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which up to 15 pitches may be used for 
caravans/motorhomes, change of use of part of stable 
building to provide toilet facilities, siting of toilet and 
shower block and children's play area at existing 
caravan and camping site 
 

APPLICANT: Mr & Mrs Scott 
 
1. REASON FOR REPORT 
 

CounciIlor Connett has requested that this application be referred to Planning 
Committee for determination because this is a significant development in a rural 
setting, expanding a development of existing small-scale camping site with poor 
access via Staplake Lane.  Request also made in order to discuss compliance with 
new Local Plan policies. 

 
2. RECOMMENDATION 
 
 PERMISSION BE REFUSED for the following reasons: 
 

1. 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; and, 

 
2. The development would provide tourist accommodation within 10km of the 
Exe Estuary (SPA, Ramsar, SSSI) and Dawlish Warren (SAC, Ramsar, SSSI) 
and in combination with other development would be likely to adversely impact 
upon those areas by reason of increased visits to them by people.  The 
applicant has not provided any mitigation and therefore the proposal conflicts 
with the Conservation of Habitats and Species Regulations 2010, policies EN8 
(Biodiversity Protection and Enhancement), EN9 (Important Habitats and 
Features) and EN10 (European Wildlife Sites) of the Teignbridge Local Plan and 



 

 

guidance contained within the National Planning Policy Framework and Circular 
06/2005 ‘Biodiversity and Geological Conservation – statutory obligations and 
their impact within the planning system’. 

 
3. DESCRIPTION 
 
3.1 The application site is located on the southern side of Starcross between Staplake 

Lane to the north and Mamhead Road to the south within designated Open 
Countryside, Undeveloped Coast and Area of Great Landscape Value. 

 
3.2 The site currently comprises a residential dwelling (Hunters Lodge) and 

approximately 4 hectares of land, a caravan and camping site which uses 
approximately 1 hectare, a small range of stable buildings and a coarse fishing 
lake.  

 
3.3 Camping and caravan activity currently operates on the land with the development 

currently run as a Caravan and Camping Club Certificated Location facility in 
accordance with Part 5 Class A of the Town and Country Planning (General 
Permitted Development) Order 1995 (as amended). 

 
3.4 Permission is sought for the provision of 30 caravan/motorhomes and camping 

pitches, of which up to 15 pitches may be used for caravans/motorhomes. 
Permission is also sought for the change of use of part of a stable building to 
provide toilet facilities, and the siting of an additional toilet and shower block 
adjacent to the stable building.  Consent is also sought for the provision of a 
children’s play area. 

 
3.5 Within the design and access and planning statement it sets out in para 2.4 that 

some small scale agriculture is carried out on adjacent land and that the expansion 
of the camping enterprise is part of a ‘farm diversification’ approach. 

 
 Background 
 
3.6 In March 2014 an application for 40 caravan and camping pitches was submitted 

(14/00991/MAJ).  After further assessment during the consideration of the 
application the number of pitches was reduced to 30 pitches.  The application was 
withdrawn prior to determination in July 2014. 

 
3.7 The main change to the application since the previous submission is the 

introduction of areas of planting along the boundaries of the site to seek to mitigate 
the landscape impacts of the intensification of the use and to seek to deliver visual 
enhancement.  Details of composition of planting have not been provided as part of 
the application submission. 

 
 Policy position - Principle of development 
 
3.8 The site is located within designated Open Countryside, within an Area of Great 

Landscape Value and in the Undeveloped Coast. 
 



 

 

3.9 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. 

 
3.10 Policy EC11 (Tourist Accommodation) 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. 
 
3.11 The design and access statement and planning statement states that the 

expansion of the camping enterprise is part of a ‘farm diversification’ approach in 
accordance with criterion (e), however at no point in the submitted information is 
evidence provided for how this proposal will assist in securing the future of the 
farm through diversification.  Nonetheless, having considered the application 
against the above criteria, it is considered that the proposal can be seen to meet 
criterion (a) expanding the tourism accommodation on the site or (c) provide a new 
campsite or caravan site, given that this is the first planning application that has 
been needed for the site.  The proposal is therefore considered to accord with 
Policy EC11 (Tourist Accommodation) of the Teignbridge Local Plan 2013-2033 
despite the absence of information about how the proposal is considered a farm 
diversification scheme. 

