
PLANNING APPLICATION REPORT 

Case Officer:  Jeffrey Penfold                  Parish:  Stokenham   Ward:  Stokenham

Application No:  3620/18/FUL

Agent/Applicant:
Mr Mark Brooking
Island Farm
Ridge Cross To Island Farm
Stokenham
TQ7 2SP

Applicant:
Mr Mark Brooking
Island Farm
Ridge Cross To Island Farm
Stokenham
TQ7 2SP

Site Address: Stokeley Barton Farm, Road From A379 To Stokeley Bar, Stokenham, 
TQ7 2SE

Development: Change of use to woodland to allow Tree Tents for the purpose of rural 
tourism 

Reason item is being put before Committee: At the request of the Ward Member Cllr Brazil 
for the follow reason:

“The economic benefits including diversification of the rural economy outweigh the relevant 
material reasons for refusal”



Recommendation: Refuse Planning Permission

Reasons for refusal: 

1. The proposed Tree Tents, by virtue of their intended use as a camping facility are not 
considered likely to constitute a type of development which requires a coastal location 
and is considered to be of a nature that could reasonably be located outside the 
Undeveloped Coast. In addition, the application fails to provide demonstrable evidence 
that confirms the proposed camping facility would positively respond to an identified 
local need. Further, the proposed tree tents by virtue of their elevated siting and 
design would likely exist as alien and incongruous additions within an exposed natural 
woodland area which itself is visually prominent. In the absence of any consistent 
screening which would likely mitigate the visual harm and prominence of the tree tents 
to a satisfactory level, the proposal is likely to give rise to significant, detrimental visual 
impacts consequently failing to maintain the character of the Undeveloped Coast and 
failing to conserve and enhance the natural beauty of the protected landscape of the 
South Devon AONB. As such the proposal would fail to accord with JLP Policies 
DEV15, DEV23, DEV24, DEV25 and Paragraph 170 (a) and (c) of the NPPF (2019).  

Key issues for consideration:

Principle / Sustainable Development 
Design, Visual Impacts, The South Devon AONB and The Undeveloped Coast
Neighbouring Amenity 
Highways / Access 
Trees 
Ecology / Biodiversity
Flooding / Drainage.  

Site Description:

The application site forms an area of woodland located north of the Stockley Farm Shop and 
north east of the Start Bay Caravan and Motorhome Club Site. The surrounding area is rural 
in nature with open views across the Slatpon Ley Nature Reserve and SSSI towards the east. 
The site is elevated above surrounding, lower-lying land. The site is not located within a 
conservation area nor within close proximity to any listed buildings. An existing field access 
path is located to the south of the site and connects to other dwellings and businesses 
(including Stockley Farm Shop) to the south. The site is located within the South Devon AONB 
and the Undeveloped Coast.  

The Proposal:

The application proposes the erection of a 3no. Tree Tents within the site. 

The tents are considered to consist of two main sections: 

1. The Tree Tents themselves are constructed of a spherical design made from ply-wood 
and aluminium, covered with a marine grade canvas outer, each elevated at 
approximately 2.8 – 3.5m from the ground level. Each Tree Tent will provide tourist 
accommodation for a maximum of 2 persons at any one time, with the 3 tents allowing 



for a total of 6no. persons at maximum capacity. A number of rigging wires will suspend 
the tents to the trees. A stove and LED lighting will also feature inside each Tree Tent. 

2. Each Tree Tent will feature its own means of access via a separate platform and wooden 
ladder: the platform will require the installation of a wooden deck with fire pit and covered 
seating area and aluminium and wooden access steps. This apparatus effectively 
serves the tents, allowing users a seating area beneath the suspended tents themselves 
as well as a means of access. The entirety of said apparatus will be located at ground 
floor level, beneath the tents. 

An additional shower / W.C. facility is provided for within the woodland area:

- The shower unit will connect to an existing mains water pipe on-site and use a 
tankless propane water heater.  Waste water is collected underneath the unit, filtered 
and treated before draining to the drainage field on-site. The applicant confirmed that 
the anticipated calculated rates are based on a total maximum (full occupation - 6 
people). The flow of 80L per day / BOD = 38 grams / Ammonia N = 4 equates to a 
total load of 480L. This cubicle is pre-fabricated and assembled on-site sitting off of 
400 x 400 level paving slabs. 

