
PLANNING APPLICATION REPORT 

Case Officer:  Bryony Hanlon                  Parish:  Stokenham   Ward:  Stokenham

Application No:  3018/20/FUL

Agent:
Mrs Amanda Burden  
Luscombe Maye
59 Fore Street
Totnes
TQ9 5NJ

Applicant:
Mr Matthew Lethbridge
C/O Agent
Luscombe Maye
59 Fore Street, Totnes
TQ9 5NJ

Site Address:  Land at SX 802 432, Old Quarry Farm, Stokenham, TQ7 2TA

Development:  Provision of an agricultural storage building.

Recommendation: Refusal

Reason for call-in: Cllr Brazil has noted that; “Reading the report and especially the comments from 
the landscape officer, the applicant has assured me and is supported by the parish council that given 
their land holdings, this is the best site”.

Reasons for refusal:
The proposed development would appear incongruous and unduly visually prominent, failing to 
conserve and enhance the landscape and scenic beauty of this part of the South Devon Area of 
Outstanding Natural Beauty, contrary to the provisions of STP1 (2iii, 3v), SPT2 (10), SPT12 (1, 4), TTV1 
(4), DEV23 (1, 3, 3, 4, 6, 7), DEV25 (8) of the Plymouth and South West Devon Joint Local Plan 2014-
2034, the National Planning Policy Framework (notably but not limited to paragraph 172), the guidance 
set out in Section 8.6 of the South Devon AONB Management Plan – Planning Guidance and the 
guidance set out in the Plymouth and South West Devon Joint Local Plan Supplementary Planning 
Document 2020, including but not limited to paragraphs, 7.42 to 7.62.



Key issues for consideration:
Scale, design and massing, agricultural need, impact on the South Devon Area of Outstanding Natural 
Beauty.

Site Description:
The site is located on rising land c. 0.2km north west of the edge of Stokenham village. The site 
comprises a 0.25 hectare portion of a larger triangular shaped field, adjacent to the road from 
Carehouse Cross in the south to Coleridge Cross in the north; there is an existing vehicular access at 
the south eastern corner of the site. The larger field is bounded by mature hedges.

The site is located within the open countryside and South Devon Area of Outstanding Natural Beauty. 
Stokenham Byway 35 runs to the north west of the site and Stokenham Footpath 13 to the north east.

The Proposal:
The site is part of a larger 107 hectare holding, with the main farmhouse located at Old Quarry Farm c. 
0.5km south east. The farm is currently all in arable rotation and the applicant requires additional 
storage for grain produced on the holding. The applicant wishes to site a new storage building on the 
western side of the holding in order to reduce the need for large articulated grain lorries to travel through 
Stokenham village.

The proposed building is designed to store grain, straw and agricultural machinery (which is currently 
stored offsite) and measures 22.5 x 15m with a 5m lean-to on the south elevation. The main ridgeline 
stands at 6.1m and the eaves are 4.5m; materials include poured concrete and green box profile 
cladding, covered by an anthracite grey fibre cement roof with light sheets. The applicant anticipates 
that there will be some levelling works necessary to site the new building. The spoil is proposed for use 
in creating new boundary hedge banks; the applicant has also proposed a rolled stone yard around the 
building, together with new woodland planting to act as screening.

Consultations:

 County Highways Authority No highways implication

 County Archaeologist No objection subject to condition

 Parish Council Comment
This proposal had good access and with farmers needing more modern buildings access was 
important. This was a standard farm building and the applicant was an active farmer in the area but it 
was requested that a condition be included to restrict this building to agricultural use in perpetuity.

 SHDC Agricultural Consultant Support

 SHDC Landscape Officer Objection
Having reviewed the submitted LVIA addendum documents, I still maintain my objection in landscape 
and visual terms to the application as currently proposed. The applicant’s landscape consultant has 
undertaken a limited assessment of some potential alternative locations for the proposed development, 
which is helpful to a degree. However, it would be useful, to better understand matters as to why the 
application site is considered the most appropriate location for the proposed store, if possibly the 
applicant’s agent or another appropriate person could provide more comprehensive information that 
shows the applicant’s landholding and the logistics of other considered alternate locations for the 
proposed development. Any comparative landscape and visual assessment criteria could then be 
applied to this baseline.

