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6 LAND USE AND AGRICULTURE  

6.1 Introduction  

6.1.1 This chapter reports on the predicted effects of the Scheme on land use including 
agriculture, development land and property. 

6.2 Methodology  

 Overall Approach  

6.2.1 In broad terms, the assessment has been undertaken in accordance with the 
procedures set out in the Design Manual for Roads and Bridges (Vol. 11, Part 6) 
(DMRB)i and has sought to: 

i) identify and predict the possible impact on agricultural resources and 
interests of constructing and operating the Scheme;  

ii) identify and report measures that have been incorporated into the Scheme 
design to mitigate those impacts;  

iii) assess the residual impact on the agricultural resources. 

Legislative Framework 

6.2.2 Although the framework for undertaking Environmental Assessment is set out in the 
EC Directive of June 1985 on The Assessment of the Effects of Certain Public and 
Private Projects on the Environment (85/337/EECii), as amended by Directive 
97/11/EC, this framework does not contain any detailed guidance on the assessment 
methodology required for agriculture.  Consequently, the approach adopted in this 
assessment has been derived from planning advice from central and local 
government, including PPS7 (Planning Policy Statement 7: Sustainable Development 
in Rural Areasiii).   

6.2.3 This general advice provides a guide to the factors which ought to be examined in an 
assessment of impact upon agriculture, as well as a policy framework within which 
weight can be attached to the significance of particular impacts.  This approach 
accords with the advice in the Department of Environment Good Practice Guide:  
Preparation of Environmental Statements for Planning Projects that require 
Environmental Assessment (2000)iv. 

6.2.4 The principal feature of national land use development policies is the emphasis on 
safeguarding scarce natural resources in the long-term national interest.  
Consequently, policies for development in the countryside give protection to the best 
and most versatile agricultural land (defined as Grades 1, 2 and 3a in the Agricultural 
Land Classification (ALC) system) in preference to land of lower quality except where 
any alternative lower-quality land has some special environmental characteristics.   

6.2.5 With regard to the soil resource, the Government’s objectives for the sustainable 
management of soil are set out in the Soil Strategy for Englandv.  The three key 
objectives of that strategy are to: 

i) manage the extent of soil resources in ways that ensure present and future 
land use needs are met; 

ii) manage the diversity of soils, particularly the most valued soils, so that the 
right balance of soil types is available to meet current and future needs for 
soil to support ecosystems, landscape, agriculture and cultural functions; and 
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iii) maintain and improve the quality of soils to ensure that current and future 

social, environmental and economic needs are met. 

6.2.6 These strategy objectives have now been taken forward into the First Soil Action Plan 
for Englandvi which includes a number of proposed actions.  Those of most relevance 
to this assessment include:   

i) ensuring that measures are put in place to implement the strategic 
Environmental Assessment Directive.  This requires consideration of potential 
impacts on soil alongside those on water, air and other factors (guidance to 
be issued by DEFRA in 2004); 

ii) preparing advice on how soil issues should be handled during the 
Environmental Impact Assessment process from the Environment Agency 
(although this is intended to be available during 2004, none has been 
published to date); 

iii) developing a programme to improve monitoring of use of soils in relation to 
built development, compliance with soil protection conditions of planning 
permissions and for reducing off-site impacts (progress to be reported by 
DEFRA in 2005); 

iv) ensuring that soil issues are embedded in the outputs of the reformed 
planning system as strategic planning policies are drafted at regional and 
district level (progress to be reviewed by DEFRA in 2006). 

6.2.7 Information on the extent and quality of agricultural land and the soils that would be 
affected by the Scheme has been collected from published material and from field 
surveys undertaken in 2003.  The ALC survey followed the methodology established 
by the Ministry of Agricultural, Fisheries and Food (MAFFvii) in 1988, which requires 
an examination of published geological, topographical, soil and climatic information, 
and a detailed field survey using auger borings and soil observation pits. 

6.2.8 With farm businesses, there remains the objective of maintaining, as far as possible, 
a well-structured and organised farming industry in order that the nation's food 
supplies are produced consistently, efficiently and to appropriate standards of quality.  
Most of the occupiers of agricultural land that would be affected by the construction of 
the Scheme were originally interviewed during 2002; at which time farm boundaries 
were identified along with principal farm access routes (both internal and on public 
highways).  The majority of these occupiers (or their agents) have been re-contacted 
in 2004 to verify the data. 

6.2.9 It should be noted that at no time were detailed financial matters discussed. 
Assessments of the potential impact on a farm's viability (or profitability) have been 
made based upon standard references such as the Farm Management Pocketbookviii. 
The procedure used is widely adopted by agricultural surveyors and is accepted as a 
useful guide to possible farm profitability.  The methodology used assesses the 
potential farm Gross Margin (Output minus Variable Costs) based on current cropping 
and stocking practices using published gross margin data for actual farm enterprises.  
Standard Fixed Costs for similar farm types are then deducted from this farm Gross 
Margin to provide a measure of the potential Net Farm Income (or profit before 
finance and unpaid labour charges).  This calculation is undertaken for the current 
situation to establish a baseline condition and then again post-construction to 
determine the impact of the Scheme on the business. 

6.2.10 These strategic land use planning objectives thus form the basis of the assessment of 
impacts of the Scheme on agriculture and have defined the scope of the impacts to 
be identified and examined, namely:   
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i) the quantity and quality of agricultural land that would be affected, both 

temporarily and permanently; 

ii) the nature of the soil resource that would be affected; 

iii) the impact of land loss and severance on agricultural holdings. 

Study Area  

6.2.11 The study area for the assessment of land quality and the soil resource is based upon 
a 200m wide corridor, along the centreline of the Scheme.  In addition, those areas of 
land that would be affected by temporary construction activities or landscape 
mitigation proposals are also included. 

6.2.12 With regard to farm holdings the study area has been limited to those units that would 
be physically affected in terms of land take, severance, and/or accessibility.   

Significance Criteria 

6.2.13 In order that the impact of the Scheme can be assessed, two sets of significance 
criteria have been adopted, one relating to the impact on agricultural land (area and 
quality of the land affected), the other to the farming businesses affected. The 
development of these criteria has been undertaken in consultation with DEFRA and it 
(DEFRA) has previously reported that it is content that the criteria are appropriate for 
use with road schemes. 

Table 6.1 Criteria for Assessing the Significance of the Effect of the 
Scheme on the National Agricultural Resource 

Significance  Criteria 
Large Adverse The proposed scheme would directly lead to the loss of 

over 50 hectares of the best and most versatile 
agricultural land. 

Moderate Adverse The proposed scheme would directly lead to the loss of 
between 20 and 50 hectares of the best and most 
versatile agricultural land. 

Slight Adverse The proposed scheme would directly lead to the loss of 
less than 20 hectares of best and most versatile 
agricultural land, or more than 20 hectares of lower quality 
agricultural land. 

Neutral No permanent effect on agricultural land. 
Slight Beneficial The proposed scheme would result in the net restoration 

or enhancement to best and most versatile quality of up to 
20 hectares of agricultural land. 

Moderate Beneficial The proposed scheme would result in the net restoration 
or enhancement to best and most versatile quality of 20 to 
50 hectares of agricultural land. 

