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2 Tavistock Site Options Sustainability Appraisal – February 2015

1. Introduction
a) What is a Sustainability Appraisal?
1.1

Sustainability Appraisal (SA) is the process used to assess the environmental, economic and social impacts of a proposal or policy within
a plan. The SA ensures that plans are sustainable and that any negative effects identified can be appropriately overcome.

1.2

The purpose of the SA is to ‘test’ potential options to see whether they would have positive or negative effects when assessed against a
set of objectives. These objectives include protecting and conserving the local environment, ensuring good access to local services (such
as schools, or healthcare facilities), minimising flood risk, encouraging economic growth and improving the general health and wellbeing of
people living in the area. All of the objectives and the type of criteria we consider are set out in Appendix A.

1.3

A full SA has been prepared to assess the whole of Our Plan and will be made available alongside the Publication version of Our Plan
when it is published for formal consultation in February 2015. This addendum focuses on the different site options for future development
in Tavistock and provides more detailed information relating to policies OP15, 16 and 17 in the Publication Version of Our Plan. It has
been prepared to help provide communities and other interested organisations with useful information about the benefits and implications
of different site options.

1.4

This SA helps us to understand which site or combination of sites might present the best option for accommodating future development in
Tavistock. The SA has been used alongside feedback from consultation with the community, Tavistock Town Council, relevant
organisations (e.g. the Environment Agency; Natural England) and infrastructure providers (e.g. Devon County Council Education and
Highways; NHS; South West Water) to come to a decision about which site or sites should be proposed as allocations for development in
Our Plan.

b) Can I comment on this SA?
1.5

Comments are invited between 26th February and 13th April 2015 on the content of this SA Addendum.

1.6

Please send us your comments:
 By email to strategic.planning@westdevon.gov.uk
 By using the Response Form available at www.westdevon.gov.uk/consultation
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1.7

By writing to The Strategic Planning Team, West Devon Borough Council, Kilworthy Park, Tavistock, PL19 0BZ

Please note that all comments received will be made publicly available. We will not publish any personal information.

c) What is covered in this Sustainability Appraisal?
1.8

This SA considers 8 options for future development in Tavistock. These sites have been considered for the purposes of allocating
additional land for development in Tavistock to be included in Our Plan.

1.9

The SA also includes a sequential assessment of the sites to determine the extent of flood risk associated with future development in
Tavistock. This can be viewed in Section 5.

1.10

The work carried out to date in preparing Our Plan has identified a
need for around an additional 200 homes to be accommodated within
Tavistock over the period 2011-2031. These 200 homes are in
addition to the 750 homes which have been allocated in the 2011
adopted Core Strategy which will be delivered across sites SP23A
and SP23B as shown in Figure 1. For the avoidance of doubt, the
total number of planned/allocated homes to be accommodated within
Tavistock during the period 2011-2031 is therefore currently
proposed as 950. This will also be in addition to any ‘windfall’ sites
which may come forward during the lifetime of the plan (i.e. sites
which are not allocated for development but where the principle of
development is established through an approved planning consent or
is likely to be granted consent on the basis of existing and emerging
policy).
Figure 1 - Tavistock Allocated Sites
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2. Planning for Future Development in Tavistock
a) Why do we need to allocate land for new development in Tavistock?
2.1

West Devon Borough Council is in the process of preparing a new plan (Our Plan) for the Borough. Our Plan will set out the Council’s
priorities and will include decisions about how much new development is needed and where it will go. This plan will roll forward the
existing Core Strategy for the period up to 2031 and will ensure that all the policies within it are up to date and in conformity with national
planning policy. Having an up to date plan is essential in order to make sure the Council is in a position to respond appropriately to
proposals for residential development and to ensure that a robust planned approach to future development is taken. The evidence that the
Council has collected so far shows that there will be a need to plan for new homes and employment opportunities across the Borough in
order to address our key priorities around providing homes and jobs for our communities and to meet our identified future development
requirements. The Council is currently looking at a strategy which would distribute this development around the larger towns and villages
of West Devon, with each community taking a share of new housing, which is proportional to its role and function, so that our communities
can continue to thrive and address the challenges of providing homes and jobs in suitable and sustainable locations.

2.2

The Council is seeking to encourage communities to take a lead role in identifying where new homes and other development opportunities
should be located within individual towns and villages through neighbourhood planning projects. As such, there are no allocations being
considered in Our Plan for the majority of our towns and villages.

2.3

Tavistock is a unique case in that specific circumstances mean that allocating land for future development is necessary. Specific
circumstances here mean that allocating land for future development is needed to respond to the commitment within the 2011 Core
Strategy to identify a reserve housing site within the town and in response to a number of speculative applications that have been
submitted for development around the town in recent months. It is important that the Council plans properly to address the requirement set
by the Inspector rather than allows development to come forward through speculative applications or through planning by appeal.

2.4

There has been significant pressure recently from a number of developers wishing to bring forward additional sites in the town. The
Council has already received planning applications for residential development at Butcher Park Hill, St. Andrews Road and Anderton
Lane. One of the reasons we are seeing these applications is that developers know the Council has this requirement for a reserve site set
out by the Inspector. This is a key issue which needs to be considered in Our Plan. It is important that the Council plans properly to
address this requirement rather than allows development to come forward through speculative applications or through planning by appeal.
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2.5

By allocating land in Tavistock through Our Plan, the Council and community will be in a stronger position to defend applications on less
favourable sites by taking control over how and where we want development to happen. We will be in a stronger position to say no to the
places where we don’t want development if we are clear about where we will allow it to go.

2.6

Tavistock is the Borough’s largest town. It is where a large proportion of people in housing need want to live and, along with Okehampton,
it is a key centre for economic, retail, cultural and leisure activity in the Borough. The town provides a range of learning facilities, from
early years through to further and adult education and is well served by doctors, dentists, a community hospital and minor injury unit.
Being located on one of the main transport routes in the Borough, it is well connected to the city of Plymouth and has good existing and
future public transport connections which provide realistic alternatives to the private car.

2.7

Clearly Tavistock plays an important role within the Borough and this, combined with the housing needs that are evident in the town,
means that further development has to be considered. Evidence gathered through the Land Availability Assessment has shown us that
there are opportunities to accommodate more housing in the town. However, it is not just about the amount of land available within the
town for development; when considering the future housing needs of the town a number of other factors need to be carefully considered.
For example:
 The capacity of local infrastructure such as the schools, roads and health facilities;
 Potential impacts on the landscape and environment, including international and national designations such as the Tamar Valley
Area of Outstanding Natural Beauty and the Cornwall and West Devon Mining Landscape World Heritage Site; and
 The need to ensure that Tavistock remains an attractive place to live with its sense of character and its unique quality preserved.

2.8

When West Devon Borough Council adopted its existing plan (the Core Strategy) in 2011, the Inspector made a binding recommendation
for a reserve site in Tavistock to be identified which should be delivered in the event that part or all of the development of SP23A
(Callington Road, Tavistock) and SP23B (Plymouth Road, Tavistock) failed to come forward as anticipated.

2.9

Taking all of this into account, it is considered necessary to plan for new development in Tavistock by allocating some additional land. The
emerging evidence relating to the Borough’s overall future housing target and preferred strategy for development means that around 200
new homes will need to be planned for.

6 Tavistock Site Options Sustainability Appraisal – February 2015

b) Which options have been considered?
2.10

A total of 8 options have been considered as potential sites for future development in Tavistock. These options have been selected on the
basis that they have been identified through the Land Availability Assessment (LAA) (as per the LAA Final Report December 2014) to
have potential for medium term (6-15 years) development. These sites are:









2.11

Option 1: New Launceston Road
Option 2: Mount Kelly
Option 3: Green Lane
Option 4: St Andrews Road
Option 5: Anderton Lane
Option 6: Brook Farm
Option 7: Callington Road South
Option 8: Cattle Market

Some of these options provide opportunities for small scale development (e.g. 15-20 homes) while others can accommodate much larger
scale developments (e.g. 100-200 homes). There are different benefits to be had from the different options which all need to be
considered and it may be that a combination of options provides the best strategy for future development in the town. A few smaller scale
developments may have less concentrated impacts on local infrastructure and the environment but larger scale developments may be
able to generate more funding towards improvements for infrastructure and facilities in the town.
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3. How to read this document
a) What information is included within each Option Assessment?
This document presents each option in turn in the following format:
Site Commentary
This section provides commentary about the main constraints and opportunities of the site, including details about potential effects on
accessibility, health and wellbeing, economic growth, health and wellbeing, landscape and environment.
Sustainability Appraisal Scoring Objectives
Option

Sustainability Appraisal Objectives (see Appendix 1)
Our
Communities
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Significance
Potential major positive effects to achievement of the SA objective
Potential minor positive effects to achievement of the SA objective
No effect (either positive or negative) to achievement of the SA objective
Potential minor negative effect to achievement of the SA objective
Potential major negative effect to achievement of the SA objective
Impact on the SA objective is uncertain
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Conclusion
This section provides a summary of the information gathered and how well the option has scored against the SA Scoring Objectives. Where
necessary, the conclusion identifies appropriate mitigation steps that could be managed to reduce or overcome any negative effects which have
been identified.
Site Maps and Constraints Maps are provided in Appendix B
The site maps will show the location of the site and its proximity to key services, facilities and public transport connections in the town.
The constraints maps will show the location of the site and how it is affected by constraints such as landscape designations, flood zones, wildlife
areas and heritage assets.
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4. Options Assessment
a) Option 1: New Launceston Road
Site Commentary
SA Theme
Commentary
Our
• The site at New Launceston Road is well related to surrounding residential development and additional homes in this
Communities
location would be compatible with adjoining uses. The site is on the north western outskirts of the town offering residents a
location which would be both physically connected to other homes, the rest of the town and the facilities it provides.
Our Homes
• The site would be capable of accommodating around 200 homes but a smaller portion of the site could be developed for
less. There have been no major constraints identified which might result in viability issues and potentially compromise the
delivery of affordable housing on the site. The site is relatively flat with level access and this, combined with the size of the
site, means that this area lends itself well to potentially providing opportunities for a mix of housing types and sizes, such as
the provision of specialist or elderly accommodation or flexible units for live-work.
Our
• The site is not proposed to deliver employment in itself but is in a location which would support sustainable connections to
Economy
places of work. Tavistock is a key centre for economic, retail, cultural and leisure activity in the Borough and the site is well
located for access to the facilities, businesses and employers available in the town.
Our
• The site is well connected to pedestrian and cycle routes. There are public footpath links across the site giving access to
Wellbeing
open countryside and green space as well as towards the town centre across the viaduct. These will need to be retained to
ensure continued access to the countryside for existing residents.
• There are a number of services and facilities accessible within 800m and 1000m radiuses, including the hospital, Tavistock
College, Tavistock Community Primary School, pre-school nursery provision, the Meadows, a local shop/post office and
local pub.
• Topography may make walking and cycling to the site difficult but there are opportunities to link to the route along the former
railway line (viaduct walk) for access to the town centre. A footway has recently been introduced along New Launceston
Road which provides safe pedestrian access for the most direct route to the community hospital, Tavistock College and
Tavistock Community Primary School. The footway was implemented as part of a Devon County Council scheme and has
been carried out in line with full safety audits and regulations for both pedestrian and vehicle access.
• Vehicle access to the site is acceptable in principle and can be achieved from New Launceston Road. There are some
concerns that the capacity of Spring Hill is not capable of accommodating significant increases in traffic volumes. However,
the previous transport assessments submitted by the promoters of this site demonstrate that the main route along New
Launceston Road leading through Spring Hill junction would have capacity to accommodate an additional 100-150 homes.
Should development on this site be pursued, the transport assessment would require a review to take into account the

