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Reason for referral: 

 
In line with the constitution, the application has been brought before the Plans Committee due to the 
Applicant being employed by Torridge District Council. 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/0500/2014/OUT Erection of 4 Residential 
Dwelling 

WDN 12.06.2014 

   

1/0723/2014/OUT Erection of 4 Residential 
Dwellings 

REF 02.10.2014 

       
 

 

Site Description & Proposal 

 
The Site: 
The site is currently agricultural land, sited to the west of Staddon Road, leading off Churchill Way 
(A3836 entering Appledore). The wider field within which it is sited is approximately 2.15 hectares and 
is currently rented out as grassland. This arrangement is to continue through the retention of an 
access from Staddon Road, via an access strip leading down to the remainder of the field. 
 
The application site covers an area of approximately 550m2 and is generally level before the field 
slopes down towards Northam Burrows to the West. The perimeter of the entire field comprises of 
mature and established hedgerows. 
 
Adjacent to the site to the east are a row of residential dwellings, which front onto Staddon Road. 
They are a mix between single storey with a room-in-the-roof and 2 storey detached dwellings with 
single storey garages. To the south, there is a row of detached dwellings, which then leads on to semi 
detached buildings.  
 
The site is not located within an area that is at risk of flooding and it is not subject to any landscape or 
heritage designations. It is however prominent in the landscape, being set on an elevated area 
overlooking Northam Burrows, with the sea beyond, to the west. The South West Coast Path is about 
350m to the west of the site at its closest point. 
 
The Proposal: 
The application is made in full and proposes the erection of one dwelling. The dwelling would 
accommodate 3 bedrooms and 2 bathrooms, with living and amenity space comprising a kitchen, 
living area, dining area, a utility and study, with a garage for storage. Two bedrooms would be 
provided at ground floor level with a master bedroom provided in the roof space. A significant parking 
and driveway area would be provided off the proposed access (from Staddon Road). 
 
The building would take the appearance of a single storey dwelling with a low roof eaves level. It 
would be constructed in a palette of white render and natural stone walls, grey slate roof and grey 
aluminium fenestration.  The dwelling would be set over a footprint of approximately 12 x 12 metres 
with the attached garage covering an area of approximately 7 x 7 metres. The roof would extend to 
approximately 7 metres in height at its ridge.  
 
The western boundary of the site will be formed by a new Devon hedgebank. 
 
 
 
 



Consultee representations: 

 
Northam Town Council:  
It was resolved to recommend that this application be approved. 
 
Devon County Council (Highways):  
Standing advice.  
 
DCC Archaeology Section:  
I refer to the above application. The proposed development lies in an area where little previous 
archaeological investigation has taken place. Historic Landscape Characterisation shows it to be in an 
area of medieval enclosures based on strip fields. The Devon Historic Environment Record (HER) 
records the existence of a possible medieval barrow to the west of the site. The field to the north was 
named Gun Field at the time of the 1838 Tithe Map. This may indicate some association with the Civil 
War earthworks on Staddon Hill to the north. The Tithe Map field name Burying Ground (now under a 
residential development) to the north-east of the site may be a further indication of Civil War military 
activity in the vicinity of the proposal. It is possible that evidence for such activity may survive within 
the application site, in the form of buried archaeological deposits. As such, groundworks for the 
construction of the proposed development have the potential to expose and destroy archaeological 
and artefactual deposits associated with these heritage assets. The impact of development upon the 
archaeological resource here should be mitigated by a programme of archaeological work that should 
investigate, record and analyse the archaeological evidence that will otherwise be destroyed by 
the proposed development. 
 
The Historic Environment Team recommends that this application should be supported by the 
submission of a Written Scheme of Investigation (WSI) setting out a programme of archaeological 
work to be undertaken in mitigation for the loss of heritage assets and archaeological interest. The 
WSI should be based on national standards and guidance and be approved by the Historic 
Environment Team. 
 
