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Reason for referral: 

 
Councillor Watson has called the application to Plans Committee, to consider the proposed building in 
the countryside and whether or not it represents overdevelopment and if it is visually intrusive. 
 

Relevant History: 

 
Application No. Description Status Closed 

   
1/2251/2002 CERTIFICATE OF 

LAWFULNESS - SITING OF 
TWO MOBILE HOMES FOR 
USE AS A DWELLING 

PER 06.01.2003 

   
1/0153/2004/OUT Replacement of existing 

dwelling 
PER 15.06.2004 

   
1/0614/2005/REM Replacement dwelling REF 23.06.2005 

   
1/1640/2005/REM Replacement dwelling PER 20.10.2005 

   
1/1185/2006/FUL Provision of disabled access at 

first floor level 
PER 13.07.2006 

   
1/0683/2007/FUL Proposed formation of 

conservation pond 
PER 23.08.2007 

1/0334/2018/CPE Certificate of Lawfulness for 
non-compliance with Condition 4 
(removal of existing dwelling) of 
planning permission 
1/1640/2005/REM 

PER 29.05.2018 

 

 

 
 

       

Site Description & Proposal 

 
Site Description 
 
The application relates to a relatively flat site of broadly trapezoidal shape located within the open 
countryside. 
 
The site currently accommodates areas of grass, hardstanding and gravel, as well as a few trees. 
 
The lawful use of the site is unclear.  It does not appear to form part of the garden associated with 
either of the existing dwellings on site; these being the single storey mobile home dwelling and the 
natural stone 2 storey dwelling structure.  In addition, it does not appear to be included within the red 
line boundaries of previous planning permissions relating to the site.  It is therefore considered that its 
lawful use is likely to be agricultural, noting however that there is no sign of an agricultural enterprise 
currently being operated on the site or wider land holding within the applicant's ownership, known as 
Weekstone Farm. 
 
Also included within the red line boundary is a private access road that provides access to the A3072 
public highway to the south and a strip of land that would accommodate the proposed private foul and 
surface water drainage infrastructure. 
 
The site is bounded to the north by the existing single storey mobile home that is proposed to be 
removed as part of this application; a two storey dwelling constructed from natural stone; and other 



buildings that are in use as an office, a storage barn, and stables.  It is unclear from the planning 
history relating to the site whether all of these buildings benefit from planning permission. 
 
To the south and west the site is bounded by other parts of the wider Weekstone Farm holding.  
Again, whilst there is no indication that an agricultural enterprise is being operated on these parts of 
Weekstone Farm, it is likely that the lawful use of this land is agricultural. 
 
To the east is located the adjacent property and its associated curtilage. 
 
The site is located approximately 3 kms to the north west of Holsworthy. 
 
Proposed Development 
 
Full planning permission is sought for the erection of a dwelling.  The application also proposes the 
removal of the existing single storey mobile home dwelling structure, with the result that the proposed 
dwelling is effectively a replacement dwelling. 
 
The replacement dwelling would be sited to the south of, and within close proximity to, the existing 
mobile home dwelling; and to the south west of the existing two storey dwelling constructed from 
natural stone.  It would be a two storey dwelling with a ridge height of approximately 6.7 metres that 
would accommodate a footprint of approximately 18.2 metres x 11.6 metres, with the ground floor 
accommodating a lounge, study, kitchen / diner, utility room, entrance hall and WC.  The upper floor 
would accommodate 4 bedrooms (one en suite) and a family bathroom.  An integral garage would 
also be provided, with storage above.  Two gable ends would form part of the front and rear 
elevations, which would form balconies at first floor level on the principal elevation and juliet balconies 
on the rear elevation.  The external walls would be constructed from natural stone and horizontal 
timber boarding, with the dual pitched roof being constructed from natural slate. 
 
The proposed dwelling would be sited within a generously sized plot with lawned front and rear 
gardens.  A private driveway and turning area surfaced in chippings would facilitate access to the 
integral garage.  The trees at the western extent of the site would be retained. 
 
