
 

 

PLANNING COMMITTEE 
CHAIRMAN:  Cllr Humphrey Clemens 

 
DATE: 
 

10 February 2015 

REPORT OF: 
 

Business Manager – Strategic Place 

ITEM: 
 

3 

APPLICATION FOR 
CONSIDERATION: 
 

ABBOTSKERSWELL - 14/03060/MAJ -  Ruby Farm, 
Two Mile Oak - Provision of new building consisting of 
2 industrial units (Use Classes B1, B2 and B8) with 
associated parking, provision of parking for existing 
Unit 1, provision of extension to existing Unit 2 with 
provision of associated parking and Use of existing 
concrete yard for outdoor storage in association with 
Units 1 to 4 
 

APPLICANT: Mr & Mrs C Down 
 
1. REASON FOR REPORT 
 
 Councillor Colclough requested Committee consideration if the Case Officer is 
 recommending approval for the following reasons: 

• against conditions 6, 7 and 8 on the application approved in December 2013 

• Against Policy EC3, c, d, e and g in the Teignbridge Local Plan 2013-2033 
 
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 the approved plans/details  
3. Site access and visibility splay to be maintained in accordance with 

previously approved Diagram (contained within the Transport Statement in 
respect of 13/03636/COU)  

4. Unsuspected contamination condition 
 5. Reiterate condition 3 of 13/03636/COU relating to noise levels in all buildings 

6. Hours of operation to be limited to 07:00 – 19:00 weekdays and 08:00 – 
13:00 on Saturday (No Sundays or Bank Holidays) 

7. Reiterate condition 5 of 13/03636/COU relating to access road maintenance 
 8. Reiterate Condition 6 - of 13/03636/COU relating to landscaping 
 9. Reiterate condition 7 of 13/03636/COU - Permitted Development restriction  

10. No external storage on any part of the site other than approved by this 
permission 

 11. Reiterate condition 10 of 13/03636/COU relating to external lighting  
 
 
 
 



 

 

3. DESCRIPTION 
 
3.1 The site is in open countryside but until recently had been a waste transfer station.  
 
3.2 The site accommodates two buildings erected as part of the previous waste-related 

use of the site, which were later granted permission to be retained for agricultural 
use.  The buildings have large hardstandings in front of them and they are 
accessed from the main road along a concrete road approximately 600 metres in 
length. 

 
3.3 Permission was granted in 2014 (reference 13/03636/MAJ) for the change of use of 

two buildings formerly used for waste-related activities together with associated 
external areas from agricultural use to general industrial use (Use Classes B1, B2 
and B8). 

 
3.4 It should be noted that the old waste transfer station building (Unit 1) has already 

been refurbished and let and the tenant has moved in.   
 
3.5 One of the conditions imposed on the 13/03636/MAJ approval was to restrict 

external storage in order to ensure that the character and appearance of the locality 
were protected in the interests of local amenity 

 
3.6 This current proposal seeks planning permission to erect a block of two more 

buildings, to extend the old Verification Building in order to provide an office area 
and to provide associated parking and external storage for the four units.  The 
amount of external storage proposed has been reduced greatly from that originally 
presented with this application and it is felt that although Units 2, 3 and 4 have not 
as yet had an end user assigned, the storage areas are considered an important 
facility in the viability of businesses which may be interested in moving in.   

 
3.7 An approved landscaping scheme associated with Condition 6 of the previous 

approval has been implemented and is becoming established and this will in time 
help to assimilate the buildings and their associated outside storage areas into the 
wider landscape.  It is recommended that the Condition requiring this landscaping to 
be maintained is reiterated. 

 
3.8 It should be noted that many of the objectors are concerned with the previous 

“noisy” use of the site.  However it cannot reasonably be assumed that any end 
users will also be noisy or give rise to an unacceptable level of vehicles entering the 
site.  Any noise issues would be addressed by reiterating the noise condition 
imposed on 13/03636/MAJ  The hours of use proposed are set out on the 
application form as 07:00 – 19:00 weekdays and 08:00 – 13:00 on Saturday (No 
Sundays or Bank Holidays).  Although this is a broader period of operation than 
allowed under the existing permission the Environmental Health Officer has no 
objections to the proposals. 

  
3.9 The access is considered acceptable by Devon County Highways for such a 

proposed use and they have suggested a reiteration of the condition requiring the 
visibility splay to be maintained and although we await their further comments about 



 

 

the extent of the outside storage areas, it is not considered that the proposals would 
impact detrimentally on highway safety. 

 
3.10 The Parish Council have suggested that the proposal is in conflict with Local Plan 

Policy EC3.  This policy deals with rural employment and reads: 
 

 To support the rural economy, the following developments for business, general 
industrial and storage and distribution uses in open countryside will be 
acceptable in principle: 

a. extensions or expansions of an existing business or employment site; 
b. diversification of a farm; 
c. change of use or conversion of a permanent and soundly-constructed 

building; 
d. sites adjoining a defined settlement; and, 
e. uses with a strong functional link to local agriculture, forestry or other 

existing rural activity 
 

Provided that: 
 
f. the scale of employment is appropriate to the accessibility of the site by 

public transport, cycling and walking and the standard of highways, and 
would improve the balance of jobs to working age population within the 
immediate vicinity; 

g. proposals respect the character and qualities of the landscape and the 
setting of any affected settlement or protected landscape and include 
effective mitigation measures to avoid adverse effects or minimise them to 
acceptable levels; 

h. changes to an existing building of historic interest or character sensitively 
retain its interest, character and appearance; and, 

i. they conform with specific and relevant policies affecting the site including 
protected wildlife, heritage assets and flooding 

 
3.11 This proposal seeks to expand an existing employment site and is therefore 

considered to be in accordance with criterion a) of Policy EC3.  It is not necessary 
for the proposal to also comply with criteria c), d) and e).  Previous Condition 7 
restricting permitted development rights can be reiterated to prevent uncontrolled 
expansion of the operations.  Condition 8 of the previous approval prohibited 
outside storage, however under this application limited and sensibly located areas 
of outside storage have been proposed.  It is recommended that a condition is 
attached to ensure that outside storage is limited to these areas. 