 SHDC Tree Officer No Objection on arboricultural merit



 SHDC Drainage Engineer No Objection subject to condition

Representations:
Representations from Residents
Six letters of support have been received and include the following points: 

 At the present time many agricultural vehicles are required to use Kiln Lane, the storage building 
will reduce the traffic through the residential area of Kiln Lane. This development will result in 
an improvement to highways safety and there will be a reduction of noise in the residential area. 

 The storage building would facilitate improved working for the farm.
 The proposed landscaping and tree planting will have a beneficial impact on the area.

Relevant Planning History
Planning 
Application 
Reference

Proposal Site Address Decision

53/1487/76/1: 
OPA

Bungalow and garage to house 
agricultural worker

Plot in eastern corner of O.S. 
5813 Stokenham

Refusal: 
24 Feb 77

2638/19/AGR
Prior notification of agricultural 
development for proposed 
agricultural storage building

Old Quarry Farm, 
Stokenham, TQ& 2TA Withdrawn

ANALYSIS

Principle of Development/Agricultural Need
It should be noted that the applicant holds 107 hectares of land. All of the land falls within South 
Devon AONB and part of the holding to the west of the application site falls within the Undeveloped 
Coast and the Heritage Coast. Under Permitted Development rights (Part 6, Class A of The General 
Permitted Development Order 2015 (as amended)), the applicant is entitled to construct a building of 
up to 1000 m2, provided that the building is reasonably necessary for the purposes of agriculture 
within that unit, subject to certain conditions. As such, the current application is considered in the 
context that the applicant benefits from a fallback position under Permitted Development rights. 

Development in the countryside must be considered in the context of policy TTV26. Due to the 
proximity of Stokenham, the proposal is not considered to be truly isolated and therefore, the second 
part of the policy applies. 
2. Development proposals should, where appropriate: 
i. Protect and improve public rights of way and bridleways. 
ii. Re-use traditional buildings that are structurally sound enough for renovation without significant 
enhancement or alteration. 
iii. Be complementary to and not prejudice any viable agricultural operations on a farm and other 
existing viable uses. 
iv. Respond to a proven agricultural, forestry and other occupational need that requires a countryside 
location. 
v. Avoid the use of Best and Most Versatile Agricultural Land. 
vi. Help enhance the immediate setting of the site and include a management plan and exit strategy 
that demonstrates how long term degradation of the landscape and natural environment will be 
avoided.

It is also noted that Public Rights of Way (PROW) Stokenham Byway 35 runs to the north west of the 
site and Stokenham Footpath 13 to the north east. Policy TTV26 Clause 2(i) requires that proposals; 
“protect and improve public rights of way and bridleways”. The proposal does not obstruct the PROW 
and on this basis, the proposal is considered to accord with the first part of TTV26 (2i). It is noted that 
the proposal does not “improve” the public rights of way, however, this element is not considered 
applicable in the context of the current application.



Policy TTV26 (2iii) requires that proposals are “complementary to and not prejudice any viable 
agricultural operations on a farm and other existing viable uses,” clause (2iv) requires that proposals 
“respond to a proven agricultural, forestry and other occupational need that requires a countryside 
location” and clause (5) of policy DEV15 states that; “development will be supported which meets the 
essential needs of agriculture or forestry interests”. The Council’s Agricultural Consultant has 
assessed the proposal and has confirmed that the proposal is agriculturally justified, designed to meet 
that agricultural need and is sited to meet that agricultural need. It is noted that supporters have 
commented that the proposal will facilitate improved working on the farm. As such, Officers consider 
that in terms of policy TTV26, the proposal is policy compliant. Officers have reservations regarding 
the siting in terms of policy DEV25 which is considered in more detail later in this report.

