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1.       REASON FOR REPORT 
 

The Ward Member, Councillor Amanda Ford, requested Committee consideration 
because the owner constructed the barn without applying for planning permission; 
the date to request call in was approaching and the case officer had not visited the 
site to check if the proposal met planning law; there is a previous refusal on the 
same site in an Area of Great Landscape Value; and residents’ opposition to the 
proposal. 

 

2.       RECOMMENDATION 
 

PERMISSION BE GRANTED subject to the following conditions: 
1. Development to be carried out in accordance with the approved plans. 
2. Remove Permitted Development Rights under Part 6 GPDO 

 

3.        DESCRIPTION 
 

3.1      The site is located down an unmade track on land within the ownership of Premier 
Barton Farm, Lower Ashton. The application is retrospective as the agricultural 
machinery storage building is already in place. It is sited adjacent to an existing 
yard and another barn which houses cattle. The existing barn is larger than the 
building which is the subject of this application. The building is a steel framed 
building with green vertical cladding to three sides. It has a low pitched roof 
constructed in corrugated roofing sheets. There are 4 clear roofing sheets. The 
western end of the building is open to the yard. The building is to be used to store 
tractors, trailers and other farm machinery. It measures 9 metres by 18 metres and 
is 5.7 metres high.



3.2     The building has been constructed so that it sits into the hillside. The hill rises 
further from the edge of the building to the north. Viewing the building from the north 
in the field above, only the upper third of the building is visible. The existing barn to 
the west of the application building has been described as being just under a metre 
(0.89) higher than the proposed barn and that building would screen views of the 
new building from the north west. 

 

3.3   The site lies within an area designated as an Area of Great Landscape Value 
(AGLV). Policy EN2A (Landscape Protection and Enhancement) seeks to protect 
and enhance the landscape of the area. There are mature trees to the south and 
west of the site. The trees to the south are taller than the proposed building and 
screen the building from views to the south. These trees are also protected by a 
Tree Preservation Order. The area of land to the west is woodland. 

 

3.4     Drainage is proposed to be via a soakaway. 
 

3.5     There appears to be much concern from local residents that the applicant erected 
the building without permission and if it is approved then it would set a precedent for 
others to follow suit. However in planning law retrospective applications must be 
determined in accordance with both national and local planning policies, in essence, 
in the same way that any other planning application would. The fact that the 
development has already taken place cannot be a material consideration for the 
Local Planning Authority. 

 

3.6     The application must therefore be considered individually on its planning merits 
having regard to national and local planning policy. 

 

3.7     The Parish Meeting and a number of objectors have made reference to the Ashton 
Design guide, which was produced a couple of years ago. The suggestion is that 
the proposal is contrary to this document. In terms of status the document has not 
been subject to any Committee process. However having reviewed the document it 
is not considered that the proposal would conflict with its aims. 

 

3.7     The planning history on this site is also relevant and has been raised by a number 
of the objectors. Reference has been made in the letters of representation to an 
application reference 08/03437/MAJ. This application was for “the temporary siting 
of a mobile home for an agricultural worker, the erection of four cattle buildings, the 
erection of a hay barn and the erection of a silage clamp bunds and landscaping”. 
The  application  was  refused  and  subsequently  this  large  scale  proposal  was 
granted consent to be located at Cowley Farm. Whilst this application is relevant in 
terms of the fact that it was proposed on the same site as the new agricultural 
building is proposed, it was a much larger scale of proposal and would, as was 
given in the reason for refusal, have had a significant impact on the Area of Great 
Landscape Value. 

 

3.8     The current application is for one building which has been set into the hillside, is 
adjacent to an existing barn, has used green cladding to help it to merge into the 
countryside setting and is surrounded on three sides by trees. Whilst it is 
acknowledged that the area is still designated as an Area of Great Landscape 
Value, the building does not have an impact on the character of this landscape



because it cannot be seen from any public vantage points. Policy EN2A (Landscape 
Protection and Enhancement) seeks to protect and enhance the landscape of the 
area and development should be sympathetic to and help to conserve the natural 
landscape. The proposed building does not stand out in the landscape, and cannot 
be seen, albeit it may be glimpsed through tree branches in the winter. However 
being set into the hillside it will still merge into its setting rather than stand out from 
it. 

 

3.9    It is worth noting that Part Q permitted development rights for the conversion of 
redundant agricultural buildings to dwellings could not accrue to the development as 
it would fail Q.1 (a) (i) i.e the agricultural building was not constructed and in use as 
at  the 20th  March 2013. The  planning application forms state  that  the  date  of 
bringing into use the building for its stated purpose was the 30th November 2015. 

