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Reason for referral: 

 
This application has been called into Plans Committee for consideration by Cllr Hames for the 
following reasons: 
‘The site is outside of the development boundary and therefore within the open countryside and the 
undeveloped coast. The proposed designs of the properties would adversely affect the  character of 
the countryside and undeveloped coast. I refer to Local Plan policies ST04 (not responding to 
character of the site), ST09 (7) (detracting from the unspoiled character, appearance and tranquillity 
of the area;ST14(e,f,g) (not conserving, enhancing, protecting local distinctiveness and  
landscape);DM04 (a) (not appropriate designs for the landscape setting).NPPF para 127, 170 (c).’ 
 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/0614/2017/OUTM Outline application for the 
erection of up to 10 dwellings 
and associated infrastructure 
with all matters reserved 
except access 

REF 28.09.2017 

     

 

Site Description & Proposal 

 
Site Description: 
The application site is located to the south-eastern side of Torridge Road to the south of the 
settlement of Appledore.  As existing the application site is an open field with mature hedgebanks to 
the boundaries and a field gate to the western boundary.  To the north of the application site are 
existing detached dwellings within Polywell, to the east and south are further open fields and the 
coastline is located approximately 50 metres to the west of the front boundary.  The application site 
slopes down from the north-east to the south west as well as from the rear (eastern) boundary to the 
frontage of the site.  To the east of the application site the land levels slope steeply up.  Northam 
Burrows to the west is designated as a Site of Special Scientific Interest (SSSI), part of the UNESCO 
Biosphere and within the North Devon Coast Area of Outstanding Natural Beauty (AONB). 
 
Proposed Development: 
This application is a Reserved Matters submission further to a previous Outline Planning Permission 
on the site. 
 
Planning permission has previously been granted for the 'Erection of up to 10 dwellings and 
associated infrastructure' (application reference: 1/0614/2017/OUTM.  This application was sought in 
outline with all matters reserved apart from access.  The application was allowed on appeal on 28th 
February 2018 subject to a number of conditions. 
 
The current application seeks reserved matters in relation to appearance, landscaping, layout and 
scale. 
 
The submitted site plan proposes the addition of 10 dwellings including 2 two bed semi-detached 
dwellings, 2 three bedroom semi-detached dwellings, 2 three bed detached dwellings and 4 four bed 
detached dwellings.  The proposed access to the site would be located centrally to the front boundary 
with a new hedgebank to the frontage.  Two parking spaces have been provided for each dwelling.  
The proposed dwellings would all be two storeys in height, designed to take account of the gradient of 
the site and would include a contemporary design. 
 



Consultee representations: 

 
Northam Parish/Town Council:  
It was resolved to recommend that this application be refused. The site is outside of the development 
boundary and therefore within the open countryside and the undeveloped coast. The proposed design 
is inappropriate and would be detrimental to the countryside and undeveloped coast as seen from 
across the river and Northam Burrows. Members quoted Local Plan policies DM04 and ST04. 
 
South West Water:  
With reference to the planning application at the above address, the applicant/agent is advised to 
contact South West Water if they are unable to comply with our requirements as detailed below. 
 
Asset Protection 
Please find enclosed a plan showing the approximate location of a public 375mm sewer in the vicinity. 
Please note that no development will be permitted within 3 metres of the sewer, and ground cover 
should 
not be substantially altered. 
 
Should the development encroach on the 3 metre easement, the sewer will need to be diverted at the 
expense of the applicant. Please click here to view the table of distances of buildings/structures from 
a public sewer. 
 
Further information regarding the options to divert a public sewer can be found on our website via the 
link below: 
www.southwestwater.co.uk/developer-services/sewer-services-and-connections/diversion-of-
publicsewers/ 
 
Should you require any further information, please contact the Planning Team via email: 
DeveloperServicesPlanning@southwestwater.co.uk. 
 
Clean Potable Water 
South West Water is able to provide clean potable water services from the existing public water main 
for the above proposal. The practical point of connection will be determined by the diameter of the 
connecting pipework being no larger than the diameter of the company’s existing network. 
 
Foul Sewerage Services 
South West Water is able to provide foul sewerage services from the existing public foul or combined 
sewer in the vicinity of the site. The practical point of connection will be determined by the diameter of 
the connecting pipework being no larger than the diameter of the company’s existing network. 
 
The applicant can apply to South West Water for clarification of the point of connection for either 
clean potable water services and/or foul sewerage services. For more information and to download 
the application form, please visit our website: www.southwestwater.co.uk/developers 
 
Surface Water Services 
The applicant should demonstrate to your LPA that its prospective surface run-off will discharge as 
high up the hierarchy of drainage options as is reasonably practicable (with evidence that the Run-off 
Destination Hierarchy has been addressed, and reasoning as to why any preferred disposal route is 
not reasonably practicable): 
1. Discharge into the ground (infiltration); or where not reasonably practicable, 
2. Discharge to a surface waterbody; or where not reasonably practicable, 
3. Discharge to a surface water sewer, highway drain, or another drainage system; or where not 
reasonably practicable, 
4. Discharge to a combined sewer.( Subject to Sewerage Undertaker carrying out capacity evaluation) 
 
I trust this provides confirmation of our requirements, however should you have any questions or 
queries, please contact the Planning Team on 01392 442836 or via email: 



DeveloperServicesPlanning@southwestwater.co.uk. 
 
Further response dated 4th October following the submission of additional information: 
A discharge of surface water attenuated to 1.5l/s as proposed is acceptable to South West Water.  
 
Recreation Development Officer - James Jarroudi:  
No response received.  
 
Designing Out Crime Officer - DC&D Police:  
Thank you for this application. 
 
Police have no objections in principle to the proposal. The layout will provide both active frontages 
and good overlooking to the new internal street which is welcome. 
 
It is now widely accepted that a key strand in the design of a 'sustainable' development is its 
resistance to crime and anti-social behaviour. Therefore please note the following comments from a 
designing out crime, fear of crime, antisocial behaviour (ASB) and conflict perspective:- 
Residential - Building Regulations - Approved Document Q - Security. 
 
The security element within the Building Regulations, namely Approved Document Q (ADQ), creates 
security requirements in relation to all new dwellings, including those resulting from a change of use, 
for example commercial, warehouse or barns undergoing conversion into dwellings. It also applies to 
conservation areas. 
 