Clause 2(v) requires that proposals avoid the use of “Best and Most Versatile Agricultural Land.” 
According to Natural England Survey Data (2014). The entire holding spans an area classified as both 
Grade 2 and Grade 3, however, the land available on the west side of the holding within the 
applicant’s ownership falls within the Grade 2 area and this is the only area that would meet the 
requirements for vehicular access. Furthermore, the land to the east of the holding falls within the 
Heritage Coast and the Undeveloped Coast, where development is assessed under policy DEV24. 
Proposals in this area must demonstrate that they (1) require a coastal location and (2) cannot 
reasonably be located outside the Undeveloped Coast. The proposal does not specifically require a 
coastal location and can be accommodated outside this policy area (which is indeed what the 
applicant has proposed). In this context, whilst the proposed siting is on an area of Grade 2 
agricultural land, when balanced against the requirements for siting and the policy restrictions under 
DEV24 Officers consider that no other land of lesser agricultural quality is available as an alternative 
site. 

Policy TTV26 (2vi) requires that proposals “help enhance the immediate setting of the site and include 
a management plan and exit strategy that demonstrates how long term degradation of the landscape 
and natural environment will be avoided”. The first part of this clause is considered under 
“Design/Landscape” below but it is considered that were the development otherwise acceptable the 
second part of the clause could be dealt with through a suitably worded condition. This condition 
would require that the building is removed when it is no longer required for the purposes of 
agricultural and that the land is returned to its former use. In addition, a Construction and 
Environmental Management Plan, to include a landscaping and management scheme, would need to 
be submitted to the LPA prior to the demolition of any building on the site, to demonstrate how long 
term degradation of the landscape and natural environment will be avoided. On this basis, the 
proposal would be considered to accord with the provisions of TTV26 (2vi).

On balance, the proposal is considered agriculturally justified and appropriately designed to meet the 
needs of the agricultural operation. Were the development otherwise acceptable in terms of its siting, 
Officers consider that it would be necessary to restrict the use of this building to agricultural purposes 
only as the development is considered acceptable for the use proposed in a countryside location, and 
would be permitted on the basis of an agricultural need without which permission would not have 
been granted. This condition would satisfy the comments set out in the Parish Council’s consultation 
response, as they support the proposal based on its agricultural need. On this basis, the proposal is 
considered to accord with the provisions of TTV26 and DEV15.

Design/Landscape
All of the holding is sited within the South Devon Area of Outstanding Natural Beauty, an area that is 
afforded protection from potentially damaging or inappropriate development under policy DEV25 and 
paragraph 172 of the NPPF. Officers accept that the proposal is agriculturally justified and is designed 
to reflect the stated agricultural need; in addition, Officers are mindful of the PD fallback for the 
holding. Officers also accept that the proposal needs to be sited on the western side of the holding in 
order to meet its stated agricultural need and as it cannot be justified under the provisions of DEV24. 



The key issue relates to the proposed siting of the development, which Officers consider to be unduly 
visually prominent within the sensitive landscape of the South Devon AONB. In cases where the LPA 
accepts that a proposal is agriculturally justified, proposals still need to conserve and enhance the 
landscape and scenic beauty of the AONB, as the current policy framework as set out in the JLP does 
not allow for the impacts of harmful development to be balanced against that agricultural need, rather 
that proposals must comply with both TTV26 and DEV25 in order to be supported (as identified in R. 
(on the application of Cross) v Cornwall Council, 2021).

Policy DEV25 requires that decision makers (2) “give great weight to conserving landscape and 
scenic beauty in the protected landscapes” and ensure that proposals (8ii) “conserve and enhance 
the natural beauty of the protected landscape” and are (8ii) “designed to prevent the addition of 
incongruous features”. The Case Officer and the applicant have engaged in extensive dialogue during 
the life of the application in order to understand why the proposed location has been selected and 
ensure that appropriate supporting information was provided. However, the Council’s Landscape 
Officer has objected to the proposed siting of the development, stating that, “It is considered that the 
proposed development in landscape and visual terms would have an unacceptable effect on the 
character and appearance of the protected landscape of the AONB outlined in the NPPF and would 
not be consistent with polices DEV23 or DEV25 of the JLP”. It is noted that supporters of the scheme 
have commented that the proposed landscaping scheme will have a beneficial effect on the area 
however, Officers note that this is designed as mitigation for the proposal, rather than as a positive 
addition to the area in its own right.