10 Tavistock Site Options Sustainability Appraisal – February 2015

•
Our Nature

•

•
•
•

•
Our
Resources

•

•
•
•
•

recent road layout changes along Spring Hill and would need to consider any potential uplift in housing numbers from 150. It
is important to note that part of the site has an unimplemented permission for a garden nursery which would attract
significantly more vehicle trips, including larger vehicles and deliveries, than residential use in this location.
Whilst the site is on the outskirts of the town, it is on existing bus routes and is within 800m of main bus routes along
Plymouth Road.
The site is relatively flat with far reaching views, particularly towards the south of the site, meaning that any development is
likely to be quite prominent in the landscape. Appropriate screening/landscaping would be required to limit impact on
landscape character. Evidence provided by the promoters of the site has demonstrated that with appropriate mitigation the
visibility of new development can be limited to local views directly overlooking the site.
There is a Local Nature Reserve within 250m of the site boundary (Tavistock Viaduct Walk) and a number of Unconfirmed
Wildlife Sites within 1km of the site.
A recent extended Phase 1 Habitat Survey (December 2014) has been carried out independently. The survey identified a
number of ecological features which require further investigation and made a number of recommendations which will need
to be addressed as part of any application for development.
A spring rises close to the western boundary of the site. This and other watercourses in the area eventually drain into the
River Lumburn which then drains into the River Tavy. The River Tavy flows into the Tamar Estuary which is a designated
Special Area of Conservation. Appropriate mitigation in the form of sustainable drainage systems and other alleviation
measures will be required as necessary to ensure that there is no impact on this European designation. If proposals for
development of this site are progressed then relevant Habitat Regulation Assessments and Strategic Environmental
Assessments will be required.
There is a wet area in the middle of the proposed site which could be incorporated into some form of Sustainable Urban
Drainage system. Infiltration may be problematic as groundwater levels may be raised on the site.
The site is within a critical drainage area which is classified in national planning policy as an area of potential flood risk. The
site has been considered as part of a sequential assessment (see Section 5). This classification does not rule out
development but more stringent surface water drainage design standards are applied in such locations. It should also be
noted that this site has no recorded flooding issues. The sequential assessment in Section 5 notes that the surface water
constraints of the site can be addressed through the application of appropriate design and engineered solutions.
The public foul drainage network will require investigation to establish the extent and cost of any improvements deemed
necessary to accommodate the development.
The land is not high quality agricultural land (Grade 3). There is currently an unimplemented permission on part of the site
for a garden centre and nursery, meaning that the principle of some development taking place on the site has already been
established.
No constraints relating to contamination or environmental health have been identified at this stage but further assessment
may be required
The site is not within an Air Quality Management Area and benefits from good access to facilities and bus routes which

11 Tavistock Site Options Sustainability Appraisal – February 2015

Our Heritage

•
•

Option

should help minimise the use of the private car.
There is potential for negative impact on the setting of the toll house (listed building) as a result of the over intensification of
the area. The promoters of the site have noted that the site’s layout and design would be sensitive to its location by looking
to maintain the hedgerows present on the site to provide a buffer with the toll house.
There is potential for archaeological remains so mitigation through appropriate assessment will be required.

Sustainability Appraisal Objectives
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Communities
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NB: SA2, SA11, SA14 are more detailed objectives which cannot be fully assessed at this stage.
Conclusion
The site at New Launceston Road provides an opportunity for a medium scale development of between 100-200 homes. Because of the size of
the site and because it is relatively flat, there may be opportunities to complement standard residential development with other uses, including
play areas and accommodation for specific needs which might be identified in the town, such as accommodation for older people. There have
been no significant negative effects or constraints identified which suggest potential viability issues and therefore development on the site should
be able to deliver policy requirements for affordable housing.
The location of the site to the north west of the town means that development would be well related to existing homes and well connected to
main town centre facilities and services by safe footways, cycle links and public transport.
It is important to remember that the site has an unimplemented permission for a garden nursery and the ‘fall back’ position on this site is
therefore for a commercial use which would generate more traffic and activity than residential use.
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There are some potential minor negative effects identified in relation to flood risk, landscape impact and heritage impact. In terms of landscaping
and heritage, it is considered that appropriate mitigation measures can be put in place to overcome these issues satisfactorily. These mitigation
measures are set out below.
During consultation on the site options in December 2014, a small number of objections were raised in relation to the possible development of
land at New Launceston Road. These were primarily on the basis of access being limited by severe bends on Spring Hill and a concern that St
Maryhaye would become a ‘rat run’.
Opportunities to mitigate for the potential minor negative effects identified include:
 Retention of public footway across the site;
 Implementation of sustainable drainage system;
 Retention of trees and hedgerows wherever possible;
 Appropriate landscaping/screening particularly from long views from the south and west;
 Upgrades to the public foul drainage network as necessary;
 Net gains to biodiversity through the promotion, restoration and recreation of priority habitats, ecological networks and the protection and
recovery of legally protected and priority species populations;
 Sensitive design and layout to maintain hedgerows and reinforce rural entrance to the site opposite the toll house to minimise harm to the
setting of this listed building; and
 Use of design principles consistent with the Council’s guidance on materials, density, layout and landscaping and reflect the character of
development in the surrounding area.
Further assessments required include:
 Updates to relevant transport assessments to assess capacity of New Launceston Road and Spring Hill junction to accommodate
development;
 Updated Habitat Survey in July/August; and
 Archaeological survey.
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b) Option 2: Mount Kelly
Site Commentary
SA Theme
Our
Communities
Our Homes

Our
Economy

Our
Wellbeing

Our Nature

Commentary
• The site is located on the far eastern outskirts of the town, along the A386. There is a concentration of development in this
area but the buildings are of low density and many relate to the operations of Mount Kelly College. The site is well contained
between the Adventure Centre and existing properties on the A386 providing opportunities for small scale development to
form an effective infill between these two features.
• The site would be capable of accommodating around 10-15 homes, depending on the density that might be appropriate for
the site. A larger amount of development may be achievable across a wider site but this would require further assessments
relating to the impact of development on the setting of the conservation area, listed buildings within the Mount Kelly estate
and the Trendle Scheduled Ancient Monument, and the capacity of the junction onto the A386 to accommodate higher
numbers of housing. There have been no major constraints identified which might result in viability issues and potentially
compromise the delivery of affordable housing on the site.
• The site is not proposed to deliver employment in itself but is in a location which would support sustainable connections to
places of work. It is well located for access to Pitts Cleave, Mount Kelly College and the town centre. Subject to a bus stop
being introduced along this stretch of the A386, the site would be well located on the main bus route through the town which
links Tavistock with Plymouth to the south and Okehampton to the north. Tavistock is a key centre for economic, retail,
cultural and leisure activity in the Borough and the site is well located for access to the facilities, businesses and employers
available in the town.
• The site is well connected to pedestrian and cycle routes. Although it is some distance out of town, it is one of only a few
sites which offers a level walk to the town centre. The town centre is its nearest service destination where there is a range of
services and facilities, including St Rumon’s Infant School, a supermarket, post office, health facilities, banks, the Meadows
and a variety of shops, restaurants and pubs. In closer proximity to the site is a swimming pool at Mount Kelly, the Trout and
Tipple Pub and the Trout Fishery which offer nearby recreation facilities.
• A regular bus service to Plymouth and Okehampton passes the site. There is currently no bus stop along this stretch of the
A386 but there is potential to provide one which would have benefits both for new and existing residents in this area.
• Vehicle access into the site from the A386 is acceptable in principle and the level of development can be accommodated
within the existing capacity of the A386.
• A small portion of the site is currently visible from the A386 but the site is largely screened in all other places by Devon
banks and heavily wooded boundaries which could conceal the development. These landscape features should be retained.
• There is a Site of Special Scientific Interest within 1km of the site (Pitts Cleave), an Other Site of Wildlife Interest within 700m
of the site (Hazeldon Field) and a number of Unconfirmed Wildlife Sites within 1km of the site.
• A recent extended Phase 1 Habitat Survey (December 2014) has been carried out independently. The survey identified a
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Our
Resources

number of ecological features but did not identify any major ecological issues within the site boundary.
There are no watercourses on the site.
The site is within flood zone 1 which means that the area is at the lowest risk of flooding.
The public foul drainage network will require investigation to establish the extent and cost of any improvements deemed
necessary to accommodate the development.
The land is not high quality agricultural land (Grade 3).
The site is close to a number of former quarries with possible contamination issues and relevant assessments will be
required to identify whether any mitigation is needed.
There are air quality management issues along Dolvin Road and development could increase issues in this area as a result
of travelling into Tavistock from this direction. However, small scale development and opportunities to minimise the use of
the private car are unlikely to have any notable effects.
The site is also next to a main road, adventure centre and school with possible noise issues. Relevant assessments will be
required to identify whether any mitigation is needed.
This site is nearby to the Trendle Scheduled Ancient Monument (SAM). There are concerns that development across a
larger area will harm the significance and therefore the setting of this SAM. However, the site which is currently being
considered as part of the SA is not considered to have any potential major negative effect, although detailed archaeological
surveys will be required in order to confirm this.
The site is close to a number of listed buildings within the Mount Kelly College estate. However, the lower field is well
screened from the listed buildings. The promoters of the site have stated that a design led process would be undertaken to
ensure that the development does not detract from the character and heritage assets of the wider area.