- The W.C. unit cubicle is pre-fabricated and assembled on-site, sitting off of 400 x 400 
level paving slabs. It is capable of collecting both solid and liquid waste and will divert 
urine. Solid waste is collected within the toilet unit via an IBC and collected periodically 
for solid waste off-site disposal. Urine will be collected via containers / vessels of a 
suitable capacity. 

- With regard to waste disposal, the urine will be disposed of via the existing waste-water 
infrastructure that serves the Farm Shop. South West Water has confirmed that the 
approximate levels to be discharged are permissible. Solid wastes contained in the IBC 
will be transported off site for discharge via an existing contractual agreement with the 
waste service provider: Viridor. Confirmation has been received by the applicant that 
such services are existing and the proposed increase in service achievable. 

A proposed wash-up / kitchen area is also provided in the form of a pitched roof free standing 
kitchen / wash-up structure. It is anticipated that this grey water will also drain onto the site. 

The Tree Tents are proposed to be sited in the woodland at the north of Stokeley Barton 
Farm, with allocated parking within the existing car park of Stokeley Farm Shop for the 
guests. The site is located approximately 150 – 200m away from Stockley Farm Shop and 
accessed via a field access track running in a south to north direction. 

For the purposes of this assessment, the term ‘Tree Tents’ is considered to constitute the 
combination of all the necessary structures detailed above.  

Guests will check-in at Stokeley Farm Shop and an all-terrain vehicle (i.e. mule or quad) will 
carry luggage to the site if required. From the car park, access by foot to the site is a 
maximum 10 minute walk across the adjacent field via the existing field access track and it is 
confirmed guests will walk to and from the Tree Tents. Officers can confirm that this is not a 
PRoW. The field use will not change and no additional track is required for vehicles to reach 
the tents and all works are therefore limited to the woodland area itself.



The proposed employment will be seasonal, with the site being active between March - 
September. In the winter months a small amount of maintenance to the Tree Tents is 
proposed, which will be done off-site as the Tree Tents are to be removed and put in barn 
storage between October - February. 

Employment in the first summer would be 1no. full-time employment of a ‘Tree Tent House 
Keeper’ for open months (March - September), with part time work through the closed months 
(October - February). If the site is to be occupied everyday for the open months the second 
year it is proposed to increase employment up to 3no. full-time employees for ground, tent and 
guest management.

Facilities will be made on site for recycling and waste, which will be subsequently collected and 
amalgamated with the farm shop recycling and waste. The refuse will be split between recycling 
and waste and will be collected on a daily basis by the tree tents ‘house keeper’. It will be 
amalgamated with Stockley Farm Shop’s refuse, collected on a weekly basis through the 
existing contract with Viridor.  

The site will not be served with electricity, instead, guests will be supplied with LED low power 
lanterns which will be for lighting the Tree tents at night. Also an LED lantern supplied to each 
tent for use to get to and from the toilets in the dark. 

During the site visit it was both noted and agreed by the applicant that an existing water supply 
serves the woodland area. 

Consultations / Representations:

Representations from Residents
One objection has been received, raising the following matters: 

Wildlife:
This development will introduce human pressure into a wildlife haven probably untouched 
and unused by humans for two centuries. The resulting noise, fires and light pollution will 
have a detrimental effect on the natural occupants of the woodland. The woodland hosts an 
array of wildlife and flora – birds including woodpeckers and summer migrants, a home for 
[Redacted], deer and carpets of bluebells and primroses. Cavities in the tree structures may 
be used by bats. 
 
National Nature Reserve: 
In a prominent position, overlooking an AONB, SSSI, and a declared national nature reserve, 
these camping structures introduce a further human presence and may cause light pollution 
and be visible in winter after leaf fall. Servicing the site by access vehicle on a regular basis 
introduces further pressure on the site.

Representations from Internal Consultees

Environmental Health – ‘In regards to the proposed drainage, you may need to seek advice 
from the Environment Agency as to whether they can confirm that the compostable waste 
can be spread on the farm or not. Composting toilets should be viewed as the least 
sustainable form of drainage and as such may impact on the sustainability of the project as a 
whole but this is a planning decision and not for Environmental Health to inform.
 



In regards to the grey water disposal this would seem to be a breach of the Building Act 1984 
which states that an adequate drainage system does not admit sub-surface foul waste. As 
such you may again wish to get comments from the Environment agency as to whether they 
are satisfied that there won’t be an impact on ground water as this is their responsibility’.

