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1. REASON FOR REPORT 
 
 Councillor Klinkenberg requested Committee consideration if the Case Officer is 

recommending approval because she considers that the access roads to the site 
are quite unsuitable for HGV lorries. The proposed road is to be incorporated within 
the Wray Valley Trail for pedestrians.  

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

1. Standard 3 year time limit for commencement 
2. Development to be carried out in accordance with the approved plans 
3. No external storage other than hereby agreed 
4. No external storage shall exceed the heights described within the planning 
 application 
5. No external lighting to be installed unless agreed in writing 
6. No alterations to be carried out to the roof of the building 
 

3. DESCRIPTION 
 
3.1 The application seeks a change of use of this disused primary school site to a B1 

business use comprising B1a (office) and B1c (light industrial) together with 
associated storage.  B1 light industrial use is defined as being a use which can be 
carried out in any residential area without detriment to the amenity of that area by 
reason of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit.  The 
proposed use would be for a civil engineering contractor's business.  There would 
be 6 full-time and 3 part-time employees. 

 



 

 
3.2 Storage facilities would incorporate separate containers for recyclable materials.  

The waste storage would comprise a maximum of 4 skips (maximum 2 metres high) 
for different types of materials (general, spoil, timber and metal) and these would be 
sited outside the canopies of the mature trees along the northern boundary.   

 
3.3 A further storage area would be sited adjacent to the school buildings, between 

them and the grassed area to the west, containing two containers up to 4.5 metres 
high for secure storage of external items such as signage, barriers, cones, kerbs, 
posts, pipes, geo-textiles and also trailers and mini diggers when not on site. 

 
3.4 The Applicants state that there would be no HGVs or earth moving equipment 

stored on site.  There are no proposed alterations to the vehicular access to the 
public highway and no proposed changes to the parking available on site.  

 
 Principle of the development/sustainability 
 
3.5 Teignbridge Local Plan Policy S1A (Presumption in Favour of Sustainable 

Development) sets the criteria against which all proposals will be expected to 
perform well.  It advises that the Local Planning Authority should take into account 
whether the adverse impacts of granting permission would outweigh the benefits of 
the development.   In this case it is considered that the principle of the development 
is acceptable as the site is an existing brownfield site and the proposal is a 
business use. 

 
 Impact upon the character and visual amenity of the area/open countryside 
 
3.6 Although the site lies outside any defined settlement limit as defined in the 

Teignbridge Local Plan 2013-2033, Policy S22 (Countryside) supports industry, 
business and warehousing but it advises that in assessing development proposals 
particular account should be taken of:  

• the distinctive characteristics and qualities of the Landscape Character Area; 

• the integrity of green infrastructure and biodiversity networks; 

• impact on overall travel patterns arising from the scale and type of the 
development proposed; and, 

• the need to ensure that the development in the countryside does not have an 
adverse effect on the integrity of the South Hams Special Area of 
Conservation.    

 
3.7 Policy EC3 (Rural Employment) supports developments for business, general 

industrial and storage and distribution uses in the Countryside and advises that 
they will be acceptable in principle providing that: 

• the scale 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; 

• 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; 

• changes to an existing building of historic interest or character sensitively 
retain its interest, character and appearance; 



 

 
• they conform with specific and relevant policies affecting the site including 

protected wildlife, heritage assets and flooding; 

• and in particular, that proposals do not affect the integrity of the South Hams 
Special Area of Conservation. 

 
3.8 It is considered that the development is acceptable in its visual impact; the storage 

areas would be well screened from the side road to the south and would be set 
back from the road to the east so these elements would not be overly visible within 
the streetscene.  There are no proposed alterations to the existing buildings. 

 
 Impact on residential amenity of surrounding properties  
 
3.9     There have been a number of representations made about the application in the 

main making objections to the proposal, many of these points have been dealt with 
in the text of this report, however, whilst there is a residential dwelling backing onto 
the site, the proposed storage areas are sited on the other side of the school 
buildings and the recommended conditions will safeguard storage elsewhere.  It is 
therefore considered that the relative noisiness of the existing use will be less than 
the proposed use which would not cause any adverse impact on residential amenity 
by reason of loss of light, outlook or privacy and the use is such as that it can be 
carried out in a residential area without detriment to the occupiers of neighbouring 
properties. 

 
 Impact on ecology/biodiversity 
 
3.10 There are no proposed extensions to the existing buildings and no proposed use of 

the green areas within the site or the woodland adjacent to it.  Consequently there 
is no expected adverse impact on ecology or biodiversity. 