All doors at the entrance to a building, including garage doors where there is a connecting door to the 
dwelling and all ground floor, basement and other easily accessible windows, including roof lights, 
must be shown to have been manufactured to a design that has been tested to an acceptable security 
standard i.e. PAS 24 2016 or equivalent. 
 
To assist the process in ensuring compliance with the requirements of ADQ it is recommended that all 
doors and windows are sourced from a Secured by Design (SBD) member company. SBD requires 
that doors and windows are not only tested to meet PAS 24 2016 standard by the product 
manufacturer, but independent third-party certification from a UKAS accredited independent third-
party certification authority is also in place, thus reducing much time and effort in establishing the 
provenance of non SBD approved products. 
 
SBD also incorporates a bespoke element to assist in the crime prevention approach with regard to 
listed buildings and heritage status. 
 
Secured by Design (SBD) is a crime prevention initiative owned by the Mayor's Office for Policing and 
Crime (MOPAC) on behalf of the UK police services. SBD aims to reduce crime, the fear of crime and 
opportunities for antisocial behaviour and conflict within developments by applying the attributes of 
Environmental Design, as follows, in conjunction with appropriate physical security measures. 
 
The seven attributes of Crime Prevention Through Environmental Design (CPTED) are key to 
ensuring a safe and sustainable community and in addition to the layout the physical security is now a 
consideration. 
- Access and movement: Places with well-defined and well used routes, with spaces and entrances 
that provide for convenient movement without compromising security. 
- Structure: Places that are structured so that different uses do not cause conflict 
- Surveillance: Places where all publicly accessible spaces are overlooked, have a purpose and are 
managed to prevent the creation of problem areas which can attract the antisocial to gather, dumping 
and dog fouling etc. 
- Ownership: Places that promote a sense of ownership, respect, territorial responsibility and 
community 
- Physical protection: Places that include necessary, well-designed security features as laid out in 
SBD Homes 2019 



- Activity: Places where the level of human activity is appropriate to the location and creates a 
reduced risk of crime and a sense of safety at all times. 
- Management and maintenance: Places that are designed with management and maintenance in 
mind, to discourage crime and ASB. 
The planting plan and boundary treatments are noted, and I welcome the intention to supplement the 
new hedge planting with fencing.  
 
Planning Policy:  
No response received.  
 
DCC Archaeology Section:  
I refer to the above application and your recent consultation. The consent granted for application 
1/0614/2017/OUTM is conditional upon a programme of archaeological work being undertaken - 
Condition 4. This requires the submission and approval of a written scheme of 
investigation that sets out the scope of the archaeological mitigation required and is worded as: 
No development hereby permitted shall be undertaken until a programme of archaeological work has 
been agreed in writing by the local planning authority (including details of how any relevant 
archaeological features identified will be recorded). The development hereby permitted shall be 
undertaken in accordance with the programme of archaeological work thus agreed. 
 
To date, I am unaware that Condition 4 has been discharged to enable development to commence 
and, as such, I would advise that the applicant is made aware of this outstanding requirement to 
enable the commencement of development. 
 
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/.  
 
Conservation Officer:  
The proposed site sits outside the conservation area and the views into the conservation area are 
limited by both the topography and the post war development of houses at Polywell and the backdrop 
of The Mount.    
These developments have a varied but modern architectural appearance and so there is no distinctive 
vernacular style nearby to dictate the appearance of these new dwellings.  The site is on the edge of 
Appledore and was granted on appeal so that the principle of development is given and it remains to 
design the new dwellings to assimilate and add to the existing street scene and in wider views from 
the burrows.   In this case there are no observations on the current proposal which takes elements of 
design from the new development approved along the estuary frontage at west Appledore.  It is 
considered that the proposal would result on less than substantial harm on the views into and out of 
the conservation area which finishes at the end of Irsha Street.  In this case the proposal is 
acceptable under paragraph 201 of the NPPF and wider guidance contained in that document. 
  
 
Devon County Council - Flood Risk Management:  
Recommendation: 
At this stage, we object to the above planning application because the applicant has not submitted 
sufficient information in order to demonstrate that all aspects of the surface water drainage 
management plan have been considered. In order to overcome our objection, the applicant will be 
required to submit some additional information, as outlined below. 
 
Observations: 
The applicant has clarified that soakaway tests failed. Therefore, surface water is proposed to be 
attenuated and discharged to South West Water's combined sewer within Torridge Road. 
 



The model outputs submitted for the application analyse 0.185ha draining to the proposed network. 
However, the area to be drained is calculated to be 0.2492ha on the impermeable area plan (drawing 
No.0501; Rev. P3; dated 7th August 2019). The applicant should clarify the area draining to the 
network. 
 
The Hydrobrake stated on the Drainage Layout (drawing No. 0500; Rev. P3; dated 7th August 2019) 
is noted to be 101mm in diameter. However, the model outputs analyse a Hydrobrake 55mm in 
diameter. The applicant should clarify the size of the Hydrobrake. A Hydrobrake 55mm in diameter is 
likely to have a high risk of blockage. 
 
The applicant should clarify whether the parking spaces to plots 2, 3, 4 and 5 shall be constructed 
with kerbs to prevent potential exceedance flows being routed towards dwellings. 
 
The applicant should confirm whether they intend for South West Water to adopt the pipework 
upstream of the box culverts.  
 
Devon County Council (Highways):  
Initial comments dated 13th September 2019: 
 
Observations: 
Clarification is needed regarding the submitted plans which show different things. The service 
margins along the new road are shown as grass verge on plan 18 127 11L but as tarmac on plan 
1236 0710 revision P2. 
 
The design of the footway is also not clear as it is a different size on either side of the access. 
Wheelchair / mobility scooter users and people pushing prams could find it hard to use the path, along 
the road or in and out of the site unless the change in surface is flush. 
 
To ensure visibility splays for the new access are maintained as such in the future, the hedges of 
plots 3 and 4 should be set back even further to allow for growth, or replaced with a fence. 
 
Pedestrian accesses from the gardens of plots 1 to 6 onto the new footway would be nice. 
 
It is unclear if any street lighting is proposed. 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, IS LIKELY TO RECOMMEND REFUSAL 
OF PLANNING PERMISSION, IN THE ABSENCE OF FURTHER INFORMATION. 
 
