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Reason for referral: 
 
Applicant related to a member of staff 
 
Relevant History: 
 
Application No.  Description  Status  Closed  

       

1/0085/1975 EXTENSION TO 
BUNGALOW STONEY WAY, 
BEAFORD 

PER 27.02.1975 

   

1/0101/1999 CONSTRUCTION OF A 
NEW PITCHED ROOF 
OVER THE EXISTING 
KITCHEN AND GARAGE 

PER 05.03.1999 

   

1/0333/2007/FUL Single storey rear extension PER 11.05.2007 
       

1/1441/2003/FUL Single storey hay barn and 
store 

PER 18.09.2003 
    

1/0046/2008/DIS Discharge of Condition 3 of 
Planning Permission 
1/1441/2003/FUL 

PER 06.10.2008 

   

1/1025/2014/CPE Use of land for use of non - 
agricultural materials, 
supplies and equipment 

REF 15.12.2014 

   

1/1333/2014/OUT 9 dwellings and associated 
works 

PER 14.12.2016 
      

1/0267/2017/DIS Discharge of Conditions 14, 
15, 16 & 17 of Planning 
Approval 1/1333/2014/OUT 

PARAPP 05.07.2017 

   

1/0319/2017/DIS Discharge of Conditions 6 
and 12 of 1/1333/2014/OUT. 

REF 05.07.2017 
   

1/0355/2017/REM Reserved matters persuant to 
application 1/1333/2014/OUT 

PER 01.02.2018 
     

1/0796/2018/DIS Discharge of conditions 
2,3,4,5 and 6 of application 
1/0355/2017/REM pursuant 
to application 
1/1333/2014/OUT (Planting 
plan and Finishing material 
details) 

PER 13.11.2018 

     

1/1005/2018/FUL Variation of condition 1 
(Plans Schedule) 
Amendments floor layout and 
elevations to Plot 4 dwelling 
pursuant to reserved matters 
approval 1/0355/2017/REM 
and outline Approval 
1/1333/2014/OUT. 

WDN 06.12.2018 

   

1/0030/2019/DIS Re-discharge of Condition 6 
of application 
1/0355/2017/REM 
Construction Management 

PER 11.03.2019 



Plan (Further to application 
1/0796/2018/DIS) 

     

1/0851/2019/SEC10
6 

Deed of variation of Section 
106 relating to application 
1/1333/2014/OUT 

PER 04.12.2019 

    

    
 

Site Description & Proposal 
 
Site Description: 
The site is located within the village of Beaford, on land allocated for development shown in 
Policies map 30, Policy number BEA02. The site would be accessed through an existing 
bungalow named 'stoney way', allowing access from the A3124. Neighbouring dwellings 
along the A3214 are predominantly bungalows, and the conservation area boundary runs 
along this highway. The village garage is to the northeast of the site and was originally the 
preferred access; however, the garage is now being retained. To the southeast and south of 
the site are agricultural fields, and to the southwest are modern bungalows in Rye Park Close 
and Marshalls Mead. To the west/northwest is the village primary school.  
 
The land is reasonably flat, and is an agricultural field. The field was being used for turf 
cutting on the officers initial visit. There is a pubic footpath running through the site from 
northwest to southeast. Currently boundary treatments include agricultural hedgerows on the 
south and east, and more domestic boundaries on the remaining site.   
 
Proposal: 
This application seeks full planning permission for the development for 40 dwellings, 
including demolition of one dwelling for the creation of new access (resulting in a net increase 
of 39 dwellings on site). It should be noted that the applicant recently removed 1 dwelling 
from the scheme following concerns raised by the planning officer, and thus the number of 
dwellings in the description was changed to reflect this. This change is not considered to 
have resulted in any negative impacts or prejudice to any neighbouring property.  
 
The latest site plan (CR04 REV8), shows access to the site being gained from the A3124. 
Travelling into the site, there would be the provision of new public parking spaces for the 
village in general, along with 3 mini bus and 3 coach spaces for the use of the school, and a 
new school access. A large turning and parking area is present coming into the site, and the 
road splits into two directions. Travelling around the site to the east, there are 3 rows of 
modern terraced buildings, whilst going in the other direction, there are a mixture of 
properties, which include a 2 story building containing flats, and a mixture of bungalows 
around the perimeter of the site. Moving back into the site, there is a 'village green' area, 
followed by two storey detached buildings on the southern boundaries, and a modern terrace 
adjacent to the village green, using a similar building line as Rye Park Close.  
 
The existing public footpath running through the site is retained, whilst a footpath is also 
added leading to Marshalls Mead (with a retractable bollard so that it can be used in 
emergencies). A 'green infrastructure' strip will be added as enhancement to the south 
eastern boundary, whilst elsewhere landscape screens are added on other neighbouring 
boundaries. 
 
Consultee representations: 
 
Beaford Parish/Town Council (Latest update):  
Beaford Parish Council are responding to a public meeting which was held in the Village Hall 



to which 55 people where in attendance, many points were put forward. 
 
The Parish Council would like to reiterate the most important: 
 
1. Density 
In the recently agreed North Devon and Torridge Local Plan, the proposed density of site 
BEA 2 was 30 properties, but the current proposal is 41. This point was raised by numerous 
members of the public. This legal document was only agreed a year ago and the proposed 
application is an increase by 30% with no case made as to the increase. Beaford is a small 
village with a lot of proposed development with limited employment so people will have to 
drive to employment thus polluting the environment, 41 houses will likely create over 80 
vehicles, having to travel to access required amenities. 
 
As stated, before that the design of the properties are not in keeping with the village. 
 
2. Highway 
Green Lane is a substandard junction due to the width of the Exeter Road carriageway and 
the fact that two lorries cannot pass on the road through the village, if the proposal of another 
junction was agreed there could be an equal amount of problems again. 
 
The transport system running through the village is currently unworkable and unsafe and this 
development will exacerbate the situation. 
 
Safety concerns were strongly raised regarding the manoeuvrability of vehicles both cars and 
buses on the new site at school times, as there are only 8 parking places and no turning 
area. 
 
In the Parish Councils previous response, it has been highlighted the suggestion of a new 
access east of the village with a roundabout at Chaplands. 
 
3. Access 
The first is proposed along Exeter Road, with many comments from the floor relating to the 
current problems experienced at the Green Lane junction and an emergency access through 
Marshalls Mead with a security bollard for emergency service if the main highway was 
blocked, it was raised there is currently no policy requirement for two access in and out of 
proposed building projects. 
 
4. Parking on Exeter Road 
Many properties only have parking on Exeter road if the proposed access was to go ahead, 
parking space would be lost. Some current residents being disabled would have great 
difficulty without parking. 
 
5. Infrastructure 
Can the current infrastructure support this size of development? 
 
6. Bungalows 
The request for more bungalows and the request for low roofs on the bungalows like the 
existing, as the majority of properties on Exeter road are bungalows, rather than the 
proposed high roofs which could in time have loft conversions so over look existing properties 
likewise the terrace also needs to be lower so it does not cause the same impact. 
 
The project is causing stress and uncertainty to many residents in the community. 



The overall feeling of the meeting held on the 25th September was to strongly object to this 
planning application on the above points. 
 
