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EXECUTIVE SUMMARY 
 
This application is before the Planning Committee because it is contrary to the 
view of a Ward Members. 
 
The proposal is to convert a traditional stone barn to a dwelling, including 
replacement of a large modern extension with an extension of the same size. In 
the process of repairing and restoring the stone fabric the building has been 
unsympathetically altered in the past and this proposal would fail to secure any 
improvements to the materials and finishes. Policy D8 and para. 80 of the NPPF 
also seek enhancements to the setting of buildings, including by way of the 
removal of modern extensions. This proposal, however, includes a large and 
unsympathetic extension that would dominate the rear elevation and obscure the 
traditional barn. On design grounds the proposal is therefore unacceptable.  
 
Further concern arises because the building is actively used for a variety of 
purposes ancillary to the dwelling, as well as to provide stabling for horses. 
Conversion is therefore likely to result in a need for new buildings, thereby adding 
to the environmental harm. 
 
Conversion would also result in the destruction of bat roosts the loss of which 
“would probably be significant at the District level”, according to the ecologist. A 
substantial replacement roost is required to compensate for this loss but has not 
been proposed in this application and cannot be left to a condition. The proposal 
is therefore contrary to Policy EN5 and established case law. 
 
Given the conflicts with Policies D8 and EN5 and in the absence of any material 
considerations of sufficient weight to outweigh the harm, the proposal is 
recommended for refusal. 
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CONSULTATIONS 
 
Local Consultations 
 
Axminster  - Cllr Sarah Jackson 
I support this application and commend the applicant for retaining the existing stone 
exterior and including solar panels in their plans. 
 
Further comments: 
Following a review of the report, I am inclined to change my position on this application 
and support officers recommendations for refusal.  
 
Axminster - Cllr Andrew Moulding 
I recommend that this application is approved 
 
Further comments: 
 
I recommend that this application is approved 
 
Further comments: 
 
I retain my original recommendation of APPROVAL 
  
Parish/Town Council 
Axminster Town Council supports this application. The orientation of the barn roof 
would appear to afford an opportunity for solar panels. 
  
Further comments: 
 
Axminster Town Council notes this additional information. 
 
Other Representations 
None received. 
 
Technical Consultations 
 
None. 
 
PLANNING HISTORY 
 
Reference                     Description                                 Decision        Date 
 
87/P1898 Conversion Of Agric Building 

Into 3 Units Of Holiday 
Accommodation. 

Refusal 17.06.1988 
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19/1165/PDQB Convert 2 redundant barns to 2 
single dwellings 180msq and 
200msq 

PDQB 
Prior 
Approval 
granted 

15.07.2019 

 
20/0818/FUL Conversion of redundant 

agricultural buildings to market 
dwelling 

Approval 
with 
conditions 

12.08.2020 

 
21/1237/FUL Conversion of barn into a 

dwelling with associated 
garden and parking area and 
installation of package 
treatment plant in the adjacent 
field 

Approval 
with 
conditions 

11.11.2021 

 
POLICIES 
 
Adopted East Devon Local Plan 2013-2031 Policies 
Strategy 7 (Development in the Countryside) 
D1 (Design and Local Distinctiveness) 
D8 (Re-use of Rural Buildings Outside of Settlements) 
EN5 (Wildlife Habitats and Features) 
EN22 (Surface Run-Off Implications of New Development) 
TC2 (Accessibility of New Development) 
TC7 (Adequacy of Road Network and Site Access) 
TC9 (Parking Provision in New Development) 
 
Government Planning Documents  
NPPF (National Planning Policy Framework 2021) 
National Planning Practice Guidance 
 
Site Location and Description 
 
The site lies in open countryside approximately 1 mile southeast of the town centre of 
Axminster. The application relates to a former farm building located to the east of the 
main house. The building is two storeys and has a linear plan form with a two storey 
return at the southern end. On its east elevation there is a modern single storey 
addition. The main building is used as a store, garage and workshop associated with 
the dwelling and the northern end of the building houses a small swimming pool. The 
modern extension on the east elevation is partly used for further storage and partly as 
stables for the applicant's horses. The southernmost portion of the main barn is used 
to store hay for the horses. 
 
The application building together with the farm house and a northern range of buildings 
form an enclosed yard area with access from the south and a further opening in the 
northeast corner. The buildings on the north side of the yard already have permission 
to be converted to a dwelling and a separate access has also been granted. 
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To the east of the building is a triangular parcel of land which slopes away and is 
bounded by a hedge and trees on the north side and fencing on the south side. Beyond 
this there are open fields extending down to the Mill Brook. 
 