Further Comments dated 21st October: 
I have looked at the resubmitted plans and have no objection to the proposal.  
 
Chief Education Officer:  
No response received.  
 
Natural England:  
Thank you for your consultation on the above proposal dated and received by Natural England on 27 
August 2019. We have the following comment1. 
 
SUMMARY OF NATURAL ENGLAND'S ADVICE - no objection subject to mitigation  
 
Designated sites 
Mitigation is required for works in close proximity to the Taw Torridge Estuary Site of Special Scientific 
Interest (SSSI). 
 
Our more detailed advice is provided below. 
 



Natural England's advice on protected species and other natural environment issues is provided at 
Annex A of this letter. 
 
European designated sites 
Braunton Burrows Special Area of Conservation (SAC) - no objection 
Based on the information provided, the site is a departure from the Local Plan. The North Devon and 
Torridge Joint Local Plan (JLP) Habitat Regulations Assessment (HRA) considered whether there 
would be an increase in recreational pressures on the Braunton Burrows SAC associated with 
housing development allocated in North Devon and Torridge Districts over the life of the JLP. It 
concluded that there was unlikely to be an adverse effect on the integrity of the interest features for 
which the Braunton Burrows SAC has been notified. 
 
However, since adoption of the JLP, the Councils commissioned further assessment of the potential 
recreational impacts linked to non and plan-led development for the Braunton Burrows SAC (Footprint 
Ecology September 2018). 
 
The report states that 'recreational impacts are currently evident at Braunton Burrows' and that 
'recreational impacts would be likely to intensify and spread as a result of an increase in visitor 
numbers'. It also states that 'where likely significant effects are identified it is anticipated that it will be 
difficult to rule out adverse effects on integrity without appropriate mitigation'. 
This would suggest that there is a probability or risk that recreational activities arising from occupants 
of all new residential or tourist development within a Zone of Influence (ZoI) referred to in the report, 
which would, in combination, have a significant effect on the SAC. In light of the new evidence, it is no 
longer appropriate to rely on the JLP's conclusion of no adverse effect on integrity (AEOI). 
Your Authority has identified an interim Zone of Influence where effects from development would be 
likely to have a significant effect (LSE) on the special interest of the Braunton Burrows SAC. 
Despite being a departure from the Local Plan, the location of this site in Appledore, falls out with the 
interim ZoI and mitigation measures are therefore unlikely to be required. Our advice is that significant 
effects can therefore be ruled out and the proposal can be screened out from requiring further 
assessment. 
To meet the requirements of the Habitats Regulations2, we advise you to record your decision that a 
likely significant effect can be ruled out. 
The Culm Grasslands Special Area of Conservation (SAC) - no objection 
Your Authority's JLP HRA considered whether there would be air quality impacts on the Culm 
Grasslands SAC associated with housing development allocated in North Devon and Torridge 
Districts over the life of the Joint Plan. The Plan HRA concluded that there is unlikely to be an adverse 
effect on the integrity of the interest features for which the Culm Grasslands SAC has been notified. 
The Culm Grasslands SAC assessment of non plan led development further concluded no effect on 
site integrity as a result of additional growth up to 10,000 dwellings in-combination with the JLP. 
Our advice is that significant effects can therefore be ruled out and the proposal can be screened out 
from requiring further assessment. 
Nationally Designated sites 
Taw Torridge Estuary Site of Special Scientific Interest (SSSI) - mitigation required 
The development site is in close proximity to the Taw Torridge Estuary SSSI and has triggered 
Natural England's Impact Risk Zones3 (IRZ) for residential development outside the existing built up 
area. 
The SSSI is notified for its intertidal habitats and overwintering bird interest (aggregations of 
overwintering Golden Plover, Lapwing and Curlew, >20,000 Non-Breeding Water birds). Further 
information on the SSSI and its special interest features can be found at www.magic.gov.uk. 
 
As development pressure around the estuary increases this reduces opportunities for the birds 
around the estuary as a whole. 
The 2018/2019 report 'Identification of Wintering Wildfowl High Tide Roosts & Recreational 
Disturbance Impacts on the Taw Torridge Estuary'4 identifies that 'the foreshore between the Skern 
Pill and Appledore, as well as the wider mudflats and creeks exposed within the bay, are particularly 
important foraging areas as the tide retreats. At high tide birds become concentrated in the bay with 
two core high tide roosts identified'. We are also aware from discussion with local WeBS surveyors 



that at times of high tide curlew, oyster catcher, lapwing and little egret have been recorded in the 
fields to the west of Appledore. 
 
Survey for overwinter birds have not been conducted for the development site. However, the site is 
small (0.48Ha) and therefore unlikely to support significant numbers of birds. Our advice is that 
mitigation during construction over the winter period should be secured to avoid disturbing birds using 
the estuary and any adjacent fields. Acoustic screening would help to mitigate construction noise as 
well as visual disturbance. 
 
Based on the plans submitted, Natural England considers that the proposed development will not 
damage or destroy the interest features for which the site has been notified and has no objection 
subject to: 
 
- Securing suitable Sustainable Drainage Systems (SuDS) (with planting detail and a long term 
management and maintenance regime) and 
 
- Best Practice Measures during construction for pollution prevention and control in terms of surface 
water drainage, waste management and pollution control to ensure there is no risk of contamination 
or increase in nutrient or sediment load of the surface water runoff. 
 
- Securing acoustic screening to mitigate noise and visual disturbance during construction. The 
design and access statement states that 'the result of the site being visible, is that the views from the 
site across Skern bay, the estuary, Northam Burrows and the wider bay are desirable' which indicates 
visual and noise disturbance is likely. 
 
We welcomed the proposal to include SuDS at Outline planning which would help to maintain water 
quality into the estuary. However, the reserved matters application appears to rely on surface water 
going to a new combined sewer. Keeping surface water out of the mains sewer means that it reduces 
peak flows and reduces the chance of treatment works and pumping stations overflowing in heavy 
rain and avoids untreated sewage entering the estuary. 
 
Other softer SuDS options such as rain gardens may help with attenuation and water quality. SuDS 
can also contribute towards green infrastructure by increasing biodiversity and amenity value. The 
RSPB and Wildfowl and Wetlands Trust have published guidance for local authorities and developers 
on designing (and managing) SUDs features that are also good for wildlife which can be found at 
www.rspb.org.uk/sustainabledevelopment We would recommend that management of the SuDS is 
included in an ecological management plan as maintenance of these features is key to a properly 
functioning system. 
 