At a further meeting held on the 16th October, again the transport system through Beaford 
Village was brought to the table, concern is being shown for the safety of parents with their 
siblings travelling to and from school, this is of paramount overarching importance to the 
Parish Council and the Parish Council would like to request a risk assessment to be carried 
out on the road at school times. 
 
The Parish Council have very grave concerns regarding the access, density, infrastructure, 
bungalows and highway issues. 
 
The Parish Council object to this application in its current form. 
 
Beaford Parish/Town Council:  
Further comments to be put forward from the Parish Council are: 
 
After consultation the Parish Councillors object to this application on the grounds of the 
access. 
 
Planning was granted in 2011, number 1/1099/2011full for a new access onto the main road 
at the Winkleigh end of the village, what is known as Chaplands.  If a substantial roundabout 
was installed with signs etc it would help to elevate the village from all the new extra traffic 
caused by the new proposed building project at Marshalls Mead and slow traffic down on 
entering the village. 
 
It is also thought it would be advantageous for Highways and the village of Beaford to have a 
traffic counter put in across the main road of Beaford to ascertain the amount of traffic 
movements through the village.  It is thought this will help determine the dimensions when 
calculating the visibility splays of the road. 
 
It was also highlighted could the layout be that bungalows are sited next to the existing 
bungalows to be of a lesser impact. 
 
As noted, before it was felt the design of the properties are not in keeping with a rural location 
such as Beaford.  
 
Beaford Parish/Town Council:  
The Parish Council noted that the access is giving great concern and needs to be thoroughly 
reviewed. Many residents are concerned at how this development will affect the current 
parking on the main A3124.  
 
It was also raised the necessity for the required visibility splay of the new development. 
 
The design of the dwellings was also highlighted in the fact that the blue cladding was not in 
keeping with the rest of the village.1. Beaford Parish Council would like to highlight that in the 
Torridge and North Devon Local Plan the desired access to the site in planning 
1/0407/2019/FULM would be via the Chaplands entrance at the end of the village, which is a 
far safer alternative to the proposed access, causing far less impact to the surrounding 
properties, alleviating the high volume impact of traffic from that part of Exeter Road, as 
Beaford is already impacted greatly by volume of traffic and the number and size of the large 
lorries that travel through the village. 
 



The access which ever site is chosen has to meet the highways strict criteria for visibility, as 
the proposed access is causing occupants of Beaford a great deal of concern. 
 
It has been suggested that the properties next to the existing bungalows could be bungalows 
to cause a lesser impact on the existing properties, regarding light and being overlooked. 
 
The design of the properties is again felt to be not in keeping with the rural village of Beaford. 
 
DCC Archaeology Section:  
I refer to the above application and your recent re-consultation. The Historic Environment 
Team have no additional comments to those previously made.  
 
DCC Archaeology Section:  
I refer to the above application. The proposed development lies in an area of archaeological 
potential. It is located on the cusp of the Beaford Conservation Area and the early 19th 
century Beaford tithe map shows development along the A3124, with nearby extant buildings 
dating from the 17th century. The local parish Church of Saint George and All Saints is Grade 
I listed and dates to the late 15th century. The Devon Historic Environment Record (HER) 
records the discovery of a quantity of prehistoric flint artefacts in the fields immediately south 
of the site and in the wider landscape. It is possible that further evidence of prehistoric and 
medieval activity may survive within the site, in the form of artefacts and 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 with 
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 a staged programme of 
archaeological works, which may include archaeological monitoring and recording of all 
groundworks and a series of evaluative trenches to determine the presence and significance 
of any heritage assets with archaeological interest that will be affected by the development. 
Based on the results of this initial stage of works the requirement and scope of any further 
archaeological mitigation can be determined and implemented either in advance of or during 
construction works. This archaeological mitigation work may take the form of full area 
excavation in advance of groundworks or the monitoring and recording of groundworks 
associated with the construction of 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.  
 
Devon County Council (Highways)  (Latest update):  
I have previously raised concerns over highway issues for this proposed development. 
 
Following further work that has been undertaken I can confirm the following: 
 
1. I note that an updated traffic speed/volume count has been undertaken. The previous 
count, which was conducted a few years ago, was sited by the garage, where the access had 
originally been mooted. The latest count is located closer to the proposed access in this 
application. 
 
2. The original intention was to reduce the width of the carriageway on the A3124 at the site 
of the access to 5 metres. This would have been unacceptable as it would have prevented 
two large goods vehicles to pass. The proposal for a width of 5.5 metres is acceptable. 
 
3. I had previously raised concerns about whether the visibility splays would encroach over 
third party land. This matter has been resolved and I no longer raise issue with this.  
 
4. As a result of the updated points, I can confirm that I now accept the visibility splays that 
are offered and I have no objection subject to the imposition of a condition relating to this.  
Further to these points, I can confirm that I am satisfied that the relevant drawings have been 
provided to demonstrate the efficacy of the swept path analysis for the proposed 
development. 
 
With regards to the proposed school rear access, it has been confirmed that the intention is 
for the school to allow children to use this entrance. Given the relatively short distances 
between this entrance and the proposed dwellings, I do not believe that a significant 
percentage of households with primary aged children will drive them to school when walking, 
in many ways, is a more advantageous option. 
 
I accept that a percentage of school traffic will be attracted to the proposed rear access. For 
example, this would be more convenient for those who live outside the village and approach 
Beaford from the east. However, whilst this may cause some issues within the proposed 
estate, this will also alleviate the present issues on Green Lane. Moreover, this will also 



reduce the number of vehicles emerging onto the A3124 from the Green Lane junction. 
Therefore, I do not raise issue with this. 
 
As previously stated, I am satisfied with the overall construction detail of the access including 
the accompanying footways. With regards to adoption, the Highway Authority would accept 
the spine road and footways through the proposed estate. Any 'green areas', parking areas, 
courts and private drives would not be considered for adoption and arrangements will need to 
be made to maintain these privately.  
 
As a result, I am satisfied that the submitted information demonstrates that the application 
offers 'safe and suitable' access, as is the test of the National Planning Policy Framework 
(NPPF).  
 
Devon County Council (Highways):  
Regarding the traffic movements on the A3124, I note the applicant's findings in their 
Transport Statement and I broadly accept these. Specifically:  
- the traffic counts corroborate my own observations and I have no issue with these 
- the 85th percentile calculations appear to represent traffic speeds and the subsequent 'y' 
visibility distances of 45 metres are acceptable 
- I accept the trip generation figures for future traffic movements 
 
Although I appreciate that parking opportunities will be lost on the A3124, the additional 
parking spaces offered within the site will act as suitable mitigation.  
 
I note that to achieve visibility, the intention is for the applicant to provide a traffic calming 
measure that will effectively extend the visibility. This effectively fits in with the present traffic 
calming arrangements in the village. I would also ask the applicant to submit the swept path 
analysis for the adjacent dwelling accesses to ensure that this feature does not reasonably 
hamper their movements. 
 
I am satisfied with the overall construction detail of the access including the accompanying 
footways. The provided swept path analysis demonstrates that refuse vehicle movements are 
achievable through the access. 
 
With regards to adoption, the Highway Authority would accept the spine road and footways 
through the proposed estate. Any 'green areas', parking areas, courts and private drives 
would not be considered for adoption. 
 
