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6 

APPLICATION FOR 
CONSIDERATION: 
 

IPPLEPEN - 15/00187/OUT -  Land at Ngr 283627 66859, 
Tremlett Grove - Outline application for 8 dwellings (6 
open market and 2 affordable) - approval sought for 
access and layout 
 

APPLICANT: Rosemoor Homes Ltd 
 
1. REASON FOR REPORT 
 

Councillor Dewhirst has requested that the application be presented to Committee 
in the event that Officers are minded to approve due to concerns about the 
piecemeal nature of this development and that a comprehensive scheme would 
deliver a better level of affordable housing.    

 
2. RECOMMENDATION 
 
 Subject to any comments from the Biodiversity Officer and the completion of a 

Section 106 Agreement securing the provision of: 
1. Two on-site affordable dwellings 
2. £3,125.50 for school transport for secondary school children 

 
PERMISSION BE GRANTED subject to following conditions:  
1. Approval of reserved matters 
2. Timing of approval for reserved matters 
3. Time limit following approval of reserved matters 
4. Reserved matters application to be accompanied by a Tree Protection Plan and 

scheme for the planting of three replacement trees 
5. Scheme of surface water drainage to be submitted prior to commencement 
6. Submission of full engineering details for the roads, cycle ways, footpaths, 

lighting, etc. 
7. Delivery of improvement works to access, footways, etc., prior to construction 

work to ensure highways safety 
8. Removal of Permitted Development Rights in relation to extensions, 

outbuildings, fences, walls and hard surfaces on plots 7 and 8 
9. Reserved matters application shall be accompanied by full details of the ‘no-dig’ 

methodology for the works within the Root Protection Area of the protected oak 
tree 



 

 

10. No dwelling to be occupied until access, visibility splays, turning areas and 
associated parking has been provided on-site in accordance with approved 
details  

11. Parking spaces and garaging to be retained for those purposes in perpetuity 
and for no other use 

 
3. DESCRIPTION 
 
3.1 The application site relates to just under half a hectare of grassland located within 

the Settlement Limit of Ipplepen. Ipplepen is a Village as designated under Policy 
S21 of the Local Plan. It is thereby recognised as having close access to a shop, 
public house, village hall, school and daily public transport services and it is 
considered an appropriate location for limited development which meets the social 
and economic needs of the village providing any such development protects its 
rural character and is consistent with the need to minimise travel. The site is 
located off of Tremlett Grove, a residential development of modern detached 
dwellings. The site is within easy walking distance of the village centre where there 
is a range of facilities and services and also the main road (A381) where there is a 
reasonably regular bus service.   

 
3.2 The site consists of open grassland which appears to be fairly unmanaged.  The 

north eastern boundary of the site runs adjacent to the rear gardens serving the 
properties in Tremlett Grove and the boundary treatment comprises close boarded 
timber fencing. The north western boundary comprises hedging whilst the south 
eastern and south western boundaries of the site are set by a small water course 
and adjacent hedging. All hedging is of poor quality and appears not to be regularly 
managed. That across the roadside frontage (south eastern boundary) is very 
scrubby and largely supported by post and rail fencing. On the roadside of the 
watercourse there is low level picket fencing with an area of grass which is in the 
ownership of the applicant running up to the edge of the highway.  There are a 
number of trees both around the edges of the application site and on adjacent land.  
Two of these trees to the front of the site are protected. These are an oak and a 
field maple. Currently access to the site is from Tremlett Grove.   

 
3.3 The now-revised application seeks outline permission with access and layout to be 

considered. All other matters are to be reserved for future consideration.  The 
application site, albeit in a larger form, has been the subject to previous planning 
approval for residential development. Planning reference 08/04072/MAJ granted 
consent for outline permission for twelve dwellings (four affordable) (approval 
sought for layout and means of access). The applicant has been questioned about 
the reduction in the site area and they have set out that the site area as shown is in 
line with the landownership title. It should be noted that land to the north west of the 
site is within the family ownership of the applicant but is not in the ownership of the 
applicant. The land to the south west is also in separate ownership. All of this land 
lies within the defined Settlement Limit of Ipplepen.  

 
3.4 The acceptability of this site for residential development was established under the 

previous approval and it is not considered that site circumstances have altered 
such that the principle of residential development could no longer be considered. 
The previous approval has now lapsed.  The adoption of the now-current Local 



 

 

Plan amends the policies against which this should be considered but the inclusion 
within the Settlement Limit and the fact that it is surrounded by residential use 
means that the established principle is still acceptable. Concerns raised locally that 
this site is within the Conservation Area and forms an important rural setting for the 
historic settlement have been noted. This site however does not lie within the 
designated Conservation Area. The limits of the Conservation Area extend up to 
the roadside frontage of the parcel of land marked blue on the site location plan. 
The development site is visible from this section of the Conservation Area; however 
it would be against the backdrop of the existing properties in Tremlett Grove. It will 
lead to a loss of an existing open space which does form a degree of separation but 
the application site is not within the Conservation Area nor does it abut the 
Conservation Area boundary.  

