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Mr & Mrs C Harman, Caffyns Farm, Lynton, Devon

Proposal: Use of land for full season tented camping from 1st March to 30th 
October in addition to permitted 28 days together with the change of 
use of agricultural buildings to provide toilet, shower, washroom and 
site patron shop. Retrospective.  As per additional information 01.10.14, 
11.10.14 and 15.10.14. (Full)

Location: Caffyns Farm, Lynton, Devon

Application
No:

Grid Ref.

Applicant:

Introduction: The description of the development proposed under this planning application 
is:

“Use of land for full season tented camping from 1st March to 30th October 
in addition to permitted 28 days together with the change of use of 
agricultural buildings to provide toilet, shower, washroom and site patron 
shop”.

The application site is Caffyns Farm, Lynton and the application has been 
submitted retrospectively.

A paper relating to potential breaches of planning control at Caffyns Farm, 
including the operation of a campsite, was presented to the Planning 
Committee on 6 May 2014. 

This retrospective planning application for the campsite and associated 
developments was received further to the Planning Committee meeting and 
on 27 June 2014. 

Following the receipt and registration of the planning application; at the 
Planning Committee meeting on 1 July 2014 the Head of Planning and 
Sustainable Development advised the Committee that the owner of the site 
had made a planning application.  Registration of the application had taken 
place subsequent to the publication of the agenda and, therefore, the 
recommendation of the Planning Officers that a site visit be arranged was to 
be considered as a matter of urgency. A site visit was held on 11 July 2014. 
The notes for this meeting are attached to this report. 

By way of background; Caffyns Farm lies in open countryside to the west of 
Lynton. The farm consists of a group of traditional farm buildings centred on 
the traditional farm house, with more modern farm buildings just to the north. 
The farm holding extends to approximately 140 acres/57 hectares, which 
principally comprises a block of pasture land contiguous with the building 
group leading north from Croscombe Lane.

A bungalow, known as Caffyns Heanton Bungalow, lies to the south east 
side of the main building group and is in the same ownership. The bungalow 
has been built under planning permission granted in 1974 and is subject of 
an agricultural occupancy condition.
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Under the present owners, part of a modern farm building has been 
converted to provide stables for a horse riding establishment, a pony trekking 
business. Planning permission for this was granted in January 2012 under 
application reference 62/41/12/001. The permission grants trekking activities 
from the farm for no more than 6 equines at any one time and, as part of the 
permission, the owner was required to provide two passing places along 
Croscombe Lane and improve the visibility at the access into the farm from 
the Lane. 

Two passing places have been installed along Croscombe Lane, although 
the position and dimensions of these passing places do not accord with the 
conditions of the planning permission.  The access visibility has been 
improved.

A separate application, reference 62/41/14/021, has been submitted that 
seeks to regularise the change to the passing places and this is subject to 
separate consideration.

Planning permission was granted in February last year (application reference 
62/41/13/012) for the replacement of an existing dilapidated farm building.

The present owner took ownership of the Caffyns Farm in June 2011. The 
National Park Authority first received a complaint that the land was being 
used for camping and caravanning on 31 October 2011.

The owner has explained that he believed the fields have been used in the 
past for camping and he undertook camping activities since June 2011 
believing there was a long standing use allowing this. Shower, washing 
facilities, a shop and reception have been provided by converting some of 
the existing traditional farm buildings.

In November 2013, a lawful development certificate application was 
submitted for the existing use of the land for caravans and camping, 
application reference 62/41/13/045. This application was refused on 13 
February 2014 because, in the view of the Authority, having regard to the 
advice of the solicitor, there was insufficient clear and unambiguous evidence 
to show on the balance of probabilities that more than 5 caravans were ever 
on the land or that tented camping took place for more than 28 days for a 
continuous period of 10 years.

The 28 day period is significant because under (Class B to Part 4 of 
Schedule 2) the Town and Country Planning (General Permitted 
Development) Order 1995 (as amended), the use of any land for the purpose 
of camping for not more than 28 days in total in any calendar year can be 
permitted development.

The application site area encompasses the converted farm buildings and the 
field immediately to the west of the building group, which has been sub-
divided into smaller paddocks by grass covered earth banks. This field is 
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Consultee Response:

referred to as the ‘eastern field’ or ‘full season tented camping field’. A field 
further to the west, also sub-divided by earth banks and tracks adjoining the 
application site is proposed for 28 day camping, although this field lies 
outside the red edged application site area. This field is referred to as the 
‘western field’ or ’28 day camping field’.

A Landscape & Visual Appraisal and Transport Statement have been 
submitted in support of the application.

The papers submitted by the applicant/agent also include a bundle of 
identical letters of support signed by 55 local businesses and a pack of 
identical letters of support signed by 81 local residents.

Following the initial consultation period Officers wrote to the agent raising a 
series of queries and issues that arose. Following a seven and a half week 
period the agent provided a response and clarified some matters, which has 
been subject to further consultation, although the details of the proposed 
development have not materially altered. Further to this the applicant has 
provided some additional details in exchanges of correspondence with 
Exmoor Uprising.

At the same time as this application for the campsite a lawful development 
certificate application was been made for the existing stationing and use of a 
caravan ancillary to the residential occupation of the bungalow at Caffyns 
Farm. This application, reference 62/41/14/022, was considered by the 
Authority’s lawyer and the certificate application was refused on 27 August 
2014 because, in the view of the Authority, the site of the caravan is 
physically and functionally separate from the established planning unit of the 
bungalow and therefore constitutes a material change of use.

Following the refusal of the certificate application, the applicant has relocated 
the caravan to the garden of the bungalow and is considering the option to 
appeal against the refusal notice.

Further to this, the Authority received a complaint on 10 October 2014 
alleging that works where being carried out to create tracks across farm land 
to the east of the main farm building group. Officers visited the site the same 
day and the applicant explained that he believed he did not require planning 
permission. The applicant has however advised that he will not carry out 
further works and is preparing the submission of a retrospective planning 
application for these works.
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DCC - HIGHWAYS:  COMMENTS RECEIVED UNDER THE INITIAL CONSULTATION; 
No objections subject to the provision of 3 no. Passing places to be sited at a point 
between the Caffyns Cross junction to a point no more than 450 metres upon the county 
road running in a north westerly direction. The works to be included within a Section 278 
Agreement.
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COMMENTS RECEIVED ON RECEIPT OF THE AGENTS FURTHER DETAILS; The 
principle of the lay-by arrangements are acceptable to DCC.

Are you wishing for the engineering details to be resolved during the planning 
application process in which case we will require a detailed engineering layout to be 
agreed with DCC or by way of condition?

And back to earlier comments we made regarding how to deal with the lay-bys 
previously constructed. The existing and proposed could be included within a S106 prior 
to the issuing of any consent or, as advised upon the earlier planning approval, by way 
of a Section 278 Agreement post-planning approval. This would regularise all works 
insofar as they affect the public highway. Our Agreement officer, Kevin Griffiths, has 
spoken with the applicant and I understand core and strength tests are to be carried out 
upon the ‘as constructed’ lay-by’s to establish their acceptability for construction 
purposes.

In this respect, I also understand Kevin has advised DCC’s Material’s Laboratory to 
make contact with the applicant to move this matter forward.
LANDSCAPE OFFICER - ENPA:  There are two elements of the proposal to consider, 
the extension of the period of time when tented camping can take place within small 
fields close to the farm buildings, along with change of use of existing farm buildings.

Change of use of the farm buildings is not considered to result in any unacceptable 
adverse effect upon landscape character or the visual amenity of this location, in respect 
of the considerate design and proximity to public vantage points.

Due to the sensitivity of the landscape character and openness of the field to public view 
the 28 day permitted use of the western field for camping does not conserve or enhance 
the enjoyment of the scenic beauty of this location, however it is accepted that this use 
of the land is permitted.

The eastern field is less open to public views and is generally seen within the immediate 
context of the existing farm buildings, rendering it, when compared with the western 
field, as the preferable site for camping use, to minimise landscape and visual impacts.

The land associated with the farm is of high scenic quality, strength of character and is 
visible from numerous public viewpoints, it is accepted that the extent of this land could 
be used for camping for up to 28 days in a year.  When comparing the effects of 
extensive use of land for camping and confining this use to a smaller area, in this 
particular location, the use of the eastern field would be the least harmful. The 
landscape impact of extending the period of camping use upon the eastern field and 
preventing camping upon the full extent of the land holding would be acceptable.  

The appearance of clustered tents and vehicles conflicts with that of open pasture, 
which is the defining characteristic of the landscape character type.  Tracks are familiar 
features within the landscape but are not regarded as features that strengthen or define 
the landscape character, it is recognised that tracks can be visually intrusive and can 
erode the quality of the landscape scene. Both the eastern and western fields contain 
tracks, my evaluation of landscape effects has been based on the extent of the site to 
which the application applies and does not include tracks in the western field which are 
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Public Response:

outside of the scope of consideration for this application.

The location offers little capacity to mitigate visual impacts whilst maintaining the 
landscape character.   A landscape planting and management scheme has been 
submitted in support of the application, the details shown on drawing SPP.007 are 
considered appropriate for the location and would appear to be in-keeping with the 
landscape character with the benefit of sustaining typical structural vegetation elements 
in the form of tree clumps and hedgerows.
ENVIRONMENT AGENCY SOUTH WEST:  No comments received
BUILDING CONTROL MANAGER - NDDC:  No comments received
EXMOOR SOCIETY:  No comments received
DEVON AND SOMERSET FIRE AND RESCUE:  No comments received
LYNTON & LYNMOUTH TOWN COUNCIL:  COMMENTS RECEIVED UNDER THE 
INITIAL CONSULTATION; Council object to this application on the grounds of 
implications of visual impact on the landscape and further information required from 
highways to decide on access and safety issues.

No further comments received.
NORTH DEVON COUNCIL:  No observations
WILDLIFE CONSERVATION OFFICER - ENPA:  As this application is retrospective, 
with the agricultural buildings in question having already been converted to be used as a 
shop and toilet block, I do not have any ecological objections to the proposals. I 
recommend the hedgerows are conserved and managed traditionally.
NDC:  COMMENTS RECEIVED UNDER THE INITIAL CONSULTATION; If permission 
is granted the applicant will need to apply for a licence under the provisions of the Public 
Health Act 1936, Section 269. 

In relation to this application, Environmental Health Officers have visited the site and 
they comment:
If planning permission were granted the site owner would then be able to apply to this 
department for a site licence. The Council can only issue a licence that would be in 
accordance with the conditions of the planning permission. A licence would include 
requirements for drainage provision and water quantity and quality.
If planning permission were granted and the site subsequently operated without a site 
licence (and were not registered with an exempted organisation) the Council could 
investigate.
I can confirm that when I visited the site I did not witness any issues with the drainage 
provision at the site. This department's records at this time show that the site has a 
suitable and sufficient water supply.
Noise issues would not be covered in a site licence. However, the Council has a duty to 
investigate noise complaints under the provisions of the Environmental Protection Act 
1990.

