
PLANNING APPLICATION REPORT 

Case Officer:  Adam Williams                  Parish:  Staverton   Ward:  Dartington and Staverton

Application No:  3954/18/FUL

Agent/Applicant:
J Lake
2  Pridhamsleigh Cottages
Pridhamsleigh
Ashburton
TQ13 7JJ

Site Address:  Lower Cottage, 2 Pridhamsleigh Cottages, Ashburton, Newton Abbot, TQ13 7JJ

Development:  Change of use of stables/barns/residential outbuildings to business/wellness 
centre 

Reason item is being put before Committee: Cllr Hodgson - I would like this to go before DM 
Committee as the PC has raised objections regarding the potential impact on the neighbour from this 
change of use from the original purpose of the building.

I would also suggest a site visit by the DM committee prior to the meeting as having viewed this 
myself consider that would inform the decision making.



Recommendation: Conditional Approval

Conditions
1. Time limit
2. Accord with plans
3. Surface water
4. Foul drainage
5. Use as a wellness centre only
6. Hours limitation (9am-6pm)
7. Maximum of 12 visitors per day
8. No outside audio
9. No overnight stays
10. Hard and soft Landscaping scheme
11. Provide visibility splay

Key issues for consideration:
Principle, highways, amenity

Site Description:
The site is situated in the hamlet of Pridhamsleigh sited north of Buckfastleigh, the area is agricultural 
in character, although many agricultural businesses nearby have ceased or operating on a smaller 
scale. 

The site is a parcel of land behind Pridhamsleigh Cottages, the buildings appear to have been 
constructed for stabling purposes in the 1980s. The buildings have undergone alterations recently in 
the form of new elevational treatment to enclose the open stables, these recent works to the existing 
buildings are unauthorised however. Many of them are constructed with breeze block vertical timber 
boarding above and sheet or timber metal roofs. The land rises to the north and is bounded by low 
hedge banks on the north and east boundaries and trees further north and west.

Opposite the site is a machinery rental business, AGM Garden Machinery. Elsewhere is a campsite to 
the west, St Boniface House (Diocese of Plymouth Curial Offices & CAFOD Plymouth) and 
Pridhamsliegh Cavern which attracts a number of cave divers and associated leisure/exploration 
businesses.

The Proposal:
The proposal seeks to repurpose the existing building in order for the applicant to run a wellness 
business from them. The buildings will remain much as they are with different parts of them used for 
various purposes such as 

A changing room
A studio room for group sessions e.g. yoga, meditation.
A service/waiting area
A Sauna and steam room
A Therapy room
Shower and a disabled toilet.
An office and store
Outdoor seating
Hobby craft

Consultations:

 County Highways Authority – standing advice



 Environmental Health Section - no comments

 Town/Parish Council - Staverton Parish Council object on the basis that the application remains 
overbearing on the neighbours; and that the parking has been increased to such a degree that 
would indicate an anticipated level of activity over and above what is considered acceptable to 
such a tiny hamlet.

 SHDC Drainage – apply surface water and foul drainage conditions

Representations:
One objection received and one support, the objector stating;

 WATER. The applicant has sunk a bore hole to cater for their proposed business and personal 
use, but due to the nature of the proposed business there will be a high demand for water. The 
business is connected to both the bore hole and spring water. We are concerned that if the 
bore hole dries up, spring water will then be used automatically. The spring water is just about 
adequate to supply 3 houses and frequently dries up in the summer and long periods without 
rain. 

 SOAKAWAY. As our land is lower than nextdoor, we are concerned about seepage from the 
planned soakaway. 

 CRAFT CENTRE. This has been added to the previous application which will have an impact 
on the points below.

 PARKING. This has increased from 5 to 12 spaces, inferring that the business is going to be 
busier than first suggested.

 WORKING HOURS. These still exceed our request for an 18.00 closing time to keep in line 
with AGM Garden Machinery

 NOISE. From the evening working hours
 ENTRANCE. This is on a bend which could cause accidents , especially for traffic coming 

down the lane from Ashburton

In support the following was said;

The applicant has created a well thought out proposal to bring beneficial use to established 
buildings on the site. The proposed changes do not appear conflict with other buildings within 
sight and the proposed final appearance will improve the overall look of the buildings. The 
applicant has made provision for parking off road that has no potential impact to the 
neighbouring businesses visitor traffic or residential amenity.
The proposed activity on the site has broad beneficial use to the local communities of 
Buckfastleigh, Ashburton and further afield supporting health, wellbeing and creativity.
The applicant is an experienced professional therapist and skilled in supporting a wide 
spectrum of people in community whether young or old, able or disabled and this small centre 
will be an asset to the area.
I strongly support this application and urge SHDC planners to support a small business 
venture that intends to make sensitive changes to the long established buildings and seeks to 
promote health and wellbeing in community.