Surface water would be drained to attenuation tanks to the north of the proposed dwelling, whilst foul 
water would discharge to a sewage treatment plant.  Both foul and surface water would then 
discharge to an existing watercourse to the north. 
 

Consultee representations: 

 
Holsworthy Hamlets Parish/Town Council:  
 
Thank you for the consultation request for planning application reference: 1/0001/2019/FUL for a New 
dwelling on Land at Weekstone Farm, Pancrasweek, Holsworthy, Devon EX22 7JB. 
 
This application was discussed by the members of Holsworthy Hamlets Parish Council at their recent 
meeting. The discussion included analysis of the location plan, the site plan & the proposed 
elevations. 
 
This application is for the building of a new dwelling to replace an existing caravan at the site. 
Councillors made reference to Policy DM26 of the Torridge Local Plan which relates to replacement 
dwellings in the open countryside. This policy requires that the replacement dwelling be built in the 
same place as the caravan which it is replacing, however the plans provided clearly depict that the 
replacement dwelling will be built in a different location on the site, not where the caravan is currently 
located. Furthermore, the replacement building should have no more than 15% bigger footprint than 
the dwelling which it is replacing, however this proposed dwelling is estimated to be more like 200% 
bigger. 
 



Given the proposed location & the proposed size of the new dwelling, it does not comply with the 
criteria to allow it to be considered as a replacement dwelling, which means that it must therefore be 
considered as building in the open countryside for which there is no provision in this case. 
 
Councillors also noted from the plans provided that there is a body of water at this site (lake/pond) for 
which they have not been able to find any record of planning permission having been granted. 
 
Following the discussion, it was unanimously agreed that Holsworthy Hamlets Parish Council objects 
to this application on the grounds described above. 
 
Devon County Council (Highways):  
 
I note that the proposed development seeks to utilise the existing access that fronts onto the 
A3072. Although this is currently used by other developments on the site and previous work 
has been undertaken to provide decent visibility splays, these would not conform to standards within 
the Design Manual for Roads and Bridges. 
 
However, I also note that the proposal is to replace existing temporary structures for a single dwelling. 
I do not believe there would be a significant increase between the traffic movements 
of these two. Therefore, I do not believe it would be appropriate to raise highway objections 
against this application as it would not create an unacceptable impact on highway safety, as 
is the test of the National Planning Policy Framework (NPPF). 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, HAS NO OBJECTION TO THE 
PROPOSED DEVELOPMENT 
 

Representations: 

 
Number of neighbours consulted:  2  Number of letters of support:  0 
Number of representations received:  0 Number of neutral representations: 0 
Number of objection letters:  0  

 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
 
ST07 (Spatial Development Strategy for Northern Devon's Rural Area); DM26 (Replacement 
Dwellings in the Countryside); ST04 (Improving the Quality of Development); DM04 (Design 
Principles); ST14 (Enhancing Environmental Assets); DM08A (Landscape and Seascape Character); 
DM01 (Amenity Considerations); ST10 (Transport Strategy); DM05 (Highways); DM06 (Parking 
Provision); DM08 (Biodiversity and Geodiversity); DM02 (Environmental Protection);  
 
Government Guidance: 
 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); WACA 
(Wildlife & Countryside Act 1981); NERC (Natural Environment & Rural Communities);  
 

Planning Considerations 

 
The main considerations with this application are: 
 
- Principle of Development 
- Design, Visual Impact and Character and Appearance of the Area 
- Residential Amenity 
- Highways 



- Biodiversity 
- Foul and Surface Water Drainage 
 
1. Principle of Development  
 
Policy ST07 of the North Devon and Torridge Local Plan 2011-2031 (herein referred to as the 
NDTLP) establishes that development within the countryside will be limited to that which is enabled to 
meet local economic and social needs, rural building reuse and development which is necessarily 
restricted to a countryside location. 
 
In addition, Policy DM26 of the NDTLP provides in principle planning support for replacement 
dwellings in the countryside, subject to two criteria being satisfied.  The proposal will be discussed in 
the context of these two criteria later in this report. 
 
