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1. REASON FOR REPORT 
 
 Councillor Dewhirst requested Committee consideration if the Case Officer is 

recommending approval because he considers that this is inappropriate 
development in the countryside and there is insufficient need shown for the 
accommodation. 

 
2. RECOMMENDATION 
 

PERMISSION BE GRANTED subject to the following conditions:  
1. Development to be carried out in accordance with the approved plans 
2. Temporary permission for 3 years  
3. Mobile home to comply with description in Design and Access Statement  
4. Rural worker occupancy condition  
5. No vehicular access other than that shown on the site location plan 
6. Removal of portable building from site prior to installation of mobile home 

 
3. DESCRIPTION 
 
The Application and Site History 
 
3.1 Members will recall the application reference 14/03079/COU for a change of use of 

the existing stables, the exercise area and the land for an equestrian business and 
the use of the tractor/hay store on site as a stable which was approved by Members 
at 16 December 2014 Planning Committee. 

 
3.2 Members will also recall the application reference 14/03750/FUL for a temporary 

site for mobile home for rural worker which was refused by Members at 10 March 
2015 Planning Committee for the following reason: 

 
 “The proposal is for residential development in an isolated countryside location. It is 

not considered that the functional need arising from the business is such that it is 
essential for a full-time worker to be housed on the site. In the absence of such an 



 

 

overriding justification the proposal is contrary to Policy S22 (Countryside) of the 
Teignbridge Local Plan 2013-2033 and the advice contained in the National 
Planning Policy Framework.” 

 
3.4 This refusal is the subject of a Planning Appeal (by way of a hearing) scheduled for 

29 September 2015. 
 
3.5 The subject application advises that although no other factors have changed since 

the last submission, the Applicant has made great progress in establishing her own 
business on the site and believes that the additional 4 months' trading time further 
boosts her case that there is an essential need for her to reside on site to continue 
the success of this rural business. 

 
3.6 The business involves accommodating horses or ponies full-time i.e. providing a 

feeding, bedding and exercise service whilst also providing “breaking in” and 
training services for young and problem horses.  We are informed the stables were 
fully booked prior to the stables opening for business and have remained full since. 

 
3.7 The application submission lists a number of ailments / conditions that require the 

applicant to reside on site in order to monitor and treat the animals which are likely 
to be more problematic than average.  Being resident on site would allow the 
applicant to care properly for the animals, and enable their teaching and training to 
take place at all times of the day.  The success of the business depends on the 
ability of the applicant to meet the demands of the customers and some have 
specified that their use of the business is dependent on someone being resident on 
site.   

 
3.8 The submission includes information relating to the  “functional test”, which 

concludes that there is a need for 1.6 full-time employees based on the stables 
being occupied throughout the year, and a basic budget illustrating the economic 
viability of the business.  Full accounts are not yet available hence this application is 
for temporary siting of a dwelling at this time until the longer term viability of the 
business can be assessed.  There are also a number of individual quotations made 
out to clients and potential clients for stabling of individual horses.   The detail is 
considered below and has been reviewed by our Agricultural Consultant.  

 
Consideration of the Proposal 
 
3.9 The temporarily-sited dwelling would be a typical mobile home/log cabin in 

accordance with the caravan legislation.  The site would be accessed, as now, via 
the existing track over which the applicant has a right of way and no alterations to 
the access are necessary.  The dwelling would be situated behind (to the east) the 
existing stable building in a position where it will not be visible in the wider 
landscape. 

 
 There is an existing portable structure in this approximate location at present.  It is 

understood, and indeed the recommendation proposes to require by condition, that 
this structure would be removed in advance of the siting of any mobile home on 
site. 

 



 

 

3.10 The temporary siting of a dwelling will give the applicant sufficient time in which to 
demonstrate to the Local Planning Authority the long-term success of the business. 