No further comments received
MARTINHOE PARISH MEETING:  No comments received
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20 letters of OBJECTION have been received, (this includes a number of letters from the 
same individual/party and does not include comments from Exmoor Uprising), from local 
residents and interested parties raising concerns including the following:

 1.The development is having an adverse impact on the local environment;
 2.Concerns with noise and disruption including loud music harming the peace and 

tranquillity of the area;
 3.Traffic concerns, particularly the increase in volume of vehicles along what is a narrow 

and mainly single width road that is not suitable to accommodated additional traffic;
 4.Concerns with the visual impact of tents;
 5.Access concerns relating to impact on cyclists, people riding and walkers along 

Croscombe Lane and potential conflict due to increase in vehicles associated with the 
development;

 6.Concern that the camp site is not licenced;
 7.Traffic is using domestic driveways along Croscombe Lane as passing places;
 8.High vehicle speeds;
 9.People from the campsite are stealing from locals;

 10.Site is very exposed and not suitable for camping;
 11.Landscape impact concerns – site lies in the Heritage Coast area;
 12.The camp site facilities are inadequate, including the showers and toilets;
 13.It will be impossible for the Authority to control use of the 28 day field;
 14.A hard line must be adopted to stop the ‘build first, ask for permission later’ culture;
 15.There are already 3 long established campsites in this area that are totally legal, fully 

licenced and fully regulated;
 16.A campsite has now operated for 4 years without planning permission;
 17.Policy RT7 says no camping in the Coastal Zone;
 18.Advertisement material for this site differs from what is proposed – camper vans are 

taken for example;
 19.Little faith that the applicant will accord with permission or licences if granted;
 20.There is a history of breaking the rules – continues to operate illegally;
 21.Allows open fires;
 22.Application lacks sufficient details and the red line boundary does not include areas 

related to the development, and is invalid;
 23.Mitigation planting proposals are not appropriate;
 24.Waste disposal, pollution concerns;
 25.Unauthorised tracks remain and are not part of this application;
 26.Not acceptable to do deals i.e. offer up 28 days over most of the holding for full season 

camping site – it would be very difficult to monitor the 28 day field;
 27.Concern with large coaches going into the site and causing damage;
 28.It is vital that the special character of this tranquil area is preserve;
 29.The site lies in the Heritage coastline, this fact alone should prejudice this application 

for full season camping;
 30.The proposal does not comply with policies RT7 and LNC1 of the Local Plan, nor para. 

109 of the NPPF aimed that protecting and enhancing valued landscapes;
 31.To be judged acceptable under Policy RT7 the proposal should demonstrate that 

existing facilities in the area are inadequate;
 32.The Transport Statement refers solely to traffic generated by a 50 pitch campsite and 

does not consider the 28 day camping – it has not been demonstrated that the local road 
network could accommodate the maximum camping and caravanning pitches that the site 
may accommodate;

Petition for the proposal, with 29 signatures

62/41/14/020 04 November 201462/41/14/020 04 November 2014



EXMOOR NATIONAL PARK PLANNING COMMITTEEEXMOOR NATIONAL PARK PLANNING COMMITTEE

 33.The application fails to demonstrate that the principle of the proposed use is 
acceptable and the significance and impact on the proposals on the surrounding landscape 
and highways network have not been fully considered – the development is not in 
accordance with policies RT7 and LNC1 and also relevant guidance in the NPPF, and 
should be refused.
34. The application is for tented camping only yet it is argued that camper vans should be 
allowed because they are a standard mode of transport. There is a clear distinction 
between the two and the idea that someone would have a motor home/camper van and not 
use the facilities is ludicrous. 
35. Even if camper vans were to be only as a means of transport, many are longer than a 
car and trailer and this means increased larger vehicles using the roads, contrary to the 
recommendations of the Hydrock report seeking to minimise the safety risks of larger and 
articulated vehicles. Camper vans should not be allowed even if this application is 
successful.  

3 letters of OBJECTION and 1 letter with COMMENTS have been received from Exmoor 
Uprising making comments including:

 1.The applicant bought this lovely stock farm in June 2011 and immediately started up an 
unauthorised camp site. He offered ‘wild camping’ with wood fires all over the 11 fields of 
the farm;

 2.The neighbours lives became a nightmare;
 3.There was no need to book so vehicles arrived late into the night and leaving at all 

hours after hours of loud music caused severe disruption;
 4.Shouting and driving recklessly along this narrow little road;
 5.They take dogs and neighbours have complained that their sheep and lambs have been 

worried;
 6.The access leads past a row of cottages near Caffyns Cross. This forms a bit of a 

bottleneck because their grass verge is used for parking etc. Caravans, camper vans, daily 
deliverly vans and sewage emptying lorries and cars with tents all pass one another there 
and get stuck and form a jam, which backs to the A39 and actually causes traffic jams on 
the main road;

 7.This applicant wants 8 months 50 tents only application plus 28 days open camping. 
Does anyone think if he gets his 8 months of 50 tents, only in a restricted area, he will 
behave any differently to the way he has for the last 4 years?

 8.Do people think 28 days of 11 field camping will be a happy experience for anyone 
living nearby or for the traffic along the A39?

 9.He is having another season of full unauthorised camping. This will be the fourth year. 
Despite many complaints to Exmoor National Park and visits he has ignored everything and 
everybody;

 10.Don’t you feel that this is a Heritage Coast and it is being treated as some sort of grotty 
common by this unauthorised camping? This area is due respect and it is most certainly not 
getting it;

 11.The letters of support/petition for support is an attempt to knock National Park planning 
other than a support letter;

 12.The applicant appears to mock letters from local people;
 13.Campsites on Exmoor are discreetly set in valleys and usually beside rivers which 

make then lovely family places where people can enjoy the beauty of Exmoor. They 
enhance Exmoor, they do not harm;

 14.The highway report submitted in support of the application is completely 

62/41/14/020 04 November 201462/41/14/020 04 November 2014



EXMOOR NATIONAL PARK PLANNING COMMITTEEEXMOOR NATIONAL PARK PLANNING COMMITTEE

incomprehensible to the layman and could read anything;
 15.A continental coach that arrived to the site caused damage to the local post box;
 16.How do you differentiate between a very small camper van, all sizes between right up 

to the big American ones?
 17.Regarding noise at the site, it is alleged that other long time camp sites in the area 

have been receiving people from that site simply because their children couldn’t get any 
sleep;

 18.How will ENPA monitor development is permission is granted?
 19.The offer of 28 day permitted developments for what is proposed is blackmail;
 20.Do you think there is any likelihood of him sticking to any restrictions Exmoor National 

Park planners might put on? 
 21.The tracks did not exist previously; 
 22.There has been many unauthorised developments at this site;
 23.Lack of site licence concerns and fire safety issues;
 24.Queries over adequacy of water supply;
 25.Two householder septic tanks were installed long before purchase; one for the house 

and one for the bungalow; it is alleged that in the summer that lorries often travel twice a 
day to empty this unacceptably small sewage system;

 26.Water does dirty water go?
 27.Landscaping is a waste of time given climate;
 28.Regarding the applicants unnecessary comments about Exmoor Uprising, acting on 

behalf of someone he has done business with. We find this very very unpleasant and wish 
you to know in the 6 years we have existed no person has ever questioned our integrity;

 29.Exmoor Uprising, formerly the Revolting Exmoor Peasant Party, refuse to be drawn 
into a continual negative correspondence with the application;

 30.As for our credentials, real Exmoor people know precisely who we are and what we 
stand for.

67 letters and a petition with 29 signatures of SUPPORT have been received, (this includes 
a number of letters from the same individual/party), from local residents and interested 
parties, including those who have used the campsite, making comments including the 
following:

 1.Sounds like a great idea;
 2.We have spend many enjoyable days at Caffyns Farm;
 3.The campsite is wonderful, friendly with excellent facilities, showers, shop etc in the 

most wonderful location;
 4.Would be greatly sadden if Caffyns Farm were no longer able to operate;
 5.The camp site is well planned out;
 6.Would highly recommend this site for anyone wanting to visit the area;
 7.It is a good location with walking access to Lynmouth, Lynton & Valley of the Rocks;
 8.Hope to stay here again;
 9.Believe Caffyns Farm to be a real asset to the area;

 10.The owners encourage guests to walk from the campsite, by providing free maps of 
walking routes, which helps to reduce vehicle traffic on the access lanes;

 11.The facilities have been sensitively incorporated into the farm;
 12.The site is peaceful and enjoyable;
 13.This brings economic benefit;
 14.It is not just the owners of Caffyns Farm who benefit;
 15.The Lyn Plan states “tourism is the core of the local economy. Strengthening, 
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Most Relevant Development Plan Policies:

Exmoor National Park Local Plan

LNC1 General National Park Policy
LNC2 Lighting
LNC6 Coastal Zone
CBS12 New Development 
H9 Replacement of Agricultural Occupancy Conditions
E2 Business Development in the Open Countryside
A3 Farm Diversification
RT7 Touring Caravans and Tented Camp Sites
TR3 Traffic and Road Safety Considerations for Development
TR6 Highway Design for New Development

The Lyn Plan 2013 – 2028

P1 Overall Objectives for New Development
ENV1 Location of Development & Enhancement of the Local Environment
E1 Local Economy

National Planning Policy Framework

Most Relevant Development Plan Policies:

Exmoor National Park Local Plan

LNC1 General National Park Policy
LNC2 Lighting
LNC6 Coastal Zone
CBS12 New Development 
H9 Replacement of Agricultural Occupancy Conditions
E2 Business Development in the Open Countryside
A3 Farm Diversification
RT7 Touring Caravans and Tented Camp Sites
TR3 Traffic and Road Safety Considerations for Development
TR6 Highway Design for New Development

The Lyn Plan 2013 – 2028

P1 Overall Objectives for New Development
ENV1 Location of Development & Enhancement of the Local Environment
E1 Local Economy

National Planning Policy Framework

RELEVANT HISTORY

62/41/14/020 Use of land for full season tented camping from 1st March to 30th 
October in addition to permitted 28 days together with the change o
use of agricultural buildings to provide toilet, shower, washroom 
and site patron shop. Retrospective.  As per additional information 
01.10.14, 11.10.14 and 15.10.14.

Same Site

Full

62/41/13/045 Lawful Development Certificate for the existing use of the land for 
caravans and camping.  As per additional information 18.12.13 and 
20.01.14.

Refused 13 February 2014

Same Site

CLEUD

NE 766 Proposed agricultural worker's bungalow

Approved 17 April 1972

Same Site

Outline

diversifying and consolidating the tourist sector is strongly supported by the Plan.” – this is 
precisely what is happening at Caffyns.

 16.The campsite is not harming the local community or visitors;
 17.Nor is it having a harmful impact on the environment, including landscape;
 18.Makes good use of existing buildings;
 19.The development is supported by the Lyn Plan.
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Para 28 - 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.
Para 32 – All developments that generate significant amounts of movement should be 
supported by a Transport Statement or Transport Assessment. Plans and decisions 
should take account of whether:
 •The opportunities for sustainable transport modes have been taken up depending on 

the nature and location of the site, to reduce the need for major transport infrastructure;
 •Safe and suitable access to the site can be achieved for all people; and
 •Improvements can be undertaken within the transport network that cost effectively limit 

the significant impacts of the development. Development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of development are 
severe.
Para 115 – Great weight should be given to conserving landscape and scenic beauty in 
National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the 
highest status of protection in relation to landscape and scenic beauty. The conservation 
of wildlife and cultural heritage are important considerations in all these areas, and should 
be given great weight in National Parks and Broads.

Draft Exmoor National Park Local Plan – November 2013

GP1 National Park Purposes and Sustainable Development
GP2 Presumption in Favour of Sustainable Development
CE-S1 Landscape Character
CE-D1 Protecting Exmoor’s Dark Night Sky
CE-S7 Design and Sustainable Construction Principles
HC-D10 Replacement of Rural Workers Occupancy Conditions
SE-S1 A Sustainable Exmoor Economy
SE-S3 Business Development in the Open Countryside 
RT-S1 Recreation and Tourism
RT-D5 Tented Camp Sites
RT-D8 Static Caravan Sites
AC-D1 Transport and accessibility requirements for development

The main planning issues in relation to this application are considered to be the 
acceptability of the proposed development in principle, highway safety, landscape and 
local amenity.

There are other matters that have been raised through the consultation exercise, such as 
those relating to the adequacy of the facilities, suitability of the water supply etc., that the 
applicant may wish to consider should planning permission be granted. These other 
matters though would be considered through a Site Licence application, which the District 
Council would administer.

