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1. REASON FOR REPORT 
 

Councillor Clarance has requested that this application be considered by Planning 
Committee for the following reasons: 

• The proposal does not appear to accord with Policy EC11 for tourist 
accommodation.  The interpretation of criterion (d) is unclear as to whether a 
new building, with no historic interest or character, can be converted under 
this policy.  

• The arguments for and against the change of use should be considered by 
the Planning Committee. 

• The site is outside the village and in the Undeveloped Coast. 
 
2. RECOMMENDATION 
 

PERMISSION BE GRANTED subject to the following conditions: 
1. Standard 3 year time limit for commencement 
2. Development to be carried out in accordance with approved plans 
3. Required mitigation measures of the ecological report to be followed 
4. Landscaping scheme (implementation/maintenance) to enhance biodiversity 
5. Lighting restriction (details for any lighting required to be agreed by condition) 
6. Condition restricting the use to holiday accommodation only and for register of 

guests to be maintained. 
7. Details for all external materials (render/cladding/lintels).  All external works to 

be undertaken prior to first occupation. 
8. No extensions, alterations, outbuildings (temporary or permanent), hard 

boundary treatments or hardstand within the site without express consent. 
 
3. DESCRIPTION 
 
3.1 In terms of its local context, the application site and its surroundings fall outside of 

the development boundary of Shaldon, as depicted on the Local Plan Proposals 
Map. The site is situated approximately 1km south of the Teign Estuary and 



 

 

approximately 1km west of the coast and Labrador Bay.  Site constraints that are of 
material relevance to this application include Cirl Bunting Breeding and Wintering 
Zone and Local Plan designation of being within the Undeveloped Coast. 

 
3.2 The site is located on the east side of the road and relates to an existing detached 

L-shaped stable block built in 2003 under application reference: 2003/4153/50/3.  It 
is of an un-rendered cement block construction with a twin-pitched slate roof lined 
with traditional bitumen with a single rooflight on the north-facing side of the east 
gable.  The roof overhangs the building on the east side, creating a covered porch 
area over the stable doors on that side of the building.  There is a flat roof extension 
on the north end of the building, enclosed on two sides only (on the south side by 
the end wall of the stable block and the west side by a wooden wall).  Windows and 
doors are in timber with concrete lintels.   

 
3.3     The stable block is surrounded by mature hedges and lines of trees which enclose a 

mown area of grass amongst areas of rough.   Land to the north is within the 
applicant’s control.  This is separated from the application site by a small stream. 

 
3.4 The site takes access at the south west corner.  There is space on site to turn and 

leave site in a forward gear. 
  
3.5 This application seeks planning permission for two components: 

• Change of use of the stable to provide tourist holiday accommodation.  The 
internal accommodation proposed includes three bedrooms, one with en-
suite, lounge, kitchen and bathroom. 

• External changes to the stable building including timber boarding to gable 
ends, render finish to walls, alterations to door and window openings, 
creation of a barbeque area in the existing covered area at the north end of 
the building. 
 

3.6 The red line of the application site has been reduced in size during the course of 
Officer assessment in order to address Local Plan policy objectives, as discussed 
later in this report. 

 
3.7 Vehicular access to the site will remain unchanged.  The application is 

accompanied by a Bat and Nesting Bird Survey Report. 
 
3.8 Prior to the current application being received, an application for change of use of 

the stable block to holiday accommodation (14/01959/COU) was withdrawn 
because the application building did not accord with the permission granted in 2003 
for stables (the building had additional windows and doors).  Subsequently a 
Certificate of Lawful Development was granted for the existing windows, a door and 
a roof light.      

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

• Sustainability/principle of the development 

• Compliance with Policy EC12 (Tourism) 

• Impact upon the Undeveloped Coast 

• Design/visual impact of the development on the immediate and wider locality 



 

 

• The effect of the proposal on residential amenity 

• Impact upon highway safety 

• Flooding and land drainage 

• Ecology 

• Other matters 
 

Sustainability/Principle of the development 
 
3.10 The application site is located outside the built up settlement of Shaldon on land 

designated as countryside in the Local Plan 2013.  The relevant policies in relation 
to the principle and sustainability of the proposed tourist holiday accommodation 
are S1A, S1, S12 and S22. 

