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APPLICANT:

WARD MEMBERS:

Mr H Yao

Councillors Goodey and Lake, Kenn Valley

1. REASON FOR REPORT

Councillor Goodey has requested that this application be referred to Planning
Committee if the Case Officer is recommending approval. The reason given are
overdevelopment of the site, which has a number of existing granted applications,
which will have a bearing on the street scene and access to the site.

2. RECOMMENDATION

Subject to:

1. The Habitat Regulation contribution of £27,456 either being paid in advance of
decision being issued or a Unilateral Agreement/Section 106 agreement being
first entered into to secure the payment; and,

2. Completion of a Section 106 agreement (if deemed to be necessary- see
paragraph 3.33) to secure a financial contribution of £2,500 towards a cycle path
and £3,500 towards the improvement of local transport facilities.

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 plans
3. Samples of materials to be submitted for approval
4. Landscaping scheme to be submitted for approval
5. No landscape removal during bird breeding



6. Surface water drainage to be in accordance with surface water drainage
management scheme

7. Construction Management Plan to be submitted for approval
8. Car parking and access to be provided to the satisfaction of the Local Planning

Authority prior to occupation
9. Parking to remain in use as parking
10.Only for holiday or travelling letting purposes

3. DESCRIPTION

Site Description and Background

3.1 The application site is off a minor road to the north of the A38 and is sited at the
southern edge of the Kennford settlement. There is an established motel and
restaurant to the south east of the Exeter Court Hotel and a petrol filling station to the
south.  The site lies outside of and immediately adjacent to an Area of Great
Landscape Value.

3.2 The Gissons is a 21 bedroom hotel with a bar and restaurant. The building has a
stepped arrangement over two and three floors under a mix of hipped and pitched
roofs with a mock Tudor design to its principal frontage.

3.3 There have been a number of applications on this site over many years for alterations
and extensions which are relevant to the application:

16/00082/FUL – permission granted on 8 March 2016 for single story extension,
external alterations including new windows and doors and refurbishment of rear
outside eating area

16/00014/VAR - planning permission granted on 25 February 2015 for the variation
of condition 2 of 14/03375

14/03775/FUL – permission granted on 3 March 2015 for the replacement of the roof
structure for the tented pavilions, new external doors and associated decking and
canopies and change of roof materials on ancillary buildings

14/03774/FUL – permission granted on 3 May 2015 for a coffee shop and kiosk

10/00004/FUL –Planning permission granted on 3 March 2010 for a two storey
building containing gymnasium, dance area, saunas and changing facilities (Use
Class D2)

09/01586/MAJ – permission granted on 24 September 2009 for an extension on three
floors on the south west side of the existing building to create 33 additional hotel
rooms, including 6 suites, with a total of 66 bed spaces

09/01586/COND1- request to discharge conditions 1 to 13 - Extension on three floors
on the south west side of the existing building to create 33 additional hotel rooms,
including 6 suites, with a total of 66 bed spaces. Conditions discharged.



09/01137/MAJ – permission granted on 8 July 2009 for the erection of a 50 bedroom
nursing home on nearby land in different ownership to the south east

08/04343/FUL - permission granted on 5 May 2009 for a new reception area with
mezzanine office and night porter's room

07/02956/FUL – permission granted on 23 August 2007 for erection of a new building
to provide a new reception area to the restaurant

07/02478/MAJ – permission granted on 5 October 2007 for the erection of a tented
restaurant with conference space

06/08304/FUL – permission granted on 14 February 2007 for an extension to the side
to create a function room and 18 bedrooms on the 3rd floor

02/04130/FUL – permission granted on 27 May 2003 for a 2 storey extension to form
an additional bar area, function room, guest bedrooms, new kitchen and disabled
access facilities

The Proposal

3.4 This application seeks planning permission for the construction of a 66 bed extension
to the existing hotel on the upper side (south) of the existing Gissons Hotel.

3.5 A proposal for a 66 bed hotel extension was approved in 2009 (09/01586 above). All
Planning conditions were discharged and a start made prior to the expiry of the
application on 24 September 2012 and therefore this permission remains extant.

3.6 The approved 2009 extension is of a contemporary modular design; over three floors.
A significant amount of excavation was approved due to the natural gradient of the
land which rises across the site.

