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CONSIDERATION: 
 

SHALDON - 15/02241/FUL -  Land at NGR 293531 
71765, Picket Head Hill - Erection of a detached 
dwelling 
 

APPLICANT: Park Green (South West) Ltd 
 
1. REASON FOR REPORT 
 

Requested by Councillor Clarance if the Case Officer is minded to approve as this 
would be contrary to the Teignbridge Local Plan. 
 

2. RECOMMENDATION 
  

Subject to the completion of a Section 106 legal agreement to include 
1. an off-site affordable housing contribution of £56,000 
2. a contribution of £804 arising from The Conservation of Habitats and Species 

Regulations 2010, 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. Dealing with unsuspected contamination 
4. Details of hard and soft landscaping 
5. Full surface water drainage details to be submitted for approval 
6. Provision of a new public sewer 
7. Samples and/or details of the surfacing materials to be used for all access roads 

and parking/vehicle manoeuvring areas 
8. Details/samples of materials  
9. Development to be in accordance with the recommendations of the ecological 

appraisal report reference 12-07- 365-AS dated July 2012. 
 
3. DESCRIPTION 
 
3.1 The application site is a rectangular open field which lies on a hillside at the outer 

edge of Shaldon, situated between existing established residential development to 
the east at Woodleigh Park and the Coast View Holiday Park to the west and south. 
The site sits in an elevated position relative to the rest of Shaldon and above 
development at Woodleigh Park.  The site slopes to the east with an approximate 
incline of 1 in 4. The site lies within an area designated as Undeveloped Coast as 
defined in the adopted Teignbridge Local Plan 2013-2033. It lies within the Teign 



 

 

Estuary Landscape Character Area as defined in the Teignbridge Landscape 
Assessment.  The site is bounded by Leylandii type trees to the south and by mixed 
hedging to the eastern boundary. The site is served by an existing field access from 
Picket Head Hill.  Picket Head Hill is a steep and narrow lane lined on each side by 
typical Devon hedgebanks interspersed with trees. 
 

3.2 In terms of the immediate site context, the site cannot be easily seen from public 
vantage points in close proximity to the site, owing to the convex curve of the 
hillside, the existing development near the site and the intervening vegetation.  
Views from Woodleigh Park are barely possible and no better view can be obtained 
from the A.379. The site is on elevated, steeply-sloping, northeast-facing ground 
above the entrance to the Teign estuary and visible from the coast, estuary and 
Teignmouth promenade and beach. It forms part of the rural setting of Shaldon from 
these views. 

 
Principle of the development/background 
 

3.3 Outline planning permission for four dwellings (with access determined) was 
granted permission following an appeal in November 2013.  The principal reason for 
the Council’s decision being overturned at appeal was that, at that time, the Council 
could not demonstrate a five year land supply. Reserved matters application 
2015/00346/REM granted approval of details for access, appearance, landscaping, 
layout and scale. In May 2015, a variation of condition application 2015/01503/VAR 
approved alterations to relocate the turning head from a central position on the 
access road to its western end close to the western boundary of the application site. 
The siting of the four dwellings was also reconfigured with the plots being moved 
closer together towards the eastern side of the application site.  
 

3.4 This full application seeks to erect one dwelling, of similar design to the four 
consented dwellings, on the western side of the application site, within the same red 
line area. The turning head has been slightly reconfigured to enable the siting of the 
new dwelling and permit adequate turning.  
 

3.5 The site is located outside of settlement limits and is also located on land 
designated as Undeveloped Coast (Policy EN2).  The collective objectives of 
Policies S1 (Sustainable Development Criteria) and S22 (Development in the 
Countryside) are to allow only limited development in the countryside in order to 
protect its character and appearance and to ensure that new development is 
provided in sustainable locations.   
 

3.6 Despite the proposed site being outside of a defined settlement and within 
Undeveloped Coast, the principle of residential development at this site has already 
been determined at appeal and subsequent approvals received from a reserved 
matters and a variation of condition application. Given this planning history and 
background the proposed additional dwelling is therefore considered to be 
acceptable subject to compliance with other policies within the Local Plan, 
specifically those related to high quality design, residential amenity considerations 
and affordable housing targets.  
 