Large Beneficial The proposed scheme would result in the net restoration 
or enhancement to best and most versatile quality of over 
50 hectares of agricultural land. 

 
6.2.14 The present-day status of viability for the farms that would be affected has been 

calculated and an assessment made as to how the Scheme might affect that viability, 
as suggested in DMRB Section 3, Part 6, Para 10.16.  A number of interviews have 
been undertaken with the occupiers of affected farms during 2003 and 2004 to 
establish the physical characteristics of those farms, their general level of viability, 
and how the present road network affects farm operations, in terms of boundaries, 
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access and severance.  In order to assess the effect of this Scheme on those farming 
the land, the criteria set out in Table 6.2 have been used.  Unlike the issue of land 
quality, there are no definitions in land use planning policy that describe what level of 
impacts on farming businesses are likely to be significant in the national interest.  The 
criteria that have been developed reflect advice given in DMRB and have been 
developed in discussion with DEFRA.  DEFRA has previously advised the criteria to 
be appropriate for use with road schemes. 

Table 6.2 Criteria for Assessing the Significance of the Effect of the 
Scheme on Farm Viability 

Significance  Criteria 
Large Adverse The impact of the proposal would be likely to render the whole 

farm non-viable. 
Moderate 
Adverse 

The viability of the farm holding should not be threatened but 
significant changes in the day to day management may be 
required. 

Slight Adverse The viability of the farm holding is not threatened.  Minor 
changes would be required to the enterprise and the type and 
range of enterprises is unaffected. 

Neutral The financial impact would be insignificant in relation to net 
farm income and no alteration to the farming system would be 
needed to absorb the physical impact. 

Beneficial The potential viability of the farm holding could be enhanced 
by, for example, an increase in the area of land farmed, a 
reduction in severance, or the removal of traffic from access 
routes.  

 

6.3 Baseline Conditions 

 Land Quality 

6.3.1 A survey has been undertaken to determine the quality of the agricultural land that 
would be affected by the Scheme, along with a determination of the key components 
of the soil resource. 

6.3.2 The total area of land that was surveyed extends to about 108.5 ha, of which most 
(about 82.9 ha) is agricultural land mainly under grass or in arable cultivation.  The 
remaining ‘Other Land’ (about 25.6 ha) comprises farm buildings and their curtilages, 
tracks, sections of road or railway, housing and gardens, part of a landfill site, 
woodland, kennels and a nursery.  Although not all the land surveyed would be 
required for the construction of the proposed road, it is usual practice to survey land 
on either side of the centre line in order that the findings are accurate and 
representative. 

Soil parent materials and natural drainage 

6.3.3 There are two main soil parent materials across the site.  The most extensive are the 
Permian breccias and conglomerates which are covered in varying thicknesses of 
loamy and clayey drift.  Soil profiles typically comprise dark reddish brown, variably 
stony, fine loamy upper layers over reddish, similarly-textured or clayey lower layers.  
Locally, lower layers are gravelly.  Natural drainage is mainly by free vertical 
percolation down through the soil profile layers, but where the lower layers are 
clayey, drainage is somewhat impeded.   
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6.3.4 On the flatter lower ground, soil profiles are developed in riverine alluvium, and 

typically comprise fine loamy or clayey upper layers over clayey, gleyed and poorly 
permeable lower layers.  Natural drainage is mainly by lateral subsurface seepage 
across poorly permeable subsoils. 

Climatic factors 

6.3.5 Climatic factors affecting land quality, especially by their interactions with soil factors, 
are set out below.  These have been interpolated from the Meteorological Office's 
standard 5km grid point data set for the representative locations SX 876690, 
SX 889666, SX 879672 and SX 876687 at 10, 85, 27 and 15m AOD respectively. 

 
 Table 6.3 Climatic Factors Affecting Land Quality 

Average annual rainfall (AAR):   937-1021 mm 
Accumulated temperature >0°C (AT0):   1515-1600 day°C 
Field Capacity Days (FCD):   195-206 days 
Moisture deficit - winter wheat (MDw):   91-106 mm 
Moisture deficit - potatoes (MDp):   81-99 mm 

 
6.3.6 The local climate is relatively warm and wet with the FCD regime well above the 

national average for lowland England (150 days) these being the days upon which 
mechanised field operations can be safely undertaken.  The "key" crop-adjusted 
moisture deficits are moderate to moderately large which would suggest that irrigation 
would be required if high-value, moisture-demanding crops were to be grown. 

Soil survey methods 

6.3.7 Following the desk-based appraisal of probable land quality and in order to validate 
the findings of earlier MAFF/ADAS surveys, a supplementary soil survey was carried 
out during which a total of thirty-two soil profiles were examined at various locations 
along the route with Edelman (Dutch) augers and spades.  At each observation point 
the following characteristics were assessed for each main soil horizon to a depth of 
1.2m or to very stony material whichever was the shallower:  texture; significant 
stoniness; colours (especially gley mottle colours indicating seasonal wetness); 
density; degree of fissuring and macroporosity (together indicating structural 
conditions, permeability and rooting opportunities); free calcium carbonate; organic 
matter content and thickness. 

6.3.8 Soil Wetness Class (WC) was inferred from the presence or absence of, and depth 
to, greyish and ochreous gley mottling and/or poorly permeable subsoil layers at least 
150mm thick. 

Main limitations to soil quality 

6.3.9 Seasonal wetness:  this affects the land’s workability and accessibility for livestock 
grazing and is the predominant limitation across the site - albeit the climatic 
conditions are generally favourable.  However, the wetness limitation arises due to 
moderately to poorly permeable subsoil which impedes drainage to different degrees 
of severity and causes seasonal waterlogging of the upper soil profile layers.  This 
constraint limits land to grade 2 and subgrades 3a and 3b.   

6.3.10 Workability:   this is limited by heavy topsoil textures, combined with well drained soil 
profiles, leading to a limitation to grade 2. 

6.3.11 Droughtiness:  as noted above, the climatic conditions at the site (the combination of 
large "key" crop-adjusted moisture deficits and inadequate soil profile available water 
holding capacity (AWC)) provides an additional limitation to land already classed as 
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grade 2 due to wetness/workability limitations.  It is also a limitation on the restored 
land to the west of the proposed bypass (at the landfill site), where compact ashy 
layers restrict rooting potential constraining the land to subgrade 3b.   

6.3.12 Gradients:  accessibility to land with farm machinery is constrained by gradient with 
those between 7 and 11° limiting agricultural land to subgrade 3b; between 11 and 
18° to grade 4; and, more than 18° to grade 5. 

6.3.13 The extent and distribution of the different ALC grades and subgrades is illustrated on 
Figure 6.0 and is summarised below.  A description of the soils found at 
Kingskerswell in each grade is appended at Appendix 6.1.     

Table 6.4 Agricultural Land Quality in Study Area 

Grade/subgrade Area 
 Ha % 
2 5.6 7 
3a 30.0 36 
3b 30.5 37 
4 16.6 20 
5 0.2 <1 
Totals 82.9 100 

 
Soil Resource 

6.3.14 The objective of assessing the varying soil resources is to categorise the different soil 
materials according to their compatible, or contrasting, properties.  This is to assist 
optimum recovery of the more valuable parts of the soil resource so that the potential 
for successful restoration to agriculture (or any other vegetation-based restoration) 
can be realised. 

