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APPLICATION FOR
CONSIDERATION:

17/00382/FUL - Extension of the existing gypsy and
traveller site with the formation of 3 permanent gypsy
and travellers' caravan pitches with individual amenity
buildings, recycle bins, site roads and secure caravan
store at Haldon Ridge Travellers Site, Haldon Hill,
Kennford, Kenn

APPLICANT: Teignbridge District Council

WARD MEMBERS: Councillors Goodey and Lake, Kenn Valley

1. REASON FOR REPORT

Teignbridge District Council is the applicant and owns the application site.

2. RECOMMENDATION

PERMISSION BE GRANTED subject to the following conditions:
1. Standard 3 year time limit for commencement
2. Development to proceed in accordance with approved plans/documents
3. Maximum of 3 pitches
4. Residential use only no business use
5. Occupation by gypsies or travellers only
6. Landscaping details to be submitted, agreed, implemented and maintained
7. No external lighting unless first agreed
8. Vehicular access to be completed prior to first occupation with 120 metres

visibility splays in both directions at a distance 2.4 metres back from the
carriageway edge

9. Parking to be provided to each plot prior to its occupation and thereafter retained

3. DESCRIPTION

The site

3.1 The site is located on the Haldon Ridge between the A38 and the A380 and covers
an area of 0.35 hectares. The village of Kennford lies approximately 2km to the north
point to point and the site is within 500 metres of a bus stop.



3.2 To the east of the proposed site lies the existing traveller site managed by Teign
Housing which consists of 15 pitches which was granted permission in November
2013. That site replaced the unauthorised traveller site further to the east on adjoining
land. Since completion of the new site remediation of the unauthorised site has
occurred and the overall appearance has improved tremendously.

3.3 The image below highlights the site now under consideration with the existing Teign
Housing site to the east.

3.4 The site has recently been used as informal caravan storage.

3.5 The site lies within an Area of Great Landscape Value (AGLV), in the Haldon Ridge
Landscape Character Area. Within AGLV the primary objective is conservation and
enhancement of landscape character and quality and development should be limited
in its visual impact. Within the Haldon Ridge the overall strategy is conservation,
enhancement and restoration. New development should conserve broadleaved
woodland and heathland, panoramic views from the ridge and views to prominent
landscape features and landmarks. Opportunities to conserve, enhance and restore
broadleaved woodland and heathland should be considered.

3.6 Like the existing site this area is level with the land dropping away steeply to the north.
With the exception of the east the site is enclosed by woodland on all sides and
comprises predominantly Scots pine, birch and beech with oak, with an understorey
of holly and young beech as well as heathland shrubs such as heather and bilberry.

The application

3.7 The application seeks an extension of the existing site to provide a further 3 pitches
as well as a secure caravan storage area. The 3 pitches are connected by a footpath



to the existing site. Vehicular access is achieved through improvement of the existing
access. Each pitch will comprise of space to site a caravan, as defined in The
Caravan Site Act 1968 (as amended); parking for vehicles; amenity space and an
amenity building. Each amenity building will include provision of a wet room and
covered storage.

3.8 At the site entrance the refuse collection point and letter boxes are proposed.

3.9 As with the existing site, it would be owned by Teignbridge District Council and
managed by Teign Housing, a registered provider of affordable housing.

Policy

3.10 The National Planning Policy Framework (NPPF) and Planning Policy for Traveller
Sites (PPTS) are both material considerations in the determination of the application.
At the heart of the NPPF is a presumption in favour of sustainable development.

3.11 Policy WE6 of the Teignbridge Local Plan 2013-2033 stipulates that planning
applications for private gypsy and traveller pitches in the open Countryside will be
permitted provided that a number of criteria are met. These include that there is (a)
insufficient land which has consent or is allocated to meet the needs of the community
over the next 5 years; and that (b) the proposed site is within 30 minutes travel by
means of public transport, walking and/or cycling of a primary school.

3.12 The previous scheme was accepted on this basis and because it was allocated as a
Gypsy and Travellers’ site by Policy WE6A of the Teignbridge Local Plan. Since that
time we have been fortunate enough to be able to have a current 5 year supply of
land for gypsy and traveller pitches.