If a Written Scheme of Investigation is not submitted prior to determination the Historic Environment 
Team would advise, for the above reasons and in accordance with Policy DM07 of the North Devon 
and Torridge Local Plan 2011 - 2031 and paragraph 199 of the National Planning Policy Framework 
(2018), that any consent your Authority may be minded to issue should carry the condition as worded 
below, based on model Condition 55 as set out in Appendix A of Circular 11/95, whereby: 
 
'No development shall take place until the developer has secured the implementation of a programme 
of archaeological work in accordance with a written scheme of investigation (WSI) which has been 
submitted to and approved in writing by the Local Planning Authority. The development shall be 
carried out at all times in accordance with the approved scheme, or such other details as may be 
subsequently agreed in writing by the Local Planning Authority. 
 
Reason: 'To ensure, in accordance with Policy DM07 of the North Devon and Torridge Local Plan 
2011 - 2031 and paragraph 199 of the National Planning Policy Framework (2018), that an 
appropriate record is made of archaeological evidence that may be affected by the development' 
This pre-commencement condition is required to ensure that the archaeological works are agreed and 
implemented prior to any disturbance of archaeological deposits by the commencement of 
preparatory and/or construction works'. 
 
I would envisage a suitable programme of work as taking the form of the archaeological monitoring 
and recording of all groundworks associated with the proposed development to allow for the 
identification, investigation and recording of any exposed archaeological or artefactual deposits. The 
results of the fieldwork and any post-excavation analysis undertaken would need to be presented in 
an appropriately detailed and illustrated report, and the finds and archive deposited in accordance 
with relevant national and local guidelines.  
 



I will be happy to discuss this further with you, the applicant or their agent. The Historic Environment 
Team can also provide the applicant with advice of the scope of the works required, as well as contact 
details for archaeological contractors who would be able to undertake this work. Provision of detailed 
advice to non-householder developers may incur a charge. For further information on the historic 
environment and planning, and our charging schedule please refer the applicant to: 
https://new.devon.gov.uk/historicenvironment/development-management/.  
 

Representations: 

 
Number of neighbours consulted:  10  Number of letters of support:  0 
Number of representations received:  27 Number of neutral representations: 0 
Number of objection letters:  27  

 
The application has attracted 27 letters of objection, which raise the following concerns: 
 

 There have been previous refusals on this site both by the Council and Planning Inspectorate;  

 This was a protected landscape and has been included in the local plan despite much public 
opposition. The CPA designation should be reinstated;  

 Concern over 3 more plots being identified on a submitted plan and the potential for even 
more development. These plots have already been distributed to other family members;  

 Roads leading to the site are already congested, especially at school times, and there are 
concerns over highway safety;  

 There is no need for these additional houses;  

 The development will harm ecology - the supporting statement refers to a wildlife survey from 
2014;  

 The construction of this dwelling will not bring any financial, economic or local benefit to the 
area;  

 Appledore doesn't need more large homes or second homes - it needs affordable housing;  

 The development will harm views of Appledore from a number of locations;  

 This is a prominent headland location and the proposed building would add to the skyline 
deterioration;  

 An archaeological survey must be undertaken as this is an area of high historic implications; 
Concerns over the public consultation process;  

 This would be an 'executive home', which would add nothing to the village;  

 There would be harmful impacts to residents across the road;  

 There would be a fundamental alteration of the sight line at the top of the hill;  

 The Applicant is using tactics to apply for a single dwelling and then gradually get four;  

 Loss of agricultural land;  

 The proposed design and materials are not modest or respectful of existing local housing; 

 Development will lead to coalescence of Appledore, Northam and Westward Ho!; 

 There is insufficient infrastructure (schools, healthcare etc) to accommodate extra housing; 

 Loss of privacy; 

 Loss of a view; 

 Overshadowing; 

 Disruption during construction: 

 The proposed dwelling is too big and overbearing; 

 The application proposes insufficient parking, which will give rise to additional parking on 
Staddon Road; 

 Why is there no police road traffic report?; 

 Questions over the accuracy of the photographic images. 
 
Where the above concerns relate to material planning considerations, they will be addressed within 
the Planning Considerations below.  
 
A number of letters of objection refer to a previous refusal and dismissed appeal at the site in relation 
to application 1/0723/2014/OUT, which proposed the erection of 4 dwellings over a larger site area. 



