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Reason for referral: 

 
The application has been called-in by former Councillor Davies for the following reason: 
 
‘As the application stands at the moment, being departed from the new local plan as well as outside 
the development boundary, I feel the area has its fair share of expensive housing and holiday homes. 
However, if at any time the proposal would be for local and affordable accommodation, as Ward 
member I would raise no objection to the application ascertaining to any approval’.   
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/0373/2005/OUT Starter home apartments 
 

WDN 08.07.2005 

   

1/0010/2006/OUT 8 Starter Home Apartments 
(Three Storeys) 
 

REF 24.02.2006 

   

1/1350/2018/OUT Outline application for five 
new dwellings all matters 
reserved 

INVAL 19.02.2019 

   

 

Site Description & Proposal 

 
The Site 
The site is situated on the edge of the village of Appledore, outside of the identified development 
boundary.  It is elevated from the County Highway which borders the site by around 6 metres.  The 
highway at this point has two successive tight and relatively blind bends.  Fronting the highway, a 
stone retaining wall (approximately 2 metres high) exists on the south western corner of the site.  The 
remainder of the site is retained via a bank.  The site slopes upwards to the south western corner, but 
once inside the site, the gradient is moderate.  
 
The site was formerly used as a domestic garden and later a pigeon loft. The site is currently 
overgrown by vegetation and the Applicant advises that it has previously been used as a dumping 
area by local residents. The accompanying survey plan suggests there is an old poultry shed within 
the site and a concrete slab.  
 
On the northern site boundary, a close-boarded timber fence follows the contour of the hill and forms 
the boundary with neighbouring properties on South Road.  On the western site boundary, a 
hedgebank forms the boundary to open fields.  Beyond the highway on the east and south boundaries 
are industrial dockyard buildings. 
 
The site is not subject to any heritage designations and falls within Flood Zone 1. It does fall to be 
located within the Coast and Estuary Zone and Minerals Safeguard Zone. An existing strategic 
footpath/cycle route runs along the public highway. 
 
The Proposal 
The application is made in outline with all matters reserved and seeks consent for the development of 
5 dwellings. Notwithstanding the outline nature of the application, it is supported by an indicative site 
plan, street elevation and vehicular access and visibility splay plan. The indicative site plan suggests 
that the 5 dwellings could be achieved in the form of a terrace with private gardens sited fronting the 
roadside. Access would be achieved into the western end of the site where a communal parking court 
would be provided (the indicative plan shows 9 car parking spaces). The creation of this new 
vehicular access would require significant engineering works. Surface water would be disposed of via 



a soakaway, shown as an area of 5 cubic metres at a minimum of 5 metres from built development. 
The suggested site levels indicate that the dwellings would sit at a raised level above the public 
highway with their ridges sitting at least 3.3 metres below the properties on South Road. The 
indicative plan shows the dwellings as all having 3 bedrooms.   
 

Consultee representations: 

 
Northam Town Council:  
It was resolved to recommend that this application be refused. 
 
It is outside the development area in the undeveloped coast and is a departure from the Local Plan. It 
does not fit with the street scene, highway access is unsuitable and there will be adverse traffic 
impact. 
 
Devon County Council (Highways):  
Observations: 
The proposal is small scale in nature and will not have a significant impact on the capacity of the local 
road network. 
 
The proposed site access, with gradient of 1 in 20 at the entrance to the highway and visibility splays 
down the road is considered acceptable. 
 
I have been assured by the agent that the proposed footway will not narrow the width of the 
carriageway, and on that basis, with the provision of the footway to cater for pedestrians, I have no 
objection to the proposal. 
 
Recommend approval subject to conditions.  
 
Designing Out Crime Officer - DC&D Police:  
Police have no objections in principle to the proposal. I do have concerns with the lack of surveillance 
of the indicated parking court, this could potentially be remedied with the inclusion of gable end 
windows in the adjacent dwelling and appropriate lighting. I would ask that this is considered. There 
should also be adequate defensive space to protect any ground floor gable end windows added. 
 
I can find no details of proposed boundary treatments. Perimeter security is one the basic principles of 
crime prevention, being the first line of defence against unwanted trespassers, as such all rear 
boundary treatments must be 1.8m high, as a minimum requirement, and be solid and robust to 
prevent being breached. Close boarded fencing or walls would be deemed appropriate. If more 
surveillance is required or 1.8m would feel too closed in for smaller gardens then a 1.5m solid 
structure with a .3m trellis topping would be acceptable. It is accepted that on some occasions 
gradients of land or other permanent solid structures can have an impact on the need, choice and 
height of boundary treatments but these should be assessed on their own merits to ensure the 
boundary treatment is appropriate to any potential risk of trespass.  
 