  
3.11 The Council's Agricultural Consultant’s report supports the application advising that 

he is satisfied that there is a clear functional need for somebody to be on site to 
manage the proposed enterprise and confirms that having been provided with a 
proposed cash flow and budget for the first three years of the proposed business he 
is satisfied that this financial business plan strongly indicates a firm intention and 
ability to develop the enterprise concerned and that an acceptable level of profit is 
likely to be achieved in the third year.  In the interests of completeness, the 
conclusions of the report are detailed below in the Consultees section 

 
Policy Considerations 
 
3.12 The site lies in open countryside where Policy S22 of the Teignbridge Local Plan 

strictly manages development and limits it to specific categories of development.  
One category of development that is acceptable is “dwellings for agricultural, 
forestry and other necessary rural workers”.   

 
In view of the circumstances described in the application and the support of the 
Council’s Agricultural Consultant it is considered that this proposal complies with 
the requirements of Policy S22 and that planning permission should be granted.  As 
this is a new business it is considered reasonable to limit the permission to 3 years, 
during which the longer term viability of the business can be tested.  A suitable 
occupancy condition should be imposed to ensure that the dwelling is only occupied 
for the exceptional purposes that have been demonstrated. 

 
3.13 Policy WE9 of the Teignbridge Local Plan advises that dwellings for workers in 

agriculture, forestry or other rural business will be permitted in open countryside 
provided that: 

 

 a) there is an essential functional need arising from the business for a full-time 
worker to be housed on the site; 

 b)  the business unit is of sufficient size to require a full-time employee, is 
economically viable and has clear prospects of remaining so; and, 

 c)  there are no dwellings on the holding which could meet the need, and no such 
dwellings have been sold in the previous 3 years. 

 

3.14  Where a dwelling is permitted in accordance with these criteria, it will be  subject 
to the following requirements: 

 

 d) permission for the temporary siting of a dwelling will be granted for the first 3 
years, in order to assess the longer term application of criteria a) to c) of this 
policy; 

 e)  where a permanent dwelling is acceptable, a new building will only be permitted if 
an existing building suitable for conversion is unavailable and no such buildings 
have been sold in the previous 6 years; 

 f) the siting of new buildings should be grouped with existing buildings where possible; 
 g)  the new dwelling is limited to a size to meet the established functional need; 



 

 

 h)  the occupation of the temporary or permanent dwelling is limited to a person 
solely, mainly or last working in the business or in agriculture or forestry in the 
locality or a widow or widower of such a person and any dependant family;  

 i)  the dwelling should be discreetly located and designed to reflect traditional Devon 
styles. 

 
Conclusion 
 
3.15  In summary, on the basis of the information submitted in the application and the 

conclusions of our Agricultural Consultant, it is considered that the case for the 
temporary siting of a mobile home has been made and the recommendation is 
one of approval. 

  

4. POLICY DOCUMENTS 
 

Teignbridge Local Plan 2013-2033 
 S1A (Presumption in Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 
 S2 (Quality Development) 
 S22 (Countryside) 
 EC5 (Equine Development) 
 WE9 (Rural Workers’ Dwellings) 
 

National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Agricultural Consultant  
 
 Brief Background to Application and Applicant's Stated Reasons for Requiring the 
 Proposed Development in Respect of Existing/Proposed Farm Enterprise 
 
 This appraisal is a re-visit of an appraisal that I prepared for planning application 

reference 14/02444/FULL dated 20 October 2014.  However, since my original visit 
and inspection the issue of the business use of the stables has now been resolved 
between the applicant and the Local Planning Authority.   

 

 This report deals with many of the issues that were dealt with back in October 2014.   
 

 The applicant purchased Cockleford Bridge Stables in April 2014 which amounts to 
approximately 6.5 acres together with a range of stables and a sand school.  It 
comprises approximately 5 stables and 2 open pen areas and the land is split into 
various small paddocks.   
 

 The business operated at the stables is partly a relocation of a smaller business 
which was started by the applicant some distance away, but predominately involves 
the accommodating of horses or ponies full time to ‘break in’ and/or train young and 
problem animals.  It was made clear to me at my site visit and it further confirmed in 



 

 

the details prepared by the agent, that the applicant does not provide either a livery 
service or a DIY livery service.  It is the full-time management of horses which are 
sent to the applicant for her to care and either ‘break in‘ or rehabilitate with some 
form of physical or psychological problem.   
 