 
3.11 Under Local Plan Policy S22, development in open countryside is to be strictly 

managed but a tourist use which meets aims such as providing a resilient rural 
economy is to be supported. This is subject to account being taken of matters such 
as the distinctive characteristics and landscape qualities of the area and impact on 
travel patterns arising from the scale of development proposed. Policy S1 sets out 
various sustainability criteria which such proposals should be assessed against.  
This reflects the thrust of government policy set out in the National Planning Policy 
Framework to support sustainable rural tourism and leisure developments that 
benefit businesses in rural areas, communities and visitors, and which respect the 
character of the countryside.  

 
3.12 Thus the principle of the development is therefore considered to be acceptable, and 

can be shown to be sustainable, subject to compliance with other relevant Local 
Plan policies.  

 
Compliance with Policy EC12 – New tourist attractions 

  
3.13 Policy EC12 of the Local Plan relates to the provision of new tourist attractions.  The 

policy states that ‘to support the sustainable expansion of the tourism industry, 
tourist attractions will be acceptable in principle within or adjoining settlement limits. 
Elsewhere, tourist attractions will be acceptable in principle where they’, inter alia: 

  
 ‘b) involve the appropriate conversion or change of use of a permanent and soundly 

constructed building which sensitively retain any historic interest and character’; 
 
3.14 Representation has been made regarding the correct interpretation of Policy 

EC12(b) and its reference to ‘sensitively retaining any historic interest and 
character’.   

 
3.15 The subject stable building clearly has no historic interest or character.  It is a 

modern building of functional design and has an unfinished appearance due to its 
breeze block external surface. The wording of Policy EC12 does not require the 
building to have any historic value as a prerequisite to a change of use being 
permissible. It only requires ‘any’ historic interest and character (it may have) to be 
retained and for the building to be structurally sound.  There is no evidence that the 
latter is not the case. 



 

 

3.16 It is therefore considered that the proposed conversion of this stable is in 
accordance with Policy EC12 and would provide additional holiday accommodation 
to promote additional visitors in the area.   

 
3.17 To ensure that the conversion provides the required tourism benefit and to prevent 

permanent residential occupation, it is recommended that a condition is imposed 
requiring the building to be used for holiday purposes only and for a register of all 
visitors and their permanent home address to be recorded when accommodation is 
booked.   

 
Impact upon the Undeveloped Coast  

 
3.18 The site lies within the Undeveloped Coast as designated by the Local Plan. Under 

Policy EN2, a high level of protection is to be given to the protection, maintenance 
and enhancement of the distinctive landscape and seascape character and 
ecological qualities of the Undeveloped Coast, alongside ecological and biodiversity 
considerations.  The policy states that development which would have a detrimental 
effect on the character of the Undeveloped Coast and estuaries will not be 
permitted.  This policy is permissive of the following types of development: 

 
a) is a minor alteration in line with WE8; or 
b) is required for the purposes of agriculture or forestry or involves a use that 

requires a coastal location and by virtue of its scale, nature and location does 
not detract from the undeveloped character of the coast. 

 
3.19 The conversion of an existing stable building to provide holiday accommodation 

does not fall into criteria (a) or (b) above.  However, it is important to consider the 
wording of the policy and its wider objectives, to better understand the impact of this 
development on the Undeveloped Coast and whether it is complaint with Policy 
EN2. 

 
3.20 The policy infers that there is a presumption against new development and that the 

objective of the policy is to protect the openness of the Undeveloped Coast and 
preserve and enhance its distinctive landscape. 

 
3.21 This is elaborated on further in the explanation to the policy: ‘The open stretches of 

undeveloped coast have their own special character and, where possible, should 
remain open. Therefore there is a presumption against development in the 
undeveloped coast where a proposal does not have a demonstrable need to have a 
coastal location’. 

 
3.22 The environs of the site are characterised by a rolling landform comprising 

agricultural fields and paddocks of varying size enclosed by hedgerows and with 
some areas of small woodland. The site lies in a fine panorama, principally of 
farmland. The small scale of the existing stable building is such that it does not form 
a significantly intrusive feature in the landscape. 