 



 

 

Design considerations and impact upon the character of the area 
 

3.7 The proposed dwelling replicates the design of the four approved dwellings in terms 
of layout, scale, appearance and proposed materials.  The dwelling would be a 
three storey property constructed in render, cladding and slate roof with an integral 
garage and dual pitched roof. Given the previously-consented development, the 
proposed dwelling is considered to be of acceptable design. 
 

3.8 The proposed dwelling combined with 2015/01503/VAR would create a higher 
density development with the properties being closer together.  It is considered 
however that this would not have a negative visual impact or appear overdeveloped.  
There would be no further encroachment onto Undeveloped Coast and the dwelling 
would be read as part of the wider development. Moreover, the separation 
distances are not too dissimilar from those to the east at Woodleigh Park and 
therefore the layout is considered cohesive with the grain of development in the 
immediate locality.  
 
Impact on residential amenity of the occupiers of surrounding properties  
 

3.9 The site sits in an elevated position above its neighbours on Woodleigh Park.  
Letters of representation have raised concerns about the relationship of the 
development to these properties and refer to impacts upon overlooking, 
overshadowing and being overbearing in design, scale and appearance. 
 

3.10 The proposed dwelling would be sited approximately 18 - 20.5 metres to the west of 
the nearest residential properties, 10 and 11 Woodleigh Park. It is considered that 
the separation distance combined with the difference in levels, existing boundary 
screening and siting relationship would ensure that the residential amenity of 
adjoining neighbours with regards to overlooking, loss of light and overbearing 
impact would not be adversely harmed. It should be noted that this separation 
distance is actually greater than that of plot 4 granted consent by 15/00346/REM, 
which similar to this application was sited adjacent to the western boundary.  
 
Land drainage/flood risk 
 

3.11 A number of objectors raised concerns about flood risk and drainage. It should be 
noted that the site is not within an area of high flood risk and that surface water 
drainage will be agreed through condition 5, recommended in this report, which 
requires the submission of full surface water drainage details. This condition was 
included on the previous consents which will ensure that drainage across the wider 
site will be addressed.  
 
Highway safety 
 

3.12 The County Highway Authority recommends that the Standing Advice issued to 
Teignbridge District Council is used to assess the highway impacts, on the above 
application.  It is considered that the additional unit will not have a demonstrable 
impact upon highway safety concerns or parking/congestion and that the proposed 
turning head accords with Devon County Highways Standing Advice. Condition 7 



 

 

has been recommended in this report to ensure that appropriate surfacing materials 
are used for the turning head and vehicle parking and manoeuvring areas 

 
Other matters  
 
Section 106 Legal Agreement 
 

3.13 As discussed above, the recommendation is for approval subject to the signing of a 
Section 106 legal agreement to include an off-site affordable housing contribution of 
£56,000 and Habitat Regulation contribution of £804.  
 

3.14 The affordable housing contribution has been triggered by Policy WE2 (Affordable 
Housing Site Targets) of the Local Plan because the proposed dwelling is the fifth 
dwelling on a site that already has consent for four dwellings. The Council’s 
Housing Officer has confirmed that in this circumstance an off-site contribution is 
appropriate.  The applicant has agreed to this level of contribution.  

 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033 

S1A (Presumption in Favour of Sustainable Development) 
S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S5 (Infrastructure) 
S9 (Sustainable Transport) 
S22 (Development in Countryside) 
WE2 (Affordable Housing Site Targets) 
WE11 (Green Infrastructure) 
EN2 (Undeveloped Coast) 
EN2A (Landscape Protection and Enhancement) 
EN12 (Woodlands, Trees and Hedgerows) 

 
National Planning Policy Framework 

 
National Planning Practice Guidance 

 
5. CONSULTEES 
 

Devon County Council (Highways) - The County Highway Authority recommends 
that the Standing Advice issued to Teignbridge District Council is used to assess 
the highway impacts of the application. 
 
