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Statement of Common Ground 

 

 

This Statement of Common Ground confirms areas of agreement and outstanding issues between 
Exeter City Council and Teignbridge District Council in relation to the Teignbridge Local Plan 2020-
2040. Exeter City Council is satisfied that the following is an accurate position statement as of 
publication of the Regulation 19 Plan in January 2023.  Exeter City Council will review the 
Regulation 19 Proposed Submission Plan and its supporting evidence and make further 
representations to the consultation document once published. This Statement will be reviewed 
following the Regulation 19 consultation and updated as necessary to reflect representations 
made by Exeter City Council.    
   
   
Signed by George Marshall, Assistant Service Lead (Local Plan)  
on behalf of Exeter City Council.  
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Topic 01 - Housing Need 
 
1. Geographical Area 

 

1.1. Teignbridge sits within the Greater Exeter area, which broadly functions as a single 

housing market area (HMA), covering East Devon, Exeter, Mid Devon and 

Teignbridge. Some areas of Dartmoor and Torbay have a strong housing 

relationship with the Exeter HMA but have undertaken their own assessments of 

housing need. There is a much weaker local housing relationship with South Hams 

which gravitates towards the Plymouth Housing Market Area. 

 

1.2. Any physical development of housing will take place only within the boundaries of 

Teignbridge District, excluding the area within Dartmoor National Park. 

 

2. Evidence base 

 
There are 3 key pieces of evidence relating to this theme:  

• Local Housing Need Assessment (2022) - joint commission with the Greater 

Exeter authorities 

• Gypsy and Traveller Needs Assessment (2022) - joint commission with the 

Greater Exeter authorities  

• Demand Evidence Note for Custom Build Housing (2022) 

 

 

3. Housing Numbers 

 

3.1. National policy requires local authorities to ensure a sufficient amount and variety of 

land can be delivered to meet an objectively assessed number of homes. The 

standard methodology used as a basis for this assessment calculates the annual 

housing need in Teignbridge as 763 homes per year1, or 11,450 homes required 

over a 15-year period.  

 

3.2. As well as overall housing numbers, the LHNA identifies a significant need for 

affordable housing in the district, comprising around 23% of our overall housing 

target. In order to work towards addressing this need (as far as possible within the 

constraints of development viability), there is therefore an imperative on the Council 

to seek to meet the full Objectively Assessed Need, as well as look at alternative 

methods for delivering affordable or lower cost market housing. From this 

perspective, there is a weak case to support the argument for setting a lower 

housing target. 

 

3.3. Conversely, given the environmental constraints within Teignbridge, (including 

factors such as flood risk, special environmental protections such as SAC, SPA, 

SSSI, land set aside for minerals, steep topography, setting of the Dartmoor 

National Park and other sensitive landscapes) it is considered disproportionate and 

potentially damaging for the Council to seek to meet a higher housing target. In 

addition, evidence from the Economic Development Needs Assessment did not 

indicate that more labour supply was needed to meet modelled economic 

 
1 LHNA July 2022 
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growth.  Analysis of the strategic growth options are set out in the Sustainability 

Appraisal.  

 

3.4. Despite these extensive environmental constraints within the district, site 

assessments have been able to identify sufficient land to accommodate this need 

within the district. However, due to the environmental sensitivities, most of the 

allocations proposed have some constraints as explained in Theme 02 – Planned 

Development. 

 

3.5. As such, the Local Plan identifies sufficient land to accommodate all of Teignbridge’s 

Objectively Assessed Need within the district’s boundaries. 

 

3.6. The recent Written Ministerial Statement (WMS) issued on 6 December 2022 has 

indicated that where there are ‘genuine’ constraints, this can be reflected in the 

housing requirement for the area. However, this Statement addresses the issue of 

housing requirement under current planning requirements as the WMS sets out 

proposals for consultation rather than immediate changes to government policy. 

 

3.7. To maximise delivery and variety of homes, the Local Plan makes provision for the 

following: 

 

a) Sufficient supply to meet the requirement of 12,971 homes over a 15 year period, 

which includes a 20% buffer for the first 5 years of supply and a 10% buffer for years 

6-10.  This includes total housing allocations from new and existing supply of 12,213 

homes and a windfall allowance2 of 111 homes per year, resulting in a total supply of 

13,983 homes. This provides headroom within the supply of a further 1,000 homes.  

b) Just under 9% of the housing requirement will be on small sites of less than 1 

hectare 

c) Exception sites for affordable, key worker, local connection and custom build housing 

are permitted through new Development Management policies H7 and H8. Any 

supply from these sites will be counted as windfall development.  

d) Contingency clauses within Policy H1 which will enable departure sites to be brought 

forward if our housing requirement is not being consistently delivered. These will only 

be permitted if specific criteria are met.  

e) The area of Dartmoor National Park within Teignbridge (which does not lie in the 

Teignbridge plan area) is considered to form part of the Exeter HMA.  Therefore, any 

completions in the DNP could be counted towards meeting the local housing need for 

Teignbridge. The DNP Local Plan proposes 8 allocations which will deliver 208 

homes. Taking into consideration allocations and windfalls over the plan period to 

2034, the DNP expects a total of 379 homes to be delivered within the Dartmoor area 

of the Teignbridge / Exeter HMA.  These homes will not be counted towards meeting 

the Teignbridge housing target, but rather will be considered as an additional buffer 

to ensure flexibility and choice of land supply.  

 

4. Accommodating Torbay’s Unmet Need 

 
4.1 National Planning Guidance (NPPG - paragraph 012 Reference ID: 61-012-

20190315) sets out the need for authorities to work together to establish how any 
unmet housing need can be accommodated. 

 
2 based on robust trends data from the last 5 years and tested through recent appeals. Further 
windfall opportunities are enabled in the plan through revised settlement limits, support for infill 
development, and exception sites as set out in policies H7 and H8.   
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4.2 Torbay Council has formally notified the Councils in its neighbouring Housing Market 

Areas that it is unlikely to be able to accommodate all its housing need within its own 
boundaries. Under the Duty to Cooperate and current NPPF requirements, we are 
obliged to take this into account when establishing how many homes need to be 
planned for in Teignbridge. The request from Torbay Council is for Teignbridge to 
accommodate a proportion of this unmet need.  

 

4.3 A separate Statement has been prepared between Torbay Council and Teignbridge 
District Council which agrees a position between the two councils in addressing the 
situation. This is a specific arrangement between Teignbridge and Torbay Council 
and does not prescribe a solution for the matter for all other authorities within the 
Plymouth and Exeter Housing Market Areas.  
 

4.4 Other than Torbay, all other neighbouring authorities to Teignbridge have indicated 
that they are aiming to meet their own objectively assessed housing needs within 
their boundaries.  

 
 

5. Housing type requirements 

 

5.1. The Local Housing Need Assessment (LHNA) not only identifies the overall local 

housing need of the area, but also the size, type and tenure of housing needed for 

different groups in the community. It is important that the demand for different 

housing types are, as far as possible, met within the district to ensure that there is  

not an overspill of demand into neighbouring authorities and subsequent out 

migration of key demographics (such as young people leaving the area because 

they cannot afford accommodation locally), as well as to reduce pressure on key 

workers such as those in health and social care services which can arise when 

housing needs are not sufficiently catered for. 

 

5.2. The Teignbridge Local Plan is seeking to make provision for the following types of 

housing as far as possible (within the limitations of development viability and the 

need to ensure suitable infrastructure and mitigations is delivered alongside 

development).  