 
3.23 The application relates to the conversion of an existing stable building and therefore 

there is no new development proposed, other than the external works required.  As 
there is already an existing building on site, the proposal, in terms of retaining the 



 

 

existing footprint and scale could be said to have a neutral impact on the openness 
of the Undeveloped Coast.  The external works proposed including rendering the 
existing breeze block surface, cladding of gable ends and alterations to 
fenestration, subject to the imposition of conditions, may overall improve the 
appearance of this building and therefore provide a visual enhancement to the area.  

 
3.24 If Members are minded to support the application, it is recommended that a 

condition is imposed requiring additional landscaping to be provided which may 
provide the site with ecological and landscape enhancement.   

 
3.25 The original site boundary (edged red) initially extended further east having a much 

greater depth and curtilage area.  The applicant has amended this to reduce 
curtilage size to minimise any land impact changes that may arise though the use of 
the site for holiday purposes.  It is also recommended that a condition is imposed 
removing the ability for any future extensions, alterations, outbuildings (temporary 
or permanent) boundary treatments or landscaping to be provided within the site, 
without express consent being first given.  This would enable the Local Planning 
Authority to control any further development at this site and further ensure that the 
Policy EN2 objective of retaining the ‘openness’ of the undeveloped coast is 
satisfied. 

 
3.26 For the above reasons, it is considered that the proposal does not conflict with the 

objectives of Policy EN2 and therefore there is no presumption against the 
proposed change of use of use of this existing building in the Undeveloped Coast. 

 
Design/visual impact of the development on the immediate and wider locality 

 
3.27 The existing building does not currently have a positive impact on the character or 

appearance of the area.  This is largely due to the building not being render finished 
as approved in 2003.  It is considered that the proposal would provide a visual 
enhancement to the building.  The proportions of the new openings are in keeping 
with existing fenestration and timber framed windows would be consistent with 
existing materials.  It is recommended that a condition is imposed requiring full 
details for the proposed render, lintels and timber boarding. To ensure that the 
scheme achieves the desired visual benefit, it is recommended that the all external 
works are undertaken prior to first occupation as holiday accommodation. 

 
 Residential Amenity  
 
3.28 The nearest property is Greensleeves approximately 35 metres to the south.  The 

proposal relates to an existing building which is not being extended.  No new 
openings would be formed in the south facing elevation towards this site.  The 
conversion would therefore have a neutral impact.  The use of the site for holiday 
accommodation is considered to be compatible in this countryside location with the 
building sat between sporadic housing and the associated traffic, given the scale of 
development is unlikely to cause any amenity harm though noise or disturbance.   

 
 
 
 



 

 

Highway Safety  
 
3.29 It is not considered that the change of use will give rise to an unacceptable increase 

in traffic movements to and from the site.  The current permitted use would allow 
horseboxes and larger vehicles to transport horses.  Vehicles accessing the holiday 
accommodation are likely to be domestic and the development is not of a scale to 
warrant any form of traffic impact assessment.  It is considered the serving road 
can accommodate the development and space is available on site to enable safe 
ingress and egress. 

 
Flooding and land drainage 

 
3.30 Letters of representation have raised concern regarding flooding issues in the area 

during winter months. The proposed means of surface water disposal is a 
soakaway and foul water would be discharged to a septic tank. 

 
3.31 The footprint of the building is not increasing and therefore it is not considered that 

the proposals would give rise to an increase in surface water run-off.  The site is 
remote and unlikely to be served by mains foul drainage.  A septic tank is 
considered to be a suitable way to dispose of foul sewerage in this location.  A 
letter of representation has raised concern about land contamination. There is no 
evidence to suggest that a properly installed septic tank would cause any 
contamination of controlled waters. 

 
Biodiversity and Ecology 

 
3.32 The site falls within the 10km impact zone for the Exe Estuary SPA/Dawlish Warren 

SAC. The standard payment/Unilateral Undertaking for holiday accommodation is 
required.  The Habitat Mitigation Contribution for the Exe Estuary SPA/Dawlish 
Warren SAC was paid under the previous application 14/01959/COU. 

 
3.33 Ecological survey/bat survey results indicated the presence of bats and a bat roost 

was found. The Biodiversity Officer has recommended that a condition is imposed 
requiring that the mitigation proposals given in the ecological report 
(retention/provision of a dedicated loft space suitable for horseshoe bats) are put in 
place and that on completion of works, the ecological consultant shall provide 
written confirmation to the Council that the required mitigation measures have been 
incorporated and are acceptable.  