 The facilities and accommodation at the site have the capacity of managing 
between 8–10 horses at any one time and the applicant presently lives in Modbury 
which is approximately 30 minutes/20 miles away.   

 

 Summary of Principal Consideration/Factors Relevant to this Application 
 

 A. Functional Test 
 
 (i) Is there a functional need? 
 
 The agent has provided a Design and Access Statement which deals with the need 

for a person to be on site at all times of the day and night for the proper functioning 
of the equine enterprises.  I have taken these comments into consideration and 
made my own assessment of the appraisal which has been supported by my 
inspection on site (when I met the applicant and the agent on 24 June 2015) and I 
am satisfied that there is a clear functional need for somebody to be on site to 
manage the proposed enterprises.   
 

 (ii) Is this a newly erected agricultural unit or a new farming activity on an 
established one? 

 
 The holding was acquired in April 2014 and therefore it is a relatively new activity on 

the existing holding.   
 

 (iii) Can the functional need be fulfilled by other dwelling(s) on the unit or in a 
nearby settlement? 

 
 Although there are a number of properties available within a reasonable distance 

(either to buy or rent) I consider the functional needs of the equine activities are 
such that the worker needs to be on site to properly manage the enterprises. 

 

 (iv) Have any dwellings or redundant buildings suitable for conversion been sold 
in recent years? 

 
 Not that I am aware of. 
 

 B. Financial Test 
 
 (i) Has clear evidence been produced in the form of a business plan or financial 

plan to indicate a firm intention and ability to develop the enterprise concerned? 
 
 The agent has provided me with a proposed cash flow and budget for the first three 

years of the proposed business and I am satisfied that this financial business plan 
strongly indicates a firm intention and ability to develop the enterprise concerned. 

 



 

 

 (ii) Has the proposed enterprise been planned on a sound financial basis? 
 
 Again, from the projections for the next three years I am satisfied that the business 

looks to increase over that period of time to such an extent that an acceptable level 
of profit is to be achieved in the third year. 

   

C. Teignbridge District Council Emerging Local Plan Policy WE9 
 
 a) Is there an essential functional need arising from the business for a full time 

worker to be housed on site? 
 
 Please see my comments at A (i) above. 

 
 b) Is the business unit of a sufficient size to require a full time employee, is it 

economically viable and has clear prospect of remaining so? 
 
 The agent has prepared some labour requirements for the enterprise which shows 

in excess of one full-time worker requirement when the facilities are fully occupied 
throughout the year.  I have to admit that this is probably on the high side although I 
do think there will be a need for one full-time worker to satisfy the needs of the 
business.  

 
 c) Are there any dwellings on the holding which could meet the need, and no such 
 dwellings have been sold in the previous 3 years? 

 

 Not that I am aware of. 
 

 Where a dwelling is permitted in accordance with these criteria, it will be subject to 
the following requirements: 
 

 d) Permission for a temporary dwelling will be granted for the first three years, in 
 order to assess the longer term application of criteria (a - c) of this policy; 
 
 This application is for a temporary dwelling. 

 

 e) Where a permanent dwelling is acceptable, a new building will only be permitted 
 if an existing building suitable for conversion is unavailable and no such buildings 
 have been sold in the previous 6 years; 

 
 No comment required. 

 

 f) The siting of new buildings should be grouped with existing buildings where 
 possible; 

 
 The proposed temporary dwelling is sited next to the existing buildings. 

 

 g) The new dwelling is limited to a size to meet the established functional need; 
 

 N/a for a temporary dwelling but the proposed ‘mobile home’ seems of an adequate 
size to meet the functional needs. 



 

 

 

 h) The occupation of the temporary or permanent dwelling is limited to a person 
 solely, mainly or last working in the business of agriculture or forestry in the locality 
 or a widow or widower of such a person and any dependant family; 
 

 I assume there will be an occupancy condition on any permission if granted. 
 

 i) The dwelling should be discreetly located and designed to reflect traditional 
 Devon styles. 