6.3.15 The primary separation is between topsoil and subsoil with secondary separations 
made within the subsoil. 

Topsoil Resource (Figure 6.1) 

6.3.16 There are three main topsoil types A, B and C: 

� Type A typically comprises dark greyish brown, stoneless to slightly stony, 
medium clay loam.  Thicknesses vary from 100 to 400mm; 

� Type B typically comprises dark greyish brown, stoneless to slightly stony, 
heavy clay loam.  Thicknesses vary from 100 to 400mm; 

� Type C typically comprises very dark greyish brown, stoneless, clay.  
Thicknesses vary from 150 to 250mm.  

Subsoil Resource (Figure 6.2) 

6.3.17 There are four potentially valuable subsoil types which are considered practicable to 
recover, Types A, B, C and D.  Where the subsoil has distinctly different upper and 
lower layers (Type B), these layers should normally be recovered and restored 
separately. 

� Type A typically comprises brownish, stoneless to slightly stony, medium or 
heavy clay loam whole subsoil about 800-1100mm thick; 

� Type B typically comprises, brownish, stoneless to slightly stony, medium or 
heavy clay loam upper subsoil about 200-500mm thick over poorly 
structured, clayey, stoneless lower subsoil about 600mm thick; 
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� Type C is a whole subsoil and is typically brownish, stoneless to slightly stony 

average structured and about 800-1100mm thick; 

� Type D is also a whole subsoil but is typically greyish, stoneless to slightly 
stony, poorly structured and about 800-1100mm thick. 

 Farm Holdings 

6.3.18 Figure 6.3 identifies the land holdings in the vicinity of the Scheme and in the 
surrounding area, and these are briefly described below.  In terms of agricultural 
utility, the land that would be affected is generally of reasonable quality and should be 
capable of a range of cropping options (though possibly unsuited to soft-fruit 
production or for growing potatoes).  However, at present the majority of the land is 
utilised with grass with a significant area rented to third-party graziers of either beef 
cattle and sheep, or horses. 

6.3.19 Some 21 holdings that include some agricultural land are located along the route of 
the Scheme and Table 6.5 summarises the area of each, the principal use of the 
land, and an assessment of whether the unit constitutes a viable agricultural 
business.  Descriptions of each of these units are presented at Appendix 6.2. 

  Table 6.5 Present Occupiers: Land Holding Size and Main Enterprise. 

 

Nos. on 
Figure 6.3 

Approximate 
Holding Size 

(ha) 
Main Enterprise(s)/Land 

use 

Presently viable as a 
stand-alone 
agricultural 
business? 

1,2,3 93.0 Dairy, Arable Yes 
4 <100.0 Organic dairy, arable Yes 
5 24.3 Sheep, Turkeys No 
6 4.9 Horticultural Nursery Yes 
7 1.3 No information available n/a 

8,9 2.4 Let for Horse grazing No 
10 n/a Non-agricultural holding No 
11 0.5 Non-agricultural holding No 
12 4.2 Horse grazing No 
13 3.3 Information still awaited No 
14 4.6 Horse grazing No 
15 0.5 Let for Stock grazing No 
16 12.1 Let for Horse grazing No 
17 3.4 Let for Stock grazing No 
18 2.4 Let for Stock grazing No 
19 6.7 Let for Stock grazing No 
20 2.0 Let for Stock grazing No 
21 81.0 Sheep, Beef Yes 

22, 23 0.8 Non-agricultural holding No 
24 <50 Beef and sheep Yes 

101 -- Non-agricultural -- 
102 -- Non-agricultural -- 

22(East) -- Non-agricultural -- 
25 160 Dairy and beef Yes 

6.4  Mitigation Strategy 

6.4.1 The mitigation strategies that have been adopted in the design of the Scheme have, 
necessarily, had to take account of the potentially conflicting objectives of a wide 
range of disciplines, such as landscape, and nature conservation and agriculture.  
The Environmental Master Plan (refer to Figures 4.0a and 4.0g) represents a balance 
between these various interests.  
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6.4.2 The permanent effect of construction on the agricultural land resource is difficult to 

mitigate, but it is intended that generally no subsoil or topsoil would be removed from 
the Scheme corridor.  Further, it is intended that where land is required for temporary 
works this would, where appropriate, be restored back to at least its former ALC 
grade. 

6.4.3 Adverse impacts on the soil resource would be mitigated by employing high 
standards of soil handling and management during construction. 

6.4.4 Where land would be severed, care would be taken to ensure that the severed 
parcels are of sizes that either enable them to continue in use as agricultural land or 
to be planted, subject to landowner agreement.  No agricultural land would be left 
unmanaged after the opening of the road. 

6.4.5 As far as the impact on the farm holdings is concerned, the principal measure used to 
mitigate impacts is through financial compensation.  However, at a practical level, a 
number of mitigation measures have been considered that would reduce, or offset, 
the physical impact of the Scheme on those farming the land.  These proposals 
include: 

� the provision of re-aligned accesses alongside the western side of the bypass, 
between approximate Chainages 2,850 and 3,730, for use by Holdings 1, 3, 
and 6 and which would also service the land-fill site; 

� the provision of new agricultural gates from Yannon Lane severed by the 
bypass in the vicinity of Ch.3,800 for use by Holding 3; 

� the provision of a re-aligned access alongside the western side of the bypass, 
between approximate Chainages 4,200 and 4,500, for use by Holdings 8, 12, 
13, and 14; 

� the provision of a re-aligned access alongside the eastern side of the bypass, 
between approximate Chainages 4,600 and 5,500, for use by Holding 16 
which would also service access to the attenuation ponds and the wetlands 
area; 

� the provision of a re-aligned access along the northern side of the Torbay Ring 
Road for use by Holding 21; 

� the provision of an access off Edginswell Lane (south of the Torbay Ring 
Road) to service the wetlands area; 

� at various locations along the bypass the re-grading of embankment and 
cutting slopes to enable the return of land to agriculture; 

6.4.6 Detailed proposals for other more standard accommodation works, such as the 
provision of stock-proof fencing and gates, replacement water tanks and pipework, 
would be prepared in due course.  

6.5 Construction Impacts – Permanent and Temporary Impacts 

6.5.1 Construction impacts embrace the complete range of activities that would occur 
during the construction phase of the Scheme and cover temporary activities and their 
consequential impacts, such as setting up the contractors’ compound and use of 
machinery to strip and stockpile topsoil; there may also be temporary land-take to 
enable construction to take place.  Importantly, however, construction also includes 
the longer-term and possibly permanent effects related to the loss of agricultural land.  
Operational impacts, by contrast, are those that arise only after the Scheme is 
opened to traffic.   
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Impact on Agricultural Land  

6.5.2 The principal agricultural resource is the land and the key agricultural land use 
consideration is to minimise the loss of best and most versatile agricultural land 
(Grades 1, 2 and 3a).  National policy implies that, whilst the loss of any best and 
most versatile land is to be avoided where possible, the loss of agricultural land of 
poorer quality is unlikely to be regarded as significant unless it performs some 
particularly significant long-term role in the local context, or has some particular 
benefit to some other natural resource, such as wildlife or the landscape. 