•
•
•
•
•
•
•

Our Heritage

•

•

Option

Sustainability Appraisal Objectives
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NB: SA2, SA11, SA14 are more detailed objectives which cannot be fully assessed at this stage.
Conclusion
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The site at Mount Kelly has potential to accommodate around 10-15 homes. There may be capacity for a larger site to be developed but further
assessments and investigations would be required to understand whether there would be any major significant negative effects on surrounding
heritage assets and road capacity as a result.
The site itself benefits from being well connected to the town centre and key facilities, despite being located approximately a mile away. A safe,
level footway provides good access to the town centre. The potential to place a bus stop along this stretch of the A386 also opens up
opportunities for new and existing residents to access regular bus services between Plymouth and Okehampton.
The site is well screened and any potential for impacts on the surrounding conservation area and listed buildings are likely to be limited as a
result. The existing strong landscape boundaries should be retained to ensure this remains the case. A design-led approach to any development
will also help to minimise any adverse impacts.
Overall, the site presents an opportunity for a low impact, small scale development in a well connected location.
During consultation on the site options in December 2014, a small number of objections were raised in relation to the possible development of
land at Mount Kelly. These were primarily on the basis of there being a detrimental impact on the reputation and appearance of Mount Kelly
College and the distance of the site from the town centre.
Opportunities to mitigate for the potential minor negative effects identified include:
 Retention of existing landscape boundaries, trees and hedgerows wherever possible;
 Provision of bus stop along this stretch of the A386;
 Upgrades to the public foul drainage network as necessary; and
 Use of design principles consistent with the Council’s guidance on materials, density, layout and landscaping and reflect the character of
development in the surrounding area.
Further assessments required include:
 Relevant transport assessments to assess capacity of A386 and junction to accommodate any larger scale development if proposed;
 Archaeological survey to determine extent of impact on SAM;
 Contamination assessment in relation to impact from former nearby quarries; and
 Noise assessment in relation to impact from main road, nearby school and adventure centre activity.
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c) Option 3: Green Lane
Site Commentary
SA Theme
Commentary
Our
• The site is located next to the Greenlands Estate in the east of the town. It is a fairly small site which could create an
Communities
effective infill between Campion Rise and Cox Tor Road. The site offers residents a location which would be both physically
connected to other homes, the rest of the town and the facilities it provides.
Our Homes
• The site would be capable of accommodating around 30-50 homes, depending on the need for appropriate landscaping to
mitigate for any impacts on views from the Dartmoor National Park and Mount House School. There have been no major
constraints identified which might result in viability issues and potentially compromise the delivery of affordable housing on
the site.
Our
• The site is not proposed to deliver employment in itself but is in a location which would support sustainable connections to
Economy
places of work. Tavistock is a key centre for economic, retail, cultural and leisure activity in the Borough and the site is well
located for access to the facilities, businesses and employers available in the town.
Our
• The site is well related to the town centre but it is located at the top of a very steep hill which could pose problems for those
Wellbeing
with mobility issues and limit the attractiveness of walking and cycling from the site. The town centre is its nearest service
destination where there is a range of services and facilities, including a supermarket, post office, health facilities, banks, the
Meadows and a variety of shops, restaurants and pubs.
• There are limited bus services which regularly serve the Greenlands Estate but the site is within 1000m of main bus routes
along Plymouth Road.
• The site benefits from being in an excellent location for safe pedestrian access to St Peter’s Primary School. It is also
relatively near to St Rumon’s Infant School. The site is however a considerable distance to Tavistock College.
• There is potential to improve safe pedestrian links between the Cox Tor Road Estate and Green Hill as part of the
development of the site.
• The size of the site has the potential to provide community facilities alongside housing, such as local play facilities.
• The site has good access to areas of public open space, including Whitchurch Down and the area to the west of Green Hill,
encouraging easy access to opportunities for healthy lifestyles.
• Vehicle access to the site is acceptable in principle but there are concerns about the safety and capacity of Violet Lane and
Green Hill to accommodate significant increases in traffic movements. There is potential to widen the stretch of Violet Lane
which runs parallel to the northern boundary of the site as part of any development.
Our Nature
• The site is relatively close to the western boundary of the Dartmoor National Park. Large scale development across a wide
area in this location is likely to have detrimental impacts on views to and from the Park, but the scale and location of
development being considered is not likely to have any potential major negative effects. As primarily infill development, any
new homes in this area would be likely to be viewed in the context of existing surrounding development. Nevertheless, there
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will be a need for appropriate screening/landscaping to protect views particularly from the north and northwest of the site.
There is a Site of Special Scientific Interest within 1.3km of the site (Whitchurch Down), an Other Site of Wildlife Interest
within 600m of the site (Whitchurch Down (W)) and two Unconfirmed Wildlife Sites within 500m of the site. The site is close
to the Lodge Wood Local Wildlife Site. Housing developments can have an adverse impact on adjacent wildlife sites due to
disturbance and wildlife being killed by domestic pets.
A recent extended Phase 1 Habitat Survey (December 2014) has been carried out independently. The survey identified a
number of ecological features which require further investigation and made a number of recommendations which will need to
be addressed as part of any application for development.
Further development in such close proximity to the boundary of the National Park is also likely to encourage greater numbers
to recreate on the open moorland. This will increase use of the Dartmoor Special Area of Conservation (SAC) which is a
European designated site and has high levels of protection.
There are no watercourses on the site.
The site is within flood zone 1 which means that the area is at the lowest risk of flooding.
The public foul drainage network will require investigation to establish the extent and cost of any improvements deemed
necessary to accommodate the development.
The land is not high quality agricultural land (Grade 3).
The site is close to a former minor quarry with possible contamination issues and relevant assessments will be required to
identify whether any mitigation is needed.
There are air quality management issues along Dolvin Road and development could increase issues in this area as a result
of travelling into Tavistock from this direction. Whilst the level of development is likely to be relatively small scale, there could
be potential for impact and therefore relevant air quality assessments would be required for this location.
The site is visible in views from Mount House School which is a listed building, although development of this scale and in this
location would be likely to be viewed in the context of existing surrounding development. A design led scheme and
appropriate landscaping/screening should be used to mitigate for any potential minor effects.
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NB: SA2, SA11, SA14 are more detailed objectives which cannot be fully assessed at this stage.
Conclusion
The site is well related to existing residential areas and provides an opportunity for infill development between Cox Tor Road and Campion Rise.
It is reasonably well connected to the town centre but is separated by a steep hill which will limit the attractiveness of walking and cycling and is
likely to pose difficulties for people with mobility issues. There are other more level walking routes to the town centre and other town facilities but
distances are longer. The site benefits from close access to the edge of Dartmoor and to other green areas in the locality, making this a good
location in terms of encouraging healthy and active lifestyles.
The proximity of the site to the Dartmoor National Park and Mount House School has highlighted some potential minor effects in relation to
impacts on landscape and heritage assets, but with appropriate mitigation measures it is considered that these can be satisfactorily overcome.
Whilst there are concerns about pedestrian and vehicle safety, the site does offer the potential to improve the existing situation and further
assessment of options to address this should be considered.
During consultation on the site options in December 2014, various objections were raised in relation to the possible development of land at
Green Lane. These were primarily on the basis of:
 Skyline development which would have a detrimental impact on the landscape;
 Limited safe vehicular access due to single carriageway roads and single narrow one-way road which is dangerous in winter;
 Development would be visible from the Dartmoor National Park and locally listed buildings;
 Additional traffic would increase risk to pedestrians, particularly those walking to/from St. Peter’s School and Mount Kelly Prep;
 Issues with capacity and performance of local school;
 Air quality on the route into town would worsen; and
 The site is close to the Lodge Wood Local Wildlife Site.
Opportunities to mitigate for the potential minor negative effects identified include:
 Retention of existing landscape boundaries, trees and hedgerows wherever possible and reinforcement of boundaries to protect views to
and from Mount House School and Dartmoor National Park;
 Provision of footway between Cox Tor Road Estate and Green Lane;
 Widening of Violet Lane to improve road safety and capacity;
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Net gains to biodiversity through the promotion, restoration and recreation of priority habitats, ecological networks and the protection and
recovery of legally protected and priority species populations;
Upgrades to the public foul drainage network as necessary; and
Use of design principles consistent with the Council’s guidance on materials, density, layout and landscaping and reflect the character of
development in the surrounding area.

Further assessments required include:
 Relevant transport assessments to assess capacity of Violet Lane and Green Lane to accommodate development and opportunities for
road improvements;
 Contamination assessment in relation to impact from former nearby quarry;
 Habitats Regulation Assessment to assess impact of increased use of Dartmoor Special Area of Conservation;
 Air Quality Impact Assessment; and
 Landscape Visual Impact Assessment to determine impact of development on Dartmoor National Park.
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d) Option 4: St Andrews Road
Site Commentary
SA Theme
Commentary
Our
• The site is well related to other residential development in the area. It is a relatively small site which would create a small
Communities
extension to the edge of the existing estate. The site offers residents a location which would be physically connected to other
homes and facilities located within Whitchurch and the rest of the town.
• The site slopes upwards from south to north quite steeply which is likely to result in a form of development that could result
in the overlooking of adjoining properties on Newtake Road and a detrimental effect on their residential amenity. This could
be resolved by a lower density of development, the reinforcement of existing tree cover and/or a well designed layout but this
will reduce the number of homes capable of being accommodated within the site.
Our Homes
 The site would be capable of accommodating around 15-20 homes, depending on how an appropriate density and layout
could be achieved. There are potential viability issues relating to engineering works required in association with building on
a slope and crossing the watercourse to achieve access into the site. As such, the site may not be able to deliver other
policy requirements in full, such as affordable housing. However, the promoters of the site have stated that there is no
evidence to suggest the scheme would not be viable and have stated that the site can deliver a range of housing needs.
Our
• The site is not proposed to deliver employment in itself but is in a location which would support sustainable connections to
Economy
places of work. Tavistock is a key centre for economic, retail, cultural and leisure activity in the Borough and the site is well
located for access to the facilities, businesses and employers available in the town.
Our
• The site benefits from being in a good location for safe footways to local services in Whitchurch, including Whitchurch
Wellbeing
Primary School, a shop and post office, village hall and pub.
• The town centre is over a mile away but the land rises only moderately from the town which means that walking and cycling
could still be an attractive option.
• The site has good access to areas of public open space and cycling links, including Whitchurch Down and the National
Cycle Network 27 from Anderton Lane, encouraging easy access to opportunities for healthy lifestyles.
• Vehicle access is acceptable in principle but local concerns have been registered about the capacity of Whitchurch Road to
accommodate additional traffic movements. However, supporting information for a recent planning application on the site
demonstrated that there was sufficient capacity within the local road network to accommodate this level of development.
• Vehicle access would be achieved from St Andrew’s Road which requires crossing the Tiddy Brook. This will involve a
culverted crossing with an overland route for flood waters that would not impact on the existing properties. The proposed site
entrance would need to be designed and constructed in a manner that would not reduce the flow of the Tiddy Brook.
• The site is within 300m of a bus stop along Whitchurch Road where some bus routes are available and within 800m of the
main bus routes along Plymouth Road.
Our Nature
• The site is surrounded by Tree Preservation Orders which would need to be retained as part of any development. Buildings
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should be located a suitable distance away from existing tree corridors to avoid the over-shading of nearby properties and
the risk of falling mature trees.
The site has a strong landscape character and there is potential for negative effects as a result of development on the north
to south slope. The character will be further affected by the need for engineering works to create a bridge to cross the
existing stream. However, there is potential for new development to be visually separated from new houses by reinforcing
existing tree cover on the southern and western boundaries. This will also reduce the developable area.
There is an Other Site of Wildlife Interest within 250m of the site (Whitchurch Down (W)) and a number of Unconfirmed
Wildlife Sites within 1km of the site.
A recent extended Phase 1 Habitat Survey (December 2014) has been carried out independently. The survey identified a
number of ecological features but did not identify any major ecological issues within the site boundary.
The Tiddy Brook runs along the southern boundary of the site and feeds directly into the River Tavy. The water quality in
both the Tavy Catchment is being monitored particularly in relation to shell fisheries and levels of phosphates and nitrates.
The River Tavy flows into the Tamar Estuary which is a designated Special Area of Conservation. Appropriate mitigation in
the form of sustainable drainage systems and other alleviation measures will be required as necessary to ensure that there
is no impact on this European designation. If proposals for development of this site are progressed then relevant Habitat
Regulation Assessments and Strategic Environmental Assessments will be required.
The site is within a critical drainage area which is classified in national planning policy as an area of potential flood risk. As
such, the site will need to be considered as part of a sequential assessment. Significant concerns have previously been
raised by the Environment Agency regarding possible run off into the Tiddy Brook. However, the promoters of the site
believe that this problem can be alleviated by putting in attenuation tanks to mitigate for both onsite and offsite flooding. The
site layout will need to be considered carefully to reduce surface water run-off and to manage potential flood flow routes.
Further information is provided in the sequential assessment in Section 5 of this SA addendum.
The public foul drainage network will require investigation to establish the extent and cost of any improvements deemed
necessary to accommodate the development.
The land is not high quality agricultural land (Grade 3).
Due to the various constraints that have been identified in relation to topography, landscape impact, tree buffering and the
crossing of the watercourse, the developable area will be limited resulting in concerns that development in this location would
not make the most efficient use of land.
Possible contamination from historic mine workings in the area. Further assessments required.
The site is not within an Air Quality Management Area and benefits from good access to facilities and bus routes which
should help minimise the use of the private car.
The site is near to a conservation area and listed building (Whitchurch House) but there are no overriding heritage issues.
There is potential for significant landscape buffering on the northern boundary to protect the setting of the Whitchurch House
Estate.
An Archaeological and Heritage Assessment has previously been undertaken on the site and has concluded that the site has
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an overall low potential for pre-Georgian archaeology and suggests that no further informative archaeological work is
required.
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NB: SA2, SA11, SA14 are more detailed objectives which cannot be fully assessed at this stage.
Conclusion
The site at St Andrews Road is well connected to existing development and benefits from being in an excellent location for access to bus routes,
local services provided in Whitchurch and local areas of public open space. The location of the site would provide residents with good
opportunities to embrace healthy, active and sociable lifestyles.
There are specific constraints which have been identified on the site, primarily in relation to impact on the amenity of neighbouring properties,
landscape, Tree Preservation Orders, surface water run-off and flood risk. There are opportunities to mitigate for all of these potential negative
effects, although the result of doing so will reduce the amount of developable area. In order to achieve an attractive layout that complements the
topography of the site, it is likely that numbers of homes would therefore have to be reduced. This could result in an inefficient use of land and
compromise the viability of the site for development.
During consultation on the site options in December 2014, various objections were raised in relation to the possible development of land at St
Andrews Road. These were primarily on the basis of:
 Impact on overlooking, privacy and security of adjoining residential areas;
 The trees which have Tree Preservation orders are deciduous and therefore offer no privacy in winter months;
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Drainage problems in the area would be exacerbated by the development. Surface water drains into the Tiddy Brook. It is a steep field
offering a natural soak away for a wide area;
Impact on traffic within the wider vicinity of Whitchurch Road; and
There is a protected walled garden which may be affected in order to make way for the development.

