
PLANNING APPLICATION REPORT 

Case Officer:  Anna Henderson-Smith             Parish:  Salcombe   Ward:  Salcombe & Thurlestone

Application No:  2555/21/VAR

Agent:
Mr Chris Harley - Inspire Architects
Heywood House
Heywood
Westbury
BA13 4NA

Applicant:
Mr Daniel Field
Follaton House
Plymouth Road
Totnes
TQ9 5NE

Site Address:  Car Park Creek, Gould Road, Salcombe, Devon

Development:  Variation of condition 2 (approved plans) of planning permission 1505/19/FUL 

Reason item is being put before Committee: The application is submitted on behalf of South Hams 
District Council

Recommendation: Delegate to Head of Development Management to conditionally approve, subject 
to no material planning objections being received prior to the close of the consultation publicity end date 
of 29/7/21. 

Conditions:

1. Time as per original permission
2. Accord with plans
3. Hard/Soft Landscaping



4. Materials to be agreed
5. Parking to be provided and retained
6. Unexpected contaminated land
7. Vegetation Removal
8. Use- Light Industrial (Class E) Industrial (B2) and Storage and Distribution (B8)
9. Oil Interceptor
10. Drainage - PTC
11. Chemical Storage
12. LEMP
13. Approved Drainage Details
14. Foul Drainage
15. Accord with flood management details
16. Construction Management Plan (Highways)- PTC
17. Tree Protection Plan- PTC
18. Resiting of recycling bins- PTC

Key issues for consideration:
Whether or not the proposed amendments to the approved scheme are acceptable in terms of design, 
landscape impact (including the AONB), neighbour amenity, highways, trees, and the historic 
environment.

Site Description:

The site is a linear, flat piece of land currently used as a boat store and coach park (2 bays) located 
on the west side of Gould Road on the edge of Salcombe. The site also contains recycling skips and 
an oil disposal point at present.

The site is long and narrow, with an earth bank supporting rising land on the western boundary. 
Mature trees are present to the south-western boundary. Access is taken from Gould Road, a narrow 
two-way road with restricted parking (double yellow lines). The character of the area is low-key 
commercial/maritime, with the commercial development of Island Street visible to the south. The site 
currently provides ad-hoc boat storage.

The rising land to the west is open fields. To the east, across the road, is Batson Creek Boat Park, 
beyond which is the waters of Batson Creek. On the opposite side of the estuary the land is mostly 
undeveloped green fields.

The site is within the South Devon Area of Outstanding Natural Beauty (AONB), adjacent to a SSSI, 
and has a public right of way running along the western boundary. The site is also within Flood Zones 
2 and 3, and is within the setting of the Salcombe Conservation Area. The application has been 
advertised as affecting the setting of a listed building, referring to Snapes Manor, a Grade II* listed 
building approximately 230m from the site on the opposite side of the estuary.

The Proposal:

Planning permission was granted in 2019 for the erection of five new industrial units and associated 
parking. The units were granted permission for use within class B1 (light industrial), B2 (industrial), and 
B8 (storage and distribution). This application now seeks to vary the approved scheme by extending 
the units to the west, to allow for the units to be rectangular rather than the approved scheme, which 
was more of a U-shape to allow for the bank stabilisation works.

Consultations as at 13/7/21, oral update to be given at planning committee:



 County Highways Authority- no highways implications

Representations as at 13/7/21:

None to date- the consultation period ends on 29th July and so Members will be updated orally at 
committee should any representations be received prior to the committee.

Relevant Planning History

 0784/16/FUL- Erection of new industrial units and associated access and parking- conditional 
approval 

 1505/19/FUL- Erection of new industrial units and associated parking- conditional approval on 
19/7/19

ANALYSIS

Principle of Development/Sustainability:

The principle of the development has been established by the grant of previous planning permissions 
155/19/FUL and 0784/16/FUL. The proposed amendments to the approved scheme do not change 
the fundamental development proposed, and there have been no significant changes in planning 
policy. The principle of the development therefore remains acceptable. 

Design/Landscape:

The previous design was considered to be of a functional, industrial design, but in keeping with the 
commercial/maritime surroundings, and appropriate given the proposed use of the building.

The proposed amendment does not fundamentally change the scale or design of the approved 
building. The rear elevation (south-west) previously needed to be stepped in slightly to account for the 
bank behind the building. The design has now been amended to omit this stepped-in section, giving 
the building a more uniform rectangular shape. This is a minor alteration to the scheme which is 
largely obscured from public view due to the topography of the land behind the site and the position of 
the works to the rear elevation of the units.