 
3.12 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. 

 
3.13 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.   

 
3.14 The site is also located within a designated Area of Great Landscape Value and 

Policy EN2A (Landscape Protection and Enhancement) is therefore applicable.  It 
seeks to conserve and enhance the natural and seascape character of Teignbridge 
and looks where appropriate to restore positive landscape character.  It is 
considered in this case that suitable landscaping could be secured for the site.  It is 



 

 

not considered that the proposal would have a detrimental impact on the Area of 
Great Landscape Value. 

 
3.15 In summary, whilst the proposal accords with S22 and EC11 and with suitable 

landscaping provision could accord with EN2A 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).   

 
 Residential Amenity Considerations 
 
3.16 Whilst the proposal is an intensification of the use of the site.  It is not considered 

that the increase in number of pitches would result in unacceptable harm to 
neighbouring residential occupiers. 

 
3.17 Issues have been raised about littering of neighbouring roads, dog fouling, doggie 

bags left on gates, uprooting of flowers and increase in pedestrian traffic by some 
respondents.  There is no evidence that this has been carried out by tourists from 
this site and this is a matter in any event that is outside the applicants' control and 
outside their site boundaries and therefore is not a matter on which a planning 
application could be reasonably refused.  

 
 Design Considerations 
 
3.18 As part of the proposed works consent is sought for the change of use of part of 

the stable building to provide toilet facilities.  The stable building has already been 
converted into toilet facilities and is considered a suitable re-use of the stable 
building.  These works do not raise design concerns. 

 
3.19 Given the increase in number of pitches a new toilet and shower block is also 

proposed in front of the stable building (marked as no. 3 on drawing 140310 sk 
141008 rev E).  The building is of simple construction and in design terms is not 
considered to appear out of place when read against the adjacent building (the 
converted toilet facility in the stable block). 

 
3.20 The works also show a play area (marked as no. 5 on drawing 140310 sk 141008 

rev E).  The plans submitted only show the siting of this area and do not provide 
details of any play equipment/apparatus.  In design terms there is no objection to 
the provision of play space as part of a development.  However any permanent 
equipment would require a separate planning prior to installation. 

 
 Landscape Considerations 
 
3.21 There are no arboricultural objections to the proposal, as no significant trees within 

or adjacent to the site will be adversely affected by the proposal. 
 
3.22 The plans indicate a number of areas of new planting along the boundaries of the 

site however no landscaping plan has been submitted with this application setting 
out the proposed planting.  It would have been beneficial to have had this 
information provided upfront; however this could be secured by condition if 



 

 

Members are minded to approve to ensure that an appropriate landscaping 
scheme is achieved for the site. 

 
 Biodiversity Considerations 
 
3.23 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 £302 (i.e. 32% of the £943 
dwelling contribution in the Warren and Exe zone). 

 
30 x £302 = £9,060. 

 
The applicants, if they were not providing their own mitigation measures, should 
have provided a contribution to Habitat Regulations Assessment (HRA) mitigation 
measures of £9,060.   

 
3.24 The applicants have not provided details of their own mitigation measures or 

provided a HRA contribution and therefore as a result the proposal is assessed to 
have an adverse impact on the Exe Estuary SPA and Dawlish Warren SAC. 

 
 Flood Risk 
 
3.25 The Environment Agency have been consulted and have advised that they have no 

objections to the proposal subject to the development proceeding in accordance 
with the submitted Flood Risk Assessment. 

 
3.26 Whilst the Council's Drainage Officer recommends amendments to the Flood Risk 

Assessment in his comments, given the lack of an objection from the Environment 
Agency it is not considered that the Local Planning Authority would be justified in 
seeking these amendments. 

 
3.27 It is recommended that if Members are minded to approve the application that a 

condition be attached for the development to proceed in accordance with the 
submitted Flood Risk Assessment. 

 
 Drainage Considerations 
 
3.28 The foul sewerage is given as being provided by septic tank.  Concern has been 

raised by a neighbour who has shared use of the septic tank about the capability of 
the septic tank to cope with the additional sewage generated by the proposed 
development. 