Further advice on the consideration of other natural environment issues is provided at Annex A.  
Should the proposal change, please consult us again. If you have any queries relating to the advice in 
this letter please contact me on 0208 026 7393. 
 
Environmental Protection:  
In relation to the above application, the Environmental Protection Team has no objections.  
 
Strategic Enabling Officer:  
Further to my consultation response of 14th August 2017 relating to the Outline planning application 
for this proposal with Planning reference 1/0614/2017/OUTM, I have no further comment to make.  
 

Representations: 

 
Number of neighbours consulted:  34  Number of letters of support:  0 
Number of representations received:  45 Number of neutral representations: 0 
Number of objection letters:  45  

 
Objections raised can be summarised as follows: 



- Development will set precedent; 
- Existing problems with parked cars and traffic congestion; 
- Lack of affordable housing and contrary to Policy ST17 of Local Plan; 
- Current undersupply of smaller properties to cater for local needs; 
- Loss of greenfield site; 
- Concern neighbouring settlements will join up; 
- Adverse impact of development on identity of village of Appledore; 
- Objection to additional second/holiday homes; 
- No need for additional housing in this area; 
- Design out of keeping with surrounding area; 
- Existing road is narrow with little space for lorries to pass; 
- Development will result in loss of views; 
- Development would result in noise and visual pollution; 
- Loss of wildlife and habitats with no net gain as required by Local Plan policy; 
- Exacerbate existing road safety concerns; 
- Loss of privacy and overlooking to neighbouring occupiers; 
- Existing flooding and surface water drainage problems adjacent to the site; 
- Pavement needed as part of the development; 
- Landscape impact of development due to heights of the proposed dwellings; 
- Insufficient local infrastructure for additional development and no Section 106; 
- Adverse impact on neighbouring house prices; 
- Environmental impact of development; 
- Cumulative impact with surrounding recent developments; 
- Increased pressures on local sewerage and water provision; 
- Existing surface water drainage issues on the site; 
- Development outside of village boundary; 
- Development not orientated to gain maximum use of solar panels; 
- Maintenance arrangements for proposed hedging and landscaping unclear; 
- Little soft landscaping proposed; 
- Light pollution; 
- Omissions by the archaeological consultants; 
- Insufficient parking provision within the development; 
- Additional land within applicant's ownership noted on plans which could be developed in 

future. 
 

Policy Context: 

 
 
North Devon and Torridge Local Plan 2011-2031:  
 
ST07 (Spatial Development Strategy for Northern Devon's Rural Area); ST09 (Coast and Estuary 
Strategy); ST14 (Enhancing Environmental Assets); ST17 (A Balanced Local Housing Market); DM01 
(Amenity Considerations); DM04 (Design Principles); DM05 (Highways); DM06 (Parking Provision); 
DM08 (Biodiversity and Geodiversity); DM08A (Landscape and Seascape Character); DM07 (Historic 
Environment);  
 
Government Guidance: 
 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981);  
 
 
 
 
 
 
 



Planning Considerations 

 
Main Planning Considerations: 
1. Principle of Development 
2. Mix of Dwellings 
3. Impact on Landscape, Character and Appearance 
4. Impact on Historic Character 
5. Impact on Residential Amenities 
6. Access and Parking 
7. Drainage 
8. Ecology. 
 
1. Principle of Development: 
The application site is located outside of the boundary of the settlement of Appledore as identified on 
the Proposals Maps to the North Devon and Torridge Local Plan, which extends to the north-eastern 
boundary of the site.  As a result, the site would be considered to be in the open countryside in terms 
of the Local Plan and the provisions of part (4) of Policy ST07 would be relevant.  Policy ST07 notes 
that developments in such locations 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 also located within the defined Coast and Estuary Zone, as identified on the 
Proposals Maps to the North Devon and Torridge Local Plan.  The provisions of Policy ST09 are 
therefore relevant and this notes at part (7); '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.' 
 
Supported text to Policy ST09 within paragraph 4.39 states that the Developed Coast will be limited to 
the extent of defined settlements, the edge of Rural Settlements and other previously developed sites.  
Due to the nature of the application site, it would be considered to be within the Undeveloped Coast 
as defined within Policy ST09, notwithstanding its proximity to the edge of the settlement of 
Appledore. 
 
The principle of the development of the site for the provision of 10 dwellings would not therefore be 
supported in principle by the Local Plan.  Notwithstanding this, the application site has the benefit of 
outline planning permission which remains extant and is a material planning consideration, with the 
current application providing the reserved matters to this previous permission.  On this basis, the 
principle of the development of the site for up to 10 dwellings in this instance has been previously 
established. 
 
2. Mix of Dwellings: 
Policy ST17 of the Local Plan relates to the housing market within the District noting that: 
'(1) The scale and mix of dwellings, in terms of dwelling numbers, type, size and tenure provided 
through development proposals should reflect local housing needs, subject to consideration of: 
(a) site character and context; and 
(b) development viability.' 
 
The Council's Housing and Economic Needs Assessment, which forms part of the supporting 
documentation for the Local Plan identifies that the long term demographic for the District would 
required the provision of 5-10% of market dwellings as 1 bed units, 30-35% as two bed units, 40-45% 
as 3 bed units and 15-20% as 4+ bedroom units.  The mix of development proposals should therefore 
reflect these proportions unless there is more local justification for this to be altered.  The proposed 
development would include 20% of the provision as 2 bed units, 40% as three bed units and 40% as 4 
bed units.  No one bedroom units are proposed.  The applicant has submitted a report in relation to 
the housing mix noting the policy background and the discussions which have taken place at pre-
application stage and indicating that the inclusion of any greater mix would result in the development 



being unviable, although no viability information has been provided to substantiate this.  The 
submitted report notes that much of the housing stock in Appledore currently includes a large number 
of two and three bedroom dwellings, with a smaller number of four bedroom properties, due to the 
terraced nature of much of the housing in Appledore.  A letter has been provided from a local estate 
agent which confirms that the greatest number of recent properties for sale or sold in Appledore are 
either two or three bedroom with the majority not having off-street parking.  The letter from the estate 
agent confirms that there is a relative lack of 4 bedroom dwellings within Appledore with a similar lack 
of dwellings with off-street parking provision.   
 