The proposed materials are the same as previously approved and therefore considered appropriate 
for the setting and use of the buildings. There are no amendments to the position of the doors and 
windows, and overall, the proposed amendments to the design are considered acceptable.

The site is within the South Devon AONB. Although not consulted this time due to the minor nature of 
the proposed alterations, the AONB Unit raised no objection to the previous application, and the 
changes now proposed are not considered to be so significant that Officers consider them to impact 
upon the comments previously received. 

Due to the proximity of the SSSI, a Landscape and Ecological Management Plan was submitted as 
part of the original approval. Adherence to this LEMP is recommended to be conditioned as part of 
any subsequent planning permission on the site.

The Historic Environment:

The site lies within the setting of Snapes Manor, a Grade II* listed building which lies across the 
estuary. As such, the application is subject to s.16(2) of the Planning (Listed Buildings & Conservation 
Areas) Act 1990 (as amended), which requires local planning authorities to have special regard to the 
desirability of preserving the building or its setting, or any features of special architectural or historic 



interest which it possesses, and gives local planning authorities the duty to pay special attention to 
the desirability of preserving or enhancing the character or appearance of that area respectively. 

The original application concluded the following in relation to the impact of the proposal on the setting 
of the historic environment:

Officers consider that the proposed amendments to the approved scheme do not change the original 
conclusions about the impact of the development on the setting of Snapes Manor, or the Salcombe 
Conservation Area. On balance, the benefits of the proposed development are still considered to 
outweigh the impact on heritage assets, and the proposal therefore accords with policy DEV21 of the 
Joint Local Plan, the NP, paragraphs 193 and 195 of the NPPF, and the Planning (Listed Buildings 
and Conservation Areas) Act 1990.

Neighbour Amenity:

There are no dwellings adjacent or near to the site. The minor extension of the footprint of the 
proposal when compared to the approved scheme is not considered to result in any additional impact 
to the residential amenity of any dwellings by way of loss of light, outlook, privacy, or overbearing 
impact. No third party representations have been received at the time of writing (to be orally updated 
at committee and no decision issued until after 29th July) The development therefore accords with 
policies DEV1 and DEV2 of the JLP and the NP.

Highways/Access:

The proposed amendment would not alter the highways arrangements of the original approval. The 
Highways Authority previously requested two conditions be attached to any planning permission 
granted, concerning the submission of a Construction Management Plan, and the completion of car 
parking and vehicular access facilities proposed.

As such, subject to the re-imposition of these conditions, the proposed amendment raise no concerns 
in relation to highways matters.



A Public Right of Way runs along the western boundary, outside of the site. No alteration to this route 
is proposed.

Ecology/Trees:

The original application was considered acceptable with regard to ecology and trees, subject to 
conditions relating to ecological mitigation measures, submission of a Landscape & Ecological 
Management Plan (LEMP), and a Tree Protection Plan. 

The amendment to the design is not considered to impact upon these aspects of the development, 
and Officers recommend that these conditions are reapplied to any subsequent planning permission.

Subject to the aforementioned conditions, the proposal would accord with policies DEV26 and DEV29 
of the JLP.

Flood Risk:

The original application was subject to various discussions with the Environment Agency due to the 
location of the development within Flood Zone 3. It was concluded that the development was 
acceptable in terms of flood risk and the flood risk assessment and summary provided by the 
applicant was included in the approved documents for the scheme.

The increase in footprint is of a minor scale and not considered to be so significant that it would affect 
the details as previously agreed. Officers therefore conclude that on balance, subject to adherence to 
the same details previously submitted, the amended design is acceptable in terms of flood risk.

Summary and conclusion: The Planning Balance:

The proposed changes to the approved design are considered to be minor in terms of scale and 
impact on the overall design of the building and surroundings. The amendments are not considered to 
be so significantly different from the original scheme that they would now be unacceptable or warrant 
refusal of the current application. 

The social and economic benefits of the development are still considered to outweigh any adverse 
impacts, and as such the proposal is consider to accord with policy and it is recommended that 
planning permission is granted, subject to the conditions detailed above (notwithstanding any 
additional material consideration which arise prior to the end of the publicity date on 29/7/21).

This application has been considered in accordance with Section 38 of the Planning & 
Compulsory Purchase Act 2004 and with Sections 66 and 72 of the Planning (Listed Buildings 
and Conservation Areas) Act 1990.