Affordable housing 

  
5.3. The LHNA identifies an overall affordable housing need from 3,588 households up 

to 2040 (179 per annum) and equates to around 23% of our annual housing 

requirement. This includes the needs from all households unable to afford to rent or 

own market housing and for those households who aspire to homeownership but 

who cannot afford to buy, where there is a realistic prospect of those households 

being able to access an affordable homeownership product.  

  

5.4. The Local Plan seeks to deliver this evidenced need for affordable housing as both a 

proportion of the overall number of homes delivered on sites of 5 or more (in 

designated rural areas) and 10 or more (in non-designated rural areas), and through 

the Rural Exception Site policy (H7). The priority in the district is for social rented 

homes, providing more affordable accommodation for those most in need.  
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Accommodation suitable for the elderly and those with limited mobility 

including housing built to accessible standards 

 
5.5. Older people make up a significant proportion of the Teignbridge population and this 

trend is projected to increase by 2040. The LHNA has modelled the type of housing 

likely to be needed by these groups and identifies the potential requirement arising 

for specialist housing in the form of sheltered and extra care housing. This shows 

that if current rates of provision for specialist housing continues, there will need to be 

an additional supply of 1,075 specialist units provided. This represents 7% of overall 

supply. The three strategic sites allocated in the district will be required to provide an 

element of this specialist housing to contribute towards this need. Elsewhere, 

support in principle will be given to schemes proposing retirement housing, 

retirement communities and care homes as per policy H5.  

  

5.6. Based on current need and the household projections, the LHNA has also 

established the future need for adapted housing (M4[2] and M4[3]) to meet the 

needs of people with limited mobility. This shows that the Local Plan should make 

provision for a minimum of 33% of new homes to be provided as either M4(2) 

Category 2 or M4(3) Category 3 housing. This has been reflected as a policy 

requirement within H5. 

Housing size mix 

 
5.7. It is important to understand that households of different ages are likely to have 

different needs. Similarly, households of different types (singles, couples and 

families) within each age group will also have different housing requirements. The 

LHNA projects that within the period to 2040, single person households will make up 

over a third of the overall household growth, with the majority being single people 

aged over 75 and a fall in single persons under 75 years. Couples without 

dependent children are projected to increase and are primarily over 65. Families 

with dependent children make up over 30% of the overall household growth. 

  

5.8. Overall, this again highlights the need for housing suitable for older people. 

However, within this we can also recognise a need for an appropriate mix of housing 

sizes so that new stock is commensurate with the needs of the changing 

demographics. Policy H5 reflects this, requiring new development to meet the needs 

of different household types by providing a house size mix to reflect the demand 

from smaller households.  

 
Essential local worker housing 

 
5.9. The definition of an Essential Local Worker in the NPPF is:  

“Public sector employees who provide frontline services in areas including health, 

education and community safety and can include NHS staff, teachers, police, 

firefighters and military personnel, social care and childcare workers”.  

 

5.10. The Local Plan includes provision for housing for essential local workers. For the 

purposes of accessing a home in Teignbridge, this could be any person who works 

in a profession that is considered essential for the functioning of the local area. 

These households may already be counted in the affordable housing need if they 

cannot afford market rents, or because they wish to own their own property but 
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cannot afford to do so. Because of this, the needs from this group will not add to the 

total need for affordable housing. However, the LHNA advises that they may require 

separate consideration on the housing register and it may be appropriate to consider 

whether some affordable or market properties should be set aside solely for 

essential local workers in need. The Local Plan has made provision within the H9 

Local Connection Test and Cascade policy, ensuring that affordable homes are 

available in the district to accommodate those providing essential employment and 

who may otherwise not be able to access them. 

Custom build plots 

 
5.11. Since the opening of the Self-Build and Custom Homes register in 2016 there has 

been significant interest from existing residents of Teignbridge and those further 

afield wishing to register their interest in a custom build plot. Over a five year period, 

there was a registered demand for around 600 plots, equating to around 120 plots 

per year. Just under 700 permissions for plots have been granted in the same 

period, demonstrating that the current policy approach of requiring 5% of homes on 

sites of 20 or more are delivered as custom build plots. 

 

5.12. The updated Local Plan continues to reflect this requirement as well as offering 

other opportunities for custom build plots to come forward to further boost our local 

supply. This is in the form of:   

• unallocated sites within settlements limits if desired by the landowner;  

• On sites allocated exclusively for custom build housing; and  

• Exception Sites as permitted by H7 and H8. 

 

6. Gypsy and Traveller Pitch Requirements 

 
6.1. In terms of future need for gypsy and traveller sites, Teignbridge has undertaken the 

procurement of joint evidence with partner authorities of East Devon, Exeter, Mid 

Devon and Devon County Council, to provide an accommodation assessment for 

the greater Exeter area for the period up to 2045. The survey updates the previous 

2015 published assessment which was also prepared jointly with other Councils. It 

therefore allows for a consistency of approach towards emerging policies for the 

travelling community, by following a common methodology which estimates the 

scale, nature and distribution of future traveller accommodation requirements. 

  

6.2. A project steering group comprising of officer representatives from each of the 

councils has provided oversight of the Gypsy and Traveller Accommodation 

Assessment preparation by specialist consultants in the traveller field and co-

ordinated information and data supply at key stages. 

 

6.3. The findings of the 2022 accommodation assessment show the demand for pitches 

in the plan period (to 2041) is for 51 permanent pitches for Teignbridge. The majority 

of this need occurs in the next 10 years.  

 

6.4. To identify potential sites, the Council followed the methodology of the HELAA 

process. This included: 

• 2 call for sites exercises and subsequent assessment of options. 

• Review of existing authorised and unauthorised pitches, and outstanding 

planning permissions. 

• Assessment of HELAA sites discounted for residential and employment uses. 
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6.5. Through this process two additional sites have been identified for allocation at 

GC22: Ilford Park and V11: Welcome Stranger Cross, Liverton. 

 

6.6. The supply of new pitches will be made up as follows: 

• Existing supply (sites with planning permission): 13 pitches 

• Ilford Park: 15 pitches 

• Welcome Stranger Cross: 12 pitches 

• Existing Local Plan policy NA1: 15 pitches 

 

Total: 55 pitches 

 

6.7. These sites and allocations conform with the criteria set out in Policy H10 and are 

located where there are means of sustainable access to key local facilities. 

Alongside the identification of the above sites, windfall sites may be permitted 

through development management policy (Policy H10). 

 

6.8. Therefore, taken as a whole, the plan meets the Teignbridge requirement for gypsy 

and traveller pitches without the need for any additional provision from other 

adjoining local planning authorities. 

 
7. Agreed Outcomes 

 
The Duty to Cooperate outcomes agreed relevant to this theme to date are: 

 

a) Other than Torbay Council, all other neighbouring authorities to Teignbridge are 

currently seeking to meet the entirety of their own housing requirement through 

individual Local Plans.   

b) The housing and gypsy and traveller pitch requirement for Teignbridge is met 

entirely within the area of the district outside of the Dartmoor National Park.   

c) The parties agree that the Teignbridge Local Plan is seeking to make provision 

for a range of evidenced housing types and needs as far as possible (within the 

limitations of development viability and the need to ensure suitable infrastructure 

and mitigations is delivered alongside development).  
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Topic 02 – Planned Development 
 

1. Geographical Area Affected 

 
1.1. Any physical development of housing will take place only within the boundaries of 

Teignbridge District, excluding the area within Dartmoor National Park. 

 

1.2. However, development close to the boundaries of neighbouring authorities (namely 

Dartmoor National Park, East Devon District, Exeter City, Mid Devon District, South 

Hams District, and Torbay) has the potential to affect the landscape, heritage 

assets, biodiversity, infrastructure (including movement corridors) and climate 

change ambitions within these areas. 