With regards to drainage issues, I am aware of the response of the DCC Flood and Coastal 
Risk Management Team. To ensure that excess surface water is adequately removed from 
the highway I also await the additional information that has been requested. 
 
I note that the 'x' measurement for the visibility splays has been taken at a distance of 2.0 
metres from the edge of carriageway. I would expect this measurement to be taken at 2.4 
metres. I note the arguments that have been put forward in the applicants Transport 
Assessment relating to measurements being taken at 2.0 metres and acknowledge that there 
are occasions when this would be appropriate, as illustrated in Manual for Streets and 
Manual for Streets 2. However, I do not believe this compromise would be suitable for an 'A' 
class road with these levels of traffic movements (both on the A3124 and through the 
proposed access) with an 85th percentile speed figures above the posted 30 mph limit. 
 
Moreover, it would not be acceptable to have 'overhanging' vehicles edging out on this 
section of road, which is already narrow. In which case, I expect the drawings to be 



resubmitted with visibility splays being having its 'x' axis at 2.4 metres. I believe that this is 
required to ensure the proposed development offers 'safe and suitable' access. 
 
Recommendation: Refusal due to a lack of information on visibility.  
 
Devon County Council (Highways):  
1. I've been out to Beaford to measure the widths. Across the access on the A3124, the 
existing widths range between 6.1 and 6.3 metres. The proposal is for a reduction to 5 
metres. This would prevent two large vehicles passing. The question we have to ask as a 
Highway Authority is 
why would we want to accept a substandard width from this development? I cannot think of a 
good reason why we would want to accept any reduction in the width of the 'A' road and, 
therefore, do not believe this would be an acceptable solution. 
 
2. Instead, supposing the option is to pursue visibility over third party land, I would ask you to 
note the following: 
a. Any hedge, wall etc. should be a minimum of 0.6 in height. 
b. It would be down to the applicant to provide any evidence of conditions on adjacent 
properties etc. to determine the efficacy of this. 
c. I would suggest consulting the LPA with regards to any certificates or consultations etc. 
that need to be served on the owners of the third party land. 
d. I don't mean to put obstacles ahead, but, as a Highway Authority, this is also not an option 
we favour. Indeed, we have previous experience of this where Inspectors have agreed with 
the position that visibility over third party land is not an acceptable solution. 
 
3. In either case, I note that the visibility splays need to be corrected to meet the nearside 
edge of carriageway. In these cases, I accept that this can be the two traffic calming 
measures either side of the access. 
 
4. As a side note, could you clarify the intention for the rear access for the school. Is the 
intention this up to day-to-day dropping off and picking up for parents? I note the coach 
parking spaces next to the rear access. We need to ensure there would be suitable parking 
provisions to mitigate any morning school traffic if this were the case. FYI, we would not be 
seeking to adopt the parking bays, I would imagine these would come within the ownership of 
the school to maintain and manage?  
 
Designing Out Crime Officer - DC&D Police:  
Police have no further comments to add to those of 14th June 2019.  
 
Designing Out Crime Officer - DC&D Police:  
Police have no objections in principle to the proposal; the general layout will provide both, 
active frontages and good overlooking of the new internal streets. 
 
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. 
 
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. 
 
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 inSBD 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. 
 
With the above in mind, please note the following advice and recommendations from a 
designing out crime, fear of crime, antisocial behaviour (ASB) and conflict perspective:- 
 
It is now widely accepted that a key strand in the design of a 'sustainable' development is its 
resistance to crime, fear of crime, and anti-social behaviour. The proposed 1.8 and 1.2 m 
boundary treatments are noted. All access that leads to the rear of dwellings must be gated 
as standard. The gates must be the same height as the adjoining boundary treatment (1.8m 
as a minimum height requirement) be robustly constructed of timber and lockable. Such 
gates must be located on or as near to the front building line as possible to prevent the 
creation of recesses and any attempts to climb over will be more noticeable. All gates should 
be capable of being locked from both sides by means of a key to ensure the rear access is 
secure at all times regardless of ingress or egress. Sliding bolts fitted on the inner face of 
garden gates are not considered acceptable from a security perspective as clearly the bolt 
would have to be fitted to the top of the gate so it could be reached and opened from the 
outer face and therefore the rear access would not be secure on egress. 
 
An early point to consider is that if existing hedgerow is likely to comprise new rear garden 
boundaries, then it must be fit for purpose. They should be of sufficient height and depth to 
provide both a consistent and effective defensive boundary as soon as residents move in. If 



additional planting will be required to achieve this then temporary fencing may be required 
until such planting has matured. Any hedge must be of a type which does not undergo radical 
seasonal change which would affect its security function. 
 
The proposed LEAP and village green will be overlooked which is welcomed. I would advise 
from a community safety perspective, the indicated 1.2m fence adjacent to the parking 
spaces is continued in both directions to join the indicated hedges towards plots 24 and 26 
respectively. 
 
The retention of the existing Public Right Of Way (PROW) is understood, however it must be 
ensured that this does not undermine the security of the adjacent dwellings. It should remain 
as straight as possible, be wide, devoid of hiding places and well maintained so as to enable 
natural surveillance along the path and its borders. 
 
Please do not hesitate to contact me if any clarification is sought or I can assist further. 
 
Chief Education Officer:  
No additional comments  
 
Chief Education Officer:  
Regarding the above planning application, Devon County Council has identified that the 
proposed 35 
family type dwellings will generate an additional 8.75 primary pupils and 5.25 secondary 
pupils which would have a direct impact on Beaford Primary school and Great Torrington 
School. 
 
In order to make the development acceptable in planning terms, an education contribution to 
mitigate its impact will be requested. This is set out below:  
 
We have forecast that the nearest primary school has currently got capacity for the number of 
pupils 
likely to be generated by the proposed development and therefore a contribution towards 
primary 
education would not be sought. 
 
The nearest secondary school from this development is Great Torrington School which has a 
current NET Capacity of 900. When factoring in approved but not yet implemented 
developments in the area we have forecast that in Spring 2025 the number of pupils 
expected to be attending the school is 968.55. 
 
Therefore, our forecasts shows a shortfall of 68.55 pupils. Devon County Council will seek a 
contribution directly towards additional education infrastructure at the local secondary school 
that serves the address of the proposed development. The contribution sought towards 
secondary is £115,085 (based on the DfE extension rate of £21,921 per pupil). This will relate 
directly to providing education facilities for those living in the development. 
 
We would also require a contribution towards secondary school transport costs due to the 
development being further than 2.25 miles from Great Torrington school. The costs required 
are as follows: - 
 
6 secondary pupils 
£7.85 per day x 6 pupils x 190 academic days x 5 years = £44,745 
 



All contributions will be subject to indexation using BCIS, it should be noted that education 
infrastructure contributions are based on March 2015 rates and any indexation applied to 
these 
contributions should be applied from this date. 
 
The amount requested is based on established educational formulae (which related to the 
number of primary and secondary age children that are likely to be living in this type of 
accommodation) and the costs of transporting children from Beaford to Great Torrington 
School. It is considered that this is an appropriate methodology to ensure that the 
contribution is fairly and reasonably related in scale to the development proposed which 
complies with CIL Regulation 122. 
 
If this application reaches the stage of preparing a Section 106, it is considered that the 
contribution can be allocated in accordance with the pooling regulations set out in the CIL 
Regulation 123. 
 