Opportunities to mitigate for the potential minor negative effects identified include:








Retention and reinforcement of existing tree cover and landscape boundaries;
Implementation of sustainable drainage system;
Sensitive design and layout to minimise overlooking of neighbouring properties, including ensuring appropriate distances between existing
and new properties and using landscaping effectively;
Landscape buffering on the northern boundary to protect the setting of the Whitchurch House Estate;
Buffer zone to protect Tree Preservation Orders;
Upgrades to the public foul drainage network as necessary; and
Use of design principles consistent with the Council’s guidance on materials, density, layout and landscaping and reflect the character of
development in the surrounding area.

Further assessments required include:



Contamination assessment in relation to impact from historic mine workings; and
Habitats Regulation Assessment.
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e) Option 5: Anderton Lane
Site Commentary
SA Theme
Commentary
Our
• The site is well related to other residential development in the area. It is bordered on three sides by development and in this
Communities
respect would create an opportunity for infill between existing residential areas. The site offers residents a location which
would be both physically connected to other homes, facilities located within Whitchurch and the rest of the town.
Our Homes
• The site would be capable of accommodating around 75 homes, depending on the extent of appropriate landscaping to
mitigate for any impacts on landscape character. There are flooding issues on the site which will need to be overcome and
may impact on viability as a result which could potentially compromise the delivery of affordable housing on the site. A recent
planning application for development on the site did not identify any such viability issues, although this did propose a higher
amount of development (c. 120 homes).
• A portion of the site will need to be reserved for the potential future expansion of Whitchurch Primary School which will
reduce the developable area.
Our
• The site is not proposed to deliver employment in itself but is in a location which would support sustainable connections to
Economy
places of work. Tavistock is a key centre for economic, retail, cultural and leisure activity in the Borough and the site is well
located for access to the facilities, businesses and employers available in the town.
Our
• The site benefits from being in an excellent location for safe footways to local services in Whitchurch, including Whitchurch
Wellbeing
Primary School, a shop and post office, village hall and pub.
• The town centre is over a mile away but the land rises only moderately from the town which means that walking and cycling
could still be an attractive option for those without mobility issues.
• The site has good access to areas of public open space and cycling links, including Whitchurch Down and the National
Cycle Network 27 from Anderton Lane, encouraging easy access to opportunities for healthy lifestyles.
• The site offers the opportunity to provide an interchange area for the National Cycle Network by providing a parking area and
safer route through to the Bishopsmead Estate. This would have positive benefits for both users of the cycle network as well
as for the amenity of residents living on the Tiddy Brook Estate.
• Vehicle access is acceptable in principle subject to limited highway improvements and drainage and flood risk constraints
being overcome.
• The site is within 400m of the main bus routes along Plymouth Road.
Our Nature
• The site is considered to have a strong landscape character and plays an important role in the landscape setting of the area.
Development here will lead to the coalescence of Whitchurch and Tavistock; although these two places are not defined as
separate settlements within adopted plans there is nevertheless a historical physical separation between them which gives
the locations their own distinctive characters. The Tiddy Brook estate on the Tavistock side of town has a more urban
context whilst Whitchurch retains a more rural village character. A development which connects the two areas together
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would fundamentally change the character of the area.
There are a number of Tree Preservation Orders within and around the site which will need to be preserved and appropriate
buffers provided. Buildings should be located a suitable distance away from existing tree corridors to avoid the over-shading
of nearby properties and the risk of falling mature trees.
There is a Site of Special Scientific Interest within 1.5km of the site (Grenfoen Wood and West Down), an Other Site of
Wildlife Interest within 600m of the site (Whitchurch Down (W)) and a number of Unconfirmed Wildlife Sites within 850m of
the site.
A recent extended Phase 1 Habitat Survey (December 2014) has been carried out independently. The survey identified a
number of ecological features which require further investigation and made a number of recommendations which will need to
be addressed as part of any application for development.
The Tiddy Brook runs along the western and southern boundaries of the site and feeds directly into the River Tavy. The
water quality in both the Tavy Catchment is being monitored particularly in relation to shell fisheries and levels of phosphates
and nitrates. The River Tavy flows into the Tamar Estuary which is a designated Special Area of Conservation. Appropriate
mitigation in the form of sustainable drainage systems and other alleviation measures will be required as necessary to
ensure that there is no impact on this European designation. If proposals for development of this site are progressed then
relevant Habitat Regulation Assessments and Strategic Environmental Assessments will be required.
The site is within a critical drainage area which is classified in national planning policy as an area of potential flood risk. Part
of the southernmost field including the access to the site is within flood zones 2 and 3. As such, there are on-site flood
constraints which will need to be overcome in order to make development acceptable. As part of a recent planning
application, the promoters of the site has demonstrated that the site can be made safe, as well as providing betterment to
the flood issues experienced to date. As with all sites in areas of flood risk, the site will need to be considered as part of a
sequential assessment. Significant concerns have previously been raised by the Environment Agency regarding possible run
off into the Tiddy Brook. However, the promoters of the site believe that this problem can be alleviated by putting in
attenuation systems to mitigate for both onsite and offsite flooding. Further information is provided in the sequential
assessment in Section 5 of this SA addendum.
The public foul drainage network will require investigation to establish the extent and cost of any improvements deemed
necessary to accommodate the development.
The land is not high quality agricultural land (Grade 3).
Due to the various constraints that have been identified in relation to flood risk, the requirement for a reserved area of land
for the possible future expansion of Whitchuch Primary School and the need to create a strong landscape corridor, the
developable area will be limited resulting in concerns that development in this location would not make the most efficient use
of land.
No constraints relating to contamination or environmental health have been identified at this stage but further assessment
may be required
The site is not within an Air Quality Management Area and benefits from good access to facilities and bus routes which
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should help minimise the use of the private car.
Anderton Mine is nearby with possible contamination issues, particularly heavy metals. Surveys have identified that these
are present on the site and appropriate remediation will be required.
There is potential for archaeological remains. A full geo-physical survey has been undertaken as part of a previous planning
application which identified a capped mine shaft and filled in sett as features of the World Heritage Site. These will need to
be retained within an area of open space and appropriately fenced in.
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NB: SA2, SA11, SA14 are more detailed objectives which cannot be fully assessed at this stage.
Conclusion
This site is well connected to existing development and benefits from being in an excellent location for access to bus routes, local services
provided in Whitchurch, edge of town supermarkets and local areas of public open space. The location of the site would provide residents with
good opportunities to embrace healthy, active and sociable lifestyles. Furthermore, the site could provide an opportunity to allow Whitchurch
Primary School to expand should it wish to do so, and could also provide a dedicated area for cycle-related car parking and reduce the impact on
the amenity of residents on the existing Tiddy Brook estate.
A key concern with the site relates to the loss of green space between Tavistock and Whitchurch and the historical separation of these two
settlements. The need to maintain a strategic landscape buffer was highlighted in the Inspector’s Report into the 2005 Local Plan which stated
that “there is no dispute that a green buffer should be provided on the rising land between the river and the rear of the properties in Whitchurch”.
This view was reinforced by the decision on a recent planning application for the development of the site which included the loss of the green
space as a reason for refusal.
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The flood plain, the requirement for a reserved area of land for the possible future expansion of Whitchuch Primary School, and the need to
create a strong landscape corridor will limit the developable area and reduce the amount of homes that can be accommodated to around 75. This
would not result in the most efficient use of land. However, this needs to be balanced against other benefits that the site provides, particularly in
relation to its location which provides good access to key services and transport routes.
Both the access and a reasonable proportion of the site are within flood zones 2 and 3 meaning that the amount of developable area is limited in
order to avoid development in high risk areas. These specific constraints need to be addressed separately through a Sequential Test which
steers new development to areas with the lowest probability of flooding .The Sequential Test requires that any sites which have been identified
as being in flood risk are assessed to identify firstly whether the development of the site is necessary (i.e. that there are no other sites in areas of
lesser flood risk which could accommodate the identified housing need) and, secondly, if no other suitable sites are available, whether
appropriate mitigation measures can be put in place to make the development safe from flood risk. There are a number of sites within Tavistock
which are classed as being at risk of flooding and therefore a Sequential Test is included in Section 5 of this addendum.
During consultation on the site options in December 2014, various objections were raised in relation to the possible development of land at
Anderton Lane. These were primarily on the basis of:
 Part of the site is within an area of flood risk;
 The site is a major local landscape asset and an attractive valley, the last left along Anderton lane;
 The historic and rural character of Whitchurch should be preserved and development would create a final link with the settlement of
Tavistock;
 There is a mineshaft on the site with possible land stability issues; and
 Impact on traffic within the wider vicinity of Whitchurch Road.
Opportunities to mitigate for the potential minor negative effects identified include:








Retention and reinforcement of existing tree cover and provision of a strategic landscape corridor;
Flood mitigation measures;
Implementation of sustainable drainage system;
Buffer zone to protect Tree Preservation Orders;
Upgrades to the public foul drainage network as necessary;
Contamination remediation;
Safeguarding of land for possible future expansion of Whitchurch Primary School;
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Net gains to biodiversity through the promotion, restoration and recreation of priority habitats, ecological networks and the protection and
recovery of legally protected and priority species populations;
Conservation and protection of World Heritage Site features; and
Use of design principles consistent with the Council’s guidance on materials, density, layout and landscaping and reflect the character of
development in the surrounding area.

