howton Lane also have scope to create a modal filter.   

This has been considered and reflected in policy GC14: North of Howton Road.  

80 Homes - Allotment allocation required @ 3.98% = three 250 Yard Plots. This has been considered and reflected in policy DW3 (Design Standards). 

The expectation that Canada Hill School will provide places for this development creates a traffic 
issue for the village of East Ogwell.  

New primary education infrastructure is proposed in NA1 and Bradmore.  This site would be 
required to contribute to that new infrastructure.   

NATC - The Town Council noted that the site had been included in the existing plan and agreed to 
development as long as the plan included sustainable transport and a bus route.   

This has been considered and reflected in Garden Community policy GC1 (Travel & Movement). 

Too far from town centre. This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably. These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and 
Denbury will generate an overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon 

This has been considered and the plan seeks to maximise active travel and secure appropriate 
contributions to infrastructure and services.  
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Square Surgery,Kingskerswell and Ipplepen Health Centre and Kingsteignton Surgery. To mitigate this 
capacity issue, it is likely that a developer contribution for primary care will be requested for the 
potential sites in and around the Highweek area.  

 

Newton Abbot: Canada Hill 
Note – Site proposed in Local Plan known as Undercleave, Canada Hill 

Summary of comment  Council Response  Respondents’ 
unique ID 

 Concern about harm to bat flyways and roosts  This has been considered and the proposed policy has been amended to address this issue. See 
policy GC15: Undercleave, Canada Hill.  

12877658656 
12875620551 
12870341079 
12812278040 
12759687519 
12755098092 
12877846878 
12877739254 
12877803808 
12877740880 
12877779923  
12877769981  
12877767045  
12877711007  
12877732451  
12877730223  
12877722202  
12877698910  
12877701195  
12877681444  
12877633975  
12877653215  
12877659201  
12877667126  
12877539183  
12877544618  
12876829533  
12876809014  
12876783180  
12876771331  
 
The comments 
include 18 submitted 
by email, in post, or 
in person.    

 Concern about harm to local wildlife including birds, foxes, hedgehogs, insects, bats, newts, slow 
worms, numerous butterflies, sparrow hawks, owls, fallow deer, mice and rabbits  

This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

Concern about loss of trees and hedges which create a wildlife corridor  This has been considered and the proposed allocation area has been amended to address this issue. 
See policy GC15: Undercleave, Canada Hill. 

The site lies within areas of Locally Important Views, as set out in the Ogwell Neighbourhood Plan.  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

Concern about impacts on Bradley Wood due to proximity and resulting increase in use  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

Too close to sensitive habitats  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

Need to protect ancient trees, woodland, and hedgerows  This has been considered and the proposed policy has been amended to address this issue. See 
policy GC15: Undercleave, Canada Hill. 

The plan is not in accord with the Conservation of Habitats and Species (Amendment) (EU Exit) 
Regulations 2019. The LP contains several proposed development sites within known Special Areas 
of Conservation. The habitat directives place an obligation on the local authority to consider the 
habitat implications of proposed site allocation before inclusion within a local plan. The plan refers 
to ‘Draft Habitats Regulations Assessment of the Draft Teignbridge Local Plan 2020- 2040 Part 2, 
Initial site option screening – May 2021’. This document identifies every site as requiring further 
‘Appropriate Assessment to identify whether with mitigation it is possible to avoid adverse effects 
and meet HRA requirements’. Suggesting every site requires an appropriate assessment is not an 
assessment.  

This has been considered but the site is proposed for allocation because it is a suitable and 
sustainable location for development. This follows a Habitat Regulation Assessment of the plan.   

Retention of the site as green space is vital, given the scale of NA3  The developable area of site is substantially reduced with significant green infrastructure required in 
the policy.  

Additional pollution from additional traffic  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

The local sewage works is already at full capacity - extra housing would increase the amount of 
sewage produced, resulting in increased pollution into the River Lemon.  

All development pays financial contributions towards SWW infrastructure, and it is for SWW to then 
implement improvement works in accordance with their strategies. 

DCC - Minerals  
The site summary does not mention in the sensitivities section that this site is wholly within the 
aggregate Mineral Consultation Area and directly adjacent to Mineral Safeguarding Area. A very small 
section of the site extends into the Mineral Safeguarding Area. Development of this site would mean 
there was built development overlying or in very close proximity to an area with potential for future 
mineral working and, therefore, this site should not be developed. Devon County Council objects to 
the development of this site unless a Mineral Resource Assessment can be provided to demonstrate 
that this substantial area of resource isn't economic.  

This has been considered and the site allocation area emits the majority of the MSA. It is allocated 
because it is a suitable and sustainable location for development. 
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Concern about impacts on GHB connectivity and access to Conitor Cave roost. Questions why 
included given uncertain availability.  

The site has been confirmed as available.  The proposed policy has been amended to address the 
issue regarding bats. 

OPC - Concerns include proximity to SSSI, woodland and bat flyways, lack of capacity in Sewage 
Treatment Works, lack of capacity in school, no local shop and limited public transport, within 
"important views" as set out in Neighbourhood Plan.  

The policy requires a buffer from the SSSI and addresses the issue concerning bats.   

All development pays financial contributions towards SWW infrastructure, and it is for SWW to then 
implement improvement works in accordance with their strategies.   

School capacity has been considered and the plan seeks to secure appropriate contributions to 
infrastructure and services.  Policy GC2 sets out transport and movement objectives in the Newton 
Abbot area.  

NE - Northern part of the site is within the 200m IRZ for River Lemon Valley Woods SSSI and the 
remainder of the site is within the 500m IRZ.  

Policy GC15: Undercleave, Canada Hill contains the following criteria: 
At least 0.33ha of green infrastructure including measures to buffer the River Lemon Valley 
Woods SSSI; and 
Specific ecological mitigations informed by a project level HRA to protect the integrity of the 
South Hams SAC.  

Development here would be very prominent from many parts of the town and would again spoil its 
rural backdrop.  

This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

Object to loss of grade 3 agri land, poor access, lack of facilities in Ogwell, and potential harm to 
ecology and recently planted orchard.  

This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

DWT - We object to this site in its current form.  
This site is likely to impact on wildlife associated with Lemon Valley Woods SSSI and particularly on 
connections for GHB between Conitor Quarry roost with Lemon Valley.  
In-combination/cumulative impact with other allocated sites in area (NA3 and others in this plan).  
DWT would expect to see a substantial corridor across this site given over to woodland planting with 
a double hedged dark corridor with species-rich grassland between.  
Species – GHB, cirl buntings, great crested newts – habitats required for all these in network.  

The developable area of site is substantially reduced with green infrastructure and buffers required 
in the policy. 

 

ACT - This site is designated as Local Green Space in the Ogwell Neighbourhood Plan. One reason for 
this is its value for safeguarding local food production, as it could be a suitable location for 
allotments, which are in high demand. Safeguarding local food production is important if we are to 
build resilient communities that are able to withstand climate change and there are few sites in 
Ogwell that are suitable for this, therefore this site should not be developed.  
Should planning permission be granted, all hedgerows which fall within this site should be retained 
and enhanced to maintain habitat connectivity.  
The site borders UWSs at Undercleave Wood and East Hill Fields as well as Ransley Quarry SSSI. 
These areas should be surveyed before any planning permission is granted. Although not registered 
as an ancient woodland, Undercleave Wood contains many ancient woodland indicator species, 
including field maple, moschatel, wild garlic, spindle, English bluebell, holly, stinking iris, crab apple, 
early purple orchid, primrose, redcurrant, field rose, sanicle, black bryony, wood speedwell and 
early dog violet. The area is on Devonian Limestone and East Hill fields is an example of rare 
limestone grassland habitat, which hosts a unique array of flora that favours calcareous soils. 
Development would result in increased use, which would damage these habitats.  

The Undercleave area is identified as an important view in the area within the Neighbourhood Plan.  
However, it is not identified as Local Green Space.  Therefore this site is allocated because it is a 
suitable and sustainable location for development. See the Sustainability Appraisal for further 
information.  The Plan’s Environment section will require a broad range of biodiversity and other 
assessments to secure planning permission.  

NATC - The Town Council object to the development given the site is too small to benefit the 
community and does not outweigh the potential damage to the natural infrastructure.  

This has been considered and a smaller site is allocated because it is a suitable and sustainable 
location for development. See the Sustainability Appraisal for further information.   

RSPB - The RSPB recommends that assessment of impacts of proposed development includes that of 
potential for the adjacent SSSIs to be adversely affected (eg, by increased recreational use by 
people, including dog walking, disturbance/predation of wildlife by dogs and cats associated with 

This has been considered and the plan includes Environmental policies which will safeguard the 
natural environment.  



       
 

50 
 

Summary of comment  Council Response  Respondents’ 
unique ID 

new housing development, and to determine if adverse impacts can be avoided. In the RSPB’s view, 
this allocation should not proceed if adverse impacts on the SSSI cannot be avoided.  

WT – We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species and that consideration is given to buffer zones 
between any proposed development and the adjacent SSSI’s and woodland.   

This has been considered and the plan includes Environmental policies which will safeguard the 
natural environment. 

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.    

All development pays financial contributions towards SWW infrastructure, and it is for SWW to then 
implement improvement works in accordance with their strategies. 

Would result in harm to the character of the old village of East Ogwell.  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

Development would result in the loss of the separate identities of Ogwell and East Ogwell  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

Development should be limited to a few properties only to prevent harm to the village character  The site is limited to a small site of up to 1 ha developable area.  

Potential for harm to historic and listed buildings from additional traffic   This has been considered and the proposed policy has been amended to address this issue. See 
policy GC15: Undercleave, Canada Hill. 

Concern about harm to the setting of Bradley Manor  This has been considered and the proposed policy has been amended to address this issue. See 
policy GC15: Undercleave, Canada Hill. 

DCC - Historic Environment    
Southern part of site contains relic medieval field boundaries. Overall uncertain potential may 
require assessment and evaluation.  

This has been considered and the proposed policy has been amended to address this issue. See 
policy GC15: Undercleave, Canada Hill. 

 

DGT - The proposed allocations at Churcombe Bridge Road and Canada Hill in Newton Abbot have 
potential adversely to impact on the setting of Bradley Manor.  

This has been considered and the proposed policy has been amended to address this issue. See 
policy GC15: Undercleave, Canada Hill. 

HE - Historic England largely agrees with the heritage comments in the draft Local Plan and the 
associated site requirements regarding the conservation and enhancement of the setting of the 
grade I listed Bradly Manor and the need for archaeological assessment and evaluation.  
  
However, we are also concerned about the potential for this allocation to affect the settings of the 
Scheduled Monument Berry’s Wood earthwork and the East Ogwell Conservation Area. We consider 
that the need to conserve and enhance the setting and significance of these heritage assets should 
be added to the site requirements (assuming these are intended to form the basis for criteria in a 
site-specific allocation policy). Reference to the adopted East Ogwell Conservation Area Character 
Appraisal (2010) may be of some assistance here.  

Policy GC15: Canada Hill, UNdercleave includes the criteria below: 

A design and layout solution that conserves or enhances the significance of nearby heritage assets 

and their setting, including Berry Wood Scheduled Monument, as informed by a Heritage Impact 

Assessment; and 

A layout informed by details of archaeological investigation, evaluation and mitigation. 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites. 

 Concern about loss of greenfield land  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

 Concern about loss of agricultural land  This has been considered (the site is grade 3), but the site is allocated because it is a suitable and 
sustainable location for development. See the Sustainability Appraisal for further information.   

49 – 70 Homes - Allotment allocation required @ 3.98% = two - three 250 Yard Plots.  Allocation reduced to 30 homes.  

South of Ogwell Road UFS NA 08 I write as a director of Ogwell Brook Management Company who 
are responsible for the management of part of this parcel of land. The planning department has not 
taken into account the current status of the parcel of land we manage. Our section of this site, circa 
30% of the total, comprises Natural Habitat Creation and Woodland walks/ Public Open Space, 
which were set up as a requirement of the Ogwell Brook development by Linden Homes. This 
cannot and will not be in considered for future development.  

This has been considered and the plan has been amended to reflect this comment. See policy GC15 
Undercleave, Canada Hill.  
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Empty shops should be developed for housing.  Greater effort should be made to identify sites in the 
town centre to reinvigorate Newton Abbot  
 

The Local Plan's strategy for distributing development prioritises town centre brownfield sites. 
However, because of the high Government housing target some housing will have to go on 
greenfield sites. This is being located close to key centres where jobs and services are available, as 
well as a modest proportion to provide for the rural villages.   

 Some small scale infill development to deliver 10 houses may be acceptable  The site capacity is reduced to accommodate fewer homes.  

 The pressing need in Teignbridge is for affordable housing and for 1 or 2 bedroom 
properties.  Affordable housing should be targeted at young people to prevent loss of younger 
generation  

Policy H2 (affordable housing targets) sets out the affordable housing targets across the plan area.  

Housing styles should reflect the village character  The Plan includes a district wide Design Code which will help deliver appropriate design.  

Housing should be environmentally friendly, and include allotments and space for home working.  Policies in the Climate Change section and the Design and Wellbeing section help to achieve these 
outcomes.  

Given high house prices in Ogwell, affordable housing provision will be difficult  The plan seeks to deliver a mix of first homes, social rented housing and shared equity affordable 
housing.  If development viability is strong, this enables new development to comfortably meet 
Local Plan policy requirements including to deliver affordable housing.    

The “Devon Rule” should apply to all new housing  Policy H1 seeks to prevent new build homes within allocations from being used as anything other 
than a primary residence. 

 Development would result in loss of natural light and outlook and a reduction in the level of privacy 
and security enjoyed by neighbours.  

These matters cannot be fully determined at plan making stage.  However, there is an opportunity 
to consider this further when a planning application is submitted.  

 Upper part of site would be better used as playing fields.  Loss of open space used by residents  The site is significantly reduced with an area of green infrastructure.  

The health and wellbeing of existing residents will inevitably be damaged if this development goes 
ahead due to more traffic, pollution and strain on local services.  Additional development will spoil 
the village character and harm health and wellbeing of residents.  

The site has been much reduced to just 25 homes.  

 Lack of public transport to access town centre  
  

Some bus services are available, and it is possible the walk to the local services in the town centre, 
although it is accepted that not everyone will be able to do so.  

Lack of capacity in local lanes, which are becoming dangerous and are largely single track.  Undue 
pressure on local lanes and access routes to Newton Abbot.  

The site has been much reduced to just 25 homes. 

 

Lack of local cycle routes.  Lack of pedestrian footway. Conflict with pedestrian and cycle use of lanes 
from additional traffic.  Additional traffic will conflict with pedestrian use of lanes, which are enjoyed 
by many.  

Policy GC1 sets out how active travel links will be sought to be improved.  

 Canada Hill School is already at capacity.  It is stated that the school can be further expanded but it 
is not clear how. It serves a wide area and the traffic associated with dropping off and picking up is 
already a significant problem in Ogwell.   Lack of parking at primary school will worsen  

A new primary school is proposed at NA1 Wolborough, which will increase local capacity.  The site is 
reduced to 25 homes and is within walking distance of the local primary school.  

Dangerous access from Ogwell Road  The site access would likely come via Abbotsridge Drive, which provides safe access.  

Development provides an opportunity to create a pedestrian link between East Ogwell and Ogwell.  This is a longer term objective of the plan set out in GC1, and requires joint working between the 
parish and district councils, highway authority and adjacent landowners.  

 Excessive development will result in unemployment and a need to commute to Exeter to find work.  
Insufficient employment in Newton Abbot to sustain more housing.  Development should include 
employment opportunities. 

The site proposes 25 homes.  1470 or so additional homes are proposed in the wider Newton Abbot 
and Kingsteignton Garden Community area. Commuting to Exeter is an issue and so the plan 
allocates additional employment land within the Garden Community to try and increase more local 
employment opportunities.  

 No local store in Ogwell.  Ogwell does not have many amenities and lacks a shop, community 
centre, health provision, pharmacy, post office, social club, youth club, skate park, playing fields, 
sports centre or allotments.   

This is noted. However, Ogwell is very well connected to Newton Abbot which contains all of these 
facilities. Therefore, the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

Lack of NHS dentists.  Lack of a local GP Practice  The NHS response indicates that the GP surgeries that serve this area have an excess of capacity. 
However, existing consented and commenced sites that are also in the catchment of these 
surgeries, reduce that capacity considerably. This will generate an overall capacity shortfall on 
Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Kingskerswell and Ipplepen Health 
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Centre and Kingsteignton Surgery. To mitigate this capacity issue, it is likely that a developer 
contribution for primary care will be requested for the sites in and around the Garden Community 
area. 

Newton Abbot infrastructure cannot cope with the level of development proposed.  
 

The plan aims to deliver infrastructure to meet the needs of development, including active travel 
infrastructure and suitable health, education and other requirements.  

Any development of the school buildings to accommodate additional children could result in 
reduced outside facilities in conflict with the NHS plan to prioritise physical activity and healthy 
living for children in order to promote physical and mental health.  

This is an important point which will be considered further in future discussions with the Education 
Authority.   

The local sewage works is already at full capacity - extra housing would increase the amount of 
sewage produced, resulting in increased pollution into the River Lemon.  

All development pays financial contributions towards SWW infrastructure, and it is for SWW to then 
implement improvement works in accordance with their strategies. 

The electricity supply is inadequate to support the existing village and there are frequent power cuts 
at all times of day. Clearly further demand on electrical supply with future developments would 
potentially overload the system.  

Teignbridge works with infrastructure providers such as WPD to discuss issues such as Local 
Planning. Whilst this is a matter for the private energy companies resolve, they have not indicated 
supply challenges in Ogwell.      

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably. These sites along with the sites at Abbotskerswell, Ipplepen, Denbury 
and Highweek will generate an overall capacity shortfall on Albany Surgery, Cricketfield Surgery, 
Devon Square Surgery, Kingskerswell and Ipplepen Health Centre and Kingsteignton Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Ogwell area.  

The Council has worked closely with the NHS throughout the plan making process and will take 
account of its representations.  

Contrary to Ogwell Neighbourhood Plan - the LP contains sites removed from the ONP, following 
advice from TDC deeming that they were unsuitable for development because of Habitat directives 
and or strong local opposition.   
Contrary to Ogwell Neighbourhood Plan which identified a need for development to deliver 
community and recreational facilities, with the proposed site of Ogwell Central being considered the 
best location within the parish of Ogwell to deliver both (being the last flat piece of land in the 
parish)  

This is a new Development Plan and so it is not bound to comply with the Neighbourhood Plan.  
However, the Site is significantly reduced.  

Misleading to identify Canada Hill and Ogwell sites as within Newton Abbot, not Ogwell Parish.  Noted, but within the Plan, the area is considered to be part of the broader Garden Community.   

 

Newton Abbot: Ogwell Central 
Summary of comment  Council Response  Respondents’ 

unique ID 

 Harm to biodiversity of the site and loss of wildlife habitats and corridors  This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877720432  
12877542128  
12874834357  
12867617435  
12849724385  
12847575201  
12844571732  
12776093708  
12759388698  
12754924653  
12754775829  
12877857219  
12877835154  
12877794913  

 Harm to wildlife including buzzards, deer, bats, owls, wild rabbits, field mice, sparrow hawks, 
swallows, redwing, slow worms, insects and a vast range of butterflies  

 

Concern about proximity to Ransley Quarry SSSI   

Harm to recent community re-wilding projects   

Harm to Locally Important Views B & C, as designated in the Neighbourhood Plan   

Harm to landscape character   

Site is on the skyline and development would dominate the village   

The plan is not in accord with the Conservation of Habitats and Species (Amendment) (EU Exit) 
Regulations 2019. The LP contains several proposed development sites within known Special Areas 
of Conservation. The habitat directives place an obligation on the local authority to consider the 
habitat implications of proposed site allocation before inclusion within a local plan. The plan refers 
to ‘Draft Habitats Regulations Assessment of the Draft Teignbridge Local Plan 2020- 2040 Part 2, 
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Initial site option screening – May 2021’. This document identifies every site as requiring further 
‘Appropriate Assessment to identify whether with mitigation it is possible to avoid adverse effects 
and meet HRA requirements’. Suggesting every site requires an appropriate assessment is not an 
assessment.  

12877725796  
12877793442  
12877790956  
12877780666  
12877729229  
12877753139  
12877493050  
12877709208  
12877686002  
12877651624  
12877664407  
12877613536  
12877551546  
12876810738  
12876733647 
  
The comments 
include 14 submitted 
by email, in post, or 
in person. 

The local sewage works is already at full capacity with the amount of properties in the village. In 
fact, there have been multiple episodes of overspill in 2020 alone and extra housing would increase 
the amount of sewage produced, resulting in increased pollution into the River Lemon.  

 

DCC - Minerals  
The site summary should acknowledge that the site is located within a Mineral Consultation Area 
(Aggregates) and partially in a Mineral Safeguarding Area. Despite this it is unlikely it would be 
economic to work the section of Mineral Safeguarding Area south of Ogwell Road in isolation and, 
therefore, there is no objection to the development of this site in minerals terms.  

 

Concern about impacts on GHB connectivity and access to Conitor Cave roost. Questions why 
included given uncertain availability.  

 

Object to loss of grade 3 agri land, poor access, lack of facilities in Ogwell, and potential harm to 
ecology and recently planted orcheard.  

 

DWT - We object to this site in its current form  
This site is likely to impact on connections for GHB between Conitor Quarry roost with Lemon Valley  
In-combination/cumulative impact with other allocated sites in area (NA3 and others in this plan)  
DWT would expect to see a substantial corridor across this site given over to woodland planting with 
a double hedged dark corridor with species-rich grassland between to support GHB  
Species – GHB, cirl buntings, great crested newts – habitats required for all these in network.  

 

ACT -The land proposed incorporates a large section of a nature reserve that was set aside for 
wildlife and community use as compensation for a previous development. The nature reserve has a 
high diversity of flora and should not be developed.  
The site falls within a strategic flyway for greater horseshoe bats as identified in the South Hams SAC 
greater horseshoe bat consultation zone planning guidance. A series of bat surveys are required as 
outlined in the  
guidance. If planning permission is granted, findings from the surveys should be taken into account 
when implementing mitigation measures such as maintaining and enhancing hedgerows and 
preventing disturbance from artificial lighting.  