The proposed mix of dwellings in the development is considered to be reflective of the demand in the 
local area and would include a mix of 2, 3 and 4 bed properties as well as some semi-detached and 
some detached dwellings.  Due to the Reserved Matters stage of the application, the provision of any 
affordable housing is not a matter for consideration, taking into consideration the timing and national 
policy in place when the outline planning application was considered.  This is confirmed within the 
consultation response received from he Strategic Enabling Officer at the time of the outline planning 
application.  The proposed development is therefore considered to be in keeping with Policy ST19 of 
the Local Plan. 
 
3. Impact on Landscape, Character and Appearance: 
Policy DM04 of the adopted Local Plan relates to design principles and emphasises that development 
proposals should be appropriate and sympathetic to their setting in terms of their scale, density, 
massing, height, layout appearance, fenestration, materials and relationship to existing buildings and 
landscape features. 
 
The application site is located within landscape character area 5B Coastal Undulating Farmland as 
defined by the Joint Landscape Character Assessment for North Devon and Torridge Districts (LCA).  
This area is characterised by open, uninterrupted sea views, strong field patterns, low levels of 
development with peace and tranquillity.  The application site is considered to be consistent with the 
local landscape characteristics and this was confirmed by the Inspector in determining the appeal in 
relation to the outline planning permission.  The forces for change in the future for this character area 
specifically notes the development pressure of nearby settlements and resorts due to the ever-
increasing popularity of the area as a place to live/retire to.  In addition, higher traffic levels due to the 
growth of recreation and tourism is also noted.   
 
Policy DM08A of the Local Plan relates to landscape and seascape character noting 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.  Further, the 
policy notes that adverse landscape and seascape impacts should be avoided and an enhancement 
should be sought where possible.   
 
A detailed Landscape and Visual Impact Assessment formed part of the previous outline planning 
permission and the principle of the provision of up to 10 dwellings on the site was considered 
acceptable by the Inspector who noted that the development proposed would be seen in conjunction 
with the adjacent properties accessed via Polywell and that it would broadly reflect the prevailing 
pattern of development at Appledore of properties arranged close to the water's edge.  A key view of 
the development is that taken from Northam Burrows to the west of the site when looking back inland.  
The Inspector also addressed this in the previous appeal noting: 
'Looking landwards from the coastal path or Northam Burrows, the dwellings proposed would also be 
seen in connection with other visible beyond the site at the crest of the headland.  Moreover, given 
expansive views towards the west in this location, the eye is naturally drawn to the coastline and 
seascape scale, including preserving or enhancing boundary features and planting, could furthermore 
ensure that the dwellings are partially screened from nearby vantage points and the overall effect of 
the proposal moderated.' 
 
An addendum to the previous LVIA has been provided with a photomontage indicating the proposed 
development, as now proposed within this Reserved Matters application.  These indicate the longer 
distance view of the site from Northam Burrows before the development, at year one post 
development and at year 10 post development.  The submitted photomontages result in the 



development appearing as a continuation of the built form of Polywell, as indicated by the Inspector 
and would step down to take account of the change in levels and to provide some tapering to the 
open fields beyond to the south-west.  Further, the proposed development would include a replanted 
hedgebank to the frontage together with further tree and shrub planting to a 3 metre wide buffer in 
addition to the existing hedges to the south-western and south-eastern boundaries. 
 
Due to the considerable change in levels across the site from the front to rear, the dwellings located 
towards the rear of the site (Plots 7, 8, 9 and 10) would be set approximately 3 metres above those to 
the frontage of the site (Plots 1-6).  In addition, areas of retaining walls would need to be provided 
between the dwellings due to the change in levels between the front and rear elevations.  Soft 
landscaping has been included within the proposed plans in an effort to soften the impact of these 
retaining walls to some degree.  A large retaining wall would also be required to the rear boundary of 
the site to take account of the steep land level rise to the rear of the site.  This would be of a timber 
construction and further details of this structure have been provided by the applicant upon request.  It 
is considered that a timber structure to this part of the site would be appropriate given the landscape 
and would provide a less stark impact on the surrounding landscape than a rendered wall.  In 
addition, the proposed timber structure would weather to some degree over time. 
 
As well as the view back from Northam Burrows to the site (within the context of Appledore), the other 
key view of the site would be along Torridge Road.  The proposed development would include a 
replacement hedgebank. 
 
The proposed development would include a contemporary design with a mix of light coloured render 
and dark grey coloured cladding to the elevations and steel standing seam cladding to the roof in a 
dark grey.  The proposed dwellings would include low profile rooflines, with balconies to the frontage.  
In addition, due to the change in levels across the site, the proposed dwellings have been designed to 
appear as single storey to the eastern (rear) elevations and two storey to the frontage (western 
elevation). 
 
The surrounding context to the site includes 1960s bungalows and detached dwellings to 
neighbouring Polywell to the north-east as well as some properties along Torridge Road to the north-
east.  It is noted that a number of more recent contemporary schemes have been approved and 
constructed in the immediately surrounding area, including the provision of 6 apartments on the site of 
Fairways, Torridge Road (application reference: 1/1222/2018/FUL which has a Committee resolution 
to grant, subject to a Section 106), development at Harbour Lights on Torridge Road and the former 
Fords Boatyard site on Torridge Road.  The surrounding character to the application site is therefore 
mixed in nature and in terms of the materials used, although in Appledore more generally and within 
wider views of the vicinity from Northam Burrows, there is a predominance of rendered elevations with 
dark coloured roofing.  The proposed materials would be in keeping with the surrounding character 
and there is no objection to the contemporary design of the proposed development.   
 
Policy DM04 notes at section (2) that all major residential proposals will be expected to be supported 
by a Building for Life 12 assessment and high quality design should be demonstrated through the 
minimisation of 'amber' and the avoidance of 'red' scores.  The applicant has provided a Building for 
Life assessment for the development in which they have assessed each of the 12 categories and 
concluding that the development would mainly meet a 'green' assessment with some 'amber' scores.  
Having reviewed this assessment, it is agreed that the development would meet a 'green' score in 
many categories although would allocate an 'amber' score.  These have mainly been allocated due to 
the siting of the application site and its gradient which would preclude certain design features (e.g. the 
proximity to public transport and a level access between front and rear garden areas).  Taking note of 
the Reserved Matters stage of the application and the previous outline permission being a material 
consideration, the submitted Building for Life assessment is considered to be acceptable and meet 
the requirements of Policy DM04. 
 
