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Appeal Decision 
Site visit made on 1 October 2018 

by Mrs Hollie Nicholls  MSc MRTPI 

an Inspector appointed by the Secretary of State  

Decision date:    26 October 2018 

 
Appeal Ref: APP/W1145/W/18/3206207 

Shorston, Staddon Road, Holsworthy EX22 6NH 

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

against a refusal to grant outline planning permission. 

 The appeal is made by Mr & Mrs T J Healy against the decision of 

Torridge District Council. 

 The application Ref 1/1169/2017/OUT, dated 22 November 2017, was refused by notice 

dated 31 January 2018. 

 The development proposed is two new dwellings with all matters reserved other than 

access. 
 

Decision 

1. The appeal is dismissed. 

Preliminary Matters  

2. The application was made in outline with all matters reserved for future 
consideration except for access. Plans showing a site layout have been 

provided. Although the plans do not explicitly state this, in the context of the 
outline application, I have treated all aspects of these as illustrative save for 

the access arrangements.  

3. On 11 September 2018, the final report detailing the Inspector’s findings of the 
examination into the North Devon and Torridge Local Plan (NDTLP) was 

published. The Inspector has determined that an adequate five year supply of 
housing land exists in the plan area and that subject to the modifications 

specified, the plan and its policies are considered to be sound. The plan is now 
expected to move forward to adoption by both Councils in the near future. On 
this basis, I can ascribe substantial weight to the policies of the NDTLP and the 

updated housing supply position.  

Main Issues 

4. The main issues are:  

 Whether the development accords with the provisions of the relevant planning 
policies in respect of locating new housing; and  

 The effect of the proposal on the character and appearance of the area.  
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Reasons 

Location of New Housing 

5. The appeal site adjoins the continuous line of dwellings on the northern side of 

Staddon Road. Staddon Road comprises approximately 30 dwellings and has an 
obvious linear form. The area is located approximately 1.5 kilometres away 
from Holsworthy, which has a range of facilities and services to meet the needs 

of residents. Despite the proximity to Holsworthy, Staddon Road is not within 
the existing settlement boundary for the town under the current 

Torridge District Local Plan (TDLP), and nor does it have its own settlement 
boundary.  The appellant does not dispute that in planning terms the site lies 
outside the development boundary. 

6. Policy DVT2C of the TDLP indicates the limited circumstances where 
development will be permitted in the countryside, including reuse of buildings 

for employment uses, agricultural or small scale rural business developments 
and changes of use of buildings to dwellings. The redevelopment of a site for 
residential purposes is not permitted. The appeal proposal does not strictly fall 

within any of the other listed criteria identified in policy DVT2C.    

7. The NDTLP includes policy ST06, which relates to the provision of new housing 

on specifically allocated sites or on windfall sites within the defined settlement 
boundary for Holsworthy to meet the housing target for the plan period. The 
site is not allocated or within the settlement boundary for Holsworthy.  

8. Policy ST07 refers to unnamed ‘rural settlements’ that contain at least one 
service or community facility where it may be acceptable to accommodate 

development of a modest scale to meet locally generated needs. Staddon Road 
is not listed in policy ST07 of the NDTLP as one of the smaller villages that may 
be considered suitable to accommodate new development and it does not 

contain any services or community facilities. Policy ST07 also allows for small 
scale economic and community developments in rural areas that will 

strengthen the rural economy. The proposal to redevelop the site for two 
dwellings is not based on an economic or community-led initiative in 
accordance with the aims of policy ST07.  

9. Irrespective of the potential for occupants to walk, cycle or use public transport 
for relatively short journeys to reach local facilities in Holsworthy, the 

development is not located within a settlement boundary where for support for 
new residential development exists. National policy is clear that that the 
planning system should be plan-led. The policies within the existing plan and 

the newly examined plan set a clear and unambiguous strategy for 
development which precludes development of the appeal site.  

10. In view of the first main issue, I find that the proposal conflicts with the 
strategy for the location of new housing development set out in policy DVT2C 

of the TDLP, policy ST07 of the NDTLP and the Framework.  

Character and Appearance  

11. The dwellings along the northern side of Staddon Road form a continuous line 

of development fronting the highway and are of varied age, form and 
appearance. The appeal site adjoins the two storey dwelling, Shorston, at the 

eastern end of the continuous line. Beyond the appeal site, dwellings are more 
sporadically located as the area transitions to undeveloped countryside. The 
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shape and form of the site fits well with the pattern of existing development in 

the area.   