The Landscape Officer reviewed the original submission and noted that;
“The site is located in the 5a Inland Elevated Undulating Plateau landscape character type (LCT). The 
key characteristics and attributes of the LCT include its elevated nature, sparse upland woodland, a 
mixture of field sizes and origins, narrow winding valley lanes and straighter roads on the upland 
areas, a generally sparse settlement pattern with isolated farmsteads, a sense of remoteness and, 
open views where hedgerows are low or absent.

Visual Impact
The application is supported by a Landscape Appraisal Report dated 11th September 2020. The 
methodology for the Landscape Appraisal, which also looks at landscape character, is understood but 
not all the findings are agreed with. In particular, that the proposed development will bring about an 
acceptable level of harm visually or on the local landscape character.

Paragraph 4.1 of the Landscape Appraisal states that the landscape is a robust one and can 
accommodate a barn development provided that it is sensitively designed. I do not consider that the 
design of the proposed barn is particularly sensitive. It is a standard utilitarian building that if it were 
within an existing grouping of other similar farm buildings might be acceptable but not so in this highly 
sensitive location where there is no other built form nearby.

The Landscape Appraisal shows that the proposed development is in an elevated location and that 
there would be an effect on visual amenity and the appearance of the landscape. In order to reduce 
and mitigate these effects to a number of woodland copses are proposed in the corner of the field in 
which the barn would be sited.

Protected Landscape
The site and the host landscape are entirely within the South Devon AONB. The AONB’s planning 
guidance discourages development such as that proposed, which would introduce built form into a 
part of the landscape where no such development has previously existed. This aspect of the 
proposals is very clearly demonstrated by the submitted Landscape Appraisal, whose plans show an 
absence of other built form nearby and shows the ‘remoteness’ of the landscape.

The Landscape Appraisal claims that there would be no increase in vehicle/people activity as a result 
of the proposals. However, the barn is intended specifically for storing vehicles and equipment, and 
will be accessed by articulated lorries. It is considered that this level of activity would have an adverse 



on the tranquillity of the AONB in this location, especially from the base line of an undeveloped 
agricultural field.

The proposals are located on the outer western edge of the applicant’s landholding. The rationale for 
siting the proposals on the application site, rather than as integral part of the main farmstead, is to 
avoid vehicular movement through the built up area of Stokenham. However, whether the proposed 
development on the application site would have this result is not clearly demonstrated.

Detailed Design / Landscape Design
The mitigation, as shown on plan ML/00F/02 revision F, would take time, several years, to establish 
and mature”.

Additional information was subsequently provided by the applicant but this failed to provide a 
comprehensive rationale for the proposed location and on this basis, the Landscape Officer 
maintained their objection. Officers are mindful of the agricultural need for the proposal and have 
engaged in extensive discussion with the applicant in order to resolve the issue of siting. The 
discussions were productive and the applicant had indicated that they would prepare a revised 
proposal in order to reflect a less visually prominent site within their holding which the LPA could 
support but changed their mind at a later date and as such, the proposal has been determined on the 
basis of the plans as submitted.

On this basis, the proposed development would appear incongruous and unduly visually prominent, 
failing to conserve and enhance the landscape and scenic beauty of this part of the South Devon 
Area of Outstanding Natural Beauty, contrary to the provisions of STP1 (2iii, 3v), SPT2 (10), SPT12 
(1, 4), TTV1 (4), DEV23 (1, 3, 3, 4, 6, 7), DEV25 (8) of the Plymouth and South West Devon Joint 
Local Plan 2014-2034, the National Planning Policy Framework (notably but not limited to paragraph 
172), the guidance set out in Section 8.6 of the South Devon AONB Management Plan – Planning 
Guidance and the guidance set out in the Plymouth and South West Devon Joint Local Plan 
Supplementary Planning Document 2020, including but not limited to paragraphs, 7.42 to 7.62.