By way of background, the application was refused by Torridge District Council primarily due to the 
site being within the Coastal Preservation Area (CPA). The CPA was a landscape designation within 
the previous local plan, which sought to protect such land from development unless there was a 
particular and proven need for such development to be located in the CPA.  The Case Officer refused 
the application due to the proposed 4 dwellings not complying with any of the exceptions which would 
have permitted development in the CPA and that it would have adversely affected the open character 
and appearance of the CPA.  
 
The Applicant appealed this decision and it was subsequently dismissed by an Inspector who 
concluded that: ‘the proposed development would introduce substantial built form into an otherwise 
open and rural area. In effect it would extend the development boundary towards the country park. 
While it would be seen against the backdrop of built development, it would encroach on the open 
slope, appear to be near the skyline and would be prominent in views from the Country Park and 
South West Coast Path. Thus the proposed development would reduce and be detrimental to the 
open and rural character and appearance of the area to the west of the appeal site’. 
 
In the context of the letters of objection, it is important to note that the planning policy position in 
respect of the application has changed since the above decisions were made. The site is no longer 
subject to the CPA designation (which has been removed from the local plan) and now benefits from 
being sited within the development boundary and from a non-strategic housing allocation (see below). 
Therefore, only limited weight can be given to the previous Inspector’s decision. However, the 
application must still be assessed against the relevant policies of the current local plan, including 
those that relate to design and landscape impact.  
 
Some concerns are raised over the consultation process for this application. The Local Planning 
Authority has satisfied its legislative requirements in terms of advertising the proposal. The site notice, 
which was consistent in size with all other planning site notices, was clearly displayed on the site for 
the required period of time. It is not considered that anyone has been prejudiced in not being able to 
put their views forward.   
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
DM01 (Amenity Considerations); DM04 (Design Principles); DM05 (Highways); DM06 (Parking 
Provision); DM08A (Landscape and Seascape Character); DM08 (Biodiversity and Geodiversity); 
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); ST09 (Coast and Estuary Zone); ST10 (Transport Strategy); ST14 (Enhancing 
Environmental Assets); NOR (Northam Spatial Vision and Development Strategy);  
 
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: 
 

1. The principle of development; 
2. Design and impact on landscape character; 
3. Highways; 
4. Amenity; 
5. Drainage; and 
6. Ecology. 

 
 
 



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 development boundary for Appledore (Proposals 
Map 8B). Policy ST06 of the North Devon and Torridge Local Plan 2018 (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, will be supported. Policy ST06 is clear 
that development will be supported within the development boundaries of the Main Centres.   
 
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’.  
 
Paragraph 10.358 of the NDTLP reiterates the delivery of a minimum of 1,916 dwellings and clarifies 
that this will be delivered through a mixture of development completed since April 2011, existing 
commitments, identified housing allocations and non-strategic housing sites as set out in Table 10.14. 
Table 10.14 indicates that 92 dwellings will be delivered through non-strategic allocations with 
associated Appendix 5 identifying these. The application site forms part of an area referred to as ‘land 
between Watertown and Staddon Road, Appledore’, which is identified as a non-strategic housing site 
with an assumed dwelling yield of 5 dwellings. The footnotes confirm that the non-strategic housing 
allocation only extends to land within the defined development boundary adjoining Staddon Road. 
 
Given the above, it is clear that the principle of development is acceptable in this location given the 
site’s position within the development boundary for Appledore and it forming part of a non-strategic 
housing site. Concerns have been raised in letters of representation that approval of the application 
would set a precedent for further housing within the wider field. The NDTLP is clear that the ‘in 
principle’ support for housing only relates to land within the development boundary, so it is unlikely 
that any development beyond the 5 dwellings identified as part of the allocation will come forward. It 
would therefore be open to the Applicant to come forward with further dwellings in the future, but only 
within the development boundary and, as with this proposal, any application would be assessed 
against the relevant policies of the NDTLP and the NPPF. 
 
Concerns have been raised by third parties that there is no need for, or benefits from, this proposal. 
The development of a single dwelling in this location does not generate any policy triggers in respect 
of affordable housing, unit size or supporting infrastructure (such as financial contributions towards 
education) and therefore there is no objection in principle to the Applicant proposing a 3-bedroom 
open market dwelling in this location. Furthermore, it is not considered that a single dwelling coming 
forward would prejudice the delivery of the non-strategic allocation to such an extent as to raise an 
objection.     
 
