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1. REASON FOR REPORT 
            

CounciIlor Williams has requested that this application be referred to Planning 
Committee for determination because it is a finely balanced decision. The site is 
outside the village envelope in the Undeveloped Coast. However, there are other 
issues such as diversification of farming and the possibility of enhanced tourism 
benefiting village businesses.    

 
2. RECOMMENDATION 
 
 PERMISSION BE REFUSED for the following reason: 
 

The proposed development would be located in designated Undeveloped Coast.  
The development does not provide either a minor alteration in line with Policy WE8 
of the Teignbridge Local Plan 2013-2033, a development required for the purposes 
of agriculture or forestry or involve a use that requires a coastal location.  The 
proposal must therefore be regarded as inappropriate and conflicts with Policy EN2 
(Undeveloped Coast) of the Teignbridge Local Plan 2013-2033 

 
3. DESCRIPTION 
 
3.1   The application site is located close to but not adjoining the settlement limit of 

Bishopsteignton as defined in the Teignbridge Local Plan 2013-2033 to the north 
east of the village. The site is within a County Wildlife Site and straddles the 
Undeveloped Coast designation with the majority of the site being situated within 
that designation and approximately one quarter outside. 

 
3.2 The site currently comprises part of an established small vineyard of approximately 

6 hectares of land and an associated shop/tea room. The proposal forms part of a 
farm diversification scheme contained within a submitted business plan which has 
the aim of ensuring the continuing survival of the business.  

 



 

 

3.3     Permission is sought for the provision of 6 two bedroomed timber holiday lodges 
with associated parking in a part of the site not used for wine production but would 
require the relocation of an existing storage and implement shed. A prior notification 
application (15/00502) for this relocation has recently been refused on the grounds 
of prematurity. 

 
           Policy position - Principle of development 

 
3.4 The site is located within Open Countryside and in the Undeveloped Coast. 
 

3.5 Policy S22 (Countryside) permits tourist uses within the Open Countryside where 
development and investment will be managed to provide attractive, accessible and 
biodiverse landscapes, sustainable settlements and a resilient rural economy. 

 
3.6 Policy EC11 (Tourist Accommodation) permits tourist accommodation including 

self-catering and serviced accommodation within or adjoining settlements and 
supports tourism accommodation outside settlement limits 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; 
c) provide a new campsite or caravan site; 
d) involve the appropriate conversion or change of use of a permanent and 

soundly-constructed building which sensitively retains any historic interest 
and character; 

e) part of a farm diversification scheme; 
f) use a dwelling to provide bed and breakfast accommodation; or, 
g) provide innovative or unusual forms of accommodation which widen and 

enhance the tourist offer of the area. 
 
3.7 Having considered the application against the above criteria, it is considered that 

the proposal can be seen to meet criterion (e) as part of a farm diversification 
scheme.  The proposal is therefore considered to accord with Policy EC11 (Tourist 
Accommodation) of the Teignbridge Local Plan 2013-2033. 

 
3.8 As the site is located within the Undeveloped Coast Policy EN2 (Undeveloped 

Coast) of the Teignbridge Local Plan 2013-2033 is applicable.  This policy 
considers new development as inappropriate except where it has regard to the 
Shoreline Management Plan and: 

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. 

 
3.9 The proposed development is not a minor alteration in line with WE8 or required 

for the purposes of agriculture or forestry.  Furthermore, whilst it may be desirable 
for the use to have a coastal location, the use does not require a coastal location.  
The proposal is therefore considered to conflict with Policy EN2 (Undeveloped 
Coast) of the Teignbridge Local Plan 2013-2033.  

 



 

 

3.10 In summary, whilst the proposal accords with S22 and EC11 there is an in-principle 
policy objection to the proposal on the grounds that the proposal does not accord 
with the forms of development that are permitted within the Undeveloped Coast 
and it therefore conflicts with EN2 (Undeveloped Coast).  Policy EN2 is a 
particularly strongly-worded policy seeking to protect the Undeveloped Coast from 
most forms of un-essential development. Members may recall a recent Committee 
decision made on 10 February 2015 on an essentially similar application at 
Hunters Lodge Caravan and Camping Site (14/03247/MAJ).  That application was 
refused in line with Policy EN2.  