 

WT – We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.    

 

Concern about impacts on East Ogwell Conservation Area.   

Harm to setting and character of East Ogwell with its Grade 1 listed church and other listed 
buildings/historic character  

 

 Would result in the loss of the separate identities of Ogwell and East Ogwell   

Concern about the coalescence of Newton Abbot with Ogwell and Ogwell with East Ogwell    

New development is incompatible with the character of East Ogwell   

New housing must reflect the traditional styles of development   

DCC - Historic Environment   
South-central part of site contains relic medieval field boundaries. Overall uncertain potential, may 
require assessment and evaluation.  

 



       
 

54 
 

Summary of comment  Council Response  Respondents’ 
unique ID 

HE - Historic England largely agrees with the heritage comments in the draft Local Planand the 
associated site requirements regarding the conservation and enhancement of the setting of the East 
Ogwell Conservation Area. Reference to the adopted East Ogwell Conservation Area Character 
Appraisal (2010) may be of assistance here.  
  
However, we query if the archaeological potential of this allocation site has been assessed as 
appears to have been done for most sites in the HELAA. If not, this should be undertaken with an 
indication of whether any archaeological assessment and evaluation should be carried out now to 
inform the allocation and its policy or if it can be prepared at a later date to inform development 
proposals. This could then be added into the site requirements if necessary.  

 

Concern about loss of agricultural land.   

Brownfield sites and town centre sites should be developed before greenfield sites.   

Site would be better used as allotments or for a community use.   

Site would be better used for playing fields.   

72 – 108 Homes - Allotment allocation required @ 3.98% = three - four 250 Yard Plots.   

Upper floors of town centre premises should be used to create homes    

Housing should be restricted to those who have lived in Devon for at least 3 years   

New homes must be affordable to local people   

Given high property prices, unlikely that houses will be affordable to local people.   

Negative effect on health and wellbeing of local community through loss of open spaces   

There isn’t enough recreational space for the current population and any increase in the number of 
residents will put huge pressure on the limited space available.  

 

Great mental and physical benefits from the walks in/around and views of these areas would be 
harmed by development.   

 

Increased traffic will result in pollution, more traffic, and more stress in crossing very busy roads.   

Village community would be harmed through development   

Housing developments would potentially disrupt the peaceful environment of Ogwell Green due to 
increased population, increased traffic, and pollution and loss of greenspace.  

 

Canada Hill is a fast and dangerous road and is narrow  
  

 

Local roads are already congested and are inappropriate to accommodate additional development.   

Lack of footways   

Canada Hill is used as a rat run   

Pedestrian and cycle travel are not possible due to the large volume of traffic using local lanes   

Additional traffic will worsen existing conflict along local lanes between vehicles, pedestrians, cyclists 
and horse riders.  

 

Lack of frequent or peak hours bus service   

Lack of safe walking route to Canada Hill school   

Local lanes cannot accommodate additional traffic   

Lack of parking and drop off/pick up points at school./   

roads are highly susceptible to flooding, water run-off and dangerous conditions in the Winter with 
ice and snow.  

 

Increase in traffic and pollution due to reliance on car use.   

Surface water creates deep pools on the Ogwell road when it rains   

Access to the town centre from the site by public transport is limited   

Lack of local employment opportunities result in commuting to Exeter and Plymouth   
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Houses should be built to enable people to work from home   

Excessive development will result in unemployment and a need to commute to Exeter to find work.   

Lack of capacity in local school   

Lack of capacity in local GP practices   

There is a severe shortage of open spaces and recreational places for the current residents.   

Ogwell has very few other amenities to sustain further large scale development.   

The village lacks a shop, health centre, playing field, pharmacy, allotments, post office or good 
community hub.   

 

Lack of NHS dentist provision   

Any development of the school buildings could result in reduced outside facilities for the children 
which is in conflict with the NHS plan to prioritise physical activity and healthy living for children in 
order to promote physical and mental health.  

 

The infrastructure in the Newton Abbot area (transport, healthcare and education) will be unable to 
cope with the level of new housing development proposed.  

 

the local sewage works is already at full capacity with the amount of properties in the village. In fact, 
there have been multiple episodes of overspill in 2020 alone and extra housing would increase the 
amount of sewage produced, resulting in increased pollution into the River Lemon.  

 

The electricity supply is inadequate to support the existing village and there are frequent power cuts 
at all times of day. Clearly further demand on electrical supply with future developments would 
potentially overload the system.   

 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Denbury and Highweek will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, 
Kingskerswell and Ipplepen Health Centre and Kingsteignton Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Ogwell area.  

 

The plan is not in accord with the 2016 Ogwell Neighbourhood Plan. The LP contains sites removed 
from the ONP, following advice from TDC deeming that they were unsuitable for development 
because of Habitat directives and or strong local opposition.  

 

The ONP identified a need for development to deliver community and recreational facilities, with 
the proposed site of Ogwell Central being considered the best location within the parish of Ogwell 
to deliver both (being the last flat piece of land in the parish)  

 

Part of the land identified is part of the Ogwell Copse nature area and us under the ownership of the 
management company.  

 

Ogwell has had enough development in the 1980s and 2000s.   

Misleading to identify Canada Hill and Ogwell sites as within Newton Abbot, not Ogwell Parish.   

OPC - Concerns include: restricted access to site; harm to biodiversity and loss of open space/habitat 
created to serve/mitigate development at Ogwell Brook; lack of capacity in school; lack of shop; and 
limited public transport.  

 

NATC - The Town Council noted its close proximity to Canada Hill site (3.10 above) and whilst it 
agreed to the development of the site recommended that only one of the two sites be developed.  
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Newton Abbot: South of Aller 
Summary of comment  Council Response  Respondents’ 

unique ID 

Development would harm wildlife including deer, badgers, bats, butterflies, green woodpeckers, 
foxes, cirl buntings, owls, newts, slowworms, dormice, adders, cuckoos, hedgehogs  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12875593137 
12793337761 
12744044281 
12877795768 
12877802410 
12877790037 
12877775481 
12877784978 
12877786510 
12877782799 
12877763649 
12877762048 
12877774942 
12877767908 
12877670340 
12877694646 
12877751961 
12877727871 
12877719245 
12877684599  
12877719674  
12877710623  
12875259814  
12877688058  
12872695964  
12877676029  
12877661677  
12877555617  
12877661280  
12877638433  
12877650168  
12877619663  
12877617650  
12877620826  
12877614148  
12877556215  
12877584220  
12877564140  
12877541239  
12877569034  
12877567941  
12877552793  
12877545775  
12877535585  
12877541849  
12877533977  

 Loss of TPO’d trees and woodland   

Loss of habitats and harm to the biodiversity of the site   

Site contributes to wider green corridor   

Concern about proximity to Aller Sand Pit SSSI.   

Flora and fauna should be protected during building works   

The site is reclaimed land and there is a risk of subsidence in the area.   

The agent states that: it is considered that with a landscape led design approach the site can 
successfully be developed while maintaining the integrity of the Strategic Open Break, by avoiding 
any coalescence between the settlements of Newton Abbot and Kingskerswell.  

 

Agent advises that the land is well screened from public view   

The agent advises that the proposal is to retain and enhance the area of trees on the eastern part of 
the site which will add to the biodiversity of the site.  

 

Concern about groundwater    

Steep topography in places   

Object due to loss of open space and additional traffic.   

DCC - Minerals  
The opportunities section of the site summary states, “There are no mineral constraints affecting 
the site as the mineral resource at Zig Zag quarry has been worked,” Whilst it is correct the mineral 
resource in this area of this allocation has been worked out, the nearby Zig Zag quarry continues to 
operate and contains mineral reserves.  
Development of this site should not constrain the completion of extraction at Zig Zag. The site 
summary should note that the site lies within the aggregate Mineral Safeguarding Area.  

 

NE - Part of the site is within the 50m IRZ for Aller Sand Pit SSSI.   

Object due to loss of grade 3 agri land, loss of separation between Kingskerswell and Newton Abbot, 
and for ecology, landscape, drainage and heritage reasons.  

 

DWT would expect to see more than retention/protection of existing trees and priority habitats, but 
enhancement to create.  
Species – GHB, cirl buntings, great crested newts – habitats required for all these in network.  

 

WT – We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.    

 

Concern about loss of physical separation between Newton Abbot and Kingskwerswell   

DCC confirms: The site is not in a Conservation Area and there are no listed building, Scheduled 
Ancient Monuments or Heritage Assets that would be affected by its development. There is not 
known to be any archaeological interest in the site, and any remains would be very unlikely given its 
former quarry use.  

 

Potential undiscovered archaeological activity would also be damaged and harmed   

Concern about proximity to ancient monument and possibly other archaeological remains too.   

DCC - Historic Environment   
Proximity to Scheduled hillfort. Potential for archaeology of prehistoric and Roman date. Warrants 
predetermination assessment and evaluation to inform masterplan and mitigation.  
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Summary of comment  Council Response  Respondents’ 
unique ID 

HE - Historic England largely agrees with the heritage comments in the HELAA and the draft Local 
Plan and the associated site requirement for archaeological assessment and evaluation.  
  
However, we are also concerned about the potential for this allocation to affect the setting of the 
Scheduled Monument Milber Down camp to north-east of site. We consider that a heritage impact 
assessment (HIA) should be undertaken to understand the impacts of the proposed allocation on 
the setting and significance of this heritage asset. It should also make recommendations for ways in 
which negative impacts on the significance of affected heritage assets can be avoided, minimised 
and/or mitigated and opportunities for enhancements maximised, especially in combination with 
the proposed Milber and Zig Zag Quarry allocations.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development. It can also identity the need f or 
additional criteria in the site-specific allocation policy, such as design or other mitigation measures, 
as well as for other matters such as townscape, local character and distinctiveness.  
  
Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that the need to conserve and enhance the setting and significance of 
Milber Down camp should be added to the site requirements (assuming these are intended to form 
the basis for criteria in a site-specific allocation policy) alongside any design and mitigation 
measures that may be identified in the HIA.  

 12877533226  
12877536262  
12877514607  
12877503689  
12877496189  
12877519862  
12877493579  
12877487325  
12877484912  
12877483370  
12877453150  
12877452492  
12877445608  
12877416595  
12877417462  
12877190444  
12877168090  
12877096154  
12877079908  
12877060099  
12877059738  
12877042218  
12877042797  
12876589482  
12877028459  
12877029055  
12873003365  
12877007894  
12877006810  
12876861380  
12876947447  
12876956486  
12876944604  
12876738108  
12876911265  
12876849613  
12876895660  
12876680914  
12876883054  
12876879341  
12876886423  
12876868274  
12876874109  
12876864314  
12876869614  
12876852938  
12876854327  
12876812537  

HE - Historic England largely agrees with the heritage comments in the HELAA and the draft Local 
Plan and the associated site requirement for archaeological assessment and evaluation.  
  
However, we are also concerned about the potential for this allocation to affect the setting of the 
Scheduled Monument Milber Down camp to north-east of site. We consider that a heritage impact 
assessment (HIA) should be undertaken to understand the impacts of the proposed allocation on 
the setting and significance of this heritage asset. It should also make recommendations for ways in 
which negative impacts on the significance of affected heritage assets can be avoided, minimised 
and/or mitigated and opportunities for enhancements maximised, especially in combination with 
the proposed Milber and Zig Zag Quarry allocations.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development. It can also identity the need f or 
additional criteria in the site-specific allocation policy, such as design or other mitigation measures, 
as well as for other matters such as townscape, local character and distinctiveness.  
  
Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that the need to conserve and enhance the setting and significance of 
Milber Down camp should be added to the site requirements (assuming these are intended to form 
the basis for criteria in a site-specific allocation policy) alongside any design and mitigation 
measures that may be identified in the HIA.  

 

Too close to unstable ground and the local quarry.   

Brownfield sites should be developed, including empty shop units in town centres, before greenfield 
land is used.  

 

The topology of the site and the adjacent area is unsuitable for housing development without 
extensive remedial landscaping which could affect the natural geography and geology of the area.  

 

Concern about stability of the site and steep quarry faces.   
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Summary of comment  Council Response  Respondents’ 
unique ID 

Concern about impacts on existing properties from development of unstable land.   12876793039 
  
The comments 
include 23 submitted 
by email, in post, or 
in person. 

 Concern about loss of agricultural land   

The agent advises that DCC have confirmed that the quarry use has ceased, land been satisfactory 
restored, and planning permission for a change of use to domestic garden land was granted in 
1999.  

 

60 – 65 Homes - Allotment allocation required @ 3.98% = two 250 Yard Plots.   

 No justification to expand housing area at Aller Park   

 Concern that the cost of developing the site will limit the number of affordable homes built   

There is a need for low cost affordable homes   

Concern that affordable homes will result in noisy residents within a quiet neighbourhood   

Concern that all the homes will be “executive” homes   

 The site is reclaimed land and risk of subsidence in the area.   

Potential groundwater issues and subsidence concerns for surrounding houses as the land was 
previously a quarry.  

 

The affluent area is not appropriate for affordable housing   

Limited opportunity for affordable housing and unlikely to be rented   

The agent states that the site is suitable for housing, approximately 60-75 units (with policy 
compliant level affordable housing and custom-build homes)  

 

The site would only be good for a small estate of approximately 5 houses.   

More apartments should be built   

Homes should not be available as second/holiday homes   

Empty properties should be developed before new build development is allowed.   

 Increase in traffic using the estate’s roads will increase air pollution and harm health of existing 
residents  

 

Increase in traffic using the estate’s roads will harm amenity enjoyed by existing residents from 
increase in noise  

 

Increase in traffic using the estate’s roads will put children and pets at risk.   

Increase in traffic using the estate’s roads will prevent children playing in the road.   

Heavy construction traffic will cause additional noise, fumes, air pollution, dust, smells and 
vibrations to existing residents.  

 

Development will increase noise and light in a quiet area and harm amenity currently enjoyed.   

Concern about loss of the open space - the area is one which is very well used by residents to 
undertake physical exercise and walk dogs.  

 

Concern about proximity of the development to the quarry and consequent health risks to 
prospective residents.  

 

Lack of local park or green space.   

We need green space in amongst our living to be healthy   

Play space provided as part of the development should be large enough to cater for the needs of the 
whole estate  

 

 The agent advises that leisure, wellbeing, and healthy activities can be provided on to the local 
footpath network and cycle network.  
  

 

 Steep topography to/from town centre will result in the development being car reliant   

 Congestion and traffic getting out onto the old St Marychurch road at rush hour in the mornings is 
busy already without an added pressure of more traffic.  

 

Lack of sustainable travel links and difficult topography which would not encourage use.   
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Summary of comment  Council Response  Respondents’ 
unique ID 

 Access via Sutherland Close would be difficult and disruptive both during the building work and 
afterwards for residents to access their homes.  

 

Access via the estate roads will cause danger to residents, including the elderly, children and pets.   

Concern about the lack of capacity of the estate roads and junctions to accommodate the additional 
traffic that will result from development  

 

Aller Brake is used as a rat run for heavy lorries.   

Sutherland Road,  Lower Fern Road, Oak Tree Drive and Aller Park Road were not designed for such 
traffic and cannot accommodate additional traffic.  

 

Access is constrained by on street parking, which causes congestion when travelling through the 
estate roads – additional traffic will exacerbate this  

 

The existing access routes onto the estate are already hazardous and dangerous   

Additional traffic is likely to cause accidents   

Aller Park was designed and built as a development of a specific size with the infrastructure to 
match, particularly road access.  

 

If the development goes ahead, access should be from Zig Zag quarry or new Link Road.   

Development will exacerbate the blatant abuse of the one way system at the top of Aller Brake Road 
.  

 

Development will increase on street parking and will block access by emergency vehicles   

Heavy construction traffic and the parking of the workforce required to develop the site will cause 
major problems.  

 

Concern about lack of access to public transport and resulting car reliant development   

Site not served by a good bus route - the No 12 does not pass through Aller; the No 13 stops early 
evening and is infrequent, as is the country bus . No Sunday service at all.   

 

Pedestrian links to the town centre require pedestrians to use Penn Inn underpass, which is not 
considered safe.   

 

Sufficient parking for new development should be provided.   

Train station is over 4km away and nearest bus stop is 2km away.   

Agent advises that the site has easy access to Newton Abbot railway station (1.7 miles), is served by 
regular bus services being on the 174 route to Newton Abbot and Torquay (stops include the 
Railway Stations and Willows Retail Park) nearest bus stops are on Lower Fern Road 1 minutes walk 
away from the entrance of the site (115m), and no. 13 bus route on Aller Brake Road (nearest bus 
stop 0.4 miles) which runs regular (at least hourly) services from Brixham to Newton abbot.  

 

Lack of employment in the area means that new residents would have to commute to work.   

Increasing the population of Newton Abbot will increase competition for local jobs and lead to higher 
unemployment.  

 

Questions where employment for the residents of the development would be provided   

Lack of local employment opportunities   

Concern that residential development will not contribute to the local economy   

Nothing is being done to increase employment locally   

Concern that the site is too far from the town centre to contribute to its economy – considered 
more likely that residents would travel to The Willows.  

 

 The agent advises that employment opportunities are provided at Milber Industrial Estate 0.9 miles 
(19 mins walk), Centrax 1.1 miles (24 mins walk), Brunel Industrial Estate 1.4 miles (27 mins walk), 
and the Town Centre, with Queen Street 1.9 miles away.  

 

 Concern about lack of capacity in local schools   

 Concern about lack of capacity of existing GP surgeries and dentists   
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Summary of comment  Council Response  Respondents’ 
unique ID 

 Concern about distance from nearest GP surgery   

Concern about distance from local schools   

Concern about lack of full time A&E department at Newton Abbot hospital   

Concern about lack of capacity in Torbay Hospital   

Questions how facilities will be expanded to cope with additional development   

The existing drainage system already struggles to cope without the extra demands of any additional 
housing.   

 

Lack of local facilities such as shops, financial and postal services, play areas, an infrequent public 
transport system, no education and healthcare facilities, no community facilities, no public spaces, 
and poor internet and utility services.  

 

The agent advises that service connections (water, electric, gas, & foul water) can be provided via 
Sutherland Close / Lower Farn Road. There are 3 options for surface water, if soakaways are not 
feasible following ground investigations, the most viable option via a sewer requisition to Aller Park 
Road following onsite attenuation.  

 

NHS - This potential site is served by six GP surgeries. Three of these surgeries have an excess of 
capacity as of August 2021 to absorb a patient list size increase from this potential site.  
  
Whilst is appears unlikely that based upon this village a developer contribution would not be 
required, due to all the other potential developments in nearby towns and villages that share the 
same GP footprint, it is very likely that a primary care developer contribution will be required.  

 

 This proposed development is detrimental to an already underfunded and poorly resourced area.   

 Newton Abbot is accommodating too many new houses   

 Opposed to Government housing targets   

There are many other more suitable sites for building   

NATC - The Town Council expressed its concern at the topography of the site and questioned its 
suitability for development but on balance agreed to the development of the site.  

 

 

Newton Abbot: Caravan Storage at Linden Lea 
Summary of comment  Council Response  Respondents’ 

unique ID 

DCC - Minerals  
The site sensitivities section fails to mention that this site is located within the industrial Mineral 
Safeguarding Area. We note that much of the land surrounding this site is already allocated in the 
existing Local Plan as part of NA2. The mineral operator of the nearby Ringslade quarry has indicated 
that there may be potential to work materials underlaying the lagoon area of this site. However, 
given the small scale of this site, its relationship to the already allocated NA2 site, and the buffer 
between the site option and lagoon area, Devon County Council has no objection to this site option.  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  
However, it should be noted that the site is already within the existing 2014 settlement limit. Please 
refer to the Sustainability Appraisals for further information. 

 

12875610657  
12863953262  
12876738891 
  
The comments 
include 9 submitted 
by email, in post, or 
in person.  ACT - We support the TDC comments regarding the high likelihood of Priority Habitats and Species 

and mitigation required.  
 

This site falls wholly within the MSA and is immediately adjacent to IML’s Ringslade permission area.  
This site suffers the same issues as the remaining areas of the NA2 site. It is therefore considered to 
be undeliverable within the plan period.  
No reference is made to the MSA or the mineral permission and activities.  
The minor contribution to housing (estimated at 8-12 homes) is significantly outweighed by the 
potential harm to the mineral's operations.  

 



       
 

61 
 

Summary of comment  Council Response  Respondents’ 
unique ID 

WT – We accept the inclusion of the Caravan Storage at Linden Lea site with no objections. This site 
should be prioritised for development over those which contain features of ecological importance.   

 

EA - There are concerns related to SWW infrastucture and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.    

 

DCC - Historic Environment   

No known assets. Low potential. 

 

Allotment allocation too small to be considered.  

Object due to increase in traffic on estate roads and increase in pollution, questions need for new 
housing, exacerbate parking problems and access for emergency vehicles, and lack of frequent 
public transport. 

 

Concern that small sites do not provide the much-needed infrastructure that would improve the 
health and wellbeing of the people currently living in the Newton Abbot area.  

 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, applications in progress or consented such as the Wolborough Barton, Langford Bridge and 
Houghton Barton sites are also in the catchment of these surgeries and will reduce that capacity 
considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery and Buckland 
Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Newton Abbot area.  

 

Object as would open up area for development.    

NATC - The Town Council object to the development of the site as it is too small to provide benefit to 
the area.  

 

 

Newton Abbot: Coach Road Nursery 
Summary of comment  Council Response  Respondents’ 

unique ID 

Possible impact on Cirl Buntings.   Site is next to the wetland area with associated flora and fauna. 
Abuts an area of PHI deciduous woodland and PHI traditional orchard  
 

This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. Policy GC9 (Coach Road Nursery) includes requirements that seek to mitigate 
development impacts on nature and the environment.  See the Sustainability Appraisal for further 
information.   

FS-Case-395395664  
FS-Case-395339297  
FS-Case-395337648  
FS-Case-395277080  
FS-Case-395168008  
FS-Case-391260343  
 
The comments 
include 11 submitted 
by email, in post, or 
in person.  

Nurseries should be turned into allotments.    Wait list for allotments is 4 years – Glasshouses could 
be a valuable community resource for growing food and associated with allotments.   
Question the need for allotments as there are already allotments present.  

