
PLANNING COMMITTEE
CHAIRMAN:  Cllr Dennis Smith

DATE: 13 June 2017

REPORT OF: Business Manager – Strategic Place

ITEM: 3.

CASE OFFICER Donna Crabtree

APPLICATION FOR
CONSIDERATION:

IPPLEPEN - 16/03370/MAJ - Fermoys Garden Centre
and Farm Shop, Totnes Road - Approval of details for
re-development of site to provide new garden centre,
outline permission 13/02543/MAJ, (approval sought for
appearance, landscaping, layout and scale)

APPLICANT: Blue Diamond Group

WARD MEMBERS: Councillor Dewhirst, Ipplepen

1. REASON FOR REPORT

The application is reported to Planning Committee at the request of Councillor
Dewhirst for the following reasons:

‘Although I fully supported the outline proposals for the redevelopment of this site
(and still do) the wholesale change in the scale, scope and design of the proposed
new garden centre must lead to a re-evaluation of the application.

The new radically different design appears to be far more “urban” in inspiration,
have far greater bulk and does not take inspiration from the local vernacular – it
does not take advantage of local materials such as stone, slate and timber cladding.
Additionally there does not appear to be consideration taken of the current solar
array, public footpaths or any consideration of pedestrian access to the complex
thus reducing use of cars by local people and bus users.

Finally the huge bulk of this metropolitan-styled building could be considered alien
in the iconic South Devon landscape with views from the A381 across towards
Denbury Mound and Dartmoor in the distance being obliterated by this massive
glass structure.’

2. RECOMMENDATION

RESERVED MATTERS BE GRANTED subject to the following conditions:
1. Development to be carried out in accordance with the approved

plans/documents.



2. Planting Plan and Schedule submitted to the Local Planning Authority shall be
implemented within the first planting season following first occupation of the
building

3. Notwithstanding the submitted plans, details/samples of materials shall be
submitted to and approved by the Local Planning Authority.

4. Notwithstanding the submitted plans, details of the architectural detailing shall
be submitted to and approved by the Local Planning Authority.

5. Existing buildings to be demolished within 6 months of the occupation of the
new building or prior to commencement of Phase 3, whichever is sooner

6. Notwithstanding the submitted details, details of the management of the
roadside boundary hedge shall be submitted to the Local Planning Authority.

7. Sample of stone and details of the construction of the stone face to be
submitted to the Local Planning Authority prior to construction.

INFORMATIVE - Advertisement consent will be required for any signage.

3. DESCRIPTION

SITE

3.1 Fermoys Garden Centre is a 4.88 hectares plot on the western side of Totnes Road
(A381 highway), approximately 8km west of Torquay and 1.5km north east of
Ipplepen.

3.2 The existing site includes buildings to the south-eastern corner of the site with
parking to the north. An existing solar array is located to the western extent of the
site.

3.3 The site has a steep gradient, from the road in the northeast corner of the site,
falling to the southwest. The difference in levels is approximately 14 metres – a
gradient of 1 in 22.

3.4 The site entrance from Totnes Road is at the highest point of the site at the eastern
boundary.

3.5 A public footpath from Totnes Road separates the garden centre site from the birds
of prey site and the overflow parking to the north. The public footpath continues
along the garden centre western boundary.  A 20 metres length of footpath is in
Fermoy’s ownership, and it is this land that joins the main garden centre site with
the birds of prey display arena.

3.6 A caravan site occupies the ground immediately to the south of the garden centre,
whilst the land to the north and west is agricultural land.

PLANNING HISTORY BACKGROUND

3.7 Fermoys has grown over the past 40 years.  Originally, it was a ‘Pick Your Own
Fruit’ farm in the 1970s and gradually over the years it has become a large,
independent garden centre, farm shop and country store.



3.8 In 2013 outline planning permission was granted (reference number 13/02543/MAJ)
for the redevelopment of the site to provide a new garden centre, to include external
sales and car parking, with approval for access.

