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1. REASON FOR REPORT 
 

Councillor Vogel has requested that this application be determined by Planning 
Committee as the proposal has received a mixed reception with all parties raising 
valid points. 

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

1. Standard 3 year time limit for commencement 
2. Development to be carried out in accordance with approved plans 
3. Hard and soft landscaping schemes to include biodiversity recommendations 
4. Samples of external materials to be agreed 
5. Foul and surface water drainage scheme to be submitted for approval 
6. Provision of proposed parking and access prior to site being brought into use 

and retention of agreed visibility in perpetuity 
7. Unsuspected land contamination 
8. Retail and cafe floor space to be limited to that shown on the approved drawings 
9. Goods to be sold from the shop shall be food and drinks only 
10. At least 40% of goods being stocked and sold shall be produced in Teignbridge 

and no more than 20% of goods being stocked or sold shall be from outside 
Devon. An appropriate log shall be kept and available for inspection at any 
point. 

 
3. DESCRIPTION 
 
 The Site and Proposal 
 
3.1 The site lies immediately to the south east of the Devon Expressway and comprises 

a triangular-shaped parcel of land which is bounded on the south east by the slip 
road from Ashburton onto the dual carriageway and on the north west by the dual 
carriageway. The application site is roughly 0.31 hectares in size.  It lies outside 



 

 

any defined settlement boundaries but in close association with the small and 
historic hamlet of Dolbeare which consists of a handful of buildings.  

 
3.2 The site has vehicular access off the slip road. The site itself comprises waste land 

and a partially-constructed agricultural building which was granted planning 
permission under ref: 11/02877/FUL. Boundary treatments are a mix of simple 
fencing and planting. The site is readily visible from the surrounding area especially 
from the dual carriageway when travelling in either direction. The existing building is 
unfinished but comprises the metal framework and a covered roof.  The building 
has a footprint of 225 square metres. 

 
3.3 The revised proposal sets out a change of use scheme to allow for a farm shop with 

associated café on the ground floor and stores, office and staff area at first floor. 
The building will be completed and will comprise a largely timber-clad exterior with 
timbered louvered detailing over the larger sections of glazing. Openings have been 
kept to a minimum with the more functional windows being placed on the less 
visible rear elevation. The surrounding site will be regraded and laid out to provide 
associated parking within landscaped grounds. The two existing vehicular access 
points will be closed off and a new vehicular entrance placed at the most westerly 
end of the site: this maximizes the visibility.  

 
3.4 The submitted Design and Access Statement sets out that the farm shop will 

provide an outlet for the applicants’ own home-produced meat, vegetables and 
produce as well as providing an outlet for over 15 local farmers who have joined the 
Ruby Farm Shop Co-Operative. The applicants have local farms based in 
Ashburton and Teignharvey. Details of the other farmers in the Co-operative have 
been supplied in this Statement. The document goes on to set out that: 

 
 “The National Farmers’ Retail and Markets Association (FARMA) supports farmers 
who want to sell their products direct to the consumer from farm shops, farmers’ 
markets, home-delivery, on-farm catering or pick-your–own farms. FARMA will 
support planning applications where: 

 40% of goods are own produce plus local foods 

 40% are regional 

 20% are from elsewhere 
It is confirmed that this application is submitted on this basis and the applicants are 
happy to accept a condition in relation to the % of produce as above.” 
 
This is a suitable way of controlling the nature of the stock being sold and for the 
avoidance of doubt if a condition is agreed it is considered that ‘Local’ should relate 
to produce from within the Teignbridge District. 

 
 Policy Background and Consideration of the Development 
 
3.5 The site lies outside any defined settlement limits. The closest settlement is 

Ashburton which lies largely within the Dartmoor National Park, the boundary of 
which runs along the north western side of the dual carriageway. Policy S22 of the 
Teignbridge Local Plan 2013-2033 sets out that outside defined settlement limits 
development and investment will be managed to provide attractive, accessible and 
biodiverse landscapes, sustainable settlements and a resilient rural economy. This 



 

 

policy restricts the nature of development which can be supported in such locations 
but does make provision for retail, leisure and tourist uses. Although not adjacent to 
the settlement limits it should be noted that a recent appeal decision allowed a 
scheme of residential development on the outskirts of Dolbeare arguing that this 
was a sustainable location in view of a proposed footpath link to the town. Vehicular 
access to the site is easy given the nature of the local road network.  