The Local Plan strategy seeks to maximise development on previously developed land. This site 
partially meets that objective in a location within the town.  

Policy DW3 Design Standards requires green infrastructure including allotments where suitable.  

A footpath is certainly desirable, but it is difficult to see how it could be installed without 
demolishing part of the Newton Abbot Football Club building.  To accommodate the footpath it 
would be necessary to move the hedge to preserve the character of the area leading up to G1 
Wolborough Church.   
Coach road is a rat run due to congestion.  Coach road unsafe for pedestrians and cyclists. Limited 
space for footpath.  No bus routes and dangerous to walk or cycle.  

The policy GC9 requires safe pedestrian access to be secured.  How this is achieved will be down to 
the applicant / landowner, in consultation with the relevant consultees (eg Highway Authority, 
neighbouring users).  

It is anticipated that the construction of a link road through the Wolborough NA3 allocation should 
reduce traffic using Coach road to avoid congestion in the town centre.  This may also allow for 
improved bus services in the locality.   
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Summary of comment  Council Response  Respondents’ 
unique ID 

Historic England considers that an HIA should be undertaken to understand the impacts on the 
setting and significance of nearby listed buildings & Wolborough Conservation Area.  Incorporate any 
design or other mitigation measures as may be identified in the HIA, e.g. retention of existing 
vegetation, landscaping, and design to reflect local vernacular.  

An HIA is required in policy GC9.  

 

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 

following is the Council’s response: 

 

Policy GC9: Coach Road Nursery of the Proposed Submission Local Plan requires the following: 

A design and layout solution which conserves or enhances the heritage significance of the 

Wolborough Conservation Area and its setting, as informed by a Heritage Impact Assessment; and 

A layout informed by details of archaeological investigation, evaluation and mitigation 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites. 

 

Problems of more surface water being pumped into decoy lake  The issue of drainage is recognised in policy GC9. 

Residential use could conflict with flood lit football pitch.    
Adjacent to the Football Ground and BMX track, both of which can be very noisy (and disturbing 
because of some of the language used by some spectators). Are these compatible uses?  

The neighbouring leisure and recreation uses should be considered in any detailed planning 
application.  

 Question density of housing scheme – too many homes.    The policy proposes 20 homes on this site. The density is considered appropriate and achievable. 

More use of brown field sites and redevelopement of existing underused buildings in Newton Abbot 
for flats and affordable housing near to existing amenities.  

This site is proposing redevelopment of an underused site within Newton Abbot.   

Primary care developer contribution will be required.  The Council is working with the NHS and takes into consideration NHS representations.   

Mineral safeguarding area for sand and gravel, but no mineral authority objection.  Noted.  

No schools or local facilities proposed for this site.   Any development would make contributions to infrastructure via planning obligations.   

Healthcare and education oversubscribed.   The Council works with the NHS and Education Authority to address these matters as far as possible, 
but ensuring developers mitigate for the impacts of their development through appropriate 
contributions.  

No reference to climate emergency.   See the climate change section of the Local Plan.  

Within 150m of Wolborough Fen SSSI (southern third of site – Rural Residential trigger = Any 
residential development of 10 or more houses outside existing settlements/urban areas – allocation 
yield is unknown). 
 
Abuts an area of PHI deciduous woodland and PHI traditional orchard. 

Policy GC9: Coach Road Nursey, includes the following criteria: 
 
Measures to ensure the continued quality of the existing trees and Wolborough Fen Site of Special 
Scientific Interest (SSSI); 
 
Appropriate flood risk mitigation informed by a flood risk assessment and sustainable drainage 
strategy, to manage flood risk to the benefit of wildlife and recreation and the quality of the 
Wolborough Fen SSSI. Any proposals to discharge surface waters to the Decoy Lake catchment will 
likely require contributions for flood risk improvements; and 
 
Specific ecological mitigations are implemented as informed by a site level HRA to protect the 
integrity of the South Hams SAC. 
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Summary of comment  Council Response  Respondents’ 
unique ID 

EA - advise the watercourse to the south of the site has a flood risk area which requires 
consideration. A 5m wide GI corridor free from built development will need to be created along the 
southern boundary. The onsite pond should be enhanced as a SuDS feature.  

The allocation policy, Policy GC10, includes requirement for:  

A detailed flood risk assessment with appropriate mitigation together with a sustainable drainage 
strategy, to manage flood risk to the benefit of wildlife and recreation and the quality of the 
Wolborough Fen SSSI. Any proposals to discharge surface waters to the Decoy Lake catchment will 
likely require contributions for flood risk improvements; 

 

 

Newton Abbot: Land and Buildings at Hopkins Lane 
Summary of comment  Council Response  Respondents’ 

unique ID 

EA - Most of the site is currently at risk of flooding (tidal and river) but is protected from frequent 
flooding by the flood defences.   
The site may be at increased risk in the future from overtopping of defences. The Sequential and 
Exception Tests will need to be carried out with the aid of a Level 2 SFRA before this site is selected as 
a preferred option.   
We consider that it may be possible to create a safe development in this location through clever 
design and the inclusion of a safe route to higher ground via the rear.  
In the northern part of the site (i.e., where land is below 5mAOD), it is unlikely that more vulnerable 
uses (i.e., residential) would be acceptable on the ground floor. This level may change with updates 
to the sea level rise allowances.  
If you decide to take this site forward following the application of the Sequential Test, a more specific 
‘Site Requirement’ should be included which requires a detailed FRA to be produced to demonstrate 
that the development (and its access route) will be safe from flooding over its lifetime and will not 
increase flood risk elsewhere.   
Opportunities to improve flood risk should be explored. In addition, it is unclear why contaminated 
land assessment and remediation is not currently listed as a requirement for this brownfield site.  

The development at the site would be subject to Policy GC5:Flood Risk Management and Resilience.   

  

In addition, the site allocation policy, Policy GC11, requires development to be informed by the SFRA 
Level 2 and a detailed site-specific flood risk assessment with appropriate mitigation together with a 
sustainable drainage strategy. It requires suitable commercial and water compatible uses on the 
ground floor and sufficiently high habitable floor levels.  

  

Matters of sequential and exception testing are addressed through Policy EN6: Flood Risk and Water 
Quality. 

FS-Case-393444598 
 
The comments 
include 12 submitted 
by email, in post, or 
in person.  

RSPB - Site is not suitable for cirl buntings.  
Existing buildings may provide nest sites for various bird species. Assessment of buildings is required, 
and works should be carried out to avoid impacts. New developments should provide replacement 
nest sites (swift bricks) and one per dwelling.    

Policy GC10 Hopkins Lane addresses the issue of ecology.  

NE - 1km from River Lemon Valley Woods SSSI (no trigger for residential developments).  Policy GC10: Hopkins Lane Opportunity Area, includes the following criterion: 
Specific ecological mitigations informed by a site level HRA to protect the integrity of the South 
Hams SAC. 

Solar panels should be mandatory on new builds to limit the amount of agricultural land/natural 
habitat required for solar energy panel fields.  

See Climate Change policies section. 

NADCS -   
No objection to the possibility of development. However, it should be noted that there is heritage 
value on the site in the form of old limestone buildings as well as its history. Other considerations are 
no existing parking, high flood risk, need for archaeological studies and is the heart of employment in 
the town.  

Policy GC10 Hopkins Lane addresses the issue of heritage.  

HE - Historic England notes from the HELAA that there are grade II listed buildings to the south of the 
site, that the site has archaeological potential and the recommendation that impacts on their 
significance and settings should be assessed/evaluated to inform design and mitigation.   
  

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 

following is the Council’s response: 
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Summary of comment  Council Response  Respondents’ 
unique ID 

Given this, Historic England considers that a heritage impact assessment (HIA) should be undertaken 
to understand the impacts of the proposed allocation on the setting and significance of these listed 
buildings. We also consider that the HIA should include the archaeological assessment and evaluation 
(as necessary) to inform the allocation and its policy or indicate if it can be prepared at a later date to 
inform development proposals (as appropriate).  
  
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and to 
better understand its suitability and capacity for development.  
  
Assuming that the Site Requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include the need to conserve and enhance the 
significance and setting of affected listed buildings and any design or other mitigation measures as 
may be identified in the HIA, e.g. retention of existing historic buildings/structures/features, 
landscaping, and design to reflect local vernacular. They should also cover any requirements for 
archaeological assessment and evaluation (if relevant).  

Policy GC10: Hopkins Lane Opportunity Area of the Proposed Submission Local Plan requires the 

following: 

A design and layout solution which has regard to the urban character and neighbouring mix of 

uses of the area and conserves or enhances the significance of nearby heritage assets and their 

settings, as informed by a Heritage Impact Assessment; and 

A layout informed by details of archaeological investigation, evaluation and mitigation. 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites. 

 

 

DCC -  Site access to and from Queen Street, Newton Abbot is anticipated to be heavily restricted as 
part of the Future High Street Fund Queen Street pedestrian enhancement package currently being 
delivered in partnership with Teignbridge District Council. Lying within the historic core of newton 
Abbot archaeological mitigation may be required.  

The site has access from the south, along King Street or Union Street.  

NATC - Land and Buildings at Hopkins Lane – the Committee felt this was an ideal site within the town 
centre and would provide opportunity for additional residential units.  

The support for this Opportunity Area allocation is acknowledged. 

NACOC - Site is good for redevelopment but would require relocation of three existing businesses. 
Close proximity to the town centre.  

The support for this Opportunity Area allocation is acknowledged.  It is acknowledged that there are 
some existing businesses operating within the Opportunity Area that would need to be 
accommodated or helped to find alternative premises.  

NHS - GPs have excess capacity as of January 2022, however, consented and commenced sites in the 
catchment will reduce capacity considerably.  To mitigate the capacity issue a primary care 
developer contribution will be required. 

Noted – The NHS evidence base is reflected in the Local Plan policies and related documents.  

 

Newton Abbot: East of Haytor Drive (see policy GC16: East of Buckland Road) 
Summary of comment  Council Response  Respondents’ 

unique ID 

 Harm to wildlife from loss of habitat.  Cirl buntings are present on the site.   See the Environment Chapter which includes a number of policies regarding the protection, 
mitigation and compensation requirements relating to wildlife and habitats.  

FS-Case-389168668 
 
The comments 
include 10 submitted 
by email, in post, or 
in person.  

NATC - East of Haytor Drive – the Committee recorded that whilst they accepted the site should be 
considered, it was currently a Green Field site and would prefer that other sites were developed prior 
to this area of land.   

The Local Plan's strategy for distributing development prioritises town centre brownfield sites. 
However, because of the high Government housing target some housing will have to go on 
greenfield sites, such as this location located close to a key centre where jobs and services are 
available.   

NACOC - Object - The site is visible from a number of directions. The ridgeline could be ruined.   
Area does not need environmental improvement as it is a stunning estuarine area already.   
Archaeological nature of the site is of note.  

The policy GC16 considers landscape and requires an LVIA, and archaeological evaluations.    

RSPB - The site is wholly within cirl buntings breeding territory.  Recommends site assessment as per 
cirl bunting planning guidance and appropriate compensatory habitat provision.  

See the Environment Chapter which includes a number of policies regarding the protection, 
mitigation and compensation requirements relating to wildlife and habitats. 
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Summary of comment  Council Response  Respondents’ 
unique ID 

NE - ALC Grade 2. Concern about loss of agricultural land  
  

Only 1ha of land is allocated for development within Policy GC16: East of Buckland Road, which also 
includes the following criterion: 
Specific ecological mitigations informed by a project level HRA to protect the integrity of the 
South Hams SAC.  

Landscape impact.   This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. The policy GC16 East of Buckland Road sets out policy requirements relating to 
minimising landscape impacts.   

Development would harm the setting of the hamlet of Buckland Barton  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

HE - Historic England is concerned that both the HELAA and the draft Local Plan do not identify the 
presence of the grade II listed Buckland Barton to the north of the proposed allocation site. 
Development on the allocation site may impact on its setting and significance.  
  
Given this, Historic England considers that a heritage impact assessment (HIA) should be undertaken 
to understand the impacts of the proposed allocation on the setting and significance of this listed 
building.  
  
We query if the archaeological potential of this allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to inform the allocation and its policy or if it can 
be prepared at a later date to inform development proposals.  
  
The HIA should make recommendations for ways in which negative impacts on the significance of 
affected heritage assets can be avoided, minimised and/or mitigated and opportunities for 
enhancements maximised.  
  
Assuming that the Site Requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that these should include the need to conserve and enhance the 
significance and setting of the grade II listed Buckland Barton and any design or other mitigation 
measures as may be identified in the HIA, e.g. retention of existing vegetation, landscaping, and 
design to reflect local vernacular. They should also cover any requirements for archaeological 
assessment and evaluation (if relevant).  

An HIA is currently being undertaken for this site.  In advance of the outcome of the HIA, the 

following is the Council’s response: 

 

Policy GC16: East of Buckland Road of the Proposed Submission Local Plan responds to the 

comments made by Historic England and requires the following: 

A design and layout solution which has regard to the urban character and neighbouring mix of 

uses of the area and conserves or enhances the significance of nearby heritage assets and their 

settings, as informed by a Heritage Impact Assessment; and 

A layout informed by details of archaeological investigation, evaluation and mitigation. 

 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites. 

 

Comments on potential impacts on archaeological heritage assets were provided by Devon County 

Council Historic Environment Team at HELAA stage and when the draft sites were published. 

 

DCC - Site may be supported by a number of active travel proposals (emerging Heart of Teignbridge 
Local Cycling and Walking Infrastructure Plan).  
  
Archaeological mitigation may be required given the proximity of the site to known prehistoric 
activity in the surrounding landscape.  

The policy GC16 addresses both these requirements.   

Small housing developments are better located on brownfield land  The Council has carried out extensive urban capacity assessments and sought to maximise 
allocations on brownfield sites. However, some housing will have to go on greenfield sites, such as 
this location located close to a key centre where jobs and services are available.    

Houses built are rarely affordable to local people  This has been considered and the plan includes affordable housing requirements including on this 
site. Policy H2 sets out the affordable housing targets and tenures of affordable housing to be 
sought.  

NACOC- Reasonable site for new housing development.   
 Site is in a visible location from the A380 so would require good landscaping.  

The policy GC16 East of Buckland Road sets out policy requirements relating to minimising 
landscape impacts. 



       
 

66 
 

Summary of comment  Council Response  Respondents’ 
unique ID 

People use cars because they are quicker and more convenient than sustainable modes of travel The plan is seeking to increase active travel by improving infrastructure and opportunities for safe 
walking and cycling, in particular for local day to day trips. GC1 sets out policy objectives for the 
Garden Community area.    

The infrastructure is not in place to cope with further traffic in this area The site has been limited to a small site of up to 1 ha in recognition of the site and broader 
constraints.  

Lack of employment opportunities in Newton Abbot. No benefits to the local economy  The plan makes a number of employment land allocations, including in Newton Abbot.   

Local health and education services cannot cope already  The Local Plan requires developments to mitigate their impacts, including by making contributions 
to health and education.  

NHS - GPs have excess capacity as of January 2022, however, consented and commenced sites in the 
catchment will reduce capacity considerably.  
To mitigate the capacity issue a primary care developer contribution will be required.  

Noted – The NHS evidence base is reflected in the Local Plan policies and related documents. 

 

 

Kingskerswell: Land West of Greenhill Road 
Summary of comment  Council Response  Respondents’ 

unique ID 

The is a nice area on the edge of Torbay and Teignbridge that I use for recreational activities due to 
it ease to walk to and the natural environment to walk in.  The musgrave trail is one route that goes 
through this area but having heard the KK4 Aller Valley Plan it does sound like a great idea to keep 
this for that.   

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12875194107  
12875165103  
12870365271  
12870412839  
12848742221  
12824608715  
12793340890  
12793257861  
12754979809  
12743978382  
12877761212  
12877710846  
12877625112  
12877683084  
12877621543  
12877601813  
12877570871  
12877587734  
12877577102  
12877511783  
12877537945  
12877497033  
12877037532  
12877039783  
12876973410  
12876829110  
12876703016  
12876788375  
12876782818  
12876774059  
12876767421  

 This land is allocated within KK4 (the planned Aller Valley Country Park and Trail) confirmed in the 
Teignbridge local plan 2013-33 1 and the Teignbridge green infrastructure plan 2014 2 as a high 
priority. In the Kingskerswell Village plan 2012 this country park and trail was one of the two key 
strategic projects identified by the village to be developed with Teignbridge Council (TC) . This park 
would address the 6-hectare shortage of usable greenspace Kingskerswell is lacking.1 As this field is 
classed as green infrastructure, major applications (10 or more houses or 0.5ha of employment 
land) where the application has potential for a significant impact on Green Infrastructure corridors 
are required to submit a formal GI Context Plan, GI Masterplan and GI Statement as part of their 
application for it to be validated. 2 This would be required for this land.  There is no green brake 
between the village and the Kingskerswell bypass, so this should be kept for that and the Aller Valley 
Trail (KK4) The area is also in the greatere horseshoe bat flyway, and you can often see bats in this 
area. Its also within an area of Cirl Buntings which have been seen nesting in Greenhill Road and 
Huxley Vale, Doormice are also in the area along with Dragon Flys who use the waterway to feed.  

 

This land is part of a ribbon of land with ancient hedgerows providing habitat for protected wildlife.   

This land is allocated within KK4 (the Aller Valley Country Park and Trail) in Teignbridge plan 2014 
and Teignbridge green infrastructure plan 2014 as high priority. In Kingskerswell Village plan 2012-
one of the two key strategic projects identified by village to be developed with Teignbridge Council 
(TC) . This park would address the 6 hectare shortage of usable greenspace Kingskerswell is lacking 
according to Teignbridge plan 2014. Teignbridge state part of field in flood zone 3. In heavy rain half 
the field is a lake therefore larger part of this field is flood zone 3 or at least 2. Teignbridge admit in 
their proposal there is medium risk of flooding from surface water on North End of Site. Homes 
along edge of this development would be at higher risk of flooding again which had been reduced 
with the culvert built with the bypass. 1904 maps also indicate that there is a natural spring within 
this field therefore this would be concreted over, further increasing flood risk. This land is a 
Greenfield site. It is also the green break between the South Devon Link Road and the village. The 
Local Plan is clear that such a break is needed between urban settlements. It is outside current 
settlement boundary thus not within Kingskerswell so is contrary to Local Plan Policy S22. Policy S22 
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states that particular account will be taken of the integrity of green infrastructure and biodiversity 
networks and the need to ensure that development in the countryside does not have an adverse 
effect on the integrity of the South Hams SAC (see below). Air quality: There were concerns that 
exhaust gases would reduce air quality near new road (another reason for this being a green break 
field). Air quality monitors along Greenhill Rd and Yon St found air quality had significantly worsened 
(Ni02 poisonous exhaust gases up by 20%) immediately after bypass opened-this has not taken into 
consideration the confirmed housing development of Edginswell (550 homes) and rat-run potential 
of this (see below) and more people use the bypass since its opening. We do not know what current 
air quality is and will be as monitors were removed. Reduced air quality increases respiratory 
conditions and those living in new development will be at greatest risk. TC assured locals they 
‘would continue to monitor air quality’ but monitors were removed, possibly in anticipation for the 
new housing and increasing traffic with this. This exercise needs repeating now and again once the 
Edginswell development is completed to see impact on Kingskerswell air quality management 
area.  Noise pollution nearby the South Devon Link Road. Development would have to take into 
consideration traffic noise and provide sufficient insulation. Many protected species known to live in 
and around field. Habitats likely to be only just recovering from bypass development and would 
benefit from remaining in KK4. Site falls within greater horseshoe bat strategic flyway-‘South Hams 
SAC’ – Greater Horseshoe bat consultation zone planning guidance (2010). Bats are seen at night 
over the houses on Greenhill Road and fields by residents. Habitats already been disrupted/moved 
because of bypass. Bypass already likely to have had effect on breeding, feeding, numbers and 
moving them again could endanger them further. Doormice seen in the road and field. More 
homes= more predators (cats) thus another reason this protected species may see decline as well as 
a loss of habitat. Land is within Cirl Bunting 2km consultation zone and have been seen in the 
gardens in Huxley Vale. Building work alone likely to affect breeding and presence. If the field built 
on it may mean they do not return to the area. KK4 will retain it. Great crested newts also in area 
and again were affected already by the bypass development. To disrupt their habitat again may lead 
to reduced breeding and loss of this species in the area. Slow worms seen in gardens along Road and 
within field. These are also protected. Attenuation ponds located in the fields within the proposed 
Aller Valley Country Park will also be numerous in wildlife. Having the trail will protect many species 
and allow villagers to enjoy the flora and fauna. This land will link the country trail to the above 
fields therefore important.  

12876605584 
  
The comments 
include 31, 
submitted by email, 
in post, or in person. 

In Flood zone 3. We need to minimise ALL flood risks due to rising rainfall. Prime habitat site for 
bats, newts and doormice.  

 

The site is close to the A380 Dual Carriageway which young children could access. The noise and air 
pollution from this road will detrimentally impact on the residents' lives who are to reside in this 
constrained and poor accessible site. The proposed site adjoins country wildlife site and 
conservation area. It is a primary habitat site for bats, newts, dormice, badgers and many birds.  

 

Landscape in the Newton abbot area is being spoilt by over development.  Animals, insects and birds 
are losing their natural habitats and our children will grow up in a polluted environment.    

 

DCC - Minerals  
The site is within the aggregate Mineral Consultation Area. However, the limited size of the site and 
its separation from the limestone resource by the A380 and relationship with adjacent dwellings 
means that development of this site would not constrain working of the limestone resource to the 
west, and there is no mineral objection to development.  
Flood Risk    
There is a potential groundwater issue in the area. Any proposed development of the site will need 
to ensure that    
any impact upon or from groundwater is fully assessed.  
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DWT - DWT would expect to see a substantial corridor across this site given over to a double hedged 
dark corridor with species-rich grassland between to support GHB. If this cannot be achieved, site 
should not be considered  
Species – GHB, cirl buntings, great crested newts – habitats required for all these in network  
Concerning to see mitigation hierarchy ignored in notes for this site – minor mitigation options 
explored prior to avoid and minimise. Should not be pre-determined result that undermines 
wildlife.  

