
PLANNING APPLICATION REPORT 

Case Officer:  Elizabeth Arnold                  Parish:  Berry Pomeroy   Ward:  Marldon and 
Littlehempston

Application No:  0176/21/FUL

Agent/Applicant:
James Lock - Roderick James Architects 
LLP
Discovery House
Steamer Quay Road
Totnes
Devon
TQ9 5AL

Applicant:
Thomas Morris
Old Mill Cottage
Mill Hill
Stoke Gabriel
Devon
TQ9 6RD

Site Address:  Marlands Farm, Newton Road, Totnes, TQ9 6LS

Development:  Erection of self-build/custom-build house 

Reason item is being put before Committee Applicant is a Council employee

Recommendation: Refusal

Reasons for refusal 

1. The development does not have a reasonable access to a vibrant mixed use centre 
which meets daily community needs or is well served by public transport, walking or 
cycling opportunities and would therefore be reliant on the private car. As a result the 
development is not considered to support the principles of sustainable development and 
is contrary to Policies SPT1 and SPT2 and Policy TTV1 of the Plymouth and South West 
Devon Joint Local Plan and the JLP SPD.

Key issues for consideration:
Principle/Sustainable Development



Design/Landscape
Neighbour Amenity
Highways/Access
Living conditions for future occupiers
Flood Risk and drainage
Sustainability
Biodiversity

Financial Implications (Potential New Homes Bonus for major applications):
As part of the Spending Review 2020, the Chancellor announced that there will be a further 
round of New Homes Bonus allocations under the current scheme for 2021/22. This year is 
the last year's allocation of New Homes Bonus (which was based on dwellings built out by 
October 2020).  The Government has stated that they will soon be inviting views on how they 
can reform the New Homes Bonus scheme from 2022-23, to ensure it is focused where 
homes are needed most.

Site Description:
The application site is situated on the northern side of Marlands Farm complex and 
comprises an area of approximately 340sqm. The farm is set back 120m to the west of the 
A381 Totnes to Newton Abbot road and is accessed by a long driveway, which serves 
Marlands Farmhouse, Marlands Bungalow and nos. 1-4 Swallow Cottages, which are a 
group of historic barn conversions. 

The area is rural in character and appearance, with open fields to the west, north and east of 
the site. Approximately 65m to the north west of the site, is a small residential development, 
that appears to have been approved on previously developed land in the 1990’s. Totnes is 
situated approximately 375m to the south on the other side of the river Dart.

Part of the site is located within Flood Zones 2 and 3, and a Critical Drainage Area. The site 
also lies within a Special Area of Conservation

The Proposal:
The proposal is for the erection of a self-build/custom-build house. 

Consultations:

 County Highways Authority
No objections

 Drainage
No objection to the foul and surface water drainage

 Town/Parish Council
No comments to make

Representations:
6 letters of support have been received advising:

- Affordable housing is needed in the area.
- Self-build houses are a way for people to be able to own their own properties.



- Renting is so expensive and for many puts too much strain on their finances without 
any beneficial long term outcome

- Local Councils should support self-build projects
- Well presented and provides good substantiation for the site, which should be 

regarded as perfectly sustainable.
- Not visible from the road
- Adding a small property onto an existing, well established development for use of a 

local family
- Using existing services low impact on the environment
- Sufficient car parking
- Minimal additional traffic with little or no impact on highways
- Close to shops, schools and public transport
- Low level design will have little impact on the environment and is in keeping with the 

existing properties and the surroundings

1 letter of representation was also submitted raising the following issues:
- Concern the proposal may affect the right of access to the existing garage, both during 

construction or thereafter
- It is our understanding that the gap between the corner of the garage and the gate and 

field will be widened to mitigate this. If this is not planned then we request this is done 
such that a car can be parked temporarily in front of the garage without restricting 
access

Relevant Planning History
2939/20/PR4 – Pre-application enquiry for self-build home (no officer support)

03/0298/99/F – Erection of garages for converted barns 1, 2 and 3 (approved April 1999)

03/1442/98/3 – Alterations, new roof and vertical tile hanging (approved October 1998)

03/1191/98/3 – Alterations and new roof (approved September 1998)

03/0434/97/3 – Conversion of barns to four dwellings (approved May 1997)

03/0452/97/3 – Extension to farmhouse (approved May 1997)

ANALYSIS

Principle of Development/Sustainability:
The Council’s local plan ‘Plymouth and South West Devon Joint Local Plan’ 2014 - 2034 
(JLP) was adopted in March 2019.  Policies SPT1, SPT2 and SPT3 relate to the delivery of 
sustainable development and underpin other JLP policies including TTV1.  