Relevant Planning History
3852/18/CLP Jacqueline Lake  
Application for a Certificate of Lawfulness for Proposed stationing of a mobile home in the garden for 
use as an annexe  Cert of Lawfulness (Proposed) Certified  
2 Pridhamsleigh Cottages Furzeleigh Cross To Pridhamsle Ashburton TQ13 7JJ  29 November 2018

50/0474/83/3: FUL



Erection of garage & stables
Pridhamsleigh Cottages Buckfastleigh.
Conditional approval: 07 Jun 83

TEMP/14/0229: FUL
Householder application for two storey extension to dwelling
2 Pridhamsleigh Cottages Ashburton TQ13 7JJ
Withdrawn:05 Mar 14

50/1066/81/3: FUL
Single garage
Pridhamsleigh Cottage Buckfastleigh
Conditional approval: 21 Aug 81

50/1133/86/3: FUL
Revised siting of approved garage
Pridhamsleigh Cottages Buckfastleigh.
Conditional approval: 19 Aug 86

50/1249/74/3: FUL
Erection of two storey extension
Pridhamsleigh Cottage Pridhamsleigh (Staverton Parish)
Conditional approval: 05 Feb 75

ANALYSIS

Principle of Development/Sustainability:
The proposal seek to re-use existing building for business purposes, Policy TTV1 seeks to prioritise 
growth through a hierarchy of sustainable settlements, Pridhamsleigh is not one of these, 
Buckfastleigh is its nearest settlement which is around 1.2km from the site following the connecting 
roads. Paragraph 83 of the NPPF supports;

a) the sustainable growth and expansion of all types of business in rural areas, both through 
conversion of existing buildings and well-designed new buildings;

b) the development and diversification of agricultural and other land-based rural businesses;
c) sustainable rural tourism and leisure developments which respect the character of the 

countryside;

Importantly the NPPF at paragraph 84 recognises that rural businesses may well be in locations that 
are not well served by public transport but equally that The use of previously developed land, and 
sites that are physically well-related to existing settlements, should be encouraged where suitable 
opportunities exist and the proposals do seek the re-use existing buildings and is well located to 
Buckfastleigh.

Policy DEV15 concerns the rural economy, it supports appropriately located proposals in rural areas 
which seek to diversity the rural economy. Although Pridhamsleigh is not considered to be sustainable 
in the broad sense, being that visitors will undoubtedly arrive by car, in rural terms, it is well connected 
by road and the area already has a number of business located in and around it. Additionally, aswell 
as close access to the A38 and there are public transport options, the number 88 Stagecoach which 
connects Totnes and Newton Abbot regularly (in rural terms) serves a bus stop located to the west of 
the site outside St Bonaface House. Furthermore, the site is located near Buckfastleigh and not out of 
the realms of possibility for visitors from this location to cycle (roughly 11-15 minutes taken from the 
centre of the settlement)

DEV15.2 specifically refers to home working and small scale employment by stating 



2. Business start-ups, home working, small scale employment and the development and 
expansion of small business in residential and rural areas will generally be supported, subject 
to an assessment that demonstrates no residual adverse impacts on neighbouring uses and 
the environment.

It also goes on to support the re-use of suitable buildings at DEV15.4

4. Support will be given to the reuse of suitable buildings for employment uses.

A structural report was submitted during the application process which confirmed the structural 
integrity of the buildings and that minor internal improvements would be required to comply with 
building regulations part L. In summary then, the buildings do not require ‘significant’ alterations to re-
use them, officers observed the buildings during a site visit and although works have taken place 
without planning permission, buildings did not exhibit major defects and officers have no reason to 
doubt the findings by the applicant’s qualified surveyor.

DEV15.8 provides some qualifying provisions that development should seek to provide for or avoid, it 
states

8. Development proposals should:
i. Demonstrate safe access to the existing highway network.
ii. Avoid a significant increase in the number of trips requiring the private car and facilitate the 
use of sustainable transport, including walking and cycling, where appropriate. Sustainable 
Travel Plans will be required to demonstrate how the traffic impacts of the development have 
been considered and mitigated.
iii. Demonstrate how a positive relationship with existing buildings has been achieved, 
including scale, design, massing and orientation.
iv. Avoid incongruous or isolated new buildings. If there are unused existing buildings within 
the site, applicants are required to demonstrate why these cannot be used for the uses 
proposed before new buildings will be considered.