Strategic Policy: Objects – see relevant section of this report. 

Landscape – Objects – see relevant section of this report.  If at committee members are 
minded to approve, please can we condition lighting, materials, a LEMP, strict use, removal 
of any PD that may be associated with them

Trees – Objects. See relevant section of this report. 

Ecology / Biodiversity: see relevant section of this report. 

Highways – no objection. 

Drainage: 
Observations and comments
This is an application for change of use of woodland to allow erection of tree tents. Given the 
application site is outside of CDA and flood zone 2/3, we would be happy to support the use 
of tree tents. However surface water drainage details for the shower block, toilets and kitchen 
area will be required by condition.  
The proposed foul drainage scheme is for the use of composting toilets which is a least 
preferred method as listed in foul drainage hierarchy and can only be considered once all 
other options have been genuinely explored and discounted. Our primary advice to LPA would 
be to consult Environmental Health team to confirm if the use of the proposed composting 
toilets and grey water treatment system is suitable for this site. 
Suggested conditions
Surface water 
Notwithstanding the submitted details, prior to the installation of any part of the surface water 
management scheme or before development continues above the ground floor level, 
whichever is the sooner, full details of the surface water drainage shall be submitted to and 
approved in writing by the Local Planning Authority (LPA).
Representations from Statutory Consultees

Natural England – No objection.  

Environment Agency – No objections. 

Stokenham Parish Council: objects: 

Objection due to ecology concerns as this was an isolated copse housing woodpeckers, deer 
and badgers that were already settled in this inhabit. This land was known to support important 
wildlife and natural tracks which would be disturbed and push back the wildlife corridor. There 
was no mention of lighting and its affect in this sensitive area close to a SSSI.  A questioned 
was raised as to whether other such tent provisions within the UK were in an AONB. 



Relevant Planning History

None of relevance. 

ANALYSIS

Principle / Sustainability Development: 

The policy context for this application concerns restrictive land designation and rural 
economy policies, amongst others. 

Policy DEV15 ‘Supporting the Rural Economy’ provides support for proposals in suitable 
locations which seek to improve the balance of jobs within the rural areas and diversify the 
rural economy. In response to this initial statement of DEV15, the proposed employment will 
be seasonal, with the site being active between March - September. In the winter months a 
small amount of maintenance to the Tree Tents is proposed, which will be done off-site as 
the Tree Tents are to be removed and put in barn storage between October - February. 

Employment in the first summer would be 1no. full-time employment of a ‘Tree Tent House 
Keeper’ for open months (March - September), with part time work through the closed months 
(October - February). If the site is to be occupied everyday for the open months the second 
year it is proposed to increase employment up to 3no. full-time employees for ground, tent and 
guest management.

Notwithstanding the above, policy DEV15 (7) does not prescribe a specific number of jobs to 
be created for a proposal to be considered in its context. 

Paragraph (7) of JLP Policy DEV15 states, amongst other things: 

‘Camping, caravan, chalet or similar facilities that respond to an identified local need will be 
supported, provided the proposal is compatible with the rural road network, has no adverse
environmental impact and is not located within the Undeveloped Coast policy area’.

No information has been submitted as part of this application which demonstrates that the 
proposal would respond to any identified need. It was noted during the site visit that other 
camping facilities exist within the immediate vicinity yet no confirmation of this accompanied 
the application. 

In addition, it is noted that the proposal is sited within the Undeveloped Coast Policy Area 
and as such, given the absence of justification for the proposal to be sited within this area 
and in taking a judgement that developments of a tourist / camping nature would not likely 
require siting within a coastal location, the proposal would fail to be considered as suitable 
development under DEV15.  

JLP Policy DEV24 – ‘Undeveloped Coast and Heritage Coast’ states: 

‘Development which would have a detrimental effect on the undeveloped and unspoilt 
character, appearance or tranquility of the Undeveloped Coast, estuaries, and the Heritage 
Coast will not be permitted except under exceptional circumstances. Development will only 
be permitted in the Undeveloped Coast where the development:

1. Can demonstrate that it requires a coastal location.



2. It cannot reasonably be located outside the Undeveloped Coast.

3. Protects, maintains and enhances the unique landscape and seascape character and 
special qualities of the area.

4. Is consistent with policy statements for the local policy unit in the current Shoreline 
Management Plan.

5. Is consistent with the relevant Heritage Coast objectives, as contained within the relevant 
AONB Management Plan. Development for the purposes of agriculture, forestry, public 
access and enjoyment of the coast and estuaries, or community facilities that meet the
objectively assessed needs of the local community, will be supported if it meets
the above tests.’