Archaeology
The proposal has been reviewed by the Devon County Council Historic Environment Team who have 
confirmed that the proposal is sited “in an area of archaeological potential c. 90m north of a 
prehistoric or Romano-British ditched enclosure”. Were the development considered otherwise 
acceptable, it would have been necessary to secure the details of a Written Scheme of Investigation 
“to ensure that an appropriate record is made of archaeological evidence that may be affected by the 
development”. It would have been necessary for the condition to have been discharged prior to 
commencement “to ensure that the archaeological works are agreed and implemented prior to any 
disturbance of archaeological deposits by the commencement of preparatory and/or construction 
works”. On this basis, the proposal is considered to accord with the provisions of policies SPT11 and 
DEV21 and this element does not form a substantive reason for refusal.

Neighbour Amenity
Due to the scale, nature and siting of the proposal, it is not considered that the scheme would result in 
a detrimental impact on residential amenity. As such, the proposal is considered to accord with the 
provisions of DEV1 and DEV2.

Surface Water Drainage
The South Hams District Council Drainage Engineer has reviewed the proposal and has 
recommended a surface water drainage condition to secure the details of a suitable surface water 
drainage scheme. It is considered appropriate to secure these details by condition 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. On this basis, the proposal is considered to accord with the provisions of 
DEV35 and this does not form a substantive reason for refusal.



Highways/Access
The proposal seeks to use an existing vehicular access to the development site which is acceptable in 
principle as this access is currently in use for agricultural vehicles. Supporters of the proposal have 
cited benefits for the residents of Stokenham in terms of a reduction in large articulated vehicles 
passing through the village and a reduction in associated traffic noise. Officers note these comments 
but have not been provided with evidence to demonstrate that such a reduction in traffic movements 
warrant a significant public benefit in terms of highways safety improvements. As such, these matters 
are given little weight in the decision making process.

The Devon County Council Highways Engineer has not raised any concerns with respect to highways 
safety nor have they commented in terms of any potential improvement to highways safety. As such, 
it is not considered that the proposal will result in either a significant increased risk to highways safety 
or significant benefit in terms of highways safety improvements. The proposal is therefore compliant 
with policy DEV29 and this does not form a substantive reason for refusal.

Trees
The South Hams District Council Tree Officer has reviewed the scheme and has confirmed that they 
have no objection to the proposal on arboricultural merit. As such, the proposal is considered to 
accord with the provisions of DEV28. 

Conclusion
The proposed development would appear incongruous and unduly visually prominent, failing to 
conserve and enhance the landscape and scenic beauty of this part of the South Devon Area of 
Outstanding Natural Beauty, contrary to the provisions of STP1 (2iii, 3v), SPT2 (10), SPT12 (1, 4), 
TTV1 (4), DEV23 (1, 3, 3, 4, 6, 7), DEV25 (8) of the Plymouth and South West Devon Joint Local Plan 
2014-2034, the National Planning Policy Framework (notably but not limited to paragraph 172), the 
guidance set out in Section 8.6 of the South Devon AONB Management Plan – Planning Guidance 
and the guidance set out in the Plymouth and South West Devon Joint Local Plan Supplementary 
Planning Document 2020, including but not limited to paragraphs, 7.42 to 7.62. As such, the 
application is recommended for refusal.

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

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 26 March 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 21 March 2019 and West Devon Borough Council on 26 March 2019.

SPT1 Delivering sustainable development
SPT2 Sustainable linked neighbourhoods and sustainable rural communities
SPT9 Strategic principles for transport planning and strategy
SPT10 Balanced transport strategy for growth and healthy and sustainable communities
SPT11 Strategic approach to the Historic environment
SPT12 Strategic approach to the natural environment



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
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
DEV28 Trees, woodlands and hedgerows
DEV29 Specific provisions relating to transport
DEV31 Waste management
DEV32 Delivering low carbon development
DEV35 Managing flood risk and Water Quality Impacts 

Other material considerations include the policies of the National Planning Policy Framework (NPPF) 
including but not limited to paragraphs 170, 172 and 173 and guidance within the Planning Practice 
Guidance (PPG). Additionally, the following planning documents are also material considerations in 
the determination of the application: South Devon Area of Outstanding Natural Beauty Management 
Plan (2019-2024), Plymouth and South West Devon Joint Local Plan Supplementary Planning 
Document 2020.

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.