 

RSPB - This proposed allocation will directly impact on at least one cirl bunting territory (as recorded 
in the last national survey in 2016). If this proposed site goes forward as an allocation, we 
recommend up to date survey and habitat compensation for loss via a developer contribution to 
Teignbridge District Council as per the cirl bunting planning guidance.  

 

WT - We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species.   

 

EA - Sequential Test required. It is likely that only a part of the site will be suitable for residential 
development (if the requirements can be met) and there are concerns related to SWW 
infrastructure.  The development of this site may result in enhancement of floodplain and 
watercourses.    

 

Land is adjacent to a conservation area and Roman artifacts were found nearby when building the 
bypass.  ● There are two listed buildings at  the junction of Greenhill Road with Yon Street-
Number 2 Greenhill Road and the congressional chapel which is now being turned sympathetically 
into a home. There is also another cottage opposite number 2 Greenhill Road, thus it is impossible 
to widen this junction.  ● The land on Churchway lane which was disregarded as a potential 
development site in the HELAA documentation has been designated as an area of high sensitivity 3 
as a site of archeological interest due to potential prehistoric activity and a potential settlement in 
the surrounding landscape(this has been confirmed with the historic environment team at 
Teignbridge Council). What is not mentioned is that the land on Churchway lane prior to the bypass 
was the SAME field as the land west of Greenhill Road-it was one field prior to being built through 
which is confirmed in the Strategic Housing Land Availability Assessment Review 2009. 7 Therefore 
the land West of Greenhill Road is also a site of potential prehistoric settlement and thus a site of 
interest as it is the same piece of land. This has not been mentioned anywhere in the HELAA 2021 
documentation 3 and is important as any consent for development here should be conditional upon 
a programme of archeological work to record any heritage assets affected’ as per the HELAA 
document 3 for the Churchway Lane site which would incur additional cost to developers. If this 
information was presented to the inspector, village and developers and the HELAA panel, this may 
have changed the perceived suitability of this land for both cost and historical reasons by all parties 
as per the decision for the Churchway Lane site. This is also important information that the 
inspector should have available to them otherwise this omission is misleading the reviewer that 
there are no additional historical factors that need to be considered other than the listed buildings 
nearby.   

 

This site is at the edge of the Kingskerswell Village and new build will not blend in with the existing 
Grade 2 listed buildings as well as the mature residences in the vicinity.  

 

Changes the character of the village.    

Housing developments need to be smaller with more green space, larger pots, parking, larger 
gardens as per historic builds.  

 

DCC - Historic Environment   
Possible former quarry (Pit field name). Uncertain but probably low potential.   
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HE - Historic England notes there are two listed buildings close to the southern end of the site. We 
consider that the need to conserve and enhance the setting and significance of these listed buildings 
should be added to the site requirements (assuming the site requirements are intended to form the 
basis for criteria in a site-specific allocation policy).  
  
We also consider that the need to conserve and enhance the settings and significance of the 
Kingskerswell Conservation Area and the Scheduled Monument called Prehistoric field system and 
settlements on Kerswell Down and Whilborough Common should also be included in the site 
requirements. Reference to the adopted Kingskerswell Conservation Area Character Appraisal 
(2010) may be of assist in relation to the former heritage asset.  

 

This should be kept for agricultural or for KK4.    

It is a greenfield site where as some of the other sites such as Zig Zag quarry are not. Is in an area of 
flooding in flood zone 3 and developement here would possibly contribute to more flooding in 
Greenhill road as well as church end road with all the additional run off. ● This land is allocated as 
being within KK4 (the Aller Valley Country Park and Trail) in the Teignbridge plan 2013-33. 1 KK4 is 
also in the Teignbridge green infrastructure plan 2014 2 as a high priority. Therefore developing this 
land for housing will result in a loss of planned open space/recreation area. However again this has 
been omitted from the HELAA documentation again misleading the reviewer, developers and 
inspector. ● As this particular piece of land links the country Park land from one side of the 
village to the other providing off-road walking and cycle path capability it is integral to the Country 
Park.  

 

The land provides a buffer zone between existing housing and the new bypass road to maintain air 
quality.  

 

Other empty buildings or brown field sites in the village that could be converted or used first.   

It is a greenfield site therefore not suitable for development.   

Is it possible to just have an area in Kingskerswell for bigger council homes? We need more bigger 
homes in kingskerswell Owned by the council/ housing associations as the need to clearly there. I’m 
not sure why new builds only have a small percentage of council homes but the number needs to 
increase. There are hundreds of people in Teignbridge alone who are in need of bigger homes via 
the housing association/ council.   

 

 The land sits outside the settlement boundary of the village of Kingskerswell so more suitable areas 
within the boundary should be considered first.  The area mainly comprises of large, detached 
homes as well as historic listed building in the adjacent area any new development should be within 
keeping of this.  

 

It is discriminatory to place affordable housing on land with potential poor air quality and flood risk.   

There are definitely needed but no footpaths, pollution present and already too much traffic. this 
was a village when I moved here and that's reason I wanted to live here, it's getting so crowded and 
becoming a town.  

 

As this land is outside the settlement boundary, is a greenfield site, the strategic green break 
between the South Devon Link Road and Kingskerswell village and part of the Aller Valley Country 
Park it is not suitable for any housing development. It is over 1km by car and by foot along roads 
(locally without footpaths) to the local primary school and the main road (Torquay Road) to access 
the only bus route which would allow travel at rush hours to and from Torbay and Newton Abbot.    

 

Houses need to be in keeping with rest of the village and not the monstrosity town houses that have 
been built at the back of Charles Road.  
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The site is wholly unsuitable for residential development given the very close proximity to the A380, 
poor infrastructure servicing this site including the lack of reasonable access for pedestrians will 
import additional safety risk on pedestrians and road users alike.  

 

Affordable housing should be for locals only.    

Land is adjacent to the Kingskerswell bypass, which would lead to noise and road pollution.  This 
area of land should be kept as a green break to keep the noise and air quality better for the village 
of kingskerswell and used as part of the Aller Valley Trail. KK4 will provide a cycle route connecting 
Kingskerswell to Newton Abbot and Torquay. This will not only improve the health of village, but 
encourage more people to get on their bicycles in a safe environment (including children). Currently 
Kingskerswell only has one road with a cycle path which is the main road through the village. The 
village has many single track roads with heavy traffic loads thus putting off many occasional and 
regular cyclists but also due to safety concerns, it limits the ability for children to cycle through 
Kingskerswell, safely, away from the main road. This country park and trail could be an almost 
continuous off-road cycle route which would increase uptake as parents would feel their children 
can cycle safely. This can only be near continuous however if Greenhill Road remains part of KK4 due 
to its position along the route.  ● People may also cycle to work rather than drive using this as 
well, being away from the main road linking up with the Torbay and Newton Abbot routes already in 
place, thus would be good for climate change, reduce car exhaust fumes, improve air quality.   

 

Too close to the dual carriageway with air pollution from vehicle fumes.   

Unsafe roads and narrow kerbs, more traffic creating a cut through.   

New Drs, Dentists and health care services must be added to all new developments to meet 
demands.  There is already a huge waiting list for dentists in the area and getting a Drs appointment 
is near on impossible.    

 

Good transport to Newton town & Torquay & Paignton.   

Its a great area for walking in the country side and horse riding as its off the beaten track as its very 
narrow roads.   

 

Location is not good for access to transport and generally connectivity, as the roads in all directions 
from this site are single track and used by agricultural vehicles and horse riders and an increase of 
cars would cause issues.  There are a number of pinch points in the traffic flow now, Churchend 
Road, Yon Street, Greenhill Road, Rose Hill, Fore Street, School Road, Foredown Lane are all single 
track.  Buses are not frequent and its quite a long walk to the newton road (20 mins) so most people 
would drive. School is over 1.2km away,  which is a 30 min walk which would mean most people 
would drive.  There are also no pavements on any of the roads from Greenhill road, making it 
dangerous for children and families.    
Greenhill Road, Churchend Road, Yon Street, Foredown lane have no pavements and are quite 
dangerous with the current volume of traffic especially in winter months.  If people with prams or 
wheelchairs move into this new estate they will have to walk down these roads with no safe route 
without being on the roads. For 21 households there will be at least 2 cars (as per Part 1 of the 
Teignbridge updated allocated parking plan) 9 per home equals an additional 42 or more cars per 
day doing school runs, driving to employment etc. That is a large burden for an already unsafe 
thoroughfare and would also mean this road is no longer a rural road.   

● Due to the two listed buildings at the junction with Yon Street-Number 2 Greenhill Road and 
the congressional chapel and another cottage opposite number 2 it is impossible to widen this 
narrow junction thus road safety cannot be improved here.    

● Greenhill Road is the major roadway for agricultural machinery through the village as it  is 
the only accessible link between the two main agricultural areas. Heavy farm machinery drives along 
the road daily, with increasing traffic flow, with types dependant upon timing in the farming 
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seasons. With their reduced visibility and added people and cars from the potential development on 
Greenhill Road, the safety of pedestrians especially with prams or in wheelchairs will be at greater 
risk.   

● The South Devon Link Road was built with the pretense that it would reduce vehicular traffic 
along Greenhill Road as it was a rat run between Torquay to Newton Abbot prior to this. Over time 
the car burden slowly increased and this is well evidenced that bypasses create more traffic over 
and above the expected background traffic growth at 8-20 years post creation, 10 thus vehicular 
traffic is likely to continue to increase along rat runs over this time. Traffic numbers will increase 
further with confirmed Edginswell development (Torbay Gateway) of 550 homes and industrial 
estate exiting onto Yon Street. These cars will use Greenhill Road to get onto the South Devon Link 
Road ( as it is the easiest and most accessible route) and Yon Street traffic will also rapidly increase, 
reducing air quality as well and pedestrian safety further on Yon Street, Greenhill Road, Church End 
Road and Foredown Road.    

● Despite speed bumps along Greenhill road and Yon Street, cars continue to speed along the 
road with many near misses.    

● The small site on Edginswell Lane was rejected due to its location being directly adjacent to 
the South Devon Link Road and it being classes as a green break between the village and the bypass 
3 therefore why is this site even being considered when this site was rejected for some of the same 
reasons?   

● Families living in Greenhill Gardens and along Greenhill Road drive children to 
nursery/school due to the roads being too dangerous to walk along during rush hour. Greenhill Road 
is 1.1km walk to the Primary School (about 25-30 mins walk with children). This is a decent walk 
along unsafe roads therefore new people will drive therefore more cars will park outside the school 
at drop off and pick up time. Outside the school is already unsafe for the children due to people 
parking on the pavement and those living in this proposed development will only add to this traffic 
and the road safety issues there.   

● Horses-Greenhill Road is used by all horse riders to safely navigate in and out of the village 
to their stables as Yon Street is more busy, thus it is the safest thoroughfare option for them. If this 
road becomes busier then they will stop due to the safety of the horses so there will be no horse 
riding in the village as there would be no safe entry as Foredown Road is too busy with 1-2 lorries 
from the quarry every 5 minutes (on car counting exercise 18.6.21). Greenhill Road is the only road 
that they can currently use from the stabling if they wish to come into the village due to traffic 
numbers surrounding the stables.   

● If this land remains in the Aller Valley Country Park and Trail, the hope would be that it 
would reduce traffic footfall as more people may choose to cycle from Torquay, Kingskerswell or 
Newton Abbot to their employment or choose this as their recreation rather than driving further 
afield as this field will allow a near continuous off road route.   

● The HELAA states that there is a bus stop 700m from Greenhill Road. 3 This is the Dartline 
service 174 which runs from Kingskerswell to Newton Abbot from 12.30 to 16.45 daily. Therefore 
this service is not helpful for those working 9-5 or unsociable hours. The number 12 bus runs from 
the Newton Road which is 1km walking distance. Thus with this distance and the unsafe single track 
roads people will have to navigate to get to the bus stop on the Newton Road/Torquay Road, they 
will drive rather than catch the bus.  Greenhill Road is used by all horse riders to safely navigate in 
and out of the village to their stables as Yon Street is more busy, thus it is the safest thoroughfare 
option for them. If this road becomes busier then they will stop due to the safety of the horses so 
there will be no horse riding in the village as there would be no safe entry as Foredown Road is too 
busy with 1-2 lorries from the quarry every 5 minutes (on car counting exercise 18.6.21). Greenhill 
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Road is the only road that they can currently use from the stabling if they wish to come into the 
village due to traffic numbers surrounding the stables.    

● Families living in Greenhill Gardens and along Greenhill Road drive children to 
nursery/school due to the roads being too dangerous to walk along during rush hour. Greenhill Road 
is 1.1km walk to the Primary School (about 25-30 mins walk with children). This is a decent walk 
along unsafe roads therefore new people will drive therefore more cars will park outside the school 
at drop off and pick up time. Outside the school is already unsafe for the children due to people 
parking on the pavement and those living in this proposed development will only add to this traffic 
and the road safety issues there.  

No footpaths on surrounding roads and 1km from nearest bus routes. Infrastructure of highway will 
have to be amended and this will take away character of the village.  

 

None as its a rural area.    

None this will not bring any additional to this and will lead to more cars on the roads travelling 
outside the area.   

 

Facilities in Kingskerswell are limited. So, everyone would have to drive. Not even a post office in 
village.  

 

Nearest employment will be either Torquay or Newton Abbot town centres. Is there enough 
employment in the area to justify the need for more housing.  

 

School is over 1.2km away, which is a 30 min walk which would mean most people would drive.  Is 
there capacity in the GP and School as it is for the other planned developments that are already 
happening in the area.   

 

The local school and healthcare facilities are already stretched.    

No NHS dentist availability, waiting list of over 1 year. Doctors at capacity, hospital at capacity, no 
secondary school, primary school at capacity.   

 

NHS - These potential sites are primarily served by the Kingskerswell and Ipplepen Health Centre. 
This surgery has an excess of capacity as of August 2021 to absorb a patient list increase from these 
potential sites.  
Capacity issues remain at other GP surgeries that new residents may register with and therefore this 
situation may change.  
Whilst is appears unlikely that based upon this village a developer contribution would not be 
required, due to all the other potential developments in nearby towns and villages that share the 
same GP footprint, it is very likely that a primary care developer contribution will be required.  

 

I believe that this area of the village is semi rural in nature and there is not the infrastructure to 
sustain any development west of the Railway line that divides Kingskerswell as the roads are single 
track in nature, its part of a conservation area, there is alot of wildlife in this area such as Deer, Bats 
and Cirl Buntings.  This part of the village should adopt the KK4 Aller Trail and give benefit to the 
area providing a safe off road link for walking and Cycling, joining  Torbay and Newton Abbot as well 
as the surrounding countryside with the John Musgrave Tail and benefit the whole area with an 
excellent recreational area.  

 

 I am extremely angry that this site has come up for proposal due to the allocation of it being in the 
Aller Valley Country Park, it being the green break between the South Devon Link Road and the 
village but even more importantly, these facts have been omitted from the HELAA documentation 
and the draft local plan housing information thus misleading the reviewer, developer and most 
importantly the inspector. There is also no mention anywhere regarding the potential archeological 
significance of the site and associated concerns, which in part meant the Churchway Lane site 
proposal was classed as red, despite the road infrastructure being ready in that site, compared to 
the poor road infrastructure along Greenhill Road which Teignbridge has said will need overhauling. 
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Summary of comment  Council Response  Respondents’ 
unique ID 

The edge of edginswell site was also disregarded due to many of the points which also affect the 
Greenhill Road site so there is no standard assessment across the sites in terms of how they were 
included or removed. In addition the photograph of the site dates from 2014 and shows a muddy 
building site, pre South Devon Link Road-this is very misleading to the viewer as they may feel this 
area is industrial and was already being built upon thus would be a good site to build further upon. 
Google has an up to date photograph with the bypass and the land in its current state so there is no 
reason for this to have happened. I hope that these points are raised to the panel as to be honest 
the documentation presented to the public is completely unprofessional,  omitting important 
information and has the sense that there is some predetermination to the sites offered. I feel the 
presented document is unfit for purpose, needs rewriting with the facts above and should be 
represented to the HELAA panel and the public. I want to make sure my concerns are presented to 
the panel but also the inspector if this site gets pushed through so they are aware of the many 
important omissions regarding this site.  

Kingskerswell should remain a village and surrounding fields and the sky line should be saved.  I 
want my family to be able to breath fresh air not pollution and car fumes.  Moving people from 
other areas to Newton abbot and Kingskerswell is unfair. All affordable and local housing should be 
protected by the Devon restrict rules.     

 

KPC - Object to lack of reference to the conflict with KK4 Aller Valley Country Park; use of old and 
misleading photographs and google aerial views in HELAA; lack of reference to position within 
Strategic Open Break but outside settlement limit; lack of reference to air quality issues being 
experienced in Greenhill Road; lack of renerence to archaeology potential of the site; 
inconsistencies between assessments of HELAA sites especially between Greenhill Road and 
Churchway Lane.  

 

 

Kingskerswell: Fluder Farm, Torbay Fringe 
Summary of comment  Council Response  Respondents’ 

unique ID 

We strongly object to greenfield sites being built upon. Our birds, wildlife and flora need space to 
thrive.  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12875190880 
12870560944 
12862380263 
12834482843 
12756229103 
12744319484  
12877742596  
12877701295  
12877685051  
12877656158  
12876257435  
12877588969  
12877485765  
12877002011  
12876768531 
  
The comments 
include 22, 

Once again we see a plan to encroach designated areas of conservation for the convenience of 
development. Previous studies have underlined the protected species that inhabit this area, 
rendering the area unsuitable for development. Rather than observe these facts it seems it is more 
convenient to simply adjust the rules to suit an agenda of ongoing building. I am strongly opposed to 
this!  
  
Aesthetically, building at scale here will also 'crowd' the village. Removing valuable green space. 
Whilst described as 'an open field' this does not convey the slope of the land, leading to a significant 
adbverse visual impact and loss of green space   
  
The site requirements listed by TDC are simply not compatible on a site of this size. I am certain that 
'ecological mitigation to achieve an uplift of minimum of 10%' will be significantly further down the 
priority list than property density and developer margin protection.   

 

We need to be able to protect our wildlife, abundance of birds, bats squirrels and all that feeds off 
the hedges and trees.   
  
Kingskerswell has evolved as a linear developed village, principally along the Newton Abbot Road, 
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Summary of comment  Council Response  Respondents’ 
unique ID 

inter dispersed with areas of green fields, which have created the strong characteristic of the village, 
no less so than the Fluder Hill area, previously identified and adopted by TDC as areas of ‘strategic 
break’ and AGLV (Area of Great Landscape value).  This does then raise the question, what has 
changed in landscape and environmental terms to consider such proposals, is the planning 
department changing from ‘game keeper to ‘poacher ‘one wonders.  
  
Any development on this site will reduce the natural landscape break between Kingskerswell and 
Torquay, appearing to bring 'Torquay ever closer' the main reason behind the strategic break. Far 
from ideal in rural landscape town planning terms.   

submitted by email, 
in post, or in person. 

The gradient of the small site proposed is too steep. Significant ground works would be required.   
  
This field already absorbs the water runoff from the road, and I believe flooding would increase if 
this site were developed.  

 

DWT would expect to see a substantial corridor across this site given over to a double hedged dark 
corridor with species-rich grassland between to support GHB. If this cannot be achieved, site should 
not be considered  
Species – GHB, cirl buntings, great crested newts – habitats required for all these in network  
Concerning to see mitigation hierarchy ignored in notes for this site – minor mitigation options 
explored prior to avoid and minimise. Should not be pre-determined result that undermines 
wildlife.  

 

RSPB -This proposed allocation will directly impact on at least one cirl bunting territory (as recorded 
in the last national survey in 2016). If this proposed site goes forward as an allocation, we 
recommend up to date survey and habitat compensation for loss via a developer contribution to 
Teignbridge District Council as per the cirl bunting planning guidance.  

 

WT – We ask that careful consideration is given to the inclusion of this side due to its ecological 
sensitivity and habitat provision for protected species.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  Stricter surface water drainage standards will also be required within the CDA to 
restrict runoff rates.  However, the site is located within Flood Zone 1 so sequentially preferable to 
sites in Flood Zones 2 and 3.    

 

This development would further erode the kingskerswell identity as a village and further crowd 
buildings along the length of the south devon highway. Further consuming land that acts as local 
green space and flood mitigation, as well as being historic farmland. Furthermore, the highway 
development required to reasonably facilitate the access to this site would require significant 
alteration to some of the the oldest parts of the village.  

 

This is a village - the more development there is on green rural areas, the less rural it will become and 
inevitably change the heritage forever.   

 

DCC - Historic Environment  
Partially intact medieval field system – historic landscape value. Some archaeological potential 
relating to field system. Warrants assessment and evaluation.  
  
1km from small local centre. Within 700m to bus stop with good connections and frequent services. 
Several bus routes run directly around and through the site. 2.5 km to Torre station but access 
improved with proposed 2022 Edginswell Station. Will benefit from potential project of Kingskerswell 
two-way segregated cycle track. Adjacent to industrial estate with large supermarkets and clothes 
shops, 5km into Torquay by bike. Access to the site would be required via Kingskerswell Road which 
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Summary of comment  Council Response  Respondents’ 
unique ID 

runs along the eastern edge of the site. Kingskerswell Road adjoins the A380 directly. Will benefit 
from development of Kingskerswell two-way segregated cycle track, as in LCWIP.  

HE - Historic England notes that the heritage comments in the draft Local Planfor both of these sites 
describe the nearest listed building being a grade II listed building in Southey Lane to the north-west 
of the proposed allocations.  
  
However, there is a group of listed buildings located nearer to these two allocations to the south in 
Edginswell within Torbay. Given this, we seek assurance that the HELAA and the heritage comments 
in the draft Local Plan have considered the potential for impacts on the significance of heritage 
assets located outside of Teignbridge District where necessary.  
  
In relation to the Fluder Farm site, we note the archaeological potential of the site. Given this, we 
consider that the site requirements should include the need for archaeological assessment and 
evaluation (if appropriate).  

 

The land in question has historically been used as farmland and there is no reason why if should not 
continue to provide income and viability as this purpose.   