Firstly it is understood that these buildings were erected for stabling purposes, the planning history 
does not reveal any limitations and theoretically a limited livery business could be operated from this 
site.

In terms of point (i) and (ii) An existing access already serves the site, from visiting the site and 
observing the access, given the slow speeds of traffic, the set back of the access, enough room is 
available for waiting and sufficient visibility is available looking west. There is a bend in the road which 
limits visibility looking east, however it is considered that there is sufficient visibility between the point 
at which the access joins the highway and the distance set back from this point with enough room for 
waiting before emerging from the access. The existing set back is 2m (the x distance), standing 
advice requires a 2.5m X distance but 2m can be acceptable in areas which are lightly trafficked such 
as this. The Y values for this location (the visibility from the nearest point of the access and the 
highway) should be around 20m, travel speeds are expected to be around 15-20mph, as existing the 
Y value in a west direction is over 20m (measured as 29.5m) and the Y value in an east direction is 
shown to be 20m from a plan provided by the applicant.

In terms of traffic impact the amended design and access statement features some information with 
regards to anticipated traffic levels, 10 spaces will be provided, given the site and nature of a hamlet, 
it is considered that 10 separate visitors could generate a level of trips that would detriment the 
amenities of nearby residents at the level proposed, coupled with the proposed opening hours of 9-6 
Monday, Tuesday and Wednesday, 10am-9pm Thursday and Fridays and 9am to 6pm on Saturdays 
the duration of opening at late times on occasion is considered unacceptable in this location. Limits 
are proposed by condition to run from 9am to 6pm Monday to Saturday, the applicant has indicated 
that car sharing would be encouraged, given that group sessions are proposed and although 10 



spaces are proposed the realities relating to the frequency of visitors is considered to be limited given 
that the business will be run by 1-2 persons. 

The existing floor space of all the buildings is 47.12 m2 which in of itself will limit the numbers of 
people who are able to visit. Officers considered that limited business hours to run from 10am to 6pm 
Monday to Saturday (which is similar to the hours operated by the machinery business opposite) 
would be more appropriate and the number of visitors per day should be no more than 12, the 
applicant stated to officers that this would be achievable to be able to run a group session and take 
individual bookings where appropriate. In combination with alternative means of accessing the site by 
bus and bike, officers consider that there are enough travel options available compared with other 
rural locations in the South Hams.

Points iii and iv do not apply as the buildings are existing and the impacts and relationships brought 
about them are established features.

Overall, with some limitations, the proposed use complies with policy DEV15 and is a low impact 
business use compatible with its area where suitable access and transport options are available.

Design/Landscape:
Although some ad hoc work has taken place to enclose some of the more open structures, they 
remain rural in character, the existing buildings have been a long standing feature of the area. At this 
stage, officers consider that the appearance details should form a separate application and this 
application is for the consideration of use only

Neighbour Amenity:
Policy DEV1 concerns amenity and it states

Protecting health and amenity
Development proposals will be required to safeguard the health and the amenity
of local communities. In addition to measures set out in other policies of the plan,
this will be through, as appropriate:
1. Ensuring that new development provides for satisfactory daylight, sunlight,
outlook, privacy and the protection from noise disturbance for both new and
existing residents, workers and visitors. Unacceptable impacts will be judged
against the level of amenity generally in the locality.
2. Ensuring that developments and public spaces are designed to be
accessible to all people, including people with disabilities or for whose
mobility is impaired by other circumstances.
3. Requiring a Health Impact Assessment to be submitted as part of any
Environmental Statement submitted in relation to planning applications with
a likely significant health impact.
Further guidance in relation to this policy will be set out within an appropriate
supplementary planning document.

The proposals will invariably result in an intensification of use of these buildings and the land around 
it. Limitations are proposed to limit business hours and visitor numbers which are considered to limit 
amenity impacts arising from noise and privacy. As opposed to more intensive employment uses, the 
use proposed is considered to be of low intensity with little noise generation. Although occupiers can 
already walk around the site a level of screening could be provided through appropriate soft 
landscaping and this will form an additional condition. Overall the amenity impacts are considered to 
be minor when considering the use proposed, the existing presence of the buildings and surrounding 
context and its existing businesses.

Highways/Access:
Access issues have been discussed previously and the existing arrangement is considered to be 
suitable for its purposes given its context and enough parking spaces are proposed.