Planning Policy

Relevant policy framework
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 Plymouth & South West Devon Joint Local Plan 2014 - 2034 is 
now part of the development plan for Plymouth City Council, South Hams District Council and West 
Devon Borough Council (other than parts of South Hams and West Devon within Dartmoor National 
Park).

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
DEV1 Protecting health and amenity
DEV2 Air, water, soil, noise, land and light
DEV14 Maintaining a flexible mix of employment sites
DEV20 Place shaping and the quality of the built environment
DEV21 Development affecting the historic environment
DEV23 Landscape character
DEV24 Undeveloped coast and Heritage Coast
DEV25 Nationally protected landscapes
DEV26 Protecting and enhancing biodiversity and geological conservation
DEV27 Green and play spaces 
DEV28 Trees, woodlands and hedgerows
DEV29 Specific provisions relating to transport
DEV35 Managing flood risk and Water Quality Impacts 

Neighbourhood Plan
The site is within the Salcombe neighbourhood plan area. This plan has been made and forms part of 
the development plan. The relevant policies in this instance are:

SALC Env1
SALC Env5
SALC Env6
SALC B1
SALC EM1
SALC T1

In light of the above assessment, the application is considered to accord with the Salcombe 
neighbourhood plan.

Other material considerations include the policies of the National Planning Policy Framework (NPPF) 
and guidance in Planning Practice Guidance (PPG) and the AONB management 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.

Recommended conditions:

1. The development to which this permission relates must be begun not later than 19th July 2022, 
which is the date of expiration of planning permission 1505/19/FUL, which this application 
varies. 
Reason: To comply with Section 73 of the Town and Country Planning Act, 1990 as amended.

2. The development hereby approved shall in all respects accord with drawing numbers XXXXX 
received by the Local Planning Authority on XXX
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. Prior to construction above slab level full details of all hard and soft landscaping shall be 
submitted to and approved in writing by the Local Planning Authority. Development shall take 
place in accordance with the approved details. 



Reason: In the interest of the amenity of the area.

4. Notwithstanding any indications of materials shown on the approved drawings or within any other 
part of this application, the exterior walls of the building hereby approved shall be clad in larch 
timber in accordance with details and samples that shall have been approved in writing by the 
Local Planning Authority prior to their installation. The development shall then be carried out in 
accordance with the approved details and the timber shall be retained as approved and shall not 
be painted or varnished in a way that will change its external appearance unless otherwise 
agreed in writing by the Local planning Authority. 
Reason: In the interests of visual amenity and the character of the area.

5. The parking and turning areas shall be laid out in accordance with the approved plans and details 
and shall be made available for use prior to the occupation of the units to which they relate. The 
parking and turning areas shall be retained and made available for use by users of this 
development and kept free of obstructions in perpetuity. 
Reason: In the interests of the safety and convenience of users of the Highway.

6. If, during development, contamination not previously identified is found to be present at the site 
then no further development (unless otherwise agreed in writing with the Local Planning 
Authority) shall be carried out until the developer has submitted, and obtained written approval 
from the Local Planning Authority for, an investigation and risk assessment and, where 
necessary, a remediation strategy and verification plan detailing how this unsuspected 
contamination shall be dealt with. Following completion of measures identified in the approved 
remediation strategy and verification plan and prior to occupation of any part of the permitted 
development, a verification report demonstrating completion of the works set out in the approved 
remediation strategy and the effectiveness of the remediation shall be submitted to and 
approved, in writing, by the local planning authority. 
Reason: No site investigation can completely characterise a site. This condition is required to 
ensure that any unexpected contamination that is uncovered during remediation or other site 
works is dealt with appropriately.

7. Any vegetation removal shall be timed to commence outside of nesting season (generally 
considered to be March to August inclusive). If vegetation must be removed within nesting 
season, the area should be checked immediately prior to works to confirm that no birds are 
nesting/preparing nests within the vegetation to be removed. If birds are found (or suspected) to 
be nesting, works should be delayed, and a 5 metre buffer established until all young birds have 
fledged. 
Reason: In the interests of biodiversity protection. Birds are protected under the Wildlife and 
Countryside Act, 1981, which includes damage and destruction of nests whilst in use or being 
built.

8. Notwithstanding the provisions of Schedule 2 of the General Permitted Development (England) 
Order 2015 the proposed building/premises shall be used for: B1 (b) light industrial use, B2 
General Industrial and B8 Storage or Distribution uses only as defined by Town and Country 
Planning Use Classes Order, 1987 for no other purpose. 
Reason: To safeguard the amenity of the area; this was the use applied for and only the impacts 
of this type of use have been considered and to ensure the provision of units that will have a 
positive impact on the local economy.