3.9 A number of conditions were attached to the outline consent. These include a
condition limiting the size of the proposed replacement building - summarised as
follows:

Condition number 5 (i) of the outline consent limits the floor area of the replacement
building to an area not exceeding 5,185 square metres, and limits an area of land to
the sale of good and services related to gardens and gardening at an area not
exceeding 6,250 square metres.

Within the above areas, Condition number 5 (ii) limits the area used for ancillary
sale of goods within Use Class A1 to 700 square metres (within no unit exceeding
100 square metres).

Condition number 5 (iii) limits the areas used within the building to provide a
butcher, delicatessen and farm shop to 504 square metres.

PROPOSAL

3.10 This application is made by The Blue Diamond Group. It follows the approval of
outline planning consent (reference number 13/02543/MAJ) for the redevelopment
of the site to provide a new garden centre, and seeks approval of reserved matters
for scale, layout, appearance and landscaping.

3.11 The design of the proposed replacement garden centre building is based on the
Victorian palm house. The proposed building would be sited to the north-west of
the existing buildings. Existing ground mounted solar panels located to the west of
the application site would be relocated to the south facing roof slopes of the
proposed building.

3.12 The building itself would contain an entrance hall, main internal retail area,
restaurant and customer toilets. A covered external sales area would be sited to the
west of the proposed building. To the rear of the proposed building (western extent
of the site) there would be an uncovered sales area.

3.13 The proposals include parking provision for 400 cars to include 12 disabled spaces.
The parking would be sited to the south and east of the building. A coach drop-off
and delivery yard would be sited to the north of the building, adjacent to the access.

3.14 Landscaping proposals consist of screen planting along the boundary with the
Totnes Road (A381 highway), the scheme shows a stone-faced Devon hedgebank.

3.15 A new attenuation pond is proposed to the south-west corner of the site.

3.16 The construction of the new garden centre site is proposed to take place in three
phases. Phase 1 would include the construction works for the new garden centre
building whilst retaining the existing buildings; Phase 2 would comprise the



demolition of the existing garden centre buildings and construction of additional
parking areas; Phase 3 would comprise entrance works remodelling.

3.17 The existing public right of way which borders the northern and western edge of the
site would be maintained throughout the build.

Planning Considerations

Principle of development

3.18 On 14 February 2014, outline planning permission (reference number
13/02543/MAJ) was granted for the redevelopment of the site to provide new
garden centre, with approval for access. The principle of a replacement garden
centre at this site has therefore been established and is not a matter to be
considered in the determination of this application. Only the reserved matters,
being scale, layout, appearance and landscaping may be considered as part of the
determination of this application.

Scale

3.19 As set out above, the outline consent was subject to a condition which limited the
size of the proposed replacement garden centre together with outdoor sales
areas. The outline consent limits the size of the replacement building to an area
not exceeding 5,185 square metres, and limits an area of external land to the sale
of goods and services related to gardens and gardening to an area not exceeding
6,250 square metres.

3.20 The submitted plans for the replacement building and external sales areas, accord
with the limitations imposed by condition 5 of the outline consent and, in this
respect, the proposed development is considered to be acceptable.

3.21 The proposed building would comprise a central entrance element approximately
11.7 metres in height, including a domed roof. To either side the building would be
stepped down to a height of approximately 7.8 metres. A series of pitched roofs
would be set behind this principal façade.

Layout

3.22 The proposed siting for the replacement garden centre building is to the north-
west of the existing buildings which would be demolished. Car parking would
mostly be provided to the east of the building, with some to the south. An area for
covered and uncovered external sales would be provided to the west of the main
building. A delivery yard would be located to the north of the building.

3.23 At its closest point, the proposed building would be sited approximately 90 metres
from the highway. The application site slopes away from the road and therefore
the siting of the building is at lower ground level than that of the highway.



3.24 The proposed building is set over two levels to reflect the sloping nature of the
site. The submitted plans provide the finished floor level of the front half of the
building as 87.25 and this steps down to 84.25 at the rear of the building.