 
3.29 No details of the capacity of the septic tank are provided with the planning 

application.  The Council's Drainage Engineer has been consulted and has advised 
that there will be a requirement for the applicant to satisfy the Council that the 
treatment facility has the capacity to adequately deal with the flows from all 
connected sources for dry weather and for peak flow conditions such that the 
quality of the receiving watercourse is not adversely affected.  The officer advises 



 

 

that the applicant should provide details of the existing facility and show that it has 
the required capacity and provide information indentifying the sustainable 
management of the facility. 

 
3.30 It is considered that this information, if Members are minded to approve, could be 

secured by a pre-commencement condition. 
 
 Refuse and Recycling Considerations 
 
3.31 The site has existing refuse/recycling collection by a private operator and bins are 

currently presented for collection and collected from the Staplake Lane side of the 
site.  The plans also show a bin store located adjacent to the existing hard standing 
accessed off Mamhead Road. 

 
3.32 It is considered that adequate provision for refuse/recycling storage could be 

provided on the site. 
 
 Highway Considerations 
 
3.33 Concern has been raised in representations received that the proposal would 

make existing traffic problems worse and concerns are raised about the suitability 
of the roads to access the site for motorhomes/caravans. 

 
3.34 Devon County Council Highways have been consulted on the application and have 

advised that they are satisfied that the number of additional vehicles likely to be 
generated can be accommodated on the highway network and that this application 
is for fewer pitches than the previous 40 pitches which the Highway Authority did 
not object to. 

 
3.35 Devon County Council Highways recognise that caravans have a different impact 

on the highway, but note that once on site they are not likely to be moved until they 
leave.   

 
3.36  If minded to approve the Highway Authority recommends a condition requiring a 

travel plan and suggest that the Local Planning Authority may wish to condition 
that the access to Staplake Lane is for pedestrian and cycle use and can only be 
used by vehicles in an emergency.  The latter condition is also recommended by 
the Council's Environmental Health team. 

 
3.37 Without an objection from Devon County Council Highways and with suitable 

conditions attached should Members be minded to approve it is not considered 
that a highway reason for refusal would be justified. 

 
 Conclusion 
 
3.38 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 and on the grounds of the applicant failing to provide any ecological 
mitigation for the development which is located within 10km of the Exe Estuary 
(SPA, Ramsar, SSSI) and Dawlish Warren (SAC, Ramsar, SSSI).  In combination 



 

 

with other development the proposal would therefore be likely to have an adverse 
impact upon the ecology of those areas by reason of increased visitor pressure.   

 
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 
 
 Environment Agency - No objections to the proposal providing that development 

proceeds in accordance with the submitted Flood Risk Assessment. We 
recommend that you remove any permitted development rights that may exist in 
areas shown to be Flood Zone 2/3 in the Flood Risk Assessment to ensure that 
ground levels cannot be raised without full consultation with your Council and 
ourselves.   

 
Environmental Health – No objections in principle to this development. 
 
However a condition should be attached which prohibits the use of Staplake Lane to 
gain entrance to the site by any vehicle (except for the associated residential 
dwelling). Additional traffic in this small road would result in an increase in noise 
and cause disturbance to the residents of Staplake Lane. 

 
If permission is granted for this development a licence may be needed to operate as 
a caravan park. 

 
Environmental Health – Contaminated Land - No objections 

 
 Drainage Engineers - The submitted Flood Risk Assessment does not refer to 

recent Environment Agency and government planning advice that staff and users of 
caravan and camping sites at flood risk are appropriately prepared to respond to a 
potential flooding emergency.  

 
The submitted Flood Risk Assessment does not identify that the occupants of 
caravan and camping sites are more vulnerable to flooding than occupants of 



 

 

houses and flats because there is less protection from fast-moving and debris-laden 
floodwaters. 