The proposed development is considered to be in keeping with the provisions of Policy DM04 and 
DM08A of the Local Plan and the impact on landscape, character and appearance is considered to be 
acceptable. 
 



4. Impact on Historic Character: 
Policy DM07 of the Local Plan states that proposals which conserve and enhance heritage assets and 
their settings will be supported.  Where there is unavoidable harm to heritage assets and their 
settings, proposals will only be supported where the harm is minimised as far as possible and an 
acceptable balance between harm and benefit can be achieved giving great weight to the 
conservation of heritage assets.   
 
The application site is located some distance from the boundary with the West Appledore 
conservation area which is centred on Irsha Street and views into the conservation area from the 
application site are limited due to the topography and orientation of the site in relation to the 
conservation area.  Views can be gained of the proposed development within the context of the 
conservation area from Northam Burrows as part of a wider view of this part of Appledore.   
 
The Council's Conservation Officer has commented on the submitted development, noting the 
relationship of the application site to the conservation area.  The comments note that the surrounding 
developments have a varied but modern architectural appearance and so there is no distinctive 
vernacular style nearby to dictate the appearance of these new dwellings.  The Conservation Officer 
notes that they have no observations on the current proposal which takes elements of design from the 
new development approved along the estuary frontage at west Appledore.  Further, it is considered 
that the proposal would result on less than substantial harm on the views into and out of the 
conservation area which finishes at the end of Irsha Street.  The Conservation Officer therefore 
considers that the development would be in keeping with the provisions of paragraph 201 of the 
NPPF.  As the proposed development would result in less than substantial harm to the significance of 
the heritage asset of the conservation area and there would be public benefits in the development, the 
proposal is considered to be in keeping with the provisions of Policy DM07 of the Local Plan and the 
provisions of the NPPF. 
 
4. Impact on Residential Amenities: 
Policy DM01 of the Local Plan notes that development will be supported where it would not 
significantly harm the amenities of any neighbouring or future occupants. 
 
The proposed dwellings to Plots 1 and 10 would be located closest to existing neighbouring properties 
to Polywell.  The closest neighbouring dwelling to the north-east would be The Well House which is 
accessed from Polywell and includes an extensive garden area to the front of the dwelling which 
extends to be level with the front boundary of the site.  The proposed dwelling to Plot 1 would be set 
at a significantly lower level than the existing dwelling at The Well House with the roof level of this 
dwelling being set below the ground floor level to the front of The Well House.  The only window to the 
side elevation of Plot 1 will serve a bathroom and is likely to be obscure glazed.  Irrespective of its 
use, the window would be located some distance from the dwelling at The Well House and would 
have a view over the bottom of the garden area to this neighbouring dwelling and to the road beyond. 
 
Plot 10 would be located closer to The Well House but would also include a ground floor level which is 
set below the height of this neighbouring property.  The side elevation of Plot 10 would include two 
bedroom windows at first floor level facing towards the side boundary.  The ground floor garage 
window would be obscured from views from the neighbouring property due to the proposed retaining 
wall to the side of the dwelling.  The proposed first floor side windows to the bedroom would be set 
forward of the main front building line of the neighbouring dwelling to The Well House and at a 
minimum distance of 14 metres from the nearest part of the neighbouring dwelling.   
 
Within the proposed development, Plots 4 and 5 would include bedroom windows to the side 
elevations facing towards the neighbouring property, however these are set at ground floor level and 
a boundary wall between the two properties would limit overlooking between these two dwellings.  
This situation is also replicated between the proposed dwellings to Plots 7, 8, 9 and 10 and again, 
boundary treatments between the dwellings would limit any overlooking and associated loss of 
privacy.    
 
First floor windows are proposed to the side elevations of Plots 10, 9, 8 & 7 to provide a secondary 
light source to the main habitable room windows.  Due to the existing main windows to the front or 



rear elevations of the these dwellings, providing the main light and outlook from these rooms, it is 
considered reasonable that a condition ensuring that these are obscure glazed due to their proximity 
to one another and limit overlooking and any loss of privacy.   
 
Whilst balconies are proposed to the front elevations of properties to the rear of the site, these are set 
above the height of windows to the front elevations of properties to the front part of the site.  Due to 
the change in levels across the site, views from the balconies would largely be focussed over the 
height of the properties in front, rather than resulting in direct overlooking into neighbouring windows.  
It is also noted that properties to the rear of the site are angled to take account of the changing 
gradient across the site north to south and are therefore orientated at an angle to neighbouring 
properties in front.   
 
The dwellings proposed to Plots 1-6 to the front of the site would include a number of windows to the 
side elevations at first floor level.  These principally serve bathrooms or utility rooms and therefore it is 
considered reasonable to include a condition to ensure that these are retained as obscure glazed to 
ensure that an unacceptable level of overlooking and loss of amenity does not occur between the 
proposed dwellings. 
 
Taking into consideration the recommended conditions set out above, the proposed development is 
not considered to result in an adverse impact on the residential amenities of either existing 
neighbouring occupiers or future occupiers of the development.  The proposed development would 
therefore be in keeping with the provisions of Policy DM01 of the Local Plan. 
 
6. Access and Parking: 
Policy DM05 of the Local Plan notes that all development must ensure 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.  Policy DM06 relates specifically 
to parking provision within developments noting that an appropriate scale and range of parking 
provision should be provided to meet anticipated needs, taking account of the accessibility and 
sustainability of the site, availability of public transport, walking and cycling routes and the specific 
scale, type and mix of development.  
 
The access was approved as part of the previous outline planning permission however further 
highway details have now been provided to confirm the turning spaces within the site, visibility splay 
and position of the proposed hedgebank and the parking provision within the site.  The submitted site 
plan proposes the inclusion of two parking spaces for each dwelling, with garages also being provided 
in addition to this on two of the plots.   
 
The County Council's Highways Officer has commented on the submitted plans.  Initial comments 
received requested clarification in relation to the visibility splays and the provision of street lighting.  
The Highways Officer also requested pedestrian access onto the new footway from plots 1-6. 
 
Due to the scale of the development and the limited length of the access road, it is not considered that 
additional pedestrian accesses direct from Plots 1-6 would be required, noting that these would also 
generate additional breaks in the hedgebank which is a key feature of the street scene and 
landscaping screening for the development. 
 