In advance of considering the main planning matters there are general matters to 
consider by way of background.

GENERAL COMMENTS

Observations:

Para 28 - 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.
Para 32 – All developments that generate significant amounts of movement should be 
supported by a Transport Statement or Transport Assessment. Plans and decisions 
should take account of whether:
 •The opportunities for sustainable transport modes have been taken up depending on 

the nature and location of the site, to reduce the need for major transport infrastructure;
 •Safe and suitable access to the site can be achieved for all people; and
 •Improvements can be undertaken within the transport network that cost effectively limit 

the significant impacts of the development. Development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of development are 
severe.
Para 115 – Great weight should be given to conserving landscape and scenic beauty in 
National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the 
highest status of protection in relation to landscape and scenic beauty. The conservation 
of wildlife and cultural heritage are important considerations in all these areas, and should 
be given great weight in National Parks and Broads.

Draft Exmoor National Park Local Plan – November 2013

GP1 National Park Purposes and Sustainable Development
GP2 Presumption in Favour of Sustainable Development
CE-S1 Landscape Character
CE-D1 Protecting Exmoor’s Dark Night Sky
CE-S7 Design and Sustainable Construction Principles
HC-D10 Replacement of Rural Workers Occupancy Conditions
SE-S1 A Sustainable Exmoor Economy
SE-S3 Business Development in the Open Countryside 
RT-S1 Recreation and Tourism
RT-D5 Tented Camp Sites
RT-D8 Static Caravan Sites
AC-D1 Transport and accessibility requirements for development

The main planning issues in relation to this application are considered to be the 
acceptability of the proposed development in principle, highway safety, landscape and 
local amenity.

There are other matters that have been raised through the consultation exercise, such as 
those relating to the adequacy of the facilities, suitability of the water supply etc., that the 
applicant may wish to consider should planning permission be granted. These other 
matters though would be considered through a Site Licence application, which the District 
Council would administer.

In advance of considering the main planning matters there are general matters to 
consider by way of background.

GENERAL COMMENTS

Observations:
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Scope of Application/Red Line Boundary

The red line application site boundary has been drawn around the camping field 
proposed for full season camping and around the farm buildings that have been 
converted in association with the campsite.

The 28 day camping/western field does not form a specific part of the application 
proposals. This is because planning permission essentially already exists for tented 
camping on this site, which is covered in more detail below. 

Tracks have been extended in to the 28 day camping field, but, by exclusion from the red 
line site area, do not form part of the application proposals. Exmoor Uprising and others 
have raised concerns that there tracks are not included as part of the application 
proposals. The applicant has been given the opportunity, without prejudice, to include the 
tracks within the application proposals. However, the agents view is that these tracks do 
not require planning permission, because, in his view, these are longstanding and the 
applicant has resurfaced the tracks and, the works for which do not require planning 
permission.

There appears to be little evidence to support the agent’s contention and aerial 
photographs for the site do not appear to show evidence of engineered tracks as 
suggested by the agent until recent years. Notwithstanding that, because these tracks 
have not been included within the application site, the works are not considered as part of 
the development presented with this application, and the tracks will require further 
investigation and are considered to require the further submission of a planning 
application.

Officers have taken legal advice regarding the existence of these tracks, which appear to 
facilitate the temporary camping use, and the effect these may have on the 28 day 
permitted development rights relating to temporary uses of land. Based on the advice 
received, it is unlikely that these tracks would prevent the use of the land reverting back 
to agriculture following a temporary camping use.

The agent has also excluded the private access track from Croscombe Lane to Caffyns 
Farm from the application site red line boundary. A planning consultant acting on behalf 
of The Camping and Caravanning Club object to the proposed development and part of 
the basis for objecting is that, in their opinion, the application is invalid because, inter alia, 
the application site boundary does not encompass the access to the site from the public 
highway.

While the agent has been provided with an opportunity to include the access from the 
public highway, he has chosen not to do so. This does not invalidate the application nor 
does it prevent the National Park Authority determining the application, but technically, if 
planning permission is granted for the change of use of the application site to provide a 
campsite, no planning permission would exist to enable campers to access to site from 
the public highway because the access is excluded from the site area, which is the 
subject of the change of use. However, this is a technicality rather than a fundamental 
matter given that the agent has confirmed the whole access track is in the applicant’s 
ownership and a matter for the applicant to resolve.

Scope of Application/Red Line Boundary

The red line application site boundary has been drawn around the camping field 
proposed for full season camping and around the farm buildings that have been 
converted in association with the campsite.

The 28 day camping/western field does not form a specific part of the application 
proposals. This is because planning permission essentially already exists for tented 
camping on this site, which is covered in more detail below. 

Tracks have been extended in to the 28 day camping field, but, by exclusion from the red 
line site area, do not form part of the application proposals. Exmoor Uprising and others 
have raised concerns that there tracks are not included as part of the application 
proposals. The applicant has been given the opportunity, without prejudice, to include the 
tracks within the application proposals. However, the agents view is that these tracks do 
not require planning permission, because, in his view, these are longstanding and the 
applicant has resurfaced the tracks and, the works for which do not require planning 
permission.

There appears to be little evidence to support the agent’s contention and aerial 
photographs for the site do not appear to show evidence of engineered tracks as 
suggested by the agent until recent years. Notwithstanding that, because these tracks 
have not been included within the application site, the works are not considered as part of 
the development presented with this application, and the tracks will require further 
investigation and are considered to require the further submission of a planning 
application.

Officers have taken legal advice regarding the existence of these tracks, which appear to 
facilitate the temporary camping use, and the effect these may have on the 28 day 
permitted development rights relating to temporary uses of land. Based on the advice 
received, it is unlikely that these tracks would prevent the use of the land reverting back 
to agriculture following a temporary camping use.

The agent has also excluded the private access track from Croscombe Lane to Caffyns 
Farm from the application site red line boundary. A planning consultant acting on behalf 
of The Camping and Caravanning Club object to the proposed development and part of 
the basis for objecting is that, in their opinion, the application is invalid because, inter alia, 
the application site boundary does not encompass the access to the site from the public 
highway.

While the agent has been provided with an opportunity to include the access from the 
public highway, he has chosen not to do so. This does not invalidate the application nor 
does it prevent the National Park Authority determining the application, but technically, if 
planning permission is granted for the change of use of the application site to provide a 
campsite, no planning permission would exist to enable campers to access to site from 
the public highway because the access is excluded from the site area, which is the 
subject of the change of use. However, this is a technicality rather than a fundamental 
matter given that the agent has confirmed the whole access track is in the applicant’s 
ownership and a matter for the applicant to resolve.
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The agent has also excluded the existing bin and recycling area from the application site 
and chosen not to extend the red line to encompass this area following an opportunity to 
do so. Therefore should planning permission be granted for the proposed development, it 
would be necessary to agree the location for bins and recycling areas, which could occur 
at position within the application site or alternatively the agent could submit a further 
application to seek to agree this area outside of the current application site.

Permitted Development Rights

Tent campsites can operate under the ‘28-day’ rule, a form of permitted development 
allowing the land to be used without planning permission “for any purpose for not more 
than 28 days in total in any calendar year...and the provision on land of any moveable 
structures (tents) for the purposes of the permitted use”.

The applicant therefore has the ability to have tented camping on his holding for a total of 
28 days per year and this relates to any of the fields.

The current application does not propose any longer term change of use for the western 
field and, for this reason, this field has not been included in the red line application site by 
the agent. The proposal is that the existing permission granted by the General Permitted 
Development Order for the temporary use as a tented campsite would remain over the 
western field and the applicants have confirmed they are happy to accept, in exchange 
for the full season use of the eastern field for 50 pitches, a condition of planning 
permission removing the 28 day use from the other land of their holding (excluding the 
western field).

Use of Site by Campervans/Motor Homes

The description for the proposal, as set out on the planning application form, is the use of 
land for a full season tented campsite. The agent does however also suggest in 
subsequent correspondence that camper vans would not be discouraged from using the 
site. In addition, some local residents allege that motor homes have occupied this site 
and during the Planning Committee site visit a camper van was on the site.

Notwithstanding that, the description for the proposed development is clear in that the 
proposal is for tented camping and the Highway Authority’s, Landscape Officers and 
others assessment is based on the proposal being for tented camping.

There is a clear distinction between tents and campervans, motor homes or caravans in 
that campervans, motor homes and caravans provide habitable accommodation within 
the vehicle, and they all fall within the definition of a caravan.

Therefore the proposal is considered on the basis that it is for tented accommodation 
only, as confirmed in the description of proposed development, and should planning 
permission be granted it is recommended that a condition be imposed to ensure that only 
tents use the campsite. Separate planning permission would be required to allow 
campervans, motor home or caravans and this may also be subject to a separate Site 
Licence requirement administered by the District Council.

The agent has also excluded the existing bin and recycling area from the application site 
and chosen not to extend the red line to encompass this area following an opportunity to 
do so. Therefore should planning permission be granted for the proposed development, it 
would be necessary to agree the location for bins and recycling areas, which could occur 
at position within the application site or alternatively the agent could submit a further 
application to seek to agree this area outside of the current application site.

Permitted Development Rights

Tent campsites can operate under the ‘28-day’ rule, a form of permitted development 
allowing the land to be used without planning permission “for any purpose for not more 
than 28 days in total in any calendar year...and the provision on land of any moveable 
structures (tents) for the purposes of the permitted use”.

The applicant therefore has the ability to have tented camping on his holding for a total of 
28 days per year and this relates to any of the fields.

The current application does not propose any longer term change of use for the western 
field and, for this reason, this field has not been included in the red line application site by 
the agent. The proposal is that the existing permission granted by the General Permitted 
Development Order for the temporary use as a tented campsite would remain over the 
western field and the applicants have confirmed they are happy to accept, in exchange 
for the full season use of the eastern field for 50 pitches, a condition of planning 
permission removing the 28 day use from the other land of their holding (excluding the 
western field).

Use of Site by Campervans/Motor Homes

The description for the proposal, as set out on the planning application form, is the use of 
land for a full season tented campsite. The agent does however also suggest in 
subsequent correspondence that camper vans would not be discouraged from using the 
site. In addition, some local residents allege that motor homes have occupied this site 
and during the Planning Committee site visit a camper van was on the site.

Notwithstanding that, the description for the proposed development is clear in that the 
proposal is for tented camping and the Highway Authority’s, Landscape Officers and 
others assessment is based on the proposal being for tented camping.

There is a clear distinction between tents and campervans, motor homes or caravans in 
that campervans, motor homes and caravans provide habitable accommodation within 
the vehicle, and they all fall within the definition of a caravan.

Therefore the proposal is considered on the basis that it is for tented accommodation 
only, as confirmed in the description of proposed development, and should planning 
permission be granted it is recommended that a condition be imposed to ensure that only 
tents use the campsite. Separate planning permission would be required to allow 
campervans, motor home or caravans and this may also be subject to a separate Site 
Licence requirement administered by the District Council.
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Site Licence

As well as planning permission a site licence may be required from the North Devon 
Council, which is separate to the considerations of a planning application. 

A licence is required from the District Council if the land is to be used for tented camping 
(which includes trailer tents) on more than 42 consecutive days at a time or more than 60 
days in 12 consecutive months (Public Health Act 1936, Section 269).

A licence may contain various conditions relating to the number and type of units 
permissible at the same time, spacing between units, toilets, waste water, showers, 
sewage disposal, refuse disposal, fire safety, roads, footpaths, electrical installations, 
LPG storage and recreational space. If a licence is in place, it is likely that regular 
environmental health inspections will be made to check compliance with conditions.

The District Council is the competent authority responsible for monitoring and enforcing 
site licences and this would deal with many of the considerations relating to the adequacy 
of the facilities at the site, some of which have been raised as concerns by some 
members of the public commenting on to the proposals. 