3.7 The proposed three storey extension follows a similar siting and footprint to the
previously approved scheme.  A change in design and elevational treatment is
proposed.  The proposed changes and the applicant’s stated reasons are as follows:

 The elevations are different, the corridors, which were previously external, have now
been internalised where possible to improve thermal building regulation
requirements. Internal corridor access would be preferred

 The changes proposed will provide a better external environment – external
walkways are unattractive to look at and can be unsafe. The changes to the floor
levels, whilst raising the height of the building, will allow for the development to rise
up in line with the road which would be preferable to having a subterranean
environment.

 The original approval was set quite deeply onto the ground, requiring a massive
excavation across the footprint of the building. This proposal therefore proposes that
the building grades up and steps up in line with the road gradient.

Principle of the development/sustainability



3.8 Part of the site lies within the settlement limit of Kennford and part of it lies outside.
Policy S22 (Countryside) criteria b) supports the provision of tourist uses, such as a
hotel extension, in order to promote an economically successful countryside.  Policy
S12 (Tourism) seeks to promote a sustainable tourism sector and the enhancement
of existing tourist accommodation is encouraged through the policy. The proposal is
therefore in compliance with the above Local Plan policies.

3.9 The NPPF in the section entitled ‘Supporting a prosperous rural economy’ sets out
that planning policies should ‘support economic growth in rural areas in order to
create jobs and prosperity by taking a positive approach to sustainable new
development’.  To promote a strong rural economy the NPPF sets out that Local
Plans should support the sustainable growth and expansion of all types of business
and enterprise in rural areas, both through conversion of existing buildings and
well-designed new buildings.

3.10 It is considered that the development is also in accordance with the above national
policy.

3.11 As stated previously, there is an extant planning permission for a 66 bedroom hotel
extension at this site.  This is a strong material consideration in the determination
of the application as essentially the key issue being determined is the impact of
the proposed design and elevational changes.

3.12 The principle of the development is therefore considered to be acceptable.

Impact upon the character and visual amenity of the area

3.13 The site is located at the east side of the A38/A380 Expressway and sits adjacent
to other roadside services such as the Exeter Court Hotel and the petrol filling
station.  The site is also located within an Area of Great Landscape Value.

3.14 Policy S2 of the Local Plan requires new development to be of a high quality
design, which supports the creation of attractive, vibrant places and should
integrate with and, where possible, enhance the character of the adjoining built
and natural environment (S2(a)).

3.15 Policy EN2A of the Local Plan requires Areas of Great Landscape Value (AGLV)
to be protected; in particular developments should preserve and enhance the
qualities, character and distinctiveness of the locality (EN2A(a)). The site borders
an AGLV and therefore this criterion is relevant.

3.16 It is considered that the character of the appearance of the extension is most likely
to impact on the character of the Kennford area and on views from the Exeter
Road, the A38/A380 and the interchange. The west elevation of the extension, in
particular, faces onto these areas.

3.17 The proposed extension is three storeys high and will be taller than the existing
block. However, it is set a little way back from the road and is made up of a number
of blocks that break the facade into bays and will have the effect of reducing the



mass of the structure.  The proposed extension is recessive of the existing hotel
and would provide interesting shadows cast by the blocks.

3.18 Since its original submission there have been some revisions to the scheme
including more articulation to the elevations, incorporation of protruding bays to
reduce the massing of the building and the addition of architectural features to
provide connection the main Gissons Hotel building. The revised arrangement
shows the elevation broken into a series of bays with gables; the size of the bays
is relatively small and domestic in scale and will help to give the building a
character more suited the domestic character found in Kennford and along the
Exeter Road.

3.19 The proposals show the extension clad in timber boarding, render and glazing with
a slate roof to the south and west elevations. The patchwork of materials, with their
different shades of grey and different textures, is likely to further break up the
elevation and reduce its apparent mass as well as giving the elevation a mottled
effect that will make it more camouflaged in the landscape

3.20 The Council’s Landscape Officer has confirmed that the materials proposed and
their arrangement is likely to reduce the visual impact of the structure and will
moderate the possible adverse effects of the size and height of the structure.
However, due to the prominence of the site from the Exeter Road and the
A38/A380 interchange, the Landscape Officer is of the view that further
improvements could be made by incorporation tree planting at the rear of the site,
giving the building a darker backdrop and breaking its outline, as well as shrub and
tree planting at the front of the building. Additional landscaping is also
recommended to the south of Block C to help soften the elevation.