Further assessments required include:


Habitats Regulation Assessment/Strategic Environmental Assessment.
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f) Option 6: Brook Farm
Site Commentary
SA Theme
Commentary
Our
• The site is located on the outskirts of the town in a more typically rural environment. The area is characterised by low scale,
Communities
low density development and any further proposals would need to reflect an appropriate scale, density and design to blend
in with its surroundings.
• Although located on a rural lane going out of the town, the site is well related to nearby properties and key facilities within the
town.
Our Homes
• The site would be capable of accommodating around 20 homes, depending on the density that might be appropriate for the
site. There have been no major constraints identified which might result in viability issues and potentially compromise the
delivery of affordable housing on the site.
Our
• The site is not proposed to deliver employment in itself but is in a location which would support sustainable connections to
Economy
places of work. Tavistock is a key centre for economic, retail, cultural and leisure activity in the Borough and the site is well
located for access to the facilities, businesses and employers available in the town. The site is particularly well related to
existing edge of town employment areas and future planned areas of employment along Plymouth Road.
Our
• The site is in an excellent location for access to the town's main supermarkets, employment areas and main bus routes
Wellbeing
along Plymouth Road. It is on a level walk to the town centre which has benefits for those with mobility issues.
• There is limited opportunity for safe pedestrian access to the entrance to Brook Lane but beyond this point there are good
pedestrian links to the town centre. It is within easy reach of the National Cycle Network 27 which links the area to Tavistock
College, the canal towpath and towards Grenofen, all of which encourage easy access to opportunities for healthy lifestyles.
• Vehicle access is achievable but the suitability of Brook Lane to accommodate additional traffic above the level proposed
needs further consideration.
Our Nature
• The area is very rural in nature, characterised by low density development and rural farmsteads. There are natural field
boundaries which contain this site and which provide natural edges to additional development in this area.
• The site is in close proximity to the Tamar Valley Area of Outstanding Natural Beauty but the area proposed is well screened
and if well designed could blend in with its surroundings to be read in the context of existing development.
• There are Tree Preservation Orders on the road frontage which would need to be retained as part of any development.
Buildings should be located a suitable distance away from existing tree corridors to avoid the over-shading of nearby
properties and the risk of falling mature trees.
• There is a County Wildlife Site within 400m of the site (Brook Mill Marsh) and two Unconfirmed Wildlife Sites within 500m of
the site.
• A recent extended Phase 1 Habitat Survey (December 2014) has been carried out independently. The survey identified a
number of ecological features but did not identify any major ecological issues within the site boundary.
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• There are no watercourses on the site although a watercourse runs parallel to the site beyond its western boundary. The
water quality in both the Tavy Catchment is being monitored particularly in relation to shell fisheries and levels of phosphates
and nitrates. The River Tavy flows into the Tamar Estuary which is a designated Special Area of Conservation. Appropriate
mitigation in the form of sustainable drainage systems will be required as necessary to ensure that there is no impact on this
European designation. If proposals for development of this site are progressed then relevant Habitat Regulation
Assessments and Strategic Environmental Assessments will be required.
• The site is within a critical drainage area which is classified in national planning policy as an area of potential flood risk. The
site has been considered as part of a sequential assessment (see Section 5). This classification does not rule out
development but more stringent surface water drainage design standards are applied in such locations. The sequential
assessment in Section 5 notes that the constraints of the site can be addressed through the application of appropriate
design and engineered solutions.
• The public foul drainage network will require investigation to establish the extent and cost of any improvements deemed
necessary to accommodate the development.
• The land is not high quality agricultural land (Grade 3).
• The site is close to East Wheal Crebor Copper Mine with possible contamination issues and relevant assessments will be
required to identify whether any mitigation is needed.
• The site is not within an Air Quality Management Area
• There is potential for archaeological remains so mitigation through appropriate assessment will be required.
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NB: SA2, SA11, SA14 are more detailed objectives which cannot be fully assessed at this stage.
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Conclusion
The site at Brook Farm has potential to accommodate around 20 homes. There is unlikely to be the opportunity for a larger area to be developed
due to the potential impact on the character of the surrounding area and the Tamar Valley Area of Outstanding Natural Beauty (AONB) if
development extends beyond the natural boundaries of the site, and the capacity of Brook Lane to accommodate higher levels of development.
Despite being situated along a rural lane on the outskirts of the town, the site benefits from being well connected to the main bus routes and a
number of key facilities along Plymouth Road. A safe, level footway from the entrance to Brook Lane provides excellent access to the
supermarkets, Tavistock College, Tavistock Community Primary School, the Meadows, and beyond to the town centre . Opportunities to improve
safe pedestrian access between the site and existing footways should be explored and considered as part of any development proposal.
The site is well screened and any potential for impacts on the nearby boundary of the AONB are likely to be limited as a result. The existing
strong landscape boundaries should be retained to ensure that this remains the case. A design-led approach to any development will also help to
minimise any adverse impacts.
Overall, the site presents an opportunity for a low impact, small scale development in a well connected location.
During consultation on the site options in December 2014, various objections were raised in relation to the possible development of land at Brook
Farm. These were primarily on the basis of:
 The lane is used by pedestrians/ramblers but there is no pavement for them to walk on;
 The development could lead to an increase in traffic which will be too dangerous for the lane; and
 The site is near to the AONB and natural screening has already been reduced so development is likely to have an impact on this
landscape.
Opportunities to mitigate for the potential minor negative effects identified include:
 Retention and reinforcement of existing tree cover and landscape boundaries;
 Implementation of sustainable drainage system;
 Sensitive design and layout to reflect character of surrounding rural area;
 Exploring potential for safe pedestrian access between the site and existing footways;
 Buffer zone to protect Tree Preservation Orders;
 Upgrades to the public foul drainage network as necessary; and
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Use of design principles consistent with the Council’s guidance on materials, density, layout and landscaping and reflect the character of
development in the surrounding area.