Strategic Enabling Officer:  
No response. 
 
Chief Education Officer:  
Regarding the proposed planning application, Devon County Council has identified that the proposed 
5 family type dwellings will generate an additional 1.25 primary pupils and 0.75 secondary pupils 
which would have a direct impact on Appledore Primary school, St Georges Infant school, St 
Margaret's Junior school and Bideford College. 
 
In order to make the development acceptable in planning terms, an education contribution to mitigate 
its impact will be requested. This is set out below: 
 



The primary schools in the area are currently forecast to be at capacity and therefore they do not 
have sufficient capacity for the number of pupils likely to be generated by the proposed development. 
Therefore, Devon County Council will seek a contribution towards additional education infrastructure 
to serve the address of the proposed development. The contribution sought towards primary is 
£20,023 (based on the DfE new build rate of £16,019 per pupil). This will relate directly to providing 
education facilities for those living in the development. 
 
Bideford secondary school currently has a NET Capacity of 2,232, when factoring in approved but not 
yet implemented developments in the area we have forecast that in Spring 2024 the number of pupils 
expected to be attending the school is 2,306. Therefore, our forecasts show a shortfall of 74.95 pupils. 
The contribution sought towards secondary is £16,440 (based on the DfE extension rate of £21,921 
per pupil). These contributions will relate directly to providing education facilities for those living in the 
development. 
 
In addition, as a new primary school is required, we would also need to request a proportionate land 
contribution of 10sqm per family-type dwelling. Based upon a land value of £440,000 per hectare, this 
land contribution would equate to £2,200 and would be used to assist in the procurement of the new 
school site. 
 
We would also require a contribution towards secondary school transport costs due to the 
development being further than 2.25 miles from Bideford College. The costs required are as follows: - 
1 secondary pupil £3.35 per day x 1 pupil x 190 academic days x 5 years = £3,182 All contributions 
will be subject to indexation using BCIS, it should be noted that education infrastructure contributions 
are based on March 2015 prices and any indexation applied to contributions requested should be 
applied from this date. 
 
The amount requested is based on established educational formulae (which related to the number of 
primary and secondary age children that are likely to be living in this type of accommodation) and the 
costs of transporting children from Appledore to Bideford College. It is considered that this is an 
appropriate methodology to ensure that the contribution is fairly and reasonably related in scale to the 
development proposed which complies with CIL Regulation 122. If this application reaches the stage 
of preparing a Section 106 agreement, it is considered that the contribution can be allocated in 
accordance with the pooling regulations set out in the CIL Regulation 123. 
 
In addition to the contribution figures quoted above, the County Council would wish to recover legal 
costs incurred as a result of the preparation and completion of the Agreement. Legal costs are not 
expected to exceed £500.00 where the agreement relates solely to the education contribution. 
However, if the agreement involves other issues or if the matter becomes protracted, the legal costs 
are likely to be in excess of this sum. 
 
As regards the new school for Northam development, DCC now has a site secured within the S106 
agreement for Daddon Hill. We are therefore able to support this application assuming that the above 
contributions are secured within a S106 agreement.  
 
Environmental Protection:  
First response: 
In relation to the above application, it is noted that the application site is located in an elevated 
position immediately to the north of Newquay Dock, a commercial/industrial site. Given that the 
commercial site is in such close proximity to the application site, there is the potential for an adverse 
impact on residential amenity. It would be useful to have further information on the use, activities and 
operating hours of the site to assess any potential impact and whether there is a need for further 
detailed assessments (e.g. noise). 
 
There appears to be no information provided on the land quality of the application site. Although it is 
acknowledged that the land has predominantly been for domestic use, it is noted that the land has 
been used for fly tipping. Given the sensitive end use, the Environmental Protection Team would 
expect a phase 1 contamination survey to be undertaken. Should planning consent be granted, the 



Environmental Protection Team recommends the imposition of the Authority's standard contaminated 
land condition. 
 
Second response: 
The Environmental Protection Team would be happy for the contaminated land survey to form part of 
reserved matters, particularly given the fact that the site is unlikely to have any contamination issues.  
In relation to the noise, I sympathise with the applicant.  The current inactivity at the site is difficult to 
assess in terms of noise impact.  Nevertheless, the site is commercial land and future operations 
could impact adversely on the proposed development.  If you are minded to approve the planning 
application, a noise impact survey will be required prior to development.  
 