6.5.3 As far as the permanent effect on agricultural land is concerned, the areas of the 
various grades that would be affected by the Scheme would be: 

Table 6.6 Quality of Agricultural Land Affected  

 
Total area 
affected 

(ha) 

Area returned to 
agriculture 

(ha) 

Permanent loss of 
agricultural land 

(ha) 
Grade 1 - - - 
Grade 2 2.17 - 2.17 
Subgrade 3a 15.50 1.62 13.88 
Subgrade 3b 14.03 0.76 13.27 
Grade 4 5.48 0.04 5.44 
Grade 5 - - - 
Non-agricultural 3.69 - 3.69 
Unclassified 3.77 1.21 2.56 
Total area (1) 44.64 3.63 41.01 

  Note 1: Excluding urban land east of the mainline railway and north of Aller junction 
 
6.5.4 In terms of its permanent effects on agricultural land resources, the loss of 16.05 ha 

(see table above) of higher-quality land in Grade 2 (2.17 ha) subgrade 3a (13.88 ha) 
is considered to be a Slight adverse effect. 

Impact on Farm Holdings 

6.5.5 The impact of the Scheme on farm holdings is assessed primarily as the long-term, 
permanent effect arising from the construction of the Scheme.  Although most 
impacts are usually capable of full mitigation via statutory financial compensation, the 
impact on farm holdings could, individually or in aggregate, have the effect of 
rendering the land incapable of fulfilling its present functions, which is the principal 
criterion for assessing the significance of the effect.  It is recognised that the impact 
may have an economic effect on the holding which, whilst not an environmental 
effect, may result in changes to the way in which the land is used.  This, in turn, may 
have a consequential environmental effect.   

6.5.6 Many factors could contribute to the impact on farm holdings including:  loss of land; 
severance; loss of buildings and fixed equipment; reduced convenience of access; 
loss of income; changes in land use and increase in management requirement.  In 
terms of land loss, clearly the impact would differ markedly between holdings 
depending on the use made of the land, though research on the subject has shown 
that losses of less than 5 per cent rarely, if ever, have a long-term impact on the 
management of agricultural holdings and that issues related to severance and access 
are usually of more importance. 

6.5.7 The methodology used in this assessment of impacts on potential farm profits uses 
standardised gross margin data derived from the different farm enterprises.  Standard 

November 2004 6-9 



A380 Kingskerswell Bypass 
Environmental Statement – Volume 2 

Devon County Council
Torbay Council

 
fixed costs for similar farm types are then deducted from the calculated farm gross 
margin to provide a measure of the potential net farm income (or profit before finance 
and unpaid labour charges).  This calculation is undertaken for two scenarios: a) pre-
construction and b) post-construction though short-term financial effects arising 
during the construction period are normally compensated under statutory provisions.   

6.5.8 Based on this assessment, it is considered that none of the farms which currently 
appear viable on the basis of standard data would be rendered non-viable by the 
Scheme.   It is clear, however, that many of the smaller units, which are not currently 
viable due to their small scale would be reduced in size still further following the 
construction of the Scheme and would be considered even less viable as agricultural 
holdings should the owners wish to develop such an enterprise. 

6.5.9 Table 6.7 shows the effect of the Scheme on the units affected. 

Table 6.7 Land Holdings Affected  

Nos. on 
Figure 6.3 

Total area 
farmed   

(ha) 

Presently 
viable? 

Total area 
lost (ha) 

Percentage 
permanently lost 

Impact on viable 
holdings 

1    }  0.64         }  
2 }   93.0 Yes 1.02  }      9.0 Slight Adverse 
3    }  6.79         }  
4 <100.0 Yes 9.96(1) >12.0 Neutral 
5 24.3 No 1.33 5.5 Slight Adverse 
6 4.9 Yes 0.82 16.7 Slight Adverse 
7 1.3 No 0.69 53.1 Neutral 

8, 9 2.4 No 0.62 25.8 Neutral 
10 n/a No 0.86 n/a Neutral 
11 0.5 No 0.22 44.0 Neutral 
12 4.2 No 0.91 21.7 Neutral 
13 3.3 No 0.88 26.7 Neutral 
14 4.6 No 0.66 14.3 Neutral 
15 0.5 No 0.23 46.0 Neutral 
16 12.1 No 4.01 33.1 Neutral 
17 3.4 No 0.11 3.2 Neutral 
18 2.4 No 0.24 10.0 Neutral 
19 6.8 No 2.92 43.6 Neutral 
20 2.0 No 1.30 65.0 Neutral 
21 <50.0 Yes 0.68 >1.4 Neutral 

22, 23 1.1 No 1.06 100 Neutral 
24 <50.0 Yes 4.11 >8.2 Neutral 
25 160 Yes 0.87 0.5 Slight Adverse 

101 Non-ag  -- 0.39 -- -- 
102 Non-ag  -- 0.13 -- -- 

22(East) Non-ag  -- 0.005 -- -- 
 Note 1:  Plot 4 extends to 11.97 ha and is rented from DCC.  Following the 

construction of the Scheme the remaining agricultural land (2.01 ha) would be used 
primarily for nature conservation with occasional light grazing undertaken. 

 
  Holding Nos.1, 2 and 3 

6.5.10 These three units which extend to 93 ha and comprise owner-occupied and tenanted 
land, are laid mainly to grass and provide the grazing and winter feed for a herd of 
dairy cows and all youngstock; in 2004 some 34 ha of arable crops were also grown. 

6.5.11 The construction of the Scheme would result in the loss of 8.33 ha of the land farmed 
with the majority being lost from Holding No.3 (6.79 ha) which is rented on an 1986 
Agricultural Holdings Act tenancy.  In addition, the land rented from Devon County 
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Council, extending to 1.02 ha would be lost, along with 0.64ha of the owned land.  In 
total the loss of land represents approximately 9.0 percent of the total area farmed, 
but none of the grazing land close to the dairy would be affected.  As a result there 
would be no direct impact on the dairy-carrying capacity of the holding and the 
existing dairy enterprise should be capable of continued production.   

6.5.12 The biggest impact arising from the Scheme, however, would result from the 
severance.  Approximately 20.0 ha of Holding No.3 would be severed to the west of 
the scheme with 4.4 ha remaining to the east.  Access to all areas would be 
maintained either via the proposed new access track from Kingskerswell Road to the 
landfill site, or from new field entrances from Foredown Lane.  

6.5.13 Overall, the effect of the Scheme would be Slight adverse with the long-term viability 
of the farm not being threatened.  Some changes would be required in terms of 
simple day-to-day management of the unit. 

Holding No.4  

6.5.14 Holding 4 is wet permanent pasture, owned by Devon County Council, that extends to 
approximately 12.0 ha.  The land is let annually and this year’s tenant happens to be 
a diary farmer from Ogwell, to the south of Newton Abbot. 

6.5.15 The construction of the road would result in the permanent loss of 9.96 ha, with the 
remaining land forming an area for nature conservation. 

6.5.16 As noted above, the land is let by auction annually and neither the current occupier 
nor any other farming business can rely upon the availability of this land for continued 
viability.  The significance of this loss of land to any agricultural business is assessed 
as Neutral. 