Design and Impact on Landscape 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 site is located within the Coast and Estuary Zone where the NDTLP distinguishes between 
‘developed’ and ‘undeveloped coast’, with stricter development controls being applied within the latter. 
The application site falls to be within the developed coast, due to it being within the development 
boundary for Appledore.  
 
It is considered that the proposed dwelling would be constructed in an appropriate palette of materials 
that would be sensitive to the surrounding area. The use of white render and natural stone for the 
walls would break up the main facades (particularly the western elevation) thus enabling the dwelling 
to better sit within the landscape. The scale of the dwelling, having a room in the roof set with low 
eaves, helps in reducing its visual impact when viewed from the west.  
 
The dwelling would not appear out of context or incongruous with existing development in the vicinity 
when viewed from Northam Burrows. However, when the site is viewed more closely from the 
Appledore to Watertown road to the west, the proposal would be more prominent on the skyline as 
the dwellings on Staddon Road are much less visible. Consequently, the siting of the building within 
the plot does give rise to some concerns and your Officer is of the view that a more sensitive and 
appropriate siting could be achieved by pulling the building closer to Staddon Road thus providing a 
larger rear garden. The Applicant has confirmed that they would not be willing to re-site the dwelling 
as suggested and, whilst this is disappointing, your Officer is unfortunately of the view that the visual 
impacts of the building are not so harmful as to justify refusal. The scale and design of this single 
dwelling, combined with the proposed Devon hedgebank along the western boundary, lead your 
Officer to being of the opinion that it is acceptable in terms of design and landscape considerations.  
 
The width of the dwelling within the plot also raises concerns, however it is acknowledged that as this 
proposal is for just a single dwelling with significant open space on either side, this could not be 
justified as a reason for refusal. However, it is noted by the submission of drawing reference ‘1801-P-
03 Plot Divisions’ that the immediate land to the south, which falls within the development boundary, 
has been divided into 3 additional plots between other family members. Drawing 1807-P-03 is not for 
approval and the granting of planning permission for a single dwelling on the application site does not 
in any way guarantee that similarly sited dwellings would be considered acceptable on these other 
plots. A key concern with any future group of dwellings will be how they are seen collectively in the 
landscape. Four large dwellings, each set across the width of the plots with limited gaps between, 
could give rise to an unacceptable impact on the landscape. Whilst no such assessment can be made 
at this stage, the Applicant has been made aware that as the current application proposal leaves 
minimal space between the dwelling and its southern boundary, it is quite possible that the need for 
appropriate gaps between any further dwellings could result in less development coming forward. This 
is obviously a risk for the Applicant in terms of coming forward with a single dwelling in isolation.     
 
Notwithstanding the areas of concern raised above in respect of the siting of the proposed dwelling, it 
is not considered that the harm is so significant as to warrant refusal.   
 
Heritage: 
There are no listed buildings within or adjoining the site and it is not located within a Conservation 
Area.  
 



The County Archaeology Officer has commented on the application and raised that ‘the proposed 
development lies in an area where little previous archaeological investigation has taken place. Historic 
Landscape Characterisation shows it to be in an area of medieval enclosures based on strip fields. 
The Devon Historic Environment Record (HER) records the existence of a possible medieval barrow 
to the west of the site. The field to the north was named Gun Field at the time of the 1838 Tithe Map. 
This may indicate some association with the Civil War earthworks on Staddon Hill to the north. The 
Tithe Map field name Burying Ground (now under a residential development) to the north-east of the 
site may be a further indication of Civil War military activity in the vicinity of the proposal. It is possible 
that evidence for such activity may survive within the application site, in the form of buried 
archaeological deposits. As such, groundworks for the construction of the proposed development 
have the potential to expose and destroy archaeological and artefactual deposits associated with 
these heritage assets. The impact of development upon the archaeological resource here should be 
mitigated by a programme of archaeological work that should investigate, record and analyse the 
archaeological evidence that will otherwise be destroyed by the proposed development’. 
 
