
PLANNING COMMITTEE
CHAIRMAN:  Cllr Dennis Smith

DATE: 14 March 2017

REPORT OF: Business Manager – Strategic Place

ITEM: 2.

CASE OFFICER Claire Boobier

APPLICATION FOR
CONSIDERATION:

IDE - 16/03222/FUL - 5 The Green - Creation of a new
driveway to connect the existing drive to the road

APPLICANT: Mr A Allan

WARD MEMBERS: Councillors Goodey and Lake, Kenn Valley

1. REASON FOR REPORT

The land required to create the proposed new driveway is partly owned by
Teignbridge District Council.

2. RECOMMENDATION

PERMISSION BE REFUSED for the following reasons:

1. The proposal would result in a net loss to the existing green space known as
The Hams which conflicts with Policy WE11 (a) of the Teignbridge Local Plan
2013-2033 and with the National Planning Policy Framework which seek to
protect green spaces; and,

2. The re-routing of the footpath to accommodate the re-routed section of drive
would make the footpath which currently follows the route of the old leat from
The Green to The Old Mill on a straight path less convenient to use and would
also result in pedestrians exiting the footpath on a more dangerous section of
the road where the road bends.  The re-routed footpath would place the needs
of the motorist above the needs of pedestrians and cyclists which conflicts with
Policy S2 (d) of the Teignbridge Local Plan 2013-2033 and in doing so would
raise a road safety issue contrary to Policy S1 (b) of the Teignbridge Local Plan
2013-2033 and the National Planning Policy Framework.

3. DESCRIPTION

3.1 The application site falls within the village of Ide just outside the Conservation Area.

3.2 The site currently has a tarmac footpath which marks the path of the old leat and
connects The Green to The Old Mill.  This footpath is well used as an alternative to



pedestrians walking up the busy and narrow High Street linking the St Ida’s Church
and High Street via The Green.  The footpath is located next to an area of open
green amenity space known as The Hams which is a long area of grass and trees
located beside the footpath. The green space is identified in the emerging
Neighbourhood Plan for Ide as a green space to be protected from development
due to its local significance and community value.

3.3 Outline planning consent was granted for a dwelling on land to the rear of 5 The
Green, Ide under application reference 15/02042/OUT which included approval for
access.

3.4 This application requests consent for an alternative access to the dwelling
approved under the outline consent which involves re-routing a section of the drive
over the existing tarmac footpath and re-routing a section of the existing footpath
onto the green open space known as The Hams. This moves both the re-routed
drive and footpath closer to the bend in the road between The Green and The
Hams.

3.5 The key issues in the consideration of this application relate to:

 Sustainability/principle of development
 Loss of green infrastructure
 Visual impact of the development
 The effect of the proposal on residential amenity
 Impact on highway and pedestrian safety

Sustainability/Principle of Development

3.6 Policy S1 of the Local Plan requires proposals to perform well against
considerations of road safety and congestion, whilst Policy S2 of the Local Plan
places the needs of pedestrians, cyclists and public transport above those of the
motorist.

It is considered, therefore, that as this proposal puts the needs of the motorist
above those of the pedestrian and cyclist by diverting an existing footpath to allow
for the creation of a new section of drive, there would be an in principle objection
to the proposal.

Loss of Green Infrastructure

3.7 The green space known as The Hams is one of few green spaces in Ide and it is
identified in the emerging Ide Neighbourhood Plan Policy IDE06 as a Local Green
Space to be protected from development due to its local significance and
community value as a green space.

3.8 The Hams is a long area of grass and trees beside a footpath linking the St Ida’s
Church and High Street via The Green and serves mainly as an amenity space.

3.9 The Hams meets the criteria laid down in the National Planning Policy Framework
para 76 for special protection green areas being:



 Special to a local community and holds a particular local significance;
 In reasonably close proximity to the community it serves;
 Is local in character and not an extensive tract of land.

3.10 The NPPF would therefore identify the green space the subject of this application
as an area worthy of protection.

3.11 The emerging Ide Neighbourhood Plan can be given limited weight currently as it
is in a first draft version and has not gone through the required consultation
process.  It nonetheless conforms with the NPPF and demonstrates an aspiration
in Ide which is supported by Ide residents' letters received during the consultation
period for the protection of The Hams from development.

3.12 This is likewise supported by Policy WE11 (Green Infrastructure) of the
Teignbridge Local Plan which seeks to protect existing green infrastructure assets.
There is therefore no policy support for a net loss of part of The Hams green
infrastructure to accommodate the re-routed drive and footpath.

Visual impact of the development

3.13 The visual appearance of the area would be compromised by the removal of a
section of the green space, and the loss of the footpath in its current position
which visually marks the route of the old leat from The Green to the Old Mill. This
historic route would no longer be visible if the footpath were to be diverted.  It is
considered there is no public benefit from the proposal that would outweigh the
visual impact of the development on the local area.

The effect of the proposal on residential amenity

3.14 The nature of the proposal means that there will be no impact on neighbours’
residential amenity in terms of being overbearing.

Impact on highway and pedestrian safety

3.15 The re-routed footpath will converge with the highway, the junction of The Green
and The Hams at a more dangerous point on the corner of the bend in the road
and will result in three driveways (the proposed drive, the drive adjacent to 6 The
Green, and drive of 1 The Hams) exiting in the same area.