The existing building to be replaced (the mobile home dwelling) benefits from a certificate of 
lawfulness, reference 1/0334/2018/CPE, that was granted in May 2018.  The building to be replaced 
therefore has lawful use as a dwelling.  In addition, it is located within the countryside, with the result 
that the proposed development is necessarily restricted to a countryside location. 
 
Taking account of the above it is considered that the principle of residential development at the site is 
acceptable. 
 
2. Design, Visual Impact and Character and Appearance 
 
Part (a) of Policy DM26 of the NDTLP clarifies that proposals for the replacement of an existing 
dwelling in the countryside will be supported, subject to the replacement dwelling respecting the 
character of the surroundings and being no more visually intrusive than that of the existing dwelling. 
 
In addition, policies ST04 and DM04 of the NDTLP both have a strong design focus and establish the 
need for development to be appropriate in, and have respect for, its context and setting.   
 
Lastly, policies ST14 and DM08A of the NDTLP require that development respects landscape 
character of both designated and undesignated landscapes and seascapes. 
 
In this regard it is noted that the proposed dwelling is of significantly larger scale than the mobile 
home dwelling that it would replace, as it would occupy a larger footprint than the mobile homes and 
would be a two storey structure.  However; a site visit has demonstrated that the dwelling would be 
largely unseen from public viewpoints surrounding the site, due to the general absence of Public 
Rights of Way within the area; the relatively flat land that surrounds the site; and the mature 
hedgebank and other vegetation that separates the site from the A3072 public highway to the south.  
In addition, even in the unlikely event that the dwelling was to become more visible in the future, it 
would be well sited in close proximity to the existing natural stone dwelling and would be similar to the 
existing building in respect of scale, architectural style and materials used.  Lastly, it is clear that the 
mobile home dwelling to be removed is in an extremely poor state of repair and resembles little more 
than a semi-permanent shack.  It is therefore considered that these existing structures detract from 
the character and appearance of the area and that the replacement dwelling would be more in 
keeping with the form and appearance of the site and wider area. 
 
Taking account of the above, it is considered that the replacement dwelling would respect the 
character of the surrounding area and would be no more visually intrusive than the mobile home 
structures to be removed.  It is therefore concluded that the proposed development accords with part 
(a) of Policy DM26 of the NDTLP. 
 
Part (b) of Policy DM26 requires that the replacement dwelling offers a positive enhancement to the 
quality of design and / or level of sustainability when compared to that being replaced. 
 
In this regard it is clear that the proposal accords with the requirements of part (b).  As stated earlier, 
the mobile home dwelling to be replaced resembles little more than a semi-permanent shack, whilst 



the replacement dwelling is of an appropriate architectural style and would utilise good quality 
materials that would sit well with the existing two storey dwelling adjacent to the site and the wider 
area.  In addition, the replacement dwelling would be subject to Building Regulations Approval, which 
would ensure a certain build quality and thermal efficiency that would far exceed the structures to be 
replaced. 
 
It is recommended that a condition be attached to any forthcoming planning permission requiring that 
the mobile home dwelling be removed prior to the occupation of the replacement dwelling.  It is also 
recommended that a condition be attached to the permission in relation to an appropriate landscaping 
scheme for the site. 
 
It is noted that Holsworthy Hamlets Parish Council has objected to the proposal.  The Parish Council 
refers to Policy DM26 of the NDTLP; but then states that the policy requires that the replacement 
dwelling be built in the same place as the caravan which it is replacing, and that the replacement 
building should have no more than 15% bigger footprint than the dwelling which it is replacing.  This is 
not the correct wording of the policy; Policy DM26 is worded as detailed earlier in this section of the 
report.  Clarification has been sought from the Parish Council in relation to their consultation 
response; however a response has not been received. 
 
Taking account of all of the above, it is considered that the proposal would be acceptable in respect of 
its design, visual impact and impact on the character and appearance of the area.  It is therefore 
concluded that the proposal accords with policies DM26, ST04, DM04, ST14 and DM08A of the 
NDTLP.  
 