In response to Policy DEV24 parts (1) and (2), no evidence has been provided by the 
applicant which demonstrates that the proposal requires a coastal location. Officers are of the 
view that the proposal, given its nature, both would not likely require siting within a coastal 
location and can reasonably be located outside the Undeveloped Coast. 

With regard to part (3), the proposal would likely be visible from vantage points in all 
directions given the elevated positioning of the Tree Tents at their proposed heights, which 
when coupled with the elevated topographical nature of the application site would introduce 
an alien development within a pristine woodland area. The combined effects of which would 
likely exacerbate any visual impacts of the proposal to an unsatisfactory level which in turn 
would cause significant detriment visual impacts when compared to the existing situation and 
therefore fail to protect, maintain and enhance the unique landscape and seascape character 
and special qualities of the area. 

It is noted that the applicant confirmed that the tree tents would form temporary features 
within the woodland area, however, given the deciduous nature of the existing trees on site, 
which would effectively screen the proposal, it is not possible for the council to attach 
conditions to control this screening to ensure the proposal would be acceptable and any 
landscape and visual impacts to be of satisfactory standard. 

As such, the proposal would fail to accord with JLP Policies DEV15 and DEV24. 

Design, Visual Impacts, The South Devon AONB and The Undeveloped Coast: 

The proposed Tree Tents would be sited within an existing woodland which was noted during 
the officer’s site visit as being an untouched, pristine area. 

It was also noted that the candidate trees were marked to allow for an appreciation as to the 
siting of the tree tents and understand the heights which they would be erect to. 

The tree tents would form visible development features amongst the trees, particularly during 
times of leaf fall, from a number of vantage points from a number of different directions.  The 
existing woodland is prominently located in an elevated position, and is clearly visible as a 
locally distinctive characteristic feature from a number of highly sensitive recreational receptors 
in the surrounding area.  The potential for impacts from the tree tents, movement and 
paraphernalia associated with their use, and from any lighting in an isolated dark location is 
very high.   



As such, the proposed tree tents by virtue of their elevated siting and design would likely exist 
as alien and incongruous additions within an exposed natural woodland area which itself is 
visually prominent. In the absence of any consistent screening which would likely mitigate the 
visual harm and prominence of the tree tents to a satisfactory level, the proposal is likely to 
give rise to significant, detrimental visual impacts consequently failing to maintain the character 
of the undeveloped coast and failing to conserve and enhance the natural beauty of the 
protected landscape of the South Devon AONB. As such the proposal would fail to accord with 
JLP Policies DEV20, DEV23, DEV24, DEV25 and Paragraph 170 (a) and (c) of the NPPF 
(2019).  

Neighbouring Amenity:  

It is always necessary for developments to take into account the residential amenity of 
neighbours and impact on the environment. In this case, the proposal complies with the 
principles of good neighbourliness and the protection of existing residential amenities. 

As such, the proposal would not lead to any materially harmful impact on residential amenity 
by way of loss of light, loss of outlook, loss of privacy or overbearing impact. It would therefore 
accord with JLP Policies DEV1 and DEV2.

Highways / Access:  

No concerns are raised in respect of highways / access. 

Trees:

The submitted information has been reviewed in accordance with the relevant Policies of the 
South Hams District Council Local Development Framework December (2006), West Devon 
Borough Council LDF Core Strategy Development Plan (2006-2026) and the emerging 
Plymouth and South West Devon Joint Local Plan (2014-2034) and relevant industry British 
Standards/ Acts as appropriate.

A site visit was undertaken 20/03/2019 to consider the constraints posed by the trees upon 
the application. It is noted no Arboricultural Impact Assessment supports the application. 
Review of the submitted information has been undertaken and it is considered that potential 
exists for the application type to be achievable without detriment to the visually prominent 
woodland. Concerns arise in respect of placement where there will be little tree cover 
between the tents and the external landscape, there is likely to be pressure for views out 
leading to pruning or felling creep of trees, detrimental to the visual contribution made by the 
trees to the landscape. 