In addition to the contribution figures quoted above, the County Council would wish to 
recover legal 
costs incurred as a result of the preparation and completion of the Agreement. Legal costs 
are not 
expected to exceed £500.00 where the agreement relates solely to the education 
contribution. 
 
However, if the agreement involves other issues or if the matter becomes protracted, the 
legal costs are likely to be in excess of this sum. 
  
South West Water:  
I refer to the above application and would advise that South West Water have previously 
been approached regarding this proposal and drainage capacity confirmed to be available 
and therefore we have no objection.  
 
Conservation Officer:  
No additional comments received  
 
Conservation Officer:  
The proposal seeks permission on a housing allocation which infills a section of land behind 
Marshalls Mead run behind the school and links to the 'main' road via a new access created 
by removing an existing bungalow known as Stoney Way. 
 
The visual impact on the conservation area. The council as local planning authority has a 
duty under secion72 of the Planning (Listed building and Conservation Areas) Act 1990 to 
pay special attention to the desirability of preserving or enhancing the character of 
appearance of that area. 
 
The bulk of the site is not within the Conservation area designated for Beaford which is drawn 
very tightly around the historic buildings and runs along the main Exeter (A3124) road 
frontage excluding the post war dwellings from the conservation area. 
 
The proposed site has limited impact on the conservation area designation. The main views 
are along the main road comprises of post war dwellings set back from the road and in 
regular plots. The removal of the bungalow known as Stoney Way to create and a new 
access to the site will have a small visual impact on the view along the road which is currently 
characterised by greenery made up from domestic front gardens and accesses. While the 



access will increase the necessary visibility splays will replicate the current domestic 
appearance of the frontage. 
 
The views of the village from the south are limited as the site is screened by the exsiting field 
hedge at the south of the site. The hedge and the surviving trees are important in distant 
views and should be protected by condition. The area within the hedge is shown as a 12 
metres wide green infrastructure strip and woodland planting which should be secured by 
condition. This area forms part of the rear gardens so some additional protection for the 
woodland planting would be prudent to prevent the area being incorporated into the garden 
area. 
 
The setting of the listed buildings. 
 
This hedge which runs to the south of the site also separates the new development from the 
cluster of listed buildings at the south of the village. Their location to the south of the garage 
separates them visually from the new development. The Cottages at Chaplands are in close 
proximity to the garage and are visually separated from longer views by the scale of the 
garage workshop to the north of the cottages. The setting of the cottages is defined by the 
road and the garage structures and to the rear by the surviving hedge which defines the 
south of the allocated site. In this case there is considered to be less than substantial harm to 
the significance of the heritage assets which are close to the boundary of the application site. 
 
The listed buildings sited on the opposite side of the road to the new access( The Methodist 
Church and The Thatched Cottage )will not be visually affected over and above the existing 
situation where the principle frontage of the buildings is defined by Exeter Road and the 
linear views along it. 
 
The proposal is considered to fall with the government guidance as set out in paragraphs 196 
to 201 of the NPPF in that the level of harm in terms of visual impact is considered to be less 
than substantial. The overall evaluation of the heritage impact lies within the wider planning 
balance when considering the application.  
 
Devon County Council - Flood Risk Management (Lates t update):  
Our objection is withdrawn and we have no in-principle objections to the above planning 
application at this stage, assuming that the following pre-commencement planning conditions 
are imposed on any approved permission: 
 
- No part of the development hereby permitted shall be commenced until a programme of 
percolation tests has been carried out in accordance with BRE Digest 365 Soakaway Design 
(2016), and the results approved in writing by the Local Planning Authority, in consultation 
with Devon County Council as the Lead Local Flood Authority. A representative number of 
tests should be conducted to provide adequate coverage of the site, with particular focus 
placed on the locations of the proposed infiltration devices/permeable surfaces. 
 
Reason: To ensure that surface water from the development is discharged as high up the 
drainage 
hierarchy as is feasible. Reason for being a pre-commencement condition: This data is 
required prior to the commencement of any works as it will affect the permanent surface 
water drainage management plan, which needs to be confirmed before development takes 
place. 
 
- No part of the development hereby permitted shall be commenced until the detailed design 
of the 



proposed permanent surface water drainage management system 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. The design of this permanent surface water drainage 
management 
system will be in accordance with the principles of sustainable drainage systems, and those 
set out in 
the Residential Development, Marshalls Mead, Beaford Flood Risk Assessment (Report Ref: 
1226w001, Rev. P3, dated 29th August 2019). No part of the development shall be occupied 
until the 
surface water management scheme serving that part of the development has been provided 
in 
accordance with the approved details and the drainage infrastructure shall be retained and 
maintained for the lifetime of the development. 
 
Reason: To ensure that surface water runoff from the development is managed in 
accordance with the principles of sustainable drainage systems. Advice: Refer to Devon 
County Council's Sustainable Drainage Guidance. 
 
- No part of the development hereby permitted shall be commenced until the full results of a 
groundwater monitoring programme, undertaken over a period of 12 months, 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 monitoring should be conducted to provide 
adequate coverage of the site, with particular focus placed on the locations and depths of the 
proposed infiltration devices. 
 
Reason: To ensure that the use of infiltration devices on the site is an appropriate means of 
surface 
water drainage management. Reason for being a pre-commencement condition: This data is 
required prior to the commencement of any works as it could affect the permanent surface 
water drainage management plan, which needs to be confirmed before development takes 
place. 
 
- 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. Advice: Refer 
to Devon County Council's Sustainable Drainage Guidance.  
 



- No part of the development hereby permitted shall be commenced until a detailed 
assessment of the 
condition and capacity of the receiving ditchcourse at western site boundary is undertaken, 
and 
approved in writing by the Local Planning Authority, in consultation with Devon County 
Council as the 
Lead Local Flood Authority. This detailed assessment must also identify, and commit to, any 
repair 
and/or improvement works to the receiving ditchcourse which will be required to facilitate the 
development. 
 
Reason: To ensure that the receiving ditchcourse is of a satisfactory condition to receive the 
surface 
water runoff generated from the proposed development. Reason for being a pre-
commencement condition: This assessment needs to be completed prior to commencement 
of any works to ensure that there is a viable outfall and that the ditchcourse which the system 
will discharge into is in a suitable condition. 
 
Observations: 
In accordance with the hierarchy of drainage solutions, infiltration must first be explored as a 
means of surface water drainage management. Discharging the surface water runoff from 
this site to a watercourse will only be permitted once the applicant has submitted evidence 
which adequately demonstrates that infiltration is not a viable means of surface water 
management on this site (e.g. results of percolation testing conducted in accordance with 
BRE Digest 365 Soakaway Design (2016)). 
 
In the absence of the infiltration testing, the applicant has put forward a feasible alternative 
strategy 
encompassing above ground attenuation feature prior to restricted discharge into the ditch. 
The applicant should utilise other SuDS techniques at detailed design such as swales, rain 
gardens and permeable paving. The applicant has also included long term storage within the 
attenuation calculation. The applicant must resubmit details of the exceedance pathways and 
overland flow routes across the site in the event of rainfall in excess of the design standard of 
the surface water drainage management system depending of the outcome of the drainage 
strategy options that they considered.  
 