 
            Residential Amenity Considerations 
 
3.11 A significant number of issues have been raised about residential amenity with 

particular regard to the position of the lodge buildings and the access track which 
is also extended to serve the line of lodges. Although the concerns are appreciated 
the increased use of the existing track is considered to have an acceptable impact 
upon nearby residential amenity. It is likely the track would need to be improved 
and extended to serve the far lodges but this could be done sympathetically in 
porous materials so that the impact would not be significantly altered and drainage 
flow would not be affected. The track is considered sufficiently distant from 
adjoining houses to permit usage without causing an unacceptable level of harm to 
amenity. 

 
3.12    The lodge buildings themselves are fairly attractive low key structures with a height 

to ridge of just over 4 metres and a 3 metres wide buffer zone of vegetation is 
proposed to minimise impact on the occupiers of properties to their rear. It is noted 
that the rear windows of some of the lodges would face almost directly onto this 
zone and could lead to pressure to remove some vegetation in due course; it is 
therefore considered some minor repositioning of some of the lodges would be 
reasonable to help alleviate this problem if Committee were minded to approve the 
application. The proposal would also require the removal of a large storage shed 
which could be viewed positively in this respect particularly as it is the nearest part 
of the site to a listed building (Whidborne Manor). 

 
3.13    Overall however it is considered that the impact upon residential amenity is not a 

matter on which a planning application could be reasonably refused.  
 
            Landscape Considerations 
 
3.14    As outlined above the buildings should be reasonably well screened from the village 

by the proposed buffer zone. The Tree Officer considers the proposal is acceptable 
subject to conditions including a management plan 

 
            Biodiversity Considerations 
 
3.15    The proposal will contribute to additional in-combination recreational impacts on the 

Exe Estuary Special Protection Area (SPA) and Dawlish Warren Special Area of 
Conservation) (SAC).  Sufficient mitigation is required to be provided to overcome 
these impacts. Under the Joint Approach each new touring pitch within 10km of 



 

 

Dawlish Warren must make a contribution of £490.36 (i.e. 52% of the £943 
dwelling contribution in the Warren and Exe zone). 

 
6 x £490.36 = £2,942.16. 

 
The applicant has provided a contribution to Habitat Regulations Assessment 
(HRA) mitigation measures of £2,924.16 (assumed to be an error in calculation or 
a typing error which can be corrected).   
 
Although specific biodiversity comments are awaited the submitted report does not 
identify any site specific issues and mitigation measures can be put in place 
including details of lighting to address biodiversity by condition. 

 
           Drainage Considerations 
 

3.16    It is understood a foul sewer passes directly under the site which would serve the 
site for this purpose. Surface water drainage is to be by means of soakaways and 
whilst details of a suitable scheme would be required it is considered that a 
scheme could be designed such that the proposal would not contribute to surface 
water run-off. Clearly all hardened surfaces could be made permeable. 

 
            Refuse and Recycling Considerations 
 
3.17    No details of this are submitted, however suitable conditions to provide details of 

bin storage can be required if members are minded to approve the application. 
  
            Highway Considerations  
 
3.18   It will be noted that Devon County Highways raise no objection despite some 

concerns raised by objectors. It is not considered that a highway reason for refusal 
would be justified in such circumstances. 

 
            Conclusion 
  
3.19    It is recommended that this application be refused on the grounds of the proposal 

conflicting with Policy EN2 (Undeveloped Coast) of the Teignbridge Local Plan 
2013-2033.  