Note is made in the submissions of woodland improvement, however this is not carried 
forward into detail.

Recommendation

Holding objection on arboricultural objection subject to revised layout moving the tents further 
into the woodland and detail of woodland improvements. 

The applicant was requested during the site visit to consider moving the proposed Tree Tents 
further away from the eastern elevation and to take into consideration the trees officer’s 



comments raised. No revised plans have since been forthcoming and this may have been as 
a result of the limited structural integrity required by other candidate trees within the site or 
the applicant’s unwillingness to erect a telegraph pole to erect the Tree Tents. 

It should also be noted that even if the proposal was revised to be re-sited away from the 
eastern elevation, the proposal would still fail to have policy support and would remain to be 
considered as an unacceptable development given its siting within the Undeveloped Coast 
and the proposal not requiring a coastal location. 

Officers also note that the application site has been served with TPO Ref: TPO979 on 3 April 
2019.

Ecology / Biodiversity: 

The Council’s Ecology / Biodiversity officer makes the following comments: 

The submission is accompanied by a Wildlife Survey (Butler Ecology, 1/5/18) which considers 
the presence of and implications upon protected species and habitats.

The main findings/assessments presented in the survey are:
- No trees with bat roost potential, bat commuting or foraging activity will be affected, 

and the proposal will not cause any Habitats Regulations offences to bats – no 
mitigation necessary.

- The woodland is suitable for birds, including woodpeckers. The survey includes 
proposed mitigation to avoid disturbing nesting birds, and nest boxes are provided as 
additional nesting resources. 

- The habitat was suitable for slow worms, their presence has been assumed, and 
suitable mitigation proposed to avoid killing/injury of slow worms.

- Dormice are unlikely to be present – the proposed development will not result in 
disturbance to or loss of any dormouse habitat, and will not result in disturbance or 
harm to dormice. 

- There was significant evidence of badger activity on site including active setts, runs, 
etc. Mitigation is proposed to minimise risk of disturbance during construction (namely 
no heavy machinery within 30m of a sett entrance, and hand tools only within 10m), 
and a Badger Licence is not necessary. 

Whilst there is significant wildlife interest within the woodland, the case is presented that the 
type and scale of proposed development are such that it will not result in disturbance to the 
wildlife (subject to adherence to proposed mitigation during construction). This case is 
reasonable – the structures are not permanent, or leading to loss of habitat, vehicles will not 
be visiting the site, vegetation clearance is limited. Species recorded (e.g. badgers) have 
some tolerance to low levels of disturbance such as noise that will be associated with tents.

The Wildlife Survey makes proposals for biodiversity enhancements (including bird, bat and 
Barn Owl boxes) and a Woodland Management Plan. As yet none of this has been detailed 
however it is reasonable to consider that such enhancements and a WMP could increase the 
biodiversity value of the site. 

In general I am satisfied with the proposal and assessment of the Wildlife Survey. The point 
which has not been explored sufficiently is the lighting – there is no reference in the 
submission that I have found, save for the images of an ‘example installation’ on page 8 of 



the Wildlife Survey, albeit that the images make reference to the proposed site, so I assume 
these images are relevant?

Reference is made to:
- The pathways having ‘solar powered, low level LED lighting’
- ‘LED lighting sets’ in each of the tents

Lighting, or lack of it, is key to this proposal having no significant impact on wildlife use of the 
woodland. Details of lighting are required prior to commencement so that the LPA can be 
confident of the absence of impact. I have the following 2 observations:

- Pathway lighting is unnecessary – a lower impact approach and one readily adopted 
by other similar enterprises in Devon are use of torches for guests.

- LED lighting sets could mean anything – well designed, sensitive and targeted low 
impact LED lighting is conceivable, likewise ill conceived, bright LED lighting could 
have an impact on wildlife.

If minded to approve please apply the following conditions:
- Works shall adhere to mitigation measures within section 7 of the Wildlife Survey 

(Butler Ecology, 2018).
- Prior to commencement a Woodland and Ecological Management Plan shall be 

provided detailing the specific enhancements for wildlife (i.e. nest/roost boxes), and 
the woodland management that will be undertaken to increase wildlife value/woodland 
health.

- Prior to commencement details of any lighting to be installed shall be submitted to the 
LPA for approval.