3.25 The highway which borders the eastern boundary of the application site rises from
south to north, along the length of the application site.  The topographical
drawings submitted as part of this application provide the existing levels as 92.04
metres to the south-east of the application site rising to 95.63 metres to the north-
east of the application site.

3.26 Therefore the finished floor level of the proposed building would be at least 4.79
metres lower than that of the Totnes Road.

3.27 The location of the existing site access is retained, as was approved under the
outline application. Internally the new access road would be split to separate the
delivery traffic from customer car parking.

Appearance

3.28 Ipplepen Parish Council has raised concerns about the proposed design of the
new garden centre building: the appearance of the building reflects the
appearance of a Victorian palm house. Whilst this style of building is not vernacular
for buildings within the locality, it is considered that it can be considered reflective
of garden centre character and therefore the proposed design of the building would
be appropriate to its function.

3.29 It is considered necessary to attach a condition to a consent which requires
samples/details of the proposed materials together with further information of the
architectural detailing of the building, to ensure that the resultant building is of a
high quality.

3.30 For the reasons above, and having regards to the aims of Policy S2, it is
considered that the proposed appearance and design of the building is acceptable.

Landscaping

3.31 Ipplepen Parish Council requested that if the Council are minded to approve the
scheme, that a robust landscaping scheme should be approved to lessen the
visual impact from the A381 and the countryside.

3.32 It is proposed that existing landscaping, comprising trees and hedgerow running
alongside the public footpath through the northern part of the site and the western
boundary is retained, with additional planting added. Ground remodelling would
result in an embankment rising from the footpath to the external sales area.

3.33 This application for reserved matters includes screen planting along the boundary
with the Totnes Road (A381 highway), the scheme shows a stone-faced Devon
hedgebank, incorporating standard oak trees at 10 metres centres. The hedgebank



would be stone faced with ‘cock and hen’ coping. It is considered that this detail
would be consistent with traditional boundary treatment found elsewhere along
Totnes Road.

3.34 The Landscape Officer is satisfied that the site at Fermoys slopes away from the
road such that a hedgebank will hide the development from pedestrians and users
of all but the tallest vehicles, whilst glimpses of Dartmoor in the far distance, seen
over the hedge but between the oak trees, will be retained. Once established, it is
considered that the proposed hedgebank will provide acceptable screening to
mitigate any adverse effects on visual amenity.

3.35 Existing planting at Lidmore Copse, which is located to the south-east of the
application site, serves to screen the application site from further south on the
Totnes Road.

3.36 Within the site, tree planting would be implemented to the car parking areas. Tree
crating details have been provided for those trees adjacent to hardstanding areas.

3.37 The Arboricultural Officer is satisfied with the landscape plan and tree planting
details which have been submitted as part of this reserved matters application.

3.38 The external sales areas would be surfaced in concrete block paviours to the
pathways, with bound gravel for the sales and display areas. The access road and
car parking areas would be surfaced with tarmacadam.

3.39 It is therefore considered that the landscaping proposals for the site are
acceptable.

Drainage

3.40 A letter of representation has raised concern about the foul and surface water
drainage of the site. In addition, the Devon County Council Public Right of Way
Warden has raised concern about the potential flooding of the Public Right of
Way which borders the site to the north and west. Ipplepen Parish Council also
raise problems of surface water drainage and the need for an efficient and
workable SUDS.

3.41 The outline consent for a new garden centre is subject to a number of conditions.
Condition number 8 of that Outline consent states;

Surface water drainage for the site shall be provided in accordance with details
which shall first have been submitted to and approved in writing by the Local
Planning Authority prior to the commencement of development. The submitted
drainage details shall include:
i. Details of SuDS scheme (including water quality improvement measures);
ii. A betterment regarding the discharge rates from site;
iii. Submission of flood exceedance plans (as per CIRIA 635); and,



iv. Submission of a SuDS maintenance schedule (including provision for access
arrangements).

The submitted plans show a new attenuation pond located to the south-west corner
of the site, however the detailed surface water drainage scheme for the site will be
considered as part of the discharge of condition application which has been
submitted to the Council for formal consideration and runs concurrently with this
application (reference number 13/02543/COND1).