3.16 The re-routed drive and footpath on the corner of the bend will make it harder for
pedestrians and road users to see on-coming traffic and as a result would create a
road safety issue for both pedestrians and road users greater than the existing
situation due to the limited visibility at this point in the road.

3.17 It is therefore considered that the re-routed footpath and drive creates a road
safety issue which conflicts with Policy S1 (b) of the Local Plan.



Summary and Conclusion

3.18 The Planning Act, the National Planning Policy Framework (NPPF) and Policy S1A
of the Local Plan require that applications for planning permission must be
determined in accordance with the development plan unless material considerations
indicate otherwise.

3.19 Having assessed the proposal it is concluded that it will result in a net loss to the
existing green space known as The Hams which conflicts with Policy WE11 (a) of
the Teignbridge Local Plan 2013-2033 and with the National Planning Policy
Framework, which seek to protect green spaces, and that the re-routing of the
footpath to accommodate the re-routed section of drive would make the footpath
which currently follows the route of the old leat from The Green to The Old Mill on a
straight path less convenient to use and would also result in pedestrians exiting the
footpath on a more dangerous section of the road where the road bends.  The re-
routed footpath would place the needs of the motorist above the needs of
pedestrians and cyclists which conflicts with Policy S2 (d) of the Teignbridge Local
Plan 2013-2033 and in doing so would raise a road safety issue contrary to Policy
S1 (b) of the Teignbridge Local Plan 2013-2033 and the National Planning Policy
Framework.

3.20 It is therefore concluded that the proposal is unacceptable and the application is
recommended for refusal for the reasons set out above.

4. POLICY DOCUMENTS

Teignbridge Local Plan 2013-2033
S1A (Presumption in favour of Sustainable Development)
S1 (Sustainable Development Criteria)
S2 (Quality Development)
S21 (Villages)
WE11 (Green Infrastructure)

National Planning Policy Framework

Particularly, Paragraph 76 – identify for special protection green areas of particular
importance to them;

Paras. 05-15 – Open space, sports and recreation facilities, public rights of way and
local green space

National Planning Practice Guidance

Ide Neighbourhood Plan 2016-2033 1st Consultation Draft January 2017

5. CONSULTEES

Devon County Council (Public Right of Way Team) - The route of the Public
Footpath, Ide no. 6, as shown on the Definitive Map, will require diversion in order
to permit the proposed development, the process would be part of the planning



application and dealt with under the Town and Country Planning Act 1990 by the
planning authority as it is necessitated by the proposed development.

Devon County Council (Highways) - Recommends that the Standing Advice issued
to Teignbridge District Council is used to assess the highway impacts on the above
application.

6. REPRESENTATIONS

19 letters of objection have been received raising the following summarised
concerns (see file for full representations):

1. Loss of green open space
2. Development impacts on an area identified in the Ide Neighbourhood Plan as a

local green space (Policy IDE06).  It should be protected from development in line
with the National Planning Policy Framework concerning such areas

3. Re-routed footpath would be less convenient for current users
4. Re-routed drive and footpath would comprise safety of users including vulnerable

members i.e. elderly, children and parents with pushchairs
5. Proposal would increase traffic
6. Having three driveways exiting in such a small area is a potential hazard
7. Flooding risk exacerbated by loss of green space
8. Appearance of area would be significantly compromised by the removal of the

green space
9. The route of the old leat from The Green to The Old Mill which is marked by the

current footpath would no longer be visible
10.The proposed impact on the community by this diversion for the benefit of one

household cannot be justified
11.Development here would set a precedent for erosion of this green space
12.Proposal will reduce parking spaces for the rest of The Hams which is already

extremely congested
13.No reason why Teignbridge District Council should sell the land in their ownership

to make this development practical and if it does sell the ransom strip to the
developer they should ensure that adequate recompense is provided to Council Tax
payers

14.The application seeks to re-route a public footpath, a rare and major action, and
one which is disproportionate to the building of one domestic dwelling

15.Set precedent for other property owners to also create paths across The Hams.

7. PARISH COUNCIL’S COMMENTS

Ide Parish Council objects to this application.

The Teignbridge District Council Local Plan includes Policy S2, which states that
any planning developments allow for permeability and ease of movement within the
site and within adjacent areas, placing the needs of pedestrians, cyclists and
public transport above those of the motorist, depending on the nature and
function of the uses proposed.



Clearly, the proposed re-routing of a heavily used public footpath in order to
facilitate the construction of a driveway, which could only be for a private vehicular
access, would be contrary to this policy.

The Draft Ide Village Neighbourhood Plan identifies the grassed area in The Hams
as being one of the village's Local Green Spaces, and states that ‘Development
proposals which lead to the loss of, damage to or adversely impact on these local
green spaces will not be supported.

In addition to planning policies running contrary to the proposal, there are other
valid planning concerns:

 Water run-off:  The Hams already suffers from flooding in periods of heavy rain.
Removing an area of grass and natural soil substrate, with its capacity to soak up
water, and replacing it with tarmac, would be detrimental;

 Road safety: moving the exit of the footpath to the proposed new location would
present increased dangers to pedestrians crossing the road at this point.

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.
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