 

Should continue as agricultural use or allotments.   

This land is already used for farming, keeping sheep and cattle at various times in the year.  Yet 
another field to reduce British Farming is not something we would support.   

 

We appreciate that new houses need to be built particularly for first time buyers, but NOT on 
greenfield sites.   

 

There is no demonstrable need to further build in kingskerswell, given the extensive housing 
developments that have already been agreed but not completed.   

 

Affordable and higher density housing would inappropriate due to surrounding Fluder Hill being 
fundamentally large, detached dwellings and, should the LPA determine the site suitable for inclusion 
in future local plans then low density would be more appropriate, but to remain the protected 
landscape area would be far better.   

 

There are plenty of disused commercial areas, infill sites etc that should be used in preference to 
obliterate green and brown field sites.  

 

TC - We note that Chapter 4 “Heart of Teignbridge” includes sites in the Kingskerswell area, 
particularly 2 Fluder Farm, Torbay Fringe and 3 Vinegrove, Torbay Fringe. We appreciate that these 
sites will need careful assessment as to their landscape and ecological impacts. The maintenance of 
a strategic gap between Torbay and Kingskerswell is a longstanding policy objective for both 
Torbay’s and Teignbridge’s local plans. However, these are in an area that was classified as being 
within the Torbay housing market area in the 2007 SHMA and development of the sites would 
clearly help meet the above identified strategic need.  

 

Need to provide a station at Kingskerswell and include it in a metro line between Heathfield and 
Paignton. Newton Abbot Station should be made into a travel hub with a bus/coach station   

 

There currently is no reasonable travel connection to the village from this area, the nearest bus route 
being some distance away.   

 

Access to and from his site would require vehicular traffic of both large size and quantity being 
funnelled along narrow access routes. Presumably either the junction of Fluder hill/fore 
street/southey lane would be hugely impacted or the route out at the upper end of Fluder hill via 
Torquay would require significant upgrade.   
In practice I suspect nothing would be done, and residents left to endure the resulting chaos.   

 

Fluder Hill has become a busy road over recent years and, with addition of 9 - 14 new dwellings the 
additional traffic flow would certainly be noticeable, once occupied and even more so with 
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Summary of comment  Council Response  Respondents’ 
unique ID 

construction traffic, together with the inevitable on street parking of construction vehicles, no matter 
what Construction Plan is produced for the LPA.  

Theoretically the more houses, the more income locally. Studies have proved however that in cases 
such as this one the conurbation ends up being a dormitory town for larger local towns, with local 
'free' amenities being used by the new population but local shops and businesses being largely 
ignored.   

This area of Fluder hilll has already been developed and/or has planned and approved development 
as far as a reasonable person would expect.   

 

The planning review deals with sites in isolation. If all the housing sites were developed as per the 
review in KIngskerswell there would be a minimum of 209 new houses. Using the national average of 
2.39 people per household this would equate to 495 new residents. If 25% of these were families on 
a national average 1.7 children the school placements required would be 89. If equally divided 
between primary and secondary schooling 45 would in each is 
necessary.                                                               
Can the local surgery cope with a minimum 495 new patients?  
The review needs to look and deal with accumulative sites, its far to basic.  

 

Kingskerswell has a finite resource base for which the available funds are ever dwindling. In theory, 
extra population should equate to more funding, however when you look at under funding per 
person, as we have at the moment, more people/property simply exacerbates the problem. We 
already have huge commitments in the form of the properties that have permission but are not 
started.   

 

Torbay is already under strain from lost beds but increased housing over the years, Extra beds 
needed to have sufficient care for increased population. No extra ambulances or police.  
  
Ample parking is needed with an average of 2-3 cars per home. Emergency vehicles are already 
struggling to get to patients due to insufficient parking and Double yellow lines with curb lines 
needed around village to stop poor parking causing problems.   

 

NHS - These potential sites are primarily served by the Kingskerswell and Ipplepen Health Centre. 
This surgery has an excess of capacity as of August 2021 to absorb a patient list increase from these 
potential sites.  
Capacity issues remain at other GP surgeries that new residents may register with and therefore this 
situation may change.  
Whilst is appears unlikely that based upon this village a developer contribution would not be 
required, due to all the other potential developments in nearby towns and villages that share the 
same GP footprint, it is very likely that a primary care developer contribution will be required.  

 

Once again we are presented with a consultation which is particularly easy to access, and for which 
the opinions of a significant proportion of the population are ignored as they are not truly asked. I 
assume that If the response to the consultation is underwhelming, the opinion is presumed to be in 
favour of the development(s) by default. This should not be the case.     

 

Keep building smallish pockets of Developments, thinking they are not so noticeable is incorrect, its 
like dots, then before u know it they've all joined up to create a fiasco.  

 

Permission had already been granted for at least 34 houses in Charles Road, Kingskerswell, over 100 
at Devon garden Machinery site, Kingskerswell, so Kingskerswell has already given enough !   

 

Solar panels should be mandatory on new builds to limit the amount of agricultural land/natural 
habitat required for solar energy panel fields.  
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Kingskerswell: Vinegrove, Torbay Fringe 
Summary of comment  Council Response  Respondents’ 

unique ID 

This land is part of the strategic break between Torbay and Kingskerswell and provides a 'green lung'. 
Ancient hedgerows are habitat for protected species and should be retained - but would be 
destroyed to create a wider access road.  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12870736773  
12806940355  
12756293284  
12752443388  
12877681374  
12877494065 
  
The comments 
include 18, 
submitted by email, 
in post, or in person. 

All the green field areas are disappearing at an alarming rate.   

We cannot afford to lose any more of our precious wildlife and flaura and fuana.    

DWT -  DWT would expect to see a substantial corridor across this site given over to a double 
hedged dark corridor with species-rich grassland between to support GHB. If this cannot be 
achieved, site should not be considered  
Species – GHB, cirl buntings, great crested newts – habitats required for all these in network  
Concerning to see mitigation hierarchy ignored in notes for this site – minor mitigation options 
explored prior to avoid and minimise. Should not be pre-determined result that undermines 
wildlife.  

 

RSPB - This proposed allocation will directly impact on at least one cirl bunting territory (as recorded 
in the last national survey in 2016). If this proposed site goes forward as an allocation, we 
recommend up to date survey and habitat compensation for loss via a developer contribution to 
Teignbridge District Council as per the cirl bunting planning guidance.  

 

WT – We ask that careful consideration is given to the inclusion of this side due to its ecological 
sensitivity and habitat provision for protected species.     

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  Stricter surface water drainage standards will also be required within the CDA to 
restrict runoff rates.  However, the site is located within Flood Zone 1 so sequentially preferable to 
sites in Flood Zones 2 and 3.    

 

Some evidence of ancient human occupation.    

DCC - Historic Environment  
Some archaeological potential relating to medieval field system. Warrants assessment and 
evaluation.  

 

HE - Historic England notes that the heritage comments in the draft Local Planfor both of these sites 
describe the nearest listed building being a grade II listed building in Southey Lane to the north-west 
of the proposed allocations.   
   
However, there is a group of listed buildings located nearer to these two allocations to the south in 
Edginswell within Torbay. Given this, we seek assurance that the HELAA and the heritage comments 
in the draft Local Plan have considered the potential for impacts on the significance of heritage assets 
located outside of Teignbridge District where necessary.    
   
For the Vinegrove site, we query if the archaeological potential of this allocation site has been 
assessed as appears to have been done for most sites in the HELAA. If not, this should be undertaken 
with an indication of whether any archaeological assessment and evaluation should be carried out 
now to inform the allocation and its policy or if it can be prepared at a later date to inform 
development proposals. This could then be added into the site requirements if necessary.   

 

It is viable pastureland and should be retained for agriculture, not built on.    

Please find brown fields to use not add to crowd existing areas.   

Existing brownfield site.    

Sloping site with access only by a single track steep road makes this site unsuitable for elderly people 
or children.  
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Summary of comment  Council Response  Respondents’ 
unique ID 

 The crown estate development due to be built behind the public hall on the main road will surely 
supply enough houses for current needs.  

 

We do need affordable housing, but a better site where we don't kill off the wildlife.   

TC - We note that Chapter 4 “Heart of Teignbridge” includes sites in the Kingskerswell area, 
particularly 2 Fluder Farm, Torbay Fringe and 3 Vinegrove, Torbay Fringe. We appreciate that these 
site will need careful assessment as to their landscape and ecological impacts. The maintenance of a 
strategic gap between Torbay and Kingskerswell is a longstanding policy objective for both Torbay’s 
and Teignbridge’s local plans. However, these are in an area that was classified as being within the 
Torbay housing market area in the 2007 SHMA and development of the sites would clearly help 
meet the above identified strategic need.  

 

Greater wellbeing would be achieved by maintaining this land for agriculture.    

Quite a long way to the health centre for elderly and people with mobile issues.    

Access roads are single track with no footpaths. To create footpaths ancient hedgerows would have 
to be removed and habitat for protected species would be destroyed. It is a dangerous walk to the 
nearest bus stop.   

 

This would virtually join up, with the willows estate, making what was once a pleasant unspoilt area 
much more urban.  

 

Roads already busy, village used as a cut through, no adequate traffic calming or checking, small 
shops, narrow roads will be overrun.  

 

Extra primary school places would be needed and extra healthcare provision - long walk with part on 
single track roads with no footpaths to Kingskerswell school or the health centre.   

 

Putting more demand on already stretched local services.   

There must be serious concern for primary school and health care capacity if some or all of the 
proposed housing developments happen.  

 

NHS - These potential sites are primarily served by the Kingskerswell and Ipplepen Health Centre. 
This surgery has an excess of capacity as of August 2021 to absorb a patient list increase from these 
potential sites.  
Capacity issues remain at other GP surgeries that new residents may register with and therefore this 
situation may change.  
Whilst is appears unlikely that based upon this village a developer contribution would not be 
required, due to all the other potential developments in nearby towns and villages that share the 
same GP footprint, it is very likely that a primary care developer contribution will be required.  

 

Support as good facilities at The Willows and close to A3022.   

Local policies are in place to protect wildlife and the environment, but these seem to be being 
ignored here. Humans will suffer if we allow the environment and wildlife to be depleted.     

 

There is no Post Office in Kingskerswell as stated.   

 

Kingskerswell: ZigZag Quarry 
Summary of comment  Council Response  Respondents’ 

unique ID 

Since the quarry has steep sides, how likely is the construction going to cause subsidence issues for 
properties on Milber Lane? Land on the neighbouring sand pits already has warning signage for 
quicksand and instability.  
How safe is it to build on an area that has formerly been a working quarry, how stable will the land 
be.  

Development will occur on the flattest parts of the site as allocated.  Policy V9 (Zigzag Quarry) 
addresses the issue of green infrastructure including via restoration and design which considers the 
steep slopes.    

12875601650  
12875184518  
12870595464  
12841952128  
12793327169  



       
 

79 
 

Summary of comment  Council Response  Respondents’ 
unique ID 

This is brownfield site so is ideal for any new development as its not taking any greenfield away.  It's 
also not been accessible for many years as a working quarry so it's no loss of land to anyone.  It's also 
quite secluded as its hidden between a strip of trees so would affect the beauty of the area.   
The lower part is obscured by trees so any development would be well hidden from other local 
housing thus not ruining anyone's views or ruining the look of the village so this is positive. The land 
will become derelict once the quarry closes so becoming housing and industrial use is a good use of 
soon to be derelict land.  Good reuse of the redundant quarry site.   
I think this is a good option for further housing and industrial use. It would make use of a derelict 
site following closure of quarry. It is a brownfield site which is preferable to greenfield and when 
comparing it to greenbelt land plans should give first consideration to land which has been 
previously developed or is well served by public transport which this is.  

The support for this development allocation is acknowledged. 12752596284  
12877784766  
12877800245  
12877773424  
12877539205  
12877701351  
12877619468  
12877591033  
12877525749  
12877467865  
12877505142  
12877412632  
12877177695  
12877011359  
12876783962  
The comments 
below include 24, 
submitted by email, 
in post, or in person.   

Currently surrounded by nature area and walking for local community which has very little nearby 
safe greenfield space.  

Policy V9 (Zigzag Quarry) addresses the issue of green infrastructure.  It should be noted that the 
wider quarry area has a restoration requirement as part of its mineral permission which is overseen 
by the County Council.  

Potential flood risk on the site.  Climate emergency, so need to retain trees which also soak up the 
flooding in the area. Concerns about the flooding this build may cause if water can't naturally drain 
away. Visual aspect and destruction of much needed trees for climate emergency and for natural 
resistance to flooding in the area. 

Flooding is considered in policy V9 which includes requirements for flood risk assessment / SUDS.  

Trees are protected by policies in the Environment Section which includes a number of policies 
regarding the protection, mitigation and compensation requirements relating to wildlife and 
habitats.   

New houses wouldn’t be affordable as always purported to be by builders who create houses for 
incomes rather than village people.  

Policy H2 sets out the affordable housing targets and tenures of affordable housing to be sought. 

The area creates a wooded wildlife retreat home to bats, deer, badgers, newts and cirl buntings. 
Slowworm - which used to be common when the estate was first built - are now rarely seen save for 
small habitats like this one.  

See the Environment Chapter which includes a number of policies regarding the protection, 
mitigation and compensation requirements relating to wildlife and habitats.   

Creating the access required and extra traffic in the area will impact flora and fauna in the 
area.  Wildlife habitats would be disturbed again. Increased traffic flow and emissions.  

 

Traffic and emissions have been considered but the site is allocated because it is a suitable and 
sustainable location for development. The AQMA is no longer in place in Kingskerswell. 

Object to reduction in green space between Newton Abbot and Kingskerswell.  This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. See the Sustainability Appraisal for further information.   

DCC - Minerals : Devon County Council does not object in principle to the redevelopment of Zig Zag 
quarry for housing or employment following the completion of extraction at the site. However, 
Teignbridge should ensure that any biodiversity enhancement that may be delivered through the 
approved quarry restoration should be maintained through retention in situ or 
mitigation/compensation elsewhere.  
  
Flood Risk :  Development of the site will need to ensure surface water is managed appropriately. 
Infiltration may not be suitable if the quarry has been filled. Existing surface water management or 
hydrological regime will need to be thoroughly assessed. The Beer’s Brook should also be assessed. 
Teignbridge District Council may wish to emphasize the history of the quarry. Above-ground 
features could reflect this, although if this is a sand quarry, this may be quite difficult to do (possibly 
use sand within an area of planting above a basin? Possible ‘tiered’ rain garden where only the 
lower tier fills with water, the upper tier could be filled with sand and plants?)  

Teignbridge would be happy to work with the landowner and Mineral Planning Authority to 
determine how any biodiversity and restoration works are undertaken.  

 

  

Flooding is considered in policy V9 which includes requirements for flood risk assessment / SUDS. 
Landscaping designs are a matter for the developer to agree with the Council at detailed planning 
application stage.  

NE - Site potentially contains priority habitat (Open Mosaic Habitat).  The site lies within a former quarried area and is unlikely to contain Priority Habitats, however, as 
well as being subject to specific ecological mitigations informed by a project level HRA to protect the 
integrity of the South Hams SAC, the development would be subject to Policy EN11: Important 
Habitats and Features. 
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Summary of comment  Council Response  Respondents’ 
unique ID 

DWT - We would expect there to be a restoration plan for a quarry of this size and this should 
describe how site will be restored for wildlife – this should be followed and only if not then consider 
this site.  
DWT would expect to see a substantial corridor across this site given over to a double hedged dark 
corridor with species-rich grassland between to support GHB. If this cannot be achieved, site should 
not be considered. 
Species – GHB, great crested newts – habitats required for all these in network. Concerning to see 
mitigation hierarchy ignored in notes for this site – minor mitigation options explored prior to avoid 
and minimise.  

Teignbridge would be happy to work with the landowner and Mineral Planning Authority to 
determine how any biodiversity and restoration works are undertaken. The V9 policy requires 
project level HRA which includes consideration of bats.  

 

ACT - The area shown needs surveying for wildlife that is specific to this sort of old quarry area. 
Decisions should be based on whether mitigation is possible. It should be possible to retain corridors 
to Milber and Ben Stedhams Woods through land and woodland to the north of the quarry.  

Policy V9 requires site HRA.  Policies in the environment chapter safeguard protected habitats and 
species.  

RSPB - This proposed allocation may impact on habitat within one cirl bunting territory (as recorded 
in the last national survey in 2016). If this proposed site goes forward as an allocation, we 
recommend up to date survey and habitat compensation for loss via a developer contribution to 
Teignbridge District Council as per the cirl bunting planning guidance.  

Policies in the environment chapter safeguard protected habitats and species. 

WT – We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species.   

The development is proposed in the area that has been extensively quarried.  Policies in the 
environment chapter safeguard any protected habitats and species around the edge of the site. 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  Stricter surface water drainage standards will also be required within the CDA to 
restrict runoff rates.  However, the site is located within Flood Zone 1 so sequentially preferable to 
sites in Flood Zones 2 and 3.  Restoration of quarry sites is also an opportunity for habitat creation 
and remediation of contaminated land.  

All development pays financial contributions towards SWW infrastructure, and it is for SWW to then 
implement improvement works in accordance with their strategies.   

  

The allocation policy, Policy V9, requires:  

Site specific flood risk mitigation and drainage solutions, informed by a flood risk assessment.   

  

It also requires green infrastructure to include “Maximising opportunities to link with restoration of 
the remaining quarry area to create an extensive and publicly accessible natural green space.” 

Some commercial use likely to continue for a period.   The site is not anticipated to come forward in the first 5 years of the plan period. 

DCC - Historic Environment   No known assets. Low potential.  Noted.  

HE - Historic England is concerned about the potential for this allocation to affect the setting of the 
Scheduled Monument Milber Down camp to north-east of the site. We consider that a heritage 
impact assessment (HIA) should be undertaken to understand the impacts of the proposed 
allocation on the setting and significance of this heritage asset. It should also make 
recommendations for ways in which negative impacts on the significance of affected heritage assets 
can be avoided, minimised and/or mitigated and opportunities for enhancements maximised, 
especially in combination with the proposed Milber and South of Aller Zag Quarry  
allocations.  
  
In our view, the HIA should then be used to inform the preparation of a masterplan for the site and 
to better understand its suitability and capacity for development. It can also identity the need for 
additional criteria in the site-specific allocation policy, such as design or other mitigation measures, 
as well as for other matters such as townscape, local character and  
Distinctiveness.  

The Local Planning Authority does not agree that a HIA should be required for this site at allocation 
stage. The development of Zig Zag quarry would lie within an excavated quarry area and, although it 
would be approximately within 700m of the scheduled monument, will be contained within the 
existing steep sided quarry and will not visually relate to the scheduled monument.  

 

With regard to archaeological potential, Devon County Council Archaeologist has confirmed that 
there are no known archaeological assets within the site and that potential for them is low. 

However, development will be subject to the provisions of Policy EN17: Heritage Assets, which sets 

out the approach to avoiding harmful impacts on the significance of heritage assets and their 

settings in line with the NPPF. This policy would relate to any development affecting a heritage asset 

or its setting, including all allocated development sites. 
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Assuming that the site requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that the need to conserve and enhance the setting and significance of 
Milber Down camp should be added to the site requirements (assuming these are intended to form 
the basis for criteria in a site-specific allocation policy) alongside any design and mitigation 
measures that may be identified in the HIA.  
  
We also query if the archaeological potential of this allocation site has been assessed as  
appears to have been done for most sites in the HELAA. If not, this should be undertaken with an 
indication of whether any archaeological assessment and evaluation should be carried out now to 
inform the allocation and its policy or if it can be prepared at a later date to inform development 
proposals. This could then be added into the site requirements if necessary.  

 

Retaining some commercial use in the old quarry is sensible, but access roads would need to be 
carefully designed.    
No business need for more industrial units; several units locally are currently empty.  No need for 
more industrial development in the area. Would create more traffic to the village, which has only 
just been relieved of some traffic with the highway.  
Zig zag quarry acts as a natural break between Kingskerswell and Newton Abbot and should remain 
that way. The land is far better suited for industrial purposes to provide employment for the huge 
increase in housing that is to take place over the next few years.  
Likely only to be small scale future employment, but worthwhile to encourage retention. 
Other industrial sites already available such as Bradley Lane in Newton Abbot.  
Only employment opportunities are outside of the village location and that should remain to ensure 
the village is left as rural. Small commercial units will provide benefit without overdeveloping the 
village.  
Commuting to Newton Abbot, Torquay or beyond is inevitable for the majority of working age 
people in Kingskerswell; money for the regeneration of Newton Abbot town centre shops, other 
than charity shops, would represent better investment than building yet more industrial centres 
around the village.  

Development of the site for commercial or employment space was considered, but site is proposed 
for residential development.    

Would be better used as a nature reserve and part of country park and cycle trails to be used by 
already large communities of Kingskerswell and Aller.   
This area is frequently used as a nice circular dog walk through the woods, I'm hoping this won't 
impact this daily exercise.  
Re-wilding of the steep quarry faces when no longer commercially viable is essential - with adequate 
well-maintained barriers to keep children safe.  
This could be a perfect site to showcase how humans can live and work in cooperation with the 
natural environment if re-wilding of the steep parts of the disused quarry is achieved in harmony with 
nature.   
Would provide a positive impact if changed as a nature reserve and greenfield site. 
Local policies are in place to protect wildlife and the environment, so these need to be applied 
rigorously so that the old quarry becomes a recognised example of excellence in design for humans 
and wildlife to co-exist.  

The whole quarry site area is over 9 ha and subject to a restoration requirement as part of the 
Mineral planning permission.  Approximately half the site could be developed for residential uses, 
including green infrastructure.  How the remaining area is restored to benefit people and wildlife is 
yet to be determined. The proposals will not negatively impact existing rights of way.    

Not convinced the location is suitable for housing development, especially the relatively high 
numbers mentioned.  The nature of the site would presumably present risks.   
Seems a lot of houses to be built on an area that is surrounded by incredibly steep slopes from 
former quarry work.  