Devon County Council - Flood Risk Management:  
Although we have no in-principle objection to the above planning application at this stage, the 
applicant must submit additional information, as outlined below, in order to demonstrate that 
all aspects of the proposed surface water drainage management system have been 
considered. 
 
The applicant has submitted two drainage strategy namely Option 1 Infiltration and Option 2 
Attenuation. 
 
For Option 1 Infiltration, a programme of percolation tests must be carried out in accordance 
with BRE 365 Soakaway Design (2016) and the results approved in writing by the Local 
Planning Authority, in consultation with Devon County Council as the Lead Local Flood 
Authority. A representative number of tests should be conducted to provide adequate 
coverage of the site, with particular focus placed on the locations and depths of the proposed 
infiltration devices/permeable surfaces. 
 



The depth of the permeable paving areas should be checked against the sub base level and 
the depth of water anticipated during the detailed design stage. Depending on the type and 
depth of the permeable paving used, this area should be excluded from the storage volume 
required. The depth of water anticipated would need to be lower than the permeable paving 
level. 
 
A groundwater monitoring programme, undertaken over a period of 12 months, taking 
account of seasonal variations to be submitted to, and approved in writing by, the Local 
Planning Authority, in consultation with Devon County Council as the Lead Local Flood 
Authority. This monitoring should be conducted to provide adequate coverage of the site, with 
particular focus placed on the locations and depths of the proposed infiltration devices. 
 
For Option 2 Attenuation, in accordance with hierarchy of drainage solutions, the discharge to 
a surface water body should be considered before considering any connection to the surface 
water sewer. There is a man made pond and the associated watercourse to the southwest of 
the western field. The discharge to this surface water body should be considered first. 
 
The Flood Risk Assessment states that the proposed impermeable area is 0.63ha (Appendix 
B) and that discharge will be restricted to Qbar of 10l/s. However, Drawing 003 Rev P2 
Impermeable Area Plan in Appendix B and the greenfield runoff calculations in Appendix D 
state that the impermeable area of 1.345ha is used. In line with Devon County Council's 
SuDS Guidance (2017), the greenfield runoff calculations should be undertaken using the 
proposed impermeable area. The MicroDrainage calculations should be updated to reflect 
this once the above hierarchy of drainage solutions is finalised. 
 
The applicant must resubmit details of the exceedance pathways and overland flow routes 
across the site in the event of rainfall in excess of the design standard of the surface water 
drainage management system 
depending of the outcome of the drainage strategy options that they considered. 
 
Strategic Enabling Officer (latest update):  
I am writing further to my original Consultation response dated 28th June 2019. 
 
The applicant presented a case that the provision of 30% affordable housing on this scheme 
would make the scheme financially unviable. Evidence to support this position has been 
submitted by the applicant in the form of a development appraisal and this has now been 
assessed on behalf of Torridge District Council by the District Valuation Office (DVO). The 
District Valuation Office have concluded the proposed development cannot viably deliver any 
affordable housing units. 
 
It is important to note that given the current economic uncertainty, the DVO have 
recommended that their assessment is kept under frequent review with them concluding 
within the report that "if your Authority is minded to grant permission on the basis of less than 
policy required contributions, I would suggest that a time scale for delivery is agreed which if 
not met triggers a viability review". 
 
Overall I concur with this approach and would suggest that a time scale for delivery and the 
triggers for a viability review are negotiated with the applicant and if possible conditioned as 
part of the planning permission process or alternatively detailed within any associated 
Section 106 agreement.  
 
Strategic Enabling Officer:  



In terms of Affordable Housing, the policy requirement for a proposal of this size in this 
location is for 30% of the overall housing provision to be provided as Affordable Housing, with 
75% provided at a Social Rent level and 25% at an 'intermediate' level - the associated 
definitions being detailed in the National Planning Policy Framework. 
 
For the Intermediate provision, it is preferable for this to be provided in the form of Shared 
Ownership Housing or Discounted Market housing. It is important to note that the sales value 
for such properties is required to be set in line with with 3.5 x the average median household 
income for Torridge. A Section 106 agreement is required to secure the agreed affordable 
housing in perpetuity. 
 
Other forms of 'intermediate' housing may be considered providing they are deemed to be 
affordable by Torridge District Council. Affordable Housing is required to pepper-potted 
throughout the development.  
 
Unfortunately the applicant has not detailed the level, type or location of the affordable 
housing in their submitted documents for this application. Therefore without this information, I 
am unable to advise as to whether the application complies with the above detail. I note the 
applicant had suggested a viability appraisal will be submitted and therefore please re-
consult me once this information has been received and assessed so that I can provide a 
further comment in terms of acceptability in terms of the affordable housing provision.  
 
Biosphere:  
No comments received  
 
DCC Rights Of Way:  
No comments received  
 
South West Water:  
I refer to the above and would advise that South West Water has no comment.  
 
Representations: 
 
Number of neighbours consulted:  21  Number of letters of support:

  
17 

Number of representations 
received:  

51 Number of neutral 
representations: 

5 

Number of objection letters:  29  
 
3rd Party Representation are summarised below: 
Objections: 

• Principle: 
- School capacity full 
- Erosion of community spirit 
- Lack of services/amenities in village to support the housing  
- Need for more sustainable elements (such as solar panels), to offset the scheme.  
- Outside the boundaries of the plan 
- Significantly increased housing number to that set out within the local allocation 
- People within the affordable units will not be local 
- The council are over-delivering on housing and thus this is not needed. 
- Not in accordance with policy due to access not being through garage 

 



• Access: 
- Poor Visibility 
- Conflict with existing junction opposite 
- Access should be at a different point in the village 
- Lack of a sufficient pavement 
- Loss of previously enjoyed parking (historical parking on verges which would be lost) 
- Emergency link not required (will just to used to facilitate future development) 
- Infrequent bus service 
- Further narrowing of highway would be an issue for congestion 
- People will park in close proximity to the junction causing danger to users of the              

highway.  
 

• Amenity: 
- Privacy impacts  
- The terraced properties would overlook the existing bungalows and would be 

overbearing 
- Light from vehicles shining on house would cause amenity issues 
- The new dwellings would be overbearing on neighbouring dwellings 

 
• Visual appearance: 
- New dwellings out of character 
- Impacts on the setting of the Conservation Area and nearby listed buildings 
- Designs will be quickly dated and are not in context with the village 
- Site is too high density 

 
• Drainage: 
- Sewers unable to cope 
- Insufficient drainage capacity 

 
• Other: 
- Pollution (air and noise) 
- Potential to attract criminals 
- Loss of business to the pub (due to lack of parking) 
- People will go on countryside walks leaving gates open (against the countryside code) 
- Planning statement has errors 
- One of the trees on the landscaping plan has blown over and thus the plan is not 

inaccurate 
- Consultation should not happen in covid period 

 
Support: 

• Principle: 
- More affordable housing or locals  
- More people to support local amenities (pub, garage, shop, hall) 
- In keeping with Local Plan 
- Local groups can increase in size and variety (improved community) 

 
• Access: 
- School access improvements 
- Additional Parking for locals 
- Relief from school vehicles parking in green lane 
- Improved pedestrian safety 

 



• Other: 
- Improved ecology 
- Plenty of greenspace and wildlife habitat 
- Mix of property styles a positive 
- The applicant has a good reputation for high building standards 
- Development is required to ensure the school retains an intake/high standards 
- Employment during construction 