3. Residential Amenity 
 
Policy DM01 of the NDTLP confirms that development will be supported where it would not 
significantly harm the amenities of neighbouring occupiers or uses, or result in harm to the future 
occupiers of the development from existing or allocated uses. 
 
Whilst the proposed dwelling would be sited within close proximity to the existing two storey dwelling, 
it would be sited such that direct overlooking of the existing dwelling's private amenity space would 
not be possible.  Similarly, any views across to the internal spaces of the existing dwelling would be at 
an oblique angle and would not compromise the amenities of the occupiers of that dwelling.  No other 
dwellings are located nearby as the existing mobile home structures would be removed as part of the 
proposal.  It is therefore considered that the amenities of neighbouring occupiers would remain 
adequately safeguarded by the proposed development.  No objections have been received. 
 
Turning to the amenities of the future occupiers of the proposed replacement dwelling; the proposed 
floor plans show well proportioned rooms and bedrooms that meet the space standards set out in the 
DCLG publication Technical housing standards - nationally described space standard March 2015.   
 
It is noted that there are two upper floor windows in the south western elevation of the adjacent 
existing dwelling that would look out across the proposed lawn associated with the proposed 
replacement dwelling; however the applicant's agent has confirmed that the upper floors windows 
relate to a lift room and a bathroom window (which is obscure glazed).  It is considered that this would 
not compromise the amenities of the future occupiers by reason of overlooking. 
 
Taking account of the above, it is concluded that the proposal accords with Policy DM01 of the 
NDTLP. 
 
4. Highways 
 
Policies ST10 and DM05 of the NDTLP seek, inter alia, to ensure that development does not 
adversely affect the local or strategic highway network and that vehicular accesses are safe and well 
designed.  In addition, DM06 of the NDTLP seeks to ensure that appropriate parking provision is 
delivered as part of development. 
 



The Highway Authority has been consulted in respect of the application and has confirmed that it has 
no objections to the proposal, on the basis that the existing dwelling would be removed from the site.  
The Highways Officer is therefore satisfied that the proposal would not result in significant additional 
traffic movements. 
 
In addition, it is clear that there would be sufficient parking and turning facilities associated with the 
proposed replacement dwelling.   
 
Taking account of the above, it is concluded that the proposal accords with policies ST10, DM05 and 
DM06 of the NDTLP, as well as paragraph 109 of the NPPF. 
 
5. Biodiversity 
 
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010).  This is also 
supported by Policy DM08 of the NDTLP. 
 
The applicant has provided a wildlife trigger list which is considered to accord with the statutory 
requirements as set out above.  
 
However; Policy ST14 of the NDTLP requires that development contributes to a net gain in northern 
Devon's biodiversity where possible.  It is considered that there is an opportunity for enhancement at 
the site and it is recommended that a condition be attached to the planning permission requiring a bird 
or bat box to be installed prior to the occupation of the replacement dwelling.  This is considered to be 
proportionate to the development proposed. 
 
Taking account of the above it is concluded that the proposal would be likely to result in an 
enhancement in biodiversity and that the proposal therefore accords with the relevant NDTLP policies 
referred to above, as well as legislation at a national level. 
 
6. Foul and Surface Water Drainage 
 
Policy DM02 clarifies that proposals will be supported where they would not result in unacceptable 
impacts in respect of the pollution of ground water.  In addition, Policy DM04 of the NDTLP 
establishes that water management must be addressed by development. 
 
The application confirms that foul water would drain to a sewage treatment plant before being 
discharged to an existing watercourse to the north.  This is considered to be acceptable in principle, 
given that a connection to the mains sewer is not possible in this location.  The system would be 
required to meet the Environment Agency's General Binding Rules; if it does not a permit to discharge 
would be required from the Agency.  Building Regulations would also be required for the system.  As 
such, given that the detailed design is covered by other legislation, it is not considered necessary to 
attach a condition to the planning permission. 
 