The site would need to be made safe and suitable for housing development when the quarry is at 
the end of its life.  This would include stabilisation of cliffs as appropriate.  
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Summary of comment  Council Response  Respondents’ 
unique ID 

This would be a good site for affordable/social housing (for rent or to buy) as it is close to bus routes 
and has good footpaths.   
The majority of homes wouldn’t be affordable, as it wouldn’t be profitable to the house builders, so 
the houses wouldn’t be for local people, as they would be unaffordable.    
Should provide the required size and type of housing that this area requires, not to tick government 
boxes.  

Affordable housing has been considered and the plan includes affordable housing requirements 
including on this site. Policy H2 sets out the affordable housing targets and tenures of affordable 
housing to be sought. 

Were there not already a small housing development opposite the quarry at the rear of the barn owl 
and visible from the main road two areas both impinge on people's wellbeing having enjoyed open 
space then later reduced by development of bypass I think additional housing at this juncture is 
insensitive and needs rethinking in view of the increased resultant housing density.  

This has been considered but the site is allocated because it is a suitable and sustainable location for 
development. Because the site will be a former quarry it is considered to have a lower landscape 
impact than many alternative options.  See the Sustainability Appraisal for further information 

Removing visually pleasant parts of Aller orchard wood and underway going towards Coffinswell; 
change to landscape diminishes the experience of countryside impact on people's enjoyment and 
mental needs.  

Any proposals for new development will have to comply with the new local plan, which includes 
policies to protect existing trees and minimise landscape impacts. 

Good access to public transport and road networks - but roads on and off the site would need careful 
design to keep pedestrians safe from lorries using the employment sites.    
Very Good, its adjacent to the main newton road and seconds away from the Kingskerswell bypass so 
won't contribute to traffic in the village.  There are regular main buses that stop outside this location. 
It's also on a cycle route to Newton Abbot .   
Would increase the traffic on old A380 where residents of Kingskerswell and Aller currently cycle and 
walk for relaxation.   
Access to this proposed site should be via ZIG ZAG quarry, to avoid increased heavy construction 
traffic through the quiet residential area of Aller Park.   
Concern over impact on roads - traffic volumes have been reduced by South Devon Highway but 
potentially increased by significant new traffic from new housing developments which will again 
impact air quality and noise.   
It's near the main road for easy access to Newton Abbot.   
More people, more noise, more traffic, more air pollution.  Increased pollution from vehicles 
accessing proposed industrial units and houses; 

Transport, traffic and pollution has been considered but the site is allocated because it is a suitable 
and sustainable location for development.  Public transport bus services on the nearby main road is 
very good.  The V9 policy requires improved active travel links. See the Sustainability Appraisal for 
further information. 

A lot more people competing for jobs in a town that has seen many closers before and since 
lockdown of well-established businesses.  

The site is allocated because it is a suitable and sustainable location for development. See the 
Sustainability Appraisal for further information.   

Extra primary school places would be needed and extra healthcare provision.   
This could still be an issue with all the other development that is already passed planning and yet to 
start which could lead to a loss in services and schools being overcrowded.   

This has been considered and the plan seeks to secure appropriate contributions to infrastructure 
and services including education. 

No NHS dentist availability, waiting list of over 1 year. Doctors at capacity, hospital at capacity, no 
secondary school, primary school at capacity.  
Quite a long way from health centre for elderly and people with mobility issues.   
Doctors' surgery already overwhelmed. Need to keep green spaces and trees for mental health 
sustainability.  

This has been considered and the plan seeks to secure appropriate contributions to infrastructure 
and services including health services. 

 

NHS - These potential sites are primarily served by the Kingskerswell and Ipplepen Health Centre. 
This surgery has an excess of capacity as of August 2021 to absorb a patient list increase from these 
potential sites.  
Capacity issues remain at other GP surgeries that new residents may register with and therefore this 
situation may change.  
Whilst is appears unlikely that based upon this village a developer contribution would not be 
required, due to all the other potential developments in nearby towns and villages that share the 
same GP footprint, it is very likely that a primary care developer contribution will be required.  

NHS evidence has been incorporated into plan making. It has been considered and the plan seeks to 
secure appropriate contributions to infrastructure and services including health services. 

 



       
 

83 
 

Summary of comment  Council Response  Respondents’ 
unique ID 

Allow villages to stay as villages and not to be incorporated into Newton Abbot town, as part of our 
heritage. Keep green spaces and trees and give people a happier place in which to live and to not feel 
there is always a fight on their hands to keep their chosen way of life. It is important to be given a 
choice of where to live, a town or a village.   

The plan has sought to select the most appropriate sites from those consulted upon during the plan 
preparation process.  Policy EN1 deals with the setting of settlements, and EN4 relates to landscape 
protection and enhancement.  The site is allocated because it is a suitable and sustainable location 
for development. See the Sustainability Appraisal for further information.   

 

 

 

Kingskerswell: Edginswell Lane 
Summary of comment  Council Response  Respondents’ 

unique ID 

Once again we see a plan to encroach designated areas of conservation for the convenience of 
development. Previous studies have underlined the protected species that inhabit this area, 
rendering the area unsuitable for development. Rather than observe these facts it seems it is more 
convenient to simply adjust the rules to suit an agenda of ongoing building. I am strongly opposed to 
this!  
Aesthetically, building at scale here will also 'crowd' the village. Removing valuable green space.   
  
The site requirements listed by TDC are simply not compatible on a site of this size. I am certain that 
'ecological mitigation to achieve an uplift of minimum of 10%' will be significantly further down the 
priority list than property density and developer margin protection.    

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

FS-Case-395571076  
FS-Case-395520899  
FS-Case-395465754  
FS-Case-395466451  
FS-Case-395466063  
FS-Case-395455158  
FS-Case-395442947  
FS-Case-395434629  
FS-Case-395421914  
FS-Case-395140858  
FS-Case-395375736  
FS-Case-395347445  
FS-Case-395346246  
FS-Case-395318052  
FS-Case-395277619  
FS-Case-394721947  
FS-Case-394633600  
FS-Case-393954601  
FS-Case-393444598  
FS-Case-393212503  
FS-Case-392124940  
FS-Case-391867643  
FS-Case-391866163  
FS-Case-391424648  
FS-Case-389025524  
 
The comments 
include 17, 
submitted by email, 
in post, or in person. 

On the site in question there are bats, owls and large oak trees that presumably have TPO’s on them. 
There has also been deer sightings.  

 

The site is in the South hams SAC landscape connectivity zone, development will disrupt this and will 
break the connection between habitats negatively Impacting local wildlife. The local area is full of 
wildlife and is species rich such as bats, dormice and cirl bunting, development of this land will likely 
destroy habitats for these species negatively impacting biodiversity. This development will also 
destroy breeding grounds for local wildlife.   

 

These green fields are essential to off-set the environmental damage caused by the new A380, and 
to provide a safe space for wild life.  

 

The negative impact this development will have on the landscape for wildlife including protected 
species such as greater horseshoe bats and the green field impact on all wildlife would be 
disgusting. The impact on climate to cut down trees and implant the government plans for net zero 
does not feel supportive if developing a green site.  

 

Development in this area risks further eroding the visual and physical separation and distinctiveness 
of Kingskerswell and Torbay.  

 

RSPB - Farmland surrounding the Kingskerswell supports many cirl bunting territories. The site is 
within 500m of a breeding territory. Recommends site assessment as per cirl bunting planning 
guidance.  

 

NE - ALC Grade 3a.   

This is an old village, of which it’s inhabitants will not welcome any new builds of any kind.   

Traditionally these fields were used for agricultural and there is a danger that Kingskerswell will lose 
all its green fields and join with Torquay on one side and Newton Abbot on the other.   

 

This is an ancient area that has already undergone a great deal of unwanted development.  There 
must be less historically important areas with proper space for housing, not this completely 
unsuitable area.   
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Summary of comment  Council Response  Respondents’ 
unique ID 

Linked to heritage is that local residents faced disruption from link road building for 3-4 years on top 
of a long period (25+ years) of debate around the link road proposal. This is also a conservation area, 
and should be afforded some protection from an unsuitable site build. A degree of protection and 
respite should be an important discussion in any future local plan changes.  

 

HE - Historic England notes from the HELAA that the site has archaeological  
potential and that archaeological investigation and recording will be required at consent stage.  
  
Assuming that the Site Requirements are intended to form the basis for criteria in a site-specific 
allocation policy, we consider that they should include the need for archaeological assessment and 
evaluation.  

 

DCC - Archaeological mitigation may be required given the proximity of the site to known prehistoric 
activity in the surrounding landscape.  

 

The land in question has historically been used as farmland and there is no reason why it should not 
continue to be viable as this purpose.  

 

Not adequate space for the proposed number of houses.   

Kingskerswell has already lost huge areas of green space for construction of the Link Road and other 
developments e.g. near the Barn Owl. Kingskerswell is NO LONGER a village. It’s turning into an urban 
sprawl. Ever since the new Link Road was proposed it was obvious to us that all the land between 
Newton Abbot and Torquay would be built on and the village swallowed up, and that is exactly what 
is happening.   

 

Oriiginally the ground was grazed by sheep & cattle right down to the railway before the bypass was 
built but eventually this small remaining parcel of land became un-viable to farm with consequent 
disuse & subsequent rewilding.  

 

There is no demonstrable need to build housing in Kingskerswell, given the extensive housing 
developments that have already been agreed but not completed.  

 

Too many people in the area already, do not bring in any more.   

For the site to go ahead it is likely to require carbon neutral or low carbon construction which will 
have an estimated increase of at least 8-17 to achieve these standards. This is in contradiction to the 
requirement of ‘affordable housing’. It is admitted by the government that the UK construction 
industry currently has a ‘Skills gap’ were contractors lack the adequate skills and knowledge on how 
to uses low carbon/carbon neutral construction techniques. This could result in local building 
companies being unable to for fill the requirements and lose out on the work to specialists which may 
not be based in the local area.   

 

This area has no public transport and is totally unsuitable for further housing.   

The site is adjacent & above the new bypass & would be subjected to traffic noise especially when 
the road is wet & also to exhaust & tyre dust pollution.  

 

The proposed number of properties is very high for such a small site.   

There is no reasonable travel connection to the village from this area.   

No public transport. Road not suitable for walking or cycling.    

The site is 1.4km from the closest bus stop meaning that new residents would be more likely to use 
their cars for transport and are unlikely to walk along country lanes to reach the bus stops.  

 

Edginswell lane is very narrow both west &south of the site & old "rat run" at peak hours in both 
directions before the bypass was built has reduced considerably & any further housing close by 
would increase the lane use considerably as it is the main route to Torquay other than the more 
circuitous route via the village. Cyclists use this route frequently now because of the reduced traffic.  

 

No public travel available in the area the impact with further cars on the single-track roads with no 
pavements poses further danger to existing residents and negative climate impacts. 
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Summary of comment  Council Response  Respondents’ 
unique ID 

Despite running alongside the south Devon highway, access would be presumably via the village 
network. The rather throwaway line 'highway improvements if necessary' in the proposal really 
underestimates the fact that the infrastructure to this site is inadequate for the homeowners or the 
HGV access required to build the properties.  

 

This is on a very narrow single track lane, that has a visibility splay. The entrance to the proposed site 
has had several road traffic accidents in the past few months. Photographic evidence can be 
provided.  

 

The surrounding highways do not have the capacity for improvement e.g widening to cope with the 
increase in traffic. Only parts if the highways have pavement at the bottom of huxnor road and the 
bottom of yon street, suitable pavements cannot be added from the proposed development to 
connect the sight with local transport in the village. A key ‘selling point’ of the bypass was to reduce 
traffic traveling though the village however the addition of this housing development would negate 
this ‘benefit’ of the bypass. These houses will increase the level of noise pollution experienced by all 
of the local residents.   

 

No highway improvements required.  
  

 

Edginswell lane is generally a quiet road mainly used by the current homeowners not built for lots of 
traffic as the road is narrow. There is a lot of stables in the surrounding areas and the lane is used by 
stables to exercise the horses so more traffic added to the road could become unsafe for other 
users.  

 

Theoretically, more houses equal more income locally. Studies shown however that in this type of 
case the conurbation ends up as a dormitory area for larger local towns. 'free' amenities (doctor/halls 
etc) get used but village shops and businesses get little benefit.  

 

Not enough employment for locals.    

Within the village there is only a very small Co-op food shop several hairdressers and a doctor's 
surgery…. extremely limited options for employment.  

 

The development will not bring any future employment to Kingskerswell as the future developer will 
bring in outside contractors.  

 

Insufficient, doctors, dentist, hospital beds, ambulance service etc, we do not need any more people 
coming to the area.   

 

The likelihood of ever being able to get an appointment at the doctors is highly doubtful!    

There are insufficient spaces at the local Kingskerswell school and at the local Doctor surgery. 
Therefore, there is no infrastructure to back up this further development.  

 

An already overburdened Hospital in Torbay would come under even more strain. It is also currently 
difficult to obtain medical appointments at local surgery and again this would have a negative 
impact.  

 

NHS -  GP has excess capacity as of Janaury 2022 and will likely be able to absorb users from 
potential sites.   
  
Situation may change if new residents register with GPs that have capacity issues.   
  
Unlikely that a developer contribution would be required for this area.   
  
However, due to other developments nearby that share the same GP footprint a primary care 
developer contribution will be required.  

 

Once again, a consultation that is not easy to complete and not widely publicized, leaving the 
opinions of a large section unheard. I assume that the underwhelming response to it will be taken 
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Summary of comment  Council Response  Respondents’ 
unique ID 

that the public are in support of the planning and development agenda and in favour of these 
developments. This should not be the case!  

 Ultimately the opportunities are far outweighed by the sensitivities. Combined the fact that there is a 
second housing development proposed less than 500m away at Longlands house these two 
developments will combine to have massive negative impact on the local area in terms of noise 
pollution, light pollution, increased traffic and wear and tear on the local infrastructure. The 
combined number of houses on Haley park (Lower Edgenswell lane), Gourdes lane and Wilborugh 
road is equal to 47 compared to the proposed developments there will be an additional 26-40 homes 
this could almost double the number of residences in the area which all rely on the same local 
resources and infrastructure increasing the strain on these resources.  

 

Site is available for development. No site topography issues. Any road noise impact can be mitigated. 
Site can accommodate the 'Likely Site Requirements'.  

 

Solar panels should be mandatory on new builds to limit the amount of agricultural land/natural 
habitat required for solar energy panel fields.  

 

Suitable size to mitigate landscape impact. Highways is suitable and has public transport access. No 
topography issues.  

 

 

Kingskerswell: Land at Fluder Hill 
Summary of comment  Council Response  Respondents’ 

unique ID 

We strongly object to greenfield sites being built upon. Our birds, wildlife and flora need space to 
thrive.  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

FS-Case-395591842  
FS-Case-395573560  
FS-Case-395530150  
FS-Case-395421914  
FS-Case-395407777  
FS-Case-395375736  
FS-Case-395337662  
FS-Case-393444598  
FS-Case-390143384  
FS-Case-389966502  
FS-Case-389086120  
FS-Case-380189334  
 
The comments 
include 9, submitted 
by email, in post, or 
in person. 

Once again we see a plan to encroach designated areas of conservation for the convenience of 
development. Previous studies have underlined the protected species that inhabit this area, 
rendering the area unsuitable for development. Rather than observe these facts it seems it is more 
convenient to simply adjust the rules to suit an agenda of ongoing building. I am strongly opposed to 
this!  
Aesthetically, building at scale here will also 'crowd' the village. Removing valuable green space. 
Whilst described as 'an open field' this does not convey the slope of the land, leading to a significant 
adverse visual impact and loss of green space.  
  
The site requirements listed by TDC are simply not compatible on a site of this size. I am certain that 
'ecological mitigation to achieve an uplift of minimum of 10%' will be significantly further down the 
priority list than property density and developer margin protection.   

 

We need to be able to protect our wildlife, abundance of birds, bats squirrels and all that feeds off 
the hedges and trees.   
  
Kingskerswell has evolved as a linear developed village, principally along the Newton Abbot road, 
inter dispersed with areas of green fields, which have created the strong characteristic of the village, 
no less so than the Fluder Hill area, previously identified and adopted by TDC as areas of ‘strategic 
break’ and AGLV (Area of Great Landscape value).  This does then raise the question, what has 
changed in landscape and environmental terms to consider such proposals, is the planning 
department changing from ‘game keeper to ‘poacher ‘one wonders.  
  
Any development on this site will reduce the natural landscape break between Kingskerswell and 
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Summary of comment  Council Response  Respondents’ 
unique ID 

Torquay, appearing to bring 'Torquay ever closer' the main reason behind the strategic break. Far 
from ideal in rural landscape town planning terms.   

The gradient of the small site proposed is too steep. Significant ground works would be required.   
This field already absorbs the water run off from the road and I believe flooding would increase if 
this site is developed.  

 

RSPB -  Result in loss of cirl bunting territories. Site lies within 250m of two breeding cirl bunting 
territories. Development of the site will inevitably impact cirl bunting habitat and require 
compensatory habitat. Recommends site assessment as per cirl bunting planning guidance. 
Development would encroach on farmland and so further reduce the amount of habitat available to 
the birds in the immediate area.  

 

NE - ALC Grade 4.  
  

 

This development would further erode the Kingskerswell identity as a village and further crowd 
buildings along the length of the south Devon highway. Further consuming land that acts as local 
green space and flood mitigation, as well as being historic farmland. Furthermore, the highway 
development required to reasonably facilitate the access to this site would require significant 
alteration to some of the oldest parts of the village.  

 

 This is a village - the more development there is on green rural areas, the less rural it will become 
and inevitably change the heritage forever.  

 

The land in question has historically been used as farmland and there is no reason why if should not 
continue to provide income and viability as this purpose.  

 

Should continue as agricultural use or allotments.   

This land is already used for farming, keeping sheep and cattle at various times in the year.  Yet 
another field to reduce British Farming is not something we would support.   

 

The gradient of the small site proposed is too steep. Significant ground works would be required.   
This field already absorbs the water run off from the road and I believe flooding would increase if 
this site is developed.  

 

We appreciate that new houses need to be built particularly for first time buyers, but NOT on 
greenfield sites.  

 

There is no demonstrable need to further build in Kingskerswell, given the extensive housing 
developments that have already been agreed but not completed.  

 

Affordable and higher density housing would inappropriate due to surrounding Fluder Hill being 
fundamentally large, detached dwellings and, should the LPA determine the site suitable for inclusion 
in future local plans then low density would be more appropriate, but to remain the protected 
landscape area would be far better.  

 

There are plenty of disused commercial areas, infill sites etc that should be used in preference to 
obliterate green and brown field sites.  

 

Need to provide a station at Kingskerswell and include it in a metro line between Heathfield and 
Paignton. Newton Abbot Station should be made into a travel hub with a bus/coach station.   

 

There currently is no reasonable travel connection to the village from this area, the nearest bus route 
being some distance away.   

 

The bus route is only accessible from this site by walking through a country lane, which would not be 
suitable for the number of families expected on a housing development site.  To put this 
infrastructure in would fundamentally ruin the rural aspect of this area of the village.  

 

No increased bus services so an average of 2 - 3 cars per home.   

Access to and from his site would require vehicular traffic of both large size and quantity being 
funnelled along narrow access routes. Presumably either the junction of Fluder hill/fore 
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Summary of comment  Council Response  Respondents’ 
unique ID 

street/southey lane would be hugely impacted or the route out at the upper end of Fluder hill via 
Torquay would require significant upgrade.   
In practice I suspect nothing would be done, and residents left to endure the resulting chaos.   

Fluder Hill has become a busy road over recent years and, with addition of 9 - 14 new dwellings the 
additional traffic flow would certainly be noticeable, once occupied and even more so with 
construction traffic, together with the inevitable on street parking of construction vehicles, no matter 
what Construction Plan is produced for the LPA.   

 

The road would not support increased traffic that would result in development here, as above putting 
a wider road in fundamentally changes the area for the existing residents and would involve removing 
hedgerows that have already been identified as housing protected species.   

 

Theoretically the more houses, the more income locally. Studies have proved however that in cases 
such as this one the conurbation ends up being a dormitory town for larger local towns, with local 
'free' amenities being used by the new population but local shops and businesses being largely 
ignored.   

This area of Fluder hilll has already been developed and/or has planned and approved development 
as far as a reasonable person would expect.   

 

The increase in the population of Kingskerswell will obviously impact on our already stretched 
Health Centre which will make it more difficult to get appointments.   

Kingskerswell has a finite resource base for which the available funds are ever dwindling. In theory, 
extra population should equate to more funding, however when you look at under funding per 
person, as we have at the moment, more people/property simply exacerbates the problem. We 
already have huge commitments in the form of the properties that have permission but are not 
started. 

Torbay is already under strain from lost beds but increased housing over the years, Extra beds 
needed to have sufficient care for increased population. No extra ambulances or police.  

Ample parking is needed with an average of 2-3 cars per home. Emergency vehicles are already 
struggling to get to patients due to insufficient parking and Double yellow lines with curb lines 
needed around village to stop poor parking causing problems.   

NHS - GP has excess capacity as of Janaury 2022 and will likely be able to absorb users from 
potential sites. Situation may change if new residents register with GPs that have capacity issues.   

Unlikely that a developer contribution would be required for this area.   

However, due to other developments nearby that share the same GP footprint a primary care 
developer contribution will be required.  

 

Once again, we are presented with a consultation which is particularly easy to access, and for which 
the opinions of a significant proportion of the population are ignored as they are not truly asked. I 
assume that if the response to the consultation is underwhelming, the opinion is presumed to be in 
favour of the development(s) by default. This should not be the case.    

 

Permission had already been granted for at least 34 houses in Charles Road, Kingskerswell, over 100 
at Devon garden Machinery site, Kingskerswell, so Kingskerswell has already given enough!  
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Summary of comment  Council Response  Respondents’ 
unique ID 

Solar panels should be mandatory on new builds to limit the amount of agricultural land/natural 
habitat required for solar energy panel fields.   

 

 

Kingskerswell: Longlands House, Whilborough Road 
Summary of comment  Council Response  Respondents’ 

unique ID 

This is a special area of conservation. It would be completely against this to add a large housing 
development. As a current resident I can confirm I have seen some deer, heard the owls and seen 
bats in this area.   