The site is accessed via the existing drive from the B3261 which also serves two 
modern former farm buildings that are in the process of being converted to dwellings. 
 
The submitted location plan indicates the applicant owns adjoining land to the 
northwest and southeast of the buildings. 
 
Background 
 
Prior approval has been granted to convert two modern farm buildings to dwellings to 
the south east of the site under permitted development rights (19/1165/PDQB). An 
alternative full planning permission has been granted for the conversion of one of 
those buildings (21/1237/FUL). In addition permission has been granted to convert the 
range of buildings on the north side of the yard to a dwelling (20/0818/FUL). 
 
A permission for the construction of a new access and driveway to serve the site has 
been implemented (18/1403/FUL). A second access has been granted permission to 
serve the barn conversion on the north side of the yard (21/0531/FUL). 
 
Proposal 
 
The application proposes the alteration and extension of the traditional stone barn to 
facilitate the change of use to a single dwelling. 
 
The conversion includes a large single storey extension with a roof terrace on the east 
side of the building replacing a modern extension. 
 
Some of the existing materials and finishes would be retained. These include pvc 
cladding and concrete roof tiles. However, the fibre cement roof over the main barn 
would be replaced with graphite grey big six powder coated metal cladding. The 
drawings also indicate that graphite grey 'velfac' aluminium faced timber windows and 
doors would be installed but it is not clear whether the existing upvc windows would 
be replaced as well. 
 
ANALYSIS 
 
The main issues in the determination of the application are considered to be: 

• Principle of development 
• The design, method of conversion and effect on the character and 

appearance of the area 
• Accessibility of the site 
• Ecological Impact 
• Critical Drainage Area 
 

Principle of development 
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The site lies in a rural location outside of the designated built up area boundary for 
Axminster - which lies approximately 275m away, as the crow flies, to the northwest 
of the site. The site is therefore considered to fall within open countryside where 
development is strictly controlled, by Strategy 7 of the Local Plan, unless explicitly 
permitted by another policy of the Local (or where relevant) Neighbourhood Plan.  
 
The whole of Axminster Parish has been designated as a Neighbourhood Area but to 
date no draft plan has been produced and there are therefore no policies, draft or 
otherwise, which might support the development. 
 
In terms of the Local Plan, Policy D8 (Re-use of redundant rural buildings) potentially 
offers support for such development, subject to a number of criteria. As the proposal 
does not propose a dwelling to meet the essential need to house a rural worker or to 
provide affordable housing there are no other policies of the Local Plan that would 
offer explicit support. 
 
The application therefore needs to be considered against the criteria to Policy D8. 
 
The design, method of conversion and effect on the character and appearance of the 
area 
 
Policy D8 of the Local Plan seeks to support proposals for the re-use of redundant 
rural buildings where a number of criteria are met. Those criteria are set out below 
followed by consideration of the proposal against them. 
 

1. The new use is sympathetic to, and will enhance the rural setting and 
character of the building and surrounding area and is in a location which will 
not substantively add to the need to travel by car or lead to a dispersal of 
activity or uses on such a scale as to prejudice village vitality. 
 
2. The building is structurally sound and capable of conversion without the 
need for substantial extension, alteration or reconstruction and any alterations 
protect or enhance the character of the building and its setting; 
 
3. The form, bulk and general design of the building and its proposed 
conversion are in keeping with its surroundings, local building styles and 
materials;  
 
4. The proposed use would not harm the countryside by way of traffic, 
parking, storage, pollution or the erection of associated structures;  
 
5. The proposal will not undermine the viability of an existing agricultural 
enterprise or require replacement buildings to fulfil a similar function.  
 

In addition, where residential re-use is proposed it must also be established that 
 

a) the building is no longer required for agricultural or other diversification 
purposes;  
b) the conversion will enhance its setting; and 
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c) the development would be located so as to be close to a range of 
accessible services to meet the everyday needs of residents. 

 
Each of the criteria will be considered in turn. 
 
In the first regard whilst the proposed residential use of the building would represent 
a change, it would be considered to be in character with the use of the adjacent 
farmhouse and also the permitted residential use of the barns to the west and the 
modern agricultural barns just to the south of the site. Whilst the traffic associated with 
the proposed use is unlikely to be substantial, future residents are likely to rely on the 
use of private transport for at least some of their journeys. The issue of the site's 
accessibility is considered separately below. 
 
