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Reason for referral: 

 
This planning application is brought before members of the Plans Committee for consideration due to 
the Applicant being related to a Council member of staff. 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/1302/2003/LBC Alterations to window to form 
doors 

PER 11.09.2003 

   

1/1860/2003/COU Conversion of barn to form 
pool 

PER 19.11.2003 

   

1/1905/2003/LBC Conversion of barn to form 
pool 

PER 19.11.2003 

     

1/1019/2018/FUL Conversion of redundant 
agricultural barn to dwelling 

PER 01.03.2019 

   

1/1020/2018/LBC Conversion of redundant 
agricultural barn to dwelling 

PER 01.03.2019 

   

1/0007/2019/DIS Discharge of condition 6 of 
planning permission 
1/1019/2018/FUL 

PER 27.06.2019 

   

 

Site Description & Proposal 

 
The Site 
South Yeo occupies a rural location within the Yeo Valley. The property is accessed directly via a 
rural lane which has two access points off of the county highway road the C461. The site occupies an 
elevated position above the valley and main highway below and is well screened with mature planting 
and trees. 
 
South Yeo was formally a farmstead with the main dwelling being an early C19 farmhouse (which is 
Grade II listed) with traditional farm buildings to the rear. A high natural stone garden wall is located to 
the east of the farmhouse forming separation to the formal gardens. Immediately adjacent to the rear 
of the farmhouse is the building the subject of this application, which comprises a two storey stone 
and cob barn, with single storey additions to the east. The barn is linear in form and, due to its 
proximity to the listed farmhouse, it is considered listed by association. The building has been 
adapted and altered over time to suit functional needs with some unsympathetic alterations and use 
of non-traditional materials. 
  
The site is Grade II Listed with the listed description stating as follows: 
'SS42SW6/196South Yeo ll 
PARKHAM YEO VALE SS42SW 6/196 South Yeo II House. Early C19 (c. 1830) refronting and 
remodelling of earlier house. Colourwashed render over cob and stone; gabled slate roofs, hipped to 
front; rendered brick end stacks. Double-depth plan, with additional wings flanking two sides of yard 
to rear. 2 storeys; 5-window range. 6-panelled door on left, set within panelled reveals and 
pedimented architrave with fluted pilasters; C20 glazed door to right set in raised stone architrave. 
Flat rendered architraves over early C19 sixteen-pane sashes, including blind window to left; 
bracketed eaves. Left side wall has round-arched stair light. Two horizontal sliding sashes to rear left. 
Interior: panelled doors set in moulded wood architraves; stone winder stairs to cellar.' 
 
The application site has previously been granted planning and listed building consents under 
applications 1/1019/2018/FUL and 1/1020/2018/LBC for the conversion of barn to dwelling. Condition 
6 of planning permission 1/1019/2018/FUL states: 
 



‘Prior to the commencement of any other part of the development hereby permitted, details of 
the required access improvements to improve visibility onto the C461 shall be submitted to 
and approved in writing by the Local Planning Authority. These works are to be provided on 
land within the ownership of the Applicant. The approved access works shall be provided 
and maintained in accordance with the approved details, prior to the development hereby 
approved coming into use. The agreed details once implemented shall thereafter be retained 
as such. 
 
Reason: To ensure that adequate facilities are available for the traffic attracted to the site 
and to improve visibility for vehicles exiting onto the C461 in accordance with North Devon 
and Torridge Local Plan Policies ST10 and DM05 and Paragraph 109 of the National 
Planning Policy Framework’. 
 
Details of the required access improvements were submitted to discharge Condition 6 under 
application 1/0007/2019/DIS. These details were approved in writing on the 27th June and have since 
been carried out to provide improved visibility in an easterly direction onto the C461.  
 
The Proposal 
The application seeks planning permission under Section 73 for the removal of condition 4 of planning 
permission 1/1019/2018/FUL.  
 
Condition 4 states: 
‘The dwelling hereby permitted shall be used solely for residential purposes ancillary to and 
in connection with the existing dwelling known as South Yeo and shall not be used as a unit 
of holiday accommodation nor sold off as a separate dwelling. 
 
Reason: The visibility splays from the nearest two side roads onto the C461 road are 
severely substandard. The use of the application site for holiday accommodation would attract drivers 
unfamiliar with driving on these local roads and their conditions and would result in a severely 
unacceptable impact on highway safety’. 
 

Consultee representations: 

 
Parkham Parish Council:  
Parkham Parish Council wish to recommend approval. 
 