 

3.10   On balance, the recommendation is one of approval. 
 

 

 

4.        POLICY DOCUMENTS 
 

Teignbridge Local Plan 2013-2033 
S1A (Presumption in favour of Sustainable Development) 
S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S22 (Countryside) 
EC3 (Rural Employment) 
EN2A (Landscape Protection and Enhancement) 

 

5.        CONSULTEES 
 

None 
 

6.        REPRESENTATIONS 
 

13 letters of objection have been received and 2 letters of support, one of which is 
from the planning consultancy that was involved in the previous proposal. 

 

The letters in support comment that the building does not appear to have any visual 
impact on the environment. The planning consultants provide an in-depth 
consideration of the merits of the case in relation to the NPPF, the Teignbridge 
Local Plan, in particular Policies S22 and EN2A. They mention that the farm holding 
has more than doubled in size since the last application going from 150 acres to 
320 acres of owned and rented land used primarily for the raising of Charolais bulls. 
With that expansion the applicant has found that he needs more covered space for 
farm machinery. Three reasons for locating the building where it is are given: 

1. Insufficient level land at Cowley 
2. The Cowley site is close to the road and makes it vulnerable to theft. The 
applicant has had equipment stolen from the yard at Cowley in the past.



3. When in use much of the equipment would need to be moved along the 
public highway from Cowley to the main block of land close to the original 
farmstead, which is inconvenient to highway users and the applicant. 

 

The letters of objection are summarised as follows: 
1.  It is not sensible to permit farm buildings in such a beautiful area. 
2.  The history of this site should be taken into account and the focus for new 

buildings should be Cowley. Any subsequent decisions should reflect that 
decision. 

3.  Teignbridge previously refused permission for a building on exactly this site. 
4.  Teignbridge should refuse permission and seek demolition. 
5.  This area needs protection and unauthorised development should be dealt 

with firmly. 
6.  The erection of the building has been done without planning permission; it is 

also in complete contradiction to previous decisions and policy statements. 
The development is also contrary to the key objectives of the Ashton Village 
Plan and gave no consideration to residents in both its location and the 
manner of its erection. 

7. The building dominates the skyline facing the village and corrupts an 
environmentally sensitive area. 

8.  To allow this development may lead to further development which would be 
harder to resist if this application is approved. 

9.  Do not wish to see planning for further industrial farming to encroach on this 
Area of Great Landscape Value. 

 

7.        PARISH COUNCIL’S COMMENTS 
 

“A meeting was called to discuss the planning application. The applicants were in 
attendance to address the meeting and explained their rationale for both needing 
the proposed barn and their reasons why the barn has been built. 

 

Once the applicants had finished addressing the meeting questions were invited…. 
Amongst them, he was asked why he decided to build the barn without having prior 
consent, why he chose to site it where he did, given the historical objections to 
developments in that area and why he hadn’t discussed the plans in advance with 
Ashton Parish Meeting. 

 

The Applicants left the meeting and the floor was given over to residents to discuss. 
The general consensus is best summarized as follows: 

• There was a general feeling of upset that the applicants had not discussed 
the proposed development prior to building. 

• There was concern that, historically, development on  this site had been 
fought and indeed development had only been approved on the basis of an 
alternative location. 

• Whilst there was sympathy with the applicants need, some comments were 
made regarding the siting of the barn and its visual impact. 

• Comment was made that the Ashton Design Statement, which was the result 
of many months hard work, had been ignored.



• Concern was raised  that  by not  objecting to  the  proposal,  a  dangerous 
precedent would be set which may give other applicants a false impression 
as the will of the Ashton Parish Meeting. 

 

Whilst the above is not an exhaustive list, I believe it outlines the negative sentiment 
expressed. On a positive note, there were also comments in support of the 
application, there was sympathy to the applicants need for the building and that his 
agricultural holding had significantly increased in size. 

 

Once all comments were made a vote was taken …. The vote was 5–8 in favour of 
the application. This letter is confirmation that the Ashton Parish Meeting supports 
the applicant’s proposal for the retention of the agricultural building. One point was 
whether a condition could be attached to the building ensuring that it is only ever 
used as a building solely used for agriculture.” 

 

8.        COMMUNITY INFRASTRUCTURE LEVY 
 

The CIL liability for this development is Nil as the CIL rate for this type of 
development is Nil and therefore no CIL is payable. 

 

9.        ENVIRONMENTAL IMPACT ASSESSMENT 
 

Due to its scale, nature and location this development will not have significant 
effects on the environment and therefore is not considered to be EIA Development. 

 

WARD MEMBER:   Councillor Ford, Teign Valley
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