 
3.5  Access is one of the matters which is to be considered. The access point in 

existence is to be used to provide direct access into the site. The visibility from this 
access point is good and vehicles moving along Tremlett Grove do so at low 
speeds due to it being a residential area with cars parked on the road. The 
Highways Officer raises no objections to the proposed access point being used to 
serve a scheme of residential development.  The access point is to the rear of the 
properties in Tremlett Grove, but the close boarded timber fence and the offset of 
the rear of these properties from the shared boundary is sufficient that the access 
point and associated vehicular movements would not be detrimental to the 
amenities of the occupiers of these existing properties.  

 
3.6 Layout is the other matter which is to be considered in detail. This has been the 

source of much amendment and debate through the course of this application. The 
original submission would have land-locked the two parcels of land to the south 
west and north west of this site. Given that that they are within the Settlement Limit 
it was considered that the need to ensure that these parcels of land could come 
forward in the future was important. The applicant was asked to revise the layout in 
order to provide access links to both of these parcels of land. The revised layout 
duly provides possible link points and the Highways Officer is satisfied with these.  
The layout of the plots and therefore the nature of the housing i.e. semi-detached or 
detached was also amended. The initial scheme only sought to provide 6 dwellings 
in the form of detached dwellings on spacious plots. Following revisions to the 
layout the scheme now provides 8 dwellings, to include a pair-or semi-detached 
units to the front of the site which are proposed to provide the required element of 
on-site affordable housing. The proposed layout seeks to ensure that a sense of 
place is created with plots where possible fronting onto the access road. The 
design and detailing of the dwellings will be considered under any subsequent 
reserved matters application. The layout has also needed to take account of the 
existing protected trees on site. The protected oak is a mature tree and 
consideration of existing site circumstances led the Tree Officer to believe that a 
good proportion of its roots would be within the development site. Whilst layouts 
proposed demonstrated that impact on the root protection areas could be 
minimised along with adopting no dig techniques there was concern that the oak 
and field maple would have a poor spatial relationship with unit 8. The garden of 
unit 8 would be within the shade of both of these trees and there was concern that 
the poor relationship would introduce pressure to fell. Having considered the matter 
carefully and noting that the reduction in the number of units would also reduce the 



 

 

affordable housing provision it was considered that, given the nature of the field 
maple, its loss, with appropriate replacement (three replacement trees to be 
provided on site in agreement with the Tree Officer), would allow for the site to 
deliver one additional dwelling and one additional affordable unit would be secured.  
On balance, this was considered to be an acceptable solution.  

 
3.7 Concerns raised by the local Ward Councillor and the Affordable Housing Officer 

about the potential for affordable housing provision to be diminished by bringing 
forward the land in smaller units is noted. However, it is not considered that a 
condition or Section 106 requirement can be put in place to tie the development of 
this site to adjacent parcels of land which are not shown to be either within the blue 
or the red line. It is considered that the proposals as set out and subject to an 
appropriate Section 106 comply with the policy requirements of the Local Plan.  

 
4. POLICY DOCUMENTS 
  
 Teignbridge Local Plan 2013-2033 
 S1A (Presumption in Favour of Sustainable Development) 

S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S21 (Villages) 
EN12 (Woodlands, Trees and Hedgerows) 
WE2 (Affordable Housing Site Targets) 
EN8 (Biodiversity Protection and Enhancement) 
EN9 (Important Habitats and Features) 
EN11 (Legally Protected and Priority Species) 

 
 Affordable Housing Supplementary Planning Document 2010 
 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Environmental Health Officer (Contaminated Land) - Submitted information shows 

that there is no significant risk. No objection.  
 
 Environmental Control Officer - No objections. 
 
 Drainage Officer - Any approval must include a condition about details of the 

surface water disposal scheme being submitted and approved. 
 
 Tree Officer - Verbal discussions to confirm that would be happy to see the removal 

of the field maple providing three replacement trees were secured, details of which 
would need to be approved.  

 
 Devon County Council (Education) - Teignbridge District Council have set out that 

they intend school facilities to be funded through CIL. It should be noted that this 
development will create the need for funding of new secondary school places and it 



 

 

is anticipated that these will require funding of £16,416.90 for additional secondary 
school facilities, equivalent to 0.90 secondary aged children. 

 
This proposed development is further than the recognised safe walking distance to 
school for the expected secondary aged pupil, therefore, we require a contribution 
to the sum of £3,125.50 via Section 106 agreement a breakdown of this cost 
follows. 