Holding No.5  

6.5.17 The owners of Holding No.5 farm some 24.3 ha in the area, of which 8.9 ha is owned; 
the remainder is rented on annual grazing licences. The area of land that would be 
affected by the Scheme is owned by them and extends to 4.0 ha and comprises 
permanent pasture used for grazing sheep; there is a small range of buildings used 
for rearing turkeys.  

6.5.18 The construction of the Scheme would result in the loss of 1.33 ha of the land farmed:  
no land would be severed.  Access to the residual land would be available from the 
realigned Old Newton Road.   

6.5.19 The main impact of the Scheme, however, would be the demolition of the existing 
farm buildings.  Although the cost of their replacement would be dealt with by the 
District Valuer under compensation, it is noted that should they not be provided the 
turkey rearing operation will cease at this location.  If replacement farm buildings 
were to be constructed, the business would still lose 1.33 ha from a total farmed area 
of 24.3 ha which represents approximately 5% of the holding.  Such a loss would 
reduce the profitability of the holding but, as the unit is presently run on a small-scale, 
and is not considered to be a viable, stand-alone business, the effect on the viability 
of an agricultural business - the test in terms of DMRB - is assessed as Slight 
adverse. 

Holding No.6 

6.5.20 Holding No.6 extends to 4.1 ha and is mainly a horticultural nursery producing 
bedding plants and hardy perennials in polytunnels and on external hardstanding.  
The off-lying grassland is used by the occupier of No.1 on an informal basis. 
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6.5.21 The construction of the Scheme would result in the loss of 0.82 ha of the land owned 

but also remove the dwelling and the polytunnels.  In order to mitigate this impact it is 
proposed that a replacement dwelling be erected on the remaining land to the west of 
the bypass and the existing polytunnels be repositioned within the new plot area. The 
Nursery would be accessed from the proposed track leading from approximate 
Chainage 2,850.  The replacement dwelling would be the subject of a separate 
planning application to Teignbridge District Council. 

6.5.22 In terms of assessing the impact of the construction of the bypass on the business, 
clearly if a replacement dwelling and polytunnels were not provided the business 
would be forced to close and the impact would be Large Adverse.  In fact, it is 
proposed that a replacement dwelling would be provided and that the polytunnels 
would be relocated, as part of the Scheme, and this would mitigate this Large 
adverse impact almost entirely.  There would still be some residual adverse impacts, 
such as a loss of passing trade, but in the long-term such impacts should lessen.  
The long-term effect is thus likely to be Slight adverse.  

Holding No.7  

6.5.23 Holding No.7 extends to 1.3 ha and would lose 0.69 ha to the construction of the 
Scheme.  However, no farm business is based on the holding and none relies on the 
use or availability of this land for continued viability:  Holding No.1 farms the land on 
annual grazing agreements.  The effect on agricultural businesses is assessed as 
Neutral.  

Holdings No.8 and 9 

6.5.24 Holdings No.8 and 9 collectively extend to 2.4 ha and are rented to third-party 
graziers for horses.  The construction of the Scheme would result in the loss of 0.62 
ha of the grazing land with 1.3 ha severed (from Holding 8):  access to the severed 
area would be possible via the proposed new access from Huxnor Road (near 
Chainage 4,500).   

6.5.25 As far as the impact on agriculture is concerned, no farm business is based on the 
holdings, and none relies on the use or availability of this land for continued viability: 
the effect on agriculture is Neutral.  

Holding No.10 

6.5.26 Holding No.10 is owned by Kingskerswell Parish Council and is mainly non-
agricultural woodland, but includes some registered common land to which grazing 
rights are exercised by one registered Commoner.  The construction of the Scheme 
would result in the removal of 0.86 ha of the land with no severance:  the effect on 
agriculture is Neutral.  

Holding No.11  

6.5.27 Holding No.11 is a residential unit with a small, non-commercial orchard of fruit trees.  
The construction and operation of the Scheme would result in the loss of 0.22 ha with 
no land severed.  As the land is not in agricultural use at present, the effect is 
assessed as Neutral.  

Holding No.12  

6.5.28 Holding No.12 extends to 2.2 ha of permanent pasture and is used as grazing for 
horses.  Towards the north of the plot is a range of four stables and a feed store.  The 
construction of the Scheme would remove 0.91 ha and sever 0.85 ha to the west of 
the road:  access to the severed area would be possible via a proposed new access 
from Huxnor Road at Ch.4,500.  The remaining land would thus be severed with 0.85 
ha to the west and 0.4 ha, with the stables, to the east.  Whilst both plots could, in 
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theory, remain suited for use as paddocks for horse grazing, neither is particularly 
large, and that to the west (the larger) would have no water supply. 

6.5.29 In terms of assessing the impact of this loss in agricultural terms, it is important to 
recognise that no farm business is based on the holding, and none relies on the use 
or availability of this land for continued viability.  The existing use, that of grazing 
horses may, by definition, be an agricultural activity but it does not constitute an 
agricultural business.  Therefore, in the absence of an agricultural business the effect 
on farm viability is Neutral:  the impact on the owner’s land holding, however, would 
be large. 

Holding No.13 

6.5.30 Holding No.13 is permanent pasture used as grazing for horses; it extends to 3.3 ha.  
Towards the eastern boundary of the unit is a 4-bay hay barn.  The construction of 
the Scheme would remove 0.88 ha of land with 1.3 ha severed to the west of the 
road:  access to the severed area would be possible via the proposed new access 
from Huxnor Road.   

6.5.31 The residual plots would thus extend to 1.3 ha to the west of the road and 1.1 ha with 
the barn, to the east.  It is considered that both plots would remain suited for use as 
paddocks for horse grazing though issues related to water supply would need further 
consideration.  In terms of assessing the impact of this loss in agricultural terms no 
farm business is based on the holding, and none relies on the use or availability of 
this land for continued viability - as with No.12, the effect on farm viability is Neutral 
though the impact on the owner’s land holding would be large. 

Holding No.14  

6.5.32 Holding No.14 is also permanent pasture used as grazing for horses and extends to 
1.4 ha:  towards the eastern boundary of the unit is a small field shelter.  The 
construction of the Scheme would result in the loss of 0.66 ha of the land grazed with 
0.7 ha severed to the west of the road:  access to the severed area would be possible 
via a proposed new access from Huxnor Road.  The residual land would remain 
usable for horse grazing provided issues related to water supply are resolved.  As 
above, the effect on agriculture is Neutral, the impact on the land holding is large.  

Holding No.15  

6.5.33 Holding No.15 comprises 0.5 ha of permanent pasture used as stock grazing.  The 
construction and operation of the Scheme would result in the loss of 0.23 ha of the 
land with the loss of the existing field access.  As far as assessing the impact of this 
loss in agricultural terms is concerned, no farm business relies on the use or 
availability of this land for continued viability as the term of tenure is controlled by the 
landlord and is renewed annually.  The effect of this loss is assessed as Neutral. 

