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IPPLEPEN - 14/03079/COU -  Land At Cockleford 
Bridge Stables, Ipplepen - Change of use of existing 
stables, exercise area and land for equestrian 
business and use of tractor/hay store as a stable 
 

APPLICANT: Miss K Moore 
 
1. REASON FOR REPORT 
 
 Councillor Dewhirst requested Committee consideration if the Case Officer is 
 recommending approval because granting change of use would set an 
 unacceptable precedent in an area with a high density of stables and would have an 
 adverse impact on the reasons given on the condition (05/01686/FUL) for granting 
 permission for private stables. 
 
2. RECOMMENDATION 
 
 PERMISSION BE GRANTED subject to the following conditions:  

 1. Standard 3 year time limit for implementation 
 2. Development to proceed in accordance with the approved details 
 3. No more than 6 horses or ponies at any one time 

 
3. DESCRIPTION 
 
3.1 Members should be aware that a previous application for the siting of a temporary 

dwelling on the site was withdrawn earlier this year following officer advice that it 
would be premature to consider such a proposal before the issue with the 
private/domestic use conditions imposed on previous approvals had been resolved.   

 
3.2 The application site is accessed from the north via a track that runs through a 

disused quarry which already contains some commercial uses.  There is a U- 
shaped stable block and a sand school on site and approximately 2.4 hectares of 
pasture land.    

 
3.3 This application seeks a change of use to run a business, not a typical commercial 

livery, but one which involves accommodating horses or ponies full time, providing a 
feeding, bedding and exercise service, whilst also providing a breaking-in and 
training service for young and problem horses.   Horses, we are told, will be 
accommodated typically for periods from 3 to 12 weeks, sometimes longer, and to 



 

 

all intent and purposes the Applicant will be keeping and training the horses as if 
they were her own. 

 
3.4 Notwithstanding previously imposed conditions, this application seeks to create a 

new equine business at this site for which, it is considered, there is strong planning 
policy support.   

 
3.5 Policy EC5 (Equine Development) of the Teignbridge Local Plan reads:  
 

To promote a vibrant rural economy, the keeping and training of horses in open 
countryside will be acceptable in principle, subject to the following criteria: 
a) buildings, enclosures, tracks, structures, lighting and other development will 

be sited and designed to minimise harm to landscape character and 
biodiversity; 

b) hedges, trees and other environmental assets will be protected, retained and 
incorporated within the site and any new hedges will be planted with native 
species; and, 

c) the number of horses kept on a site is limited to 2 horses per hectare of 
pasture. 

 
3.6 The preamble to Policy EC5 advises that with two racecourses in Teignbridge, and 

significant numbers of local stables and other associated equine activity, there is 
potential for an expansion in this sector of the leisure economy, providing jobs in 
rural areas and helping to balance the loss of agricultural employment. The policy 
sets out a number of factors to consider in any planning application. One particular 
issue is the need for additional subdivision of fields. Where this is required care 
should be taken to ensure that it is done in an attractive manner. The use of new 
native species hedges rather than wooden fences is to be preferred. The British 
Horse Society recommends no more than two horses per hectare and this policy 
reinforces that recommendation. 

 
3.7 It should be noted that whist the current permission is for up to 5 horses, this 

application seeks permission for up to six horses on site, the supporting statement 
with the application advises that due to their difficult nature not all the horses taken 
on at Cockleford Bridge will be grazing the land but some will be fed in the stables 
and turned out in the exercise area as they suffer with dietary problems, anti-social 
behaviour or they have tendency to escape therefore they cannot always be kept 
out in the pasture and therefore it is considered that there is sufficient land to 
accommodate the use as described.  

 
3.8 The sixth stable is to be constructed within the existing building originally granted 

permission for a hay/tractor store which has permission “for agricultural purposes or 
for horses ancillary to and in connection with the existing use of the land” so it is 
considered that the character or appearance of the area will not be adversely 
affected.   

 
3.9 There is no highways objection to the proposed use or to the existing access.  The 

change of use will have no impact on the appearance or character of the area.  It is 
not therefore considered that there are any adverse consequences to set against 



 

 

the policy support for the proposal.  It is therefore recommended that permission is 
granted.  

 
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) 
 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Contaminated Land Officer - No objections 
 

Devon County Council (Highways) - No objections. The application is for change of 
use to allow the existing stables to be used commercially. It is also proposed to 
increase the number of stables from 5 to 6. The Highway Authority has no objection 
to the proposals. The site is located close to the A381, with suitable roads to access 
the site. In addition, the access to the site has reasonable visibility onto the 
highway.  The additional stable is considered to have a minimal additional impact. 

 
6. REPRESENTATIONS 
 
 To this date there have been no representations 
   
7. PARISH COUNCIL’S COMMENTS 

Ipplepen Parish Council object to this application as it sets an unacceptable 
precedent and would have an adverse impact on the reasons given on the condition 
(05/01686/FUL) for granting of permission for private stables. However, if 
Teignbridge are minded to grant this application we would like the following 
conditions taken into account: 

1. That it is a personal permission and cannot be transferred to a third party. 
2. The access to the site should only be gained via Marldon Road as outlined in 

the application. 
3. We would question the quality of the proposed grazing and whether it would 

sustain six horses. 
4. We also question the statement that there will be no increase in traffic 

movements by the owners of the horses. 
 
 
 
 



 

 

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 Dewhirst, Ipplepen    
  



 

 

 


