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Appeal Decision 
Site visit made on 27 October 2015 

by David Cliff BA Hons, MSc (Urban Planning) MRTPI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 17 December 2015 

 

Appeal Ref: APP/Y9507/W/15/3024061 
Spring Barn Farm Park, Kingston Road, Lewes, East Sussex BN7 3ND 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 

 The appeal is made by Mr T Carr against the decision of the South Downs National Park 

Authority. 

 The application Ref SDNP/12/02520/FUL, dated 18 October 2012, was refused by notice 

dated 14 April 2015. 

 The development proposed is demolition of existing barn used for children’s farm park 

activities, demolition of storage barn and removal of mobile home; and replacement 

with seven residential dwellings with garages and associated parking; construction of 

replacement barn for children’s farm park activities/tea room and farm shop and 

relocation of existing farm shop for use as shower block for approved camp site. 
 

Decision 

1. The appeal is allowed and planning permission is granted for demolition of 

existing barn used for children’s farm activities, demolition of storage barn and 
removal of mobile home and erection of five residential dwellings with garages 

and associated parking and construction of barn for children’s farm park 
activities/tea room and farm shop and relocation of existing farm shop for use 
as shower block for previously approved camp site at Spring Barn Farm Park, 

Kingston Road, Lewes, East Sussex BN7 3ND, in accordance with the terms of 
the application, Ref: SDNP/12/02520/FUL, dated 18 October 2012, and the 

plans submitted with it as subsequently revised, subject to the conditions as 
set out in the attached schedule. 

Procedural Matter 

2. The proposed development was amended following submission of the 
application to the Council but prior to its determination.  The revisions included 

a reduction in the number of proposed dwellings from seven to five and 
alterations to the external appearance of the replacement barn building.  I 
have determined the appeal on the basis of the revised plans and this is 

reflected in the description of development in my decision as used in the 
decision notice and appeal form.   

Main Issues 

3. The main issue is the visual effect of the proposed replacement barn on the 
surrounding landscape and the scenic beauty of the South Downs National 

Park. 
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Reasons 

4. Paragraph 115 of the National Planning Policy Framework (‘the Framework’) 
makes clear that great weight should be given to conserving the landscape and 

scenic beauty in National Parks, which have the highest status of protection in 
relation to landscape and scenic beauty.  This encapsulates the conservation 
aims set out in the earlier English National Parks and the Broads UK 

Government Vision and Circular 2010.  

5. The appeal site, split into two separate parcels of land, is situated at the foot of 

an area of sloping grassland and adjacent to the edge of a ribbon of existing 
development.  It is located within Character Area G2: Ouse Valley Sides as 
identified by the South Downs Integrated Landscape Assessment.  The 

proposed barn would be sited in the western parcel of land, directly adjacent to 
an existing barn and to the west of the proposed five residential dwellings 

which would be located in the area of the existing buildings to be demolished 
as part of the proposals.  These existing buildings are of an overall greater 
footprint that the proposed barn and have no particular intrinsic architectural 

merit. 

6. The height of the proposed barn would be no higher than a typical agricultural 

barn, including others drawn to my attention by the appellant, though 
measuring 42.5m in length it would be a large and substantial structure.  
However, it would be largely screened in views from the west by the existing 

adjacent barn.   It would also be located within a cluster of existing and 
proposed buildings just beyond the edge of the ribbon of existing development.  

The character of the site and its immediate surrounds are influenced by this 
overall context of development and the proposed barn would not appear as an 
isolated building within the rural landscape, rather it would be viewed as being 

within a group of several buildings.  Also taking into account its position at the 
foot of the slope, I do not consider that the size and scale of proposed barn, 

including its cumulative impact with other buildings, would result in an 
unacceptable level of visually intrusion into the surrounding landscape.  A 
condition is necessary requiring details to be approved of the finished slab level 

of the barn to ensure it satisfactorily integrates into the site and with adjacent 
buildings. 

7. The form and profile of the proposed barn is typical of agricultural buildings in 
rural areas, including existing structures in the vicinity of the site.  The use of 
timber boarding for the elevations would not appear as being out of keeping in 

this location and the green profile sheeting proposed for the roof, whilst not 
being a traditional material, is similar to the roof of the existing adjacent barn 

and would not result in any significant visual harm in this location.   

8. I note that the originally proposed glazed areas in the roof have been omitted 

in the amended plans, which I consider would create a simpler roof profile and 
prevent the emission of light from the roof during darkness when the inside 
would be lit.  There would be areas of glazing in both side elevations and in the 

north-east end elevation.  I accept that windows are not a typical feature of 
agricultural barns.  However, the windows proposed in the amended plans 

would not dominate the elevations and I consider that it would not have such a 
significant effect as to result in the building appearing as industrial or otherwise 
unacceptable in appearance.   
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9. There are some other buildings in the vicinity of the site of a more traditional 

appearance, including the adjacent residential conversions.  However, taking 
the site and its surroundings as a whole, and the separation of such buildings 

from the proposed barn, I consider that the design of the proposed barn would 
neither dominate them nor be harmful to their setting.  