In terms of the structural condition of the building, the application is accompanied by 
a limited structural survey report. This report is largely descriptive but concludes that 
the main building overall is in good structural condition and suitable for conversion. 
This contrasts with the situation in 1987 when an application for conversion was 
refused because "In the opinion of the Local Planning Authority the buildings [were] 
not capable of being converted into holiday units without substantial reconstruction." 
It appears that substantial works have been undertaken in the meantime to enable the 
surveyor to reach the conclusion that the building is now capable of conversion. It is 
also noted that the large modern extension on the rear of the building was only 
constructed in the last 10-15 years (there is no record of planning permission but the 
approximate age is evident from aerial photography). 
 
The walls of the original building are of traditional stone construction (although it is not 
clear how much is original and how much has been rebuilt since 1987) and the building 
is evident on the oldest available OS map (1888-1890). There is also a building shown 
in the same position on the 1840 tithe map but it may not be the same one. It therefore 
has some historic character but this has been spoilt my modern alterations including 
concrete roof tiles, upvc windows and cladding, painted quoins and an extended 
canopy at the front. The modern extension at the rear is also a large and 
unsympathetic addition which dominates the rear elevation and obscures the stone 
walls and original openings. 
 
Unfortunately it is proposed to keep all of these unsympathetic elements with the 
exception that the modern extension would be replaced with an even more 
unsympathetic extension on the same large footprint. 
 
No attempt has been made to restore or reveal the historic character of the building or 
to reverse the unsympathetic alterations carried out in the past. 
 
Owing to the unsympathetic alterations proposed, the very large extension and the 
lack of any effort to better reveal the historic character of the building, the proposal 
would fail to accord with criteria 2 and 3 of policy D8. 
 
It is not considered that the proposal would have any significant impact on the wider 
landscape as the existing building group is screened by topography and is not visible 
from Lyme Road. To the east, more distant views of the site from public footpaths and 
local roads are likely to be possible but, in such views, the site would be seen in 
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conjunction with the existing building group and against the backdrop of rising land, 
as such there would be no adverse impact.  
 
In relation to criteria 4 of policy D8, the proposed use would generate a limited amount 
of traffic but occupiers are likely to rely on private transport for at least some of their 
journeys. The yard area adjacent to the building offers ample parking and turning 
space provision. 
 
Although the stone buildings were originally constructed for agricultural use they are 
no longer in such use and there appears to be limited agricultural land retained in the 
same ownership, such that the buildings appear superfluous for agricultural purposes. 
However, the building is actively used for storage and as a workshop and garage. It 
also provides stabling for horses. Given that the applicant has already gained 
permission to convert all of the other buildings on his land, it is highly likely that 
replacement buildings would be necessary for garaging, storage and stabling. 
 
In terms of the additional criteria to be met for residential conversions a) is considered 
above.  
 
In relation to enhancement of setting, this proposal is at odds with the policy because 
of the lack of any changes that would lead to an enhancement. In particular the policy 
mentions "removal of modern extensions and materials" but this proposal retains 
modern materials and replaces a modern extension with something equally large and 
more unsympathetic. 
 
Criteria c), relating to the accessibility of the site is considered separately below. 
 
In conclusion, in relation to compliance with the requirements of policy D8, this policy 
seeks to ensure that proposals for conversion of existing buildings are restricted to just 
that, conversion. It also seeks to ensure that the changes proposed are sympathetic 
and that there is an overall enhancement. This is to ensure that the benefits arising 
from the suitable re-use of redundant rural buildings are not outweighed by harm to 
their character, or the extent of alteration takes the development beyond what could 
be considered to represent a conversion. 
 
In this case the application proposes a substantial replacement extension and 
retention of unsympathetic past alterations and as such conflicts with the requirements 
of policy D8 and causes harm to the character and appearance of the original building. 
 
Accessibility of the site 
 
Of the additional criteria of policy D8 that applies to residential conversions, criteria c) 
requires development to be located close to a range of accessible services and 
facilities to meet the everyday needs of residents. What constitutes 'close' and indeed 
what at range of accessible services might be is not defined. However, clearly the 
thrust of the policy is similar to policy TC2 to ensure that development is well located 
so as to promote alternative modes of transport and reduce reliance on private vehicle 
use. 
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The site is located in countryside to the southeast side of Axminster. The proposed 
access route to the town for all modes of transport would be via the driveway and then 
via Lyme Road to the town centre. There is a footway alongside Lyme Road (on the 
same side of the road as the site) from the site entrance all the way to the town centre. 
The distance from the site to the town centre for pedestrians/cyclists would be just 
over a mile although certain facilities would be closer including a petrol filling station 
and primary school.  
 