Holding No.16  

6.5.34 Holding No.16 comprises 12.1 ha of permanent pasture used as grazing for horses 
with seven poor-quality stables in the south-west.  The construction of the road would 
result in the loss of 4.01 ha of the land grazed with 6.5 ha severed to the east of the 
Scheme.  Access to the land remaining to the west of the Scheme will be unaffected 
and a new access is proposed from Yon Street that will facilitate access to the land to 
the east, an attenuation pond and a wetlands area.  

6.5.35 In terms of assessing the impact of this loss in agricultural terms, again no farm 
business is based on the holding, and none relies on the use or availability of this 
land for continued viability.  In the absence of an agricultural business, there is no 
impact on farm viability to assess and the agricultural effect is Neutral; the impact on 
the land holding, however, remains large.  
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Holding No.17  

6.5.36 Holding 17 is a 3.4 ha block of permanent pasture let on an informal basis to a local 
farmer for stock grazing.  The construction of the road would result in the loss of 0.11 
ha of land at the extreme eastern boundary of the land holding and no severance.  
Overall the effect of this loss is assessed as Neutral. 

Holding No.18 

6.5.37 Holding 18 extends to 2.4 ha and is also permanent pasture let for stock grazing.  
The construction of the road would result in the loss of 0.24 ha of land at the eastern 
boundary of the property; there would be no severance.  As the term of tenure is 
controlled by the landlord and is renewed annually, the effect of this loss is assessed 
as Neutral. 

Holding No.19 

6.5.38 Holding No.19 extends to 6.7 ha and comprises two blocks of land.  The northern 
block extends to 2.3 ha of grassland; the southern is 4.5 ha.  Both blocks are 
permanent pasture let on an annual basis to a local farmer for sheep and cattle 
grazing.  

6.5.39 The construction of the road would affect both portions of land and would result in the 
loss of 2.92 ha in total.  The area of land lost includes the two parcels of land that 
would otherwise be severed to the east of the bypass as these areas are to be 
acquired as part of the ecological mitigation proposals for the creation of a wetland 
habitat area.  The remaining two areas of land would still have some agricultural 
value though the northern area would probably be too small for a mainstream 
agricultural use but would continue to have a use as a horse paddock:  the area in the 
south would be suitable for either agricultural or equestrian uses. 

6.5.40 In terms of assessing the impact of this loss in agricultural terms, no farm business 
relies on the use or availability of this land for continued viability as the term of tenure 
is controlled by the landlord and is renewed annually. The effect of this loss on 
agriculture is assessed as Neutral. 

Holding No.20 

6.5.41 Holding No.20 extends to 2.0 ha and is permanent pasture let on annual licence for 
stock grazing.  The construction of the road would result in the loss of 1.30 ha of land 
with the land severed to the east of the road being acquired as part of the ecological 
mitigation proposals. 

6.5.42 In terms of assessing the impact of this loss in agricultural terms there is no farm 
business that relies on the use or availability of this land for continued viability and 
thus the effect on agriculture is assessed as Neutral. 

Holding No.21  

6.5.43 Holding 21 extends to some 28 ha in this location and is permanent pasture let to a 
local farmer on an annual grazing agreement for cattle and sheep grazing; the 
present occupier owns and farms other land in the area.  The construction of the road 
would result in the loss of 0.68 ha of land; no land would be severed.  Overall the 
effect of this loss on the farming business would be negligible and is assessed as 
Neutral. 

Holdings No.22 and 23 

6.5.44 Holdings 22 and 23 extend to approximately 1.1ha and are used as a woodyard.  
Holding 22 is rented land; Holding 23 is occupied without a legal form of tenure.     
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The construction of the bypass would remove both parcels of land in entirety and 
result in the forced closure of the woodyard. 

6.5.45 No agricultural business is based on the holding or relies on the use or availability of 
this land for continued viability:  the overall agricultural impact is therefore Neutral.  
The impact for the occupier of the woodyard would be large. 

Holding No.24 

6.5.46 Holding 24 extends to some 16 ha in this location and is permanent pasture let to a 
local grazier on an annual grazing agreement for cattle grazing; the present occupier 
owns and farms other land in the area.  The construction of the road would result in 
the loss of 4.11 ha of land and no land would be severed.  As far as the impact of this 
loss is concerned, it is relevant to note that the tenant has only very recently taken up 
the use of the land under a short-term Farm Business Tenancy and has done so in 
full knowledge of these proposals.  No farming business relies on the availability of 
this land for continued viability and thus the effect on agriculture is assessed as 
Neutral. 

 Holding No 25  

6.5.47 Holding 25, which lies at the northern end of the scheme, extends to 160 ha and is an 
owner-occupied unit laid mainly to grass and providing the grazing and winter feed for 
dairy and suckler cows.  The construction of the road would result in the loss of 0.87 
ha of the land adjacent to the mainline railway; no land would be severed.  Although a 
field access from the existing A380 would be closed (and not replaced) an alternative 
means of accessing the land is available from Kingskerswell Road.  Overall the loss 
is assessed as Slight adverse with some slight changes required to the day-to-day 
use of the land. 

Temporary Effects on Individual Holdings 

6.5.48 Holding 25 would lose additional land (1.21 ha) required for the construction process, 
which would be restored back to agriculture upon completion of the works.  In all 
cases the loss of income from this land would be compensated under the provisions 
of statutory compensation. 

Other Construction Issues 

6.5.49 In addition to the permanent loss of land, there would be potential temporary land 
effects arising from construction activities.  In the event of a failure to protect 
agricultural soils within areas of temporary usage, there is a potential for a permanent 
or long-term loss of land quality in the event of its return to agricultural use.  However, 
all soil stripping and restoration would be undertaken in accordance with the 
procedures set out in The Code of Good Agricultural Practice for the Protection of 
Soils, MAFF (1998)ix and the Good Practice Guide for Handling Soils, MAFF, 2000x. 

6.5.50 The construction compounds, areas for soil storage bunds and settling ponds could 
lead to potential short and medium-term effects on those farming alongside.  Physical 
intrusion beyond the construction boundary could result in crop losses and potential 
harm to animals, whilst soil storage areas could, if managed inappropriately, become 
covered in weeds.  However, appropriate control measures, good site practice and 
liaison between construction contractors and the local farming community would all 
be undertaken to ensure that potential problems are minimised. 

6.5.51 Construction can generate pollution that has an adverse impact on the local 
agricultural community.  Standard dust suppression techniques would be employed.  
The assessment of issues related to air quality is set out in Chapter 13.  
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6.5.52 Certain agricultural operations, such as silage making and grain harvest, are heavily 

constrained by timeliness and require an uninterrupted flow of activity.  Unrestricted 
access to fields can be crucial at many times of the year and this would be 
maintained as far is practicably possible.  This would be achieved through regular 
liaison between the contractors and the landowners.   

6.6 Operational Impacts 

6.6.1 In the long term, and following the completion of the construction of the road and the 
restoration of such land to agriculture as identified in the Environmental Master Plan, 
all the viable agricultural businesses should be capable of continued agricultural 
production - subject to external market forces.  None of the farms assessed as viable 
in 2004 would be forced to close as a result of the opening of the road to traffic. 

6.6.2 In terms of operational impact, it is not considered that the road would result in any 
additional adverse agricultural impacts. 

