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1. REASON FOR REPORT 
 
 Councillors Goodey and Lake request Committee consideration if the officers are 
 recommending approval due to concerns about access and potential conflict with 
 Countryside policy. 
 
2. RECOMMENDATION 
 
 PERMISSION BE GRANTED subject to the following conditions: 

1. Development to be retained in accordance with the approved plans 
2. Time limit for commencement/retention 
3. Limiting the use of the site to accord with the application 
4. Landscape condition 

 
3. DESCRIPTION 
 
 The site  
 
3.1 The site is a previously undeveloped field which lies within an Area of Great 
 Landscape Value as defined in the Teignbridge Local Plan 2013-2033. 
 
3.2 The site abuts the south-western edge of a substantial caravan/camping and park 
 home site which has extensive planning history relating to the mix of uses and 
 structures on site. 
 
 The proposal 
 
3.3 The application seeks permission to use the site for camping in tents during July 
 and August only. 
 
3.4 Electric hook-up points have been installed on the site without planning permission 
 and this application seeks to regularise that.  



 

 

 
 Principle of the development/sustainability 
 
3.5 The character of the site is one of a wide open grass field.  It is set in an Area of 
 Great Landscape Value (AGLV) and is therefore within the open countryside where 
 development is strictly limited (Teignbridge Local Plan Policies S22 and EN2A).  
 
3.6 Other relevant Local Plan policies include S12 (Tourism) and EC11 (Tourist 
 Accommodation). 
 
3.7 A recent proposal for the retention of play equipment on an adjoining site was 
 granted on appeal in April 2015.  The same policies were relevant in that instance 
 and the key consideration was landscape impacts.  
 
3.8 Policy S22 permits the development of tourist uses in the open countryside (subject 
 to landscape impacts, green infrastructure and biodiversity impacts, impact on 
 travel patterns and (not relevant here) the impact on the South Hams SAC (Greater 
 Horseshoe Bats). 
 
3.9 This is supported by Policy S12 that seeks to “promote a growing sustainable 
 tourism sector...” through “enhancement of existing tourist accommodation and 
 attractions”. 
 
3.10 Policy EC11 amplifies this through confirming that: 
 “...tourist accommodation will be acceptable in principle where it is one of the 
 following: 

a. Expand or improve existing tourist accommodation locations; 
b. Support expansion or improvement of an existing tourist attraction...” 

 
3.11 The use of the land for 28 days for camping in tents would be permitted 
 development under Class B of Part 4 (Temporary Buildings and Uses) of the Town 
 and Country Planning (General Permitted Development) (England) Order 2015. 
 
3.12 Subject to landscape and transport impacts, it is therefore considered that the 
 principle of this use is acceptable. 
 
 Impact upon the character and visual amenity of the area/open countryside 
 
3.13 In granting permission for the adjoining play area the Inspector noted: 
 

 “The site lies within an Area of Great Landscape Value designated by the Local 
 Plan. Under Policy EN2A, a high level of protection is to be given to scenic quality in 
 such an area. However, under the Framework, the weight to be afforded to 
 conserving landscape and scenic beauty is not as great as in areas under a 
 national designation which carry the highest status of protection. For other areas, 
 which includes AGLVs, the Framework requires me to take account of the role of 
 such an area and to recognise the intrinsic character and beauty of the countryside.  
 
 The environs of the site are characterised by a rolling landform comprising 
 agricultural fields of varying size enclosed by hedgerows and with some areas of 



 

 

 small woodland. The area lies at the foot of a ridge of high ground at Haldon Hill, 
 owned by Forestry Commission and with recreational usage for walking, cycling and 
 horse riding. The site lies in a fine panorama, principally of farmland, seen in 
 glimpses from some forest trails. Nonetheless, at such a distance, the small scale of 
 the equipment and the white goal posts is such that they do not form significantly 
 intrusive features in the landscape.  
 
 Views of the site may be obtained elsewhere such as along the minor road at the 
 foot of the ridge near Underdown. However, the equipment and goals are still seen 
 at long range and with a low level of visual impact. Moreover, they are seen against 
 a backcloth of the caravans beyond. Other public vantage points in the surrounding 
 area are greatly restricted by the folding landform and thick roadside hedgerows.” 
 