Representations: 

 
Number of neighbours consulted:  3  Number of letters of support:  0 
Number of representations received:  12 Number of neutral representations: 0 
Number of objection letters:  12  

 
The application has attracted 12 letters of objection, which raise the following concerns: 
 

 Highway safety – sharp/blind bend; 

 Loss of amenity/light to Number 20 South Road; 

 The site contains a natural spring; 

 The site is too small for the level of development proposed; 

 Insufficient parking would lead to increased parking pressures on South Road; 

 If approved, there could be further development pressures in the fields above; 

 How can the homes be prevented as being second homes; 

 New homes would put increased pressure on resources in Appledore; 

 Light pollution; 

 The proposed drainage arrangements are questioned; 

 Development could affect the existing retaining wall; 

 Proposals do not meet requirements in terms of inclusive mobility 2020; 

 Overlooking of properties on South Road; 

 Development would adversely affect ecological interests; 

 The site would negatively impact the view from Tapeley Park; 

 The site is outside of the development boundary and within the undeveloped coast. 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
DM01 (Amenity Considerations); DM02 (Environmental Protection); DM04 (Design Principles); DM05 
(Highways); DM06 (Parking Provision); DM08 (Biodiversity and Geodiversity); NOR (Northam Spatial 
Vision and Development Strategy); ST03 (Adapting to Climate Change and Strengthening 
Resilience); ST04 (Improving the Quality of Development); ST06 (Spatial Development Strategy for 
Northern Devon's Strategic and Main Centres); ST07 (Spatial Development Strategy for Northern 
Devon's Rural Area); ST09 (Coast and Estuary Strategy); ST10 (Transport Strategy); ST14 
(Enhancing Environmental Assets);  
 
Government Guidance: 
NERC (Natural Environment & Rural Communities); NPPF (National Planning Policy Framework); 
NPPG (National Planning Practice Guidance); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
The main planning considerations of relevance to this proposal are: the principle of development; 
highways; design and impact on character; amenity; drainage; ecology; and section 106 obligations. 
 



The Principle of Development: 
Paragraph 2 of the National Planning Policy Framework (NPPF) states that planning law (namely 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 and Section 70(2) of the Town & 
Country Planning Act 1990) requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate otherwise. The NPPF 
must be taken into account in the preparation of local and neighbourhood plans, and is a material 
consideration in planning decisions.   
 
In policy terms, the entire site is located within the countryside. Policy ST07(4) of the North Devon 
and Torridge Local Plan 2018 (NDTLP) states that 'in the countryside, beyond local centres, villages 
and rural settlements, development 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'. 
 
The application site is located outside of, but adjacent to, the identified development boundary for 
Appledore, as shown on Proposals Map 8B of the NDTLP. Policy ST06 of the NDTLP identifies 
Appledore as forming part of the Main Centre of Northam, where appropriate levels of growth that will 
increase the towns’ capacities to increase self-containment, to meet their own needs and those of 
surrounding communities where such is sought through the local vision. Policy ST06 is clear that 
development will be supported within the development boundaries of the Main Centres. There is, 
therefore, an immediate in principle conflict with the development plan as the application site is not in 
a location where new open market residential development should be directed.  
 
NDTLP Policy NOR (Northam Spatial Strategy) states: 'The three centres will continue to provide a 
range of services and facilities to meet locally generated needs and to accommodate the expanded 
needs of visitors to the area. Across Appledore, Northam and Westward Ho! a range of housing 
appropriate to local needs will be provided. Development will be supported by necessary 
infrastructure that will be delivered in a manner to minimise deficiencies against service capacity'.  
 
Policy NOR further advises that the spatial vision will be delivered through: (a) ‘provision of a 
minimum of 1,916 dwellings to meet all the communities housing needs, including affordable and 
supported homes together with an expanded supply to meet the increasing needs of the area's 
ageing population, which will be supported with associated development and infrastructure on a 
continuous basis’.  
 