 
£3.29 per day per pupil x 190 days in academic year x 5 years in secondary school 
x 1 secondary aged pupils = £3,125.50. 
 
Devon County Council (Highways) - The County Highway Authority has visited the 
site and note that on this application approval is sought for means of access and 
layout and I can confirm that both of these meet with County Highways Authority's 
approval subject to the submission of full engineering details which should meet the 
Devon County Council Design Guide. 
 
Recommend the following conditions      
 

1. The proposed estate road, cycleways, footways, footpaths, verges, junctions, street 
lighting, sewers, drains, retaining walls, service routes, surface water outfall, road 
maintenance/vehicle overhang margins, embankments, visibility splays, accesses, 
car parking and street furniture shall be constructed and laid out in accordance with 
details to be approved by the Local Planning Authority in writing before their 
construction begins. For this purpose, plans and sections indicating, as appropriate, 
the design, layout, levels, gradients, materials and method of construction shall be 
submitted to the Local Planning Authority. 

 
REASON: To ensure that adequate information is available for the proper 
consideration of the detailed proposals. 

 
     2.  No part of the development hereby approved shall be commenced until: 
 

a) The access road has been laid out, kerbed, drained and constructed up to base 
 course level for the first 20 metres back from its junction with the public highway 

b) The ironwork has been set to base course level and the visibility splays required 
by this permission laid out 
c) The footway on the public highway frontage required by this permission has been 
constructed up to base course level 
d) A site compound and car park have been constructed to the written satisfaction 
of the Local Planning Authority 
 
REASON: To ensure that adequate on site facilities are available for all traffic 
attracted to the site during the construction period, in the interest of the safety of all 
users of the adjoining public highway and to protect the amenities of the adjoining 
residents 
 

     3.   No development shall take place until a surface water drainage scheme has been 
 submitted to and approved in writing by the County Planning Authority. Unless it is 
 demonstrated that it is unfeasible to do so, the scheme shall use appropriate 



 

 

 Sustainable Urban Drainage Systems. The drainage scheme shall be designed so 
 that there is no increase in the rate of surface water run-off from the site resulting 
 from the development and so that storm water flows are attenuated. The 
 development shall be carried out in accordance with the approved scheme. 

 
REASON: To protect water quality and minimise flood risk.  
 
Housing Services - Raises concerns about the amount of site being brought forward 

 and that a more comprehensive development would deliver more affordable 
 housing and that the fragmentation of the land may be designed to avoid affordable 
 housing contributions. Suggest that a legal agreement be put in place which seeks 
 to link this and the adjacent sites.  

 
If the application is considered to be acceptable in all other respects, I would 
recommend under the terms of Policy WE2 that the proposed 2 units of affordable 
housing accommodation on plots 1 and 2 should be provided as affordable rented 
units – because this is the tenure with most affordable housing need in the village. 
Affordable Housing should be designed to be indistinguishable. In this case I would 
suggest that the size and detailed design of the affordable units will need to be the 
subject of further negotiation before reserved matters submission to ensure that this 
best meets housing need in the village. 
 
South West Water - Advises of proximity of a public sewer which runs within the 
application site and advises that no development will be permitted within 3 metres 
of the sewer and ground cover should not be substantially altered. Only foul 
drainage may be connected to the public foul or combined sewer.  
 
Wales and West Utilities - Also advise on the location of their apparatus.  
 
Biodiversity Officer - Comments still awaited.  

  
6. REPRESENTATIONS 
 
 Three letters of representation have been received: 2 letters of objection and one of 

comment. These raise the following planning related matters:  
1. Given the nature of Tremlett Grove road and the children’s play area 

opposite construction traffic should not be allowed to park on the road.  
2. Would neither preserve nor enhance the character of the Conservation Area 
3. This is undeveloped land and in its undeveloped state it helps preserve the 

historic plan form of the village. 
4. The principle for developing this site is not established. 
5. The proposed layout would make the maintenance of the boundary hedging 

difficult 
6. Housing type (detached) does not reflect the traditional form of housing 

within the older village 
7. Will cause the loss of a large section of the stream which is a pleasing 

feature 
8. Perfect infill development site and would lend itself to development for good 

quality family units for which there is a demand in Ipplepen. 



 

 

9. Would appear that they are trying to ‘sneak’ around the planning system by 
applying only for a proportion of the site, a better design could be achieved 
and a better proportion of affordable housing provided if the wider site was 
considered as a whole.  
    

7. PARISH COUNCIL’S COMMENTS 
  
 No objections 
 
8. COMMUNITY INFRASTRUCTURE LEVY 

 
This is an outline application.  CIL liability will be calculated when the reserved 
matters application is submitted.    
 

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:   Councillor Dewhirst, Ipplepen 
  



 

 

 