 
As a minimum the Flood Risk Assessment should have referred to 
recommendations that owners and operators of sites at flood risk: 

 
i. know where to go for information on flood risk and have an understanding of 

the responsibilities of key organisations  

ii. have an accurate understanding of the flood risk they face (both the 
likelihood of flooding and its consequences)  

iii. have proportionate plans in place to manage the flood risk  

iv. communicate the potential risk of flooding and any plans in place to manage 
the risk to site users and staff, as appropriate  

v. have co-operative relationships with local emergency planners and 
responders  

 
Consultation might also be appropriate with the Local Resilience Forum who should 
satisfy themselves: 

 
i. that have caravan and camping sites at flood risk within their locality have 

assessed the particular challenges posed by these sites (e.g. in terms of 
developing community resilience, warning and informing and evacuation)  

ii. that have caravan and camping sites at flood risk within their locality have 
proportionate emergency planning in place (e.g. caravan and camping sites 
are considered within multi-agency flood plans and/or evacuation plans)  

 
A camping site is defined as a ‘More vulnerable’ class of development in the NPPF 
flood risk vulnerability classification, for any proposal involving a change of use of 
land to a caravan, camping or chalet site, or to a mobile home site or park home 
site, the Sequential and Exception Tests should be applied. The NPPF advises that 
sites used for holiday or short-let caravans and camping should be subject to a 
specific warning and evacuation plan. 

 
My advice is that the pitches for this site should not be sited in Flood Zones 2 and 3 
and that, if planning permission is granted, the pitches should be sited in Flood 
Zone 1 only with a further condition that the owners and operators of the site fully 
comply with the recommendations listed in (i) to (v) above. 

 
It is also very important that any potentially polluting materials or process be stored 
or carried out in Flood Zone 1 area only; this includes the siting of gas, fuel oil and 
sewerage facilities. 
 
No details of the capacity of the septic tank are provided in the planning information.  
There will be a requirement for the applicant to satisfy the Council that the treatment 
facility has the capacity to adequately deal with the flows from all connected 
sources for dry weather and for peak flow conditions such that the quality of the 
receiving watercourse is not adversely affected.  The applicant should provide 



 

 

details of the existing facility and show that it has required capacity and provide 
information indentifying the sustainable management of the facility. 

 
 Spatial Planning - Policy EN2 is a strongly-written policy, reflecting the importance 

attached to the protection of the character of the Undeveloped Coast.  To accord 
with the policy proposals would need to meet the requirements of the first 
paragraph and to meet one of the criteria (a) or (b). 

 
The opening paragraph sets out the priority for consideration of development within 
the Undeveloped Coast as “the protection, maintenance and enhancement of the 
distinctive landscape and seascape character and ecological qualities” and 
therefore “development which would have a detrimental effect...will not be 
permitted.”.  Therefore any proposal which otherwise is appropriate within the open 
countryside will also have to meet this higher bar to accord with that part of the 
policy. 

 
I would imagine that a camping/caravanning proposal could have a 
layout/design/landscaping sufficient to meet this test, if the applicant tried hard 
enough to get something excellent in place. 

 
The final sentence of that paragraph then sets out that development will also have 
to have regard to the Shoreline Management Plan and meet one of the criteria (a) 
or (b).  Therefore, in addition to the landscape/ecology requirements a development 
must also be a domestic extension, for agricultural or forestry purposes or “involves 
a use that requires a coastal location.”  It is the last phrase which adds something 
new to the functional consideration of whether a use is appropriate within the 
Undeveloped Coast. 

 
If a use requires a coastal location, then in my view the question would be “could 
this use successfully occur away from the coast?” and only if the answer is negative 
does it meet the requirement of the policy.  The policy refers to “use” and therefore 
it is not the particular development proposed which is at issue, but the use in 
general. 

 
In terms of the particular application you mention, it is my view that it does not meet 
this functional requirement.  Caravan/camping proposals could occur outside the 
Undeveloped Coast and therefore do not require a coastal location.  Obviously I 
accept that this is an extension to an existing site, but it is the use proposed rather 
than the specific proposal which is at issue.  It is therefore my view that the proposal 
would fall foul of criteria (a) and (b) and so would be contrary to the policy. 

 
Tree Officer - There are no arboricultural objections to the proposal, as no 
significant trees within or adjacent to the site will be adversely affected by the 
proposal. 

 
With regard to the proposed planting, a fully specified landscape plan should be 
submitted and considered in relation to this application; proposed planting should 
not be left to condition. 

 



 

 

 Biodiversity Officer - A bat and bird survey is not required for the stable block as the 
conversion works have already taken place. 

 
There is a risk of pollution to the SPA via the Staplake Brook, from soil during 
earthworks, from cement/tarmac during hard surfacing, and from any spills from the 
toilet facilities.  It is therefore very important that Environment Agency guidelines on 
prevention of pollution are followed during works and site operation. 