9. Prior to installation of drainage scheme details of the oil interceptor proposed in the drainage 
scheme to prevent pollutants from entering the estuary shall be submitted to and approved in 
writing by the Local Planning Authority. The approved oil interceptor shall be installed in 
accordance with the approved details prior to any part of the building being brought into use and 
shall be retained and maintained in perpetuity. 
Reason: To protect the nearby estuary and Site of Special Scientific Interest from pollution



10. Prior to installation of drainage scheme all internal drainage is to connect only to the foul sewer 
system in accordance with details to be agreed in writing with the Local Planning Authority prior 
to the commencement of development. 
Reason: To protect the nearby estuary and SSSI from pollution, and as such is required prior to 
commencement

11. No chemicals shall be stored outside of any of the buildings hereby approved at any time. 
Reason: To protect the nearby estuary and SSSI from pollution.

12. The development hereby permitted shall be carried out in accordance with the Landscape and 
Ecological Management Plan dated May 2019 and this shall be fully adhered to at all times. 
Reason: To ensure the long term protection of the nearby estuary and SSSI from pollution as a 
consequence of this development.

13. Prior to the occupation of any part of the building the approved drainage details shall be fully 
implemented in accordance with the approved details. 
Reason: In the interests of flood risk and protection of the nearby SSSI from pollution.

14. Foul drainage from the development (and no other drainage) shall be connected to the public 
foul or combined sewer. 
Reason: To ensure the discharge of drainage from the Development shall not be prejudicial to 
the public sewerage system and ensure there are adequate public foul sewerage facilities to 
receive foul water flows, in order to safeguard the public and environment.

15. The development hereby approved shall in all respects accord with the Flood Risk Assessment 
(dated 8th May 2019) and the Flood Risk Summary (Supplementary Information) for the life of 
the development.
Reason: In the interests of public safety

16. Prior to commencement of any part of the site the Planning Authority shall have received and 
approved a Construction Management Plan (CMP) including: (a) the timetable of the works; (b) 
daily hours of construction; (c) any road closure; (d) hours during which delivery and construction 
traffic will travel to and from the site, with such vehicular movements being restricted to between 
8am and 6pm Mondays to Fridays excluding school nursery drop off/pick up times inc.; 9.00am 
to 1.00pm Saturdays, and no such vehicular movements taking place on Sundays and 
Bank/Public Holidays unless agreed by the planning Authority in advance; (e) the number and 
sizes of vehicles visiting the site in connection with the development and the frequency of their 
visits; (f) the compound/location where all building materials, finished or unfinished products, 
parts, crates, packing materials and waste will be stored during the demolition and construction 
phases; (g) areas on-site where delivery vehicles and construction traffic will load or unload 
building materials, finished or unfinished products, parts, crates, packing materials and waste 
with confirmation that no construction traffic or delivery vehicles will park on the County highway 
for loading or unloading purposes, unless prior written agreement has been given by the Local 
Planning Authority; (h) hours during which no construction traffic will be present at the site; (i) the 
means of enclosure of the site during construction works; and (j) details of proposals to promote 
car sharing amongst construction staff in order to limit construction staff vehicles parking off-site 
(k) details of wheel washing facilities and obligations (l) The proposed route of all construction 
traffic exceeding 7.5 tonnes. (m) Details of the amount and location of construction worker 
parking. (n) Photographic evidence of the condition of adjacent public highway prior to 
commencement of any work
Reason: In the interests of highway safety and the amenity of the area.
Reason for pre-commencement condition: To ensure that the construction period of the 
development does not impact upon the local highways network or public amenity areas.

17. Prior to the commencement of development, a tree protection plan in accordance with 
BS7837:2012 shall be submitted to the Local Planning Authority, which defines root protection 



areas (RPA’s) for the group of Elm trees to ensure protection during the construction process if 
consent follows. 
Reason: In order to protect trees of public amenity value. Reason for pre-commencement 
condition: The Local Planning Authority must be satisfied that the development will be 
constructed in a manner that would not harm any trees of public amenity value.

18. Prior to commencement of the development hereby approved a suitable scheme and schedule 
of timings shall be submitted to and approved by the Local Planning which concerns the resiting 
of the existing recycling bins currently located within the application site. The re-siting shall then 
be carried out in accordance with this approved scheme
Reason: In the interest of the amenities of the area.
Reason for pre-commencement condition: The details of the resiting of the recycling bins needs 
to be agreed before the development can take place.