 
2. Evidence base 

 
There are 7 key pieces of evidence/environmental assessments relating to this 

theme. These will all be available as part of the Regulation 19 consultation: 

• Housing and Economic Land Availability Assessment (2021) - incorporating 

Urban Capacity Study and Urban Renewal Assessment and the Urban Fringe 

Assessment of Newton Abbot (2021) 

• Landscape Sensitivity Screening and Assessment (2023) 

• Heritage Impact Screening and Assessment (ongoing) 

• Wind Turbine Sensitivity Analysis (ongoing) 

• Strategic Environmental Assessment/Sustainability Appraisal (ongoing) 

• Habitat Regulations Assessment (ongoing) 

• Infrastructure Delivery Plan (2023) 

 

3. Spatial Strategy and Distribution 

 
3.1. The NPPF requires that "all plans should promote a sustainable pattern of 

development" (Para 11). They should also "align growth and infrastructure; improve 

the environment; mitigate climate change (including by making effective use of land 

in urban areas) and adapt to its effects". 

 

3.2. All the Councils in South Devon have declared a climate emergency, with strong 

commitments to tackling the causes of climate change. Teignbridge considers the 

Local Plan to be a key mechanism for guiding growth and development to more 

sustainable locations, requiring more energy efficient buildings and supporting 

opportunities for encouraging low carbon energy generation.  

 

3.3. Wherever development is planned, it will have an impact on infrastructure capacity, 

landscape character, heritage assets and their settings, the environment, and 

climate change. In most cases, these impacts are internal (i.e. the impacts will be 

experienced within the plan area) but there are some allocations which have notable 

cross boundary implications. Where these occur, they have either been addressed, 

or discussions are ongoing regarding outstanding concerns. A full evidence base will 

be made available at the Regulation 19 consultation to further inform these 

discussions with partners.  Work to date has helped to inform the writing of policies 

associated with each of the allocations.  
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3.4. In identifying locations for development, the Council set out a series of principles 

aimed at best meeting the needs of the residents of the district, whilst balancing the 

need to protect our very special environment and step up to the challenges of 

climate change. These were: 

• brownfield first; 

• most new growth located with greatest access to healthcare, education, leisure 

facilities, sustainable travel opportunities, and employment;  

• small development in rural communities where it would help to support more 

sustainable villages and the protection of their services. 

 

3.5. The resulting strategy has led to the allocation of 2,100 homes being proposed on 

sites around the western edge of Exeter. These comprise: 

 

a) EE1: Markham Village – 900 homes 

b) EE2: Peamore and West Exe – 900 homes 

c) EE4: Attwells Farm – 300 homes 

 

3.6. Exeter City Council raised objections to Markham Village and Attwells Farm at 

Regulation 18 stage, largely due to landscape concerns but also reflecting on 

transport impact. Since then, Teignbridge District Council has undertaken further 

landscape sensitivity analyses to assess the potential for landscape harm. This 

evidence will be available to view as part of the Regulation 19 consultation, during 

which time Exeter City Council will review the evidence and proposed policies, and 

submit representations to the Plan for Teignbridge to consider. This Statement will 

be reviewed following the Regulation 19 consultation and updated as necessary to 

reflect representations made by Exeter City Council.     

 

4. Agreed Outcomes 

 
The Duty to Cooperate outcomes agreed relevant to this theme to date are: 

a) Climate change is a key issue in plan preparation, and the distribution of growth 

and development is a central mechanism for minimising emissions by reducing 

the need to travel and maximising opportunities for active travel. The overarching 

principle of the development strategy is therefore reasonable in terms of climate 

change mitigation in focusing much of the housing and employment growth in 

locations where there is close and sustainable access to employment, services 

and public transport options. There are however other matters to be taken into 

consideration on a site specific basis.  

b) Exeter City Council will review the development proposals in the Regulation 19 

Proposed Submission Plan and its supporting evidence and make further 

representations to the consultation document once published.  

c) This Statement will be reviewed following the Regulation 19 consultation and 

updated as necessary to reflect representations made by neighbouring 

authorities.  
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Topic 03 – Climate Change 
 
1. Geographical Area 

 
Climate change affects the whole of the district. Local Authorities in Devon are 

working on a county-wide basis to achieve net-zero carbon ambitions. 

 
2. Evidence base 

 
There are 2 key pieces of evidence relating to this theme: 

• Teignbridge Low Carbon Evidence Base (2021) 

• Devon Carbon Plan (Final version 2022) 

 
3. Net zero carbon ambitions and strategy to achieve this 

 
3.1. The Council has identified that transitioning to a carbon neutral future should be a key 

driver of the Teignbridge Local Plan. This sits in line with the Council’s own Climate 

Declaration of becoming a carbon neutral district. Through the planning function, steps 

will be taken to ensure that future growth and development in the district is managed in 

a way which significantly reduces both production and consumption emissions. The 

greatest contributor to carbon emissions in Teignbridge is transport. This has been a 

key factor in determining an appropriate growth strategy for the district as set out in 

Theme 02 – Planned Development. 

 

3.2. The ambition to transition to a net zero carbon future is common amongst all Devon 

authorities and we are jointly committed to supporting and implementing the Devon 

Carbon Plan. Teignbridge District Council is a signatory of the Devon Climate 

Declaration, alongside the Greater Exeter authorities and many other Devon Councils, 

emergency services, businesses and voluntary organisations. The Council plays an 

active role within the Devon Climate Emergency Response Group to provide strategic 

coordination for a collaborative response to the Devon Climate Emergency. 

 

3.3. Given that Development Plans are one of the key areas where local authorities can 

have a major influence on reducing carbon emissions at the local level, Teignbridge 

has worked jointly with the other Greater Exeter Authorities (East Devon, Exeter and 

Mid Devon) to address these challenges through a common approach across Local 

Plans and through the proposed non-statutory strategic plan. Collectively, we have 

identified that transitioning to a net-zero carbon future should be a key driver for the 

future planning of the area. Policies tackling energy and climate change can have 

wider medium to long-term economic and social benefits potentially including: a shift 

towards a low carbon economy; tackling energy security and fuel poverty; revenue 

from renewable energy generation; and health and wellbeing improvements. The local 

economy is already transforming and businesses are wanting to invest in low carbon 

solutions. Setting ambitious local policies to reduce carbon emissions can add much 

needed clarity and certainty and provide an economic stimulus to the area. 

 

3.4. The policies within the Climate Change chapter of the plan not only set out measures 

that create the conditions to reduce carbon emissions, as this is the key issue leading 

to global climate change, but also seek to promote and support the development and 

growth of renewable energy technologies and the related infrastructure required for 

their implementation. 
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3.5. Specific policy responses include: 

 

• Most developments requiring a Carbon Statement, demonstrating how they are 

contributing to meeting net-zero carbon requirements (see CC2). 

• Promotion of decentralised energy networks to provide local energy solutions 

that are smart, flexible and resilient in relation to future energy demands, and 

enable decarbonisation of existing and proposed heat networks, electricity and 

gas grids, and transportation options through flexible utilisation of opportunities. 

• Identifying suitable areas for solar PV and onshore wind turbines. 

• Enabling provision for energy storage developments. 

• Requiring sustainable and active travel measures. 

 

4. Wind Energy 

 

4.1 The Teignbridge Local Plan (Regulation 19) consultation includes policy CC6 Wind 

Turbine Development. This sets out a development management policy and allocates 

10 wind turbine sites that have the potential to deliver significant quantities of low 

carbon energy.  