 
• Neutral: 
- Development should include solar panels on roofs to enhance sustainability 
- School access improved (subject to management) 

 
Policy Context: 
 
North Devon and Torridge Local Plan 2011-2031: 
 
ST01 (Principles of Sustainable Development); ST02 (Mitigating Climate Change); ST03 
(Adapting to Climate Change and Strengthening Resilience); ST04 (Improving the Quality of 
Development); ST05 (Sustainable Construction and Buildings); ST07 (Spatial Development 
Strategy for Northern Devon's Rural Area); ST10 (Transport Strategy); ST14 (Enhancing 
Environmental Assets); ST15 (Conserving Heritage Assets); ST17 (A Balanced Local 
Housing Market); ST18 (Affordable Housing on Development Sites); ST23 (Infrastructure); 
BEA02 (Land at Rye Park Close, Beaford Garage and Land to Rear); BEA (Beaford Spatial 
Strategy); DM01 (Amenity Considerations); DM02 (Environmental Protection); DM03 
(Construction and Environmental Management); DM04 (Design Principles); DM05 
(Highways); DM06 (Parking Provision); DM07 (Historic Environment); DM08A (Landscape 
and Seascape Character); DM08 (Biodiversity and Geodiversity); DM10 (Green Infrastructure 
Provision);  
 
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: 

• Principle of Development  
• Character and Appearance 
• Access and Parking 
• Impact on Residential Amenities 
• Ecology 
• Drainage 
• Heritage 
• Contributions 
• The Planning Balance 

 
1. Principle of Development 

 
1.1. Beaford is identified by policy ST07 (2) of the North Devon and Torridge Local Plan 

(NDTLP) as a 'Village'. In particular, policy ST07 (2) indicates that development will 



be enabled within Villages providing that it is compliant with any Local Spatial 
Strategy. The Local Spatial is set out by Policy BEA. 

 
1.2. Policy BEA: Beaford Spatial Strategy, notes: 

 
Over the period to 2031, the Local Plan will enable High Quality Development, 
supported by necessary infrastructure, to meet the needs of Beaford. The community's 
spatial vision for Beaford is that local facilities and employment opportunities should 
be maintained and enhanced, and local housing needs should be met. Additionally, in 
providing for the development, the character of the village should be retained, and 
cycle and pedestrian links and safety improvements made. 

 
The vision will be delivered through: 

 
a) Provision of a minimum of 43 dwellings, including affordable homes, to meet 

the range of housing needs in the local community, the supply of housing 
will be delivered through two site allocations, with capacity for approximately 
42 dwellings.  

 
b) Two additional housing sites allocated within the development boundary. 

 
c) Improved vehicular access to the village school and associated safe parking 

facilities.  
 

d) Additional employment provision, focused on small business units; 
 

e) Retaining the character of the village and its relationship with the countryside; 
 

f) Provision of enhanced open space at Towell Meadow; 
 

g) Support for improvements to the main highway thoroughfare in terms of 
improving safety for pedestrians and public highway users; and 

 
h) Support for the retention of village facilities and services to meet the needs of 

the local community. 
 

1.3. In addition to 1.2, this site is allocated specifically for development by policy 
BEA02: Land at Rye Park Close, Beaford Garage, which is detailed below: 

 
(1) Land off Rye Park Close and Beaford Garage, as shown on Policies 

Map 30, is allocated as a mixed use development that includes: 
 

(a) Approximately 30 dwellings, including affordable homes, with a 
focus of providing a mix of housing types and sizes to reflect 
local need, and,  

 
(b) Retention of the garage/workshop within a revised format 

providing an improved vehicular access to the school and safe 
parking facilities.  

 
(2) The site should be developed to deliver the following specific 

development principles: 
 



(a) Provide access from the A3124, through the existing garage 
frontage; 

 
(b) Provide vehicular access to the village school and parking 

facilities to relieve roadside congestion; 
 

(c) Provide safe pedestrian and cycle access from the residential 
development to Main Street and through to the Village School; 

 
(d) High quality sympathetic design responding to the bordering 

conservation area and Grade II listed buildings of Chaplands 
Cottage; and 

 
(e) Incorporate landscaping on the western and southern boundaries 

to enhance biodiversity and integrate the new development 
into the landscape.  

 
1.4. 3rd party representations have noted that there are 40 houses proposed which is 

over and above the '30' detailed within the spatial strategy, however, the spatial 
strategy is clear that this is an approximate number, and a 'minimum'. In addition, it 
should be noted that the site does not extend outside of the BEA02 allocation, or 
the development boundary, therefore the proposal complies with the general 
principles of planning which aim to prevent the spread of development in the 
countryside. The density of the proposed development is considered acceptable, 
and 40 dwellings can fit comfortably on the site. (discussed further in section 2), 
thus the housing numbers are considered acceptable.  

 
1.5. One of the reasons that housing numbers may be higher is because the 'garage' is 

no longer proposed to be re-built within the site. 3rd party representation raises 
concerns as the wording of the policy notes that access should come through the 
garage; however, this is contrary to Policies Map 30 which clearly shows access 
through Stoney Lane. In terms of the conflict between the map and the policy, it is 
understood that the change to the policy map came about after there was 
uncertainty about the availability of the previously proposed access. This change 
occurred pre-adoption of the NDTLP, was published in the summer of 2017 during 
the examination process, and was accepted by the inspector. There is therefore no 
policy objection to the access being delivered through the bungalow due to the 
support by the policies map and it is noted that the bungalow access is acceptable 
in highways terms. 

 
1.6. 3rd Party Representations state that the Council are over delivering on housing. 

For clarity, this is not the case, as confirmed by the Burwood Appeal 
(APP/W1145/W/19/3238460). Torridge District Council accepts that it cannot 
currently demonstrate a five year supply of deliverable housing sites (5YHLS).  

 
1.7. Notwithstanding the 5YHLS position, 40 dwellings on site is considered reasonable 

given the proposed density, and context of the site.  
 

1.8. Some 3rd party representations have noted that there are not enough services in 
the village to support the proposed housing, and that the proposal will erode 
community spirt. However, in contrast, letters of support have been received 
claiming the new dwellings will support existing local services such as the school, 
shop and pub, and will add to the community by making local groups more viable 



(such as play groups). There is no evidence to support either claims, however, 
generally local services and businesses are more viable with more users. In 
addition, the proposal is generally supported by the local vision set out in the 
spatial strategy. 

 
1.9. In conclusion, this development is allocated within the local plan and spatial vision. 

Appropriate access is proposed onto the A3214 (see section 3 for further 
information), and an alternative school access and parking is proposed in 
accordance with the principles of the spatial vision. The proposal is thus 
acceptable in principle.  

 
 

2. Character and Appearance 
 

2.1. Policy ST04 of the NDTLP encourages improved design quality, and notes:  
 

"Development will achieve high quality inclusive and sustainable design to support 
the creation of successful, vibrant places. Designs will be based on a clear process 
that analyses and responds to the characteristics of the site, its wider context and 
the surrounding area, taking full account of the principles of design found in Policy 
DM04." 