10. There are footpaths located in the vicinity of the site including one running 

directly adjacent the proposed barn building.  From this footpath in particular, 
the barn would be prominent in immediate views.  However, as the barn would 

be located within an existing cluster of buildings, users of this footpath and 
others in the area would view it in the context of the general group of buildings 
and at the edge of the adjoining settlement rather than as an isolated building 

within the landscape.  The barn would be particularly prominent and not 
visually intrusive or incongruous in distant views of the site. 

11. The proposed barn would increase the built form outside of the settlement.  
However, I note that the National Planning Authority does not object to the 
principle of the building in the proposed location and acknowledges that the 

farm park offers a good facility for local people and tourists.  Given the 
reasoning I have set out above in connection with the acceptability of its design 

and appearance, I am satisfied that the proposed barn would not amount to 
unacceptable encroachment.   

12. I conclude on the main issue that the proposed barn would conserve the 

surrounding landscape and the scenic beauty of the South Downs National 
Park.  There would be no conflict with the design aims of policy STC3 of the 

Lewes District Local Plan or the relevant provisions of the Framework including 
paragraph 115. 

13. The National Park Authority has drawn my attention to Core Policy 10 of the 

emerging Lewes Joint Core Strategy including the aim to give the highest 
priority to the conservation and enhancement of the landscape qualities of the 

National Park.  I understand that further hearings are taking place to examine 
proposed modifications to the plan in December 2015 (including modifications 
to Core Policy 10) and that is it not expected to be adopted until 2016.  I 

therefore only give this policy limited weight and find that it does not alter the 
conclusion I have reached above on the main issue.   

14. Furthermore, for the reasons outlined above I also find no conflict with the 
landscape and design aims of the South Downs Partnership Management Plan.  
My attention has also been drawn to the draft South Downs National Park Local 

Plan.  However, no specific policies from it have been raised and as the plan is 
still in the examination stage it does not alter my conclusions. 

Other matters 

15. Representations have been made objecting to the proposed residential element 

of the scheme.  This residential part of the development did not form part of 
the National Park Authority’s reason for refusal on the basis that the proposed 
houses are located within the defined settlement boundary and their layout and 

design would not be harmful to the surroundings, including the landscape and 
scenic beauty of the National Park.  I agree with these conclusions.  With 

regard to concerns on precedent, I have considered the appeal proposal on its 
merits based upon the information before me and any future proposals would 
need to be similarly considered on their own individual merits.   
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16. Traffic and highway implications also did not form part of the National Park 

Authority’s reason for refusal and I am not persuaded from the evidence before 
me that the proposed development, including the traffic likely to be generated, 

would be so significant as to adversely affect the safety of vehicles, cyclists and 
pedestrians.   

17. With regard to sustainability, the proposal would consolidate the existing farm 

park operations on the site whilst the proposed five new dwellings are 
confirmed by the National Park Authority as being within the existing built 

settlement.  Other than design and landscape impact, no objection has been 
raised by the National Park Authority on sustainability grounds and I have not 
been made aware of any specific development plan environmental or energy 

requirements that are applicable to this proposal.  The Framework recognises 
that opportunities to maximise sustainable transport solutions will vary from 

urban to rural areas and I consider it unlikely that the traffic generation of the 
proposals in comparison with the existing situation would be so significant to 
justify an objection on sustainable transport grounds in this case.  Taking 

account of the economic, social and environmental dimensions I am satisfied 
that the proposal would satisfactorily accord with the sustainability aims of the 

Framework.   

18. In terms of the effects from noise including upon the tranquillity of the area, 
the proposed barn would replace existing facilities of a similar size and I am not 

persuaded that any aspect of the proposal would be likely to result in any 
significant noise impacts upon either residential development in the vicinity of 

the site or the surrounding countryside.  

19. I have not been provided with any surveyed evidence of bats within the site or 
any firm evidence that the proposal would significantly compromise any wildlife 

value which the site may have.  

20. In the context of paragraph 116 of the Framework, taking account of its 

context at the edge of an existing settlement, the proposal for five new 
dwellings and a new barn replacing existing buildings is not of a size or scale 
that would amount to ‘major development’ and therefore the provisions of this 

paragraph are not relevant in this case.  

21. I have considered all other matters raised but, from the information before me, 

I am satisfied that no harmful impacts would arise that would justify dismissal 
of the appeal. 

Conditions 

22. Several conditions have been suggested by the National Park Authority in the 
event of the appeal being allowed.  I have considered these against the six 

tests listed in paragraph 206 of the Framework and the relevant Planning 
Practice Guidance, along with the need for any additional conditions. 