Devon County Council (Highways):  
Standing advice.  
 
Conservation Officer:  
No observations.  
 

Representations: 

 
Number of neighbours consulted:  1  Number of letters of support:  0 
Number of representations received:  0 Number of neutral representations: 0 
Number of objection letters:  0  

 
No letters of representation have been received. 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
DM01 (Amenity Considerations); DM04 (Design Principles); DM05 (Highways); DM07 (Historic 
Environment); DM08A (Landscape and Seascape Character); DM08 (Biodiversity and Geodiversity); 
DM27 (Re-use of Rural Buildings); ST04 (Improving the Quality of Development); ST07 (Spatial 



Development Strategy for Northern Devon's Rural Area); ST10 (Transport Strategy); ST14 
(Enhancing Environmental Assets); ST15 (Conserving Heritage Assets);  
 
Government Guidance: 
NERC (Natural Environment & Rural Communities); NPPF (National Planning Policy Framework); 
NPPG (National Planning Practice Guidance); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
The main planning considerations of relevance to this proposal are the principle of development and 
highways. 
 
The proposed design and any associated impact on the listed building have already been considered 
in the context of applications 1/1019/2018/FUL and 1/1020/2018/LBC; there are no physical changes 
proposed as part of this Section 73 application. Similarly, amenity impacts have previously been given 
due consideration as have drainage and ecology matters and there is nothing within this current 
Section 73 application to require further discussion on these issues.   
 
In this case, the previous judgements made by the Local Planning Authority during planning 
application 1/1019/2018/FUL are considered to be applicable now. This proposal does not amount to 
a fundamental alteration of 1/1019/2018/FUL in terms of the nature and scale of the scheme, and thus 
a Section 73 is acceptable. The proposed removal of Condition 4 would result in no conflict with the 
original description of development, which states ‘conversion of barn to dwelling’.  
 
The Principle of Development: 
Paragraph 2 of the National Planning policy Framework (NPPF) states that planning law (namely 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 and Section 70(2) of the Town & 
Country Planning Act 1990) requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate otherwise. The NPPF 
must be taken into account in the preparation of local and neighbourhood plans, and is a material 
consideration in planning decisions. 
 
In policy terms, the entire site is located within the open countryside. Policy ST07 of the North Devon 
and Torridge Local Plan (NDTLP) states that 'in the countryside, beyond local centres, villages and 
rural settlements, development will be limited to that which is enabled to meet local economic and 
social needs, rural building reuse and development which is necessarily restricted to a countryside 
location'. 
 
The principle of conversion has already been established as being in accordance with NDTLP 
Policies ST07 and DM27 through the granting of planning permission 1/1019/2018/FUL.  
 
The application is seeking the removal of a condition that restricts the occupation of the authorised 
dwelling to be used ‘solely for residential purposes ancillary to and in connection with the existing 
dwelling known as South Yeo and shall not be used as a unit of holiday accommodation nor sold off 
as a separate dwelling’. The reason for this condition related solely to highway safety and primarily to 
prevent use of the dwelling for holiday purposes as such use would attract drivers unfamiliar with 
driving on these local roads thus resulting in a severely unacceptable impact on highway safety. The 
dwelling was not permitted as an annexe under Policy DM25 but its occupancy was restricted so as to 
secure the sensitive re-use of the listed building but to minimise the risk of serious accidents at the 
point of access onto the C461.   
 
The Supporting Statement submitted with the application argues that the condition should be removed 
as it is not necessary due to the conversion fully complying with NDTLP Policy DM27. The Committee 
Report associated with application 1/1019/2018/FUL clearly advised that the proposed conversion 
would be contrary to Policy DM27 (d), which requires ‘suitable highway access can be provided and 
the surrounding highway network can support the proposed use’. Notwithstanding this conflict, the 



benefit of securing a viable use for the listed building was balanced against the highway safety 
concerns and Condition 4 was considered necessary to enable a positive recommendation.  
 
Given this background, it is the case that the principle of an unrestricted dwelling is acceptable at the 
application site; however, Condition 4 was imposed due to concerns over highway safety and in order 
to restrict occupation for this reason with reference to NDTLP Policies DM05 and DM27 (d). The 
acceptability of the proposal to remove Condition 4 therefore needs to be considered in terms of 
highway safety and in light of the visibility improvements that have been implemented, as discussed 
below. 
 