Whilst the site is located adjacent to the development boundary and therefore near to existing 
residential properties with the main centre of Appledore beyond; this is a technically seen as a 
countryside location where the NDTLP precludes the development of open market dwellings. NDTLP 
Policy ST19 allows affordable housing on exception sites, however this is not applicable to ‘Main 
Centres’.  Paragraph 71 of the NPPF supports the delivery of affordable housing through a 
requirement for local planning authorities to support the development of entry-level exception sites. 
The NDTLP is silent on this matter and therefore the Local Planning Authority must apply the 
provisions of Paragraph 71 and the approach to this has been set out in NDTLP Practice Note 2 
‘Approach to ‘Entry-level Exception Sites’ (January 2019). Main Centres are confirmed as eligible 
settlements for entry-level exception sites and the application site would fall within the criterion due to 
its size and position adjoining the development boundary. However, it is important to note that, in 
contrast to rural exception sites for affordable housing, an element of enabling market housing will not 
be supported on entry-level exception sites.   
 
The potential for the site to be considered as an ‘entry-level exception site’ was discussed with the 
Applicant, however he has confirmed that the proposal is seeking a solely open market development, 
as an affordable scheme is considered to be unviable due to the associated infrastructure costs. 
Therefore, the development proposal for consideration is an open market scheme outside of any 
defined development boundary.   
 
The site also falls within the ‘Undeveloped Coast’, where Policy ST09(7) states ‘development within 
the Undeveloped Coast and estuary will be supported where it does not detract from the unspoilt 
character, appearance and tranquillity of the area, nor the undeveloped character of the Heritage 



Coasts, and it is required because it cannot reasonably be located outside the Undeveloped Coast 
and estuary’.  The application site is currently overgrown and forms part of the green backdrop to the 
undeveloped fields to the west. As indicated above, the future housing needs of Northam will be 
delivered through a mixture of development completed since April 2011, existing commitments, 
identified housing allocations and non-strategic housing sites. The application site is not identified as 
being necessary to meet the housing requirements for the plan period and therefore this level of 
housing could reasonably be located outside of the Undeveloped Coast. The proposal is therefore in 
conflict with Policy ST09.    
 
Given this policy context, there is an 'in principle' conflict with NDTLP Policies ST06, ST07 and ST09. 
 
Design, Layout and Impact on Character: 
NDTLP Policy ST04: 'Improving the Quality of Development' requires that 'development will achieve 
high quality inclusive and sustainable design to support the creation of successful, vibrant places. 
Design will be based on a clear process that analyses and responds to the characteristics of the site, 
its wider context and the surrounding area'. Policy DM04 sets out a series of Design Principles which 
are overarched by a desire for good design to guide overall scale, density, massing, height, 
landscape, layout, materials, access and appearance of new development. Paragraph 30 of the 
NPPF states that permission should be refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an area and the way it functions.      
 
NDTLP Policy DM08A concerns landscape and seascape character and states in part (1) that 
'development should be of an appropriate scale, mass and design that recognises and respects 
landscape character of both designated and undesignated landscapes and seascapes; it should avoid 
adverse landscape and seascape impacts and seek to enhance the landscape and seascape assets 
wherever possible'.    
 
The application is submitted in outline with all matters reserved. There are not, therefore, any 
drawings or a proposed design to consider for approval. An indicative site plan has been submitted 
showing how 5 dwellings could be accommodated within the site along with illustrative elevations and 
floor plans. As indicated above, the site falls within the Undeveloped Coast where development will be 
supported where it does not detract from the unspoilt character, appearance and tranquillity of the 
area. It is acknowledged that the site is located adjacent to the development boundary for Appledore 
with industrial development on the opposite side of Hubbastone Road and the end gable of Number 
20 South Road visible above. However, it should equally be noted that the site is set at a significantly 
lower level than South Road due to the quarry face and retaining wall on the northern side. The site 
therefore holds a weak relationship with the existing residential built form of Appledore with it holding 
a much stronger relationship with the vegetation that lines the western side of Hubbastone Road 
linking with the undeveloped fields beyond. Given the site’s location, it is considered that the 
development of this site for 5 dwellings would be harmful to the character and appearance of the 
Undeveloped Coast. This harm would be further exacerbated by the level of engineering works 
required to achieve the necessary vehicular access and parking with limited room available for 
sensitive boundary treatments to soften the development. Furthermore, this development proposal is 
unjustified in this location meaning there would be no over-riding benefit to outweigh this harm and 
conflict with Policies ST04, ST09, DM08A and DM04.        
 