In terms of public transport provision there are bus stops on Lyme Road to the north 
and south of the site providing a link to the town centre in one direction and Lyme 
Regis/Dorchester in the other, the service however is limited. The train station at 
Axminster provides opportunities for travel further afield but is located beyond the town 
centre.  
 
Although the distance to the town centre would mean future residents are likely to 
relay on private car use for some journeys, the distance and ability to walk safely to 
the town centre via the existing footpath leads to the view that there are reasonable 
alternatives available to future residents and that on balance the location of the site 
would meet criteria c) of policy D8. 
 
Ecological Impact 
 
The application is accompanied by a Protected Species Survey Report which has 
assessed the potential for use of the building by protected species. Bat emergence 
surveys identified the presence of bat roosts and 'high potential to breach wildlife law' 
if development is not carried out sensitively and mitigation is not provided. It concludes 
that "Overall, the complex of buildings is at least of Local or Parish importance for 
roosting bats and loss of the roost sites, without mitigation or compensation, would 
probably be significant at the District level." 
 
Owing to the impact of the development on bats a European protected species licence 
(EPSL) from Natural England would be required. However, no mitigation has been 
included in the proposed development and therefore it can safely be concluded that a 
licence would not be granted. According to the protected species report, mitigation in 
this instance would need to include a dedicated void roost (which could also 
accommodate crevice dwelling bats) with dimensions of 3m high, 5m long and 4m 
wide. There is no such provision in the proposed scheme and the ecologist, having 
not seen the proposed plans at the time of their report, has not been able to suggest 
where suitable provision could be made in the development. 
 
It would not be appropriate to impose a condition seeking details of mitigation because 
in this instance the new roost cannot be accommodated in the proposed development 
and therefore it would have to be within a new building. Such a building would be large 
and require planning permission in its own right. As a consequence there is no 
certainty that mitigation can be delivered. 
 
In the absence of any mitigation for the loss of bat roosts and given that there is no 
potential for provision within the proposed conversion, approval would be contrary to 
established case law and the advice of Natural England. 
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Critical Drainage Area 
 
The site lies within the Axminster Critical Drainage Area where all new development 
must contribute towards reducing current rainfall runoff rates, including development 
of existing buildings. The guidance states: 
 

"All off-site surface water discharges from development should mimic 
"Greenfield" performance up to a maximum 1 in 10 year discharge rate. On-
site all surface water should be safely managed up to the "1 in 100+climate 
change" conditions. This will require additional water storage areas to be 
created thereby contributing to a reduction in flooding downstream."  

 
The drainage infrastructure needed to satisfy this guidance has been calculated and 
the proposal has been amended to include 36 cubic metres of storage attenuation 
which would be sited within the proposed garden. 
 
Subject to the drainage scheme being implemented the surface water run-off would 
be managed appropriately for this location.  
 
Other matters 
 
The applicant proposes a new sewage treatment plant to serve the dwelling and a 
number of energy saving initiatives, such as the use of a ground source heat pump, 
are proposed. 
 
The location and orientation of building is such that there is no reason to consider the 
proposal would result in any harm to residential amenity.  
 
Other material considerations 
 
Whilst the proposal is would fail to accord with the relevant policies of the development 
plan it is necessary to consider whether any support is found under the National 
Planning Policy Framework that might otherwise weigh in favour of it and indicate that 
the application should otherwise be approved. Para. 12 of the NPPF confirms the 
Development Plan as the starting point for decision making and that development that 
conflicts with it should not usually be granted. Para. 218 of the NPPF confirms that the 
policies with the framework (NPPF) are themselves material considerations. 
 
Para. 80 of the NPPF states that decision should avoid the development of isolated 
homes in the countryside except where one or more exceptions apply. Those 
exceptions include where the dwelling is required to meet the essential need for a rural 
worker; where it would represent the optimal viable use of a heritage asset; would 
reuse a redundant building and enhance its immediate setting; would involve the 
subdivision of an existing dwelling or represent a design of exceptional quality. Of 
these circumstances only that relating the re-use of a redundant building appears to 
be potentially relevant, although it is noted that the building is actively used and is 
therefore not considered to be redundant. In any case, in assessing the proposal 
against policy D8 of the Local Plan, it has already been found that no enhancement to 
the immediate setting has been demonstrated.  
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Para. 152 states that “The planning system should support the transition to a low 
carbon future in a changing climate, taking full account of flood risk and coastal 
change.” It should (amongst other objectives) “help to encourage the reuse of existing 
resources, including the conversion of existing buildings”. In this case, however, the 
proposal involves a substantial extension which would be contrary to that objective. 
Furthermore, para. 126 states that “The creation of high quality, beautiful and 
sustainable buildings and places is fundamental to what the planning and development 
process should achieve” but such an outcome would not be achieved with this 
development. 
 