3.14 These points would apply equally to the use of land for camping by tents for a 
 limited period of the year.  With the introduction of a good quality landscaping 
 scheme, there would not be any landscape reason to refuse permission for the use 
 that has been sought – in line with the conclusion the Inspector reached in that 
 case.  This is perhaps even more the case as the use of land for camping in tents is 
 a transient use with no permanent structures involved, apart from the electrical 
 hook-up points. 
 
3.15 A landscape condition is recommended above. 
 
 Impact on residential amenity of the occupiers of surrounding properties  
 
3.16 The proposal is a relatively small and limited extension to the existing tourist 
 accommodation site.  It is located some distance from the closest residential 
 properties.   
 
3.17 It is considered that on balance there would be no increase in the effect on 
 residential amenity and therefore the proposal is considered acceptable. 
 
 Land drainage/flood risk 
 
3.18 The site itself is unlikely to have any drainage or flood risk impacts.   
 
3.19 There are some other issues relating to the wider site that are being addressed 
 outside the planning process by our colleagues and partners.   
 
3.20 These are not relevant to the determination of this application. 
 
 Highway safety 
 
3.21 The Highway Authority does not object to this proposal. 
 
3.22 The concerns raised in representations are noted; however, it is not considered that 
 the limited uplift in trips generated by this small area of tent only camping limited to 
 two months of the year would have an impact on the highway network that would be 
 so unacceptable as to warrant refusal. 
 



 

 

 
 Other matters  
 
3.23 Some representations query the necessity of electric hook ups for tent-based 
 camping. 
 
3.24 Modern camping standards are such that these facilities are often demanded/ 
 expected even on tent-only sites. 
 
3.25 The hook up points are discreetly located within the existing site boundary and are 
 not thought to cause any unnecessary visual/landscape impact. 
 
3.26 The retention of these features is therefore considered acceptable. 
 
3.27 The proposal is not considered to affect the setting of the designated heritage asset 
 of Haldon Belvedere due to the separation distances and the intervening/adjoining 
 uses. 
 
3.28 The proposal is not considered to be likely to have any effect on the wider tourist 
 economy as a result of the impact on the outlook from Haldon Forest.  The direct 
 benefits of the proposal are considered to outweigh any indirect consequences. 
 
3.29 The recommendation is therefore one of approval subject to conditions. 
 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033 
 EN2A (Landscape Protection and Enhancement) 
 S1A (Presumption in Favour of Sustainable Development) 
 S1 (Sustainable Development) 
 S12 (Tourism) 
 S22 (Countryside) 
 EC11 (Tourist Accommodation) 
 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Devon County Council (Highways) - The County Highway Authority has no 
 objection to the proposed development 
 
6. REPRESENTATIONS 
 
 15 contributions have been received, one in support, one comment and 13 

objections raising the following matters: 
1. Impact on the landscape/countryside 
2. Loss of agricultural land 
3. Impact on highways capacity and safety 



 

 

4. Relationship to Permitted Development Rights 
5. Need for the proposal 
6. Inappropriate development 
7. Negative impacts on wider tourism 
8. Difficulties relating to monitoring 
9. Tented camping does not need electric hook ups 
10. Inadequate sewerage 
11. The longevity of the site and uses around it 

 
7.  PARISH COUNCILS' COMMENTS 
 
 Kenn Parish Council 
 
 Object to the proposal because: 
 - there is strong local evidence that the field in question on this planning application 
 was in agricultural use in the last two years. Change of use would be contrary to 
 Policy S21 to do with development in the open countryside.  

- by default there would be an increase in traffic through narrow single track country 
lanes  

- the site would be within view of Haldon Belvedere/Haldon Forest a Site of Special 
Scientific Interest  

 - the Council supports the objections from the residents of Clapham and the 
 surrounding area, against this application.  

 Dunchideock Parish Council (adjoining) 
 
 Object to the proposal as a result of: 

1. Lack of detail about scale 
2. Historic planning breaches 
3. Views from Haldon Belvedere 
4. Highways impacts 

 
 Shillingford St George Parish Council (adjoining) 
 
 Object to the proposal as a result of: 

1. Lack of detail about scale 
2. Historic planning breaches 
3. Views from Haldon Belvedere 
4. Highways impacts 

 
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:   Councilllors Goodey and Lake, Kenn Valley 



 

 

 