 

4.2 The need for this form of development is based on the justifications set out in Topic 3 

(Climate Change), which relate primarily to the need to generate significantly more low 

carbon electricity to meet the needs of people, homes and the economy. This in turn 

will reduce our reliance on fossil-fuel based energy, reduce greenhouse gas emissions 

and improve our energy security and resilience.  

Approach 

 

4.3 Teignbridge initially consulted upon 27 potential wind sites, based on the University of 

Exeter evidence and the Sustainability Appraisal / Strategic Environmental 

Assessment (SA) of sites. The initial evidence base underpinning the wind turbine 

development policy were: 

• Teignbridge Low Carbon Evidence Base (Exeter University 2021) – This 
identified where the most suitable locations for wind energy is available, as well 
as providing background information on the potential available generating 
capacity. 

• Sustainability Appraisal and Strategic Environmental Assessment (TDC 2021) – 
This assessed the wider environmental impacts and sustainability implications of 
sites. 

4.4 Further evidence was collected through the Regulation 18 consultation process, in late 

2021. Responses were received from a wide range of consultees including Dartmoor 

National Park Authority, Natural England, Historic England and local communities.  

 

4.5 Using all the above evidence, the sites were reduced to a shortlist of 15 sites which 

were subject to further detailed studies.  

• Wind Turbine Sites Study: Landscape and deliverability evidence (LUC 2022) – 
This assessed the various landscape impacts of the potential wind sites, testing 
for large and very large turbines, as well as identifying potential constraints to site 
delivery.  
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• Habitat Regulation Assessment (Burton Reid 2022) – This assessed sites’ 
potential implications for European protected sites and species.  

• Sustainability Appraisal and Strategic Environmental Assessment (Clearlead 
Consulting 2022) – This assessed the wider environmental impacts and 
sustainability implications of sites. 

• Wind turbine sites Study: Heritage impact assessment – This has been 
commissioned following discussions with Historic England. The evidence has not 
yet been finalised but will be ready prior to submission.  

4.6 The outcome of these assessments was the allocation of 10 sites in the Local Plan. 
Key issues raised by the evidence included the following issues: 

 

Climate change and energy generation  

 

4.7 The scale or type of turbines to be built are not defined at this stage. However, initial 

modelling suggested the sites being suitable for 1MW and 2 MW turbines, and 

subsequent work by LUC examined the impact of larger 5MW turbines, based on 

industry trends towards larger more efficient turbines.   

 

4.8 The Exeter University evidence found that the combined electricity demand of a 

notional 10,000 new homes (regulated emissions) and 10,000 EVs is estimated at 

some 38 GWh. (This energy requirement is considerably higher if unregulated 

emissions are considered, at 66 GWh). Resourcing 38 GWh needs the identification of 

land of approximately 196 ha for wind, or 18% of the total identified wind resource to 

be developed. For context, the Local Plan 2020 – 2040 will see the planned 

development of approximately 12,970 homes. 

 

4.9 The total area of the 10 wind sites allocated in the plan equals about 320 ha, which if 

developed at the density assumptions used in the Exeter University modelling, would 

go a considerable way to generating sufficient low carbon electricity for all the 

regulated energy use of new development, as well as some ‘unregulated’ energy.   

 

4.10 The SA/SEA identified the potential for job creation resulting from wind turbines. The 

Council does not presently have any specific evidence to demonstrate likely job 

creation.  

Landscape and amenity impacts  

4.11 The LUC evidence examined 15 sites and identified a range of potential impacts that 
may occur because of wind energy development, including impacts on landscapes, 
residential amenity, and consideration of site access and deliverability. The LUC 
evidence sets out key issues and considerations for each site.  The evidence is clear 
that development of this type and scale will have a large impact. This includes 
impacting the views of the countryside from people’s homes, as well as views from the 
city of Exeter and people in more sensitive locations such as Dartmoor National Park. 

 

4.12 ECC responded to the Teignbridge Local Plan Review (Part 3) consultation on 
Renewable Energy, Gypsy and Traveller and Small Residential Site Options. The 
response set out the position that a balanced approach will be needed to consider 
wind turbine proposals at Exwick Woods, Old Wheatley Farm, Ide and Holcombe 
Burnell to take account of the potential landscape and visual impact of proposals on 
the city. Suggested revisions were proposed to the draft renewable energy policy to 



Teignbridge District Council Statement of Common Ground – January 2023 

16 
 

include reference to the potential impacts on the landscape setting and residential 
amenity in Exeter.  

 

Heritage impacts 

4.13 The initial Exeter University evidence identified potential wind evidence based on 

available wind speed resource.  As part of this process it included a screening process 

to avoid key heritage assets. Further to this, the SA process for the Wind Sites (see 

Part 3 consultation, November 2021), and more recently the final SA (2022) identified 

key heritage considerations and constraints.  

 

4.14 Whilst the LUC landscape evidence identified relevant elements of the historic 

landscape, such as medieval enclosure field patterns, scheduled ancient monuments 

and conservation areas, it did not include a detailed heritage impact assessment.  This 

is being carried out to gain a stronger understanding of the relevant sites.  However, 

even with this evidence in place, it is important to accept that development of this type 

and scale will interact with the environment including heritage assets. Additionally, 

further studies and potential mitigation measures are required at planning application 

stage.  

Ecology impacts 

4.15 The initial Exeter University evidence included a screening process to avoid sensitive 

habitats. Further to this, the SA process for the Wind Sites (see Part 3 consultation, 

November 2021), and more recently the final SA (2022) identified key ecological 

constraints. Further to this, sites were assessed via the HRA process to ensure no 

impacts were likely on internationally protected sites.  These assessments have 

excluded the most sensitive sites, although it is accepted that development will have 

some degree of impact and further studies are required at planning application stage.  

Conclusion 

4.16 There is an argument that the long-term impacts of climate change, if not minimised, 
could in themselves cause detrimental changes to the existing character of the area, 
including landscape character, heritage assets and ecology. Such impacts may include 
tree and habitat loss through more frequent and powerful storms, impacts on coastal 
areas including Dawlish Warren and the Exe Estuary, increases in pests and diseases 
impacting flora and fauna, or the loss of traditional field patterns due to potential future 
changes in agricultural practices. Therefore, whilst the Council recognises that the 
introduction of wind turbines may have impacts on the existing character of the area, 
the Council also considers that these landscapes will be adversely altered if nothing is 
done to combat climate change. 
 

4.17 The evidence base recognises that the development of wind turbines may have some 
relatively large impacts, albeit this will vary by location and size of turbine, which at this 
stage is unknown. However, this needs to be balanced against the Council’s legal 
duties and regard to national policy, including NPPF paragraphs 152 – 155.  

 

5. Solar Panels 

 
5.1. The Teignbridge Local Plan positively promotes the development of low carbon and 

renewable energy generation in the district.  Unlike wind turbines, the plan does not 

allocate specific sites for solar pv or other renewable energy installations. In the case 

of solar pv, the scale of resource available in the local area is significant and largely 
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untapped and the plan does not wish to limit investment in this resource by restricting it 

to specified locations. Instead, the plan includes a solar PV map which indicates areas 

of the district likely to have ‘suitable’ solar resource for ground mounted solar PV 

development. However, it is recognised that solar pv arrays can have wide ranging 

impacts on landscape and heritage assets depending on their locations. As such, the 

accompanying policy (CC5) requires applications to consider the following: 

 

5.2. The value of the scheme in improving local energy security and contributing to our 

district wide renewable energy supply ambitions. 