It is also the case that East Devon is able to demonstrate a five year supply of housing 
land to meets it identified needs and as such land supply is not constrained. 
 
Consequently, there is no support forthcoming from the NPPF that would outweigh the 
conflicts with the Local Plan. 
 
CONCLUSION 
 
The application proposes the re-use and extension of a rural building to create an 
unrestricted residential unit.  
 
Although the site is located outside of the built-up area boundary for Axminster it is 
considered to be within a reasonable walking/cycling distance to the facilities and 
services within the town and as such a sensitive conversion of the buildings could be 
considered to accord in principle with part of policy D8 of the Local Plan.  
 
However, that policy seeks to limit the extent of rebuilding, extension and alteration 
permitted to ensure that the development secures the fundamental benefits of a 
conversion and does not instead represent a re-build/new build. In this case the 
proposal includes a significant extension which goes considerably beyond what the 
policy seeks to permit and, coupled with other design issues, would result in a 
development which negatively impacts on the character and appearance of the original 
building. Furthermore conversion is likely to result in a need for replacement buildings. 
As such the proposal fails to accord with all of the requirements of that policy and 
therefore is also found to be contrary to Strategy 7 relating to development in the 
countryside. 
 
In addition, the proposal would result in serious and significant harm to protected 
species by way of the destruction of bat roosts and no mitigation has been included in 
the development. The proposal is therefore contrary to Policy EN5. 
 
The proposal would bring benefits in terms of construction related employment and 
patronage of local shops and community facilities by future residents. It would also 
provide some benefits through an increase in housing supply and would have limited 
wider environmental impact. These benefits however are limited due to the scale of 
the development and do not outweigh the conflict with adopted policy and as such the 
proposal is recommended for refusal. 
 
RECOMMENDATION 
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REFUSE for the following reasons: 
 
 1. The proposal takes place within an open countryside location where new 

development is strictly controlled. The development proposes a substantial 
extension and unsympathetic alterations to facilitate the change of use to a 
residential dwellinghouse and would fail to deliver any enhancement to the 
historic character of the building or its setting. The proposal would therefore 
have a harmful impact on the rural character and appearance of the existing 
building and would undermine the strong policy presumption against new 
development in the countryside unless specifically supported by policy. In 
addition the proposal would be likely to result in a need for replacement 
buildings which would add to the adverse environmental impact of the 
development. The proposal therefore fails to accord with Strategy 7 
(Development in the Countryside), and policies D1 (Design and Local 
Distinctiveness) and D8 (Re-use of Rural buildings Outside of Settlements) of 
the East Devon Local Plan 2013-2031. 

 
 2. The proposed development would not deliver the necessary measures to 

mitigate of compensate for the loss of bat roosts on the site as a result of the 
conversion of the building to a dwelling. Consequently the proposal is contrary 
to Policy EN5 - Wildlife Habitats and Features of the East Devon Local Plan 
2013-2031, Section 40 of the Natural Environment and Rural Communities Act 
2006 and guidance in the National Planning Policy Framework 2021 and 
Planning Practice Guidance. 

 
NOTE FOR APPLICANT 
 
Informative: 
In accordance with the aims of Article 35 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 East Devon District 
Council seeks to work positively with applicants to try and ensure that all relevant 
planning concerns have been appropriately resolved;  however, in this case the 
development is considered to be fundamentally unacceptable such that the Council's 
concerns could not be overcome through negotiation. 
 
Plans relating to this application: 
 
  
B196/01 REV B Location Plan 16.06.21 

  
B196/05 REV B  
: ground 

Proposed Floor Plans 16.06.21 

  
B196/06 REV B : 
first 

Proposed Floor Plans 16.06.21 

  
B196/07 REV B  
: west 

Proposed Elevation 16.06.21 
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B196/08 REV B : 
east 

Proposed Elevation 16.06.21 

  
B196/02 C Proposed Site Plan 27.10.21 

 
 
List of Background Papers  
Application file, consultations and policy documents referred to in the report. 
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