12. The appeal site is occupied by a collection of aged single storey buildings, the 

largest of which appear to have originally been designed as poultry houses. 
From my observations on site, the buildings and land surrounding them are not 
currently used for agricultural purposes. While the existing single storey 

buildings are not overly prominent in the street scene, they are nevertheless a 
permanent element of it and their condition is deteriorating. The removal of the 

buildings may amount to a positive impact on the character of the area.  

13. The appeal proposal would necessitate the removal of the existing buildings 
and introduce two new dwellings with their associated accesses. Whilst matters 

relating to scale and appearance of the individual dwellings are reserved for 
future consideration, the indicative site plan provides a useful indication as to 

how two dwellings would be accommodated on the site with a building line 
broadly consistent with that of dwellings to the west.   

14. Given the location of the appeal site and the existence of the buildings that 

currently occupy it, the proposal would not amount to the extension of 
development into the open countryside. If provided in two storey form, two 

new dwellings would be more visible from the wider surroundings than the 
collection of single storey buildings that exist, but the tapered form of the edge 
of settlement would still be apparent. The form of development, if similar in 

scale and form to neighbouring counterparts, would not be incongruous with 
the wider characteristics of the area.  

15. In relation to this main issue, subject to details in any reserved matters 
application, the development would not harm the character and appearance of 
the area. The proposal would therefore accord with policies DVT2C and DVT6 of 

the TDLP which, among other things, seek to ensure that development does 
not detract from the character and appearance of the countryside. The 

objectives of policy DV2TC and DVT6 are reiterated by policy DM04 of the 
NDTLP, with which the proposal would also comply in this regard.  

Other Matters  

16. The appellant has brought to my attention a number of reports and appeal 
decisions for single dwellings in locations elsewhere in the district that have 

some similarities with the rural location of the appeal site. Whilst there may be 
some similarities between those cases and the current appeal, the local policy 
context has changed considerably in the intervening period and as such, they 

do not affect my findings on the main issue or the planning balance.  

17. The appellant has also referred to a potential route that would involve using 

permitted development rights to change the use of the buildings to residential 
dwellings. There is insufficient evidence before me in the form of a certificate of 

lawful development or prior notification approval to conclude that such an 
option or fallback position exists. As such, I attribute this point limited weight 
in the determination of this appeal.    

Planning Balance and Conclusion 

18. Section 38(6) of the Planning and Compulsory Purchase Act 2004 (as 

amended) states that “if regard is to be had to the development plan for the 
purposes of any determination to be made under the planning Acts the 
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determination must be made in accordance with the plan unless material 

considerations indicate otherwise.”  

19. Beyond the character and appearance of the area which I have found would not 

be harmed, the Council has not identified any other harm such as to the safety 
of the highway or the living conditions of neighbouring residents. Although the 
proposal is in outline form, I have no evidence to suggest that a scheme could 

not be put forward which would avoid such harm.  

20. The appellant has alluded to the benefits of the development through extending 

the choice of housing and sustaining the local school, although limited evidence 
has been provided in this regard. I accept that the provision of additional 
dwellings would give rise to social and economic benefits, but the scale of these 

benefits would, by implication, be modest. The impact of the removal of the 
buildings would amount to modest environmental benefits. However, the 

evidence now before me suggests that the Council is able to demonstrate a 
five-year supply of deliverable housing sites. Furthermore, the NDTLP makes 
provision to allow for sufficient dwellings through its allocations and windfall 

allowance in the settlements over the plan period. In this context the 
development of the appeal site would not make a significant contribution to the 

supply of housing in the plan area and therefore I afford the benefits 
associated with the development limited weight.  

21. I note the references to the Framework, including the presumption in favour of 

sustainable development. The Framework is clear that the planning system is 
plan-led. The NDTLP has been examined with regard to the revised Framework 

and has been found to be consistent with it. Although not formally yet part of 
the development plan, the NDTLP is capable of attracting substantial weight 
and there is nothing in the Framework to lead me to an alternative conclusion.  

22. For the reasons given in the main issue, the development would conflict with 
the policies in the existing and emerging development plan in terms of the 

strategy for locating new housing. The benefits that would arise, and the lack 
of other identified harm, do not amount to material considerations sufficient to 
justify a decision contrary to the aforementioned policies.    

23. For the reasons identified above, and having regard to all other matters raised, 
the appeal should be dismissed. 

Hollie Nicholls  

INSPECTOR 

https://www.gov.uk/planning-inspectorate