Highways: 
NDTLP Policy DM05 requires development to have safe and well-designed vehicular access and 
egress, adequate parking and layouts which consider the needs and accessibility of all highway users 
including cyclists and pedestrians, and all development shall protect and enhance existing public 
rights of way, footways, cycleways and bridleways and facilitate improvements to existing or provide 
new connections to these routes where practical to do so. 
 
Paragraph 109 of the NPPF advises that development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or where the residual 
cumulative impacts of development are severe. 
 
The site is accessed directly at two points from an unclassified rural lane. Given the low levels of 
traffic that would use this lane, and the equally low speeds at which they would travel, the immediate 
points of access are considered acceptable. There are, however, significant highway safety concerns 
over the two possible access points on to the main road north of the site, named the C461.  
 
An application of this scale would normally be subject to Devon County Council's Standing Advice, 
however on carrying out a site inspection when considering application 1/1019/2018/FUL, your Officer 
considered it necessary to consult with the Local Highway Officer. The Highway Officer noted that the 
C461 is a two-lane rural road, subject to the national speed limit with an estimate of speeds to be in 
the region of 50 to 60mph at the two possible access points onto this road. The Highway Officer 
confirmed that the visibility splays from these two side roads onto the C461 are severely substandard 
and how using the eastern junction to turn west or western junction to turn east would be problematic 
due to the alignment of the road and complete lack of any visibility. The concerns over safety were so 
great that the Highway Officer considered it is not possible to safely stop on this road and measure 
the splays, but based on desk based mapping tools he estimated that the eastern junction has less 
than 5 metres visibility to the west and no more than 10 metres to the east; and that the western 
junction has 8 metres visibility to the east and 37 metres to the west. In either case, to oncoming 
traffic (east), visibility was severely limited. The required visibility splays to a 60mph road is 215 
metres in both directions to the nearside carriageway edge from 2.4 metres behind the carriageway 
edge. 
 
Given the above, the Highway Officer concluded that the proposed conversion to a dwelling, and if 
used as holiday accommodation, would not only add additional traffic to the road network, using the 
aforementioned severely substandard and unsafe junctions, it would attract drivers unfamiliar with 
driving on these local roads and their conditions. Consequently, the Highway Officer recommended 
refusal of the proposal as originally submitted for holiday accommodation. 
 
The Highways Officer's concerns were discussed with the Applicant and in recognition of the benefits 
of bringing this heritage asset into a viable use, an alternative option was put forward whereby the 
building could be converted to a dwelling that would be tied to South Yeo to be occupied in an 
ancillary manner. Furthermore, it was suggested that any decision should include a condition 
preventing the use of the converted building as holiday accommodation. At this time, your Officer 
believed that such an approach would be a compromise to secure the retention of the building whilst 
also addressing the concerns over highway safety. 
 
Despite the Highway Officer maintaining his view that the application should be refused due to the 
highway safety issues, even with the agreed occupancy restrictions, Members of the Plans 



Committee resolved to approve the application as per the Officer recommendation. Members did, 
however, request an additional condition as follows: 
 
‘Prior to the commencement of any other part of the development hereby permitted, details of the 
required access improvements to improve visibility onto the C461 shall be submitted to and approved 
in writing by the Local Planning Authority. These works are to be provided on land within the 
ownership of the Applicant. The approved access works shall be provided and maintained in 
accordance with the approved details, prior to the development hereby approved coming into use. 
The agreed details once implemented shall thereafter be retained as such. 
 
Reason: To ensure that adequate facilities are available for the traffic attracted to the site and to 
improve visibility for vehicles exiting onto the C461 in accordance with North Devon and Torridge 
Local Plan Policies ST10 and DM05 and Paragraph 109 of the National Planning Policy Framework’. 
 
The Applicant has carried out the required improvements to the western junction onto the C461 in 
accordance with details approved under discharge of condition application 1/007/2019/DIS. These 
works have provided significant improvements to visibility in the eastern direction, i.e. to oncoming 
traffic. The Applicant has not, however, been able to make any improvements to visibility in the 
westerly direction due to this land not being within their ownership. The situation therefore remains 
that there is approximately 5 metres visibility to the west; the required visibility for a 60mph road is 
215 metres. Whilst vehicles exiting in the westerly direction would not be turning directly into 
oncoming traffic, due to the straight alignment of the road, there is a reasonable possibility that a 
vehicle could be overtaking and therefore approaching the eastern junction on the near side. The 
Highway Officer has advised the Local Planning Authority to apply their Standing Advice; however, he 
has informally advised that the access options onto the C461 continue to pose significant highway 
safety concerns.  
 