Environment Health would need to be satisfied that the sewerage system is suitable and 
Officers understand that the District Council Building Control Department has been to 
inspect the existing system.

PRINCIPLE OF DEVELOPMENT

Policy RT7 of the adopted Local Plan states:

“Proposals for new touring caravan sites will not be permitted in the National Park. 
Permission for small scale tented camping sites which are outside the Coastal Zone, or 
small extensions to existing sites will be granted provided that:

 (i)Existing facilities in the area are inadequate;
 (ii)There will be no adverse impact on landscape, local community, 

 conservation interests or the safety of the local road network; and
 (iii)There is adequate road access to the site.”

The land and buildings currently of Caffyns Farm lie in the Coastal Zone as defined under 
the adopted Local Plan and, therefore, a proposal for a tented camp site would not be 
supported under the current Local Plan.

The applicant has however queried the extent of the Coastal Zone and whether the farm 
lies within this designation and, therefore, whether there can be an objection in principle 
to a proposal for a campsite under the Local Plan. 

The proposal maps for the Local Plan do not show the Coastal Zone area and this has 
caused the applicant to query the matter. It appears only the settlement inset maps and 
not the full proposal maps for the eastern and western half of Exmoor show the Coastal 
Zone and this appears to be an oversight when the Plan was drafted and adopted.

Site Licence

As well as planning permission a site licence may be required from the North Devon 
Council, which is separate to the considerations of a planning application. 

A licence is required from the District Council if the land is to be used for tented camping 
(which includes trailer tents) on more than 42 consecutive days at a time or more than 60 
days in 12 consecutive months (Public Health Act 1936, Section 269).

A licence may contain various conditions relating to the number and type of units 
permissible at the same time, spacing between units, toilets, waste water, showers, 
sewage disposal, refuse disposal, fire safety, roads, footpaths, electrical installations, 
LPG storage and recreational space. If a licence is in place, it is likely that regular 
environmental health inspections will be made to check compliance with conditions.

The District Council is the competent authority responsible for monitoring and enforcing 
site licences and this would deal with many of the considerations relating to the adequacy 
of the facilities at the site, some of which have been raised as concerns by some 
members of the public commenting on to the proposals. 

Environment Health would need to be satisfied that the sewerage system is suitable and 
Officers understand that the District Council Building Control Department has been to 
inspect the existing system.

PRINCIPLE OF DEVELOPMENT

Policy RT7 of the adopted Local Plan states:

“Proposals for new touring caravan sites will not be permitted in the National Park. 
Permission for small scale tented camping sites which are outside the Coastal Zone, or 
small extensions to existing sites will be granted provided that:

 (i)Existing facilities in the area are inadequate;
 (ii)There will be no adverse impact on landscape, local community, 

 conservation interests or the safety of the local road network; and
 (iii)There is adequate road access to the site.”

The land and buildings currently of Caffyns Farm lie in the Coastal Zone as defined under 
the adopted Local Plan and, therefore, a proposal for a tented camp site would not be 
supported under the current Local Plan.

The applicant has however queried the extent of the Coastal Zone and whether the farm 
lies within this designation and, therefore, whether there can be an objection in principle 
to a proposal for a campsite under the Local Plan. 

The proposal maps for the Local Plan do not show the Coastal Zone area and this has 
caused the applicant to query the matter. It appears only the settlement inset maps and 
not the full proposal maps for the eastern and western half of Exmoor show the Coastal 
Zone and this appears to be an oversight when the Plan was drafted and adopted.
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The Local Plan does however advise (para. 2.32) that the Coastal Zone broadly follows 
the inland extent of the Heritage Coast, apart from a small difference at North Hill near 
Minehead, as defined by the Countryside Agency in 1991. Caffyns Farm lies in the 
Heritage Coast area.

Additionally, the local land change search for the property carried out during the owners 
purchase of the property declares that the site lies in the Coastal Zone.

There is an objection in principle to a proposal for a small scale tented camp site on the 
basis that the site lies in the Coastal Zone.

The draft Local Plan Policy RT-D5 refers to tented camp sites. This policy does not 
provide a presumption against tented campsites in the Coastal Zone as with the adopted 
plan policy. RT-D5 states:

 1.“Proposals for new small-scale tented campsites will be permitted where:
 (a)They are well related to a named settlement, hamlet or farmstead.
 (b)They are sensitively sited to ensure there is no adverse impacts on landscape 

character, visual amenity, or sensitive wildlife species and habitats.
 (c)There is existing road access, and sufficient road capacity to serve the development.
 (d)They are not located within an area at risk of flooding (CC-D1)

 2.Any facilities that may be required to service the campsite can be provided through 
the conversion of suitable existing traditional buildings consistent with policy CE-S5 and 
policy CE-S4 Cultural Heritage. Where such buildings are not suitable or available then 
the following opportunities may be sought:

 (a)The conversion of structurally suitable non-traditional buildings that are functionally 
redundant (CE-S6); or

 (b)The extension of existing buildings in accordance with the relevant policies in this 
plan.

 3.Opportunities for small extensions to existing campsite areas will be permitted where 
it does not conflict with principles listed above, and where environmental benefits are 
included as part of the scheme.”

Paragraph 216 of the NPPF states that from the day of publication, decision-takers may 
also give weight (unless other material considerations indicate otherwise) to relevant 
policies in emerging plans according to the stage of preparation of the emerging plan, the 
extent to which there are unresolved objections to relevant policies, and the degree of 
consistency of the relevant policies in the emerging plan to the policies in the NPPF.

The draft Local Plan has been through the first round of public consultation and it has 
been confirmed that there were no objections to Policy RT-D5. It appears that there are 
no policies in the NPPF which would conflict with the proposal and therefore, it is 
considered some weight can be given to the draft Local Plan policy.

While Policy RT-D5 supports the principle of small scale tented campsites, common with 
the adopted Policy RT7, there must be no adverse impact on highway safety, landscape 
or local amenity.

The Local Plan does however advise (para. 2.32) that the Coastal Zone broadly follows 
the inland extent of the Heritage Coast, apart from a small difference at North Hill near 
Minehead, as defined by the Countryside Agency in 1991. Caffyns Farm lies in the 
Heritage Coast area.

Additionally, the local land change search for the property carried out during the owners 
purchase of the property declares that the site lies in the Coastal Zone.

There is an objection in principle to a proposal for a small scale tented camp site on the 
basis that the site lies in the Coastal Zone.

The draft Local Plan Policy RT-D5 refers to tented camp sites. This policy does not 
provide a presumption against tented campsites in the Coastal Zone as with the adopted 
plan policy. RT-D5 states:

 1.“Proposals for new small-scale tented campsites will be permitted where:
 (a)They are well related to a named settlement, hamlet or farmstead.
 (b)They are sensitively sited to ensure there is no adverse impacts on landscape 

character, visual amenity, or sensitive wildlife species and habitats.
 (c)There is existing road access, and sufficient road capacity to serve the development.
 (d)They are not located within an area at risk of flooding (CC-D1)

 2.Any facilities that may be required to service the campsite can be provided through 
the conversion of suitable existing traditional buildings consistent with policy CE-S5 and 
policy CE-S4 Cultural Heritage. Where such buildings are not suitable or available then 
the following opportunities may be sought:

 (a)The conversion of structurally suitable non-traditional buildings that are functionally 
redundant (CE-S6); or

 (b)The extension of existing buildings in accordance with the relevant policies in this 
plan.

 3.Opportunities for small extensions to existing campsite areas will be permitted where 
it does not conflict with principles listed above, and where environmental benefits are 
included as part of the scheme.”

Paragraph 216 of the NPPF states that from the day of publication, decision-takers may 
also give weight (unless other material considerations indicate otherwise) to relevant 
policies in emerging plans according to the stage of preparation of the emerging plan, the 
extent to which there are unresolved objections to relevant policies, and the degree of 
consistency of the relevant policies in the emerging plan to the policies in the NPPF.

The draft Local Plan has been through the first round of public consultation and it has 
been confirmed that there were no objections to Policy RT-D5. It appears that there are 
no policies in the NPPF which would conflict with the proposal and therefore, it is 
considered some weight can be given to the draft Local Plan policy.

While Policy RT-D5 supports the principle of small scale tented campsites, common with 
the adopted Policy RT7, there must be no adverse impact on highway safety, landscape 
or local amenity.
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Policy P1 of the Lyn Plan is a general policy and this advises that new development will 
be expected to make positive contributions to delivering sustainable growth to enhance 
self reliance, meet economic and social needs, underpin and add to the assets of the 
community and to make the most of and protecting the special environment.

HIGHWAY SAFETY

The main approach to the application site is via Caffyns Cross, to the east, off the A39 
and along the Croscombe Lane, an unclassified road, for a distance of about 930 metres 
to the access leading down into Caffyns Farm. Croscombe Lane is mainly single width 
and passes close to residential properties near Caffyns Cross.

The application site can also be approached from the west through Martinhoe Cross, off 
the A39 and along single width rural lanes for a distance of approximately 3km.

Croscombe Lane is part of the National cycle route network (route 51).

The applicant has been operating a campsite from this holding since June 2011 without 
the benefit of specific planning permission. During these earlier seasons there have been 
objections from local people. The applicant has explained that some difficulties were 
experienced over short periods because of the scale of activities, which he advises at 
time occurred on a larger scale than proposed with this application. The applicant has 
advised that facilities at the site have been improved over this period.

The Authority has been receiving complaints concerning this campsite over the period it 
has been operating without the benefit of planning permission from some local residents. 
The complaints received included concerns with the suitability of local access network to 
accommodate the traffic attracted to the site and accounts of problems experienced as a 
direct result. 

A Transport Statement prepared by Hydrock Consultants Ltd has been submitted in 
support of the application. The Statement considers the proposal for a 50 pitch tented 
camp site and analyses the existing road and access conditions and the potential impact 
the proposed development would have on the local road network having regard to the 
volume, nature and character of traffic.

The statement explains that since 2008 there has been no recorded Road Traffic 
Collisions (RTC) on Croscombe Lane or at its junction with the A39. Five slight RTCs are 
recorded on the A39 in the vicinity of the site; three of these dates from 2009 and two 
from 2012. The report comments that it is not considered that the level of traffic predicted 
to result from the proposed development would have any measurable effect on road 
safety in the vicinity.

The Transport Statement reaches the following conclusions:-

 1.The existing entrance to Caffyns Farm is in line with current requirements in terms of 
design standards. The Transport Statement shows that a 50 pitch campsite development 
at the site will not cause a significant increase in traffic along Croscombe Lane. There will 
be a minor increase in peak period traffic, but this would not be detrimental to the overall 
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use of Croscombe Lane.
 2.Traffic speeds along Croscombe Lane are well below the posted speed limit, with 

suitable visibility being available at the site access; the observed traffic speeds would be 
expected for a rural road of this type in this area.

 3.It is concluded that there are no material transportation matters which would preclude 
the Local Planning Authority from granting planning permission for the proposed 
development.

Notwithstanding the conclusions of the Transport Statement wide ranging and extensive 
objections have been received from some local residents, including Exmoor Uprising and 
from The Camping and Caravanning Club via their retained planning consultants, 
concerning the suitability of the local access network and there are accounts of alleged 
incidents along the road involving traffic associated with the campsite. 

Devon County Council, as the Local Highway Authority, has considered the details 
submitted with the application and Officers have asked the Highway Authority to 
reconsider the proposal further following concerns from some local residents’ in relation 
to alleged problems they have encountered as a result of the activities at Caffyns Farm. 

The Local Highway Authority view is that theoretically there could be a significant 
reduction in vehicle movements at Caffyns Farm, acknowledging that the applicant has 
offered to surrender the 28 day permitted development rights on the significant part of the 
farm holding.