23. An approved plans condition is necessary in the interests of certainty and the 
proper planning of the area.  Conditions requiring samples of materials and 
landscaping details are necessary in the interests of the character and 

appearance of the National Park.  Though not suggested by the National Park 
Authority, I consider a condition is necessary requiring details to be approved 

of the finished slab level of the barn to ensure it satisfactorily integrates into 
the site and with adjacent buildings.  I have sought the views of the main 
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parties on the inclusion of such a condition and received no objections to it.  A 

Construction Method Statement is necessary in order to ensure that 
construction works are properly managed and to prevent adverse impacts upon 

the local road network.  Parking areas, including cycle parking, are required to 
ensure appropriate provision for both the residential and farm park elements of 
the scheme.  Lighting details are necessary to prevent light pollution and to 

safeguard wildlife. 

24. The Planning Practice Guidance states that restricting the future use of 

permitted development rights will rarely pass the test of necessity and should 
only be used in exceptional circumstances.  The National Park Authority has 
suggested two such conditions to safeguard the living conditions of adjoining 

residential properties, though I have not been made aware of any exceptional 
circumstances to justify them in this instance.  I therefore do not consider 

them to be necessary.  I have also omitted the suggested condition relating to 
the removal of trees or hedgerows as I am not aware of any such features of 
any significance within the application site.  This condition is therefore neither 

necessary nor relevant to the development.   Furthermore I have not attached 
the suggested noise condition.  This only requires a noise report to be 

submitted and approved of predicted noise levels, with no subsequent 
restrictions on the development or maximum noise limits applied.  It is 
therefore not enforceable and in any case, I consider that it is not necessary as 

the proposal is unlikely to generate significant noise impacts upon neighbouring 
residents or the wider area.     

Conclusion 

25. For the reasons given above, and having regard to all other matters raised, I 
conclude that the appeal should be allowed. 

David Cliff 

INSPECTOR 
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Schedule of Conditions 

 

1) The development hereby permitted shall begin not later than three years 

from the date of this decision. 

2) The development hereby approved shall be carried out in accordance 
with the following plans: 10E (30.01.15), 22.2, 22.5, 22.7, 22.9, 22.10, 

22.11, 22.12, 22.13, 22.14, 22.15, 22.16, 22.17. 

3) No development shall take place until full details of both hard and soft 

landscape works have been submitted to and approved in writing by the 
local planning authority and these works shall be carried out as 
approved.  These details shall include: 

i) written specifications (including cultivation and other operations 
associated with plant and grass establishment); 

ii) schedules of trees, shrubs, plants; noting species, planting sizes 
and proposed numbers and densities where appropriate; 

iii) retained landscaping features; 

iv) details of walls and fencing; 

v) hard surfacing materials; 

vi) a programme for implementation of all landscaping and a schedule 
of landscape maintenance. 

4) No development shall take place until details of the finished slab level in 

relation to ground level of the replacement barn have been submitted to 
and approved in writing by the local planning authority.  The 

development shall proceed in accordance with the approved details. 

5) No development shall take place, including any works of demolition, until 
a Construction Method Statement has been submitted to, and approved 

in writing by, the local planning authority. The approved Statement shall 
be adhered to throughout the entire construction period. The Statement 

shall provide for: 

i) the anticipated number, frequency and types of vehicles used during 
construction 

ii) the method of access and routing of vehicles used during 
construction 

iii) the parking of vehicles of site operatives and visitors 

iv) loading and unloading of plant, materials and waste 

v) storage of plant and materials used in the construction of the 

development 

vi) wheel washing facilities. 

6) i)  Prior to the commencement of the development (excluding 
demolition), a layout plan showing the parking area for the farm park 

shall be submitted to and approved in writing by the local planning 
authority.  The approved parking area shall be provided and surfaced 
before the farm park elements of the scheme are brought into use, and 

subsequently retained thereafter. 
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ii)  No dwelling shall be occupied until the residential parking areas have 

been provided and surfaced in accordance with the approved drawings.  
The parking areas shall thereafter not be used other than for the parking 

of motor vehicles. 

7) No development above slab level shall take place until details and 
samples of the materials to be used in the construction of the external 

walls and roofs of the buildings hereby permitted have been submitted to 
and approved in writing by the local planning authority.  Development 

shall be carried out in accordance with the approved materials. 

8) No part of the development hereby permitted shall be occupied until cycle 
parking areas have been provided in accordance with details which shall 

have previously been submitted to and approved in writing by the local 
planning authority.  The cycle parking areas shall thereafter be retained 

and shall not be used other than for the parking of cycles. 

9) Prior to the occupation of any part of the development hereby permitted, 
details of any external lighting (including luminaire type, mounting 

height, aiming angles and luminaire profiles) shall be submitted to and 
approved in writing by the local planning authority.  The development 

shall proceed in accordance with the approved details.   

  

 

 


