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Distribution) 
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1. REASON FOR REPORT 
 

Councillor Dewhirst has requested that this application be referred to Planning 
Committee if the Case Officer is recommending approval. The reasons given are: 

 Overdevelopment of the site; 

 Proximity to local residents and their loss of amenity; 

 This barn was built under application 12/01313/FUL just 4½ years ago for an 
agricultural barn, I feel the Committee need to decide the appropriateness of 
such a change of use after such a short passage of time.  This would in effect 
convert the whole farm to industrial use. 

 
2. RECOMMENDATION 
 
 PERMISSION BE GRANTED subject to the following conditions: 

1. Standard 3 year time limit for implementation 
2. Development to be carried out in accordance with the approved plans 
3. Use restricted to B1 and/or B8 and for no other purpose including permitted 

changes in the General Development Order 
4. Hours of operation limited to Monday to Friday 0800 to 1700 and Saturday 0800 

to 1200 
5. All deliveries to take place within the hours of operation 
6. Any vehicles visiting the site shall only use the access to the west side of the site 

on the road between Bulleigh Barton Cross and Windthorn Cross 
7. Parking shall only take place in the designated parking bays identified on drawing 

no BBCOU/01 (b) Site Layout Plan in the interests of preserving the horse 
chestnut tree protected by a Tree Preservation Order 



 

 

8. The site access road shall be hardened, surfaced, drained and maintained 
thereafter to the satisfaction of the Local Planning Authority for a distance of not 
less than  5 metres back from its junction with the public highway 

 
3. DESCRIPTION 
 

Site Description 
 
3.1 Bulleigh Barton Farm is situated in open countryside to the east of the village of 

Ipplepen and the A381 Newton Abbot to Totnes Road.  It is linked to the A381 by the 
busy minor road connecting Park Hill Cross to Marldon. 

 

3.2 Highway access is gained from the west via a wide access point into the property. 
 
3.3 The subject building is a steel fabricated building located to the north-east of the 

farmhouse on a level site.  Adjacent to the building is an existing hardstanding level 
yard area that would be used for parking for the units proposed to be created.  Plan 
BBCOU/01 (b) depicts designated parking areas within the yard to be used for the 
proposed units. 

 
3.4 The subject building was granted consent under application reference 12/01313/FUL 

as an agricultural building and adjoins another steel fabricated building previously 
used for agricultural purposes before changing use under reference 14/03018/COU 
for commercial uses B1, B2 and B8. 

 
3.5 The agricultural building the subject of this application was granted consent to 

facilitate the storage of hay and straw.   
 
3.6 Since the grant of this consent a beef rearing unit has been granted consent to the 

western part of the farm holding (application references 13/02501/MAJ and 
14/00965/MAJ).  It has been found that since the beef rearing unit has been brought 
into use that the storage of hay and straw can be accommodated within the beef 
rearing unit and therefore the separate building for the storage of hay and straw is no 
longer required and has become surplus to requirements.  It makes more sense for 
the hay and straw to be located at the beef rearing unit where it is required rather 
than in the building the subject of this application. 

 
 Proposal 
 
3.7 The subject building has approximately 1085 square metres floorspace (measured 

internally) and it is proposed that the building be split into four units of which two 
would be 21.2 metres x 13.6 metres and two would be 21.2 metres x 12.2 metres. 

 
3.8 It is proposed to use the building for Use Class B1 (light industry) and B8 (storage 

and distribution) purposes. 
 
3.9 It is proposed to remove the existing access doors from the south and west 

elevations.  All access to the proposed four units would be from the eastern side of 
the building which already has an extensive yard area and parking facilities.  To 



 

 

enable this three new door openings would need to be created in the east elevation 
so that each unit has its own access. 

 
3.10 It is proposed that the site will be accessed exclusively from the main part of the farm 

complex as are the existing commercial uses.  No commercial access is currently 
taken from the other commercial uses on the site or would be allowed on the lane 
leading from the site in an easterly direction past the residential properties comprising 
The Chestnuts, The Oaks, etc.   

 
Principle of the development/sustainability 
 

3.11 The NPPF in the section entitled ‘Supporting a prosperous rural economy’ sets out 
that planning policies should ‘support economic growth in rural areas in order to 
create jobs and prosperity by taking a positive approach to sustainable new 
development’.  To promote a strong rural economy the NPPF sets out that Local 
Plans should: 

 

 Support the sustainable growth and expansion of all types of business and 
enterprise in rural areas, both through conversion of existing buildings and 
well-designed new buildings; 

 Promote the development and diversification of agricultural and other land-
based rural business. 