The proposal will contribute to additional in-combination recreational impacts on the 
Exe Estuary SPA and Dawlish Warren SAC.  Sufficient mitigation must be provided 
to overcome these impacts. 

 
Under the Joint Approach, which was adopted from 1 August 2014, each new 
touring pitch within 10km of Dawlish Warren must make a contribution of £302 (i.e. 
32% of the £943 dwelling contribution in the Warren and Exe zone). 
 
30 x £302 = £9,060. 

 
The applicants should therefore make a contribution to HRA mitigation measures of 
£9,060.  If they prefer to provide their own mitigation measures, these will be 
subject to an Appropriate Assessment to confirm whether they will fully mitigate the 
in-combination recreational impacts. 
 
Conditions needed: 
 
Approval should be conditional on: 

• A landscape plan including details of ecological protection and enhancements.  
This should identify existing vegetation to be retained; location, numbers and 
types of bat and bird boxes to be erected; location, size and construction method 
of hibernacula to be created; and details of proposed planting.  Any planting of 
trees, shrubs or wildflowers must be of locally-occurring native species of British 
provenance.  

• A Landscape and Ecological Management Plan detailing future management for 
wildlife and landscape, including proposed management of the wetland 
vegetation along the stream. 

• Environment Agency guidelines on prevention of pollution to be followed during 
construction and operation. 

 
 Devon County Council (Highways) - An application was previously submitted for 

this site for 40 pitches, which was reduced to 30 pitches. The response to the 
application from the Highway Authority recommended a condition and was made in 
advance of the reduction so assumes the higher number of 40 pitches. 

 
The current application states that 15 pitches will be available for caravan use. This 
would restrict the number of caravans accessing the site. The vehicle generation 
does not differentiate between caravans and tents as they are likely to generate 
similar numbers of trips. It is noted that caravans may have a different impact on the 
highway, but once they are at the site are not likely to be moved until they leave. 
The trip generation does take account of vehicle trips in addition to arrivals and 
departures. 



 

 

 
As with the previous application, it is considered that the number of additional 
vehicles likely to be generated can be accommodated on the highway network. The 
application is for fewer pitches and the Highway Authority did not object to the 
previous application. 
 
It is recommended that a condition is attached requiring a travel plan. The Local 
Planning Authority may also wish to condition that the access to Staplake Lane is 
for pedestrian and cycle use and can only be used by vehicles in an emergency. 

 
Tourism and Marketing Officer - Support this planning application on account of the 
significant and growing importance of the tourism sector here in Teignbridge. 
Tourism is currently the fastest growing sector of the UK economy in terms of 
employment, estimated to be worth some £128 billion pounds last year (Visit Britain 
2014). And, for the Teignbridge economy specifically, tourism accounts for 13% of 
all employment in the district, and approximately £275 million in 2012 (TDC 2014). 
The staying visitor accounts for more or less half of this total contribution to the 
local economy, and with the number of visitors to the area projected to continue 
growing year on year, it is vital we encourage the provision of new accommodation. 

 
 RSPB - Increased recreational pressure on Exe Estuary Special Protection Area 

(SPA) and Ramsar site and Dawlish Warren Special Area of Conservation (SAC). 
 1. The proposal will increase the number of visitors at the site (which currently has 

permission for 5 touring caravans and 15 tents). Visitors can reasonably be 
expected to use the SPA and SAC sites for recreation, adding to the existing 
pressures known to have an adverse effect upon the designated features of those 
sites. 
 
2. There is no separate mitigation proposal for this and so the development will 
need to make an appropriate financial contribution towards mitigation measures in 
accordance with the Joint Approach for touring pitches (agreed by all three local 
authorities around the SPA and SAC sites: Teignbridge District Council, Exeter City 
Council and East Devon District Council). Teignbridge District Council can confirm 
the appropriate contribution required if permission is granted. There did not appear 
to be reference to this requirement in the application documentation. 
 
Cirl buntings 
 
3. As stated previously, a singing male was recorded in a hedge about 20 metres 
north of the application site in April 2014. Cirl buntings are a specially protected 
species of principal importance and so a priority for habitat conservation and 
enhancement in its range. We repeat our recommendations that new planting and 
its management should provide enhance existing and provide new habitat suitable 
for cirl buntings. 