 

a) the direct, indirect and cumulative impacts on valued landscapes; biodiversity 

and geodiversity, including priority habitats; flood risk and water quality; 

significance of heritage assets and their settings; and permanent loss of best 

and most versatile agricultural land. 

b) impacts upon local amenity and safety.  

c) cross-boundary impacts beyond the plan area for sensitive receptors, 

including heritage assets.  

d) Any significant adverse effect on the integrity of a European wildlife site. 

 

This policy will also be read alongside more detailed environmental policies of the 

plan. 

 

4.18 ECC responded to the Teignbridge Local Plan Review (Part 3) consultation on 
Renewable Energy, Gypsy and Traveller and Small Residential Site Options. The 
response suggested revisions to the draft solar renewable energy policy to include 
reference to the potential impacts on the landscape setting and residential amenity in 
Exeter.  

 

6. Agreed Outcomes 

 

The Duty to Cooperate outcomes agreed relevant to this theme to date are: 

a) Climate change is a key issue in plan preparation and the distribution of growth 

and development is a central mechanism for minimising emissions by reducing 

the need to travel and maximising opportunities for active travel. 

b) The Teignbridge Local Plan includes the necessary objectives and policy 

requirements to help the wider transition across Devon towards a net-zero carbon 

future.  

c) It is essential that Local Plans address climate change through several 

approaches to reduce emissions from development and support low carbon 

renewable energy generation where suitable.   

d) Teignbridge District Council is taking a measured approach to addressing climate 

change, which includes seeking to maximise the generation of low carbon energy 

in locations where the resource is available and where development is possible, 

including through allocation of wind turbines.  

e) The neighbouring councils to Teignbridge will review the wind proposals in the 

Regulation 19 Proposed Submission Plan and its supporting evidence and make 

further representations to the consultation document once published.  

f) This Statement will be reviewed following the Regulation 19 consultation and 

updated as necessary to reflect representations made by neighbouring 

authorities.  
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Topic 04 – Infrastructure 
 
1. Geographical Area Affected 

 
The allocation of c.4,000 homes will have an impact on the capacity of local 

infrastructure. This will largely be felt within the district, but where development is 

planned close to the boundaries of other districts, there will be an impact on their 

infrastructure capacity to support new growth. This is particularly the case for Exeter 

with the proposed allocation of c.2,200 homes on the western edge of the city. 

 
2. Evidence Base 

 
The key pieces of evidence relating to this theme are: 

• The Infrastructure Delivery Plan (ongoing) 

• Teignbridge Transport Evidence Report (2022) 

• Site Assessment Modelling (2022) 

• Exeter Transport Strategy (2019) 

• Greater Exeter Digital Strategy (2018) 

• DCC Future Traffic and Transport Modelling (ongoing)  

 

3. Strategic Infrastructure Planning 

 
3.1. The delivery of quality places and infrastructure is a key strategic issue which 

requires cooperation. High quality development requires ‘joined-up thinking’ about 

green spaces, public realm, transport and sustainable travel solutions and, the 

provision of buildings which are sympathetic to local character and the landscape. It 

also needs to be adequately serviced with appropriate wastewater management, 

waste/recycling management, water supply, energy provision and community 

infrastructure such as education and playing pitches and health services. High 

quality development relies on the timely provision of all this infrastructure to ensure 

that the community has the facilities and services it needs to function successfully. 

 

3.2. Accordingly, the policies within the Local Plan place considerable emphasis on the 

strategic importance of delivering infrastructure alongside new development (and as 

early in the development as possible), ensuring coordination of delivery through 

comprehensive design coding, and clear, up-front site-specific policy requirements 

for site promoters to consider when agreeing a purchase price for the land. 

 

3.3. The proposed allocations within the Local Plan are informed by the Infrastructure 

Delivery Plan (IDP) which is currently being finalised. This brings together the 

specific infrastructure requirements identified as necessary to accommodate the 

proposed new development in the district, as well as other schemes which the 

Council aspires to deliver.  

 

3.4. The IDP is being prepared collaboratively with infrastructure providers to identify the 

infrastructure requirements associated with new development. It provides details 

about what new infrastructure we are planning for, when it is required and how we 

plan to deliver it.  The Council will review the IDP as necessary to ensure that it 

remains up to date. 
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3.5. As work progresses, there will be a need to identify which items of infrastructure are 

cross-boundary and as such the delivery and funding mechanisms needed to deliver 

them.  

 

Communication 

 
3.6. Increasingly technology, particularly digital connectivity, is fundamentally changing 

the way people work, shop and therefore how much they travel. To this end, the 

Greater Exeter authorities jointly commissioned a Digital Strategy in 2018 which 

provides a framework for both immediate and longer-term local authority initiatives 

and a basis for the inclusion of digital connectivity policies in the respective local 

plans. Policy EC8 places considerable emphasis on high quality digital connectivity, 

with requirements for new developments to have access to high-speed digital 

networks and for residents and businesses and new buildings to have access to a 

choice of fixed and mobile internet services with a potential for reliable and resilient 

gigabit per second speeds.  

 

3.7. The Greater Exeter authorities will have committed to work together and with public 

and private partners to explore potential opportunities for strengthening Greater 

Exeter Digital Infrastructure including opportunities for. This could be in the form of a 

cooperative which would lay a regional spine of open access ducting and fibre 

connecting key locations and public sector assets along its route, using ‘dig-once’ 

opportunities wherever possible.  

 

Local and Strategic Transport Network 

 

3.8. This matter is dealt with in a separate Statement (see Statement 7).  

 

Health 

 
3.9. Changes to the environment of communities need to be planned carefully to 

facilitate the conditions and the lifestyles that lead to well-being, improved life 

chance, improved health outcomes, and reduced health inequalities. To achieve 

this, planning authorities need the support of other bodies delivering public services 

to understand more about the needs of the communities and to make better use of 

the expertise of other public service specialists. 

 
3.10. Over the course of the last few years, the Council has been part of efforts to 

prepare a Devon-wide NHS protocol to facilitate and support joined up working 

between planning and health. Early and timely engagement between planning and 

health is key, both on policy issues and planning applications. Whilst this protocol 

has not been formally adopted by any of the partner organisations, it has provided 

the foundations on which we have engaged with the NHS Clinical Commissioning 

Groups and NHS Foundation Trusts in the preparation of the Local Plan. This has 

been on three levels: 

 

 

• Through policy securing improvements to health in areas such as sustainable 

and active travel; climate change resilience; obesity and heart disease, 

enhancing air quality; energy efficient homes; and planning for an ageing 

population;  
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• In principle agreement of a per dwelling contribution towards healthcare 

infrastructure which has been factored into the viability testing of the plan; and 

• Understanding site specific infrastructure requirements through the Infrastructure 

Delivery Plan and including these in policy where required.  

 

Education 

 
3.11. The Council has consulted the Education Authority from early stages of the 

plan making process to identify potential education constraints. These have formed 

part of our considerations relating to levels of growth within individual settlements. 

Our discussions are ongoing with final recommendations and requirements being 

included within the Infrastructure Delivery Plan and in site specific policies wherever 

relevant.   

 

Other Infrastructure 

 

3.12. The Council liaises with a range of other infrastructure providers to identify 

capacity issues associated with new development. As part of the preparation of the 

Infrastructure Delivery Plan (IDP), the Council has approached Western Power 

Distribution, Wales and West Utilities, South West Water, First Group, Network Rail, 

Devon and Cornwall Police and Devon and Somerset Fire Service and will include 

specific requirements within the IDP and site-specific policies if required.  