The proposal is therefore considered to remain in conflict with NDTLP Policies DM05 and DM27(d), 
however to a lesser degree than when application 1/1019/2018/FUL was determined due to the 
improvements that have been carried out to the C461.  
 
Conclusion: 
The principle of converting the listed barn to a dwelling has already been established and in the 
consideration of application 1/1019/2018/FUL significant weight was afforded to securing a viable use 
and therefore the future longevity of the building. The Applicant’s Supporting Statement argues that 
the alternative future for the building by not allowing the application is likely to result in the building 
going into disrepair.  
 
The Applicant also suggests that as owners of South Yeo, they could live in the barn and comply with 
Condition 4. They could then rent the main house out as holiday accommodation without any 
restrictions in place. South Yeo is a substantial 6-bedroom dwelling and could accommodate up to at 
least 12 people.  
 
The Highway Officer previously acknowledged that he did not consider the listed building aspect of 
the application nor any material considerations other than highway impact and rightly noted that it is 
for Torridge District Council to weigh the various issues including highway safety and heritage to 
make a balanced decision. 
 
The proposal to remove Condition 4 is very finely balanced. Even with the significant improvements 
that the Applicant has made to visibility to oncoming traffic in the easterly direction at the eastern 
junction onto the C461; visibility to the west remains significantly substandard. The benefits of 
removing the occupancy restriction would be the securing of a more viable use than that approved 
under application 1/1019/2018/FUL with greater prospects that the listed building will be retained in 
the long term.  
 
In considering the highways aspects, your Officer notes that there are alternative routes that visitors 
to the application site could take and that the increase in vehicle movements above what would be 
expected with the currently restricted occupancy would not be significant. It is understood that the 



Applicant intends to retain ownership of the barn and to use it as holiday accommodation. It is 
therefore assumed that any visitors could be warned of the highway safety issues onto the C461. 
Therefore, on balance, and in acknowledgement of the significant visibility improvements that have 
been made and the benefits in securing a more viable use for the listed building, your Officer’s 
recommendation is one of approval.    
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

 
It is therefore considered that subject to the compliance with the attached conditions and taking into 
account all other material planning considerations, including the development plan the proposal would 
be acceptable.  
 

Recommendation 

 
GRANT subject to the following conditions 
 
 1        The development must be begun no later than the 28th February 2022. 
 
 Reason: The time limit condition is imposed in order to comply with the time requirements of 

Section 91 of the Town and Country Planning Act 1990 (as amended). 
 
2 The development hereby permitted shall be carried out in accordance with the approved plans 

listed in the Plans Schedule including those approved under application 1/1019/2018/FUL. 
  
 Reason: To ensure the development is carried out in accordance with the approved plans. 
 
 3        Notwithstanding the details shown on the plans hereby approved, the existing pantile roof 

material shall be retained. 
            

Reason: To ensure the building retains this traditional roofing material from the era when the 
           building was constructed denoting it as service building and reinforcing the hierarchy of the 
           buildings on the wider site. 
 
 4         The proposed development shall be undertaken in accordance with the recommendations and 

mitigation methods outlined in the submitted Bat and Nesting Bird Survey prepared by 
Penpont Ecology Services Limited and dated August 2018. 

            
           Reason: To ensure that the proposed development does not result in a harmful impact on 

protected species. 
 
 5         The improvements to the access onto the C461 that have been undertaken in accordance with 

drawing reference ‘Location Plan and Access Improvements’ received on the 15th October 
2019 and as approved by application 1/007/2019/DIS shall be maintained in accordance with 
the approved details and retained as such. 

            
            Reason: To improve visibility for vehicles exiting onto the C461 in accordance with North 

Devon and Torridge Local Plan Policies ST10 and DM05 and Paragraph 109 of the National 
Planning Policy Framework. 

 
 
 
 



Plans Schedule 

 
Reference Received 

  

Location Plan and Access Improvements  15.10.2019 
   

0600 19  17.09.2018 
   

0600 20 A  01.10.2018 
   

0600 21 A  01.10.2018 
   

0600 23  01.10.2018 
   

0600 24  17.09.2018 
  

 

Statement of Engagement 

 
In accordance with paragraphs 38 of the National Planning Policy Framework (NPPF) in dealing with 
this application, the Council has worked with the applicant in the following positive and proactive 
manner. In this instance there was no need for further engagement as the development as submitted 
is considered to accord with the development plan.  In such ways the Council has demonstrated a 
positive and proactive manner in seeking solutions to problems arising in relation to the planning 
application. 
 