The applicant has provided additional information in response to the Highways Officers queries 
confirming the visibility splay and making alterations to ensure that the new footpath would extend into 
the site further on the south-western side of the access, to match that on the north-eastern side.   
 
Further comments have been received from the County Council's Highways Officer confirming that 
following the amended plans they have no objection to the proposed development. 
 
The proposed access and parking arrangements are considered to be acceptable for a development 
of this size, in this location and would be in keeping with the provisions of Policies DM05 and DM06 of 
the Local Plan. 
 



7. Drainage: 
The previous outline planning permission confirmed that the development would be connected to the 
mains for foul drainage and proposed surface water drainage would be discharged via the South 
West Water combined sewer. 
 
The submitted details within the Drainage Statement confirm that infiltration testing has been 
undertaken on site and this is not a suitable proposal for surface water drainage on this site.  The 
statement has also confirmed that Natural England will not accept a new outfall into the estuary, as 
was initially proposed within the outline application.  The applicant has therefore proposed that the 
surface runoff is discharged via private drains to the existing South West Water combined sewer 
which runs through the site and it is intended to restrict the flow to mimic that of greenfield runoff.   
Drainage Layout and Impermeable Area plans have been provided as part of the current application. 
 
Comments have been received from the County Council's Flood Risk Engineers in relation to the 
proposed drainage arrangements.  Their initial comments raise an objection to the proposals as 
insufficient information was considered to have been provided in relation to clarifying the impermeable 
areas and the size of the hydrobrake proposed to attenuate the discharge from the site. 
 
Additional information has been provided by the applicant in an effort to address these concerns, 
including an amended Drainage Statement, Drainage Layout plan and Impermeable Area plan. 
 
Further comments have been received from the County Council's Flood Risk Engineers in relation to 
this additional information confirming that they have no objection to the proposed attenuation tanks 
being located within the rear gardens of Plots 1-6 and notes that for maintenance purposes the flow 
controls could be located to ensure access for a maintenance company.  As details of this 
arrangement have not been provided as part of the submitted scheme, albeit the applicant has 
confirmed that this is acceptable in principle, the County Council’s Flood Risk Engineer has 
recommended that a condition to ensure that these details are provided by way of a condition. 
 
The Flood Risk Engineer has also recommended a condition to ensure that details of the surface 
water drainage arrangements for the construction phase are secured via a condition of any approval 
granted, to ensure that the surface water from the construction site would not result in an increased 
flood risk elsewhere or result in water quality issues in the surrounding area. 
 
The County Council’s Flood Risk Engineer has further recommended that a condition to ensure the 
details of the maintenance company for the surface water drainage are submitted for approval. 
 
On the basis, of the additional information submitted, it is considered that an acceptable scheme for 
surface water drainage from the site has been provided.  As noted above, the foul drainage details will 
be secured via a condition of the previous outline planning permission (Condition 7).  No objection is 
therefore raised in terms of drainage. 
 
8. 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).  This is further 
reinforced within the adopted North Devon and Torridge Local Plan through Policy DM08 which states 
that development proposals should conserve and, where possible, enhance biodiversity interests. 
 
The Inspector notes within the Appeal Decision that given the contents of the Preliminary Ecology 
Appraisal and an appropriate approach within the Reserved Matters application, the development 
would not detrimentally affect ecology.  Further, a Habitats Regulation Assessment (HRA) screening 
was also undertaken at the outline stage and it was concluded that there would be no significant 
effect and the objectives of the nearby Special Areas of Conservation (SAC) would be maintained.   
 



An updated Ecological Impact Assessment has been submitted in support of this Reserved Matters 
application which includes a re-surveying of the existing site and an assessment of any revisions to 
the proposed mitigation.   
 
The Assessment confirms that there is no evidence on site to suggest that there has been any 
significant change in the baseline conditions on site and therefore no significant change is considered 
to have occurred in relation to the predicted effects of the proposed development.   The Assessment 
also includes a number of proposed enhancements including bat boxes and bird boxes to the new 
dwellings, additional native tree and shrub planting to enhance hedgerows and the planting of native 
species within the site.  The locations of all of these enhancements are indicated on the submitted 
Ecological Constraints and Opportunities Plan and the proposed landscaping details are provided on 
the Soft Landscaping Plan. 
 
Natural England have commented on the proposed development noting that they do not consider that 
a harmful impact would result in designated sites, including the Taw Torridge Estuary SSSI subject to 
mitigation.  Comments are also provided in relation to the Braunton Burrows SAC and Culm 
Grasslands SAC.  In terms of the mitigation for any potential impacts on the SSSI, Natural England 
recommend that to avoid disturbance of overwintering birds on or near the site during the construction 
period mitigation measures should be implemented, including acoustic screening which would help to 
mitigate construction noise as well as visual disturbance.  A condition could be included as part of any 
permission granted to ensure that details of these mitigation measures are submitted for approval and 
implemented on site.   
 
Further the Natural England raises no objection to the development subject to appropriate sustainable 
drainage systems being implemented, best practice measures being followed during the construction 
process to ensure that there is no risk of contamination or increased nutrient and sediment load in 
surface water run-off.  A condition to this effect has been recommended by the County Council’s 
Flood Risk Engineers to ensure that such details are submitted for approval prior to the 
commencement of works on site.  In addition, the acoustic screening noted above is recommended.   
 
Taking into consideration the recommended conditions and submitted details, the proposed 
development is not considered to result in a harmful impact on protected species or ecology. 
 
Other Matters: 
Concerns raised in representations in relation to the potential for the development to set a precedent 
are noted however this is not a material planning consideration and each application is assessed on 
its own merits.  As highlighted above, the application site already benefits from an extant outline 
planning permission which is a material consideration in the determination of this reserved matters 
application, notwithstanding its location outside of the settlement boundary of Appledore as identified 
on the Proposals Maps to the Local Plan.   
 
The potential use of the new dwellings as second or holiday homes has been raised in 
representations received however this would not be a material planning consideration.  The dwellings 
were approved in outline with no restrictions on their occupation.   
 