 
4. Agreed Outcomes 

 
The Duty to Cooperate outcomes agreed to date are: 

a) All relevant bodies will continue to contribute information to support infrastructure 

delivery plans, particularly DCC as the highway and education authority.  The IDP 

will include strategic infrastructure items which require cross-boundary 

investment. 

b) The infrastructure needs of strategic growth allocations on the periphery of the 

plan areas will be carefully considered, and cross-boundary funding will be 

considered subject to robust evidence and ongoing discussion.  

c) The delivery of health improvements will be secured through a combination of 

development management policies and on site or financial contributions towards 

identified health infrastructure requirements. A Devon-wide protocol is being 

prepared to improve the links between health care and planning’. 
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Topic 05 – Jobs & the Economy 
 
1. Geographical Area Affected 

 
1.1. The sub regional ‘Greater Exeter’ area of East Devon, Exeter, Mid Devon and 

Teignbridge which broadly aligns with the Exeter Travel to Work Area. 
 

1.2. Teignbridge has weaker ‘travel to work’ and economic linkages with the Torbay area 
and even lesser linkages with the east side of the Joint Strategic Plan area (South 
Hams, Plymouth and West Devon). 

 
2. Evidence Base 

 
The key pieces of evidence relating to this theme are: 

• Greater Exeter Economic Development Needs Assessment (EDNA) (2022)  

• Greater Exeter Economic Development Needs – Supply Side Assessment 

(2022)  

• Greater Exeter EDNA (2017)  

• Greater Exeter Town Centre and Retail Study (2017)  

• Local Enterprise Partnership Productivity Strategy  

• Local Enterprise Strategy Industrial Strategy  

 

3. Achieving Economic Prosperity 

 
3.1. To plan appropriately for economic prosperity, it is important to identify the 

Functional Economic Market Area (FEMA) within which the district operates. This is 

often aligned with the Housing Market Area (HMA) but can be different. To 

determine the FEMA for Teignbridge, a range of data has been considered to test 

whether the FEMA is geographically consistent with the Exeter HMA, including local 

Travel to Work Areas, additional commuting data and property market assessments, 

qualitative and quantitative data on retail, local administrative boundaries, catchment 

areas for local media, and transport networks. Based on this analysis, it is concluded 

that the four districts that comprise the Exeter HMA are a Functional Economic 

Market Area. This includes the part of Dartmoor National Park that is contained 

within Teignbridge and Mid Devon.  

 

3.2. On this basis, the Greater Exeter authorities comprising the four districts of the 

FEMA (East Devon, Exeter, Mid Devon and Teignbridge), jointly commissioned an 

Economic Development Needs Assessment and Supply Side Analysis. The main 

conclusions of this evidence which have implications for the Local Plan are: 

 

a. Overall, the GVA, employment, and working-age population of the area have 

seen recent growth, at higher levels than in the South West and UK (excluding 

London). Continued future growth will stimulate demand for more employment 

land.  

b. Economic activity rates in Greater Exeter are slightly below regional and national 

levels and have been declining in recent years. Many of the economically 

inactive are students who may enter the workforce in future years. However, 

declining economic activity rates could constrain future growth and demand for 

employment land.  
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c. The City of Exeter has the greatest concentration of employment and economic 

activity in Greater Exeter, serving both its own population and in-commuters from 

adjacent Districts.  

d. Teignbridge accounts for around 20% of the total GVA and employment in 

Greater Exeter. It has high levels of business births per capita which may drive 

demand for employment sites for newstart businesses. Population growth is 

relatively low, but the claimant count is relatively high, so there are mixed 

messages on the future availability of labour.  

e. Along with East Devon and Exeter, Teignbridge has expressed a strong desire to 

promote clean growth in the future and has commissioned a Clean Growth 

Strategy to better understand the potential for this type of growth. This will inform 

potential interventions and delivery strategies including how employment land is 

promoted and delivered in the future.  

f. Recent skills reviews carried out by the Heart of the South West LEP suggest 

that the economy has recovered from the impacts of Covid-19, but labour 

availability is limited and there are some skills shortages. However, the Exeter 

Travel to Work Area is characterised as being in high-skills equilibrium (i.e. 

demand and supply in balance) and there is a commitment to increasing skills 

levels. Any labour and skills supply shortages, along with increased flexible and 

home-working, could moderate short-term demand for employment sites and 

premises.  

g. Demand for industrial premises is strong in Teignbridge, and with current low 

levels of supply it is often unsatisfied. The viability of new development is poor 

due to relatively low rent levels, which is restricting the delivery of more supply. 

Office demand is low, likely impacted by post pandemic home working trends.   

h. Teignbridge likely has enough land to meet the forecast demand for offices, 

although only 2ha are ‘RAG’ rated as green, which is insufficient to meet the 

demand.  

i. Teignbridge has insufficient supply of employment land to meet the demand over 

the plan period. 

j. Current market demand for employment premises, in particular for industrial 

premises, is greater than availability. This is leading to rising rents and capital 

values. Whilst some speculative development is taking place to meet this 

demand, development viability is poor in most places, and insufficient 

development is taking place to meet future forecast demand. This suggests a 

degree of market failure which may need a policy response.  

k. Teignbridge has a shortfall of potential sites to meet the forecast demand. 

Additional allocations will be needed to meet the forecast demand to 2040, and 

efforts will be needed to overcome barriers to the deliverability of at least half of 

the currently identified potential supply. 

 

3.3. The economic situation in the UK continues to deteriorate with significant uncertainty 

for businesses of all sizes. During preparation of the initial GESP evidence in 2017, 

Brexit was causing uncertainty. Since then the global pandemic, supply side inflation 

and turbulence in interest rates and exchange rates, means there is little certainty in 

forecasting.  

 

3.4. A further area of consideration is the pandemic-related move of skilled households 

from larger cities to more rural areas. There is little data available, but it has been 

expressed by a 20% increase in house prices and may lead to longer term benefits 

for business growth in the FEMA.   
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3.5. However, despite all this uncertainty, the Council must plan for the potential needs 

of the district based on the best evidence available.   

 

Supply and demand of economic land 

 

3.6. The 2023 EDNA forecasting anticipates employment growth of between 330 and 

470 jobs per annum in the District, within the context of a higher number across the 

wider FEMA. A summary of the demand for employment space in Teignbridge 

based on forecasts is as follows; 

 

  Use 
Clase  

Minimum  Mid-point  Clean 
Growth  

Maximum  

Offices (Floor 
space sq m)  

E(g)(i)  
E(g)(ii)  

27,000  35,000  40,000  45,000  

Offices Hectares  3 - 7  3 - 9  4 - 10  5 - 11  
Industrial (Floor 
space sq m)  

E(g)(iii)  
B2  
B8  

186,000  201,000  203,000  216,000  

Industrial 
Hectares  

46 - 53  50 - 57  51 - 58  54 - 62  

Estimated 
existing Office 
Supply  

  
0 – 26 ha  

Estimated 
existing Industrial 
Supply  

  
35 – 61 ha  

 

3.7. It should be noted that 5 of the sites identified in the JLL Supply Side report in the 

EDNA, amounting to 31 ha, are being allocated in this plan. These have been rated 

as either green or amber in JLL’s deliverability assessment. Through further work on 

plan preparation, all sites taken forward for allocation are available, suitable and 

deliverable.   

 

3.8. The above data is a summary of the EDNA 2023 report for the Teignbridge area. 

The Council aspires to achieve clean growth in the district and the allocation of 

sufficient land to meet demand is important in helping to achieve this. Through the 

HELAA process, sufficient land has been identified on suitable, available and 

deliverable sites to meet at least this target, with additional land available to provide 

a buffer and help to accommodate some overspill from Exeter should it be required. 