The Highway Authority is content the impact of the development proposed on the local 
highway network is acceptable subject to additional passing places, which in their opinion 
ensures a satisfactory route to and from the site, are provided along Croscombe Lane 
between Caffyns Cross and the application site.

The Highway Authority has considered the additional details submitted by the agent on 1 
October and showing the provision of 2 additional passing places. The Authority has 
advised that the detail is acceptable in principle and that these passing places could 
either be included within a Section 106 Agreement prior to the issuing of any permission, 
or by way of a Section 278 Agreement post-planning approval. The latter would require a 
‘Grampian’ type condition and this approach is favoured by Officers, should the 
Committee resolve to grant planning permission.

Notwithstanding the concerns that have been raised by some local residents and others 
during the cause of the consultation exercise, the Highway Authority considers that the 
existing access to the site meets the appropriate visibility standards and that there is no 
requirement to improve the existing access. The Authority has confirmed that they have 
no evidence of traffic queuing on a regular basis or relevant incident data as a result of 
the camping activities that have taken place at this site since 2011.

The NPPF advises in paragraph 32 that development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of development are 
severe. The Lyn Plan does not include a policy for traffic and road safety considerations 
and Policy TR3 of the Local Plan seeks to preclude development that would either cause 
unacceptable levels of traffic or prejudice road safety interests. 
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The Highway Authority has been clear in their position on the acceptability of the 
development in highway safety terms. In having regard to this advice together with the 
technical advice provided by the Transport Statement, and the fall back position whereby 
the applicant could exercise permitted development rights allowing a temporary campsite 
over the wider land holding, albeit for a maximum 28 day period per calendar year, the 
proposal is judged to be acceptable in traffic and road safety terms subject to the 
inclusion of additional passing places and the removal of the permitted development 
rights relating to temporary uses of land over the wider holding.

LANDSCAPE

The application site is an open plateau of land with an elevation of approximately 245m 
AOD. The site lies within the Heritage Coast area and in the Enclosed Farmed Hills with 
Commons under the Exmoor Landscape Character Assessment 2007. The landscape is 
a medium scale landscape defined by broad rolling terrain (of hills and ridges). Land 
cover is typically defined by permanent pasture enclosed by hedge banks and areas of 
open commons occur with fields demarcated by post and wire fencing. The strength of 
landscape character is deemed to be moderate overall. 

The application site is divided into sections with grassed earth banks. The boundary 
hedges to the field are mature and typically comprise hawthorn, goat willow, blackthorn, 
bramble and some gorse. Hardcore access tracks that are approximately 3 metres wide, 
provide vehicle access through the site and these have been extended into the field to 
the west, although these tracks are not part of the proposals under this application being 
outside the scope of the application site.

The proposed development is the change of use of farm land to allow a 50 pitched tented 
campsite from 1 March to 30 October each year, and the conversion of traditional 
buildings at the main building group to provide toilets, shower and washing facilities as 
well as a shop/reception.

The proposal seeks this in addition to the 28 day permitted rights over the ‘western’ field 
that adjoins the west side of the application site.

The applicants have advised that they are willing to accept a planning condition, should 
planning permission be granted, that would remove the permitted development rights 
allowing 28 day camping on the wider fields of the farm holding.

The proposal is therefore essentially to ‘retain’ the permitted development rights on one 
field rather than the whole holding, but to also have a full season campsite, comprising 50 
pitches, over the ‘eastern’ field immediately adjoining the farm building group (with some 
of the traditional buildings being converted to provide ancillary uses).

The application site is close to the existing buildings and is visual relatively well 
contained. The western field, which would retain 28 day camping, is more exposed and 
open to views from the wider landscape, notably to the north east at South Cleave.

A Landscape & Visual Appraisal has been prepared by Swan Paul Partnership Ltd and 
submitted in support of the application. This appraisal explains that in the immediate 
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vicinity of the site there is a perception of tranquillity and an attractive and well maintained 
landscape and, that the landscape attracted a value rating of ‘Excellent’.

The appraisal considers the proposed development from a number of vantage points in 
the wider landscape. The report concludes that there is a potential for impacts on the 
landscape character and Heritage Coast and that it has been demonstrated that the 
continued agricultural use of the site for the majority of the year will keep such impacts 
small and to a level that could not be considered significantly adverse.  

The report also concludes that the visual envelope for the application site is limited to 
public locations in close proximity and in the main are glimpsed views from the minor 
roads and footpaths within 1km of the site. The report acknowledges that longer distant 
views are achieved from South Cleave and that this is an open and elevated view where 
change would be more evident. However, the report advises that at this viewpoint the 
greatest area of visibility is the west field where camping will remain in the 28 day rule 
and will therefore have a reduced opportunity to affect the view. 

The appraisal proposes some mitigation to reduce the landscape impact and concludes 
that the proposed camping use would have a small to moderate visual impact, but on a 
temporary basis.

The mitigation proposed includes allowing 4 young existing birch trees to mature and 
some additional tree planting (2 Beech and 1 Oak) to the northern side of the application 
site and allowing young trees in the hedge to the north east side of the site to mature.

Many of those raising concern with the proposed development are concerned by the 
impact the camping activities have on the character and beauty of the Heritage Coast 
landscape and, in particular, the elevated position of the site and its prominence in views 
from South Cleave.

Policy ENV1 of the Lyn Plan requires that new development preserves or enhances the 
local environment. Policy E1 of the Plan is the local economy policy and this requires that 
proposals for economic development should not have significant harmful impacts on the 
natural and historic environment.

The Landscape Officer has considered the details submitted and viewed the application 
site from the wider landscape, including from the public rights of way through Sixacre 
Farm and over South Cleeve to the north east.

The fall back position of being able to use the land holding for not more than 28 days in 
any calendar year is a material planning consideration, which is significant in the 
consideration of the planning application.

Having regard to this fallback position, the Landscape Officer essentially agrees with the 
conclusions reached under the Landscape & Visual Appraisal.

Traditional farm buildings have been acceptably converted to provide uses ancillary to the 
camping activities and this is judged to have a satisfactory impact on the character and 
appearance of the landscape.

vicinity of the site there is a perception of tranquillity and an attractive and well maintained 
landscape and, that the landscape attracted a value rating of ‘Excellent’.

The appraisal considers the proposed development from a number of vantage points in 
the wider landscape. The report concludes that there is a potential for impacts on the 
landscape character and Heritage Coast and that it has been demonstrated that the 
continued agricultural use of the site for the majority of the year will keep such impacts 
small and to a level that could not be considered significantly adverse.  

The report also concludes that the visual envelope for the application site is limited to 
public locations in close proximity and in the main are glimpsed views from the minor 
roads and footpaths within 1km of the site. The report acknowledges that longer distant 
views are achieved from South Cleave and that this is an open and elevated view where 
change would be more evident. However, the report advises that at this viewpoint the 
greatest area of visibility is the west field where camping will remain in the 28 day rule 
and will therefore have a reduced opportunity to affect the view. 

The appraisal proposes some mitigation to reduce the landscape impact and concludes 
that the proposed camping use would have a small to moderate visual impact, but on a 
temporary basis.

The mitigation proposed includes allowing 4 young existing birch trees to mature and 
some additional tree planting (2 Beech and 1 Oak) to the northern side of the application 
site and allowing young trees in the hedge to the north east side of the site to mature.

Many of those raising concern with the proposed development are concerned by the 
impact the camping activities have on the character and beauty of the Heritage Coast 
landscape and, in particular, the elevated position of the site and its prominence in views 
from South Cleave.

Policy ENV1 of the Lyn Plan requires that new development preserves or enhances the 
local environment. Policy E1 of the Plan is the local economy policy and this requires that 
proposals for economic development should not have significant harmful impacts on the 
natural and historic environment.

The Landscape Officer has considered the details submitted and viewed the application 
site from the wider landscape, including from the public rights of way through Sixacre 
Farm and over South Cleeve to the north east.

The fall back position of being able to use the land holding for not more than 28 days in 
any calendar year is a material planning consideration, which is significant in the 
consideration of the planning application.

Having regard to this fallback position, the Landscape Officer essentially agrees with the 
conclusions reached under the Landscape & Visual Appraisal.

Traditional farm buildings have been acceptably converted to provide uses ancillary to the 
camping activities and this is judged to have a satisfactory impact on the character and 
appearance of the landscape.

62/41/14/020 04 November 201462/41/14/020 04 November 2014



EXMOOR NATIONAL PARK PLANNING COMMITTEEEXMOOR NATIONAL PARK PLANNING COMMITTEE

The western field, which is proposed for the 28 day camping, is the field that is most 
exposed in views from the wider landscape and notably the north east. Camping in this 
field is considered to harm the appearance of the landscape from these wider views. It is 
however an impact that can in theory already occur, without the need of specific planning 
permission from the National Park Authority, and the application essentially proposes the 
status quo within this field, but the applicant is willing to forego the permitted development 
rights for tented camping on his wider land, other than the full season tented camp site 
proposed in the adjacent field.

The impact of the full season camping in the eastern field on the character and 
appearance of the landscape is less significant than it would be on other fields that are 
available on the holding. The field has mature hedge boundaries and, although tents 
could be viewed in views from the wider landscape notably the public rights of way trough 
Sixacre Farm and over South Cleeve, views of tents are typically disrupted by existing 
vegetation and buildings and the field lies lower than the land to the west, is less exposed 
and is viewed in close association to the existing farm building group. In this context and 
having regard to the views of the landscape professionals, the full back position offered 
by the permitted development rights and the proposed mitigation, the development, on 
balance, is judged to have an acceptable impact on the character and appearance of this 
part of the National Park landscape.

Landscape harm is caused by camping in the western field. There is however no 
reasonable scope for control of the 28 day camping in this field through the planning 
application, particularly if the applicant is not volunteering to surrender the permitted 
development rights that are currently available over this land, as he is prepared to do for 
the wider holding (excluding the eastern field). The landscape impact caused by camping 
in the western field is essentially an existing permitted impact.
 

LOCAL AMENITY

CBS12 of the Local Plan states that, among other things, development should not harm 
the amenities of occupiers of neighbouring properties by way of overlooking, loss of day 
light or sunlight, overbearing appearance or other adverse environmental impact.

Some objectors have raised concerns in relation to the camping activities that have taken 
place on this site since 2011 and raises issues with noise and disturbance. Whereas 
some of those who support application and who have stayed at the campsite comment on 
the tranquil and relaxed nature of the site. 

Other matters to consider include the impact on the proposed development on those 
residential properties that lie adjacent to the local access roads, particularly alongside 
Croscombe Lane and near Caffyns Cross. Objections have been received from some of 
these properties.

The nearest residential neighbours lie approximately 600 metres from the site and to the 
west. Neighbours at Sixarce Farm are approximately 800 metres to the north east and the 
dwellings at Caffyns Cross are approximately 900 metres to the south east.

The District Council’s Environmental Health Manager has been consulted on this 
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application. Officers have also discussed the matter with Environmental Health Officers 
and it is understood that the development of a full season campsite is not judged to 
cause an unacceptable impact in terms of noise and disturbance.

There is potential impact on the amenity of those residential properties that lie close to 
Croscombe Lane. The Highway Authority judge that the local road network has capacity 
to accommodate traffic attracted to the site without causing congestion and other adverse 
traffic concerns. The majority of traffic generated by the campsite would use the road in 
the peak months of June, July and August. Campsite trips typically reflect a pattern 
whereby customers leave in the morning and return in the evening. The dwellings near 
Caffyns Cross are set back from the road, with established boundaries to the road. The 
road alongside these dwellings is also generally wider than that typical of Croscombe 
Lane and two vehicles are able to pass. In this context, the proposed development and 
nature and character of traffic likely to be attracted to the site is judged to cause an 
acceptable impact on amenity.