The County Archaeologist is raising no objections subject to a condition being required to secure a 
programme of archaeological work in accordance with a written scheme of investigation to be agreed 
with the Local Planning Authority. Subject to the inclusion of this condition on any decision, the 
development raises no concerns in respect of archaeology and is in accordance with NDTLP Policies 
ST15 and DM07.     
 
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 that 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 Authority has been consulted on the proposal and has advised the Local Planning 
Authority to apply its Standing Advice.  
 
The proposal is considered to be small scale in nature and the traffic associated with a single dwelling 
will not have a significant impact on the capacity of the local road network. Your Officer is also 
satisfied that the proposed site access and visibility splays down the road are acceptable. Future 
occupants would be able to cross the road and join the existing public footway to enable a safe and 
suitable pedestrian access to the main services and facilities of Appledore, as well as public transport 
links.  
 
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.      
 
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. Policy DM04 (i) requires development to 
ensure the amenities of existing and future neighbouring occupiers are safeguarded. 
 
Concerns have been expressed in letters of representation that the proposed dwelling would give rise 
to harmful impacts in terms of overlooking and overshadowing. The nearest dwelling to the application 
proposal would be at a distance of almost 40 metres, with the nearest windows being approximately 
45 metres away. Furthermore, Staddon Road and the respective parking/drive ways of the existing 
and proposed dwellings would sit between the buildings. Given this distance, there are not considered 



to be any harmful impacts in terms of overlooking and overshadowing. The proposed upper floor 
windows would not overlook any existing properties as the site is bounded by agricultural land to the 
east, south and west. 
 
Concerns have also been raised over the loss of outlook and views towards the west. Inevitably as 
greenfield sites on the edge of settlements are considered for development, the outlook and aspect of 
existing properties will alter. It should be noted however that the loss of a view or outlook is not a 
material planning consideration.  
 
Further concerns have been raised in respect of disruption and noise that would occur during the 
construction phase. It will be important to protect residential amenities from the effect of development 
but this will not mean that development should be resisted. Short-term disruption through the build 
process can be addressed through appropriate conditions, such as a restriction on construction hours. 
In the longer term, it is not considered that the increase in traffic movements associated with a single 
dwelling would give rise to an unacceptable level of disturbance to residents so as to justify refusal.    
 
Given the above, the application proposal is considered to be acceptable in terms of amenity. 
 
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 sustainable drainage 
system to include permeable paving. The supporting Design and Access Statement indicates that this 
method will ensure that no surface water will drain onto the public highway. Given the topography of 
the site, it is considered that an appropriate surface water approach can be achieved, however it is 
recommended that a condition is included on any decision that seeks to prevent water from draining 
onto the public highway.  
 
The application proposes for foul drainage to be discharged into the mains sewer. No objection has 
been received from South West Water so this method is considered acceptable.    
 
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 Report (PEA), 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 was carried out in February 2019 and confirms that the development would have no impact 
on statutory or non-statutory designated sites, protected species or priority habitats.  There would be 
a loss of 0.2 hectares of poor semi-improved grassland and 12 metres of defunct species poor 
hedgerow.  
 



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 minimise risks to reptiles, any hedgerow clearance will be carried out in two stages to 
enable any reptiles present to relocate from the construction area naturally; 

• No removal of hedgerows, trees or shrubs should take place between 1 March and 31 August 
inclusive unless a competent ecologist has undertaken a careful detailed check of vegetation 
for active bird nests before the vegetation is cleared and provided written confirmation that no 
birds will be harmed and/or that there are appropriate measures in place to protect nesting 
bird interest on site; 

• All new boundary features (e.g. garden fence) 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 excavation and/or pipes during development work. 

 
The PEA recommends compensation and site enhancement measures, which include a new species 
rich hedgerow along the western boundary and provision for bats and birds on the new dwelling.   
 
In light of the above, it is considered 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.    
 
Conclusion: 
The application proposal is considered to meet technical planning requirements in respect of vehicular 
access and parking, amenity, drainage and ecology. Furthermore, the proposal is acceptable in 
principle due to the site being located within the development boundary of Appledore and subject to a 
non-strategic housing allocation. Concerns have been raised above in respect of the siting of the 
dwelling, however these are not considered to be sufficient to warrant refusal of the application. 
However, any future dwellings that may be proposed within the wider non-strategic allocation will 
have to be carefully considered to prevent cumulative visual harm arising from inappropriate siting 
and scale.     
 