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

FS-Case-395597802  
FS-Case-395588122  
FS-Case-395570398 
FS-Case-395571472  
FS-Case-395556718  
FS-Case-395560151  
FS-Case-395565437  
FS-Case-395555170  
FS-Case-395534527  
FS-Case-395524232  
FS-Case-395514299  
FS-Case-395470950  
FS-Case-395468156  
FS-Case-395460286  
FS-Case-395459385  
FS-Case-395459385  
FS-Case-395452299  
FS-Case-395455158  
FS-Case-395423381  
FS-Case-395435307  
FS-Case-395430952  
FS-Case-395392649  
FS-Case-395386578  
FS-Case-395375736  
FS-Case-395346246  
FS-Case-395314334  
FS-Case-395276330  
FS-Case-395176801  
FS-Case-395166259  
FS-Case-395135322  
FS-Case-395026529  
FS-Case-394826813  
FS-Case-394632365  
FS-Case-394610154  
FS-Case-394250323  
FS-Case-393911485  
FS-Case-393839146  
FS-Case-393641079  
FS-Case-393633302  
FS-Case-393572814  

This is a special area of conservation with it being the habitat of the rare and protected Cirl Bunting 
which we often see here.  It would also impact the Greater Horseshoe bats, buzzards, deer, 
hedgehogs and other wildlife all of which is our duty to protect.   

 

once again we  see a plan to encroach designated areas of conservation for the convenience of 
development. Previous studies have underlined the protected species that inhabit this area, 
rendering the area unsuitable for development. Rather than observe these facts it seems it is more 
convenient to simply adjust the rules to suit an agenda of ongoing building. I am striongly opposed to 
this!  
   Aesthetically, building at scale here will also 'crowd' the village. Removing valuable green space.   
  
The site requirements listed by TDC are simply not compatible on a site of this size. I am certain that 
'ecological mitigation to achieve an uplift of minimum of 10%' will be significantly further down the 
priority list than property density and developer margin protection.    

 

We are against this proposal.  It is located outside of the boundaries of Kingskerwell, in designated 
green space.  This rural site may contain protected species, and is the home of deer, bats and more 
wildlife.  

 

The area of Whilborough Road is mainly rural and over the years some of the houses and farm 
buildings have been altered for various purposes  
creating pressure to expand the building of homes on land that has traditionally been farmland.  

 

RSPB - The site is within 500m to 1km of cirl buntings territories.   
  
Recommends site assessment as per cirl bunting planning guidance and appropriate compensatory 
habitat provision.  

 

NE -  High likelihood of BMV (predictive).   

DCC - Site is within the Mineral Safeguarding Area (ball clay). The allocation of this site for 
residential development would sterilise the underlying resource contrary to Policy M2 of the Devon 
Minerals Plan. Mineral resource assessment to establish whether this area of limestone resource is 
of current or future economic value is required.  
  
Until then, DCC objects to the site.  
  
Archaeological mitigation may be required given the proximity of the site to known prehistoric 
activity in the surrounding landscape.  

 

This proposed site is outside the village boundary on green field land which would irreversibly change 
and have a negative impact on Kingskerswell Village.   

 

Objection at every level needs to be vigorously levelled at those who threaten the heritage we hand 
down to succeeding generations.  Once gone, our green and pleasant landscapes will never recover.  
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Summary of comment  Council Response  Respondents’ 
unique ID 

When anyone thinks of Devon most people think of deep Devon lanes with small hamlets in between 
if we continue to put pressure on these places we all enjoy, very soon there will be no spaces and our 
rural landscape will be lost.  

 FS-Case-393572687  
FS-Case-393558601  
FS-Case-393212503  
FS-Case-392192653  
FS-Case-391867643  
FS-Case-391781467  
FS-Case-390122471  
FS-Case-380189334  
FS-Case-379569530  
FS-Case-379303521  
FS-Case-379274849  
FS-Case-379057676 
  
The comments 
include 23, 
submitted by email, 
in post, or in person.    

The land has been kept as agricultural for centuries. There are other less beautiful places to build 
affordable houses. Residents bought their houses in a rural location away from housing estates, only 
to now have to face moving to regain their peace and tranquility. How far rural do people have to 
move before they become isolated. Forcing residents out of village settings in favour of housing 
estates for the masses.  

 

HE - Historic England notes the Heritage and Archaeology comments in the HELAA. However, the 
site is located in reasonable proximity to the scheduled Prehistoric field system and settlements on 
Kerswell Down and Whilborough Common (on the Heritage at Risk Register).  
  
Given this, we consider that the Site Requirements should include the need to conserve and 
enhance the setting and significance of this scheduled monument (assuming that the Site 
Requirements are intended to form the basis for criteria in a site-specific allocation policy).  

 

This is a green field site.  We need to look at developing brown field sites first.    

Kingskerswell has already lost huge areas of green space for the construction of the Link Road and 
housing developments. Kingskerswell is NO LONGER a village, it is turning into an urban sprawl. Ever 
since the new Link Road was proposed it was obvious to us that all the land between Newton Abbot 
and Torquay would be built on and the village swallowed up, and that is exactly what is happening.   

 

Previous use was farm animals/equestrian/silage.   

The space and surrounding area is rural.  Local properties are bought in the area specifically for the 
location and the view. Building a housing estate here will change the way existing residents live their 
lives.  

 

We appreciate that new houses need to be built particularly for first time buyers, but NOT on 
greenfield sites.   

 

There is no demonstrable need to further build in kingskerswell given the extensive housing 
developments that have already been agreed upon but not completed.  

 

New build estates now have to include social housing - this will only dramatically increase the number 
of children in the area. As discussed below, the road systems are not safe. Building a token small 
playground in the middle of the houses will NOT prevent children from straying onto the roads and 
putting themselves and road users in danger.   
  
Moreover, such housing will only encourage antisocial behaviour as proven by sites such as the 
newbuilds in Ogwell which regularly attract police attention.   

 

Not the right area for affordable housing or any housing for that matter.  There are no buses, no 
cycle lanes, no pavements - and nowhere to put them.  This is a very rural and historic area.  

 

For the site to go ahead it is likely to require carbon neutral or low carbon construction which will 
have an estimated increase of at least 8-17 to achieve these standards. This is in contradiction to the 
requirement of ‘affordable housing’. It is admitted by the government that the UK construction 
industry currently has a ‘Skills gap’ were contractors lack the adequate skills and knowledge on how 
to uses low carbon/carbon neutral construction techniques. This could result in local building 
companies being unable to for fill the requirements and loose out on the work to specialists which 
may not be based in the local area.  

 

I am of course aware that at some point I will want to buy a house. I also understand that the cost of 
housing in the South West is very expensive. I would like to think that I will be able to afford a home 
in this area, if I decide to settle close to my family but to be honest the average salary in this area, 
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Summary of comment  Council Response  Respondents’ 
unique ID 

will probably make this impossible. I also don't like way all the new housing developments in this 
area, seem to be full of similar looking boxes with barely any space between them. They are packed 
in with very little green space.  

There are no suitable jobs available close by to support a residential site here.   

The proposal to build up to 24 dwellings at this location is unsustainable and will place further strain 
on the existing village road network.  

 

There are many areas to build affordable housing on current disused commercial sites in and around 
Newton Abbot. These musty be considered first.  

 

There is no public transport in that part of the village - the nearest bus stop is 2 miles away. 
Therefore, all travel to and from the proposed development will be by private vehicles - hardly 
sustainable development.  

 

Not sustainable. Access to this site is single lane with blind bends and no pavements.  There are no 
public transport so private vehicles are essential.  This would significantly increase the traffic volumes 
and carbon emissions. Pedestrians and cyclists will be at an increased risk. Foredown Lane already 
has a high volume of traffic with the quarry trucks and people using it as a short cut.  Any more traffic 
could potentially lead to more accidents.  Children would not be able to walk or cycle to school 
because of the narrow lanes.  

 

Unless the owner of the site believes that they can destroy houses and gardens along the entireties 
of WHILBOROUGH ROAD, HUXNOR ROAD, GOURDERS LANE and MOLES LANE to widen accessways, 
then the narrow roads will NOT be able to encourage any form of safe sustainable travel.   

 

I live very close to this proposed housing development at Longlands House and I never use public 
transport to and from my house. The nearest bus stop is too far away and if returning late in the 
evening by bus, I would have to walk for a mile, uphill, in the dark. This is something I would not 
want to do after a night out, as a young female. I drive everywhere from my home. I have no choice 
but to use my car from this location. It is the only safe and convenient option. There are no 
pavements, no cycle paths and very little street lighting.  

 

Access to this site is single lane with blind bends and no pavements.  There is no public transport so 
private vehicles are essential.  This would significantly increase the traffic volumes and carbon 
emissions. Pedestrians and cyclists will be at an increased risk.  Foredown Lane already has a high 
volume of traffic with the quarry trucks and people using it as a short cut.  Any more traffic could 
potentially lead to more accidents.  

 

This site is surrounded on all sides by single carriageway country lanes. Such a new development 
could mean the addition of potentially 50+ cars for the new residents which would cause congestion, 
pollution, and make these roads dangerous and impassable for horses, cyclists, agricultural vehicles 
and those on foot. Vehicular access would also become very difficult, and many pinch points and the 
lack of passing places will cause grid lock, road traffic accidents and possible fatalities on these 
narrow roads.  

 

ACCESS - to this site is either via Moles Lane, a single track lane with blind bends, no pavements or 
street lighting or Whilborough Road, which is also a single track lane accessed by the local residents. 
It cannot be widened to accomodate increased traffic volumes or to provide safety measures / 
pavements for pedestrians, as the road runs adjacent to the wall of the former quarry, so there is a 
very steep drop. Therefore, there is no land available to one side of Whilborough Road so the front 
gardens of existing properties would need to be compulsorily purchased to widen the road on the 
opposite side. There are currently no pavements or consistent street lighting.  
TRAFFIC VOLUMES - would inevitably increase, with most households having 2 cars or more. This 
would put the safety of local residents at greater risk. Pedestrians, horse riders and cyclists would be 
unprotected. The need to use private vehicles to access local amenities and services will increase 
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Summary of comment  Council Response  Respondents’ 
unique ID 

carbon emissions in the area and obviously be at odds with the governments environmental and 
climate policies, intended to relegate private car use to a "MINORITY" of journeys. As a resident of 
Whilborough Road I can confirm, that private car use from this location is essential !  
LOCATION - this proposed site is at the top of a hill. No residents in this area walk down to the 
nearest bus stop, which is over a mile away, travel to Sainsburys on the bus, do their shopping with 
the children, travel back on the bus and walk up the hill with the weekly shop. In addition, the 
introduction of "pay and display" charges in the village car park, will force people to drive further 
distances to the supermarkets to avoid these charges. Thus exacerbating the reliance on private 
vehicles.  
ACTIVE & SUSTAINABLE TRAVEL - the current highway infrastructure in the local area of this proposed 
development, is not sufficient to meet these planning requirements. You cannot walk, cycle or ride a 
horse safely in the local lanes. Local residents who wish to travel actively are always at risk  from 
oncoming vehicles, with the added challenge of many blind bends.  
CONNECTIVITY TO THE HUB  - cannot be accessed safely or by public transport at present, from this 
proposed development site at Longlands House.  

Town centres nearby are congested and, along with workplaces, can only by accessed by car, 
therefore this goes against COP 26 and sustainable and interconnected development.   

 

There is already sufficient house building around Newton Abbot, Kingsteignton and Bovey Tracey to 
provide accommodation for any people looking for housing following employment in the area.   

 

There is hardly any local employment so the majority of householders will need to travel to 
work.  The nearest local store is a 20-minute walk away along with a 30-minute walk to the nearest 
bus stop that offers a daily service.  These on foot journeys will be for the most part on the road.   

 

There is now one village shop, one hairdresser and one car repair garage, one GP Practice and one 
primary school in the historic centre of Kingskerswell. The local residents have to leave the village 
for secondary schools and employment. There is very little parking in the village to enable local 
residents to support the local shops. The village car park is about to have "pay and display" 
machines installed, despite local objections. Most residents have to travel out of the village to 
access all the normal facilities required for a modern life. The majority do so in a private vehicle.  

 

Planning for any new development must take into account increased demands on already stretched 
education, healthcare and other community services.   

 

With many new homes already being built by the Barn Owl how on earth is the already stretched 
local school going to provide places for the influx of new families?   
This goes the same for the doctor's surgery which is near on impossible to get an appointment in a 
good time period.   

 

Children would not be able to walk safely to school from their homes. There is no public transport so 
residents would be dependent on the use of their vehicles - could be 50+ vehicles. This site does not 
represent “sustainable interconnected development”.      

 

NHS - GP has excess capacity as of Janaury 2022 and will likely be able to absorb users from 
potential sites.   
  
Situation may change if new residents register with GPs that have capacity issues.   
  
Unlikely that a developer contribution would be required for this area.   
  
However, due to other developments nearby that share the same GP footprint a primary care 
developer contribution will be required.  
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I have much sympathy with the need for new housing - but it needs to be genuinely affordable - not 
yet another housing estate full of 'executive' housing at inflated prices - and it should be sustainable - 
close to public transport and other community facilities and ideally, using brown field sites rather 
than building on productive farmland.   

 

We are opposed to the Longlands developement application and urge Teignbridge Council not to 
grant housing approval.  This location is particularly unique in forming a patchwork of beautiful 
countryside for the enjoyment of everyone.  This proposal encroachment of housing towards the 
hamlet of North Whilborough will inevitably put pressure on infilling the green spaces.  In loosing 
those very environmental tags we are encouraged to preserve, there is no justification for building on 
productive agricultural land whatsoever.   

 

The maps shown do not take into account the already agreed developments, and were they shown 
the state of the village in the next ten years would be more apparent. I believe this aspect of your 
consultation is misleading.   

 

 

Kingsteignton: Land at Strap Lane 
Summary of comment  Council Response  Respondents’ 

unique ID 

Kingsteignton already is below the amount of green space per head of population.   This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877730946  
12877619306  
12877014865  
12876922497  
12876842612  
12876803822  
12876812403  
 
The comments 
include 7, submitted 
by email, in post, or 
in person.  

 DWT - Potential for this site to offer alternative route for GHB Pinch Point immediately north of this 
site. Consider opportunity to create second corridor here.  
Urban greenspace – must retain as wildlife stepping stone – we would not support the loss of this 
green space  
Species – GHB, great crested newts – habitats required for all these in network  
Concerning to see mitigation hierarchy ignored in notes for this site – minor mitigation options 
explored prior to avoid and minimise. Should not be pre-determined result that undermines wildlife.  

 

RSPB - While the RSPB has not recorded cirl buntings on any of the proposed allocation sites, it may 
be that cirl buntings are present but that access restraints or too busy or noisy roads meant our 
surveys could not detect any cirl buntings present. If any of these sites progress as allocations, we 
recommend ecological assessment includes determining if habitat suitable for cirl buntings is present 
and, if so, cirl bunting surveys should be undertaken and any appropriate compensation provided if 
cirl buntings are present.  

 

WT – We accept the inclusion of the land at Strap Lane site with no objection. This site should be 
prioritised for development over those which contain features of ecological importance.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, there are currently no concerns about phosphate levels in the Ugbrook 
Stream catchment and the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.    

 

DCC - Historic Environment  

Adjacent to former Roman road. Some potential. May require staged programme of archaeological 
mitigation. 

 

The site is contains a playing field (rugby pitch). The NPPF also says that for open space, sport & 
recreation land & buildings (including playing fields) paragraph 99:  Existing open space, sports and 
recreational buildings and land, including playing fields, should not be built on unless:  a) an 
assessment has been undertaken which has clearly shown the open space, buildings or land to be 
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Summary of comment  Council Response  Respondents’ 
unique ID 

surplus to requirements; or  b) the loss resulting from the proposed development would be replaced 
by equivalent or better provision in terms of quantity and quality in a suitable location; or  c) the 
development is for alternative sports and recreational provision, the benefits of which clearly 
outweigh the loss of the current or former use.   The playing field including rugby pitch needs to be 
protected in line with the adopted playing pitch strategy (PPS).     

site is valuable resource for sports use by Teign School, local clubs such as Newcross Rugby Club and 
others.   

 

Kingsteignton: 141 – 159 Homes - Allotment allocation required @ 3.98% = six 250 Yard Plots.   

Removal of a sports field would deprive local people of an outdoor sporting facility.    

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  

These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Buckland 
Surgery and Kingsteignton Surgery.  

To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Kingsteignton area.   

 

Sport England has considered the allocation in light of the National Planning Policy Framework 
(particularly Para 99) and against its own playing fields policy, which states: 'Sport England will 
oppose the granting of planning permission for any development which would lead to the loss of, or 
would prejudice the use of: • all or any part of a playing field, or • land which has been used as a 
playing field and remains undeveloped, or • land allocated for use as a playing field    unless, in the 
judgement of Sport England, the development as a whole meets with one or more of five specific 
exceptions.'   Sport England's Playing Fields Policy and Guidance document can be viewed via the 
below link: www.sportengland.org/playingfieldspolicy .  Sport England does wish to raise an objection 
to this allocation.   

 

KTC - The Town Council are not happy with this consideration for the following reasons:  
• Amount of Carbon emissions produced in this area/Air Quality  
• Privately owned land  
•  Ideal site to remain as a green site  
• Used by local Rugby Club  
• Used as Devon Air Ambulance landing site  

 

 

Kingsteignton: Land East of Rydon 
Summary of comment  Council Response  Respondents’ 

unique ID 

 This site hosts many forms of wildlife, from badger setts to foxes plus the usual squirrels and all 
forms of birdlife, including owls. In the evening at dusk, you can always see bats flying around and if 
you are lucky, very lucky a large bat flies through. It seems to keep a strict path, quite low and 
purposeful in where it is heading. There are Oak, Elder and Ash all growing on the site, along with the 
usual Hawthorn and Blackthorn. This site is situated right on the quarry cliff face, which in 2020 had 
to be yet again made safe from rock fall and natural erosion. Plus how would you manage to keep a 
distance to housing that already borders this site.  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12875200640  
12876902470  
12876841626  
12876834373  
12876807955  
12876764083  
12876787052  
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Summary of comment  Council Response  Respondents’ 
unique ID 

There is an abundance of wildlife in this area, particularly the wooded area behind the Rydon quarry 
depot. There are many beautiful mature trees which attract a huge variety of wild birds. Also there 
have been reports of badgers in the area as well as foxes, bats, dormice, owls and slow worms. It 
would be a huge loss for all wildlife in this area if this part of the site was used for housing.  

  
The comments 
below include 9, 
submitted by email, 
in post, or in person. NE - Site potentially contains priority habitat (Open Mosaic Habitat).   

DWT - We would expect to see retention and enhancement of existing habitats, particularly mosaic 
of woodland with species-rich calcareous grassland – this is rare in Devon context and supports rare 
species for Devon.   
Species – GHB, great crested newts – habitats required for all these in network  
Concerning to see mitigation hierarchy ignored in notes for this site – minor mitigation options 
explored prior to avoid and minimise. Should not be pre-determined result that undermines 
wildlife.  

 

ACT - The UWS Limestone grassland (with Pyramidal Orchids) on land to the north-east of the site 
needs to be surveyed and connected to other sites if development takes place.  

 

RSPB - While the RSPB has not recorded cirl buntings on any of the proposed allocation sites, it may 
be that cirl buntings are present but that access restraints or too busy or noisy roads meant our 
surveys could not detect any cirl buntings present. If any of these sites progress as allocations, we 
recommend ecological assessment includes determining if habitat suitable for cirl buntings is 
present and, if so, cirl bunting surveys should be undertaken and any appropriate compensation 
provided if cirl buntings are present.  

 

WT – We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.  Development of the site may also be an opportunity to remediate any 
contamination from previous uses.   

 

DCC - Historic Environment  

Industrial archaeological potential, e.g. site of engine house. May need programme of archaeological 
mitigation. 

 

Kingsteignton: 141 – 159 Homes - Allotment allocation required @ 3.98% = six 250 Yard Plots.    

Council homes are needed highly in Kingsteignton & kingskerswell.  They are each in either side of 
Newton abbot. More and more people are in need of these homes the lists are getting longer & 
longer the council are having to turn people away from them helping them this isn’t okay. The homes 
are needed Kingsteignton has space in its two primary schools &has very easy access to other areas. 

 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  

These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Buckland 
Surgery and Kingsteignton Surgery.  

To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Kingsteignton area. 
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Kingsteignton: Land off Hackney lane 
Summary of comment  Council Response  Respondents’ 

unique ID 

Greenfield site. Next to sensitive nature reserve.  This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877692955  
12877626273  
12876781282  
 
The comments 
below include 12, 
submitted by email, 
in post, or in person.    

Concern about loss of open space, loss of habitats, visual impacts on Teign Estuary and liability to 
flooding.  

 

NE – Site potentially contains priority habitat (coastal and floodplain grazing marsh).   

DWT - We object to this site  
The site lies immediately adjacent to both Hackney Marshes CWS and nature reserve and the Teign 
river and estuary, with potential to impact all these through water quality, disturbance, lighting and 
loss of habitats. Principle of protecting sites alongside major rivers and estuaries  
Danger of creation of GHB (and other species) pinch point at river  
Site is better suited to creation of semi-natural habitat to support GHB and Grey long-eared bats 
which are in the area together with cirl buntings.    

 

ACT - Hackney Marshes LNR would need to be strengthened and enlarged, especially ensuring 
connectivity with the lower Teign Estuary.  

 

RSPB  - While the RSPB has not recorded cirl buntings on any of the proposed allocation sites, it may 
be that cirl buntings are present but that access restraints or too busy or noisy roads meant our 
surveys could not detect any cirl buntings present. If any of these sites progress as allocations, we 
recommend ecological assessment includes determining if habitat suitable for cirl buntings is 
present and, if so, cirl buntingsurveys should be undertaken and any appropriate compensation 
provided if cirl buntings are present. The RSPB has serious concerns about this proposed allocation. 
It is adjacent to Hackney Marshes County Wildlife Site and Local Nature Reserve, a proximity that 
would make ensuring no adverse impact, such as  
from increased recreational disturbance, including dog walking, or lighting, arising from new housing 
development difficult to secure and maintain. There is potential for impacts on several protected 
species including bats and dormice. The RSPB recommends that assessment of the potential 
suitability of habitat for cirl buntings is undertaken to determine the need for cirl bunting survey.  