 
3.12 The proposals provide much needed employment development on a site that 

already accommodates employment buildings.  There will be no adverse landscape 
or highway impacts and any impacts on residential amenity can be mitigated y the 
imposition of the recommended conditions.  It is therefore recommended that 
permission is granted. 

 
 
 
 



 

 

4. POLICY DOCUMENTS 
 
 S1A (Presumption in Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria)  
 S2 (Quality Development) 
 S3 (Land for Business, General Industry and Storage and Distribution)  
 S22 (Countryside)  
 EC3 Rural Employment) 
 EN10 (European Wildlife Sites) 
 
5. CONSULTEES 
 
 Devon County Highways - 21 November 2014:  The proposal is for a new building 
 for two new units plus an extension to an existing unit. In addition parking is 
 provided and 0.7 hectares is for outdoor storage in association with the uses in the 
 units. 
 
 The new units will provide an additional 372m2 of B1/B2/B8. Based on the transport 

data and trip rates for the previous application (13/03636/MAJ), it is considered that 
the additional vehicle generation of the units will be quite limited, particularly in the 
traditional peak hours. It is noted that this application is in combination with the 
previous permission, but it is still considered that this can be accommodated. The 
associated outdoor storage area has the potential to generate additional trips, 
although if this is associated with the units, the additional trip generation may be 
more limited. A plan has been submitted which will limit the area used for storage. 

 
 The site is located with access onto the A381. It is considered that the A381 is 

suitable to accommodate the number and type of additional trips likely to be 
generated, including the potential number of trips associated with the outdoors 
storage area, without a severe impact. 

 
 A plan for the permitted application included a plan showing the achievable visibility. 

This demonstrates that a suitable access is achievable.  A condition was attached 
to the permission to ensure that the visibility splay was maintained. It is 
recommended that if permission is granted, the same condition is attached, with 
reference to the previously submitted plan. 

 
 3 November 2014:  The application is for a new industrial and an extension to an 

existing building.  It is also proposed to use outside areas for storage.  There is no 
information as to the size of the outside areas.  This will affect the impact of the 
proposals and as such this information is required. 

 
 Consultation made on 21 January 2015 - response awaited.   
 
 Contaminated Land Officer - Recommends unsuspected contamination condition.  
 
 Environmental Control Officer - No objections. 
  
 
 



 

 

6. REPRESENTATIONS 
 
 To date there have been 8 letters of representation, 5 in support, 3 of objection.  

The points raised are: 
 
 Support 

1. Have a number of registered applicants seeking this specific type of unit 
2. Demand outstripping supply with 90% of units on website being let or let 

agreed 
3. Look forward to assisting in finding appropriate tenants 
4. Location is fantastic for working and commuting (existing tenant) 
5. Some businesses do not suit large industrial estate locations 
6. Smaller rural settings are very important and are helping smaller businesses 

grow 
7. Recently visited Ruby with a view to expanding business 
8. By 2016 we anticipate an aggressive growth curve which will lead to job 

creation in the area 
9. Have viewed Unit 2 as ideal venue 
10. The site for the two new units is also of interest if time scales for Unit 2 do not 

work 
11. Only concern were opening times and lack of external storage 
12. Owner of local business 
13. Have found great difficulty in locating industrial premises with suitable 

parking and external storage 
14. Local industrial areas are overcrowded and offer limited staff parking 
15. The good road access and convenience for staff living in Totnes and Newton 

Abbot will make units attractive for expanding business  
16. Some enterprises require more space to enable them to operate efficiently 
17. The Council would be supporting the vast array of existing businesses in the 

area 
18. Will provide opportunities for new enterprises or relocations 
19. The Teignbridge Local Plan has provision for employment land but housing 

element appears to be progressing faster than employment land 
20. There is a real need for new business premises now 
21. Approval will lower the local carbon footprint by providing jobs for local 

people in the same region that they reside 
 
 Object 

1. Development not in line with Teignbridge Local Plan 
2. In conflict with previously-imposed conditions – no outdoor storage 
3. Does not protect and maintain character and appearance of locality 
4. Does not avoid overdevelopment 
5. Recommendation of Environmental Control was not included (access road) 

with previous application, although maintenance was required 
6. No improvement or maintenance has been done 
7. Vehicles contribute to noise and dust 
8. Doubling the units will double the amount of traffic 
9. No environmental survey has been undertaken 
10. To let singly shows there is no need for further units (does not appear to 

keep tenants in existing units 



 

 

11. Should not be a delegated decision 
12. Poor visibility at road access 
13. Buildings only standing as owner needed them for agricultural use 
14. There could be totally unsuitable businesses and no powers to stop nuisance 

created. 
15. There is a history of noise and unsociable hours 
16. Need guarantees this would not be the case 
17. Current owner was responsible for breaches 
18. Haul road access has caused stress in the past affecting health of local 

residents 
19. Road should be resurfaced 
20. There are several vacant industrial units in the area, included those owned 

by Teignbridge District Council 
21. There are plans for new units quotes NA3  Wolborough from Adopted Local 

Plan 
 

7. PARISH COUNCIL’S COMMENTS 
 
 The Parish Council object to this application, the comments which were submitted 
 for the last application number 13/03636/Maj are still relevant and should be taken 
 into consideration for this application.  
 
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 MEMBERS:   Councillors Colclough and Smith, Ambrook 
 
  



 

 

 