6.6.3 The one significant benefit that all farms would experience following the construction 
of the road would be the reduction in traffic on the local road network.  This would 
result in savings in journey times when moving agricultural machinery on the public 
highway and would assist in the management of many agricultural operations, such 
as grass and grain harvesting. These effects have been taken into account in the 
assessment of holdings.  

6.7 Development of Land and Demolition of Private Property and Associated Land 
Take 

Development Land 
 
6.7.1 A total of 0.135 ha of land zoned for employment development in the Torbay Plan 

would be required for the Scheme.  The land is required for an access track but the 
land take is not considered material since, with the agreement of the developer, an 
alternative access could be gained from the internal roads within the future 
development.   There is no effect on the viability of the development. 

Demolition of Private Property and Associated Land Take 
 
6.7.2 Eleven properties would be demolished for the construction of the Scheme.   Nine of 

the properties are owned by Devon County Council, of which seven are unoccupied 
and are boarded up.    The owners of the two properties not owned by the authority 
would be compensated in the land purchase procedures.   The properties to be 
demolished are shown on Figures 6.4a and 6.4b.   In addition a further 0.21 ha of 
private gardens are required. 

6.8 Conclusions  

 Impact on Land and Soil 
 
6.8.1 The construction of the Scheme would result in the permanent loss of 41.01 ha of 

agricultural land, of which 16.05 ha are classified as best and most versatile land in 
subgrade 3a and Grade 2.   The loss of the area of “best and most versatile” 
agricultural land is assessed as a Slight adverse effect. 

6.8.2 Provided that soil handling is carried out according to current best practice, soil 
quality should be maintained in the long term. 

6.8.3 The proposed construction of the Scheme would result in the permanent loss of 41.01 
ha of agricultural land, of which 16.05 ha are classified as best and most versatile 
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land in subgrade 3a and Grade 2.   The loss of the this area of “best and most 
versatile” agricultural land is assessed as a Slight adverse impact.   

6.8.4 Provided that soil handling is carried out according to current best practice, soil 
quality should be maintained in the long term.    

6.8.5 Although financial accounts have not been made available for any of the farms, it is 
considered that none of the farms that are presently assessed as viable (Nos. 1, 2, 3, 
4, 6, 21, 24 and 25) would be rendered non-viable by either the construction or 
operation of the Scheme, of these 8 holdings (which includes Nos 2 and 3) the overall 
agriculture effect is Slight adverse on 5 holdings and Neutral on the other 3 
holdings. 

6.8.6 Holding No 1 (which includes Nos.2 and 3) would be most seriously affected with the 
loss of 9% of the total area farmed (though less than 1% of the land that is owner-
occupied).  However, although the loss of 9% of the land farmed would require some 
changes to day-to-day management, the residual unit (extending to over 90 ha, and 
fully equipped as a dairy farm) would still be of sufficient size to continue in milk 
production. 

6.8.7 The effect on property and development land would be Slight adverse. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
i  Design Manual for Roads and Bridges (Vol. 11, Part 6) (DMRB) 
ii  The Assessment of the Effects of Certain Public and Private Projects on the Environment (85/337/EEC) 
iii  PPS7 (Planning Policy Statement 7: Sustainable Development in Rural Areas) 
iv  Preparation of Environmental Statements for Planning Projects that require Environmental Assessment, 

Department of the Environment, 2000 
v  Soil Strategy for England, Department of the Environment, Transport and the Regions, March 2001.   
vi  First Soil Action Plan for England, DEFRA, 2004 
vii  Agricultural Land Classification of England and Wales: Revised guidelines and criteria for grading   the 

quality of agricultural land, MAFF 1988  
viii  Farm Management Pocketbook, Imperial College London, 2004 
ix  The Code of Good Agricultural Practice for the Protection of Soils, MAFF, 1998
x  Good Practice Guide for Handling Soils, MAFF, 2000.  
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APPENDIX 6.1 

Brief description of the ALC grades and subgrades at Kingskerswell 

Subgrade 2 

Land in this grade occurs towards the southern end of the route.  Soil profiles typically 
comprise dark greyish brown, stoneless to slightly stony, medium clay loam or sandy clay 
loam topsoils over brownish, stoneless to slightly stony, medium clay loam or heavy clay loam 
subsoils.   

These soils are well drained (WC 1), but constrained by slight workability and droughtiness 
limitations. 

Subgrade 3a 

Soil profiles typically comprise dark greyish brown, stoneless to slightly stony, heavy clay 
loam topsoils over brownish, stoneless to slightly stony, clayey subsoils.  These soils are well 
drained (WC 1), but constrained by a workability limitation.  Locally soil profiles show 
evidence of gleying in the lower subsoil and are moderately well drained (WC 2). 

In places, soil profiles typically comprise dark greyish brown, stoneless to slightly stony, 
heavy clay loam or medium clay loam topsoils over brownish or brownish grey, stoneless to 
slightly stony, heavy clay loam or clay (locally medium clay loam) upper subsoils over clayey, 
gleyed and poorly permeable lower subsoils.  These soils are moderately well or imperfectly 
drained (WC 2 or 3) and constrained by a wetness/workability limitation. 

Subgrade 3b 

On the flatter ground, soil profiles typically comprise dark greyish brown, stoneless to slightly 
stony, medium clay loam topsoil over greyish brown, stoneless to slightly stony, medium to 
heavy clay loam upper subsoils over greyish, clayey, gleyed and poorly permeable lower 
subsoils.   

These soils are poorly drained (WC 4) and constrained by a moderately severe 
wetness/workability limitation.  On strongly sloping ground, gradients of between 7 and 11° 
are limiting to subgrade 3b. 

Grade 4 

On the flatter lower ground to the south-west of the railway, soil profiles typically comprise 
dark greyish brown, clayey topsoils over greyish, clayey, gleyed and poorly permeable lower 
subsoils.  These soils are poorly drained (WC 4) and constrained by a severe 
wetness/workability limitation. 

On moderately steeply sloping ground, gradients of between 11 and 18° are limiting to 
grade 4. 

Grade 5 

Land in this grade is the least extensive and occurs in the south on steeply sloping ground 
where gradients of more than 18° are limiting to grade 5. 
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APPENDIX 6.2 

Brief description of the agricultural holdings affected   

Holding Nos.1, 2 and 3 

 These three units extend in total to 93 ha and comprise: 

� Holding No.1, which is owner-occupied, and extends to 61 ha; 

� Holding No.2, which is rented on short-term, annual licence arrangements from Devon 
County Council, and extends to 1.0ha; 

� Holding No.3, which is held under a 1986 Agricultural Holdings Act tenancy, and 
extends to 31 ha. 

The land is laid mainly to grass and provides the grazing and winter feed for a herd of 60 
dairy cows and all youngstock.  The herd is housed (and milked) at the main set of farm 
buildings at Langford Bridge Farm which are situated to the west of the Aller roundabout.  The 
land closest to the main farm buildings provides the day-to-day grazing for the dairy herd with 
the off-lying land used for arable and conservation crops, or for grazing youngstock and dry 
cows.  There is a general-purpose farm building on the tenanted land alongside Maddacombe 
Road, along with a water supply from the road. 

In 2004 some 34 ha were sown to cereal crops providing a source of straw for the dairy herd. 