Policy SPT2 advises development should support the overall spatial strategy through the 
creation of communities which have reasonable access to a vibrant mixed use centre, which 
meets daily community needs such as neighbourhood shops, health and wellbeing services 
and community facilities. It also advises that they should be well served by public transport, 
walking and cycling opportunities.

Policy TTV1 sets out the strategy for locating new homes and jobs based on a hierarchy of 
settlements ranging in size from the main towns to smaller villages, hamlets and the 
countryside.  In the smallest villages, hamlets and in the countryside, development is only 



permissible where it can be demonstrated to support the principles of sustainable 
development. 

Totnes is identified within the JLP as one of the main towns and a key strategic location for 
the provision of new development within the plan area.  The JLP does not define settlement 
boundaries but as stated in paragraph 5.5 of the JLP, ‘development outside built up areas will 
be considered in the context of Policy TTV26 – Development in the Countryside.’  

While the site is within fairly close proximity to Totnes, owing to the rural characteristics of the 
site, the distance from the edge of the settlement and the fact the site is on the other side of 
the river, which forms a hard boundary between the town and the countryside, it is consider 
that the site falls within the countryside. Strategically this location is the least preferred option 
for new dwellings. Therefore when assessing the proposal against the settlement hierarchy 
set out in policy TTV1, development on this site would be assessed against the bottom tier 
TTV1.4 ‘smaller villages, hamlets and the countryside’.  In these locations the policy states 
that development will be permitted only if it can be ‘demonstrated to support the principles of 
sustainable development and sustainable communities (Policies SPT1 and SPT2) including 
as provided for in Policies TTV26 and TTV27.’

Policy TTV26 (Development in the Countryside) advises that the LPA’s will protect the 
special characteristics and role of the countryside. Isolated development in the countryside 
will be avoided and only permitted in exceptional circumstances.

Policy TTV27 (Meeting local housing needs in rural areas) advises that proposals for 
residential development on sites adjoining or very near to existing settlements may be 
permitted if it can demonstrate that it meets a proven need for affordable housing for local 
people and meets the requirements of all other relevant policies of the Plan.

Whilst it is noted that the proposal is for the provision of an affordable self-build property, in 
order to comply with the requirements of Policy TTV27, it must also comply with all other 
relevant policies of the Plan. The site lies around 0.4KM from the northern edge of Totnes 
and around 0.8Km from the round-about off the A381 on the approach into the town.  The 
site is well beyond the aspirational distances set out within figure 3.2 of Policy SPT2 and 
there is very poor connectively into the town with no safe options for pedestrians.  The A381 
approach road into Totnes is a busy and fast ‘A’ road with no pavements.  There is a bus 
stop close to the site, located off the main road to the north but to access this is poor and 
occupiers of the dwelling would still need to walk about 160m along the busy ‘A’ road.  Any 
pedestrian journeys along this road would be unsafe and would pose a risk to human safety.  
Therefore in reality it is likely that the occupiers of the property would be heavily reliant on a 
private motor vehicle which is not a sustainable approach to development.

Therefore it is considered that the proposal would fail to comply with the principles of Policies 
ST1, ST2, TTV1, TTV26 and TTV27 of the adopted Local Plan.   .

Design/Landscape:
Policy DEV10 advises that housing development should be of a high quality in terms of 
design and resilience and provide adequate space to achieve good living standards. Housing 
development should be designed to integrate within adjacent developments and not appear 
an unrelated addition.

The site currently comprises a small undeveloped plot of land to the north of the Marlands 
Farm complex, which comprises a block of buildings in the centre including Marlands 



Farmhouse and the attached Marlands Bungalow, with a horseshoe of 4 barn conversions 
opposite. There is a further detached garage building to the north and immediately adjacent 
to the application site. The access to the proposed dwelling is through the driveway serving 
the existing properties.

The proposed dwelling measures 13.75m in width and 6.95m in depth, set beneath a steeply 
pitched roof of 6m in height. The building has been designed to reflect a tradition barn form 
which would not be out of keeping with the adjacent buildings and would integrate within the 
site, when viewed from the surrounding countryside. 
The style and materials proposed are reflective of the rural character of the area and the 
presence of the existing hedgerow surrounding the plot, would also help screen it from the 
wider area.

Therefore given the scale and design of the buildings, it is considered that the proposal would 
not be harmful to the character and appearance of the wider area.