 

3.12 This application seeks to convert an existing building on site which is no longer 
required for agricultural purposes as part of a farm diversification scheme.  The 
proposal therefore fully accords with the way in which the NPPF seeks to support the 
sustainable growth of the rural economy. 

 
3.13 Following the same stance as the NPPF, Policy EC3 (Rural Employment) of the 

Teignbridge Local Plan 2013-2033 sets out how the rural economy will be supported 
in Teignbridge. 

 
3.14  Policy EC3 (Rural Employment) of the Teignbridge Local Plan 2013–2033 states that: 
 
 To support the rural economy, the following developments for business, general 

industrial and storage and distribution uses in open countryside will be acceptable in 
principle: 
a) extensions or expansions of an existing business or employment site; 
b) diversification of a farm; 
c) change of use or conversion of a permanent and soundly constructed 

 building; 
d) sites adjoining a defined settlement; and, 
e) uses with a strong functional link to local agriculture, forestry or other existing 

 rural activity. 
 

 Provided that: 
f) the scale of employment is appropriate to the accessibility of the site by 

 public transport, cycling and walking and the standard of highways, and 
 would improve the balance of jobs to working age population within the 
 immediate vicinity; 



 

 

g) proposals respect the character and qualities of the landscape and the 
 setting of any affected settlement or protected landscape and include 
 effective mitigation measures to avoid adverse effects or minimise them to 
 acceptable levels; 
h) changes to an existing building of historic interest or character sensitively 

 retain its interest, character and appearance; 
i) they conform with specific and relevant policies affecting the site including 

 protected wildlife, heritage assets and flooding; 
j) and in particular that proposals do not affect the integrity of the South Hams 

 SAC. 
 
3.15 The proposal would accord with (a), (b) and (c) of Policy EC3 and therefore in 

principle there is policy support for the change of use of the building provided. 
 
3.16 Overall, the conversion of this building to four units for B1 and B8 will support the 

farm enterprise at Bulleigh Barton Farm providing funds to support the farming 
enterprise at the site from the rent generated from letting the units, as has been the 
case with the former agricultural buildings already converted to commercial uses at 
the site.  It is not considered that the proposals would give rise to any significant 
adverse impacts when judged against the provisos in criteria f) to j) of policy EC3.  
There is therefore in principle policy support for the proposal. 

 
Impact upon the character and visual amenity of the area 
 

3.17 The proposal involves minimal alterations to the exterior of an existing building to 
enable its conversion which involves the south and west elevations being closed off 
and three new openings in the east elevation.  Parking spaces will also be marked 
out within the existing hard standing yard to serve the proposed units. 
 

3.18 The site will be accessed using an existing road and an adequate yard and parking 
area already serves the development, albeit parking spaces are proposed to be 
marked out for use for the proposed units.  

 
3.19 The change of use is therefore assessed to have a negligible visual amenity impact. 
 

Impact on residential amenity of surrounding properties 
 

3.20 The uses applied for have been limited to B1 (light industrial) and B8 (storage and 
distribution) to prevent the units being occupied by uses which could cause noise 
nuisance to neighbours. 

 
3.21 The uses proposed are compatible with the existing uses on site and it is likely that 

at least one of the existing business on site would expand into one of the created 
units.  It is considered that these uses can be accommodated adjacent to residential 
properties without causing an unacceptable level of noise nuisance/disturbance to 
neighbours. 

 
3.22 It is however recommended that hours of operation and restrictions on timing of 

deliveries be conditioned to be the same as that applied to the other buildings on site 
which have changed use from agricultural to commercial buildings on the site to 



 

 

ensure that the buildings are not operated during or deliveries do not take place 
during unsociable hours in the interests of residential amenity. 

 
3.23 It is also recommend that the use of the building be restricted to B1 and/or B8 applied 

for and that a condition be applied to prevent the ability to change to a use which is 
deemed a permitted change in the General Development Order which could have a 
greater impact on neighbours than the use applied for under this application.  
 
Impact on horse chestnut tree and bank 
 

3.24 Concern was raised during the course of the application in representations received 
with regard to the impact of the proposal, particularly the parking area to serve the 
proposed units on the horse chestnut tree, bank and hedgerow on site.  Following a 
visit to the site the Council’s Arboricultural Officer placed a Tree Preservation Order 
on the horse chestnut tree and a revised plan was submitted re-arranging the parking 
layout to avoid impact on this tree.  The Council’s Arboricultural Officer has 
considered this revised parking layout and concludes: The re-arrangement of the 
parking area and the making of District of Teignbridge (Bulleigh Barton Farm) Tree 
Preservation Order 2017, will ensure that the horse chestnut tree will be unaffected 
by the proposal. 