 
3.11 The Biodiversity Officer has raised no objection. A letter of representation has 

 questioned whether sufficient regard has been had to the presence of bats on site.  
 A previous application in 2005 did include a bat survey that revealed there was a 
roost in the building.  Whilst it could be argued that this information is due for an 
update it should also be noted that the site has been and could still be used as a 
school with all the attendant noise and activity.  There is no proposal to alter the 
buildings or change the surrounding habitat.  Subject to there being no alteration to 
the roofspace, no obstruction to flightpaths to the roofspace and no additional 
external lighting it is not considered that there would be any adverse impact on bats 
or their habitat.  Conditions are recommended to cover these matters. 

 
 Land drainage/flood risk 
 
3.12 The application is supported by a Flood Risk Assessment as the site lies within 

Flood Zone 2.  It concludes that the change of use is to a less vulnerable flood risk 
classification, no built development is proposed, all current site levels and methods 
of surface water disposal will remain unchanged and accordingly there will be no 
change in the risk of flood to the property and buildings, nor will it increase flood 
risks elsewhere.  In addition the applicant proposes to take measures to further 
mitigate any existing risks to the occupants of the building.   

 
3.13 The Environment Agency has raised no objections. 



 

 
 Highway safety 
 
3.14 The application is supported by a Traffic Plan, which advises that vehicular access 

to the site is via three single track roads. The road to the northeast leads to Bovey 
Tracey and Chudleigh Knighton via the B3344. The road leading southwest leads to 
Heathfield itself, and from there to Bovey Tracey or the A38 via single carriageway 
roads.  The road to the southeast leads to the A38 northbound.  Adjacent to this 
route is the newly opened Stover Trail, a traffic-free route which connects Newton 
Abbot to Bovey Tracey.  

 
3.15 The Traffic Plan advises that the primary route for most traffic visiting the offices 

would be via the Drumbridges interchange on the A38, and from there via the A382 
Newton Road and various distributor roads through the Heathfield industrial estate.  

 
3.16 It advises that the previous use, Moor View School, provided education for 7-11 

year old children on the site between 2007 and 2012.  When the school was still in 
regular use, the following vehicular movements were understood to have taken 
place:  

 

• 3 staff travelling to school via car 

• 28 pupils travelling to school via 3-5 minibuses 

• Bin lorry (generally 26 tonnes) collection once a week 

• School meals, visitors and other deliveries 
 
3.17 It advises that a planning application, ref: 05/03634/FUL, was submitted by the 

school to construct a new secondary education facility on the site. The Traffic Plan 
submitted by the school as part of that application outlined the following expected 
vehicular movements:  

 

• 8 staff arriving in 6 or 7 vehicles 

• 58 pupils arriving in a fleet of five minibuses collecting and returning children 
 from Plymouth, Torbay, Exeter, Honiton, Cullompton, Bridgwater and 
 Taunton. 

 
3.18 The Traffic Plan noted that even this level of vehicular movement would be a 

significant reduction on the school’s previous incarnation as St Katherine's Church 
of England Primary School, where up to 60 students were largely delivered to and 
from the site in up to 40 cars.  While the application was ultimately refused, it should 
be noted that this was on the basis of building form, and the site’s proximity to a 
storage site for hazardous substances, rather than expected traffic levels. 

 
3.19 It advises of the proposed use that the site would become offices for a local 

construction company.  Some of the external areas would also be used as storage 
for the company’s operations.  Expected traffic movements are as follows:  

 
 Daily: 

• 8 staff in total  

• 5-8 travelling via car  

• 0-3 travelling via bicycle  
 



 

 
 Weekly:  

• 3 x 5 yd skips with separated waste (metal-wood-inert) will be stored on site. 
 A single skip will be exchanged every week by a 17.5 tonne skip lorry  

• 1 - 2 x 7.5 tonne builder’s merchant/parcel delivery vehicle per week  

• 1 - 2 x visits by commercial vehicles from the company’s fleet  

• Occasional visitors and other light deliveries  
 
3.20 It continues that the company has a fleet of seven commercial vehicles; these are 

transit-type pick-ups/vans that range in size up to a maximum gross vehicle weight 
of 3.5 tonnes. These vehicles are not stored at the proposed site because they are 
site-based and used to transport personnel to and from work locations. These are 
parked at the operative’s homes at night and will only visit the proposed offices 
occasionally, as noted above. The company has no formal policy on car-pooling; 
however, they will provide cycling facilities to allow three local staff to cycle to work 
when possible.  

