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1. REASON FOR REPORT 
 

Councillor Johnson-King has requested that the application be referred to the 
Planning Committee for determination because there have been 48 individual 
objections and 231 signatures on a petition about adverse impact on the existing 
pre-school facility.  

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

1. Standard 3 year time limit for commencement 
2. Development to proceed in accordance with the approved details 
3. Landscaping scheme to be submitted for approval for boundary treatment 

improvement, planting and hard standing. 
4. No external lighting to be installed 
5. Materials condition requesting finish and colour 

 
3. DESCRIPTION 
 
3.1 Pauline’s Place is an L-shaped section of land located within the open countryside 

and outside any defined settlement limit as depicted in the Teignbridge Local Plan 
2013-2033. The site sits some 130 metres north west of the Chudleigh Knighton 
settlement boundary and has an existing access onto the B3344 that leads from a 
private drive some 115 metres long.  

 
3.2 The area also sits within a 4km bat sustenance zone and a great crested newt 

zone. The nearest listed building is the Clay Cutters Arms that can be found some 
240 metres south east of the subject site and set behind existing development. 

 
3.3 The subject site is set back from the highway, but immediately adjacent to the 

Chudleigh Knighton Pre-school with the land being owned by the Applicant. There 
is a 654.93m² private car park east of the existing pre-school that is used by staff 



 

 

only, with the visitors to the pre-school being asked to use a public car park on the 
other side of the B3344 adjacent to the access.  

 
3.4 The existing pre-school building is a modest single storey shallow-pitched grey 

building with associated structures that form the pre-school, with a moderately sized 
green space surrounding the building, and a timber fence as boundary treatment. 
Permanent permission for the existing pre-school facility was granted under 
reference 12/00557/FUL on 1 May 2012.  That permission also allowed for an 
extension to the existing building, which would roughly double its size.  This 
extension has not been constructed, but the permission for it remains extant. 

 
3.5 The application seeks permission to construct a building 13 metres in length, 8 

metres in depth and 4.4 metres in height. The building would be located partly on 
the site of the previously approved extension, but would be detached from the 
existing building by 4 metres and would extend approximately 6 metres further to 
the west.  It is to be finished with natural slate roofing over rendered elevations and 
white uPVC fenestration. The proposed building is to be used as a nursery with 
pedestrian access being taken from the northern end of the site through an existing 
gateway, and vehicular access will remain as existing, with the associated car park 
for staff only, and visitors using the car park off the B3344. 

 
3.6 Enabling works include a new footpath that will run along the northern extent 

connecting the existing car park with the proposed pedestrian footpath that will be 
created to the east of the proposed nursery. There is an existing footpath used by 
the pre-school that will be extended to be used by visitors to the south of the site, 
allowing pedestrian access. The distance between the nursery and pre-school will 
be 4 metres, although no gateway is being created on the existing western 
boundary between the two buildings.  

 
3.7 The internal layout consists of one large room to be used as the main area of play, 

with changing facilities, a kitchen, staff room, lobby, and toilets, inclusive of 
disabled. Three doors are proposed with two emergency doors to the east and 
west, with the main access being on the southern extent. The application proposes 
13 windows, of which none are to be obscure glazed. 

 
 Principle of the development/sustainability 
 
3.8 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 
(Presumption in Favour of Sustainable Development), S1 (Sustainable 
Development Criteria), S22 (Countryside) and EC3 (Rural Employment) of the 
Teignbridge Local Plan 2013-2033 are permissive of new infrastructure and 
community development in the countryside. Thus, the principle of development is 
acceptable, subject to compliance with other policies. The above policies set the 
criteria against which all proposals will be expected to perform well. 

 
 Impact upon the character and visual amenity of the area  
 
3.9 The proposed new nursery building will be visible from the public highway; 

however, it will be set at such a distance from the B3344 that the building will be 



 

 

read in conjunction with the existing pre-school, which is of a similar design and 
scale. A materials and landscaping condition has been recommended to reduce the 
impact of the proposed building. It is felt that these conditions are reasonable as the 
overall impact of the existing pre-school along with the proposed building will result 
in a more prominent feature in this countryside location.  The previous permission 
for an extension to the building was also subject to a landscaping condition. 

 
3.10 The building is of a standard design incorporating a shallow pitch and single storey 

with a render finish, with openings that are also mixed in horizontal and vertical 
emphasis.  However, overall it is considered that the proposed building would not 
have a detrimental impact upon the surrounding countryside, or subject site. The 
proportions of the pre-school have been reflected in the shape of the nursery 
building with similar roof angles, and of a scale that appears to read in connection 
with the pre-school.  Thus the visual impact of the development is considered to be 
acceptable and complies with the criteria of Policies S1A, S1, and S22. 