 
2.2. Policy DM04 then proceeds to detail 14 design principles which should be taken 

into consideration within any new development. The crux of DM04 requires new 
developments to be of high quality design, including being well related to their 
surroundings, be of an appropriate scale, include quality materials, and to be 
sympathetic to the character and appearance of the local area.  

 
2.3. Policy DM08A is also relevant which relates to landscape impacts, and seeks to 

ensure that proposals do not cause undue landscape harm. 
 

2.4. This proposal is set back from the main thoroughfare through the village (except 
the access). From the site access, the existing bungalows either side of the 
proposed road entrance will be the defining feature of the built form. This proposal 
would include some car parking and landscaping in replace of the existing 
bungalow, and this would result in very minimal (if not positive) impact, from the 
A3214. 

 
2.5. Once into the site, the area is fairly well screened from the village's historic 

character and thus there are not considered to be any impacts on the Conservation 
Area (as discussed further in section 7). Development surrounding the site is 
predominantly modern, including bungalows on the eastern boundary, a primary 
school and bungalows to the north, and new build development currently under 
construction to the southeast. 

 
2.6. The proposed development has a range of house styles and designs. 3rd party 

opinions set out in representations are mixed, some claiming the development is 
out of character, and others claiming the design are appropriate.  
 

2.7. The site proposes a housing mix including bungalows, terraces and detached 
dwellings. The housing mix is shown below 

 
• 1 bed - 4 (10%) 



• 2 bed - 15 (37.5%)  
• 3 bed - 13 (32.5%) 
• 4 bed - 8 (20%) 

 
2.8. The above housing mix is considered broadly consistent with the identified local 

need/required housing mix set out within the published Housing and Economic 
Needs Assessment (HEDNA) 2016.  

 
2.9. The mixture of dwellings on site is generally acceptable, and would not be out of 

character with the surrounding new build development. The proposed terraces 
have a contemporary/modern appearance due to the roof layout. However, views 
of the site are reasonably confined and the more contemporary roof layouts are not 
prominent from the Conservation Area. The design is considered to be acceptable 
and not out of character with the neighbouring modern buildings.  

 
2.10. The Local Spatial Strategies require screening on the southern and western 

boundaries, to help the proposal assimilate into the landscape. These boundaries 
are either adjacent to or close to the countryside. As shown on the site location 
plan, a landscaped 'buffer area' is included on the site and this will assist in 
screening the development from the countryside. Once this screening is mature, 
the new dwellings should assimilate well into the existing village whilst causing 
limited landscape harm. This screening will be secure via condition.  

 
2.11. In terms of density, Beaford has a mixture of densities close by, for example, the 

conservation area/centre of the village is high density, whereas some of the newer 
developments surrounding the site are lower densities. The proposed density and 
layout is considered acceptable, and would assimilate well into the surrounding 
area.  

 
2.12. In conclusion, public views to within this site are reasonably limited from the 

A3214. There will be views from existing new build developments surrounding the 
site, and from the footpath running through the field, however, the scheme is not 
considered to be out of character with its surroundings. Policies ST04, DM04 and 
DM08A of the NDTLP are deemed to be satisfied.  

 
3. Access and Parking: 

 
3.1. 3rd Party representations raise concerns regarding highways safety. In particular, 

concerns are raised regarding the loss of parking from the existing highway, poor 
visibility, the lack of pavements, the need for vehicles to park near the junction, and 
the 'emergency link not being required. 

 
3.2. Policy ST10 of the NDTLP relates to the districts Transport Strategy, and seeks to 

reduce the need to travel by car, and protect existing strategic transport routes.  
 

3.3. Paragraph 109 of the NPPF advises that development should only be prevented or 
refused on transport grounds if there would be an unacceptable impact on 
highways safety, or the residual cumulative impacts on the road network would be 
severe.  

 
3.4. Policy DM05 of the NDTLP relates to highways, and notes: 

 



All development must ensure safe and designed vehicular access and egress, 
adequate parking and layouts which consider the needs and accessibility of all 
highways users including cyclists and pedestrians. 
 
All development shall protect and enhance existing public rights of way, footpaths, 
cycleways and bridleways and facilitate improvements to existing or provide new 
connections to these routes where practical to do so. 

 
3.5. Policy DM06 of the NDTLP is also relevant which requires development to provide 

suitable parking provision. 
 

3.6. As Beaford is designated as a village, it is considered to be reasonably sustainable 
and thus the proposal, which is within an allocation, is deemed acceptable having 
regards to its highways 'sustainability'. The proposal is compliant with ST10 in this 
regard 

 
3.7. In terms of the narrowing of the A3124 to 5.5 metres, Devon County Council in 

their role as Highways Authority have no objections to this, because two large good 
vehicles would still be able to pass. In addition, it is argued that the narrowing will 
help further reduce vehicle speeds in the village, helping to alleviate highways 
danger. 

 
3.8. The Highways Authority has previously raised concerns about whether the visibility 

splays would encroach over third party land (and would thus not be achievable); 
however, this matter has been resolved and suitable visibility can be achieved in 
either direction. It is thus considered that the entrance provides suitable visibility 
(visibility will be secured via condition), and its design is appropriate to avoid any 
highways concerns. 

 
3.9. In terms of the proposed emergency access to the rear of the site, both local and 

national planning policy encourages sites to have increased permeability, and this 
footpath link to Marshalls Mead is welcome. The only difference between a 
footpath/cycleway and emergency access is the presence of collapsible bollards, 
instead of fixed. In addition, an emergency access into the site is of potential 
important benefit, even if it is unlikely to be used. Therefore, in the opinion of your 
Officer, this is a welcome addition to the scheme.  

 
3.10. There are approximately 76 off street parking spaces for the dwellings (as shown 

on the site plan) proposed, which is acceptable. 3 coach and 3 mini-bus spaces 
are provided for the school, along with 8 parking spaces for the village. 3rd Party 
objection raises concerns regarding the loss of a right to park on the land/highways 
frontage, however, in the opinion of your Officer, any claimed easement would be a 
civil matter and not for the local planning authority. This application proposes a 
generous level of parking, which offers benefits to the local school and village as a 
whole.  This view is supported by the Highways Authority, and various letters of 
support.  

 
3.11. Moving on to pedestrian safety, the site has good links to the surrounding village 

and adequate footpaths.  
 

3.12. In conclusion, the proposal provides a safe and suitable access, along with good 
permeability through the site. There is adequate parking provided, and the 
proposal provides a benefit in terms of a new school access and village parking (as 



required by the spatial strategy). Therefore subject to conditions the proposal is 
deemed acceptable having regards to access.   

 
4. Impact on Residential Amenities: 

 
4.1. Policy DM01 of the NDTLP relates to amenity considerations and notes, 

development will be supported where: 
 

a) It would not significantly harm the amenities of any neighbouring occupiers or 
uses; and 

b) The intended occupants of the proposed development would not be harmed as 
a result of existing or allocated uses. 

 
4.2. In terms of overbearing impacts, plots 24, 25 and 30 are the closest to any 

neighbour. Plots 24 and 25 are bungalows and as a result the overbearing impacts 
are limited. In addition, the orientation of plot 30 is such that it is a continuation of 
Rye Park (in terms of building line), and due to the roof design, the height is limited 
near the neighbour. Thus overbearing impacts are limited here. There is a side 
window in plot 30 but it serves a bathroom/cupboard and is thus not a privacy issue 
(albeit it will be recommended this side window is conditioned to be obscure glazed 
for the avoidance of doubt). 