Historic England - We do not consider that it is necessary for this application to be 
notified to Historic England under the relevant statutory provisions. 
 
Environmental Health Officer - This planning application proposes a use that will be 
particularly vulnerable to the presence of land contamination should it be present.  
To make certain that this development will not be exposed to such pollution, further 
information in the form of a Contaminated Land Assessment is necessary. 
 



 

 

This assessment must be carried out by a competent and appropriately qualified 
person as required by the National Planning Policy Framework,  and may contain 
up to three elements, namely a desktop study, a site walkover and initial risk 
assessment. 
 
This will ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
receptors 

Housing Enabling Officer – No objections subject to an off-site affordable housing 

contribution of £56,000.  

 6. REPRESENTATIONS 
 
 To date 3 letters of support and 33 letters of objection have been received raising 

the following: 
 
 Support 

1. The plot width for each of the new properties would be virtually the same as 
that of dwellings in Woodleigh Park 

2. There is a great shortage of family-sized homes in Shaldon and this 
application presents an opportunity to create an attractive family-sized home. 
Shaldon has seen no new building of any kind and an extra unit on a site 
which has already been granted residential consent will have minimal 
additional impact either upon the bungalows of Woodleigh Park or the view 
of Shaldon from Teignmouth. 

3. No extra impact upon the houses in Woodleigh Park, especially as consent 
for a house of the same design on the site of the current application has 
already been granted. The design is identical to that already approved and 
will not cause any overlooking of Woodleigh Park 

 
Objections 

1. Contrary to the Teignbridge Local Plan. The Plan clearly shows that the area 
where the development is proposed is in an unsustainable location being 
within an area of Undeveloped Coast and outside the settlement limit of 
Shaldon. The Local Plan was adopted in May 2014 and there are no 
exceptional grounds to justify approval contrary to these policies; 

2. Road safety – the access road exit onto a 1 in 4 national speed limit road 
with a 90 degree bend downhill. Proposal will increase traffic using Picket 
Head Hill and local road network which would harm road safety and create 
congestion;  

3. Unsustainable location – significant distance from  local services and 
facilities; 

4. Health, safety and environmental effects of noise, smell, dust, light, vibration, 
fumes or other forms of pollution or nuisance arising from the proposed 
development, including from associated traffic with headlight ingress into 
windows of properties at Woodleigh Park. 



 

 

5. Impact upon the residential amenity of existing and committed dwellings, 
particularly privacy, overshadowing, loss of light and overbearing impact; 

6. Overdevelopment/cramped and inappropriate design that will have a 
dominant and detrimental impact upon visual amenity (site is visible from 
Teignmouth, the Teign, Lyme Bay and at sea) and character of the area that 
will cause material harm to the Teign Estuary Character Area. This small 
meadow is set in the Breccia Hills where new development is discouraged; 

7. Detrimental impact upon biodiversity; 
8. Concerns about flood risk and land slippage;   
9. The proposed Section 106 contributions will not alleviate, reduce, diminish, 

allay or appease any of the harm done. 
10. If approved, a precedent will have been set 

   
7. PARISH COUNCIL’S COMMENTS 
 

The purchaser of the site Park Green (South West) Ltd was well aware of the strong 
opposition from both the village and Shaldon Parish Council. It was on the strict 
understanding that it was for four dwellings on appeal, therefore Shaldon Parish 
Council  strongly oppose to any further development on such a sensitive and 
protected site. 

 
8. COMMUNITY INFRASTRUCTURE LEVY 
 

The proposed gross internal area is 235m2.  The existing gross internal area in 
lawful use for a continuous period of at least six months within the three years 
immediately preceding this grant of planning permission is 0m2. The CIL liability for 
this development is £49,949.79.  This is based on 235 net m2 at £200 per m2 and 
includes an adjustment for inflation in line with the BCIS since the introduction of 
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 Clarence, Shaldon and Stokeinteignhead. 
 
 

 



 

 

 
 



 

 

 
 