Other Matters
It has been pointed out that a recent borehole has been installed, this does not form part of this 
application nor has any permission been applied for.

Planning Balance
The proposal would provide a number of benefits, notably supporting the diversification of rural 
business; facilitating the ability for a resident to work where they reside (Although noting this could be 
sold/rented), putting some existing structures to a viable use. The business would also be located with 
access to a range of services and residences and as a rural location, is quite well connected by car, 
bus and cycle. 

On the other hand, the development would have an impact upon nearby living conditions of occupants 
through an increase in visitors but can be mitigation for with appropriate conditions. These factors do 
not weigh heavily against the proposal however. The totality of the harms balanced against the 
benefits with the conditions proposed indicates that the scheme would be sustainable development 
and an appropriate use for existing buildings. 

In assessing the proposals against Joint Local Plan Polices, and the policies in the Revised 
Framework taken as a whole, I consider that the adverse impacts of granting permission would not 
significantly and demonstrably outweigh the benefits.

This application has been considered in accordance with Section 38 of the Planning & 
Compulsory Purchase Act 2004 

Planning Policy

Section 70 of the 1990 Town and Country Planning Act requires that regard be had to the 
development plan, any local finance and any other material considerations. Section 38(6) of the 2004 
Planning and Compensation Act requires that applications are to be determined in accordance with 
the development plan unless material considerations indicate otherwise.  For the purposes of decision 
making, as of March 26th 2019, the development plan for Plymouth City Council, South Hams District 
Council and West Devon Borough Council (other than parts South Hams and West Devon within 
Dartmoor National Park) comprises the Plymouth & South West Devon Joint Local Plan 2014 - 2034.
 
Following adoption of the Plymouth & South West Devon Joint Local Plan by all three of the 
component authorities, monitoring will be undertaken at a whole plan level.  At the whole plan level, 
the combined authorities have a Housing Delivery Test percentage of 166%.  This requires a 5% 
buffer to be applied for the purposes of calculating a 5 year land supply at a whole plan level.  When 
applying the 5% buffer, the combined authorities can demonstrate a 5-year land supply of 6.5 years at 
the point of adoption.

Adopted policy names and numbers may have changed since the publication of the Main 
Modifications version of the JLP.

The relevant development plan policies are set out below:

The Plymouth & South West Devon Joint Local Plan was adopted by South Hams District 
Council on March 21st 2019 and West Devon Borough Council on March 26th 2019.

SPT1 Delivering sustainable development
SPT2 Sustainable linked neighbourhoods and sustainable rural communities
SPT4 Provision for employment floor space
TTV1 Prioritising growth through a hierarchy of sustainable settlements
TTV2 Delivering sustainable development in the Thriving Towns and Villages Policy Area
TTV26 Development in the Countryside
DEV1 Protecting health and amenity



DEV2 Air, water, soil, noise, land and light
DEV15 Supporting the rural economy
DEV19 Provisions for local employment and skills
DEV23 Landscape character
DEV28 Trees, woodlands and hedgerows
DEV29 Specific provisions relating to transport

Other material considerations include the policies of the National Planning Policy Framework (NPPF), 
specifically but not limited to paragraphs 83 and 84 and guidance in Planning Practice Guidance 
(PPG). Additionally, the following planning documents are also material considerations in the 
determination of the application: 

Neighbourhood Plan

Considerations under Human Rights Act 1998 and Equalities Act 2010
The provisions of the Human Rights Act 1998 and Equalities Act 2010 have been taken into account 
in reaching the recommendation contained in this report.

Proposed Conditions: 

1.  The development to which this permission relates must be begun not later than the expiration of 
three years beginning with the date on which this permission is granted. 

Reason: To comply with Section 91 of the Town and Country Planning Act, 1990 as amended by 
Section 51 of the Planning and Compulsory Purchase Act 2004. 

2.  The development hereby approved shall in all respects accord strictly with drawing number(s) 

Site location plan – received by the Local Planning Authority on 20/12/2018  

External Block Plan - received by the Local Planning Authority on 02/04/2019  

Revised Block Plan - received by the Local Planning Authority on 19/03/2019  

Revised Design and Access Statement - received by the Local Planning Authority on 19/03/2019  

Reason: To ensure that the proposed development is carried out in accordance with the drawings 
forming part of the application to which this approval relates. 