3.21 The applicant has agreed to make these requested changes and any further
revisions to the application will be updated verbally to Members at Planning
Committee.

3.22 Given the extant approval for a three storey building, it is considered that the scale
and siting of the extension is acceptable.  Details of materials and landscaping can
be required by condition to ensure that the development assimilates into its setting.

3.23 It is therefore considered that the proposal accords with the objectives of Policies
S2 and EN2A of the Local Plan.

Residential Amenity

3.24 The extension is located at the south side where there are no adjacent residential
properties.  The immediate land users are a hotel and a garage.  The proposed
use and scale of development is considered to be consistent with surrounding land
users and would not harm amenity.

Biodiversity and Habitat Regulations



3.25 The proposal will contribute to the recognised ‘in-combination’ impact of recreation
uses on the international biodiversity interests of the Exe Estuary Special
Protection Area and Dawlish Warren Special Area of Conservation.

3.26 The Habitat Regulations stipulate that the Local Planning Authority must not permit
applications that would add to impacts on European wildlife sites unless full
mitigation is secured.  This specifically includes ‘in-combination’ effects, the most
significant of which on the Exe and Dawlish Warren is impacts from recreational
use.  The Joint Approach sets out a means for applicants to easily address the
mitigation issue by a financial contribution to mitigation measures delivered by the
Council and its partners.

3.27 A Habitat Regulations contribution of £27,456 is required to make the proposal
acceptable under the Habitat Regulations.

3.28 This sum can be secured via a Unilateral Undertaking or a Section 106 Agreement,
or payment in advance of determination.

3.29 The proposal involves the loss of a small amount of vegetation.  Teignbridge's
Biodiversity Officer has confirmed that the area of scrub to be removed is likely to
be of relatively low biodiversity value, being relatively small, predominantly single
species and, importantly, isolated from other habitats. Landscape planting is
proposed close to the position of the scrub to be lost and it is recommended that
this should consist of plants of value to wildlife, e.g. native British species and/or
plants that provide nectar/pollen/berries.

3.30 The existing vegetation may provide nesting opportunities for birds.  It is
recommended that this is removed outside the breeding season (1 March to 30
August in any calendar year).

3.31 Details for landscape removal and replacement can be controlled by the imposition
of a planning condition.  It is therefore concluded the objectives of Policies EN8,
EN9 and EN11 of the Local Plan are satisfied.

Foul and surface water disposal

3.32 There is an extant planning permission for a 66 bedroom hotel and therefore the
proposal would not increase capacity over and above what has previously been
approved.  Teignbridge's Drainage Officer and Devon County Council's Drainage
Officer initially raised objections due to the absence of a Surface Water Drainage
Strategy.  However, after considering the site history, it has been agreed that this
detail can be satisfactorily addressed through the imposition of a planning
condition.

Other matters

3.33 In conjunction with an approval for an extension to form gymnasium, sauna and
dance area (10/00004FUL) the 2009 application 09/01586/FUL was subject to a
planning obligation requiring £2,500 to be paid to the County Council towards a
cycle path and £3,500 towards the improvement of local transport facilities.  The



payments are required prior to first occupation and therefore no payment has been
made.  Officers are in discussion with Devon County Council about the present
need for the above obligation and whether this is now covered by CIL.

This matter will be updated to Members verbally at the Planning Committee
meeting.

Summary and Conclusions

3.34 There have been a number of letters of concern about this development, in the
main because there have been so many applications on this site and this has
caused confusion about what permissions do exist on the site and whether they
have been partially or fully implemented. It is indeed a somewhat confusing
situation as some of the earlier applications have been superseded by later
permissions. What is clear however in this case is that there is a partially
implemented approval for a 66 bedroom extension to the hotel and so the principle
of this development cannot be in question as a result of this current application.
The issues to be considered here are in relation to the changes proposed.

3.35 The site lies adjacent to an Area of Great Landscape Value.  Whilst this is a large
extension, it already has an extant approval and there is another hotel to the north
of the site and so it is not considered that there is any justification at this stage to
suggest that the proposed design change is contrary to Policies S2 or EN2A of the
Local Plan.