Flooding / Drainage:

Discussions have taken place with the applicant and the council’s drainage officer which 
confirm that it may be possible to use a package treatment plant as an acceptable means of 
foul waste treatment. However, the applicant maintains that the proposed septic tank method 
of storage and the proposed associated method of disposal remains to be the proposed 
method. 

Officers maintain concern with the proposed method given the possibility of spillage of foul 
waste when transporting the ICB containers. An FDA1 form has been submitted by the 
applicant which confirms that the more sustainable method of foul drainage (package 
treatment) has not been selected. As such, the proposal is not considered acceptable in terms 
of foul drainage. 

Planning Balance: The proposed development is considered to be a small scale camping / 
tourist accommodation facility. 

Economic: 

The application has the potential to contribute towards the local economy through the bookings 
of each tree tent, the potential use of the Stockley Barton Farm Shop, other wider businesses 
in the immediate area and the potential employment of a small number of employees for the 
purposes of managing the proposal. 



The proposed number of employees would be 1no. full-time seasonal employee as a ‘Tree 
Tent House Keeper’ for the open months (March – September). During the winter months a 
small amount of maintenance to the Tree Tents is proposed, which will be done off-site as the 
Tree Tents are to be removed and put in barn storage between October - February. If the site 
is to be occupied everyday for the open months the second year it is proposed to increase 
employment up to 3no. full-time employees for ground, tent and guest management.

Given the size of the proposal and its ability to provide for tourist accommodation for a 
maximum of 6no persons at any given time, which when considered in the most likely seasonal 
use across 4 months, although the proposal will likely provide for some economic benefit to the 
local area, it is the officer’s view that the proposed £25,000 - £30,000 per annum (as proposed 
by the applicant) is considered a minimal / low amount. 

The prospect of proving a level of employees to local people is considered minimal at 1no. 
employees yet does ensure some additional weight is attached to the proposal’s economic 
benefits, yet this is still considered a minimal amount overall. 

Environmental: 

The nature of the proposed Tree Tents is considered relatively environmentally friendly given 
the type of materials proposed and the sustainable disposal of waste on-site. The footprint of 
the proposal would also be relatively small and will not require the excessive use of the car as 
part of the proposal’s operation. 

The council’s ecology / biodiversity officer has also confirmed his satisfaction that subject to 
conditions, the proposal would be acceptable in terms of environmental impacts in the context 
of ecology / biodiversity impacts. 

However, significant concerns are raised in respect of the proposal’s impact upon the 
surrounding landscape and as concluded in this report, it is considered that the proposed tree 
tents by virtue of their elevated siting and design would  likely exist as alien and incongruous 
additions within an exposed natural woodland area which itself is visually prominent. In the 
absence of any consistent screening which would likely mitigate the visual harm and 
prominence of the tree tents to a satisfactory level, the proposal is likely to give rise to 
significant, detrimental visual impacts consequently failing to maintain the character of the 
Undeveloped Coast and failing to conserve and enhance the natural beauty of the protected 
landscape of the South Devon AONB. 

Although proposed as a sustainable method of disposal of foul waste, officers contest that the 
proposed method of foul waste disposal would be the most sustainable method available. 

On balance, although the proposal itself would operate in-part in a sustainable and 
environmentally friendly manner, the wider environmental impacts of the proposal would likely 
outweigh such attributes, giving rise to significant environmental harm.  

Social: 

The application is not considered a type which would provide significant benefits to the local 
social environment. The proposal is that of tourist accommodation and would not improve the 
quality of housing within the immediate area nor would it nor has the application evidenced that 
the proposal would respond to an identified need. 



Conclusion:

On balance, although the proposal would contribute some economical benefits to the local 
area, these are considered minimal. In addition, the nature of the proposal would not likely 
respond to any identified local need for tourist facilities. When considered in the context of the 
likely significant environmental harm, the proposal is not considered a balanced application 
that meets the three strand of sustainable development and in this instance, the environmental 
impacts the proposal is likely to give rise to would significantly outweigh the envisaged 
economical and social benefits proposed. 

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
DEV1 Protecting health and amenity
DEV2 Air, water, soil, noise, land and light
DEV15 Supporting the rural economy
DEV20 Place shaping and the quality of the built 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

Other material considerations include the policies of the National Planning Policy Framework 
(NPPF). 

South Devon AONB Management Plan

Neighbourhood Plan: No neighbourhood plan identified. 

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.