 

WT – We ask that careful consideration is given to the inclusion of this site due to its ecological 
sensitivity and habitat provision for protected species, within this in mind the species-rich hedges 
should be retained to maintain ecological connectivity with the project sites adjacent.   

 

EA - Sequential approach to site layout required.  It is likely that only a part of the site will be 
suitable for residential development (if the requirements can be met) and there are concerns 
related to SWW infrastructure.  The development of this site may result in enhancement of 
floodplain and watercourses.    

 

DCC - Historic Environment   

High archaeological potential. Forms part of large enclosure and contains smaller settlement 
enclosure. Requires pre-determination assessment and evaluation to inform masterplan and 
mitigation.   

 

Kingsteignton: 141 – 159 Homes - Allotment allocation required @ 3.98% = six 250 Yard Plots.    

Narrow lane, no footpath or lighting. No suitable for children to walk to school.   

NR - Network Rail is a statutory consultee for any planning applications within 10 metres of relevant 
railway land and for any development likely to result in a material increase in the volume or a 
material change in the character of traffic using a level crossing over a railway. With this in mind any 
planned future development (both residential and employment) should take into account any 
adverse impact on railway. This might be an increase in the use of an existing level crossing. It could 
be that the predicted growth, may increase future demands at nearby stations which may, in turn, 
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necessitate the need for enhancements to existing facilities such as waiting rooms, toilets and 
parking. Where there is an adverse impact on the operation of the railway, Network Rail will require 
appropriate mitigation measures to be delivered as part of the planning application process.   

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  

These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Buckland 
Surgery and Kingsteignton Surgery.  

To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Kingsteignton area. 

 

Flooding is an issue here.  

   

 

KPC - Differentiation between Newton Abbot and Kingsteignton by stopping housing being too 
extensive.  

Wildlife on site to be protected. Too visible. Additional pressure on flooding and sewerage issues 
already experienced in this area.  

 

 

Kingsteignton: Greenhill 
Summary of comment  Council Response  Respondents’ 

unique ID 

RSPB - While the RSPB has not recorded cirl buntings on any of the proposed allocation sites, it may 
be that cirl buntings are present but that access restraints or too busy or noisy roads meant our 
surveys could not detect any cirl buntings present. If any of these sites progress as allocations, we 
recommend ecological assessment includes determining if habitat suitable for cirl buntings is present 
and, if so, cirl bunting surveys should be undertaken and any appropriate compensation provided if 
cirl buntings are present.  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877717395 
 
The comments 
below include 9, 
submitted by email, 
in post, or in person.  

WT – We accept the inclusion of the Greenhill site, however, careful consideration should be given to 
the sites potential affect habitats and connectivity features.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to address 
this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in Flood 
Zones 2 and 3.  Development of the site may also be an opportunity to remediate any contamination 
from previous uses.   

 

DCC - Historic Environment  
High archaeological potential. Within early medieval settlement core. Requires programme of 
archaeological mitigation informed by assessment and evaluation.  

 

HE - Historic England notes the site is located within the Kingsteignton Conservation Area with the 
buildings on the site identified as making a mix of positive and neutral/negative contributions to the 
character of this Conservation Area in the adopted Kingsteignton Conservation Area  
Character Appraisal (2010).  
  
Assuming the site requirements are intended to form the basis for criteria in a site-specific  
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allocation policy, we support the heritage mitigation site requirement. However, we consider it would 
be beneficial to require the preparation of masterplan and that this, and the need to conserve and 
enhance the significance of this Conservation Area, should be added to the site requirements. We 
also consider there should be a site requirement to comply with the adopted Character Appraisal, e.g. 
in respect of protecting important views, and the design and materials for new buildings.   

The existing site supports many local businesspeople local to the area, there are no other sites with 
small units that these small companies need so developing the site would mean they would have to 
stop trading, these sites support many local people as well as support the tenants and their families 
with no other options available to them , these businesses should be supported and encouraged to 
thrive, not to remove them for housing on what is a totally unsuitable site having only a single track 
road with no pavements or passing points.           

 

Kingsteignton: 141 – 159 Homes - Allotment allocation required @ 3.98% = six 250 Yard Plots.   

The site is not suited for housing due to the generation of extra traffic, at least 2 cars per house, 
delivery vans refuse lorries etc as access is very limited single road no passing or pavements.     

 

Object to social housing on the site; lack of pedestrian footways and danger from increase in traffic, 
unsuitable site due to proximity of A380 (noise & pollution), loss of land allocated for Aller Valley 
Park.  

 

Very poor vehicle accesses no pavements for children to walk on with passing vehicles unable to pass 
each other. 

 

You cannot remove existing local businesses just to build housing that could go on many other sites 
when there are no suitable small industrial units for them to go to.   

 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  

These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Buckland 
Surgery and Kingsteignton Surgery.  

To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Kingsteignton area.   

 

KPC - Site to remain as Industrial Units for Start Up businesses. Businesses are needed in 
Kingsteignton. Prevention of adding additional traffic to a narrow road in the Conservation Area. 

 

 

Kingsteignton: Green Way / Hackney Lane 
Summary of comment  Council Response  Respondents’ 

unique ID 

This is the only patch of green on the map - don't build on it!   This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877807106  
12877794870  
12876984292  
12876977046  
12876828863  
 
The comments 
below include 7, 

I believe this area has important landscape value being on one of the main routes into Newton Abbot 
visually separating housing to the north and south of the site.  

 

Stop building on the beautiful countryside.  
   

 

DWT - Urban greenspace – must retain as wildlife stepping stone – we would not support the loss of 
this green space  
Species – GHB, great crested newts – habitats required for all these in network  
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Summary of comment  Council Response  Respondents’ 
unique ID 

Concerning to see mitigation hierarchy ignored in notes for this site – minor mitigation options 
explored prior to avoid and minimise. Should not be pre-determined result that undermines 
wildlife.  

submitted by email, 
in post, or in person. 

RPSB - While the RSPB has not recorded cirl buntings on any of the proposed allocation sites, it may 
be that cirl buntings are present but that access restraints or too busy or noisy roads meant our 
surveys could no detect any cirl buntings present. If any of these sites progress as allocations, we 
recommend ecological assessment includes determining if habitat suitable for cirl buntings is 
present and, if so, cirl bunting surveys should be undertaken and any appropriate compensation 
provided if cirl buntings are present.  

 

WT – We accept the inclusion of the Greenhill site; however, careful consideration should be given 
to the sites potential affect habitats and connectivity features. The Woodland Trust may be able to 
assist with tree planting objectives at this site.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.   

 

DCC - Hackney Lane Historic Environment  

Some archaeological potential given discovery of Romano-British settlement at adjacent Penns 
Mount development. Requires programme of archaeological mitigation informed by assessment and 
evaluation. 

 

Use brownfield sites, not our green fields.  
   

 

Kingsteignton: 141 – 159 Homes - Allotment allocation required @ 3.98% = six 250 Yard Plots.    

Opportunity to offer small site to innovative, design led social housing builders.    

There are not enough affordable or rentable houses but the ones being built still are mainly bigger 
family houses to buy and locals are struggling to afford them.  

 

This road /area is already struggling to cope with new housing traffic, we have had several new 
estates already and they have been built-in beautiful green fields. We need to use brownfield sites, 
not green fields.   

 

Kingsteignton has had numerous new housing estates built but still have only one doctors surgery 
which is struggling to cope with all the extra residents. It is hard to see a Dr and get an appointment. 
We need another DR's surgery and a dentist if there are going to be more houses.   

 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  
These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Buckland 
Surgery and Kingsteignton Surgery.  
To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Kingsteignton area.  

 

 

Kingsteignton: North West of Orchid Vale 
Summary of comment  Council Response  Respondents’ 

unique ID 

This is an important patch of greenfield site in the midst of urban development - important for 
physical and mental health and wildlife - don't build on it!   

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

12877620918  
12877027251 
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Summary of comment  Council Response  Respondents’ 
unique ID 

DWT - Urban greenspace – must retain as wildlife stepping stone – we would not support the loss of 
this green space  
Species – GHB, great crested newts – habitats required for all these in network  
Concerning to see mitigation hierarchy ignored in notes for this site – minor mitigation options 
explored prior to avoid and minimise. Should not be pre-determined result that undermines wildlife.  

   
The comments 
below include 6, 
submitted by email, 
in post, or in person.  

RSPB - While the RSPB has not recorded cirl buntings on any of the proposed allocation sites, it may 
be that cirl buntings are present but that access restraints or too busy or noisy roads meant our 
surveys could not detect any cirl buntings present. If any of these sites progress as allocations, we 
recommend ecological assessment includes determining if habitat suitable for cirl buntings is present 
and, if so, cirl bunting surveys should be undertaken and any appropriate compensation provided if 
cirl buntings are present.   

 

WT – We accept the inclusion of the site, provided the measures suggested in the plan to retain the 
existing hedges and trees are undertaken. We commend the 10% biodiversity uplift proposed.   

 

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.   

 

DCC - Historic Environment  

No known assets. Low potential. 

 

Kingsteignton: 141 – 159 Homes - Allotment allocation required @ 3.98% = six 250 Yard Plots.  

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  

These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Buckland 
Surgery and Kingsteignton Surgery.  

To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Kingsteignton area.   

 

This land has no access. It would be best used for much needed allotments.  

 

Kingsteignton: North of Broadway Road 
Summary of comment  Council Response  Respondents’ 

unique ID 

DCC - Minerals  
As outlined, the site is adjacent to the Industrial Minerals Mineral Safeguarding Area and an area with 
long term planning permission for mineral extraction (Zitherixon). Redevelopment of the site would 
bring residential development in very close proximity to this potential future working area in this 
location, leaving little opportunity for a buffer without reducing the extent of the potential future 
working area. As such it is recommended that this site does not progress further within the Local 
Plan.  

Residential development already exists in this broad location both east and west along Broadway 
Road.  The site is in a sustainable location and meets the Council’s key objective of prioritising 
brownfield site redevelopment.  The site is well within the existing 2014 settlement limit.  The site is 
not within the Mineral Safeguarding Area and it is considered that suitable buffers would need to be 
created from the wider residential area irrespective of residential development on this section of 
Broadway Road.  

12877511212  
12876901891  
12876824098  
12876788676  
 
The comments 
include 7, submitted 
by email, in post, or 
in person.  

Sibelco note that the proposed allocation is located adjacent to the Zitherixon area which benefits 
from extant planning permission for ball clay extraction under 99/2080/01/9DCC. Under Policy M6 of 
the DMP this area is defined as a Long Term Working Area for ball clay extraction. Any decision to 

Noted.   
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Summary of comment  Council Response  Respondents’ 
unique ID 

allocate this site should not prejudice these existing rights or reduce the feasibility of future mineral 
extraction.   

RSPB - While the RSPB has not recorded cirl buntings on any of the proposed allocation sites, it may 
be that cirl buntings are present but that access restraints or too busy or noisy roads meant our 
surveys could not detect any cirl buntings present. If any of these sites progress as allocations, we 
recommend ecological assessment includes determining if habitat suitable for cirl buntings is present 
and, if so, cirl bunting surveys should be undertaken and any appropriate compensation provided if 
cirl buntings are present.  

The relevant types of surveys would be required based on advice of the Teignbridge Ecologist and in 
consideration of the Environment Chapter which includes a number of policies regarding the 
protection, mitigation and compensation requirements relating to wildlife and habitats.   

WT – We accept the inclusion of the site, provided an ecological appraisal is carried out and existing 
boundary hedges and trees are retained.   

Trees and hedges are retained in accordance with policies in the Environment Chapter.   

EA - There are concerns related to SWW infrastructure and a contribution may be required to 
address this.  However, the site is located within Flood Zone 1 so sequentially preferable to sites in 
Flood Zones 2 and 3.  Development of the site may also be an opportunity to remediate any 
contamination from previous uses.   

All development pays financial contributions towards SWW infrastructure, and it is for SWW to then 
implement improvement works in accordance with their strategies.   

  

Any contamination would be dealt with through Policy EN9: Contaminated Lane/Land Instability. 

DCC - Historic Environment   

Former clay mine and brick works. Industrial archaeological interest. May require archaeological 
mitigation informed by assessment. Note: Potential for underground mine workings.   

Policy GC18: North of Broadway Road Opportunity Area of the Proposed Submission Local Plan 

requires: A layout informed by details of archaeological investigation, evaluation and mitigation. 

This is in addition to Policy EN17: Heritage Assets, which sets out the approach to avoiding harmful 

impacts on the significance of heritage assets and their settings in line with the NPPF. This policy 

would relate to any development affecting a heritage asset or its setting, including all allocated 

development sites. 

Kingsteignton: 141 – 159 Homes - Allotment allocation required @ 3.98% = six 250 Yard Plots.   Green infrastructure will be provided in line with the Local Plan policy.  However this site is 
brownfield and potentially may be less suitable for allotments.  Securing a safe cycle and walking 
route along Broadway Road is the priority.  

Building additional homes nearby recent developer land seems a good use of existing available land.   The support for this development allocation is acknowledged. 

NHS - The GP surgeries that serve these potential sites have an excess of capacity as of August 2021. 
However, consented and commenced sites that are also in the catchment of these surgeries, reduce 
that capacity considerably.  

These sites along with the sites at Abbotskerswell, Ipplepen, Ogwell and Denbury will generate an 
overall capacity shortfall on Albany Surgery, Cricketfield Surgery, Devon Square Surgery, Buckland 
Surgery and Kingsteignton Surgery.  

To mitigate this capacity issue, it is likely that a developer contribution for primary care will be 
requested for the potential sites in and around the Kingsteignton area. 

This has been considered and the plan seeks to secure appropriate contributions to infrastructure 
and services. 

 

KTC - If development proceeds on this site the Town Council would request that a footpath is 
installed along Broadway Road.   

This point is noted and has been incorporated into a policy requirement in GC18.   

 

Kingsteignton: Higher Sandygate 
Summary of comment  Council Response  Respondents’ 

unique ID 

Greater horseshoe bats and other wildlife.  Loss of natural woodlands, native hedgerows, increased 
lighting will all be detrimental to wildlife and indeed to residents nearby. We should be planting more 
woodlands to reduce the impact of CO2 emissions.   
  

This site is not proposed to be allocated as a development site in this Teignbridge Local plan.  Please 
refer to the Sustainability Appraisals for further information. 

FS-Case-395541224  
FS-Case-395429945  
FS-Case-393444598  
FS-Case-389009543  
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Summary of comment  Council Response  Respondents’ 
unique ID 

There is significant water egress along Sandygate Lane with any amount of rainfall.  This, in particular, 
affects the cottages at the bottom of the lane (which will already be impacted if the current planning 
application is approved at the other end of the lane 21/02492MA).  The run off from the track beyond 
Woodlands has raised humps to attempt to direct rain away from the cottages adjacent to 
Woodlands Copse.  Any hard landscaping/housing development in the field proposed here will impact 
even further and water will flow into the stream at this point adding further pressures to the flood 
plains already at saturation point from Ugbrooke running through Sandygate Mill.    

FS-Case-380068185 
  
The comments 
below include 11, 
submitted by email, 
in post, or in person.   

This rural/agricultural site is likely to contain a number of protected species. It is certainly part of a 
bat highway from the Chudleigh roost, which includes Greater Horseshoe bats & other protected 
species of bats. The highway would be destroyed by the impact of construction & light pollution.  
In 2000, the Planning Dept. stated that this land connected visually with with the open countryside to 
the north "providing an important transition between the two land uses". They said this land was an 
"important buffer zone between residential areas & mineral extraction operations & performs a 
connective role in the setting of Kingsteignton." The Planning Dept. did not recommend development 
then & have no reason to do so now. The addition of Clay Pits Way have increased the need for this 
buffer zone, bringing increased noise pollution.   

 

Kingsteignton has had major infrastructure works carried out in recent works, is there any ecology 
left?   

 

NACS - Question around why this development could not go wtihin Sand Copse (opposite site). This 
would prevent further encroachment on greenfield sites and ecological impact.  

 

DCC - Site may be supported by a number of active travel proposals (emerging Heart of Teignbridge 
Local Cycling and Walking Infrastructure Plan).  
This site straddles the boundary between Mineral Safeguarding Areas for the ball clay and sand and 
gravel resources.  
However, neither resource can be considered to be economically viable in this location.  

 

This site may contain Roman archaeology, due to its proximity to the roman Road.    

HE - Historic England notes from the HELAA that the site has archaeological potential, and that 
archaeological investigation and recording will be required at consent stage. We note this is 
mentioned in the draft Local Plan under Sensitivities.  
  
Assuming that the Site Requirements are intended to form the basis for criteria in a site-specific 
allocation policy, however, we consider that they should include the need for archaeological 
assessment and evaluation (as necessary).  

 

Site was not determined as suitable in the Urban Fringe Study (2003). Largely around the sites 
character (pastural land), landscape (linked to open countryside), historic landscape (remanent of 
medieval field pattern remain) and sensitivity to development (buffer between residential and 
mineral extraction areas).  

 

We have lived opposite this site for over 11 years. In all that time this land has been farmed and still 
has rare breed sheep grazing there.  How can agricultural land be allowed to convert to residential 
overnight?     

 

This site is traditionally agricultural. It is a water meadow (forms part of a flood plain). It is also 
traversed by a gas main.  

 

This area does not have adequate access nor sufficient infrastructure for more homes.    

The nearest bus route picks up at Five Lanes.  To access this residents would need to walk along a 
narrow country lane with NO PAVEMENTS which is becoming busier and busier overtime.  A planning 
application is already active for land adjacent to the mini roundabout at the end of the lane, planning 
has been approved for an industrial site at Sands Copse (for which lorries should be utilising John 
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Summary of comment  Council Response  Respondents’ 
unique ID 

Acres Lane) but employees are likely to use Sandygate Lane for access.  Another 21 - 32 houses will 
generate a further 40 to 60 cars (the average household has a minimum of 2 cars).    
For a country lane this level of traffic is unacceptable.   

The access roads are unsuitable (see below), the village road has no pavement & there is no public 
transport in the village.   

 

You state: "The site lies within reasonable proximity to a pavement along existing estate roads which 
adjoin the land at Sandygate, providing connectivity with the rest of Kingsteignton to the south." This 
is incorrect. There is virtually no pavement on Sandygate and the road is of limited width in places 
with bends at the south end that reduce visibility making it even more hazardous for pedestrians. The 
site should be discounted.   

 

In addition to the above comments re travel/traffic, the volume of traffic on all nearby routes is 
getting heavier every year.  Clay Pitts Way and the roundabout towards Kingsteignton or the A380 is 
exceptionally busy now and we can wait a long time to be able to exit safely from Sandygate 
Lane.  With a further 2 developments proposed both exiting from this lane this situation is going to 
worsen.   

 

The proposed access, between two existing homes, is not wide enough for two-way traffic and 
pavements. Please check regulations.   
The road through Sandygate has NO pavements, is narrow in places & is lined with parked vehicles. 
Already traffic has been increased & safety compromised by a boatyard installed on the outskirts of 
the village WITHOUT planning permission. This road cannot safely sustain any further increase in 
traffic; it is used by cars, cyclists & by pedestrians (including children & handicapped & elderly people) 
who do not have the safeguard of a pavement. It is entirely unsuitable for construction traffic, & the 
narrow country lane the other side of the village has a weight limit.   

 

Health Services are already at breaking point.  GP surgeries and hospital are at maximum capacity.  A 
new school has already been built next to the Redrow development but I understand that schools in 
this area are already at capacity.   
Jobs????     

 

This site is a village location at considerable distance from the town centre. There are no shops etc 
within easy walking distance, & no public transport comes through the village.   

 

What additions are planned to facilitate further homes in the area?   

Roads are gridlocked around Newton Abbot and we have another 7500 houses already approved in 
the Local Plan.  There is nowhere within the town to increase the road infrastructure and we cannot 
take any more.   
It is actually quicker to drive to Exeter than it is to the centre of Newton Abbot!!      

 

Teign School is full. Can local Surgeries cope?    

What additions are planned to facilitate further homes in the area?   

NHS - GPs have excess capacity as of January 2022, however, consented and commenced sites in the 
catchment will reduce capacity considerably.   
  
To mitigate the capacity issue a primary care developer contribution will be required.  

 

Sandygate and Kingsteignton have extremely high levels of pollution which is detrimental to health of 
local residents.  Any more housing directly in this area or the surrounding area is impacting on 
health.  The residents of houses on the side of the road nearest to the realigned Clay Pitts road have 
already received some compensation (I believe) due to the increased pollution this will have caused.    
  
As I have already said there are no pavements along Sandygate Lane.  This is a narrow, quiet country 
lane, not a town centre development.  The current access into the field is narrow.  There is 
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Summary of comment  Council Response  Respondents’ 
unique ID 

insufficient parking, in particular for the double row of cottages adjoining Woodlands Copse so these 
residents and any visitors to the area have to park all along the road up to and often blocking the gate 
into the field.  The visibility splay is poor and I cannot see how this could be opened up to allow safe 
ingress and egress from the site for regular commuting.    
  
How would lorries access site?  There is barely room for lorries to get through the lane, particularly at 
the lower end near the bridge.  We have had problems with large vehicles attempting to access the 
"Boat Yard" at Little Haven for which no planning has yet been given.  Now there has also been an 
industrial development approved at Sands Copse (lorries should access via John Acres Lane but there 
will inevitably be Sat Navs that direct them inappropriately through Sandygate then reach the 7.5 ton 
limit and ?turn around and head back again.    
  
We really cannot see how this site can be deemed suitable for development.    

Solar panels should be mandatory on new builds to limit the amount of agricultural land/natural 
habitat required for solar energy panel fields.  

 

Kingsteignton has had 1000s of new build homes built in recent years. Does it really need more.    

KTC - Landscaping needs to fit within the current site condition.  
Childrens play area needs to be high quality and sufficient. Limited similar facilities near to the site.   
Biodiversity net gain needs to be included.   
Concern around use of biodiversity offset rather than protection.  
Highways concern due to increased traffic and limited pedestrian safety.   
Poor public transport.  

 

Agreed to sell a section of neighbouring land to site. Potential additional access to site.   

 

 


