PLANNING APPLICATION REPORT
Case Officer: Patrick Whymer

Parish: Ugborough Ward: Ermington and Ugborough

Application No: 2117/18/FUL
Agent:
Miss Claire Quick
Kivells
Exeter Livestock Centre
Matford Park Road
Exeter
EX2 FD

Applicant:
Cllr R Steer
Woodland Barton Farm
Avonwick
South Brent
Devon
TQ10 9EZ

Site Address: Woodland Barton Farm, Avonwick, Devon, TQ10 9EZ
Development: Application for new agricultural building to house livestock and for associated
access
Reason item is being put before Committee
The applicant is Cllr R. Steer, Chair of South Hams Development Management Committee.

Recommendation: Conditional Approval
Conditions:
1. Standard time limit
2. Adherence to plans
3. Surface water drainage
4. Landscaping scheme
5. Bird nesting informative
Key issues for consideration:
Principle of development
Impact on South Devon AONB

Site Description:
Woodland Barton Farm lies to the west of Avonwick set down at the bottom of a valley. The main
farmhouse is accessed directly from the main road leaving Avonwick travelling westward to connect
with the A3121. Woodland Barton Farm currently runs 550 breeding ewes and 200 cattle; the total
holding extends to 98.61 hectares (243.42 acres).
The Proposal:
The applicant wishes to construct a new agricultural building to house livestock and store agricultural
equipment, along with the creation of a new road access point to enable use of the building. The
proposed building will be sited on elevated land to the north of the main farmhouse, accessed via a
single track metalled road with passing places, bounded by Devon hedges on both sides.
The agricultural building will extend to 32 m x 13.72 m (total floor area 440 m2). This building will be
positioned alongside a boundary field hedge and will be accessed through the new access point; this
will be 4.27m wide onto the adjoining road.
Consultations:


County Highways Authority

No comment

 Environment Agency
No objection
We have no objections to the proposed development as submitted. We have provided the following
advice for the applicant: It should be ensured that clean roof water and rainwater is kept separate
from the straw based manure produced in the sheds to prevent runoff and pollution.
Please contact us again if you require any further advice.


Parish Council

Support

 South Hams District Council Drainage Officer
No objection subject to condition
Based on the information provided we would support the current proposal. Sufficient information has
been provided to demonstrate a workable scheme, the final design will need to be agreed with the
LPA. Therefore if permission is granted please include the following conditions to finalise the drainage
design.
Observations and comments
This is a small scale minor development for the erection of an agricultural building with associated
access. A development of this scale requires a workable drainage scheme that prioritises the use of
infiltration drainage in accordance with best practice SuDS design, (CIRIA C753).
Please note we have only commented on the clean surface water drainage and flood risk aspect of
the proposed development. The agricultural waste management is controlled by Defra and the

Environment Agency so please ensure EA are also consulted to confirm that the proposed scheme
is in line with their current standards and legislations.
SuDS should be designed to reduce or manage the surface water as close to the source as possible.
The drainage hierarchy should be followed with the top of the list as first choice. Evidence will be
required to show each option has been explored and discounted.
1. By infiltration, soakaway.
2. Discharge to a water course, attenuation maybe required.
3. Discharge to the public sewer, attenuation will be required and permission from SWW.
The proposed surface water drainage scheme is for a discharge to the watercourse. An attenuated
offsite discharge can only be considered once use of the soakaway, as a first choice, has been fully
explored and discounted. Having reviewed the plans it would appear that the application site is large
enough to accommodate a workable drainage solution. Therefore we would be happy to support this
application subject to following conditions.
Suggested conditions
Surface Water
Notwithstanding the submitted information, no development shall 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:
1. 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.
2. 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%).
3. 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%).
4. 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.
5. The drainage details of the car park and access will be required. If it is proposed to be permeable
then it should be designed in accordance with CIRIA C753. Full design details and sectional drawing
showing the specification and make up will be required.
6. A scaled plan showing full drainage scheme, including design dimensions and invert/cover levels of
the soakaways/attenuation features, within the private ownership.
7. 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.
 South Hams District Council Ecologist
No objection (recommend informative)
For a new access gap of this size I wouldn’t require further ecological information (but apply a bird
nesting informative, requiring works to be undertake outside of March-Aug inclusive unless no birds
present).
 South Hams District Council Landscape Officer
No objection subject to condition
This response is based upon an examination of the planning file and submitted plans.
Landscape Character
Visual Impact

Comments



No objection



Objection

Conditions


In considering this application and assessing potential impacts of the development proposal against
nationally protected landscapes, in addition to the Development Plan, the following legislation, policies
and guidance have been considered:

Section 85 of the Countryside and Rights of Way (CRoW) Act;

Sections 12 and 15 of the NPPF in particular paragraphs; 127, and 170, 172

The National Planning Practice Guidance (NPPG) particularly Section 8-001
Landscape; and

The South Devon AONB Management Plan and its Annexes.