 
 No comment required. 
 

 D. Other Relevant Issues 
 
 (i) Are there other factors which need to be taken into account? 
 
 No. 
 

 (ii) Is the proposed siting related to the functional need of the enterprise and 
other buildings? 

 
 Yes. 
 
 E. Conclusion 
 
 For the reasons I have stated above I support this application. 

 
 Environmental Health Officer - No objections  
 
 Devon County Council Highways - Recommend that the Standing Advice issued to 
 Teignbridge District Council is used to assess the highway impacts.  
 

6. REPRESENTATIONS 
 
 To this date there have been 8 letters of representation,  1 objection and 7 

supporting the proposal. 
 
 Points raised in objection 

1. Will set precedent for all stables in the Ipplepen area 
2. Which is temporary the site, the worker or the mobile home? 
3. If usage is to remain the same it does not seem viable 
4. Should everyone who keeps a few horses or sheep apply for temporary 

accommodation? 
5. The countryside would be littered with caravans 
6. Good agricultural practices would contain wayward horses 
7. Hedges need attention - and stock proof fencing serves a good purpose 
8. It is a manipulation of the planning regulations 
9. 1–1.5 acres per horse is needed 
10. Site is 6 acres 
11. Teignbridge refused a 6th stable in 1999 



 

 

12. Pasture needs to be rested 
13. Too many animals 

 

 Points raised in support 
1. Letter from a veterinary surgeon outlining examples of common 

diseases/scenarios requiring prompt intervention. 
2. Colic – if not spotted can escalate to a requirement for surgery.  Colic is 

unpredictable 
3. Injury, open wounds, need stitching quickly (within 4 to 6 hours) if left too 

long the healing process is far longer and can have complications 
4. Horses become “cast” and cannot stand up.  They become panicked and 

need help or incur thrashing injuries, shock and exhaustion needing more 
aggressive treatment 

5. Has sent pony to site for training, it previously ran into a wire fence and has 
permanent scarring this would not have happened if someone was on site 

6. Horses are unpredictable and need a careful eye on them to avoid loss of 
these valuable animals 

7. Support from a farrier who visits every few weeks, explaining the nature of 
the business stating the business is unique as the owners do not visit often 
she is in sole responsibility for them 

8. Horses have pulled out shoe nails and twisted shoes cause them to stand on 
the nails causing infection 

9. Recounts incident where applicant had to cut a horse from a fence  
10. Applicant works tirelessly and is dedicated to the horses trusted in her care. 
11. One supporter keeps young horses and brood mares on livery and would 

feel more comfortable if she was on site 24/7 
12. Horses with laminitis need strict grazing allowances at specific times a day 
13. Horses under her care have much improvement 
14. Equine dentist attend her charges routinely 
15. She is on the yard well into the night, most nights 
16. Her specialized development, horse training and recovery means she does 

not encourage the owners' attendance which would unsettle their routine 
 
7. PARISH COUNCIL’S COMMENTS 
 
 Ipplepen Parish Council wish to repeat our comments sent previously against 

planning application 14/03750/FUL for a temporary rural worker's mobile home and 
which was subsequently refused planning consent as follows: 

 

 Ipplepen Parish Council wishes to object to the proposed development as there is 
no over-riding justification for residential occupancy in connection with the use of 
the site as a commercial livery. The reasons provided in the application for a mobile 
home could apply to any number of equestrian facilities and would set an 
unacceptable precedent. The Parish Council are of the opinion that should planning 
permission be granted in this instance, then it would open the floodgates for similar 
applications. This would lead to sporadic and inappropriate development in the 
countryside. We further believe that the proposal would be contrary to the principles 
of sustainable development contained in the adopted Local Plan and therefore we 
would recommend in the strongest possible terms that permission should be 
refused once again 



 

 

 
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 MEMBER:   Councillor Dewhirst, Ipplepen 
 