The lack of contributions towards local infrastructure via a Section 106 agreement has also been 
raised within representations to this application.  The outline planning permission was granted on 
appeal by the Planning Inspectorate.  The Inspector considered the Council's evidence for 
contributions sought towards education and recreation provision concluding: 
'I am therefore not satisfied that the obligations within the UU are compliant with relevant statutory 
provisions, the NPPF or the PPG (...).  Accordingly they are not necessary to render the development 
acceptable in planning terms.' 
 
It was not therefore considered necessary for contributions towards local infrastructure as part of the 
development.   
 
In relation to archaeology, the County Council's Archaeologist has commented on the current 
application noting that a condition ensuring the submission of a programme of archaeological works 



was included as part of the outline planning permission.  The applicant would therefore need to 
submit further details in relation to these works prior to the commencement of works on site.   
 
Representations received also raise concerns about the potential development of the adjacent parcel 
of land which is also in the applicant's ownership.  As noted above, any application for other sites 
would be determined on its own merits in accordance with the local plan policies and national policies 
and guidance.  The proposed site layout includes access adjacent to the north-eastern boundary 
leading to the adjacent parcel of land which is within the applicant's ownership.  The agent for the 
applicant has confirmed that this access is to be retained to allow access for maintenance only, with 
only a track to be retained for access.  In addition, the agent notes that the gradient for this access 
track would be at a significant gradient due to the topography of the site.   
 
Conclusion: 
The submitted reserved matters details are considered to be in keeping with the character and 
appearance of the surrounding landscape and adjacent development and would not result in a 
harmful impact on the amenities of neighbouring occupiers or protected species.  Further, it is 
considered that the proposed access, parking and drainage details are acceptable. 
 
 

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 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. 
 
 2         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.  To ensure that the development has an acceptable impact on the surrounding 
landscape.   

 
 3         The obscure glazing to the following windows as indicated on the approved plans hereby 

granted planning permission, shall be obscure glazed and permanently retained as such 
thereafter with only a fanlight opening: 

            
           Plot 2: First floor window to the south west side elevation 
           Plot 3: First floor window to the north east side elevation 
           Plot 4: First floor window to the south west side elevation 
           Plot 5: First floor window to the north east side elevation 
           Plot 7: First floor window to the north east side elevation 
           Plot 8: First floor window to the north eastern and south western side elevations 



           Plot 9: First floor window to the north eastern and south western side elevations 
           Plot 10: First floor window to the south western side elevation. 
            
           Reason: In the interests of the amenities of neighbouring residents.  
 
 4         Prior to the commencement of works hereby granted consent, details of proposed acoustic 

screening to be installed on site for the duration of the construction works shall be submitted to 
and approved in writing by the Local Planning Authority (in consultation with Natural England).  
The development shall then be undertaken in accordance with such permitted details. 

            
           Reason: To ensure that the proposed construction works do not result in an adverse impact on 

overwintering birds to the nearby Taw Torridge Estuary Site of Special Scientific Interest. 
            
           This is a pre-commencement condition which is imposed to ensure that the Local Planning 

Authority (in consultation with Natural England) is satisfied of the details of the acoustic 
screening prior to works commencing on site. Failure to provide this information prior to works 
commencing on site could lead to the risk of a harmful impact on birds using the nearby Taw 
Torridge Estuary Site of Special Scientific Interest. 

 
5 Notwithstanding the provisions of Article 3 of the Town and Country Planning (General 

Permitted Development) Order 2015, (or any Order revoking and re-enacting that Order) no 
development of the types described in Classes A, B, C, D, E, G and H; Part 1 ; of Schedule 2, 
other than that hereby permitted shall be carried out without the further grant of planning 
permission. 

 
Reason: In the interest of residential amenities and the surrounding landscape. 

 
6 No part of the development hereby permitted shall be commenced until the detailed design of 

the proposed surface water drainage management system which will serve the development 
site for the full period of its construction has been submitted to, and approved in writing by, the 
Local Planning Authority, in consultation with Devon County Council as the Lead Local Flood 
Authority. This temporary surface water drainage management system must satisfactorily 
address both the rates and volumes, and quality, of the surface water runoff from the 
construction site. 

 
Reason: To ensure that surface water runoff from the construction site is appropriately 
managed so as to not increase the flood risk, or pose water quality issues, to the surrounding 
area. 

 
Reason for being a pre-commencement condition: A plan needs to be demonstrated prior to 
the commencement of any works to ensure that surface water can be managed suitably 
without increasing flood risk downstream, negatively affecting water quality downstream or 
negatively impacting on surrounding areas and infrastructure. 

 
7 Notwithstanding the information included on submitted on plan no. 0500 P3 in relation to 

surface water drainage, prior to the commencement of works on site, details of the location of 
the proposed flow controls to the surface water attenuation tanks together with details of the 
proposed maintenance company for the surface water drainage system, shall be submitted to 
and approved in writing by the Local Planning Authority, in consultation with Devon County 
Council as the Lead Local Flood Authority.  The development shall be undertaken in 
accordance with such approved details. 

 
Reason: To ensure that the surface water drainage system will be correctly maintained and 
will be accessible to the maintenance company once the development is occupied.   

 
This is a pre-commencement condition which is imposed to ensure that the Local Planning 
Authority is satisfied of the proposed surface water drainage maintenance arrangements prior 
to works commencing on site. Failure to provide this information prior to works commencing 



on site could lead to the risk of surface water run-off from the site resulting in an increased 
flood risk and potential adverse impact on water quality. 

 

Plans Schedule 

 
Reference Received 

  

1236 0500 P4  11.10.2019 
   

1236 0501 P4  11.10.2019 
   

1236 0700 P4  11.10.2019 
   

1236 0710 P3  11.10.2019 
   

1236 0750 P2  11.10.2019 
   

18 127 11M  11.10.2019 
   

18 127 17F  11.10.2019 
   

18 127 19C  11.10.2019 
   

1236 0760 P2  11.10.2019 
   

0821 v 1  09.08.2019 
   

01  09.08.2019 
           

 0740 P2  09.08.2019 
     

18 127 10G  09.08.2019 
     

18 127 12E  09.08.2019 
   

18 127 13E  09.08.2019 
   

18 127 14F  09.08.2019 
   

18 127 15E  09.08.2019 
   

18 127 16E  09.08.2019 
   

18 127 17 E  09.08.2019 
   

18 127 18B  09.08.2019 
     

18 127 20A  09.08.2019 
   

 447/100  09.08.2019 
    

  

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. 
 