Further assessments required include:
 Habitats Regulation Assessment/Strategic Environmental Assessment;
 Relevant transport assessments to assess capacity of the roundabout at the junction of Brook Lane and Plymouth to accommodate
development;
 Archaeological survey; and
 Contamination assessment.
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g) Option 7: Callington Road South
Site Commentary
SA Theme
Commentary
Our
• The site is very well related to the existing allocation on Callington Road (SP23A) where development will include a mix of
Communities
uses including homes, a primary school, play facilities, local shop and a railway station connecting the town by rail to
Plymouth. The site offers residents a location which would be both physically connected to other homes, facilities located
within SP23A and the rest of the town.
Our Homes
• The site would be capable of accommodating around 115 homes, depending on the need for appropriate landscaping to
mitigate for any impacts on landscape character (both in relation to the Tamar Valley Area of Outstanding Natural Beauty
and wider landscape views from the ridgeline) and on the capacity of Callington Road to accommodate additional traffic
volumes. However, there have been no major constraints identified which might result in viability issues and potentially
compromise the delivery of affordable housing on the site.
• The site would not be developable until all of SP23A is built to ensure the full provision of local facilities and footway
connections into the town required as part of the allocation are in place. An alternative access from the north west of the site
could be achieved to bring this site forward in advance of SP23A but this would create a development that is detached from
the existing built up area without sustainable links to the rest of the town and elsewhere.
Our
• The site is not proposed to deliver employment in itself but is in a location which would support sustainable connections to
Economy
places of work, particularly into the centre of Plymouth via the planned reinstated railway. Tavistock is a key centre for
economic, retail, cultural and leisure activity in the Borough and the site is well located for access to the facilities, businesses
and employers available in the town.
Our
• The site is well related to new services to be provided on SP23A, such as the primary school, play facilities and the shop.
Wellbeing
Once the planned footways are in place, the site will also be well connected to Tavistock College, main bus routes along
Plymouth Road, the Meadows and the town centre via the Canal towpath. There is a relatively steep hill between the site
and the Canal towpath which may make walking and cycling less attractive and which may present difficulties for those with
mobility issues.
• Development in this location could help to consolidate the facilities provided as part of the planned development and would
provide an opportunity for those living there to access them and enjoy them easily.
• The edge of town supermarkets can be accessed via the National Cycle Network 27 which links to the Canal towpath.
• The planned railway line and planned bus stops within SP23A will provide opportunities for residents to make the best use of
public transport.
• Vehicle access is acceptable in principle which will need to be achieved via SP23A. However, there are concerns about the
capacity of the wider road network along Callington Road to accommodate additional volumes of traffic as a result of further
development. A series of junction improvements will be carried out to the Drake Store’s, Drake Statue and Pixon Lane
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roundabouts as part of the planned development which will provide sufficient capacity to accommodate around 750 homes.
SP23A is expected to deliver around 635 homes with the remainder of the 750 requirement being delivered on SP23B (see
Figure 1). This would mean that there is likely to be some capacity to accommodate the additional 115 homes suggested
within this option. Relevant transport assessments will need updating and reviewing to confirm whether this remains the
case.
The site has the potential to offset some of the potential traffic impacts on Callington Road through use of the railway which
is in close proximity to the site.
The northern part of the site sits on the ridgeline. This area is very visible in surrounding views, particularly to and from the
Dartmoor National Park, and development should be avoided on this high ground. The site also borders the Tamar Valley
Area of Outstanding Natural Beauty to the south and an appropriate buffer would be required. Both of these constraints will
reduce the yield.
There is a Local Nature Reserve within 250m of the site (Tavistock Viaduct Walk), a County Wildlife Site within 20m of the
site (Brook Mill Marsh), a County Wildlife Site within 1km of the site (Tor Marsh) and a number of Unconfirmed Wildlife Sites
within 850m of the site boundary.
A recent extended Phase 1 Habitat Survey (December 2014) has been carried out independently. The survey identified a
number of ecological features which require further investigation and made a number of recommendations which will need to
be addressed as part of any application for development.
There are a number of Tree Preservation Orders to be proposed within SP23A which would need to be retained as part of
any development. Buildings should be located a suitable distance away from existing tree corridors to avoid the over-shading
of nearby properties and the risk of falling mature trees.
There are no watercourses on the site although the site will drain into the Canal which feeds directly into the River Tavy. The
water quality in both the Tavy Catchment is being monitored particularly in relation to shell fisheries and levels of phosphates
and nitrates. The River Tavy flows into the Tamar Estuary which is a designated Special Area of Conservation. Appropriate
mitigation in the form of sustainable drainage systems will be required as necessary to ensure that there is no impact on this
European designation. If proposals for development of this site are progressed then relevant Habitat Regulation
Assessments and Strategic Environmental Assessments will be required.
The site is within flood zone 1 which means that the area is at the lowest risk of flooding.
The public foul drainage network will require investigation to establish the extent and cost of any improvements deemed
necessary to accommodate the development.
The land is not high quality agricultural land (Grade 3).
Due to the constraints that have been identified in relation to the need to avoid development on the ridgeline and directly
adjacent to the Tamar Valley Area of Outstanding Natural Beauty, and as a result of the capacity of Callington Road to
accommodate higher levels of development, the developable area will be limited resulting in concerns that development in
this location would not make the most efficient use of land.
The site has possible contamination and stability issues from former mining in Crowndale mine and relevant assessments
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will be required to identify whether any mitigation is needed.
• The site is not within an Air Quality Management Area
• The site is located nearby to the Canal which is an Outstanding Universal Value feature of the World Heritage Site and the
cumulative impact of large scale development within close proximity to it could have a negative effect. However, appropriate
mitigation measures have been undertaken as part of the planned development of SP23A to ensure any negative effects are
appropriately addressed. A design-led scheme for both the allocated site and any further development in this area will be
required to ensure that there are no negative effects on this feature.
• There is potential for archaeological remains so mitigation through appropriate assessment will be required.
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NB: SA2, SA11, SA14 are more detailed objectives which cannot be fully assessed at this stage.
Conclusion
An assessment of this site needs to be considered in the context of the proposed development at SP23A as the development of this site is
dependent on the allocation being developed in full. As such, this can only be considered as a longer-term option for development in the town.
Once SP23A has been developed and the planned facilities, railway and pedestrian footways are in place, there is an opportunity for further
development in a location which can benefit from good access to key services and public transport connections.
As with the planned allocation, there are some constraints relating to potential minor negative effects on the landscape, particularly in relation to
long views towards Dartmoor National Park and on the adjoining Tamar Valley Area of Outstanding Natural Beauty. The need to provide
appropriate buffers will reduce the developable area and would not result in the most efficient use of land. However, this needs to be balanced
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against other benefits that the site provides, particularly in relation to its location which would help to consolidate the facilities, transport
connections and pedestrian links planned as part of the SP23A development.
There are particular concerns relating to the capacity of Callington Road and the junctions along Plymouth Road to accommodate further
development in this area and up to date transport assessments will be required to support any progression of this site as an option for
development. However, based on the current evidence and the planned junction improvements that will be implemented as part of the
development of SP23A, it is likely that the site could accommodate somewhere in the region of 115 homes if the allocated site is developed for
no more than 635 homes.
The promoters of the site have commented that the site could be extended to include a wider area to the west of the allocation which would
increase the capacity of the site to accommodate more than the 115 dwellings currently indicated and would provide a direct access into the site
without needing to go through the existing allocation. The additional land would also provide opportunities for public green space, allotments and
green infrastructure. However, this option has previously been considered through the Land Availability Assessment which concluded that due to
significant constraints relating to impact on landscape character and gateway entrance into the town, the site is not considered to have potential
for development at this time.
During consultation on the site options in December 2014, no comments were received in relation to the development of land at Callington Road.
Opportunities to mitigate for the potential minor negative effects identified include:
 Retention and reinforcement of existing tree cover and landscape boundaries;
 Implementation of sustainable drainage system;
 Providing key connections to planned facilities within SP23A, the railway station and pedestrian links;
 Buffer zone to protect Tree Preservation Orders;
 Net gains to biodiversity through the promotion, restoration and recreation of priority habitats, ecological networks and the protection and
recovery of legally protected and priority species populations;
 Upgrades to the public foul drainage network as necessary; and
 Use of design principles consistent with the Council’s guidance on materials, density, layout and landscaping and reflect the character of
development in the surrounding area and conserve the Outstanding Universal Value of the Canal.
Further assessments required include:
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Updates to relevant transport assessments to assess capacity of Callington Road and Plymouth Road junctions to accommodate
development;
Habitats Regulation Assessment/Strategic Environmental Assessment;
Assessment of potential impacts on Outstanding Universal Value of key features and setting of the World Heritage Site
Archaeological survey; and
Contamination assessment.
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h) Option 8: Cattle Market (North and South)
This option is split across two different sites which are separated by Pixon Lane and are on different levels. For the purposes of this SA, they
have been assessed under two different headings: ‘Cattle Market North’ and ‘Cattle Market South’. The site commentary discusses the sites
together but a separate Sustainability Appraisal Scoring Objectives table has been recorded for each site individually.
Site Commentary
SA Theme
Commentary
Our
• Both sites are located within an edge of town centre location and benefits from being within very close proximity to the town
Communities
centre and the facilities it provides.
• The Cattle Market North site is surrounded by other homes and fairly low impact uses. This site offers residents a location
which would be both physically connected to other homes and facilities in the town.
• The Cattle Market South site is in a less attractive location for new residential development as it is surrounded by some
higher impact uses, including a pub, garage, kitchen and bathroom show home and community hall.
Our Homes
• The Cattle Market North site would be capable of accommodating around 25 homes. As a brownfield site, there may be
clean-up requirements which might result in viability issues and potentially compromise the delivery of affordable housing on
the site.
• The Cattle Market South site is surrounded by a range of industrial, commercial and employment uses which will affect the
types of uses which could be accommodated here and, as such, the potential for new homes on this site is very limited.
However, there may be some scope for live-work units if these were compatible as part of a comprehensive mixed-use
redevelopment.
Our
• The sites are currently in use for a cattle market and associated parking but are only in use for this purpose for part of the
Economy
week. As such, the sites currently support an employment use. The redevelopment of the sites for housing or other uses
could therefore result in a loss of employment land in the town. However, there may be opportunities to relocate the cattle
market to a more fit for purpose location and redevelop the sites for a mix of uses, including employment, which could make
better use of the land.
• The sites are in a location which would support sustainable connections to places of work, particularly into Tavistock town
centre and for the main bus routes on Plymouth Road. Tavistock is a key centre for economic, retail, cultural and leisure
activity in the Borough and the site is well located for access to the facilities, businesses and employers available in the
town.
Our
• The town centre is the nearest service destination to the sites where there is a range of services and facilities, including St
Wellbeing
Rumon’s Infant School, a supermarket, post office, health facilities, banks, the Meadows and a variety of shops, restaurants
and pubs. It is also in close proximity to St. Peter’s Junior School.
• The Cattle Market North site rises only moderately from the town which means that walking and cycling could still be an
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attractive option for those without mobility issues.
The Cattle Market South site is accessible via a safe, level walk through the Meadows to the town centre.
Vehicle access to both sites is acceptable in principle. However, there are concerns about the junction onto Whitchurch
Road from Pixon Lane and opportunities to improve this junction and use Pixon Lane more effectively as part of a town-wide
traffic management scheme should be considered.
Both sites are very well related to the Meadows which will encourage easy access to opportunities for healthy lifestyles.
The sites are both brownfield with existing buildings on them. Subject to appropriate design, there is therefore unlikely to be
any potential for negative effects on the landscape.
There is a Local Nature Reserve within 800m of the site (Tavistock Viaduct Walk), a County Wildlife Site within 900m of the
site (Brook Mill Marsh), an Other Site of Wildlife Interest within 600m of the site (Whitchurch Down (W)) and two Unconfirmed
Wildlife Sites within 850m of the site.
A recent extended Phase 1 Habitat Survey (December 2014) has been carried out independently. The survey identified a
number of ecological features but did not identify any major ecological issues within the site boundary.
There are no watercourses on the sites.
The sites are within flood zone 1 which means that the area is at the lowest risk of flooding.
The public foul drainage network will require investigation to establish the extent and cost of any improvements deemed
necessary to accommodate the development.
Both sites are brownfield and a positive redevelopment of them for a mix of uses could result in an efficient use of previously
developed land.
The sites are adjacent to a former railway line and coal storage depot with possible contamination issues. Relevant
assessments will be required.
The site is not within an Air Quality Management Area.
There are no adjoining heritage assets and no potential for archaeological remains have been identified at this stage. Further
assessments should be undertaken and mitigation through appropriate assessment will be required if necessary.
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NB: SA2, SA11, SA14 are more detailed objectives which cannot be fully assessed at this stage.
Conclusion
Both sites are in excellent locations for access to the town centre, key facilities and main bus routes. Being located close to the town centre they
benefit from being surrounded by other homes and open spaces which will enable residents to enjoy healthy and active lifestyles.
Whilst the Cattle Market North site has a lot of potential to be redeveloped for housing, there is much less potential with the Cattle Market South
site by virtue of its adjoining uses which include both commercial and industrial industries. However, some homes as part of a mixed use
development, such as live-work units, may be compatible with a comprehensive redevelopment of the site.
The greatest constraint with the redevelopment of these sites is the need to identify whether there is a continuing desire for the cattle market to
be located in the centre of the town and or/ whether it is viable to consider relocating the cattle market to an edge or out of town location. It is
important for the town and the local economy that a cattle market facility is provided and therefore further work will be required to understand the
implications and opportunities around the redevelopment of this site in more detail if this option is to be pursued.
During consultation on the site options in December 2014, there were some concerns raised in relation to the possible development of land at the
Cattle Market due to the potential loss of the cattle market if this site were to be redeveloped for other uses. The cattle market is an important
asset bringing income into the local economy. However, there was also some support for the redevelopment of the cattle market as it is a
brownfield site in a central location.
Opportunities to mitigate for the potential minor negative effects identified include:
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Assessment of opportunities to improve the Whitchurch Road/Pixon Lane junction and use of Pixon Lane more effectively as part of a
town-wide traffic management scheme;
Upgrades to the public foul drainage network as necessary; and
Use of design principles consistent with the Council’s guidance on materials, density, layout and landscaping and reflect the character of
development in the surrounding area and conserve the Outstanding Universal Value of the Canal.

Further assessments required include:
 Option appraisal for future continuation and relocation of cattle market;
 Archaeological survey; and
 Contamination assessment.
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5) The assessment of flood risk in the Sustainability Appraisal process
As part of the preparation of plans and the allocation of sites for development, Local Authorities should demonstrate that they have considered a
range of options in the site selection process. This should be informed by the Strategic Flood Risk Assessment for the area which models local
flood risks and provides information on the depth and severity of the potential flooding issues in certain areas.
The National Planning Practice Guidance recommends that an assessment of flood risk should ideally be undertaken as part of the sustainability
appraisal:
“A local planning authority should demonstrate through evidence that it has considered a range of options in the site allocation process, using the
Strategic Flood Risk Assessment to apply the Sequential Test and the Exception Test where necessary. This can be undertaken directly or,
ideally, as part of the sustainability appraisal. Where other sustainability criteria outweigh flood risk issues, the decision making process should
be transparent with reasoned justifications for any decision to allocate land in areas at high flood risk in the sustainability appraisal report”
(Paragraph: 001 Reference ID: 7-001-20140306).
In accordance with the guidance, this document therefore combines both the Sustainability Appraisal process and the Sequential Test.
What is a Sequential Test?
The sequential test is the process used to describe the assessment of sites in respect of their likelihood of flooding. As far as is reasonably
possible, development should be located where the risk of flooding (from all sources) is lowest and avoiding areas where there is a higher risk.
When is a Sequential Test required?
A sequential test can be required at both the plan making stage (i.e. when considering sites to allocate for development) and when an application
for development is proposed in an area of flood risk. Areas at risk of flooding are defined by the National Planning Policy Framework as:



For fluvial (river) and sea flooding, this is principally land within Flood Zones 2 and 3; and
Areas within Flood Zone 1 which the Environment Agency has notified the local planning authority as having critical drainage problems.
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What is the process for applying a sequential test?
The starting point when considering sites for allocation is to identify whether new development can be identified in Flood Zone 1 (i.e. areas at the
lowest risk of flooding). Should suitable sites at a lower risk of flooding not be available, the ‘Exception Test’ is then applied to demonstrate and
ensure that flood risk to people and property will be managed satisfactorily.
National Planning Practice Guidance states that in order to increase the possibilities of accommodating development which is not exposed to
flood risk, the Sequential Test should be applied to the whole local planning authority area (i.e. the whole of West Devon outside of the Dartmoor
National Park).
For the purposes of the current plan making process, it is considered that this area of search is likely to be too wide and would not enable the
Council to address the specific development requirements that have been identified within the Tavistock area. In the first instance the sequential
test will therefore be applied to the parish of Tavistock. If in the event that no suitable sites can be identified as being available within the parish
of Tavistock and that the Exception Test cannot demonstrate that flood risk can be satisfactorily dealt with then the area of search for
consideration will be widened to consider sites outside of the parish.
What are the specific flood risk issues in Tavistock?
The Council has prepared a Strategic Flood Risk Assessment which has been developed in close consultation with the Environment Agency. It
provides a robust and transparent evidence base for the development of flooding related policy, and the allocation of sites for future housing and
employment uses.
Some of the rivers that affect the Borough flow into, or from, adjoining authorities within Devon and Cornwall as well as into, or from,
environmental designations. Future development within the Borough, if not carefully managed, can influence the risk of flooding posed to
residents within neighbouring areas and protected sites.
The main sources of flooding within West Devon are from surface water run off from land and fluvial sources. The following table summarises the
key flood risk issues in relation to each site option:
Site Option

Flood Risk Information

Recommendation

Option 1 - New
Launceston Road

Site is within Flood Zone 1.
The site is within a critical drainage area which is

Site investigation of the land adjacent to New Launceston Road
would be required to inform development proposals. Percolation
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classified in national planning policy as an area of
potential flood risk. This classification does not rule
out development but more stringent surface water
drainage design standards are applied in such
locations.

rates are likely to be variable, but there is an opportunity to
attenuate surface water flows from the developed site and
discharge to an adjacent ordinary watercourse. The rate of
discharge would be no greater than the 1 in 10 year Greenfield
run off rate. Any future development in the vicinity of this
location should be subject to extensive ground investigation and
groundwater level monitoring for a period of at least 12 months
before the commencement of development.
The Environment Agency has made the following comments in
relation to this site:
The SA correctly notes that the site is located within a Critical
Drainage Area and that site layout and design will need to be
carefully considered to ensure an appropriate surface water
drainage scheme is delivered.

Option 2 - Mount
Kelly

Site is within Flood Zone 1.