CONCLUSIONS

There are other matters that the applicant will need to resolve if this development is 
approved and this may include the requirement for further planning applications and 
applications to the District Council to ensure a licence for the campsite is secured. These 
are matters that are however separate to the considerations of this application and are 
judged not so inextricably linked that the Authority could not determine this application.

However in terms of the scope of consideration for this application, having regard to the 
National Planning Policy Framework and Policy RT-D5 of the draft Local Plan, which is 
now at a relatively advanced stage and can be afforded some weight in decision making, 
the principle of development is judged to be acceptable.

The fallback position of being able to operate a 28 day campsite over the farm holding is 
a significant factor and a material consideration with this application.

The Transport Statement and the Local Highway Authority conclude that the access 
network to the site is able to accommodate the proposed development. On this basis, 
Officers conclude that the proposed development would not cause an unacceptable 
impact on road safety and traffic conditions.

The Landscape & Visual Appraisal submitted in support of the application concludes that 
the proposed campsite, including the western field, would have a small to moderate visual 
impact. The Landscape Officer, concludes that having regard to the baseline impact, i.e. 
considering the potential temporary use of the land for campsite permitted under the 
Town & Country Planning General Permitted Development Order, and the proposed 
mitigation, the impact of camping on the eastern field on the character and appearance of 
the landscape is acceptable. 

Officers having regard to the advice of two landscape professionals, therefore raise no 
objection to the landscape impact of the development.

Having regard to the scale of development proposed, the location of the application site 

application. Officers have also discussed the matter with Environmental Health Officers 
and it is understood that the development of a full season campsite is not judged to 
cause an unacceptable impact in terms of noise and disturbance.

There is potential impact on the amenity of those residential properties that lie close to 
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Lane and two vehicles are able to pass. In this context, the proposed development and 
nature and character of traffic likely to be attracted to the site is judged to cause an 
acceptable impact on amenity.

CONCLUSIONS

There are other matters that the applicant will need to resolve if this development is 
approved and this may include the requirement for further planning applications and 
applications to the District Council to ensure a licence for the campsite is secured. These 
are matters that are however separate to the considerations of this application and are 
judged not so inextricably linked that the Authority could not determine this application.

However in terms of the scope of consideration for this application, having regard to the 
National Planning Policy Framework and Policy RT-D5 of the draft Local Plan, which is 
now at a relatively advanced stage and can be afforded some weight in decision making, 
the principle of development is judged to be acceptable.

The fallback position of being able to operate a 28 day campsite over the farm holding is 
a significant factor and a material consideration with this application.

The Transport Statement and the Local Highway Authority conclude that the access 
network to the site is able to accommodate the proposed development. On this basis, 
Officers conclude that the proposed development would not cause an unacceptable 
impact on road safety and traffic conditions.

The Landscape & Visual Appraisal submitted in support of the application concludes that 
the proposed campsite, including the western field, would have a small to moderate visual 
impact. The Landscape Officer, concludes that having regard to the baseline impact, i.e. 
considering the potential temporary use of the land for campsite permitted under the 
Town & Country Planning General Permitted Development Order, and the proposed 
mitigation, the impact of camping on the eastern field on the character and appearance of 
the landscape is acceptable. 

Officers having regard to the advice of two landscape professionals, therefore raise no 
objection to the landscape impact of the development.

Having regard to the scale of development proposed, the location of the application site 
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and relationship with residential neighbours, the development is judged to have an 
acceptable impact on local amenity.

Officers understand and accept that there has been considerable objection to the 
proposals and this has resulted in detailed scrutiny of the proposals. There is also some 
support for the application. However, the decision needs to be based on the planning 
considerations. This report looks at each planning consideration in turn and comes to the 
view that the balance falls in favour of approval. In conclusion, on balance, the proposed 
development is considered to comply with the relevant development plan policies and it is 
recommended that planning permission be granted subject to the conditions listed.

Recommendation:

Approve (Retro) subject to the following conditions 

and relationship with residential neighbours, the development is judged to have an 
acceptable impact on local amenity.

Officers understand and accept that there has been considerable objection to the 
proposals and this has resulted in detailed scrutiny of the proposals. There is also some 
support for the application. However, the decision needs to be based on the planning 
considerations. This report looks at each planning consideration in turn and comes to the 
view that the balance falls in favour of approval. In conclusion, on balance, the proposed 
development is considered to comply with the relevant development plan policies and it is 
recommended that planning permission be granted subject to the conditions listed.

Recommendation:

Approve (Retro) subject to the following conditions 

Camping shall cease and no further camping shall take place within the 
application red lined site until details for the provision of passing places along 
Croscombe Lane have been submitted to and agreed in writing by the Local 
Planning Authority and, the passing places have been fully provided on site in 
accordance with the agreed details. The details shall include scaled plans to 
clearly show the position, size and treatment of the passing places, including 
cross sectional drawings to show any changes in the existing ground levels 
over the area of the passing places and that area immediately adjoining the 
passing places.

1.

Prior to installation on site, details of the bin/refuse storage and recycling area 
for the development hereby approved shall be submitted to and agreed in 
writing by the Local Planning Authority. The details shall include a 1:500 scale 
site plan to show the position(s) of the bin/refuse storage and recycling area 
and details of any proposed means of enclosure. The development shall 
thereafter be carried out in accordance with the agreed details.

2.

The landscape mitigation measures shown on drawing number SPP.007 
RevA submitted in support of the application and date stamped 1 October 
2014 shall be fully provided and implemented during the planting season and 
before 15 March 2015 or such later planting season (15 September to 15 
March) agreed in writing by the Local Planning Authority. The mitigation 
measures shall thereafter be permanently maintained in accordance with the 
details confirmed on the approved drawing (number SPP.007 Rev A), unless 
otherwise agreed in writing by the Local Planning Authority and any tree or 
shrub damaged or becoming seriously diseased or dying within ten years 
from the date on which the scheme shall have been completed shall be 
replaced with the same or a similar species of tree or shrub.

3.

The campsite hereby approved shall comprise tents only. Specifically no 
motor homes or caravans as defined under the Caravan Sites and Control of 
Development Act 1960 (s. 29(1)) as modified by the Caravan Sites Act 1968 
(s. 13(1) and (2)) shall occupy the campsite hereby approved at any time.

4.

No camping shall take place within the red lined application site area other 
than between the period of 1 March and 30 October in any calendar year, and 
tents shall be completely removed from the red lined application site outside 
these dates.

5.

Camping shall cease and no further camping shall take place within the 
application red lined site until details for the provision of passing places along 
Croscombe Lane have been submitted to and agreed in writing by the Local 
Planning Authority and, the passing places have been fully provided on site in 
accordance with the agreed details. The details shall include scaled plans to 
clearly show the position, size and treatment of the passing places, including 
cross sectional drawings to show any changes in the existing ground levels 
over the area of the passing places and that area immediately adjoining the 
passing places.

1.

Prior to installation on site, details of the bin/refuse storage and recycling area 
for the development hereby approved shall be submitted to and agreed in 
writing by the Local Planning Authority. The details shall include a 1:500 scale 
site plan to show the position(s) of the bin/refuse storage and recycling area 
and details of any proposed means of enclosure. The development shall 
thereafter be carried out in accordance with the agreed details.

2.

The landscape mitigation measures shown on drawing number SPP.007 
RevA submitted in support of the application and date stamped 1 October 
2014 shall be fully provided and implemented during the planting season and 
before 15 March 2015 or such later planting season (15 September to 15 
March) agreed in writing by the Local Planning Authority. The mitigation 
measures shall thereafter be permanently maintained in accordance with the 
details confirmed on the approved drawing (number SPP.007 Rev A), unless 
otherwise agreed in writing by the Local Planning Authority and any tree or 
shrub damaged or becoming seriously diseased or dying within ten years 
from the date on which the scheme shall have been completed shall be 
replaced with the same or a similar species of tree or shrub.

3.

The campsite hereby approved shall comprise tents only. Specifically no 
motor homes or caravans as defined under the Caravan Sites and Control of 
Development Act 1960 (s. 29(1)) as modified by the Caravan Sites Act 1968 
(s. 13(1) and (2)) shall occupy the campsite hereby approved at any time.

4.

No camping shall take place within the red lined application site area other 
than between the period of 1 March and 30 October in any calendar year, and 
tents shall be completely removed from the red lined application site outside 
these dates.

5.
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Notes to Applicant:Notes to Applicant:

No more than 50 camping pitches shall occupy the red line application site 
area at any time.

6.

No development shall take place under Class B of Part 4 to Schedule 2 of the 
Town & Country Planning (General Permitted Development) Order 1995 (or 
any order revoking and re-enacting that Order) on the land within the green 
outlined area of the approved drawing labelled ENPA 1. Specially, 
notwithstanding the provision of the Town & Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting 
that Order) express planning permission shall be obtained for any 
development consisting of the use of any of the land within the green outlined 
area of the approved drawing labelled ENPA 1 other than as agricultural use 
as defined under section 336 (1) of the Town & Country Planning Act 1990.

7.

No floodlights or other forms of external lighting shall be installed on the site 
without the prior permission, in writing, of the Local Planning Authority.

8.

To confirm details not already clearly provided and in the 
interests of highway safety and the character and 
appearance of the road scene.

1.

To confirm details of the development not already clearly 
identified in the interests of the character and appearance 
of the landscape.

2.

In the interests of the character and appearance of the 
landscape.

3, 8.

To confirm the terms of the planning permission in the 
interests of the nature and character of vehicles attracted 
to the site and the character and appearance of the 
landscape.

4, 6.

To minimise the impact upon the landscape and volume of 
traffic attracted to the site.

5.

The impact of the proposed development on the 
landscape, amenity and local highway network is judged to 
be acceptable having regard to the fall back position 
offered by the available permitted development rights and 
acknowledging that the applicant is wil

7.

MONITORING OF DEVELOPMENT

The applicant/developer is reminded that it is their responsibility to ensure that the 
requirements of each planning condition are met and that the works are 
undertaken in accordance with the approved plans.  Any failure to meet the terms 

No more than 50 camping pitches shall occupy the red line application site 
area at any time.

6.

No development shall take place under Class B of Part 4 to Schedule 2 of the 
Town & Country Planning (General Permitted Development) Order 1995 (or 
any order revoking and re-enacting that Order) on the land within the green 
outlined area of the approved drawing labelled ENPA 1. Specially, 
notwithstanding the provision of the Town & Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting 
that Order) express planning permission shall be obtained for any 
development consisting of the use of any of the land within the green outlined 
area of the approved drawing labelled ENPA 1 other than as agricultural use 
as defined under section 336 (1) of the Town & Country Planning Act 1990.

7.

No floodlights or other forms of external lighting shall be installed on the site 
without the prior permission, in writing, of the Local Planning Authority.

8.

To confirm details not already clearly provided and in the 
interests of highway safety and the character and 
appearance of the road scene.

1.

To confirm details of the development not already clearly 
identified in the interests of the character and appearance 
of the landscape.

2.

In the interests of the character and appearance of the 
landscape.

3, 8.

To confirm the terms of the planning permission in the 
interests of the nature and character of vehicles attracted 
to the site and the character and appearance of the 
landscape.

4, 6.

To minimise the impact upon the landscape and volume of 
traffic attracted to the site.

5.

The impact of the proposed development on the 
landscape, amenity and local highway network is judged to 
be acceptable having regard to the fall back position 
offered by the available permitted development rights and 
acknowledging that the applicant is wil

7.