Given the collective ambition to improve economic prosperity across the Greater 

Exeter area, it is considered to be in the economic interests of the district to plan to 

meet all the potential demand forecast, particularly as the supply is available and 

employment sites can be difficult to deliver.   

 

3.9.  Additional capacity may also be required to accommodate businesses relocated 

from redevelopment opportunity areas within the Newton Abbot and Kingsteignton.  

This includes sites at Forde Close and Broadway Road in particular.   

 

3.10. One of the key priorities of the emerging Local Plans is to provide economic 

opportunities to individuals and communities, as well as maintaining an outward-

facing and networked city region.  In response, it is agreed that the emerging Local 

Plan policies will include targets to significantly increase the number of jobs and 

productivity of the economy.   
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3.11. Teignbridge will plan to deliver approximately 62 ha of employment land and 

provide protection and support for key economic assets. This is in the form of a mix 

of employment sites and sizes, some being large strategic sites to accommodate 

higher value uses, and some being smaller employment sites to accommodate small 

businesses and start-ups.  

  

3.12. The total figure for employment land also contains potential provision for new 

office development. (under Use Class E(g)) Five allocation sites at Forches/Perry 

Cross, (GC21) Ilford Park, (GC22) Little Liverton Business Park, (V12) Langdon 

Business Park  (CT1) and Peamore & West Exe (EE2) have been identified for this 

purpose and will be subject to further assessment by developers and conformity with 

other relevant policies in the plan.' 

 

5. Agreed Outcomes 

 
 The parties agree that: 

a) The EDNA is the key basis for informing Local Plan employment land demand 

and subsequent allocations and that about 62 ha of strategic employment land 

is allocated within Teignbridge.  

b) Authorities will work together to bid into Government funds and programmes to 

support delivery of employment land.   
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Topic 06 – Environment  
 
1. Geographic Area Affected 

 
The plan affects the environments of Teignbridge itself, Dartmoor National Park, the 

authorities within the South Hams SAC (South Hams, Torbay and Dartmoor), the Exe 

Estuary which is shared with East Devon and Exeter, and the landscape of Dartmoor 

national Park and Exeter in particular. These cross boundary environmental issues 

benefit from a multi-authority and/or agency approach. 

 

2. Evidence Base 

 
The key pieces of evidence relating to this theme are:  

• South Hams SAC Planning Guidance (2019)  

• South East Devon European Site Mitigation Strategy  

• Teignbridge Landscape Character Assessment (2022)  

• Teignbridge Local Plan Habitats Regulation Assessment (2022) 
 

3. Considerations  

 

European Sites 

 
3.1. There are two Special Areas of Conservation (SACs) in Teignbridge: Dawlish 

Warren SAC (dune system host to rare species such as petalwort), and South Hams 

SAC (significant greater horseshoe bat colony). Teignbridge is also host to a broad 

part of the Exe Estuary Special Protection Area (also a Ramsar site and European 

Marine Site designated for waterbirds). South Dartmoor Woods SAC lies in close 

proximity to the northern boundary of the Teignbridge plan area and is sensitive to 

potential impacts arising from increased recreational use. There are a further six 

European Sites within 20kms of the area.  

 

3.2. In order to avoid harming these European sites, a Habitats Regulation Assessment 

(HRA) has been undertaken. This identifies which sites might be at risk of harm, 

considering the nature of the harm (‘likely significant effects’) and the mitigation 

required to avoid this occurring. The conclusions of the HRA have fed directly into 

the content of the Local Plan.  

 

3.3. The South Hams SAC designation affects the Districts of Teignbridge, South Hams, 

Torbay and the Dartmoor National Park. In 2019, all four authorities jointly prepared 

and adopted the South Hams SAC Planning Guidance, with support from Natural 

England. Since then, the guidance has been used to assist in determining planning 

applications affected by the South Hams SAC designation. The Local Plan has 

embedded this guidance within Development Plan policy, elevating the status of the 

guidance and ensuring that the processes advocated in the guidance can be 

enforced.  

 

3.4. There are a number of proposed allocations within the South Hams Landscape 

Connectivity Zone and two sites within the Chudleigh Caves and Woods Sustenance 

Zone. Within these locations, development will subject to the process and 

mitigations set out in Local Plan policy EN15 and specific requirements identified by 

the HRA which are set out in relevant allocation policies.   
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3.5. The Exe Estuary Special Protection Area (SAC) affects the districts of Exeter, East 

Devon and Teignbridge. These authorities have jointly commissioned an update to 

the Joint Mitigation Strategy for both the Exe Estuary SPA and Dawlish Warren SAC 

which identifies mechanisms for mitigating development through the provision of 

Suitable Alternative Natural Green Space (SANGS) and developer obligations. The 

management of these sites is supported by a Joint Habitats Committee that makes 

formal decisions on spending and investment.     

 

3.6. There are a number of proposed allocations within the Exe Estuary SPA and 

Dawlish Warren SAC 10km recreational zone. Within these locations, development 

will be required to fund the provision of Suitable Alternative Natural Green Space 

(SANGS) either on-site or through off-site financial contributions, in accordance with 

Local Plan policy EN14, site specific requirements and the South East Devon 

Habitats Mitigation Strategy.  

 

3.7. Two strategic SANG sites have already been delivered at Dawlish (Dawlish 

Countryside Park) and south-west Exeter (Exeter Ridgetop Park) to offset the 

recreational impact of developments currently being built. A new West Exe 

Countryside Park SANGS Opportunity Area (EE3) is proposed within the Local Plan 

to mitigate for the impact of new development located on the western edge of 

Exeter. This will be delivered as a countryside park adjacent to, and connecting the 

proposed developments at EE1: Markham Village, EE2: Peamore/West Exe, and 

EE4: Attwell’s Farm. Two smaller SANGS are proposed on site within the proposed 

allocations at Lamacroft Farm, Kennford and Forder Lane, Bishopsteignton (the 

latter also serving the Bakers Yard allocation). 

 

Landscape 

 
3.8. The current Local Plan includes a designation for Areas of Great Landscape Value 

(AGLV) which covered a large portion of the district. These were originally 

designated in the early 1950s. Since then, changes including the introduction of the 

Undeveloped Coast, the stronger emphasis on valuing all landscapes through a 

Landscape Character Assessment approach, and the limited weight of AGLVs in 

comparison to other landscape designations (such as the National Park, Areas of 

Outstanding Natural Beauty, the Undeveloped Coast, and Neighbourhood Plan 

Local Green Space), means that an alternative approach is proposed.   

 

3.9. The approach set out in EN4 of the updated Local Plan, removes the AGLV as a 

designation and instead attaches weight to the Landscape Character Assessment, 

bringing the Council’s methodology in line with neighbouring authorities and Devon 

County Council’s preferred mechanism for assessing the impact of a proposed 

development on the landscape. This approach recognises that all landscapes matter 

and aims to conserve their distinct landscape character. It describes their different 

character, and key characteristics, scenic qualities, sensitivity to change and current 

and future landscape pressures. It also sets out strategic guidelines and 

recommendations for each different type of landscape in Teignbridge. Consideration 

of development proposals will be required to have regard to these guidelines. 

 

3.10. However, there are some particularly sensitive landscapes within the district 

which require an additional level of ‘weight’ to be applied when considering 

applications for development. There are three specific areas outlined in policy: 
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• Some landscapes receive statutory protection, including National Parks. Whilst 

the National Park lies outside the Plan area, the Local Plan gives great weight to 

the protection of Dartmoor National Park, as development within the Plan area 

has the potential to adversely affect its setting and Special Qualities.  The 

Council has a legal duty, under section 62 of the Environment Act 1995, to have 

regard to the purposes for which National Parks are designated. There are a 

handful of proposed allocations within 2km of the boundary of Dartmoor National 

Park and as such have potential landscape implications. The Dartmoor National 

Park Authority has been involved in the drafting of policy wording for these sites. 