& 173;
to 8-006 on

Landscape Comments
Woodland Barton Farm is located with Devon Character Area Mid Avon and West Dart Valleys and
Ridges. This is a plateau landscape, locally dissected by the Avon River, where the interplay of
upland and valley is the defining feature. The site is within a landscape that strongly reflects this
characteristic, with the proposed barn is away from the ridgeline above the existing farmstead at
Woodland Barton, set within a tributary valley to the Avon River. This is also recognised in the Local
Character Types, with the proposal with 5A – Inland elevated undulating land, about 60m above the
adjacent LCT 3G – River valley slopes and combes. It is also close to the South Devon AONB,
approximately 300m north, where the valley has similar qualities exhibited in the protected landscape.
This is a rural landscape within a number of isolated barns associated with small hamlets and
farmsteads. The proposal would be within this character type and accord with it. However, there is
generally little development in a strongly agricultural landscape. Key landscape features are retained
and opportunities will arise for native planting to enhance the adjacent boundaries and access. Given
the gently sloping topography there will be a need for some limited grading, but as the site is visually
constrained this will not appear significant within its locality. Views of the site from the SD AONB are
distant, with a local footpath to the south west screened from any impacts by topography and
intervening vegetation. The new access will result in a new opening within the boundary hedgerow.
Overall, locating the proposed agricultural barn in this field will not adversely harm the landscape
character or visual amenity, which is conserved. The proposed development therefore accords with
landscape policy, existing (LDF) and emerging (Joint local Plan).
As noted there are opportunities for planting to mitigate views from the access and provide on-site
enhancements. In particular these should be within the southern boundary Devon hedge and adjacent
to the access. The drawing should include finished floor level. These can be secured condition.
Recommendation
No objection
Suggested Conditions
Prior to the barn being brought into use, a hard and soft Landscape Scheme shall 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:





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;
a timetable for the implementation of all hard and soft landscape treatment

All elements of the Landscape Scheme shall be implemented 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.

Representations:
None received.
Relevant Planning History
None recorded for the application site edged in red or the land holding owner by Cllr Steer.
ANALYSIS
Principle of Development/Sustainability:
The site is located within open countryside as defined in the South Hams LDF Core Strategy CS1:
Location of Development. In this location, “development will be strictly controlled and only permitted
where it can be delivered sustainably and in response to a demonstrable local need” (CS1 (4)).
Policy DP15 considers development in the countryside and supports development that is required for
the essential purposes of agriculture.
The Local Planning Authority is satisfied that the proposed development is agriculturally justified,
based on the size of the land holding and livestock managed. The principles of development is
therefore considered acceptable.
Design/Landscape:
The building is sited on land within the ownership of the applicant. The building is proposed at the
lowest point within the field as a whole and while it will be visible within the wider landscape due to the
surrounding topography, visual impacts on views to, from and within the protected landscapes of
Dartmoor National Park to the north and South Devon AONB to the south are minimised.
The applicant proposes the use of conventional materials in the construction of the building, namely a
steel frame, with grey concrete panels and brown timber cladding to the sides with grey fibre cement
roofing sheets. It is considered that the use of these materials and colours, together with the low
profile of the building (5.4m at the apex) will further minimise the visual impact of the building. In the
context of the existing agricultural landscape, it is not considered that this building would have an
adverse impact on landscape character.
The SHDC Landscape Officer has noted that; “Overall, locating the proposed agricultural barn in this
field will not adversely harm the landscape character or visual amenity, which is conserved. The
proposed development therefore accords with landscape policy, existing (LDF) and emerging (Joint
Local Plan).
As noted there are opportunities for planting to mitigate views from the access and provide on-site
enhancements. In particular these should be within the southern boundary Devon hedge and adjacent
to the access. The drawing should include finished floor level. These can be secured by condition.” It
is therefore considered appropriate to impose such a condition, in the interests of public amenity and
the conservation and enhancement of the local landscape character and the natural beauty of the
South Devon AONB.
Neighbour Amenity:
There are no neighbouring buildings or land uses within close proximity of the application site. The
agricultural building and associated use is considered compatible with the existing agricultural
character of the area.
Highways/Access:
Devon County Council Highways Team have not commented on this application. The proposed new
access is on to a relatively straight stretch of road where adequate visibility splays can be provided
without significant loss of hedgerow. Traffic movements to the barn will not be significant.
The creation of a new access point is therefore considered acceptable.

Drainage:
The South Hams District Council Drainage Officer has recommended a pre-commencement surface
water drainage condition. The condition is required 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. The
details of the surface water drainage scheme are required pre-commencement to ensure that the
optimum drainage solution is employed for a site of this size. The applicant has reviewed the full text
of the condition and formally accepted the details in writing on 14 January 2019.
Conclusion
Subject to the conditions outlined above, it is recommended that the application be granted
conditional approval.
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.
The relevant development plan policies are set out below:
South Hams LDF Core Strategy
CS1 Location of Development
CS7 Design
CS9 Landscape and Historic Environment
CS10 Nature Conservation
CS11 Climate Change
Development Policies DPD
DP1 High Quality Design
DP2 Landscape Character
DP3 Residential Amenity
DP4 Sustainable Construction
DP5 Conservation and Wildlife
DP7 Transport, Access & Parking
DP15 Development in the Countryside
South Hams Local Plan
SHDC 1 Development Boundaries
Emerging Joint Local Plan
The Plymouth & South West Devon Joint Local Plan is currently undergoing a main modifications
consultation (22 Oct – 03 Dec 2018) as part of the examination in public to determine the soundness
of the plan. The National Planning Policy Framework provides guidance on the weight that can be
given to policies in emerging local plans in paragraph 48:
48. Local planning authorities may give weight to relevant policies in emerging plans according
to:
a) the stage of preparation of the emerging plan (the more advanced its preparation, the
greater the weight that may be given);