The provided layout and supporting information suggest that the unit sizes would be 3-bedrooms. 
NDTLP Policy ST17 states that ‘the scale and mix of dwellings, in terms of dwelling numbers, type, 
size and tenure provided through development proposals should reflect identified local housing 
needs, subject to consideration of: (a) site character and context; and (b) development viability’. 
Supporting Paragraph 7.13 requires the housing mix to be provided by an individual development 
proposal to have regard to relevant up-to-date and robust evidence. Paragraph 7.13A indicates that 
Policy ST17 recognises that ‘the character and context of an individual development site may 
influence or constrain the types of residential development that are appropriate in individual 
circumstances’. The Housing and Economic Needs Assessment (HEDNA) for Torridge and North 
Devon Councils undertaken by GL Hearn and dated May 2016, concludes based on the evidence, 
that it is expected for the focus of new market housing provision to be on two and three-bed 
properties. Continued demand for family housing can be expected from newly forming households. 



There may also be some demand for medium-sized properties (2- and 3-beds) from older households 
downsizing and looking to release equity in existing homes, but still retain flexibility for friends and 
family to come and stay. It is considered that the development of this site for 3-bedroom dwellings 
would be acceptable in light of Policy ST17.    
 
Given the above concerns in respect of the Undeveloped Coast, it is considered that the proposed 
development of this site would be contrary to NDTLP Policies ST04, ST09, DM04 and DM08A.  
 
Amenity:  
NDTLP Policy DM01 requires that development should secure or maintain amenity appropriate to the 
locality with special regard to the likely impact on neighbours, the operation of neighbouring uses, 
future occupiers, visitors on the site and any local services.  
 
As the scheme is in outline, there are only indicative layouts that show the relationship of the 
proposed housing to nearby existing properties. The nearest neighbouring dwelling would be Number 
20 South Road, which is set at a higher level to the north. An indicative section has been provided 
showing the respective heights of the proposed dwellings in relation to South Road. The gable end of 
Number 20 South Road has no first floor windows and therefore there would be limited scope for 
overlooking of the proposed dwellings. Residents of South Road have raised concerns that the upper 
floor windows of any new dwellings would be able to overlook their gardens. The indicative section 
suggests that would be a difference in ridge height of approximately 3.3 metres between Number 20 
South Road and the western most dwelling on the application site. It is considered unlikely that any 
overlooking would necessarily occur from the proposed development due to the difference in levels 
and existing boundary treatment. Furthermore, this is a matter that could be addressed at detailed 
design stage.    
 
The Environmental Protection Officer has been consulted on the application given the proximity of 
existing industrial buildings to the south of the site.  The EPO originally requested noise assessments 
to be undertaken however the Applicant raised difficulty with this given the current inactivity at the 
industrial premises. Given this, and whilst the EPO maintains that the site is commercial land and 
future operations could impact adversely on the proposed development, he has agreed that any 
planning permission should include a condition requiring a noise assessment prior to the 
commencement of development. The EPO has further recommended that the Council’s standard 
contaminated land condition be included on any decision. 
 
At this outline stage, and subject to the recommended conditions being included on any decision 
notice, it is not considered that the proposed development would result in a harmful impact on the 
residential amenities of neighbouring or future occupiers, in accordance with the provisions of Policy 
DM01 of the NDTLP.   
 
Highways: 
NDTLP Policy DM05 requires development to have safe and well-designed vehicular access and 
egress, adequate parking and layouts which consider the needs and accessibility of all highway users 
including cyclists and pedestrians, and all development shall protect and enhance existing public 
rights of way, footways, cycleways and bridleways and facilitate improvements to existing or provide 
new connections to these routes where practical to do so. Policy DM06 states that proposals will be 
expected to provide an appropriate scale and range of parking provision to meet anticipated needs. 
 
Paragraph 108 of the NPPF requires specific applications for development to ensure that safe and 
suitable access to the site can be achieved for all users.  Paragraph 109 advises that development 
should only be prevented or refused on highways grounds if there would be an unacceptable impact 
on highway safety, or where the residual cumulative impacts of development are severe. 
 
The Local Highway Officer has been consulted on the proposal and is raising no objections subject to 
stated conditions being included on any decision notice. He considers the proposal to be small scale 
in nature and that it will not have a significant impact on the capacity of the local road network. He is 
also satisfied that the proposed site access, with gradient of 1 in 20 at the entrance to the highway 
and visibility splays down the road, is acceptable. The Applicant has clarified that the proposed 



footway will not narrow the width of the carriageway, and on that basis, with the provision of the 
footway to cater for pedestrians, there is no objection in respect of highway safety.  
 
Given the above, and notwithstanding the concerns raised by third parties, the proposal is considered 
to be in accordance with NDTLP Policies DM05 and DM06 and the relevant paragraphs of the NPPF.      
 