The site itself is within the low risk Flood Zone 1. However, the
Environment Agency has commented that consideration should
also be given to the risk of the site being cut off as a result of
access roads to the site being impacted during severe flooding
events.

Option 3 - Green
Lane
Option 4 - St
Andrews Road

Site is within Flood Zone 1.

No recommendations in relation to flood risk.

Site is within Flood Zone 1.
The site is within a critical drainage area which is
classified in national planning policy as an area of
potential flood risk. This classification does not rule
out development but more stringent surface water

Significant concerns have previously been raised by the
Borough Engineer and Environment Agency regarding possible
run off into the Tiddy Brook. Properties downstream of the site
are at risk of flooding from the Tiddy Brook, which responds
quickly to rainfall. Downstream areas have also suffered from
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drainage design standards are applied in such
locations.
The Tiddy Brook (classed as a main river) joins the
Tavy just downstream of the town centre. The upper
reaches of the Tiddy Brook originate on Whitchurch
Down. Surface water run off issues have been
experienced by properties at several locations along
the Tiddy Brook. These issues are intensified by the
topography of the landscape.

surface water run off from adjacent land. Bridging of the Tiddy
Brook is likely to provide vehicular access to the proposed site
and so careful consideration must be made to ensure that any
bridging works do not create further obstructions of the
watercourse. Percolation tests undertaken previously were
found to fail and so infiltration systems are unacceptable.
Surface water discharges from the developed site would require
attenuation and controlled discharge to the Tiddy Brook. The
development site has a steep gradient which will make the
implementation of an attenuated surface water drainage system
problematic. Achieving flood protection for nearby properties
would require works on third party land. The implementation of
flood defence/mitigation works and the implementation of a
robust surface water drainage system which takes into account
the gradient of the site are therefore likely to be problematic.
The site layout will need to be considered very carefully to
reduce surface water run-off and to manage potential flood flow
routes.
The Environment Agency has made the following comments in
relation to this site:
The SA correctly notes that the site is located within a Critical
Drainage Area and that site layout and design will need to be
carefully considered to ensure an appropriate surface water
drainage scheme is delivered. However, a tributary of the Tiddy
Brook runs along the southern boundary of the site which gives
rise to flood risk issues on the access to site. It should be noted
that a Flood Risk Assessment (FRA) has previously been
prepared for this site to support a planning application.
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Option 5 - Anderton
Lane

Site is partly within Flood Zones 2 and 3, including
access which means that it is in a area at risk of
flooding.
The Tiddy Brook (classed as a main river) joins the
Tavy just downstream of the town centre. There is a
history of flooding from the Tiddy Brook, sections of
which are culverted. The culverts were improved in
the late 1980’s in response to flooding of the
Bishopsmead housing estate around Oak Road in
1986. The Tiddy Brook follows a course along the
western boundary of the site option at Anderton Lane
and approximately a third of the site, including its
access, lies within flood zones 2 and 3 of this
watercourse.
The site is also within a critical drainage area which is
classified in national planning policy as an area of
potential flood risk. This classification does not rule
out development but more stringent surface water
drainage design standards are applied in such
locations.

The potential for flooding on this site is greater than the other
options considered due to the presence of the Tiddy Brook and
its associated flood plains. Whilst the promoters of the site have
demonstrated that the site can be made safe, as well as
providing betterment to the flood issues experienced to date, the
guidance is clear that sites with a greater risk of flooding should
only be considered where other suitable sites at a lower risk of
flooding are not available. It is only at this point that the
exception test should then be applied. As there are other sites
which have been identified through this process as being
available and with a lower risk of flooding, it is recommended
that this site should not be considered as an allocation at this
time.
The Environment Agency has made the following comments in
relation to this site:
The SA correctly notes that the site is located within Flood
Zones 3 (high risk) and 2 (medium risk) as well as being within a
Critical Drainage Area. A good Flood Risk Assessment has
already been prepared to recent support a planning application
for this site. As noted in the SA it will be necessary for the Local
Planning Authority to apply the flood risk Sequential Test to
ensure that inappropriate development is directed away from the
highest risk areas.
Were this site developed we would advise that development
should provide on-site proposals that will enhance the value of
watercourse while preventing detrimental impacts from run-off
quality or quantity. We would advocate a sufficiently sized buffer
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which will allow the watercourse to meander its own natural
route.
The Tiddy Brook has brown trout, sea trout, eels and bullhead.
We would like to see any development supported with ways to
improve fish passage as this watercourse has been severely
impacted through modification in recent years.
Option 6 - Brook
Farm

Site is within Flood Zone 1.
The site is within a critical drainage area which is
classified in national planning policy as an area of
potential flood risk. This classification does not rule
out development but more stringent surface water
drainage design standards are applied in such
locations.

Option 7 - Callington Site is within Flood Zone 1.
Road South
Option 8 - Cattle
Site is within Flood Zone 1.
Market

48 Tavistock Site Options Sustainability Appraisal – February 2015

Much of the site is elevated above the River Tavy, but areas
immediately adjacent to the river fall into Flood Zones 2 and 3.
Development should be directed entirely towards Flood Zone 1.
Consideration must be given to surface water run off from the
site. Ground investigations in the area found that percolation
rates were variable and in some cases poor. There is potential
for an attenuated surface water discharge from any future
development. This would require a controlled discharge to a rate
no greater than the 1 in 10 year Greenfield run off rate or rate
agreed with the Environment Agency, whichever is the lesser.
No recommendations in relation to flood risk.
No recommendations in relation to flood risk.

6) Conclusions and Recommendations
Of the 8 sites assessed as possible options for development in Tavistock, four are in areas at the lowest risk of flooding, three lie within critical
drainage areas with localised flooding issues and one sits partly within an area of higher flood risk (zones 2 and 3), including its access.
The sequential test requires that new development is located in areas with the lowest probability of flooding. The four sites with the lowest
probability of flooding are:





Option 2 - Mount Kelly
Option 3 – Green Lane
Option 7 – Callington Road South
Option 8 – Cattle Market

However, the guidance also requires flood risk to be assessed against other sustainability criteria. The following table considers these sites in
relation to the other factors that have been identified in the rest of the sustainability appraisal process in order to assess whether these sites
provide the best options for development in Tavistock overall.
Site Option

Conclusions and Recommendation

Option 2 - Mount Kelly

The site is well connected to pedestrian and cycle routes. Although it is some distance out of town, it is one of
only a few sites which offers a level walk to the town centre. A regular bus service to Plymouth and
Okehampton passes the site. There is currently no bus stop along this stretch of the A386 but there is potential
to provide one which would have benefits both for new and existing residents in this area.
The site is close to a number of listed buildings within the Mount Kelly College estate. However, the lower field
is well screened from the listed buildings and there is not anticipated to be a significant negative impact on
these heritage assets.
Although there are air quality management issues along Dolvin Road, the scale of development proposed and
opportunities to minimise the use of the private car are unlikely to result in any notable negative effects.
The site is at a low risk of flooding and overall presents an opportunity for a low impact, small scale
development in a well connected location. It is recommended that the site is proposed as an allocation for the
development of around 15 homes to provide homes in Tavistock in the short term.

Option 3 – Green Lane

Development of land at Green Lane would be reasonably well connected to the town centre but the site is
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separated by a steep hill which will limit the attractiveness of walking and cycling, and is likely to pose
difficulties for people with mobility issues. There are other more level walking routes to the town centre and
other town facilities but distances are longer.
Many concerns have been raised by local residents about pedestrian and vehicle safety in the area. Green
Lane and Violet Lane are predominantly single track lanes and have been known to have safety issues in
adverse weather conditions. Whilst there is the potential to improve the roads to some extent through an
appropriate design and widening of parts of the site, this would change the rural character of the lanes and
would be subject to viability. It may be difficult to secure such improvements with the quantum of development
proposed for the site.
There are air quality issues on Dolvin Road which may be exacerbated by further development in this location.
The site is sensitive to nearby heritage assets and wider landscape impacts on the Dartmoor National Park.
Further development in such close proximity to the boundary of the National Park is also likely to encourage
greater numbers to recreate on the open moorland. Whilst this is positive in the sense that it will help to
promote healthy and active lifestyles, it will increase use of the Dartmoor Special Area of Conservation (SAC)
which is a European designated site and has high levels of protection.
Overall, the key constraints identified in relation to this site are:
 vehicle access in respect of narrow lanes leading to and from the site;
 location in respect of distance and topography from the town centre;
 air quality issues on Dolvin Road;
 impact on nearby heritage assets; and
 proximity to the Dartmoor SAC.
It is anticipated that the constraints could be mitigated to some extent through the widening of access roads,
improved bus routes to the area, on site play facilities and appropriate landscape buffering. However, the scale
of development which could be accommodated is unlikely to generate sufficient funds to achieve a viable
development and, in particular, to provide the critical mass necessary to improve bus services in the locality. As
a result of the constraints identified, it is considered that although the site is at a low risk of flooding, it has
demonstrated less sustainability credentials than other site options which have been assessed and is therefore
not recommended as an allocation for the short or medium term.
Option 7 – Callington Road There are various benefits to the development of this site when considered alongside the development of the
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South

Option 8 – Cattle Market
(North and South)

existing allocation at SP23A (to be replaced by OP9). Further development in this location could take
advantage of new community facilities being provided in this area (e.g. primary school, convenience store, play
facilities, connections to the town centre) as well as support plans to reinstate the railway through increased
potential for railway funding and longer term patronage of the service. However, in order for this potential to be
realised, it is necessary for the existing allocation to be progressing and for the planned new facilities to be in
place. This site can therefore only be considered as a longer-term option for development in the town. Although
the promoters of the site have confirmed that an alternative access would be available which would not require
SP23A/OP9 to be in place, it is considered that this would not lead to a sustainable form of development.
There are some constraints relating to impact on the landscape, particularly in relation to long views towards
Dartmoor National Park and on the adjoining Tamar Valley Area of Outstanding Natural Beauty. It is anticipated
that these constraints can be adequately mitigated as has been demonstrated by the current application for site
SP23A/OP9.
There are particular concerns relating to the capacity of Callington Road and the junctions along Plymouth
Road to accommodate further development in this area and up to date transport assessments will be required
to support any future progression of this site as an option for development.
Although the site is at a low risk of flooding, its development in isolation of the rest of SP23A is not considered
to be sustainable and is not therefore proposed as an allocation for development at this time.
Both the northern and southern parts of the Cattle Market site are in excellent locations for access to the town
centre, key facilities and main bus routes. Being located close to the town centre, development here would
benefit from being surrounded by other homes and open spaces. The Cattle Market North site has a lot of
potential to be redeveloped for housing but there is much less potential with the Cattle Market South site by
virtue of its adjoining uses which include both commercial and industrial industries. However, some homes as
part of a mixed use development, such as live-work units, may be compatible with a comprehensive
redevelopment of the site.
The greatest constraint with the redevelopment of these sites is the need to identify whether there is a
continuing desire for the cattle market to be located in the centre of the town and or/ whether it is viable to
consider relocating the cattle market to an edge or out of town location. It is important for the town and the local
economy that a cattle market facility is provided and therefore further work will be required to understand the
implications and opportunities around the redevelopment of this site in more detail if this option is to be
pursued. This constraint suggests that the site has some potential for development in the longer term but other
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available sites identified are likely to be more suitable and achievable in the medium term.
These sites neither collectively, nor individually, are able to provide a sufficient supply of land to meet the housing needs identified for the town,
at least in the short and medium term. However, Option 2 does provide potential for c. 15 dwellings to contribute to the supply and is considered
to be available, suitable and achievable. Options 3, 7 and 8 may have potential in the longer term but further assessments would be required to
overcome any existing concerns. As such, it is necessary to consider the three sites which are within Flood Zone 1 but which are located within
critical drainage areas and/or have localised flooding issues. These are:




Option 1 – New Launceston Road
Option 4 – St Andrews Road
Option 6 – Brook Farm

Site Option

Conclusions and Recommendation

Option 1 – New Launceston
Road

This site benefits from being well related to surrounding residential development with good links to the town
centre. Development would be well related to existing homes and well connected to main town centre
facilities and services by safe footways, cycle links and public transport.
Because the site is relatively flat and due to its location, it lends itself well to potentially providing
opportunities for a mix of housing types and sizes, including units which would help to meet identified local
needs, such as level living or specialist accommodation for older people.
Some local concerns have been raised about the capacity of the main route along New Launceston Road
leading through Spring Hill junction to accommodate additional development. However, previous transport
assessments undertaken have demonstrated that they would have capacity to accommodate the proposed
level of development. These will need to be updated in order to support any new proposal and to take into
consideration the recent changes to the layout of the road between the hospital and the site.
It is important to remember that the site has an existing permission for a garden nursery which would be the
‘fall back’ position, should this site not be allocated for housing. The garden nursery use would attract
significantly more vehicle trips, including larger vehicles and deliveries, than residential use in this location.
There are some constraints relating to the sites proximity to a listed building and impact on the wider

52 Tavistock Site Options Sustainability Appraisal – February 2015

Option 4 – St Andrews Road

Option 6 – Brook Farm

landscape. However, it is anticipated that these can be adequately overcome with appropriate mitigation.
The site is within a Critical Drainage Area which is defined by the Environment Agency as location where
known flood risks from surface water run-off are likely to be most significant. This classification does not rule
out development but more stringent surface water drainage design standards are applied in such locations. It
should also be noted that this site has no recorded flooding issues. Groundwater monitoring is required for a
minimum of 12 months prior to any development taking place. These results must inform the surface water
drainage design. Consideration should also be given to an attenuated and controlled surface water
discharge from the site to a nearby watercourse. The sequential assessment in Section 5 has considered the
risk of flooding and recommends that the surface water constraints of the site can be addressed through the
application of appropriate design and engineered solutions.
The site performs well in sustainability terms and given that any flood risks can be appropriately mitigated, it
is considered that the site should be proposed as an allocation for development.
Development would be well connected to existing development and benefits from being in an excellent
location for access to bus routes, local services provided in Whitchurch and local areas of public open
space.
There are specific constraints which have been identified on the site, primarily in relation to topography,
impact on the amenity of neighbouring properties through overlooking, landscape, Tree Preservation Orders,
surface water run-off and flood risk. Many objections to the development of this site have been registered on
these grounds. These constraints demonstrate that other available sites identified are likely to be more
suitable and achievable.
The site is within a critical drainage area which therefore means that it is technically at risk from flooding.
The sequential assessment in Section 5 notes significant concerns with relation to drainage and flood risk on
the site. Off site flood defences/mitigation measures would be required to protect existing properties and
mitigate flood risk and a suitably engineered and feasible surface water drainage solution must also be
demonstrated. Development of this site must not create or increase flood risk in the site or elsewhere. As
such, it is therefore recommended that development is directed to sites with a lower risk of flooding and that
the site should not be proposed as an allocation at this time.
Despite being situated along a rural lane on the outskirts of the town, the site benefits from being well
connected to the main bus routes and a number of key facilities along Plymouth Road. A safe, level footway
from the entrance to Brook Lane provides excellent access to the supermarkets, Tavistock College,
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Tavistock Community Primary School, the Meadows, and beyond to the town centre.
Although the site is in reasonably close proximity to the boundary of the Tamar Valley Area of Outstanding
Natural Beauty, it is well screened and any potential for impacts are likely to be limited as a result. The
existing strong landscape boundaries should be retained to ensure that this remains the case.
The site is within a critical drainage area which therefore means that it is technically at risk from flooding.
The sequential assessment in Section 5 notes that there are some potential surface water run off issues and
it is therefore recommended that development is directed entirely to Flood Zone 1 and a suitably engineered
surface water drainage solution must be implemented.
The site performs well in sustainability terms and given that any flood risks can be appropriately mitigated, it
is considered that the site should be proposed as an allocation for development.
An assessment of these further sites shows that there is capacity within the site at New Launceston Road (Option 1) to accommodate at least
120 homes with the potential for a wider site to be developed if transport assessments show that this can be supported. There is also
potential for c. 20 homes at Option 6, Brook Farm. An assessment of flooding in these areas shows that although the sites are located within
critical drainage areas, the level of flood risk can be adequately mitigated through appropriate design and engineered solutions. Both of these
sites are therefore considered to be available, achievable and suitable for development. The assessment has identified that Option 4, St
Andrews Road, has various constraints, including a higher level of flood risk and is therefore not considered to be a suitable site for
development at this time, when other more suitable sites have been identified as being available.
Overall, this assessment has demonstrated that Options 1, 2 and 6 can collectively deliver at least 155 homes in Tavistock. The remaining 45
homes required to meet the shortfall will not be required until later in the plan period (11+ years) and there is scope for this to be addressed
through a future Allocations Development Plan Document or Neighbourhood Development Plan. These future processes should explore
further potential at the Cattle Market site (Option 8) and Callington Road South site (Option 7) in particular.
This combined Sustainability Appraisal and Sequential Test has demonstrated that future development in Tavistock can be accommodated
within areas of lower flood risk and that, subsequently, the site at Anderton Lane (Option 5) which is partly within Flood Zones 2 and 3,
including its access, is not considered to be a suitable site for development at this time.
Site Option

Conclusions and Recommendation

Option 5 – Anderton Lane

Development would be well connected to existing development and benefits from being in an excellent
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location for access to bus routes, local services provided in Whitchurch, edge of town supermarkets and
local areas of public open space.
A key concern with the site relates to the loss of green space between Tavistock and Whitchurch and the
historical separation of these two settlements. There have also been concerns raised in relation to increased
traffic on Anderton Lane. Whilst there is the potential to improve the lane to accommodate a larger
development, this would change the rural character of the lane and impact on the overall landscape setting
of the area.
Both the access and a reasonable proportion of the site are within flood zones 2 and 3 meaning that the
amount of developable area is limited in order to avoid development in high risk areas. The sequential
assessment in Section 5 notes the significant constraints in relation to flood risk and it is therefore
recommended that development is directed to sites with a lower risk of flooding. Although development can
be directed on site to Flood Zone 1, there are still flood risks associated with access and egress. Should
development be pursued, a suitably engineered surface water drainage solution must be implemented.
It is therefore not proposed to allocate the site for development at this time.
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Appendix A – Sustainability Objectives
SEA Topic

Sustainability Objective

Our Communities
Population
SA1

Population and
Human Health

Our Homes
Population and
Human Health

SA2

To promote community vitality, resilience and balance
Does it:
 promote a sustainable mix of uses which are compatible to their surroundings?
 promote the retention and development of community services and facilities?
 facilitate flexible working practices and enable people to live near to where they work?
 provide opportunities for communities to respond to unforeseen events and circumstances?
 promote social inclusion?
To respect, maintain and strengthen local distinctiveness and sense of place
Does it:
 enhance the quality and character of places?
 promote good design including density and site layout appropriate to the character of the location?
 encourage the use of local materials?

SA3

To provide access to all types of housing that will help meet needs
Does it:
 improve the mix and quality of housing stock, including open market and affordable to meet a range of needs?
 increase needed provision for specific sectors of the community e.g. the elderly, disadvantaged, gypsies and
travellers?
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Our Economy
Population and
Material Assets

SA4

Our Wellbeing
Population and
Human Health

SA5

To improve health and wellbeing

SA6

Does it:
 improve the health of the community and encourage healthy lifestyles?
 encourage social interaction in public places?
 improve access to open space and sports, leisure and recreation facilities?
 improve walking and cycling provision?
 help people remain independent?
 promote a safe environment, through designing out crime and the fear of crime?
To ensure adequate and accessible provision of services and facilities

Population and
Human Health

To encourage economic growth and prosperity
Does it:
 provide for the needs of the economy, particularly local businesses (such as choice of premises, services,
infrastructure, skilled workforce)?
 support the growth of existing businesses and business sectors and encourage diversification into key growth
sectors?
 encourage provision of jobs accessible to all?
 sustain an active and working countryside, including rural diversification?
 promote competitive town centres which enhance customer choice, retail offer and the individuality and vitality of
the centre?
 improve access to high quality communications infrastructure?
 facilitate the creation of, or sustain local supply chains and retention of spending in the local economy?

Does it:
 improve access to key services (education, shops, employment, recreation, health, community services, and
cultural assets)?
 enhance access to natural green spaces or the countryside?
 provide safe pedestrian and cycle routes?
 improve and/or sustain public transport or other sustainable transport modes?
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Population and
Human Health

Our Nature
Landscape

Biodiversity,
Fauna and Flora

Water and
Climatic Factors

Our Resources
Material Assets
and Climatic
Factors

SA7

To encourage sustainable transport options and make the best use of existing transport infrastructure?
Does it:
 reduce the need to travel, especially by car?
 help provide walking/cycling/public transport infrastructure?
 integrate well or improve the existing public transport infrastructure?

SA8

To conserve and enhance the quality of landscape character

SA9

Does it:
 conserve and where possible enhance landscape character?
 conserve and enhance the natural beauty and special qualities of protected landscapes and their settings?
 maintain a high quality of undeveloped coastal landscapes and estuaries?
To conserve and enhance biodiversity

Does it:
 conserve and where possible, enhance biodiversity, including protected species and habitats?
 maintain and enhance green infrastructure?
SA10 To protect and enhance water quality
Does it:
 protect and improve freshwater, estuarine and coastal water quality?
 provide adequate utilities infrastructure that does not adversely impact on the environment?
SA11 To mitigate and adapt to the effects of climate change
Does it:
 help to protect the community from changing weather patterns and environmental conditions and adapt to climate
change?
 increase the ability of the community to be more self sufficient?
 reduce the need for energy use and/or reduce fuel poverty?
 support decentralised low carbon and renewable energy generation?
 facilitate the generation and use of renewable energy?
 support reductions in greenhouse gas emissions?
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Water and
Climatic Factors

Soil and Water

Material Assets,
Water, Soil,
Human Health
and Population
Air, Climatic
Factors and
Human Health

Our Heritage
Cultural Heritage

SA12 To minimise the risk from flooding
Does it:
 reduce the risk of flooding to the development and surrounding areas?
 help to reduce the rate of run-off?
 promote sustainable coastal and flood risk management?
 encourage sustainable drainage?
SA13 To maintain and improve land quality
Does it:
 make efficient use of land including previously developed land where appropriate?
 help remediate contaminated sites?
 minimise the loss of good quality agricultural land?
SA14 To minimise the production of waste and encourage the sustainable use of resources
Does it:
 reduce the use of primary resources and promote the use of recycled materials?
 encourage the use of local products and services?
SA15 To protect and improve air quality
Does it:
 help improve air quality?
 support specific actions in designated AQMAs?
 help reduce pollution from traffic?
SA16 To protect and enhance the cultural and historic environment
Does it:
 continue to protect and enhance historical, archaeological and cultural assets and their settings?
 make a positive contribution to existing landscape, townscape and villages and their settings?
 promote uses suitable to the historic fabric of the site and surrounding area?
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Appendix B: Site Maps and Constraints Maps
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Green Lane Site Map
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Green Lane Constraints Map
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St Andrews Road Site Map
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St Andrews Road Constraints Map
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Anderton Lane Site Map
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Anderton Lane Constraints Map
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Brook Farm Site Map
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Brook Farm Constraints Map
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Callington Road South Site Map
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Callington Road South Constraints Map
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Cattle Market Site Map
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