Surface water would be drained to attenuation tanks to the north of the proposed dwelling, which 
would then discharge to the same existing watercourse to the north.  This is considered to be an 
acceptable arrangement and would also potentially require a permit from the Environment Agency 
depending on the rate of discharge to the watercourse. 
 
Both of these arrangements are considered acceptable, and it is therefore concluded that the 
proposal accords with Policies DM02 and DM04 of the NDTLP. 
 
7. Conclusion 
 
The principle of residential development is considered acceptable for the reasons discussed earlier in 
this report. 



 
In addition, it is considered that the above assessment demonstrates that the proposal would have an 
acceptable impact in respect of design, visual impact and character and appearance; residential 
amenity; highways; biodiversity; and foul and surface water drainage. 
 
It is noted that the Parish Council has objected to the proposal; however the Parish Council's 
consultation response makes reference to policy wording that is not recognised and does not form 
part of the NDTLP. 
 
It is also noted that no objections have been received in respect of the proposal. 
 
Taking account of the above it is concluded that the proposal accords with the development plan and 
other material considerations.  It is therefore recommended that planning permission be granted, with 
the conditions set out below attached. 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

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

Recommendation 

 
GRANT subject to the following conditions 
 
 1         The development to which this permission relates must be begun no later than the expiration 

of three years beginning with the date on which this permission is granted. 
  
 Reason: The time limit condition is imposed in order to comply with the time requirements of 

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

listed in the Plans Schedule. 
            
           Reason: To ensure the development is carried out in accordance with the approved plans. 
 
 3         Prior to the first occupation of the replacement dwelling hereby permitted, the existing dwelling 

shown to be removed on approved drawing reference 0881 09 shall be demolished and the 
resultant materials cleared from the site.  Details of where the materials will be transported to 
and disposed of following demolition, as well as details of the remediation of the site, shall be 
submitted to and approved in writing by the Local Planning Authority and the development 
shall be carried out in accordance with those details and retained as such thereafter. 

            
           Reason:  The development hereby permitted is only acceptable on the basis of a replacement 

dwelling under Policy DM26 of the NDTLP.  An additional dwelling on the site would be 
contrary to policies ST07 and DM26 of the adopted North Devon and Torridge Local Plan 
2011-2031. 

 
 4         Prior to the first occupation of any dwelling hereby permitted, full details of both hard and soft 

landscape works shall be submitted to and approved in writing by the Local Planning Authority 
and these works shall be carried out as approved prior to the first occupation of any dwelling 
hereby permitted. These details shall include proposed finished levels or contours; means of 
enclosure; car parking layouts; other vehicle and pedestrian access and circulation areas; 



hard surfacing materials; minor artefacts and structures (e.g. furniture, play equipment, refuse 
or other storage units, signs, lighting etc.); proposed and existing functional services above 
and below ground (e.g. drainage power, communications cables, pipelines etc. indicating 
lines, manholes, supports etc.); retained historic landscape features and proposals for 
restoration, where relevant. 

            
           Soft landscape works shall include planting plans; written specifications (including cultivation 

and other operations associated with plant and grass establishment); schedules of plants 
(noting species, plant sizes and proposed numbers/densities); implementation and 
management programme. 

            
           Reason: To assimilate the development into the landscape and to safeguard the appearance 

and character of the area, in accordance with Policy DM08A of the adopted North Devon and 
Torridge Local Plan 2011-2031. 

 
 5         Prior to the first occupation of the dwelling hereby permitted, either a bird box facing between 

north and east or a bat box facing south shall be installed on the site and retained as such 
thereafter. 

            
           Reason: To provide a net gain in biodiversity in accordance with Policy ST14 of the adopted 

North Devon and Torridge Local Plan 2011-2031. 
 

Plans Schedule 

 
Reference Received 

  

0881 02  02.01.2019 
   

0881 03  02.01.2019 
   

0881 04  02.01.2019 
   

0881 05  02.01.2019 
   

0881 06  02.01.2019 
   

0881 07  02.01.2019 
     

0881 09  02.01.2019 
   

0881 10  02.01.2019 
    

  

Statement of Engagement 

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