Each site will require a site level Landscape Visual Impact Assessment at 

planning application stage.  

• The Undeveloped Coast is a finite resource.  It is defined on the policies map 

and is based on the extent of maritime and coastal influences, particularly its 

visibility from sea, coastline and estuary. The open stretches of undeveloped 

coast have their own special character and, where possible, should remain open 

and undeveloped. Therefore, there is a presumption against development on 

undeveloped coast where a proposal does not have a demonstrable need to 

have a coastal location.  

• The landscape setting of individual settlements can play an important role in 

promoting local distinctiveness and creating a sense of place. This could be as a 

result of the natural environment, historic environment, seascape or a 

combination of these.  Policy EN1 reinforces the value of maintaining the 

physical and visual separation between settlements to ensure that communities 

retain their sense of place and identity through the prevention of coalescence. In 

particular, it attaches weight to landscapes that border the developed areas of 

Exeter City and Torbay and that lie close to villages within Dartmoor National 

Park. 

   

3.11. A separate Statement will be prepared which addresses landscape 

considerations with Exeter City Council. 

Biodiversity Net gain 

 

3.12. Teignbridge is introducing a 10% net gain policy, which is also likely to be 

required by the Environment Act.  This will be achieved on a site-by-site basis, but a 

strategic approach to enable off-site provision may also be introduced through 

partnership working.  

  

Coastal Change 

 
3.13. Through the preparation of the South Devon and Dorset Shoreline 

Management Plan (SMP), various risks to the Teignbridge coast have been 

identified. The Local Plan is responsible for ensuring that these risks are managed 

through policy, wherever relevant, and for designating Coastal Change Management 

Areas (CCMA’s) if required.   

 
3.14. The policy approach in the 2011 SMP for most coastal areas within 

Teignbridge is to “hold the line” within the short, medium and long term.  However, 

within some areas a “managed realignment” approach is taken, or ”no active 

intervention” is proposed, allowing the coast to evolve naturally. These areas 

include: 
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• Exe Estuary – Turf Lock to Powderham: Managed realignment in medium term 

– hold the line in short and long term  

• Dawlish Warren (inner side): No active intervention in the short term with 

uncertain thereafter  

• Dawlish Warren (all other areas): to hold the line in the short term and 

uncertain thereafter  

• The Point, Teignmouth – Managed realignment in the short, medium and long 

term through natural shoreline evolution  

• Teign Estuary – Passage House Hotel to Kingsteignton Road Bridge: Managed 

realignment in the medium and long term  

• Teign Estuary (south shore) Newton Abbot – Shaldon – No active intervention 

in medium and long term along undefended sections of coast  

• Shaldon (The Ness) to Maidencombe – no active intervention in short, medium 

and long term. 

 

3.15. These areas will be considered most vulnerable to coastal change and have 

formed the basis for the designation of the CCMAs in the Local Plan. 

 

3.16. The South Devon and Dorset Shoreline Management Plan is currently being 

refreshed and any additional areas identified as places where there would be 

managed realignment or no active intervention should be treated to the same 

rigorous scrutiny as those set out above. 

 

Woodland Creation 

 
3.17. To accord with the advice of the Committee on Climate Change (CCC), the 

Greater Exeter Councils explored through the Greater Exeter Strategic Plan a policy 

which would have supported woodland creation. EN16 of the Teignbridge Local Plan 

encompasses this ambition. Approximately 12.5% of the Greater Exeter area is 

currently covered by recognised woodland, which equates to approximately 

27,000ha. This is broadly consistent with the national average for England of 13% 

coverage. The Committee on Climate Change has recommended that 30,000ha of 

woodland be planted across the UK every year to take the national average from 

13% to 17%. Wherever possible, the Greater Exeter councils will work 

collaboratively with developers to encourage woodland planting in areas of open and 

recreational space within and outside development proposals, although the nature 

and scale of this will vary between authorities. The councils will consider 

opportunities to deliver new woodland areas alongside partnerships with bodies 

such as the Woodland Trust, the Forestry Commission and the Devon Wildlife Trust. 

 

Historic Assets 

 
3.18. The Local Plan contains a positive strategy for conserving and enhancing 

heritage assets and their settings, taking opportunities to enhance or better reveal 

their significance where appropriate, and ensuring significance is conserved.   

 

3.19. In a generic sense, the plan promotes this positive strategy through: 

• Maximising town centre regeneration options in Newton Abbot to enhance the 
settings of nearby Listed Buildings and the Conservation Area and create a 
more positive experience on the approach to and around the town;  
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• The overarching District Design Code requiring high standards of layout and 
design; and  

• Assessing the potential impact of new development proposals on the historic 
environment and either avoiding these or including appropriate mitigations and 
policy requirements in response.  

 
3.20. A Heritage Impact Assessment Screening has been undertaken and has 

identified where there may be impacts on historic assets and archaeological 
potential. This has highlighted a number of proposed allocations that will require 
Heritage Impact Assessments at planning application stage. Further assessment 
has been undertaken for two of the larger sites that have potential to affect historic 
assets. These are EE1: West Exe/Peamore and GC14: Bradmore. 

 

Flood risk 

 

3.21. Level 1 and Level 2 Strategic Flood Risk Assessments have been undertaken 
to inform the selection of sites and policy wording of sites which have some level of 
associated flood risk. These assessments have been carried out in close 
consultation with the Environment Agency, using an agreed methodology. Any 
identified cross-boundary flood risk issues will be discussed with relevant partners. 

 

Green Infrastructure 

3.22. Extensive green infrastructure is proposed in the Plan in accordance with 
standards set out in policy DW3. In some areas, namely proposed allocations on the 
edge of Exeter, it is likely that an element of cross-boundary green infrastructure will 
need to be considered. These will continue to be discussed with both parties.  

 

5. Agreed Outcomes 

 

The Parties agree that: 

a) Teignbridge will continue working with Torbay, South Hams, Dartmoor and 
Natural England to protect the South Hams SAC, including sharing monitoring 
data and updating guidance as necessary.  

b) Teignbridge, Exeter and East Devon will continue to work together to update the 
Joint Mitigation Strategy for the Exe area (including Dawlish Warren and the 
Pebblebed Heaths). This will include a recommended policy requirement for 
SANGS per dwelling (M² per dwelling).  

c) The joint working, joint guidance, and joint committees and working relationships 
to coordinate the mitigation measures across boundaries should continue.  

d) Landscape is identified by the draft policies as a key issue. ECC maintains 
concerns relating to two of the proposed site allocations. Site level Landscape 
Visual Impact Assessments will be required on allocations which have been 
identified as having a potential impact on the Dartmoor National Park, Exeter, 
and Undeveloped Coast. Developments within these locations will be required to 
adhere to specific policy requirements set out to minimise landscape harm.  

e) Coastal Change Management Areas are designated in locations advised through 
the Shoreline Management Plan to reduce the impacts of physical changes to 
the coast and the impact of these changes on coastal or estuarine communities.  

f) The Greater Exeter authorities will encourage woodland planting in areas of 
open and recreational space within and outside development proposals, 
supported by relevant policies in their Local Plans.   
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g) Heritage Impact Assessment Screening has identified potential for impact which 
are being addressed through site specific HIAs and policy requirements relating 
to avoidance and mitigation 
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