 
3.25 With regard to the bank and hedgerow the parking area does not extend, as stated 

in some representations received, into the adjoining field.  The bank and hedgerow 
are, therefore, unaffected by the proposal and will continue to provide a landscaping 
screen to the site. 

 
3.26  No arboricultural objections are therefore raised to the proposal. 
 

Impact on Highway Safety 
 

3.27 The main access to the site is acceptable for use for deliveries and staff for this 
building, as this is the access for all the other units with consent on the site.   

 
3.28 Concern has been raised in representations received with regard to the proposal 

increasing traffic on the surrounding roads.  
 

3.29 Devon County Council Highways have been consulted and have raised no objections 
to the proposal commenting that the number of trips this development could generate 
would depend on the type of business B8 would attract, but for this size of unit this 
would not result in a severe effect on the highway. 

 
3.30 Devon County Council Highways have commented that the access onto the public 

highway at the moment needs to be remedied to ensure stones, etc., do not migrate 
onto the existing highway and cause an obstruction.  The following condition is 
recommended to be applied to ensure that this is dealt with: 

 
The site access road shall be hardened, surfaced, drained and maintained thereafter 
to the satisfaction of the Local Planning Authority for a distance of not less than 5 
metres back from its junction with the public highway. 
REASON:  To prevent mud and other debris being carried onto the public highway. 



 

 

 
3.31 A condition is also recommended to ensure that only this access is used as there is 

a further agricultural access on the east side of the site which would be unsuitable for 
use by industrial and staff traffic. 

 
3.32 In one of the representations received it is requested that consideration be given for 

a gate to the south west corner of the building to stop through traffic. It is not 
considered this is a condition that it would be reasonable for the Local Planning 
Authority to apply as through traffic within the site would not result in a highway safety 
concern where such a condition may be deemed to be justified.   

 
 Foul Sewage 
 
3.33 Concern has been raised that the application form does not clearly state what will 

happen to foul sewage.  The applicant has since responded to this comment to advise 
that the farm has existing septic tanks which would be used to dispose of foul sewage.  

 
Summary and Conclusion 

 
3.34 The application has been made due to a demand from both occupiers of the existing 

units on site to expand and other local businesses looking for industrial units in this 
area. The use of the units for commercial uses is for farm diversification, and the 
building is located on a site where there are existing commercial uses therefore 
building on this economic base is in accordance with criteria a), b) and c) of Policy 
EC3.  It is not considered that the proposals would give rise to any significant adverse 
impacts when judged against the provisos in criteria f) to j).  It is therefore 
recommended that permission is granted.  

 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033 

S1A Presumption in favour of Sustainable Development) 
S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S3 (Land for Business, General Industry and Storage and Distribution) 
S22 (Countryside) 
EC2 (Loss of Employment Sites) 
EC3 (Rural Employment) 

 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 

Tree Officer - I refer to revised drawing (site layout plan BBCOU/01(b) and confirm 
there are no arboricultural objections to the proposal. 

 



 

 

The re-arrangement of the parking area and the making of District of Teignbridge 
(Bulleigh Barton Farm) Tree Preservation Order 2017, will ensure that the horse 
chestnut tree will be unaffected by the proposal. 
 
Devon County Council Highways - The site is accessed off a C Classified County 
Route which is restricted to 60 m.p.h. 
 
The number of personal injury collisions reported to the police between 1 January 
2010 and 31 December 2015 is 1 and of these incidents, no serious or fatal accidents 
are recorded. 
 
The number of trips this development could generate would depend on the type of 
business B8 would attract, but for this size of unit this would not be a severe effect 
on the highway. 
 
The access onto the public highway at the moment needs to be remedied to ensure 
stones, etc., do not migrate on to the existing highway and cause an obstruction, 
therefore I would suggest a condition to ensure this is dealt with: 
 
The site access road shall be hardened, surfaced, drained and maintained thereafter 
to the satisfaction of the Local Planning Authority for a distance of not less than 5 
metres back from its junction with the public highway 
 
REASON:  To prevent mud and other debris being carried onto the public highway. 
 
Economic Development, Economy & Assets 
 
We have looked closely at this application and wish to support the change of use to 
B1 and B8.   

 
We are in a situation where we do not have enough employment land in the District. 
We are currently aware of demand across the district for 38,000sqm of new B 
space.  
 
While we continue to approve sufficient levels of employment land delivery is poor. 
This is due to a wide range of factors including opening up costs, timescales 
associated with utilities providers (particularly Western Power) and landowner 
expectations. 
 