3.36 The proposal is compatible with the adjacent land users and would support local
tourism and economic growth.

3.37 Subject to the HRA contribution and highway contributions being agreed, there is
a recommendation to approve subject to conditions.

4. POLICY DOCUMENTS

Teignbridge Local Plan 2013-2033
S1A (Presumption in favour of Sustainable Development)
S1 (Sustainable Development Criteria)
S2 (Quality Development)
S12 (Tourism)
S21A (Settlement Limits)
S22 (Countryside)
EC11 (Tourist Accommodation)
EN2A (Landscape Protection and Enhancement)
EN8 (Biodiversity Protection and Enhancement)
EN9 (Important Habitats and Features)
EN10 (European Wildlife Sites)
EN11 (Legally Protected and Priority Species)

National Planning Policy Framework



National Planning Practice Guidance

5. CONSULTEES

Biodiversity Officer - A Habitat Regulations contribution is required which would
need to be the subject of a unilateral undertaking. If this is not forthcoming then
there would be an objection from biodiversity.  It is also confirmed that proposed
removal of scrub at the site is of low value and therefore its removal acceptable
subject to replacement landscaping and works being undertaken outside of bird
breeding season.

Landscape Officer – The choice of material and their arrangement will give the
proposed extension an appearance that is likely to help to minimise the ill effects
its large size will have on the character and visual amenity of the area.

Highways England - Conditions be applied requiring a travel plan and a 6 month
review of that travel plan.

Devon County Council – Highways - The site is accessed off a C Classified County
Route which is restricted to 30 m.p.h.

The number of personal injury collisions which have been reported to the police in
this area is none between 1 January 2010 and 31 December 2015.

The number of trips this development could generate will not have a severe effect
on the highway.

The provision of 200 car park spaces would be adequate for this size of hotel for
guests and staff.

Therefore the County Highway Authority has no objections to this proposal.

The 2009 planning permission for 66 bedroom extension includes a Section 106
agreement with obligations of monies for highway contributions, including a cycle
path (£2,500) and potential bus shelter (£3,500).  Devon County Council has
confirmed that further discussion needs to be undertaken as to whether the latter
is still required by the Parish Council and how this will be managed. This matter
will be updated verbally to Members at the Planning Committee meeting.

Devon County Council – Flooding and Coastal Risk – Initially raised objections due
to the absence of a surface water drainage management plan.  However, following
correspondence with the Case Officer about the extant 66 bedroom hotel
application it has been agreed that these details can be addressed by way of
condition.

6. REPRESENTATIONS

There have been 12 letters of objection to the proposal and 1 letter of support.



The letter of support stresses the employment opportunities for the local
community and the benefits of employing local people in terms of security and
green travel.

The letters of objection raise the following concerns:
1. Concern that the local residents did not receive letters about this application (19

neighbour notification letters were sent out on 18 July 2016)
2. Out of character with the area
3. It would overlook private dwellings due to its elevated position
4. A re-application for a music and drinks licence is likely to follow
5. Where is the parking for all of these new rooms?
6. Is this required with a hotel and caravan site very close by?
7. Why is work commencing without approval? (The works being carried out

currently appear to be works granted under a previous planning permission)
8. Is it acceptable for contractors to be working beyond 10 o’clock at night?
9. The number of applications on this site over the last 9 years has led to confusion

for the local residents
10.Where is the need for an additional hotel in this area?
11.The increased traffic, both noise and light pollution
12.There will be increased pressure on sewage services
13.Concerns about air pollution
14.Proximity to local residents
15.Traffic movements into and out of the site will cause increased danger on the road
16. It will destroy the visual amenity of the Kenn Valley
17.The site forms part of the Exe Estuary and Farmlands character type and lies

within an Area of Great Landscape Value. This proposal does not conserve and
enhance the natural environment

18.Does not include any financial contributions towards upgrading the local sewage
treatment works

7. PARISH COUNCIL’S COMMENTS

Object for the following reasons:
 Visual amenity, poor design and external appearance
 Noise and disturbance resulting from use
 Smells
 Layout and density of the building
 The current sewage system is at capacity. Currently after heavy rain the

manholes lift lower down the village and sewage floods the roads. The plans
indicate usage of the current sewage system without indicating any
improvements or alternatives. The size of the development will only
exacerbate this problem.

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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