Disturbance during the construction period

3.42 A letter of representation has been received raising concerns about disruption to the
adjacent Caravan Park, during the construction period, from noise and congestion
on the approach roads to the site. Condition 7 attached to the outline consent
states:

Prior to the commencement of any works on site a Construction Management Plan,
which is in accordance with the Code of Practice for the Control of Dust and
Emissions from Construction and Demolitions, shall be submitted to and approved
in writing by the Local Planning Authority.  Works shall then proceed in accordance
with the approved plan.

A Construction Management Plan has been submitted to the Council for formal
consideration as part of a discharge of condition application which runs concurrently
with this application (reference number 13/02543/COND1). Therefore consideration
of issues of noise and congestion will be considered under that application.

Highway safety

3.43 Ipplepen Parish Council has raised concerns that the vehicular and pedestrian
access has not been improved as part of the application. It should be remembered
that means of access was determined as part of the outline planning permission.
The Highway Authority has, however, raised no objections to this Reserved Matters
submission.

Summary and conclusion

3.44 The proposal has outline planning permission.  The submitted details are in
accordance with the outline planning permission in terms of access and scale.
Although the design cannot be said to follow the traditional vernacular, it does take
its design cues from a traditional form of horticultural building.  With suitable
detailing and landscaping it is considered that the impact of the design would be
restricted to the site area only and that the immediate landscape and the wider
landscape setting will be unaffected.  It is not therefore considered that there are
sufficient design grounds, or any other grounds to justify withholding approval of
these reserved matters.

4. POLICY DOCUMENTS

Teignbridge Local Plan 2013-2033



S1A (Presumption in favour of Sustainable Development)
S1 (Sustainable Development Criteria)
S2 (Quality Development)
S6 (Resilience)
S9 (Sustainable Transport)
S13 (Town Centres)
S22 (Countryside)
EC3 (Rural Employment)
EC6 (Large Scale Retail Development)
EN4 (Flood Risk)
EN8 (Biodiversity Protection and Enhancement)
EN12 (Woodlands, Trees and Hedgerows)

Devon Waste Plan

National Planning Policy Framework

National Planning Practice Guidance

5. CONSULTEES

Full consultee responses are available online. The below represents a summary
of matters raised.

Teignbridge District Council Waste Officer (12 January 2017) – No comments.

Devon County Council (Public Right of Way Warden) (17 January 2017) - Concerns
over the potential flooding of the footpath to the north and west of the site.
Important for the type of attenuation to take account of soil types in the area.

Devon County Council (Highways) (19 January 2017) – No objections.

Tree Officer (24 May 2017) – Latest submitted landscape plan and tree planting
details are acceptable.

Landscape Officer (25 May 2017) - My earlier comments on the proposed
redevelopment of the Fermoys garden centre site included concern about the
appearance and character of the proposed main retail building, with the added
concern that the building and its car park would be visually prominent, as seen from
the Totnes Road (A381 highway), and that the effect of this would be to erode
landscape character of the area.

In attempting to address these concerns, the latest proposals have significantly
improved the screening from the road, and have made minor changes to the
appearance of the building, simplifying the elevation and by doing so have made it
less of a pastiche. Changes have also been made to the roof and elevations of the
building to limit light spill and glare from the site.

I am now of the opinion that, although the building is still of a character that is
largely unsympathetic to the character of the agricultural landscape setting, the



adverse effect on character can be restricted to the site area only and that the
immediate landscape and the wider landscape setting will be unaffected. It also
needs to be acknowledged that the character of the proposed new building
references the appearance of a Victorian palm house and is therefore somewhat
reflective of a garden centre character.