 
3.6 The proposal is set out as a form of diversification for existing farming enterprises in 

the locality. It is acknowledged that within the Co-operative there is a variety of 
locations for the farms but a number are within the Teignbridge District. Policy EC3 
relates to Rural Employment and the need to support the rural economy. This policy 
sets out the potential for uses within B1, B2 and B8 being explored either as 
expansions, farm diversification proposals or changes of use and conversions. This 
application sets out a mix of retail and café and, whilst this is a clear farm 
diversification project for those in the Co-operative, it is not a scheme which 
presents an employment use as set out in the preamble associated with this 
condition. It should however be noted that this building and indeed the site are 
somewhat isolated from the rest of the farming activities and it would not be 
unreasonable to explore alternative uses.  

 
3.7 Policy EC6 relates to Large Scale Retail Development. This policy sets out that to 

enhance the vitality and viability of the defined primary shopping areas and within 
sites allocated for retail use new shops with more than 280 square metres sales 
floor area, will not be permitted outside such areas unless a number of criteria 
including the submission of a sequential test are met. This building has a total 
footprint of 225 square metres and not all of this is set out for retail as a good 
proportion is set out for food preparation and the café. In order to ensure matters do 
not change the level of retail floor space can be appropriately conditioned.  

 
3.8  Concerns have been raised about the direct impact that this proposal could have on 

the health and vitality of Ashburton town centre and the businesses located within. 
Given the size of the unit and the ability to control future expansion it is not 
considered that there could be policy support to refuse this proposal based on 
these grounds. Whilst it would be beneficial for the farm shop and café to be 
located within the town centre the applicants have this vacant site and building for 
which an alternative use is sought.  

 
3.9 For interest it is noted that under the new permitted changes set out in the 

amended GPDO, 1995 Agricultural buildings can be converted to a range of uses 
including retail, recreation and cafes and restaurants. An application has not been 
made under this legislation to see whether or not the building would be eligible but 
it is suspected that as it has not been completed and brought into use it would 
probably not comply. It is however interesting to note that central government have 
set out more relaxed controls over established agricultural buildings up to a 
footprint of 500 square metres.  

 
3.10 The site is currently served by two vehicular access points off of the slip road. The 

proposal sets out that these will both be blocked up and a new entrance made 
further down the slip road. The applicant has provided appropriate transport 
assessments and has liaised direct with the Highways Officer from Devon County 



 

 

Council in order to ensure that a safe access and egress point can be established 
and to ensure that the appropriate visibility is provided. The Highway Officer’s 
comments demonstrate that an acceptable solution has been achieved. The level of 
parking is appropriate and the parking area is proposed to be landscaped to 
improve the visual appearance of the area and to deliver biodiversity enhancement. 
In order to secure this and to achieve the correct detailing a landscape condition is 
suggested.  

 
3.11 The approved building is a simple pitched roof modern agricultural barn. Changes 

have been made to the approved exterior to facilitate changing the nature of the 
internal uses. It is considered that the revised plans deliver a design which is 
acceptable when taking account of the design of the approved building and the 
context of the wider area. Samples of the timber cladding should be conditioned so 
as to ensure that a good quality material and finish is secured. It should be noted 
that the signage shown on the plans does not form part of the proposals and these 
would be considered under a separate consent where they require formal 
advertisement consent. Although the site lies in close proximity to the boundary 
with the National Park, it is not considered that the proposals which now see no 
new increase in the footprint and a general tidying up of this site and associated 
native landscaping could be argued to be detrimental to the character and quality of 
the National Park.  

 
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) 
 EC6 (Large Scale Retail Development) 
  
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Biodiversity Officer - No objections, subject to the measures and safeguards 

described in the Ecological Report being put in place. Please include suitable 
condition(s) for compliance with the Ecological Report. 