The proposed development is therefore considered to be in accordance with the provisions of Policies 
ST03, ST04, ST06, ST14, NOR, DM01, DM04, DM05, DM06, DM07, DM08, DM08A of the North 
Devon and Torridge Local Plan (2018). 
 

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         No development shall take place until the developer has secured the implementation of a 

programme of archaeological work in accordance with a written scheme of investigation (WSI) 
which has been submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out at all times in accordance with the approved scheme, or such 
other details as may be subsequently agreed in writing by the Local Planning Authority. 

            
           Reason: To ensure, in accordance with Policy DM07 of the North Devon and Torridge Local 

Plan 2011 - 2031 and paragraph 199 of the National Planning Policy Framework (2018), that 
an appropriate record is made of archaeological evidence that may be affected by the 
development' 

 
 4         The proposed Devon hedgebank, as shown on approved drawing reference 1801_P_05 A 

shall be implemented in accordance with full details to be submitted to and agreed in writing 
by the Local Planning Authority.  These details, which shall include the time of planting, shall 
be submitted to and agreed in writing by the Local Planning Authority before the proposed 
development is commenced and the scheme shall be implemented at those times specified.  If 
within a period of five years from the date of the planting of any tree/plant, that tree/plant, or 
any tree/plant planted in replacement for it, is removed, uprooted, destroyed, dies or becomes 
seriously damaged or defective another tree of the same species and size as that originally 
planted shall be planted at the same place, unless the Local Planning Authority gives its 
written consent to any variation.   

                       
           Reason: To safeguard visual amenity and to assimilate the development into the landscape.  
 
 5         The materials indicated on the plans hereby permitted shall be used in the construction of the 

development unless otherwise agreed in writing by the Local Planning Authority.  The 
materials shall be installed before the development hereby permitted is brought into use and 
shall thereafter be retained as such. 

            
            Reason: To ensure that the materials, hereby considered to be acceptable, are used for the 

development.   
 
6 Construction works shall not take place other than between 0730hrs and 1800hrs on Mondays 

to Fridays, Saturdays between 0900hrs and 1700hrs and at no time on Sundays and Bank 
Holidays. 

 
Reason: To protect the amenities of neighbouring properties. 

 
7 Provision shall be made within the site for the disposal of surface water so that none drains on 

to any County Highway. 
            
           Reason: In the interest of public safety and to prevent damage to the highway 
 
8 The development shall proceed in accordance with the Recommendations made in Section 5 

of the Preliminary Ecological Appraisal Report issued 03.03.2019 and prepared by Orbis 
Ecology.  

            
           Reason: In the interests of protected species in accordance with North Devon and Torridge 

Local Plan Policy DM08. 
 
 
 



Plans Schedule 

 
Reference Received 

  

1801_P_01 A 17.10.2019 
   

1901_P_02 A  27.08.2019 
       

1901_P_05 A  27.08.2019 
   

1901_P_06  27.08.2019 
   

1901_P_07  27.08.2019 
   

1901_P_08  27.08.2019 
   

1801_P_09  12.08.2018 
   

1801_P_10  12.08.2019 
   

1801_P_11  12.08.2019 
   

1801_P_12  
1801_P_13 A 

12.08.2019 
12.08.2019 

  

  1801_P_03 A     17.10.2019 
  1801_P_04 A     17.10.2019 
  1801_P_14      17.10.2019 
 

Statement of Engagement 

 
The National Planning Policy Framework (paragraphs 38) requires local planning authorities to work 
positively and proactively with applicants to achieve sustainable development. Throughout the 
application process guidance has been given to the applicants and all outstanding issues have been 
identified. 
  
In this instance the Council required additional information following the consultation process. The 
need for additional information was addressed with the applicant and submitted for further 
consideration.  
  
The Council has therefore demonstrated a positive and proactive manner in seeking solutions to 
problems arising in relation to the planning application. 
 