3.  Notwithstanding the submitted information, the use hereby approved shall not be commenced until 
full details of the most sustainable drainage option has been submitted to and approved in writing by 
the Local Planning Authority (LPA). Design steps as below:

a. Soakaway testing to DG 365 to confirm the use of soakaways or to support an alternative option. 
Three full tests must be carried out and the depth must be representative of the proposed soakaway. 
Test results and the infiltration rate to be included in the report.

b. If infiltration is suitable then the soakaway should be designed for a 1:100 year return period plus 
an allowance for Climate change (currently 40%). c. If infiltration is not suitable then an offsite 
discharge can be considered. Attenuation should be designed for a 1:100 year return period plus an 
allowance for Climate change (currently 40%).

d. The offsite discharge will need to be limited to the Greenfield runoff rate. This must be calculated in 
accordance with CIRIA C753. The discharge must meet each of the critical return periods. Full details 
of the flow control device will be required.



e. A scaled plan showing full drainage scheme, including design dimensions and invert/cover levels of 
the soakaways/attenuation features, within the private ownership.

f. The drainage scheme shall be installed in strict accordance with the approved plans, maintained 
and retained in accordance with the agreed details for the life of the development.

Reason: To ensure surface water runoff does not increase to the detriment of the public highway or 
other local properties as a result of the development. 

4.  Notwithstanding the submitted details, the use hereby approved shall be commenced until:

Details of the works for the disposal of sewage have been submitted to and approved in writing by the 
Local Planning Authority, and the dwelling shall not be occupied until the approved works have been 
completed to the satisfaction of the Local Planning Authority. Details to include a completed FDA1 
form and drainage field design, please note that a treatment plant should be used rather than a septic 
tank. 

Reason: In the interests of the prevention of pollution. 

5.  This permission confirms the use of the approved change of use as a wellness centre only 

Reason: For the avoidance of doubt and in the interests of proper planning and to control the extent of 
the development in accordance with Planning Practice Guidance. 

6.  No business shall take place outside the hours of 9 a.m. and 6 p.m. on Monday to Saturday and 
no business permitted on Sundays and Bank Holidays 

Reason: To ensure that the proposed development shall not prejudice the amenities enjoyed by the 
occupants of properties in the neighbourhood. 

7.  No more than 12 visitors (excluding deliveries/maintenance) per day are permitted unless agreed 
in writing by the Local Planning Authority 

Reason: To safeguard the amenities of nearby residents and in the interests of highway safety. 

8.  No system of public address, loudspeaker, amplifier, relay or other audio equipment shall be 
operated outside any building or otherwise on any part of the application site unless otherwise agreed 
in writing by the Local Planning Authority and supported by a Noise Impact Assessment.

Reason: To ensure that the proposed development shall not prejudice the amenities enjoyed by the 
occupants of properties in the neighbourhood. 

9.  There shall be no overnight stays within the buildings or in camper vans or caravans on the site in 
association with the use of the premises at any time

Reason - In the interests of local amenity. 

10.  The use shall not commence until full details of a hard and soft Landscape Scheme including 
boundary treatments have been submitted to, and approved in writing by the Local Planning Authority.  
The Landscape Scheme shall be prepared by an appropriately qualified professional and shall 
include; 

• a concept statement explaining how the proposed landscape treatment, both hard and soft, 
responds to the landscape character of the area;

• details, including design and materials, of ancillary structures such as bin stores and signage;



• details of lighting including function, location, design and intensity;

• details of new ground profiles including retaining bunds and banks;

• materials, heights and details of fencing and other boundary treatments;

• materials, heights, levels and extent of hard landscape treatment, including access points, tracks, 
roads and any hardstanding areas;

• the location, number, species, density, form and size of proposed tree, hedge and shrub planting;

• the method of planting, establishment and protection of tree, hedge and shrub planting;

• maintenance schedules for the establishment of new planting and its ongoing management; 

All elements of the Landscape Scheme shall be fully implemented in the first planting season 
following reasonable completion of the development and maintained in accordance with the approved 
details unless otherwise agreed in writing by the local planning authority. All work shall be completed 
in accordance with the timetable agreed in writing. 

Reason:  In the interest of public amenity and the conservation and enhancement of the local 
landscape character 

11. Details of an access and visibility splays shall be provided prior to the commencement of use. 
Where the visibility splays provide intervisibility between any points on the X and Y axes at a height of 
0.6 metres above the adjacent carriageway level and the distance back from the nearer edge of the 
carriageway of the public highway (identified as X) shall be 2 metres and the visibility distances along 
the nearer edge of the carriageway of the public highway (identified as Y) shall be 20 metres in both 
directions in so far as the application site is affected. The access and visibility shall be then laid out 
and maintained for that purpose at the site access

REASON: To provide adequate visibility from and of emerging vehicles.