 
3.21 The Travel Plan concludes that under the most recent previous use of the site, light 

vehicular movements were in the range of 13-18 per day, with an additional 1-2 
visits by heavier vehicles weekly.  Under the new proposals, vehicular movements 
will be broadly equivalent, with 12-20 light vehicle movements expected per day, 
and 1-2 heavier vehicles per week.  The proposed use would require significantly 
fewer vehicular movements than either the proposals of 2005, or the previous levels 
when the site housed St Katherine’s Primary School with 120 pupils.  

 
3.22 Devon County Highways Officers have raised no objections, nor has Highways 

England so it is not considered that there are any justifiable highway-related 
reasons for refusal. 

 
3.23 The proposal is for a business use that would provide jobs and benefits to the local 

economy.  It is a logical use of an existing building and brownfield site and it is not 
considered that there are any adverse impacts of granting permission that would 
outweigh the benefits of the development. 

 
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)   
 EN8 (Biodiversity Protection and Enhancement) 
 EN9 (Important Habitats and Features) 
 EN11 (Legally Protected and Priority Species)  
 EN4 (Flood Risk) 
 EC3 (Rural Employment) 
 
 
 
 



 

 
5. CONSULTEES 
 
 Highways England - Offer no objection to the development as there is no common 

boundary between the planning site and the Strategic Road Network. 
 
 Health and Safety Executive - Not a major hazardous site itself, do not advise 

against.  
 
 Environment Agency - Originally raised concerns due to lack of a Flood Risk 

Assessment, upon receipt of one advised that they had no objections providing that 
the development proceeds in accordance with the submitted Flood Risk 
Assessment dated 2 November 2015. 

 
 Devon County Council (Highways) – Initially raised no objections. Following 

concerns raised by Councillor Gribble, a Transport Statement was requested. The 
Statement has been considered by the Highway Authority- it sets out the previous 
traffic generation and that which is anticipated by the proposed use, which made it 
clear that there will not be an increase in traffic as a consequence of the 
development and very limited HGV movements.  In these circumstances there is no 
highway objection to the application.   

 
 Contaminated Land Officer - Recommends that a condition be imposed on any 

approval which would require the developer to deal with any unsuspected 
contamination if found during development. 

 
 Biodiversity Officer - Would not anticipate any impact on protected species as a 

result of the change of use as there are no proposed changes to the roof spaces of 
the existing buildings and no storage or obstruction of the bat flight routes to the 
roof.  

  
6. REPRESENTATIONS 
 
 10 objections received raising the following points: 
 

1. Highway dangers 
2. Concern about type of waste material to be stored 
3. Inappropriate use for site 
4. Devon County Council are trying to get the lane designated as a quiet lane 
5. Devon County Council are progressing with restriction of HGVs here 
6. Site backs on to private houses  
7. Road is central part of “Granite and Gears” project linking communities and 

 improving access to Dartmoor 
8. There should be a 20 m.p.h. limit outside schools 
9. Road has many potholes and damage already 
10. Should have speed humps, road widening  and street lighting 
11. There have been accidents on the road 
12. Concern about the number of traffic trips 
13. Contaminated waste will wash into waterways 
14. Road floods and will cause access problems when flooded 
15. Should be sited at Heathfield Industrial Estate 
16. Address is incorrect 



 

 
17. Will make use of the community field opposite dangerous 
18. New primary school use the field 
19. More vehicles will further damage the road 
20. Site lies close to SSSIs, a County Wildlife Site and close to the Pennyroyal 

 site 
21. Site contains mature trees, some of which have been felled 
22. Site is home to bat roost  
23. HSE recommended refusal of previous applications 
24. Not convinced site can accommodate commercial use 
25. A single dwelling would be more appropriate 
26. On functional flood plain 
27. Precedent as there is no other access to industrial or business uses along 

 the lane 
28. The school traffic was light and at specific times of the year 
29. Trees have been removed 
30. Future occupants unaware of bats 
31. Threat to cyclists and walkers 

 
 7 comments received raising the following points 
 

1. Photographs supplied of road in flood 
2. Stover Trail/Wray Valley Trail is not a traffic-free route 
3. Highway to A38 is not used by heavy traffic 
4. Weight limit is to be put into place 
5. Covenant restricting use to education 
6. It should be used for local residents and wildlife 
7. Moorview school operates 12-16 seat transit minibuses from the site 
8. There will be few extra cars as a result of the change of use 

 
7. TOWN COUNCIL’S COMMENTS 
 
 The Town Council is supportive of the proposed change of use to offices but does 

not support any associated storage on the site, as it considers that the roads are 
unsuitable for any increased usage particularly by heavy/commercial vehicles 

 
 If the planning officer is minded to approve this application under delegated powers 

the Town Council requests that it is taken to Committee for consideration.  
 
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 MEMBERS:   Councillors Gribble, Kerswell and Klinkenberg, Bovey 


