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home 
 

APPLICANT: Devon Tree Services Limited 
 
1. REASON FOR REPORT 
 

Councillor Dewhirst has requested that the application be referred to Committee for 
determination should the Planning Officer recommend refusal because the 
Applicant provides vital employment within the local area and the business has 
repeatedly been targeted by thieves due to the isolated location of the property. The 
site is an important rural workplace and the application fully meets policy WE9/a, b 
and c of the approved Teignbridge Local Plan 2013- 2033. 

 
2. RECOMMENDATION 
 
 PERMISSION BE REFUSED for the following reason: 
 

The site lies beyond any defined settlement limit as depicted within the Teignbridge 
Local Plan 2013-2033 and sits within the open Countryside where residential 
development is not permitted. There is no overriding material consideration that 
would justify departing from this policy of restraint. The proposal is not in 
accordance with Policies S1A (Presumption in favour of Sustainable Development), 
S1 (Sustainable Development), EN2A (Landscape Protection and Enhancement) 
and S22 (Countryside) of the Teignbridge Local Plan 2013-2033 and advice as set 
out within the National Planning Policy Framework. 

 
3. DESCRIPTION 
 
 Site description 
 
3.1 The site is located some 692 metres north of the Ipplepen settlement limit and 

1,244 metres south east of the Denbury settlement limit, on the east side of a 
narrow country road bounded by well-established mature hedgerow and tall trees. 

 



 
 

3.2 Internally the site is comprised of a number of buildings most of which are used in 
connection with the commercial use of the site. There is an existing residential 
caravan to the north of the site that is subject to an enforcement case and has been 
on site since November 2006, as advised by the Applicant. 

 
3.3 Access is taken off a classified country road that leads to an open space used by 

the site operators as parking provision.  
 
 The proposal 
 
3.4 The application seeks to use of the land for the siting of one mobile home as a 

residential lodge to the south of the site, some 13 metres east of the existing 
access. The lodge is to be 11.5 metres in length, 3.6 metres in height and 5.7 
metres in width and finished with metal profile roofing over timber elevations and a 
mix of timber and Upvc fenestration. 

 
3.5 The roof is to be shallow pitched, with an internal layout of two double bedrooms 

with lounge, washing facilities and kitchen area. 
 
 Relevant site history 
 
3.6 83/00801/OUT – Dwelling – Refused  
 

84/02004/COU – Store to dwelling – Refused  
 
 85/01261/COU – Store to dwelling – Refused  
 
 95/03131/CLDE – Certificate of Lawfulness for use of land as site for residential 

caravan – Refused  
 
 99/02135/FUL – Dwelling – Refused  
 

00/03796/COU – Change of use of former compost works to a wood yard – 
Approved.  

 
 Principle of development 
 
3.7 The application site is located within the open countryside and outside any defined 

settlement limit as depicted in the Teignbridge Local Plan 2013-2033.  Policies S1A, 
S1 and S22 of the Teignbridge Local Plan seek to protect open countryside and do 
not permit isolated residential dwellings unless they are for agricultural, forestry and 
other necessary rural workers.  

 
3.8 Whilst it is not expected that the Local Plan could include policies to address all 

forms of development that might arise within the countryside, it is clear from Policy 
S22 of general countryside restraint that open market residential development in the 
countryside should be resisted.  It is also considered that provision of security for a 
business does not constitute the special circumstances required to justify a dwelling 
for a “necessary rural worker”.  This is an argument that could be used in numerous 
cases across the district.  Alternative means of crime prevention could be adopted. 



 
 

 
3.9 The proposal is in clear and direct conflict with the strategic policies of the 
 Development Plan.  It is not considered that the proposal constitutes sustainable 
 development and therefore in-principle support for the development cannot be 
 given.  It is not considered that the security requirements of the Applicant constitute 
 exceptional circumstances that would justify a breach of this policy. 
 