Regarding the effectiveness of the screen planting along the boundary with the
Totnes Road (A381 highway), the revised scheme shows a stone-faced Devon
hedgebank, incorporating standard oak trees at 10 metres centres. The site at
Fermoys slopes away from the road such that a hedgebank will hide the
development from pedestrians and users of all but the tallest vehicles. Glimpses of
Dartmoor in the far distance, seen over the hedge but between the oak trees, will be
retained. In my opinion, the hedgebank will, in a relatively short time, effectively
screen the development from the road and mitigate any adverse effects on visual
amenity.

In addition, the character of the hedgebank is stone faced with “cock and hen”
coping. This detail is found elsewhere along the Totnes Road and, along with the
incorporation of standard oak trees in the hedgebank, will help to replace the
character that has been lost from the area and will help to counter any adverse
effects as a result from the development.

One concern that remains is that Landscape and Environment Management Plan
outlines how the hedges within the site should be managed. Whereas I am content
that the management regime proposed is the correct approach on all other native
hedges within the site, I consider that it is essential that the roadside hedge is
managed more regularly, using a flail, such that the hedge is thick as well as
closely matching the appearance of other hedges found in close vicinity to the site
along the Totnes Road.

6. REPRESENTATIONS

3 public representations have been received in respect of this reserved matters
application. The concerns which have been raised within can be summarised as
follows:
1. Disturbance during the construction period (noise and traffic) in particular with

regards to the operation of Woodville Caravan Park
2. Garden Centre has been allowed to reach a scale which is not associated with

farming
3. Foul and surface water run-off impacts on adjacent agricultural land
4. Screening of site from adjacent agricultural land

7. PARISH COUNCIL’S COMMENTS

Ipplepen Parish Council has previously expressed in principle support for the
proposed redevelopment of the existing Fermoys Garden Centre and Farm Shop.

The parish council does however, have concerns with this application and would
comment as follows:



1. The design of the proposed new garden centre, as shown, is more appropriate
within an urban area and not within a prominent position in the Devon
countryside.

The proposed design does not take into account the use of materials associated
with the countryside, for example timber cladding to walls and stonework as a
feature.

A more sympathetic design to blend into the environment is required. The
assimilation of the proposed development into the landscape may be best
assessed through the use of photomontages from viewpoints taken at sensitive
locations, e.g. A381, public footpath, surrounding public vantage points, etc.

2. The present area taken up with the array of ground mounted PV panels will now
become part of the redevelopment.

Under application 13/02543MAJ they were to become roof mounted; no mention
is made in this application as to their position.

The Parish Council hope that it is the intention of Blue Diamond to have the PV
panels roof mounted.

3. The Parish Council is disappointed that the vehicular and pedestrian access has
not been improved and that a lay-by for public transport is provided.

Should a bus be parked at the bus stop when a vehicle is wanting to turn right
out of the site, his vision of on-coming traffic from Ipplepen is impeded until the
bus moves: not an ideal situation.

4. Consideration should be given to an improvement of the footpath access to the
site from Ipplepen by the upgrade of an existing footpath. This would reduce the
reliance of travel by car from the village.

5. With an increase in the surface water run-off area due to additional car parking
and additional roof area to the buildings the Parish Council would like
assurances that an efficient and workable SUDS scheme is implemented which
eliminates any possible flooding to the public footpath to the perimeter of the site
and to farmland and watercourses in the vicinity.

6. Should Teignbridge District Council be minded to approve the design as
submitted the Parish Council requests that a robust landscaping scheme be
devised to lessen the visual impact of the building from the A381 and from the
countryside

8. COMMUNITY INFRASTRUCTURE LEVY

This development is not liable for CIL because it is a reserved matters
application for development with an existing outline permission granted before the
implementation of CIL.



9. ENVIRONMENTAL IMPACT ASSESSMENT

The proposed development was screened in 2013 (application reference number
13/01765/SO) under the Environmental Impact Assessment Regulations 2011 and
the Council’s Screening Opinion was considered to be negative. The Council has
rescreened the proposed development having received this Reserved Matters
application and it is not considered that any significant effects on the environment
will result from the development. Therefore the Council’s Screening Opinion is
considered to be negative as set out in the Screening Opinion decision letter issued
together with this Committee Report.
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