 
4. There is mention in the Design and Access and Planning Statement (PCL 
Planning Ltd, October 2014) of additional planting along site boundaries (section 
3.4) and additional landscaping with composition and species mix to be agreed by 
way of a condition (section 7.6). However, it is disappointing not to have any details 
apart from a strip of “proposed native tree and hedgerow planting” indicated along 



 

 

part of the southern boundary of the site, shown on the concept block plan in the 
Technical Note (PCL Transport Planning Ltd, 20 October 2014). 

 
5. The RSPB repeats its previous recommendations for biodiversity mitigation and 
enhancements, including no removal of any potential bird nesting habitat March to 
mid September inclusive, planting only native and locally occurring species, 
protection and enhancement of the stream and marginal vegetation, enhanced 
management of grassland on site, the provision of nest sites for birds, roost sites for 
bats and log/brash piles for reptiles, and ideally replacement of existing non-native 
trees with native species. New planting should provide habitat for cirl buntings. 
Existing hedges (e.g., the southern hedge) can be reinforced with species such as 
hawthorn, blackthorn, hazel and field maple. 

 
6. The RSPB would welcome an opportunity to comment on detailed proposals (we 
do not consider those made in the Ecological Appraisal (Sunflower International, 
March 2014) to be appropriate or adequate). 

 
7. In our view, details of planting/landscaping/habitat creation and management 

 should be set out in a Landscape and Ecological Management Plan (LEMP) for the 
 site. We recommend that such a LEMP is approved by Teignbridge District Council 
 prior to granting of any permission. 
 

8. Protecting and enhancing biodiversity in this way meets the requirements of the 
 National Planning Policy Framework (section 118 “opportunities to incorporate 
 biodiversity in and around developments should be encouraged”) and Policies EN8 
 Biodiversity Protection and Enhancement (“The Council will . . . protect, enhance 
 and restore the biodiversity of the area, as follows . . . b) seek net increases in 
 biodiversity in association with new development through habitat enhancement and 
 creation . . “) and EN11 Legally Protected and Priority Species (“To protect and 
 expand the presence of legally protected and S41 List priority species, development 
 which would be likely to directly or indirectly harm such a species will not be 
 permitted unless:. . . appropriate mitigation and compensation is provided to offset 
 any harm to the species and their habitats”) of the Teignbridge Local Plan 2013-
 2033. 
  
6. REPRESENTATIONS 
 
 Thirty-two representations received in total.  21 letters in support and 11 letters of 

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

for full representations): 
1. Comment on some of the objections raising concerns about holiday makers 

pulling up flowers and leaving litter on Staplake Lane supporters comment 
that this being holiday makers is unfounded. 

2. Proposal will enhance tourism in the area and support local 
businesses/attractions. 

3. A number of letters comment on their experience of staying at campsite and 
sometimes being unable to book pitch due to site being at capacity. 

 



 

 

4. Plenty of room for proposed number of pitches, and this would help to make 
the site viable and keep it open 

5. Support expansion of successful business 
 
 The key concerns/points raised in the letters of objection are summarised below 

(see case file for full representations): 
1. Contrary to EN2 and EN2A of Local Plan 
2. Visual intrusion is a blot on the landscape 
3. Concern raised over access to the site for caravans 
4. No different to withdrawn original proposal 14/00991/MAJ which was 

objected to 
5. Traffic impact para 5/6 does not take into account travel during day only start 

and finish 
6. Roads not fit to take additional traffic 
7. Starcross is not a tourist area and development was not required by 

community following 2002 village appraisal 
8. This proposal is for commercial development outside the village envelope 

and on green field/agricultural designated land. 
9. Concern potential for further development on plot beyond this application 
10. There has been increase in pedestrian traffic, litter, dog fouling, doggie bags 

left at gates, flowers uprooted and noise late at night 
11. Concern foul sewage for the site proposed via shared septic tank 

   
7. PARISH COUNCIL’S COMMENTS 
 
 The meeting agreed by a majority of seven to two to object to this proposal due to 

concerns about traffic, and the impact on quality of life for village residents. 
 
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.  

 
WARD MEMBER:   Councillor Connett, Kenton and Starcross 



 

 

 