With low levels of delivery and no real sign of the allocated sites coming forward at a 
timely rate, we need to seriously consider allowing extensions of existing employment 
sites where there will be new jobs created. 

 
An additional point to consider is the Government’s focus on raising productivity. If 
the applicants are able to indicate new job creation and the nature of the jobs in terms 
of skills and pay is to the governments agreed pay scales, then again this to my view 
would be a significant consideration in favour of supporting the proposal. 

 
6. REPRESENTATIONS 
 



 

 

 At the time of writing this report 11 letters of objection and 10 letters of support had 
been received. 

 
 The letters of objection received raised the following summarised concerns/issues 

(see case file for full representations): 
 

1. Concern that building has only been up for a few years before application for 
planning for industrial use submitted 

2. Concern that building in question was built in excess of current agricultural 
requirements and built with the intention of converting to non-agricultural use at a 
future date. 

3. It is clear Ipplepen Parish has concern with regard to need for agricultural building 
at time of original application in 2012. 

4. Concern that there will be further building erected as agricultural buildings on site 
and then applications made to convert to further industrial units 

5. Fear B2 use will be sought in future – particularly given that Hunters Brewery 
showing interest in unit in their comment. 

6. Building should be retained for claimed agricultural purposes 
7. Location unsuitable for industrial expansion 
8. The planning statement stating that the building should be considered redundant 

for agricultural use due to the development of the beef unit, is a nonsense as the 
building was constructed in 2012 with a condition on the approval (12/01313/FUL) 
stating that the agricultural building was ‘not to be used for the accommodation of 
livestock or for the storage of slurry or sewage sludge’ so was built knowing full 
well that it could not be used for livestock 

9. There are already letting units on the farm, are additional units needed to keep the 
farm viable? 

10. Concern proposal would exacerbate existing traffic issues on the access roads 
from Park Hill Cross 

11. Concern with regard to use of hard surfaced area, and consideration given to a 
locked gate to be placed on the south west corner of the building stopping through 
traffic 

12. Noise from intensification of use of site and from delivery vehicles. 
13. Need for employment space should be met by planned, properly serviced 

industrial estates, with good road access, rather than ad hoc developments 
scattered across the countryside. 

14. Concern with regard to impact on horse chestnut tree as a result of proposed 
development 

15. Concern about foul sewage disposal 
 

The letters of support (including one from the National Farmers Union (NFU)) raised 
the following summarised comments (see case file for full representations): 
 

1. Beneficial farm diversification 
2. Proposal will sustain rural jobs and diversify local economy 
3. Proposal will provide opportunity for between 10-20 people to be employed 
4. Proposal will provide existing businesses on site with the ability to expand 
5. Proposal is good for the economy 
6. Proposal provides opportunities for small businesses to be based within 

local, rural areas. 



 

 

7. This is an excellent site, and is carefully managed to not cause adverse 
effects to local residents. 

8. From experience at Dainton Manor Estate there has always been demand 
for affordable business units.  This type of space is essential for startup 
companies. 

9. It is important to accept that times change and redundant space must be put 
to good use.  It is essential that we as a community support small business 
which is the back bone of our rural economy. 

10. Building is vital to provide affordable space for business use in this area 
11. It is difficult for the farm to operate on a financially sound basis.  This proposal 

sees the farming business still able to continue, the land utilised with livestock 
and arable, whilst local businesses are able to work in this lovely environment 

12. The farm has not had to sell off paddocks, or chosen to cover land with solar 
panels or wind turbines.  There is not an easy way forward, but I feel this is 
the best solution for all 

13. The changes will be contained within visually enclosed areas in an already 
existing building.  There will consequently be no change to existing character 
of the surrounding area 

14. There will no significant increase in noise pollution or fuel emissions due to the 
intended business use 

15. Farmers should be granted full permission to modernise, develop and grow 
their business in order to generate profitable uses for land and buildings to 
assist with the continued running of their farms, as well as creating new jobs 
and services in the countryside that benefit local communities. 

16. The precedent has already been set for this development. 
 
7. PARISH COUNCIL’S COMMENTS 
 
 Ipplepen Parish Council object strongly to this application on the grounds of 

unsustainable development in the countryside and overdevelopment of the site. 
 
 We have also noticed that there is a mature chestnut tree that could be vulnerable to 

the development, as it would appear to be in the middle of where the car parking is 
going to be.  Plus there are major concerns about the additional traffic that this 
development would generate, which is totally unacceptable on a class ‘C’ lane. 

 
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. 
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