 
 Dartmoor National Park Authority - Please see letter attached to end of report. It 

should be noted that these comments relate to the original scheme and not the 
smaller scheme set out in the revised plans.  

 
 Drainage Engineers –  

1. All surface water must be taken to soakaway/sustainable drainage system 
(SuDS) within the curtilage of the site. The applicant must demonstrate that any 
specifically-designed SuDS can accept the surface water run-off generated. 



 

 

2. All soakaways to be no less than 5 metres away from any structure and ground 
percolation testing to be carried out as per BRE Digest 365. 

3. All existing land drainage, ditches and pipes, etc., must be maintained or 
accommodated within the proposed surface water system to serve the 
development. 

4. The operation, performance and maintenance of the surface water system will 
remain the responsibility of the riparian landowner.  

5. In order to ensure that any un-adopted private surface water management 
facilities are adequately maintained, the developer is required to submit details 
of the surface water management company and also a copy of the maintenance 
schedule, as necessary. 

6. The applicant must consult with South West Water about the availability of and 
method of connection to the public sewer. 

 

 Devon County Council (Highways) - I am happy that suitable visibility can be 
achieved to the left.  It is slightly less than 120 metres that was suggested.  The 
guidance is 120 metres for 50mph and the speed survey showed speeds of 43mph, 
so I am comfortable that we can accept a slightly lower visibility without 
compromising safety.  I would request the standard visibility splay condition so that 
the splay is maintained in perpetuity. 
 
Highways Agency - It is disappointing that a transport statement has not been 
submitted with the application, bearing in mind our comments contained in our letter 
of 29 November 2013 at the pre-application stage. However, on this occasion we 
are satisfied that the development is unlikely to generate more than 30 vehicle 
movements in the peak hours and we are therefore not  requesting any further 
assessment work be undertaken with regard to the Strategic Road Network.  
 
However it is important that the development surface water is dealt with adequately 
to prevent run-off into the trunk road drainage system and would require a condition 
to that effect.  
 
Environmental Health (Contaminated Land) - Unsuspected contaminated land 
condition required.  
 
Landscape Officer - The site is a low lying area of land adjacent the A38 and close 
to the historic hamlet of Dolbeare. 
 
Existing trees to the east are not shown on the drawing and should be indicated for 
retention (they may be off-site). The proposal appears to occupy the existing 
building so should not involve further excavation or construction in close proximity 
to trees/hedgerows. 
 
The existing building is a modern farm building that makes no positive contribution 
to the local landscape. Its conversion has the potential to provide a more positive 
building. I would recommend dark grey roofing colour and a natural finish to the 
timber boarding. 
 



 

 

The car park area seems extremely large, taking the whole of the existing field, 
which is down to grass. I would recommend a reduction and rationalisation of the 
car park/hard standing area. 

 
Landscape proposals are recommended to enhance the site and protect the setting 
of the historic hamlet, including native hedgerow planting to the roadside boundary 
and to the north west boundary with the A38. 

  
6. REPRESENTATIONS 
 
 Five letters of objection have been received raising the following points:  

1. Highway safety concerns 
2. Will pull passing trade away from Ashburton town centre to the 

detriment of local businesses and the future of the town centre 
3. Concerns that insufficient parking is shown 
4. Considerable noise disturbance to residents of Dolbeare 

 
Thirteen letters of support have been received raising the following points:  

1. Excellent for tourists and will provide more jobs for local residents 
2. Feel that this will attract more people to the area which will be good 

for the town centre 
3. Good opportunity to champion local produce 
4. Will improve the appearance of this site 
5. Will help the farms 
6. Competition is healthy 

 
Two letters of comment have been received raising the following points: 

1. Highlight several planning approvals by DNPA which have a greater 
visual impact 

2. Question the quality of the transport information 
3. Question what effort has been made to understand the potential 

impact on other local businesses.  
 

7. TOWN COUNCIL’S COMMENTS 
 
 Please see attached response at end of this report. 
 
WARD MEMBERS:   Councillors Barker, Dennis and Vogel, Ashburton and Buckfastleigh 
  



 

 

 
  



 

 

 
  



 

 

 

 
 



 

 

 
 

  



 

 

 
  



 

 

 