  
3.34 The recommendations for nesting birds given in the applicant's ecological report, 

and standard safeguards to prevent threat of harm to reptiles during 
building/conversion works, should also be secured by condition if planning 
permission is granted.  

 
3.35 The site falls within a recorded breeding territory for cirl buntings.  No cirl bunting 

survey has been carried out. The proposal would be focused around the existing 
building footprint, so affects a relatively small area of the cirl breeding territory. It is 
recommended that a condition is imposed requiring a landscape scheme to be 
provided.  The landscaping scheme should include features and maintenance 
suitable for supporting cirl buntings.  It is also recommended that prior to the 



 

 

installation of any external lighting on the outside of the building or elsewhere on the 
site full details including design, siting and illumination-type shall be submitted to 
the Local Planning Authority for approval.  

 
3.35 Subject to the conditions set out above being imposed, the proposal would not 

harm ecology or biodiversity and therefore accords with Policy EN8 of the Local 
Plan. 

 
Other matters 

 
3.37 Letters of representation have raised concern that this proposal would set a 

precedent for other similar applications to come forward. Every application is 
assessed on the basis of its own individual merits depending on the specific 
proposal and characteristic of the site. 

 
Summary and Conclusion 

 
3.38 Planning law requires that applications for planning permission must be determined 

in accordance with the development plan unless material considerations indicate 
otherwise.  

 
3.39 Policy S1A states that planning applications that accord with the policies in this 

Local Plan will be approved without delay, unless material considerations indicate 
otherwise. 

 
3.40 It is considered that this proposal would provide additional tourist accommodation 

which may assist in attracting visitation into the wider area, in accordance with the 
objectives of Policies S12 and EN12. The external works to the building and 
additional landscaping to be required by condition may further enhance the 
character and appearance and ecological quality of the site.  The application 
assessment has shown that the proposal would not harm the openness or character 
of the Undeveloped Coast and therefore there is no conflict with Policy EN2.  It is 
therefore concluded that the proposal accords with Policies contained in the Local 
Plan and the application should be approved subject to the recommended 
conditions. 

  
4. POLICY DOCUMENTS 
 

Teignbridge Local Plan 2013-2033 
S1A (Presumption in Favour of Sustainable Development) 
S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S22 (Countryside) 
EC12 (Tourist Attractions) 
EN2 (Undeveloped Coast) 
EN8 (Biodiversity and Protection and Enhancement) 

 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 



 

 

 
5. CONSULTEES 
 
 Biodiversity Officer - If consent is to be granted, the following requirements must be 

met: 
o Standard payment for the Exe Estuary SPA/Dawlish Warren SAC 
o Biodiversity condition, for the recommendations of the ecological report to be 

put in place, plus written confirmation of this on completion 
o Conditions for i) landscaping plan, and ii) ongoing lighting regulation. 

 
Devon County Council (Highways) - Standing Advice. 
 

6. REPRESENTATIONS 
 

17 letters of comment have been received raising the following issues: 
1. Proposal does not accord with the Teignbridge Local Plan. 
2. The site is in open countryside and outside Shaldon village. 
3. The site is designated Undeveloped Coast. 
4. No requirement for additional holiday accommodation in the area. 
5. Would give rise to increase in traffic. 
6. Occupation of the building would compound flooding issues. 
7. Proposal does not constitute sustainable development. 
8. Approval as holiday accommodation would give rise to use as a dwelling. 

   
7. PARISH COUNCIL’S COMMENTS 
 

Outside the village envelope.  Shaldon Parish Council asked Councillor Clarance to 
 take the application to Committee. 
 
8. COMMUNITY INFRASTRUCTURE LEVY 

 
The proposed gross internal area is 64 square metres.  The existing gross internal 
area in lawful use for a continuous period of at least six months within the three 
years immediately preceding this grant of planning permission is 64 square metres. 
The CIL liability for this development based on zero net m2 at £200 per m2 CIL rate 
is therefore nil. 

 
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 Clarance, Shaldon and Stokeinteignhead 
 



 

 

 


