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1. REASON FOR REPORT 
 

Councillor Dewhirst requested the application be presented to Committee because 
the Planning Committee deemed in June 2015 that the noise and light disturbance 
of B2 Use would be detrimental to the amenity of nearby residents and should 
cease after 12 months.  It would therefore be appropriate that the Committee should 
determine this application to remove a condition that they had attached to the 
original permission. 

 
2. RECOMMENDATION 
 
 PERMISSION BE GRANTED subject to the following conditions: 

1. Hours of operation limited to Monday to Friday 0800 to 1700 and Saturday 
0800 to 1200 and not at all on Sundays or Bank Holidays 

2. All deliveries to be within these hours 
3. Doors to units 1, 2 and 3 to be closed at all times during working hours 
4. Units 1 and 2 shall be used solely within the B1 and B8 Use Classes 
5. Any vehicles visiting the site shall only use the access to the west side of the 

site on the road between Bulleigh Barton Cross and Windthorn Cross. 
6. No external lighting without prior consent 

 
3. DESCRIPTION 
 
3.1 The site is located to the south east of Ipplepen and highway access is gained from 

the west via a wide access point into the property.  The subject building is a steel 
fabricated building at the north side of the property which is divided up internally 
into three business units following the grant of planning permission under reference 
14/03018/COU for change of use from agricultural buildings to B1, B2 and B8 use. 
Unit 3 has been acoustically insulated to discharge Condition 4 of that permission.   

 



 

 

3.2 This application seeks planning permission for the removal of Condition 8 of 
permission reference 14/03018/COU, which required the B2 use of Unit 3 to cease 
after 12 months.  There is a metal fabricator in unit 3, and the other two units are 
also occupied. 

 
3.3 There would be no external alterations to the building as part of this application. 
 
3.4 There are other unauthorised uses on the site as a whole which are being 

investigated at present.  The Applicants have indicated that they will seek to 
regularise the use of the other units on the site once this application has been 
determined. 

 
3.5 The main access to the site is acceptable for use for deliveries and staff for this 

building, as this is the access for all the other units with consent on the site.  The 
Highway Authority does not object to the application. As with permission reference 
14/03018/COU, a condition is recommended to ensure that only this access is used 
as there is a further agricultural access on the east side of the site which would be 
unsuitable for use by industrial and staff traffic. 

 
3.6 The proposal has been subject to a noise impact assessment, with measurements 

taken on the boundary with the property in the grounds of Red Oaks.  The acoustic 
insulation of Unit 3 has been carried out in accordance with the requirements of 
condition 4 of 14/03018/COU and the condition has been discharged. 

 
3.7 The impact of noise on the occupiers of nearby residential properties has been 

considered by the Environmental Health Officer, who has no objections to the 
removal of Condition 8 given that the sound insulation works have been carried out.  
It is considered that the other conditions imposed on 14/03018/COU should be 
imposed again, together with a condition limiting the use of Units 1 and 2 to B1 and 
B8 use only, as these units have not been insulated. 

 
3.8 Policy EC3 (Rural Employment) of the Teignbridge Local Plan 2013–2033 states 

that: 
 
 To support the rural economy, the following developments for business, general 

industrial and storage and distribution uses in open countryside will be acceptable 
in principle: 
a) extensions or expansions of an existing business or employment site; 
b) diversification of a farm; 
c) change of use or conversion of a permanent and soundly constructed 

 building; 
d) sites adjoining a defined settlement; and, 
e) uses with a strong functional link to local agriculture, forestry or other existing 

 rural activity. 
 Provided that: 

f) the scale of employment is appropriate to the accessibility of the site by 
 public transport, cycling and walking and the standard of highways, and 
 would improve the balance of jobs to working age population within the 
 immediate vicinity; 



 

 

g) proposals respect the character and qualities of the landscape and the 
 setting of any affected settlement or protected landscape and include 
 effective mitigation measures to avoid adverse effects or minimise them to 
 acceptable levels; 
h) changes to an existing building of historic interest or character sensitively 

 retain its interest, character and appearance; 
i) they conform with specific and relevant policies affecting the site including 

 protected wildlife, heritage assets and flooding; 
j) and in particular that proposals do not affect the integrity of the South Hams 

 SAC. 
 
The use of the units for industrial purposes is for farm diversification, and it is also 
located on a site where there are existing industrial uses.  The use of Unit 3 has 
been continuous since the previous approval and the acoustic insulation has been 
shown by the discharge of conditions to satisfy Environmental Health.  Therefore 
building on this economic base is in accordance with criteria a), b) and c) of Policy 
EC3.  It is not considered that the proposals would give rise to any significant 
adverse impacts when judged against the provisos in criteria f) to j).  It is therefore 
recommended that permission is granted.  

 
4. POLICY DOCUMENTS 
 

 Teignbridge Local Plan 2013–2033 
 S1A (Presumption in Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 
 S2 (Quality Development) 
 S3 (Land for Business, General Industry and Storage and Distribution) 

S22 (Countryside) 
S11 (Pollution) 
EC3 (Rural Employment) 
EC2 (Loss of Employment Sites) 
 
National Planning Policy Framework 

 
National Planning Practice Guidance 

 
5. CONSULTEES 
  

Environmental Health – Whilst I do not have any objections to the removal of 
condition 8 to allow the permanent use of Unit 3 under classes B1, B2 and B8 given 
the sound insulation works which have been carried out, it would be on the proviso 
that Units 1 and 2 should remain as B1 and B8 use only due to the close proximity 
of residential dwellings to this proposal. 

 
Neither Unit 1 or Unit 2 have had any noise insulation works carried out and the 
orientation of the building means that the entrance doors serving these units would 
give rise to unacceptable levels of fugitive noise levels escaping in the direction of 
the nearby residential dwellings when open for any reason and would in these 
circumstances render any future noise insulation works subsequently carried out 
obsolete. 



 

 

 
Therefore should you be minded to grant consent for this application a condition 
should be added which requires the use of units 1 and 2 to be restricted to B1 and 
B8 use in the interests of preserving the residential amenity. 

  
6. REPRESENTATIONS 
 
 There have been 15 letters of representation. 
 
 Objections received from 6 properties including a petition raising the following 

issues: 
1. Hours of working extend from early morning to late evening 
2. Noise impact on occupiers of nearby residential properties 
3. Light pollution 
4. Monitoring of noise insulation after consent and with a different occupier 
5. Traffic levels to the site and road safety 
6. It is a retrospective consent 
7. No use of the access to the east of the site 
8. Open B2 use is not considered appropriate in this rural location 
9. Undesirable precedent for further change of use of other buildings 

 
 6 letters of support received raising the following issues: 

1. Good site for employment 
2. Site provides jobs for local people 
3. Little noise pollution given the noise from the farm 

   
7. PARISH COUNCIL’S COMMENTS 
 

Ipplepen Parish Council feel that this would be unacceptable development in the 
countryside and feel this should not be allowed and has and will have an adverse 
impact on the occupiers of neighbouring properties and therefore we strongly 
object. We also feel it would set a precedent for other developers in this area.  

 
8. COMMUNITY INFRASTRUCTURE LEVY 
 

The CIL liability for this development is Nil as the CIL rate for this type of 
development is Nil and therefore no CIL is payable. 

 
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 
 

 