MONITORING OF DEVELOPMENT

The applicant/developer is reminded that it is their responsibility to ensure that the 
requirements of each planning condition are met and that the works are 
undertaken in accordance with the approved plans.  Any failure to meet the terms 
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DEFINITION OF MOTOR HOME / CARAVAN
Under Section 29(1) of the Caravan Sites and Control of Development Act 1960 a 
caravan is defined as

“...any structure designed or adopted for human habitation which is capable of being 
moved from one place to another (whether by being towed, or by being transported on a 
motor vehicle or trailer) and any motor vehicle so designed or adapted but does not 
include:

 a)Any railway rolling stock which is for the time being on rails forming part of a railway 
system, or

of a planning condition or work which does not accord with the approved plans 
leaves the applicant/developer liable to formal action being taken.  The National 
Park Authority endeavours to monitor on site the compliance with conditions and 
building works.  This has benefits for applicants and developers as well as the 
National Park.  To assist with this monitoring of development the 
applicant/developer is requested to give at least forteen days notice of the 
commmencement of development to ensure that effective monitoring can be 
undertaken.  The Planning Section can be contacted at Exmoor National Park 
Authority, Exmoor House, Dulverton, Somerset, TA22 9HL or by telephone on 
01398 323665 or by email plan@exmoor-nationalpark.gov.uk.

CONDITIONS AND INFORMATIVES AND THE SUBMISSION OF FURTHER 
DETAILS        Please check all the conditions and informatives attached to this 
Decision Notice. If there are any conditions which require submission of details 
and/or samples prior to work commencing on site it is vital than these are 
submitted and agreed in writing by the Local Planning Authority before work starts. 
Given the High Court’s interpretation of the Planning Acts and their lawful 
implementation it is unlikely that the Local Planning Authority will be able to agree 
to a sample/details after the commencement of works if that sample/details should 
have been approved prior to commencement. If a sample/detail is not agreed as 
required prior to commencement and works have started then it is likely that this 
matter may only be able to be rectified by the submission of another application. 
To avoid delay, inconvenience and the need to submit a further application, please 
ensure that all appropriate details/samples are submitted and agreed at the 
specified time. 

Please also note that due to other decisions of the High Court it is now not 
normally possible for the Local Planning Authority to agree to minor amendments 
to approved applications on an informal basis. The Department of Communities 
and Local Government have introduced a process whereby it is now possible to 
apply for a non-material amendment to a permission. This can deal with changes 
to plans which do not fundamentally alter the form of permission but are a variation 
to the approval. The appropriate form is available by request at Exmoor House or 
by downloading from the National Park Authority web site. Applications can be 
made via the Planning Portal. 

     Please ensure that works comply with the approved plans so as to avoid the 
possibility that works are unauthorised and liable for enforcement action.
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CONDITIONS AND INFORMATIVES AND THE SUBMISSION OF FURTHER 
DETAILS        Please check all the conditions and informatives attached to this 
Decision Notice. If there are any conditions which require submission of details 
and/or samples prior to work commencing on site it is vital than these are 
submitted and agreed in writing by the Local Planning Authority before work starts. 
Given the High Court’s interpretation of the Planning Acts and their lawful 
implementation it is unlikely that the Local Planning Authority will be able to agree 
to a sample/details after the commencement of works if that sample/details should 
have been approved prior to commencement. If a sample/detail is not agreed as 
required prior to commencement and works have started then it is likely that this 
matter may only be able to be rectified by the submission of another application. 
To avoid delay, inconvenience and the need to submit a further application, please 
ensure that all appropriate details/samples are submitted and agreed at the 
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Please also note that due to other decisions of the High Court it is now not 
normally possible for the Local Planning Authority to agree to minor amendments 
to approved applications on an informal basis. The Department of Communities 
and Local Government have introduced a process whereby it is now possible to 
apply for a non-material amendment to a permission. This can deal with changes 
to plans which do not fundamentally alter the form of permission but are a variation 
to the approval. The appropriate form is available by request at Exmoor House or 
by downloading from the National Park Authority web site. Applications can be 
made via the Planning Portal. 

     Please ensure that works comply with the approved plans so as to avoid the 
possibility that works are unauthorised and liable for enforcement action.
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 b)Any tent.”

This definition has been modified by Section 13(1) of the Caravan Sites Act 1968, which 
deals with twin-unit caravans. Section 13 (1) provides that:

“A structure designed or adapted for human habitation which:

 a)Is composed of not more than two sections separately constructed and designed to 
be assembled on site by means of bolts, clamps or other devises; and

 b)Is, when assembled, physically capable of being moved by road from one place to 
another (whether by being towed, or by being transported on a motor vehicle or trailer), 
shall not be treated as not being (or no having been) a caravan within the meaning of 
Part 1 of the Caravan Sites and Control of Development Act 1960 by reason only that it 
cannot lawfully be moved on a highway when assembled.”

Section 13(2) of the 1968 Act (amended October 2006) prescribes the following 
maximum dimensions for “twin-unit caravans”

 1.Length (exclusive of any drawbar): 20 metres

 2.Width: 6.8 metres

 3.Overall height of living accommodation (measured internally from the floor at the 
lowest level to the ceiling at the highest level): 3.05 metres

DEVON COUNTY COUNCIL HIGHWAY AUTHORITY NOTE
A Section 278 Agreement will be required with the Local Highway Authority in connection 
with the highway improvement works. Contact Devon Highways on Tel: 0845 155 1004.

NOTE ON ADVERTISEMENTS
Please note that this permission does not grant consent for the erection of 
advertisement(s) on the premises. You should contact the Local Planning Authority 
separately for guidance on the advertisement regulations.

SUMMARY OF REASON FOR GRANTING PLANNING PERMISSION
The Local Planning Authority, having regard to all planning considerations material to the 
determination of this application, including particularly the principle of development, 
impact on the character and appearance of the landscape, neighbouring and local 
amenity, design, rural economy and highway safety, the planning history of the site and 
its location and all consultations and representations made in connection with the 
application, conclude that the proposal accords with the provisions of the development 
plan as applicable to it, including the policies and proposals noted below, and there are 
no grounds which justify its refusal.

In accordance with the requirements of Article 31 of the Town and Country Planning 
(Development Management Procedure) (England) Order, 2010, as amended in 
determining this application, Exmoor National Park Authority has worked positively and 
proactively with the applicant.
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Application  
No:  62/41/14/020 

Applicant: Mr C Harman 

Location: Caffyns Farm, Lynton, Devon 
Proposal: Use of land for full season tented camping from 1st March to 30th October in 

addition to permitted 28 days together with the change of use of agricultural 
buildings to provide toilet, shower, washroom and site patron shop. 
Retrospective. 

 
PLANNING COMMITTEE SITE VISIT 
 
FRIDAY 11 JULY 2014 at 9.30am 
 
PRESENT:   
Exmoor National Park Authority Planning Committee Site Visit Group Members:   
Mr R C Edgell (Chairman) 
Miss A V Davis 
Mr J Freeman 
Mr N Holliday 
Mrs C Lawrence 
Mr R J Webber 
Dr E J Wibberley 
Mr A L Wright  

Exmoor National Park Authority Officers:   
Mr D Wyborn (Head of Planning and Sustainable Development)  
Mr J White (Principal Planning Officer) 
Ms E Dennis (Conservation Officer – Landscape) 
Mrs C Carder (Corporate Support Officer) 

Applicant:   
Mr C Harman  
Mrs J Harman  
Mr T Harman (applicant’s son) 
Ms J Harman (applicant’s daughter) 

Applicant’s Agents:   
Mr M Lee (Stags)  
Mr J Burgess, Swan Paul Partnership Ltd (Landscape and Visual Appraisal)  
Mr T Loveless (surveyor) 

Somerset County Council Highway Authority:  
Mr P Young 

Exmoor Society:   
Dr D Jeffray  

Brendon Parish Council:   
Mrs W Floyd 

Lynton and Lynmouth Town Council:   
Mr B Hobbs 
Mr B Peacock 
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Members of the Public:  
Mr K Ash (local resident) 
Mrs M Ash (local resident) 
Mr J Bingham (local resident) 
Mr P Charman (part time employee at Caffyns Farm) 
Mr R Floyd (local resident) 
Mr C Glover (local resident) 
Ms C Gold (local resident) 
Mr Goodman (local business) 
Mrs L Goodman (local business) 
Mrs M Groves (Exmoor Uprising) 
Ms C Hernaman (local resident) 
Mr P Park (Lee Abbey) 
Ms E Pearce (local resident) 
Mr A Rodway (local resident) 
Mrs E Rodway (local resident) 
Ms P Sanders (local resident) 
Mrs R Watson (local resident) 

 
1. Introduction 

1.1 The Chairman opened the site visit by confirming it was a public meeting for the 
purposes of gathering information and providing opportunity for Members of the Planning 
Committee to consider relevant planning issues.  The application would be determined at 
a future meeting of the Planning Committee following presentation of a report from 
Planning Officers. 

1.2 It was confirmed that the proposal was a retrospective application for the use of land for 
season tented camping from 1 March to 30 October each year in addition to permitted 
28 days together with the change of use of agricultural buildings to provide toilet, shower, 
washroom and site patron shop.   

1.3 The meeting was shown a map indicating the proposed area for season tented camping 
and also the adjacent area proposed for the retention of permitted development rights to 
use land for tented camping for up to 28 days a year.  
 

2. Applicant’s Comments 

2.1 The applicant advised that Caffyns Farm was a landholding of approximately 135 acres 
with sheep and store lambs.  The non agricultural activities on the landholding were: 

 Pony trekking with a total of 20 horses/ponies on site (9 were used for trekking with 
no more than 6 ridden out at any one time; the remaining 11 horses/ponies were 
either retired or ridden by the Harman family personally). 

 Camping on 3 acres. 

2.2 The applicant advised that the bungalow on the site was subject to an agricultural tie and 
provided accommodation for his daughter when she helped at the farm, otherwise the 
bungalow was unoccupied.  The mobile home immediately adjacent to the bungalow was 
unoccupied and was presently the subject of a Certificate of Lawful Use and 
Development application. 

2.3 An agricultural barn had been converted into a patron shop and a separate agricultural 
barn converted to provide toilet, shower and washroom facilities as campsite services. 
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3. Shop and Reception Area 

3.1 The site visit then moved to the agricultural barn which had been converted into a shop 
(including a reception facility).  The position of the building was indicated on the site map 
and the site visit party were able to view the shop’s internal layout and stock provision.  

3.2 Questions were raised about the number of campers using the shop and whether it was 
open to the general public. 

3.2 The applicant advised as follows: 

 The shop facilities were intended solely for the use of campers and not for use by the 
general public.  It was possible that members of the public may have used the shop; 
however this was unlikely given its fairly remote location and being distant from the 
public highway. 

 The shop was open daily for 1¼ hours in the morning and 1½ hours in the evening. 

 The application proposed a season tented campsite of 50 pitches and on the basis of 
2-3 people per pitch the shop would be supporting up to 100-150 campers at times 
when the site was at full occupancy.  [This excluded any campers accommodated in 
the field proposed for use for tented camping for 28 days a year]. 

 

4. Toilet, Shower and Washroom Facilities 

4.1 The site visit then moved to the agricultural barn converted to toilet, shower and 
washroom facilities.  The location of the building was indicated on the site map and the 
site visit party had opportunity to view the internal layout of the building and the facilities 
available. 

4.2 It was commented that the number of agricultural and outbuildings at the site indicated 
that the extent of the landholding at Caffyns Farm may have formerly been greater than 
135 acres and it was also commented that in today’s farming terms the current size of the 
holding was unlikely to be viable as a purely agricultural operation. 

4.3 Questions were raised about the source and adequacy of the water supply; whether the 
water tanks had been subject to a safety inspection; the number of standpipes; and use 
and effectiveness of the borehole. 

4.4 The applicant advised as follows:  

 The toilet, shower and washroom facilities were served by water supplies from a 
spring with a backup supply from a borehole, with the water feeding into two water 
tanks housed in the converted barn building.    