Drainage: 
NDTLP Policy ST03 requires that development takes account of climate change to minimise flood 
risk. Policy DM04 requires development to 'provide effective water management including Sustainable 
Drainage Systems, water efficiency measures and the reuse of rain water'.  
 
The site is not within an Environment Agency flood risk zone. 
 
The application form advises that surface water would be discharged of via a soakaway that is 
identified on the submitted indicative site plan. Details of this method along with supporting 
percolation testing would be required at the detailed stage, however at this outline stage it is 
considered that the site is of a sufficient size to enable this method to be appropriately employed.   
 
Ecology: 
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). Policy DM08 of 
the NDTLP concerns biodiversity and requires development to conserve, protect and, where possible, 
enhance biodiversity and geodiversity interests and soils commensurate with their status and giving 
appropriate weight to their importance. The policy further requires all development to 'ensure that the 
importance of habitats and designated sites are taken into account' and to 'consider opportunities for 
the creation of a local and district wide biodiversity network of wildlife corridors which link County 
Wildlife sites and other areas of biodiversity importance'. 
 
The application is supported by a Preliminary Ecological Appraisal, which aims to provide baseline 
ecological conditions and determine potential ecological constraints to the proposed works in the form 
of protected and priority habitats and species. The PEA confirms that there are no impacts predicted 
to statutory or non-statutory designated sites, protected species or priority habitats. Habitat losses as 
a result of the proposed development are approximately 0.14ha of dense scrub and in terms of 
protected species, key constraints to the development are potential impacts to nesting birds. The PEA 
sets out that no further surveys are required as adequate information was gathered during the 
preliminary appraisal to assess the potential ecological impacts of the proposed development. The 
following mitigation measures are recommended: 
•To avoid impacts to nesting birds, site clearance (vegetation and derelict sheds) should take 
place outside of the nesting period 1st March to 31st August. There is no possibility of checking 
for active nests during the nesting period due to the density of the brambles and this should 
not be seen as an alternative approach to a restriction on timing of works. 
• All new boundary features (e.g. garden fences) must incorporate suitable access points 
(‘hedgehog highways’) to allow hedgehogs to move freely around and through the site. 
• Measures should be put in place to protect mobile species such as badgers and hedgehogs from 
being trapped or injured in open excavations and/or pipes during development work. 
Recommended site enhancement measures are: 
• A new species-rich hedgebank along the western boundary of the site. 
• Provision for bats and nesting birds in or on the new housing. 
 
Consequently, it is considered at this outline stage that the proposal is in accordance with NDTLP 
Policies ST14 and DM08 and the above referenced legislation, subject to a condition securing the 
mitigation and enhancement measures set out in the PEA.    
 
S106 Obligations: 
Any shortfall in infrastructure for the proposed development should be funded by developer 
contributions in accordance with NDTLP Policy ST23: Infrastructure requires development to provide 



or contribute towards the timely provision of physical, social and green infrastructure made necessary 
by the specific or cumulative impacts of those developments. The Chief Education Officer has 
requested the following education contributions to mitigate the impacts of the development: £20,023 
towards primary education; £2,200 primary land contribution; and £3,182 towards secondary school 
transport. These contributions would need to be secured via a Section 106 Legal Agreement. 
 
Conclusion: 
The application proposal is considered to meet technical planning requirements in respect of vehicular 
access and parking, amenity, drainage and ecology, subject to detailed design. However, the 
proposal represents unjustified open market residential development in the countryside beyond an 
established settlement boundary. Furthermore, the development proposal would harm the character 
and appearance of the Undeveloped Coast with no justification provided as to why it cannot 
reasonably be located.    
 
The proposed development is therefore considered to be contrary to the provisions of Policies ST04, 
ST06, ST07, ST09, DM04 and DM08A of the North Devon and Torridge Local Plan (2018). 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Recommendation 

 
REFUSE for the following reasons: 
 
1 The proposal represents unjustified residential development on land outside of any recognised 

settlement boundary and therefore within the countryside. As such, it is considered that the 
proposed open market dwellings would be contrary to Policies ST06 and ST07 of the North 
Devon and Torridge Local Plan (2018). 
 

2 The site is located within the Undeveloped Coast and it is considered that the development of 
5 dwellings and associated engineering works would be harmful to the character and 
appearance of this designated area. Furthermore, the Applicant has provided no justification 
as to why this development cannot reasonably be located outside the Undeveloped Coast and 
estuary. The proposal is therefore considered to be contrary to Policies ST04, ST09, DM04 
and DM08A of the North Devon and Torridge Local Plan (2018).   
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