3.13 However, suitable and available sites for gypsy and traveller use are difficult to locate
and acquire and often will be extensions to family owned sites which may limit who
has access to the plots. It is conceivable that an ongoing maintenance of a five year
supply of land would be difficult and suitable opportunities to increase the supply
should be taken. In this instance there is an opportunity to provide a modest extension
to a Council-owned site which is operated by an affordable housing provider. This
ensures that opportunities to benefit from the site is greatly increased beyond the
family-run sites.

Highways and Public Right of Way

3.14 The Highway Authority have considered the application and are content that the
proposals allow for a suitable visibility splay of 120 metres in both directions at a point
2.4 metres back from the carriageway edge. A condition requiring such splays has
been requested by the Highway Authority and it would be considered to be an
acceptable and reasonable condition.

3.15 A public right of way crosses the site (Kenn Public Footpath no.9). As the proposal
as initially submitted did not deal with this an objection was raised by Devon County
Council. Since their comments were received the applicant has worked to produce
an amended plan which shows the route diverted around the edge of the site and



separated from the uses by a timber fence. This has been discussed between the
applicant and Devon County Council who have advised that an application to divert
the route will be required separately from any planning permission. Therefore, this
matter should not preclude a decision being made on the application: a formal revised
consultation response has not yet been received but will be passed onto Members
either through the update sheet or verbally during Committee.

Landscape

3.16 Whilst the site is largely clear already the proposal will includes the loss of some trees
within the site but the proposals include retention of a roadside buffer of trees and
inclusion of groups of trees and other planting within the site, interspersed between
the pitches.

3.17 The scheme has been considered by the Council’s arboriculturalist who raises no
objection to the proposals.

3.18 Overall the additional impact of the development when combined with that of the
existing site will be limited and it is considered that the character of the AGLV and
landscape in general will not be unacceptably affected.

Ecology

3.18 The application is supported by a Habitat Survey, the results of which have been
assessed by the Council’s Biodiversity Officer.

3.19 The report suggests mitigation measures including use of root protection zones;
maintenance techniques to discourage use by reptiles; timing of works outside
nesting season; limits on lighting and tree clearance being overseen by an ecologist.

3.20 The Council’s Biodiversity Officer has not provided a written response to date but
given the level of work carried out on the existing traveller site as well as the partially
cleared nature of this site it is anticipated that the response will concur with the survey
findings. An update will be provided before or at Planning Committee.

Conclusion

3.21 Haldon Ridge is home to a well-established community of travellers and now benefits
from a well-managed site which is kept within the ownership of Teignbridge District
Council.

3.22 Save for the outstanding objection surrounding the public right of way the proposal
has not attracted objection from any technical point of view and can be supported on
broad policy grounds as well as other material considerations. On balance it is
considered that the proposals are acceptable and should be supported.

4. POLICY DOCUMENTS

Teignbridge Local Plan 2013-2033
S1A (Presumption in Favour of Sustainable Development)



S1 (Sustainable Development Criteria)
S2 (Quality Development)
S22 (Countryside)
WE6 (Homes for the Travelling Community)
WE6A (Middletree Park - Haldon)
EN2A (Landscape Protection and Enhancement)
EN4 (Flood Risk)
EN8 (Biodiversity Protection and Enhancement)
EN9 (Important Habitats and Features)
EN12 (Woodlands, Trees and Hedgerows)

National Planning Policy Framework

Planning Policy for Traveller Sites

National Planning Practice Guidance

5. CONSULTEES

Biodiversity Officer - Comments awaited whilst liaison with Natural England and the
RSPB occurs.

Arboricultural Officer - Provided all tree planting is undertaken using container grown
trees there are no arboricultural objections to the proposal.

Devon County Council (Highways) - The access arrangements are acceptable
subject to suitable visibility splays being provided.

Devon County Council (Public Right of Way) – Objection due to application not fully
considering the public right of way or need to divert it

6. REPRESENTATIONS

One letter of objection has been received from Exeter Racecourse raising the
following points:

1. No contact by applicant at pre-application stage
2. Development should be in accordance with the Development Plan
3. Insufficient justification provided to depart from the Plan
4. A five year supply exists so no need to provide more
5. Adverse impact upon the AGLV
6. Impact on tourism and the racecourse
7. Existing parking problems due to residents of existing site

7. PARISH COUNCILS’ COMMENTS

No objections.



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.

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.
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