 The borehole and water tanks had been installed by the applicant. 

 The standpipes had been installed by a previous owner of Caffyns Farm and were 
supplied by the spring.  No additional standpipes had been installed by the applicant. 

 The spring had provided adequate water supply to service the campsite until the 
2013 August Bank Holiday weekend.  The borehole had subsequently been installed 
as a backup water supply facility.  This arrangement was considered adequate to 
meet the water demand for the application as proposed. 

 A water treatment plant had been installed and had passed an Environmental Health 
inspection. 

 There may be potential to link to the mains water supply facility on the public highway 
but this did not form part of the current application. 
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5. Season Tented Camping Field 

5.1 The site visit then moved to the area proposed to be used as the season tented camping 
field. 

5.2 Questions were raised in relation to the subdivision of the field by earth banks; the 
construction of the tracks; the likelihood of accommodating mass participation events; the 
planning definition of tents, caravans and motorhomes; and the disparity between the 
application proposals and the facilities advertised on the applicant’s website. 

5.3 The meeting was advised that in planning terms, consent for use as a tented campsite 
would exclude use by caravans, motorhomes and camper vans as these were differently 
categorised.  Any planning consent for use as a caravan site would allow use by 
motorhomes and camper vans.   

5.4 It was noted that the current planning application was for use of land as a tented 
campsite and any planning permission would therefore exclude use by caravans, 
motorhomes or campervans.  Further clarification would be required from the applicant in 
relation to any intended use by campervans and/or motorhomes. 

5.5 The applicant advised as follows: 

 The middle earth bank was already in existence when the applicant purchased the 
site.  The banks on the sides of the field had been added by the applicant.    

 The purpose of the banks was to provide screening and privacy for pitches and to 
regularise the layout of the site. 

 The tracks had been constructed by a previous owner of Caffyns Farm and had 
subsequently been top dressed by the applicant. 

 The 50 pitches proposed by the application would be sited in the main camping field, 
spread between the 8 banked areas.  There would be one accommodation tent per 
pitch; however it was considered reasonable to allow people to pitch a second ‘pup 
tent’ (very small tents generally used to accommodate dogs or as additional storage) 
on the same pitch. 

 It was intended that the site would accommodate people who would be pitching a 
tent for accommodation but whose transport may be a motorhome or campervan.  
The site would not provide pitches for towed caravans. 

 The application included screen planting of a tree belt of approximately 10-15m in the 
northeast corner of the season tented camping field. The proposed tree belt would 
extend to the edge of the modern barn building used as stabling for the trekking 
ponies. 

 There were no plans to hold mass participation events such as festivals at the 
campsite.  

 The site would wish to accommodate groups such as participants in the Duke of 
Edinburgh award which tended to be small groups of approximately 10-15 people 
and also individuals or groups walking the South West Coast Path who could access 
the site via a permissive footpath.   

 There were no plans to provide yurts or similar structures for campers. 

 The original website for the campsite had been highly aspirational.  The planning 
application proposed a smaller scale operation in keeping with the landscape setting.  
The website had been updated accordingly although it was possible that previous 
versions of the site were being viewed as a cached webpage. 
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 There may be a future plan to convert an existing building into a holiday let.  This did 
not anticipate the need for additional buildings and did not form part of the current 
application. 
 

6. Landscape Character 

6.1 Ms E Dennis (Conservation Officer – Landscape) advised that Exmoor was divided into 
nine landscape character areas.  [Note:  In 2007 the National Park Authority 
commissioned a Landscape character Assessment of the National Park.  Landscape 
Character Assessment is a well-established tool for systematically, identifying, classifying 
and describing the landscape – recognising it as a continuous system that does not 
adhere to administrative boundaries.  By identifying, features and elements of the 
landscape (and their combination and expression), the essence or special character of a 
particular place can be revealed, explored and understood.] 

6.2 The meeting was advised that the area around the Caffyns Farm site comprised two 
landscape character types:   

 High Wooded Coast, Combes and Cleaves:  The overall landscape type is defined by 
strongly articulated landform of deeply incised narrow combe valleys and steep 
coastal slopes, knitted together by the consistency of the land cover - dense, 
predominantly deciduous, woodland; and 

 Enclosed Farmed Hills with Commons:  Predominantly defined by small to medium 
sized fields with an agricultural land use dominated by pasture. The overriding 
character is of the hills and ridges peppered with grazing sheep. The hedgerow 
network dominates views both internally and from surrounding areas. On the lower 
slopes mixed species hedges occur creating an irregular and smaller-scale field 
pattern. Fields on higher ground are more geometric in shape.  

6.3 At the gateway to the adjacent field proposed to be used for permitted 28 day camping, 
the site visit noted the landscape context including views southeast towards and beyond 
the Caffyns Farm buildings and northeast towards South Cleave public open access 
land. 
 

7. Field for permitted 28 day camping (“the 28 day camping field”) 

7.1 The site visit then moved through a gate in a hedge boundary and into the adjacent field 
which was proposed for the retention of permitted development rights for tented camping 
for up to 28 days a year.  

7.2 The meeting noted the following: 

 The size and extent of the 28 day camping field to the hedge boundary to the west; 
the field being larger than the season tented camping field.   
[Note: size of season tented camping field (including buildings) = 1.014 ha;  
the size of 28 day camping field = 1.7ha]. 

 The track through the 28 day camping field. 

 The banks subdividing the 28 day camping field. 

 The landscape context including views to South Cleave to the northeast. 

7.3 Questions were raised in relation to how the 28 day use would be monitored; the 
circumstances in which the 28 day camping field would be used; and whether there was 
any restriction on the number of pitches or any regulations on the distance between 
them. 
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7.4 It was confirmed that under permitted development rights the area could at present be 
used for camping for 28 days in any one year, regardless of the time of the year (ie not 
restricted to the 1 March-30 October season).  It was clarified that this could be 28 single 
days spread throughout the year, or 28 consecutive days, or a combination of single or 
groups of days provided the 28 day limit was not exceeded.  The permitted development 
rights did not include any provision relating to the number of pitches or distances 
between them. 

7.5  The applicant advised as follows: 

 During the March-October season, the 28 day camping field would be utilised only if 
the main season tented campsite was full with all 50 pitches occupied.  Outside the 
March-October season, the 28 day camping field could be used at any time (provided 
the use would not exceed the 28 day limit). 

 It was intended to monitor and record the use of the 28 day camping field. 

 The applicant was willing to accept a planning condition removing permitted 
development rights for use of land for camping for 28 days a year on the remainder 
of the landholding at Caffyns Farm.  At the present time, permitted development 
rights for the use of land for camping for 28 days a year were not restricted to any 
particular area. 

 The Landscape Character Appraisal submitted with the application included the 28 
day camping field. 

 The longer earth bank had been constructed by a previous owner of Caffyns Farm; 
the shorter bank had been added by the applicant.  The construction of any 
additional banks would require planning permission. 

 When not in use for camping under the 28 day permitted development rights, the field 
was used as part of the grazing rotation for sheep.  Currently there were 55 ewes 
and 65 lambs on the farm and it was intended to buy store lambs in August (after hay 
making). 
 

8. Campfires 

8.1 Questions were raised in relation to the use of campfires; the potential risk of a campfire 
getting out of control and causing a serious woodland fire; and about any consultation 
with the Fire and Rescue Service on these issues. 

8.2 The applicant advised a follows: 

 Campers were permitted to have campfires and stones were available so that each 
campfire could be contained within a stone circle. 

 The Fire and Rescue Service had not been consulted. 

 The site was equipped with fire extinguishers. 

 The field tracks provided good access for Fire and Rescue Service and other 
vehicles in case of emergency, with vehicular access extending to the woodland 
area. 
 

9. Waste bin and recycling area 

9.1 The site visit then moved from the 28 day camping field to the area designated for waste 
and recycling.  The waste and recycling facilities were noted. 
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10. Highway considerations and lay-by passing areas 

10.1 The Devon County Council Highway officer advised as follows: 

 Two passing bays on the public highway at Croscombe Lane had been constructed 
as part of an earlier planning application relating to equine use at Caffyns Farm.  
However one of the bays had been constructed in the wrong location. 

 Both passing bays had been constructed without the consent of the Highway 
Authority; it being an advisory note to the planning permission that the applicant 
should enter into a Section 278 legal agreement with the Highway Authority.  [Note: A 
Section 278 Agreement (of the Highways Act 1980) is an agreement between the 
council and a developer which describes proposed modifications to the existing 
highway network to facilitate or service a proposed development.  The S278 
Agreement provides a legal basis for the responsibilities (financial and otherwise) of 
parties involved in constructing works on the public highway, typically including the 
agreed highway works design]. 

 Currently the passing bays were broadly in accordance with the agreed layout.   

 A retrospective application to the Highway Authority would ensure the passing bays 
met the appropriate standard and would rectify the situation. 

 In relation to the current application, the Highway Authority had identified a need for a 
detailed transport statement setting out traffic movements at both Caffyns Cross and 
Martinhoe Cross. 

 The application proposed that permitted development rights for use of land for 
camping for 28 days be restricted to one field.  This would have the effect of limiting 
the extent of the 28 day camping use and would impact on potential traffic 
movements.  There would be likely to be greater traffic generation if the 28 day 
camping use applied to a larger area of the landholding, as was currently the case.  
 

11. Views from the passing bays on the public highway 

11.1 The site visit then travelled by car along Croscombe Lane with opportunity to view 
Caffyns Farm in the landscape setting from the public highway including from the two 
passing bays. 
 

12. Six Acre Farm 

12.1 The site visit then travelled north by car to Six Acre Farm. 

12.2 The meeting walked along the public bridleway towards Six Acre Wood with opportunities 
to view Caffyns Farm from the bridleway and in the landscape setting.  The meeting 
noted the site of the proposed season tented field and of the proposed mitigation planting 
in the east corner of the field.  The meeting was advised that the screening would be 
native planting of oak, ash and beech to full height. 

12.3 The meeting also noted the position of the proposed 28 day camping field. 

12.4 The site visit then returned to Six Acre Farm and walked across private land to South 
Cleave; an area of public open access land above Valley of Rocks.  The meeting was 
advised that from the open access area there was a public of right way down to Valley of 
Rocks which also connected with the bridleway to Six Acre Farm. 

12.5 The meeting noted the views southwest to Caffyns Farm and noted the locations of the 
proposed season tented camping field and the proposed 28-day camping field. 
 



8 
 

13.  Landscape Context:   

13.1 Ms E Dennis (Conservation Officer – Landscape) advised as follows: 

 In terms of the Landscape Character Assessment, the views from South Cleave 
towards Caffyns Farm were of Enclosed Farmed Hills and Commons.   

 Visitors to South Cleave would have a very high sensitivity to and awareness of the 
landscape setting; the likelihood being that the purpose of walking there would be to 
appreciate and enjoy the landscape (be it natural or managed).  This would compare 
with a lower sensitivity to landscape, for example, of a person driving a vehicle who 
would be concentrating on the highway ahead. 

 Appreciation of landscape included its overall visual appeal and the character and 
arrangement of features within it. 

 Planting of trees and hedges would alter a landscape permanently whereas tents 
were a temporary feature that did not have a permanent impact.  With this in mind, 
careful consideration would need to be given to the use and extent of any screen 
planting. 

13.2 The applicant’s agent advised that any screen planting to the season tented field could 
be either solid planting or in clusters of trees. The application did not include planting to 
screen the 28 day camping field as this would detract from its open landscape character. 

 

In closing the meeting, the Chairman thanked everyone for attending and recommended that 
anyone who had arrived at the site via Caffyns Cross consider leaving via Martinhoe Cross (and 
vice versa) in order to view the application site from both aspects. 

 

 

The site visit closed at 11.55am 
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