 Design/visual impact 
 
3.10 The site lies within the open countryside and therefore the design and visual impact 

of the development needs to be carefully considered. In assessing the design of the 
proposal, the existing character of the area and materials should be taken into 
consideration to ensure that the proposal harmonises with that of the existing 
development.  
 

3.11 Policy EN2A clearly stated that development proposals should: 
 a) "conserve and enhance the qualities, character and distinctiveness of the locality; 
 b) ...restore positive landscape and seascape character and quality; 

c) maintain landscape...quality and minimise adverse visual impacts through high 
quality building and landscape...design” 
 

3.12 The lodge is of a standard design using standard materials. As a permanent 
dwelling this is not deemed to enhance the character and distinctiveness of the 
locality in accordance with Policy EN2A. However, on balance an alternative of 
stone or brick would be more visually discordant with the rural character of the area.  
Should the Members be minded to approve at any point, a mobile home of this 
design could be conditioned for removal should the business cease trading. 

 
3.13 In conclusion, the dwelling will be visible from the public realm and the design is not 

considered to be outstanding, however, as the proposal is for a mobile home, rather 
than permanent development it is not considered that there is significant conflict 
with Policy EN2A or S2 of the Local Plan to justify a reason for refusal on this 
ground. 

  
 Impact on neighbours 
 
3.14 The nearest neighbours are at such a distance that the height, design and siting of 

the proposed dwelling would not cause any negative impacts on amenity in the 
context of policy within the Teignbridge Local Plan.  

 
 Drainage 
 
3.15 The application form indicates that foul drainage will be dealt with via an existing 

septic tank: however, there is no indication where this is sited. 
 
 Conclusion 
 
3.16 In conclusion there is an overriding in-principle conflict with Policy S22. It is 

recognised that the owner wishes to have added security for the site in this rural 
location, however, there are a number of rural businesses within Teignbridge 



 
 

without residential properties on site, and on balance any material considerations 
outlined above do not justify an approval. 

 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033 
 S1A (Presumption in favour of Sustainable Development)   
 S1 (Sustainable Development Criteria)      
 S2 (Quality Development) 
 S22 (Countryside) 
 EN2A (Landscape Protection and Enhancement) 
 
 National Planning Policy Framework 
 
 National Planning Policy Guidance 
 
5. CONSULTEES 
 
 No consultations 
  
6. REPRESENTATIONS 
 
 No letters of representation have been received. 
   
7. PARISH COUNCIL’S COMMENTS 
 
 4 February 2016 
 
 Ipplepen Parish Council recognises that Devon Tree Services provides valuable 

employment within the local area. We are also sympathetic to the fact that the 
business has repeatedly been targeted by thieves due to the isolated location of the 
property. We also recognise that the property is located within open countryside 
where such development proposals would be contrary to national and local plan 
policy. However, in consideration of the extenuating circumstances, Ipplepen Parish 
Council on this occasion, are willing to support the proposed development. We 
would recommend that, should planning permission be granted, it is personal to the 
site, whereby in the event that the business use ceases in the future, then the 
residential use also ceases and the accommodation is removed and the site 
restored to the satisfaction of the Local Planning Authority. Ipplepen Parish Council 
consider this decision is warranted due to exceptional circumstances and therefore 
would not wish to set a precedent 

 
 24 June 2016 
 

Ipplepen Parish Council would continue to support the original proposal for a lodge 
as security accommodation and the removal of the caravan, but are not inclined to 
support an application for the siting of one mobile home 

 
 
 



 
 

8. COMMUNITY INFRASTRUCTURE LEVY 
 

As this application is for a use of land rather than a building there would be no 
liability to pay CIL. 
 

9. ENVIRONMENTAL IMPACT ASSESSMENT 
 

Due to its scale, nature and location this development will not have significant 
effects on the environment and therefore is not considered to be EIA Development. 

 
WARD MEMBER:   Councillor Dewhirst, Ipplepen. 
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