b) the extent to which there are unresolved objections to relevant policies (the less significant
the unresolved objections, the greater the weight that may be given); and
c) the degree of consistency of the relevant policies in the emerging plan to this Framework
(the closer the policies in the emerging plan to the policies in the Framework, the greater the
weight that may be given)
The JLP is nearing the conclusion of the examination process, and can be considered to be at an
advanced stage of preparation.
Whilst technically all objections are unresolved until the Inspectors’ issue their Final Report, some
policies which did not receive objections at the Reg 19 stage could be given very significant weight.
The nature and scope of objections made regarding each policy have been taken into account when
determining the weight to be apportioned to each emerging policy.
The Council consider that the emerging policies are all compliant with the NPPF. It should be noted
that the JLP is being examined against the provisions of the 2012 NPPF, and therefore for the
purposes of paragraph 48 of the NPPF policies should also be assessed for their conformity against
the 2012 NPPF.
In considering the merits of this proposal, case officer recommendations are informed by the weight
that can be attributed to emerging JLP policies and adopted development plan policies, as well as the
degree of conformity with the new NPPF.
PLYMOUTH AND SOUTH WEST DEVON JOINT LOCAL PLAN -: MAIN MODIFICATIONS
CONSULTATION (tracked changes version released for public consultation Oct – Dec 2018
The relevant development plan policies are set out below:
SPT1 Delivering sustainable development
SPT2 Sustainable linked neighbourhoods and sustainable rural communities
SPT4 Provision for employment floorspace
SPT7 Working with neighbouring areas
SPT8 Strategic connectivity
SPT9 Strategic principles for transport planning and strategy
SPT10 Balanced transport strategy for growth and healthy and sustainable communities
SPT11 Strategic approach to the natural environment
SPT12 Strategic infrastructure measures to deliver the spatial strategy
TTV1 Prioritising growth through a hierarchy of sustainable settlements
TTV2 Delivering sustainable development in the Thriving Towns and Villages Policy Area
TTV30 Development in the Sustainable Villages
TTV31 Development in the Countryside
DEV1 Protecting amenity and the environment
DEV2 Air, water, soil, noise, land and light
DEV15 Supporting the rural economy
DEV20 Place shaping and the quality of the built environment
DEV24 Landscape character
DEV27 Nationally protected landscapes
DEV28 Protecting and enhancing biodiversity and geological conservation
DEV30 Trees, woodlands and hedgerows
DEV31 Specific provisions relating to transport
DEV33 Waste management
DEV34 Delivering low carbon development
DEV37 Managing flood risk and Water Quality Impacts

Neighbourhood Plan
Following a successful referendum, the Ugborough Neighbourhood Plan was adopted at Executive
Committee on 17 May 2018. It now forms part of the Development Plan for South Hams District and
should be used in deciding planning applications within the Ugborough Neighbourhood Area.
The relevant development plan policies are set out below:
UG1: Historic and environmental features
UG2: Skyline and other views and vistas
UG3: Traffic flow
UG11: Landscape and built environment character
UG12: Design
UG14: Sustainability
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.
Conditions
1. Time Limit
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. Accord with Plans
The development hereby approved shall in all respects accord strictly with drawing numbers;
Floorplan, North Elevation, Roof Elevation, South Elevation, West Elevation and East Elevation
received by the Local Planning Authority on 06 November 2018 and,
Site Plan, Location Plan and Block Plan received by the Local Planning Authority on 27 June 2018
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. Surface Water Drainage
Notwithstanding the submitted information, no development shall 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:
1. 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.
2. 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%).
3. 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%).
4. 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.
5. The drainage details of the car park and access will be required. If it is proposed to be permeable
then it should be designed in accordance with CIRIA C753. Full design details and sectional drawing
showing the specification and make up will be required.
6. A scaled plan showing full drainage scheme, including design dimensions and invert/cover levels of
the soakaways/attenuation features, within the private ownership.

7. 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. Landscaping
Prior to the barn being brought into use, a hard and soft Landscape Scheme shall 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:





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;
a timetable for the implementation of all hard and soft landscape treatment

All elements of the Landscape Scheme shall be implemented 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 interests of public amenity and the conservation and enhancement of the local landscape
character and the natural beauty of the South Devon AONB.
5. Informative: Bird Nesting
Works should be undertaken outside of the period March to August inclusive, unless no birds are
present.