Holding No.4  

 Holding No.4 is owned by Devon County Council and extends to approximately 12.2 ha.  The 
land is auctioned annually as grazing and comprises wet permanent pasture.  During 2004 
the land has been rented by a dairy farmer from the village of Ogwell, south of Newton Abbot 
and who runs an organic dairy and arable unit.  The land is used for the summer grazing of 
dry cows and youngstock which are transported to the land in cattle trailers. 

Holding No.5  

This holding extends to 4.0 ha and is farmed in conjunction with an additional 4.9 ha at 
nearby Abbotskerswell; additional grass keep is rented as required.  The land is utilised as 
grazing for a flock of some 150 ewes and their offspring.   

There is a small range of farm buildings on the land at Kingskerswell which measure 
approximately 13m x 17m, plus a small 4mx 6m lean-to.  These are used a) for housing the 
sheep flock at lambing, and b) for rearing batches of turkeys.  These birds are delivered in 
groups of c.2,500 and are reared from day-olds to approximately 6-8 weeks of age:  some six 
to eight batches are understood to be reared each year. 

Holding No.6 

Holding No.6 extends to 4.9 ha and comprises an intensive horticultural nursery with some six 
polytunnels (some heated) used for the propagation and growing-on of a range of bedding 
plants, hardy perennials and plants for hanging baskets; the remaining land is grassland 
utilised by the occupier of Holding No.1 on short-term, informal agreements.   

Holding No.7  

No details have been made available for this holding.  However, no farm business appears 
based on the land and none has been identified that relies on the use or availability of this 
land for continued viability.  It is believed that the grassland may be utilised on an informal 
basis by the occupier of Holding No.1.   

Holding No.8 and 9 

Holding No.8, which extends to 2.4 ha, is rented by the owner of Holding No.9.  

Holding No.9 comprises a former farmstead with a range of buildings and a small extent of 
land:  the land is in residential use or is woodland.  The land that is rented is all grassland and 
sub-let to third-party graziers for horses.  
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No farm business is based on the holding, and none relies on the use or availability of this 
land for continued viability. 

Holding No.10 

Holding No.10, which includes an area of registered Commonland, has recently been given to 
the Kingskerswell Parish Council and is mainly non-agricultural in nature, though there is one 
registered Commoner who exercises his rights to graze stock on the land.  The woodland 
area is used for some commercial activities, including model car racing. 

No farm business is based on the holding, and none relies on the use or availability of this 
land for continued viability. 

Holding No.11  

Holding No.11 is a residential unit with a small, non-commercial orchard of fruit trees.  No 
farm business is based on the holding, and none relies on the use or availability of this land 
for continued viability. 

Holding No.12  

Holding No.12 extends to 1.7 ha and is managed in conjunction with a further 2.5 ha that is 
owned at nearby Ipplepen.  The land is all laid to grass and used for grazing horses.  The 
owner is actively engaged in horse breeding and specialises in breeding competition and 
eventing horses.  Towards the north of the plot is a range of four stables and a feed store.  
Water is supplied from a mains supply in Greenhill Road. 

No farm business is based on the holding, and none relies on the use or availability of this 
land for continued viability. 

Holding No.13  

This unit extends to 3.3 ha and is all laid to grass and used for grazing horses.  Towards the 
eastern boundary of the property is a 4-bay barn (OS 87676735) used for storing hay and 
sundry items.  No farm business is based on the holding, and none relies on the use or 
availability of this land for continued viability. 

Holding No.14  

This unit extends to 1.4 ha and is managed in conjunction with a further 3.2 ha at nearby 
Haccombe to the east of Kingskerswell, where the owner lives.  Both parcels of land are laid 
to grass and are let for horse grazing.  Towards the eastern boundary of the property is a 
small animal shelter (OS 87656735) and water is supplied from a mains supply in Greenhill 
Road.  No farm business is based on the holding, and none relies on the use or availability of 
this land for continued viability. 

Holding No.15  

This unit extends to only 0.5 ha and is permanent pasture let on annual licence for stock 
grazing.  Access to the land is provided via a gateway into Yon Street (OS 87676730).  No 
farm business is based on the holding, and none relies on the use or availability of this land 
for continued viability. 

Holding No.16  

Holding No.16 extends to 12.1 ha and is laid to grass and let on a seasonal basis for use as 
horse grazing.  To the west of the plot (OS 87836700) is a range of poor-quality stables that 
were, at the time of the site visit, being used for storage of non-agricultural items; planning 
permission has been granted for their renovation as stables.  Access to the land is afforded 
from a number of field gateways along Edginswell Lane with water supplied variously from 
troughs served from the main water supply along the western boundary of the property, and 
augmented by natural spring waters near the railway line. 

No farm business is based on the holding, and none relies on the use or availability of this 
land for continued viability. 
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Holding No.17  

Holding No.17 extends to 3.4 ha and is grassland let on an informal basis to a local farmer for 
stock grazing.  No farm business is based on the holding, and none relies on the use or 
availability of this land for continued viability. 

Holding No.18 

This unit, which includes a range of poor-quality farm buildings (OS 87706695), extends to 
2.4 ha and is permanent pasture let on annual licence for stock grazing.  No farm business 
relies exclusively on the use or availability of this land for continued viability. 

Holding No.19 

This unit, which extends to 6.8ha, comprises two blocks of land, with 2.3 ha to the north of 
Stokeleigh Farm and 4.5 ha to the south.  The land is the remnant of a 55 ha dairy, beef and 
sheep farm which was sold in the late 1990s.  The land is now let on an annual basis to a 
local farmer for sheep and cattle grazing with water supplied from natural sources in both 
blocks of land: the land to the north having a spring close to the railway line; the block to the 
south with a natural source close to Edginswell Lane.   

No farm business relies exclusively on the use or availability of this land for continued 
viability. 

Holding No.20 

Holding No.20, which includes a dwelling and some outhouses (OS 88106665), extends to 
2.0 ha and is permanent pasture let on annual licence for stock grazing.  No farm business is 
based on the holding, and none relies on the use or availability of this land for continued 
viability. 

Holdings No.21, 22 and 24 

Holding No.21 forms part of an extensive landholding located in various parts of the UK.  The 
total area owned at Kingskerswell extends to some 80 hectares and all is rented to tenants on 
short-term tenancies that are renewed on a discretionary basis.   

Holding No.21 is rented on a short-term grazing licence and used for grazing sheep 
and cattle:  the tenant owns his own farm in the South Hams. 

Holding No.22 extends to 0.2 ha and is occupied by a tenant who uses the area as a 
woodyard and stores forestry equipment in the buildings. 

Holding No.24 is rented under a Farm Business Tenancy and used for grazing sheep 
and cattle:  the tenant owns his own farm near Paignton. 

No farm business relies exclusively on the use or availability of this land for continued 
viability. 

Holding No.23 

Holding No. 23 is owned by Torbay Council and lies derelict and water-logged.  It is 
understood that the occupier of Holding 22 may use the land as a temporary store for wood. 

Holding No.25 

 Holding No.25 extends to some 160 ha and is a long-established dairy, beef and arable farm 
lying mainly to the south and west of Newton Abbot.  The land affected by the Scheme is low-
lying, wet water-meadows used for grazing youngstock and suckler cows. 
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