 
 Impact on residential amenity of surrounding properties 
 
3.11 The nearest residential property sits about 123 metres south east of the subject 

site, and at such a distance that the height, design and siting of the proposed 
building would not cause any negative impacts on amenity in the context of the 
Local Plan.  

 
 Ecology 
 
3.12 Although the site does sit within a 4km bat sustenance zone, there is an existing 

use on site and planning permission exists for an extension on the site of the new 
building.  The proposal is not therefore considered to have a negative impact upon 
the legally protected species. A condition has also been recommended to ensure 
that no lighting is installed on the building unless the Local Planning Authority has 
been notified and are in agreement. 

 
 Highway Safety 
 
3.13 The site feeds directly on to the B3344 which is restricted to 30 m.p.h. and following 

consultation with Devon County Highways, no objection was raised due to the 
existing speed limit of 30 m.p.h. The existing access is not considered to create 
more than the already-approved application with no severe impact upon the 
highway.  

 
 Conclusions 
 
3.14 The proposal does not materially affect the amenities of the neighbouring occupiers 

or the character and visual amenities of the locality.  This is considered to represent 
an appropriate form of development and the Local Planning Authority considers that 
the balance of considerations weigh in favour of granting planning permission.  
There is therefore a recommendation to approve subject to conditions.  

 
 
 



 

 

4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033  

S1A (Presumption of Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 
 S2 (Quality Development) 

S22 (Countryside) 
EC3 (Rural Employment) 

  
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Devon County Council (Highways) - The number of trips this development will 

create is no more than the already temporary permission and this has not had a 
severe impact on the Highway Network. Therefore the County Highway Authority 
has no objection to this proposal. 

 
6. REPRESENTATIONS 
 
 The application has been subject to 48 individual letters of objection and a petition 

with 231 signatures, totalling 278 objections.  
 
 The key issues raised within the reasons for objection are: 

1. Loss of light 
2. Increase in noise 
3. Additional parking and increase in traffic 
4. Drainage and flooding concerns 
5. Overdevelopment of the site 
6. Out of character 
7. Questioning the need for a nursery and negative impact upon the pre-school 
8. No suitable path 

 
These key points will be addressed individually. 
 
Loss of light 
 
It has been noted that the nursery does have a close relationship with the existing 
pre-school, with 4 metres between each elevation. The Applicant is keen to retain 
the distance due to the use being intended to work in tandem with the existing unit, 
allowing visitors to move with ease between each building. This distance is not 
considered to result in a significant loss of light to justify a refusal, given that the 
existing pre-school building was originally designed to have an extension on its 
western end and has plenty of windows in the other 3 elevations. 
 
 
 
 



 

 

Increase in noise 
  
 Any increase in noise on the site will be from those attending the nursery from ages 

1 year to 2 years old and staff members. Considering the existing use of the site, 
and the distance to any residential properties any additional noise is not considered 
to be enough justification for refusal. 

 
 Additional parking and increase of traffic 
 
 There will be an increase in traffic to and from the site and the public car park off 

the B3344. In light of this Devon County Highways were consulted and raised no 
objection to the proposal due to the speed limit of the existing highway and there 
being no severe impact upon the highway network. 

 
 Drainage and flooding concerns 
  
 The site does not sit within any flood zone and the Applicant has advised the 

Council that the proposed nursery will connect in to the existing drainage system 
installed with the existing pre-school. 

 
 Overdevelopment of the site 
 
 The site sits within the open countryside with the nearest structure being the pre-

school, which is in intended to be associated with the proposed nursery.  The two 
buildings combined only cover a relatively small proportion of the overall site. 

 
Out of character 
 
The nature of the location can be characterised by open fields with a single storey, 
shallow pitched building with associated play equipment. Therefore, the design and 
scale of the proposed development is considered to be appropriate within this 
location and is in accordance with Policies S2 and S22 and not out of character. 
 
Questioning the need for a nursery and negative impact upon the pre-school 
 
The Applicant has confirmed that the building is to offer a service to children aged 1 
and 2, and has agreed to a condition limiting the age range of children using the 
nursery to ensure that it does not compete with the existing facility.  However it is 
not considered that there are any planning reasons to impose such a condition.  It 
would only be necessary for the Applicant to demonstrate a need for the facility if 
there was any planning harm that needed to be balanced by the benefit of meeting 
an identified need.  The proposal does not result in any planning harm. 
 
No suitable path 
 
The nursery is to use the existing pathway as an access pedestrian route for 
visitors. This will also be added to create a path to the front of the building.  

   
 
 



 

 

7. PARISH COUNCIL’S COMMENTS 
 
 Hennock Parish Council objects to the application on the following grounds: 

 Proposal will be too close to the existing pre-school, impacting upon the 
environment of the children 

 No evidence has been offered for the need of a nursery 

 There is a strong community objection 
 
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 Johnson-King and Laing, Chudleigh 



 

 

 
 



 

 

 
 