 
4. POLICY DOCUMENTS 
 
           Teignbridge Local Plan 2013-2033 
 S1A (Presumption in Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 
 S2 (Quality Development) 
 S22 (Countryside) 
 EC11 (Tourist Accommodation) 
 EN2 (Undeveloped Coast) 
 EN2A (Landscape Protection and Enhancement) 
 EN8 (Biodiversity Protection and Enhancement) 
 EN9 (Important Habitats and Features) 



 

 

 EN10 (European Wildlife Sites) 
 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
           Natural England - Statutory nature conservation sites – no objection. This 

application is in close proximity to the Haldon Heaths Site of Special Scientific 
Interest (SSSI).  Natural England is satisfied that the proposed development being 
carried out in strict accordance with the details of the application, as submitted, will 
not damage or destroy the interest features for which the site has been notified. We 
therefore advise your authority that this SSSI does not represent a constraint in 
determining this application. Should the details of this application change, Natural 
England draws your attention to Section 28(I) of the Wildlife and Countryside Act 
1981 (as amended), requiring your authority to re-consult Natural England.  

 

 Protected species - We have not assessed this application and associated 
documents for impacts on protected species. 
 

            Devon County Council (Highways) - The Highway Authority has visited the site and 
have concerns over the access to the site which is already a tourist attraction that is 
signed from the main road network. I acknowledge the previous appeal decision 
also raises concerns over the access. The Vineyard would be the most traffic 
generator for this site, and the proposal of six lodges would add to this, but impacts 
would not be severe. 

 
            RSPB - Concerned that site is within a Cirl Bunting Breeding area. Suggest 

conditions and planning obligations will be required to secure mitigation 
 
           Biodiversity Officer - Awaited 
 
           Drainage - Planning consent must be conditional on the surface water disposal 

method for the site being agreed by Design Services. The applicant must 
demonstrate that any specifically designed soakaway system or sustainable 
drainage system (SuDS) can accept the surface water run-off generated, based on 
the 1 in 100 year rainfall event + 30% allowance for climate change. Percolation 
tests are to be carried out (in accordance with BRE Digest 365) to confirm 
infiltration rates of the soil in the areas of proposed SuDS. 

 
           All surface water must be taken to soakaways/SuDS systems within the curtilage of 

the site and to be no less than 5 metres away from any structure, as per BRE 
Digest 365. 

 
            Where drainage facilities are to be sited on sloping ground the developer/engineer 

will have to prove that the outflowing water will not interfere with structures 
downslope or discharge at ground level and that the slope itself will not be affected.   

 



 

 

           The operation, performance and maintenance of the SuDS/soakaway systems used 
will remain the responsibility of the riparian landowner. 

 
           All existing land drainage, springs, ditches, pipes and ponds etc must be 

maintained or accommodated within the proposed Surface Water System to serve 
the development. 

 
           South West Water - With reference to the planning application at the above 

address, the applicant/agent is advised to contact South West Water if they are 
unable to comply with our requirements as detailed below. 

 
           Should the development encroach on the 3 metres easement, the water main will 

need to be diverted at the expense of the applicant. The applicant/agent is advised 
to contact the Developer Services Planning Team to discuss the matter further. 

 
           South West Water will only allow foul drainage to be connected to the public foul or 

combined sewer.  Permission will not be granted for the surface water from this site 
to return to the public combined or foul sewerage network.   We will request that 
investigations are carried out to remove the surface water using a Sustainable 
Urban Drainage System, such as a soakaway.  If this is not a viable solution to 
remove the surface water, please contact the Developer Services Planning Team 
for further information. 

 
           Contaminated Land Section - Suggested Condition: 
 
           Prior to the commencement of development hereby approved, a Competent Person 

shall undertake soil sampling to identify the level of metals within the garden area of 
the site and provide a written report of the findings, including risk assessment; it 
shall be submitted to, and agreed in writing by the Local Planning Authority.  Any 
remediation works shall be carried out in accordance with details previously agreed 
in writing by the Local Planning Authority and following completion of these works a 
verification report by a Competent Person shall be submitted to, and agreed in 
writing by, the Local Planning Authority 

 
           Environmental Health - The close proximity of residential dwellings is likely to attract 

complaints of noise nuisance during the construction phase. Should you be minded 
to grant consent for this proposal I would be grateful if you would attach the 
following conditions. Works likely to give rise to significant levels of noise should be 
limited to the following times Mon-Friday 0800-1800 Saturday 0900-1300.             
There should be no works carried out on Sundays or on Bank Holidays 

 
 Waste should be disposed of by alternative means other than by burning. 
Deliveries and collections from the site should only be carried out during the above 
mentioned times. 