Neighbour Amenity:
The site is situated in a relatively isolated location, with the nearest dwellings Marlands 
Bungalow and 1 Swallow Cottages, situated approximately 28m to the south. The closest 
property within The Bourtons, to the east of the site is approximately 132m away. Given the 
topography of the area and the degree of separation, it is considered that the development 
can be accommodated on this site without adversely impacting on the amenities of the 
neighbouring occupiers.

Highways/Access:
There is an existing access to the site via the driveway which serves the existing properties 
on the site. It is considered that one additional residential unit would not result in a significant 
increase of traffic movements to or from the site to the detriment of highway safety. The 
proposal would include the provision of 2 parking spaces in accordance with policy 
requirements.

The proposal is therefore not considered to raise any highway safety concerns and the 
Highways Officer has not raised any objections to the proposal.

Living conditions for future occupiers
DEV 10 advises that housing development should be of a high quality in terms of design and 
resilience and provide adequate space to achieve good living standards

The Nationally Described Space Standards advise that a single bedroom should be no less 
than 7.5sqm and a double bedroom of 11sqm. The proposal is submitted with an indicative 
layout of 3 bedrooms (2 double and 1 single) and would provide a floor area of 129.55sqm. 
However, whilst the two double bedrooms as shown would have a floor area in excess of 
11.5sqm, one of the ground floor bedrooms would have a floor area of just 6.85sqm, below 
the standard required for a single bedroom. As such the proposal would only provide suitable 
accommodation for a 2 bed, 4 person dwelling and should be considered as such. The Space 
Standards advise that a 2 bed, 4 person house should have a minimum floor area of 79sqm. 
Therefore adequate space would be provided.

Dev 10 further advises that sufficient external amenity space should be provided. The 
Plymouth & South West Devon Joint Local Plan 2014-2034 Supplementary Planning 
Document states that for a detached dwelling there would be a minimum requirement of 



100sqm. The property would benefit from a rear garden area of approximately 156.5sqm, in 
compliance with these requirements.

It is therefore considered that the proposal would provide an appropriate living environment.

Flood Risk and Drainage
The site is partially located in a high risk flood zone (i.e. flood one 2 & 3), however this 
extends over the proposed garden area, with the proposed dwelling located within flood zone 
1. It is therefore considered that this is an appropriate site for residential development subject 
to conditions, if all other aspect of the proposal were acceptable.

Sustainability
The proposed dwelling would be constructed off site of timber framing with insulated panel 
and larch cladding, with the heating and hot water provided by an air source heat pump. 

Biodiversity / Ecology
The South Hams Council Wildlife Trigger table has been submitted with the application. This 
confirms that there would be no demolition works proposed and no works to exiting roofs, 
cladding etc. No trees or hedgerows on the site are to be removed as a result of this proposal 
and there is no evidence of protected species on the site. 

Other Matters
The applicant has advised that they would be willing to enter into a Section 106 agreement 
for the property being offered as an affordable self/custom build permanent home with a local 
connection and a price cap of 80% of the Open Market Value. Checking recent sales for 
detached 2 or 3 bed properties within the area gives a price range of £295,000 - £405,000 (2 
bed) and £357,00 - £532,500 (3 bed). Whilst noting for that within planning constraints this 
proposal has been considered as a 2 bed unit, the submitted floor plans identify 3 bedrooms 
and there would be nothing to stop them from advertising it as such.

Conclusion
There is an in principle objection to the proposal due to its siting in an unsustainable location. 
It is therefore 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 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
SPT3 Provision for new homes
SPT9 Strategic principles for transport planning and strategy
SPT10 Balanced transport strategy for growth and healthy and sustainable communities
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
TTV27 Meeting local housing needs in rural areas
DEV1 Protecting health and amenity
DEV2 Air, water, soil, noise, land and light
DEV9 Meeting local housing need in the Plan Area
DEV10 Delivering high quality housing
DEV20 Place shaping and the quality of the built environment
DEV23 Landscape character
DEV25 Nationally protected landscapes
DEV26 Protecting and enhancing biodiversity and geological conservation
DEV28 Trees, woodlands and hedgerows
DEV29 Specific provisions relating to transport
DEV32 Delivering low carbon development
DEV33 Renewable and low carbon energy (including heat)
DEV35 Managing flood risk and Water Quality Impacts 
Other material considerations include the policies of the National Planning Policy Framework 
(NPPF) and guidance in Planning Practice Guidance (PPG). Additionally, the following 
planning documents are also material considerations in the determination of the application: 

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.