 
            Tree Officer - A landscape plan is required showing details of the future 

maintenance and re-enforcement of the southwestern boundary hedge/strip.  If 
consent is subsequently granted the retention and management of the above 
feature should be conditioned. 

 



 

 

6. REPRESENTATIONS 
 
           15 representations received in total, 9 letters of objection, 1 letter of comment and 4 

letters of support 
 
           The key points raised in the letters of support are summarised below (see case file 

for full representations): 
1. A small number of holiday lodges would tidy up area of scrubland and is a good 

way of sharing the beauty of the village with others so helping the community, 
local businesses as well as ensuring the continuation of the vineyard business 
and making village sustainable and offer excellent facilities for visitors. 

2. Site is well hidden from view from most angles and there appear to be no 
significant planning issues - it is in the undeveloped coast but the benefits and 
features of the plan make it a worthwhile exception. 

3. Will give a much needed increase in revenue but will benefit wider village and 
local economy. Extra staff would be needed if the application is successful. 

4. In an area not used for grape production and not visible by the nearby residents 
with all services already catered for. 

5. Live behind the lodges and have no objection, screening will protect privacy and 
will remove unsightly tractor shed. 

 
          The key points raised in the letters of objection are summarised below (see case file 

for full representations): 
1. Land is agricultural and protected. Do not believe it is necessary to support 

Vineyard and would mean other businesses could apply to build outside the 
village to support their businesses. Will cause extra pressure on village 
services. 

2. Noise from traffic and guests and their children lighting and loss of views will 
create a nuisance and have a direct impact on amenity of nearby property as 
they only have small courtyard gardens. Local residents not consulted. 

3. Will directly overlook nearby properties screening right next to rear windows will 
not work and potentially lead to removal of trees with greater potential for 
overlooking. If approved existing trees should be protected during construction 
with new planting on boundary. 

4. Increased traffic flow will cause problems at what is already a dangerous 
junction and congested area. Will require a new/improved access roadway as 
existing is unsuitable and will conflict with vineyard activity. Increased use of 
existing tractor track will cause severe damage to the ground, the slope and 
bank and eventually Whidborne Mews itself. Teignbridge's refusal of planning 
permission for one building in 2009 cited highway concerns. Not accessible for 
emergency vehicles. 

5. Concerned about possible flooding from site run-off and complete loss of bank 
in heavy rain; holiday lodges will not improve matters. 

6. Site is County Wildlife Site and the proposal would have a negative impact. No 
sustainability plan, no additional waste or segregation facilities which could be a 
problem. Light/noise pollution could be an issue. 

7. CPRE wish to object due to impact on protected landscape contrary to policy 
and precedent. 

8. Whidborne Manor is a listed property, this development will encroach on its 
setting and diminish its original character. The fact that my property is listed 



 

 

severely restricts my ability to protect my privacy with suitable fencing, double 
glazing and other measures.  

9. The original curtilage of Whidborne Manor has been extensively developed with 
a mews, vineyard and cafe. This is a precedent, will permission eventually be 
obtained for six bungalows and other houses in back gardens nearby? 

    
7. PARISH COUNCIL’S COMMENTS 
 
           The Parish Council have requested via their District Councillor that this application 

is referred to Committee for consideration by the Planning Committee following a 
site visit. 

 
8. COMMUNITY INFRASTRUCTURE LEVY 
 

The CIL liability for this development, if approved, is £28,800 based on 144 net m2 
at £200 per m2 CIL rate.  

 
WARD MEMBER:   Councillor Williams, Bishopsteignton 
  



 

 

 