 
4.3. Moving around the site, plots 37 - 39 are two storeys, however, the distance from 

wall to wall to the neighbour is 25 metres. This is considered sufficient to avoid any 
significant privacy concerns.  

 
4.4. There have been concerns regarding plots 4,5,6,7,8 and 9 in relation to privacy. 

Plots 4-8 are approximately 50 metres from wall to wall from these objectors, and 
are separated by a public highway and parking. As a result, there are not 
considered to be any amenity concerns. Plot 9 is slightly closer than the other 
dwellings and is orientated differently, but is still significantly distanced and will 
avoid any concerns. Nonetheless, a condition is recommended on this dwelling 
that the 1st floor window in the side elevation is obscure glazed, which will ensure 
there is no feeling of overlooking from the neighbouring garden land.  

 
4.5. There are not considered to be any significant amenity conflicts within the site, and 

thus the proposal is deemed to be compliant with DM01 of the NDTLP.  
 

4.6. In addition, policy DM02 of the NDTLP relates to Environmental Protection and 
seeks to ensure that development proposals will have an acceptable impact having 
regards to Hazards and Pollution.  

 
4.7. In terms of noise and light pollution, the noise and light from an established 

housing estate is generally considered to result in acceptable impacts on 
surrounding areas. It is appreciated that any construction carried out in unsociable 
hours has the potential to cause nuisance, and therefore a condition limiting 
construction hours will be necessary.   

 
4.8. In addition to the above, a Construction Management Plan (CMP) has been 

submitted. Whilst this is limited in content, it does set out who will be responsible to 
manage the impacts of construction during the life of the works and to what 
standards. This will help minimise the impact of the works during the construction 



of the development, however, an additional condition is recommended which will 
seek further information about construction traffic, and noise/pollution mitigation.    

 
5. Ecology/Environmental Impact: 

 
5.1. 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 NDTLP through policies ST14 and DM08, which require development to 
maintain or where possible enhance biodiversity and mitigate against the potential 
loss of habitats.  

 
5.2. An ecology survey was submitted with this application. In summary, the ecology 

survey notes: 
 

"The surveys have confirmed that Stoney-way supports a non-breeding summer 
roost for low number of common pipistrelle bats. The grassland and hedgerows 
within the site are utilised by a high range of bat species. The level of bat activity 
recorded across the site was considered to be moderate. 

 
The presence of roosting bats within Stoney-way means that a Low Impact 
European Protected Species Licence will be required prior to undertaking any 
works which would potentially disturb or damage the roost or the bats. 

 
The proposed works will result primarily in the loss of low quality habitats which are 
considered to be of limited value to commuting/foraging badgers, bats, birds and 
dormice and roosting bats. The pond, trees and hedgebanks which are of a high 
ecological value will be retained and buffered post-development and additional 
habitat creation associated with the scheme will provide new commuting/foraging 
habitat for badgers, bats, birds, dormice and reptiles. Further enhancement 
measures will provide greater roosting/nesting opportunities for bats and birds. 
These measures to enhance the site post development are provided to take into 
account the national biodiversity strategy detailed in the National Planning Policy 
Framework (NPPF) to protect and restore priority habitats and species. 
Precautionary timing and suitable control measures will be adhered to in order to 
minimise potential impacts during vegetation removal and construction. It is 
therefore considered that there are unlikely to be any significant adverse ecological 
impacts from the proposed works." 

 
5.3. The survey therefore identifies that a European Protected Species Licence (EPSL) 

will be required for the works to be undertaken lawfully. Case law in respect of 
European protected species has established that Local Planning Authorities must 
take into account the requirements, or 'three tests' for granting a licence, as 
required by the Habitat Regulations when determining a planning application which 
would otherwise result in an offence, in this case, the destruction of an identified 
bat roost.   

 
The three tests are: 
 
It is in: 
a) the interests of public health and public safety,  



b) or for other imperative reasons of overriding public interest, including those of a 
social or economic nature. 
 
2. That there is no satisfactory alternative. 
 
3. It will not be detrimental to the maintenance of the populations of the species 
concerned at a favourable conservation status in their natural range.  
 
Test 1. The proposal will demolish an existing building necessary to gain access to 
the site. 40 dwellings will be produced as a result, which will produce social, 
economic, and environmental benefits.  
 
Test 2. The proposal does not include an option of alternative sites, and it would 
not be possible for the development to occur elsewhere. 
 
Test 3. Indicative mitigation measures have been proposed which result in an 
overall enhancement of habitat for protected species across the site. 

 
5.4. The three tests outlined above have been considered in relation to the application 

and further to the above justification already given, the proposal is not considered 
to fail any of the above tests in respect of European Protected Species.  

 
5.5. In conclusion, your Officers consider that this scheme complies with the statutory 

duties resulting from the above acts. In addition, a positive will be produced in the 
form of ecological enhancements.  

 
5.6. This proposal has been screened in accordance with the Environmental Impact 

Regulations 2017, and an Environmental Statement is not considered to be 
required due to its location outside any ‘sensitive area’/ the unlikely impact on any 
sensitive area due to the proposals size.  

 
6. Foul Water/Drainage: 

 
6.1. Policy ST03 of the NDTLP notes that development should 'adopt effective water 

management including Sustainable Drainages Systems, water quality 
improvements, water efficiency measures and the use of rainwater'. In addition, 
policy DM04 notes development should provide effective water management 
including Sustainable Drainage Systems, water efficiency measures and the reuse 
of rainwater.  

 
6.2. The NPPF and Planning Practice Guidance (NPPG) provide further advice on foul 

drainage, with a hierarchal approach being used. The NPPG notes new 
development should aim to discharge foul water into the public sewer; however, if 
this is not possible then a package treatment plant may be used. It proceeds to 
note if a package treatment plant is not possible to use, then a septic tank will be 
considered. Justification for the use of alterative drainage systems other than 
mains drainage is required. 

 
6.3. This application proposes to utilise mains sewerage for foul water, and soakaways 

(leading to a basin/lagoon). This is compliant with the drainage hierarchy and 
sustainability principles detailed in 6.1 - 6.2. 

 



6.4. In terms of the capacity of the sewer to meet the drainage needs of the 
development, South West Water were consulted on this application, and note: 

 
"I refer to the above application and would advise that South West Water have 
previously been approached regarding this proposal and drainage capacity 
confirmed to be available and therefore we have no objection." 

 
Thus there is no issue with drainage capacity.  

 
6.5. In addition to South West Water, Devon County Council was consulted in their role 

as Lead Local Flood Authority. Initially, some concerns were raised due to a lack of 
information/clarity, however, these objections were removed following amendments 
to the scheme (subject to conditions).  

 
6.6. The site is not within a Critical Drainage Area nor is it within designated Flood 

Zones 2 or 3.  
 

6.7. Overall the proposal is considered acceptable when having regards to drainage 
and flood risk.  

 
7. Heritage 

 
7.1. Policies ST15 and DM07 of the NDTLP, and Part 16 of the NPPF require that great 

weight is given to the conservation of heritage assets, with any harm caused to the 
heritage asset or its setting to be outweighed by the public benefits of the proposal. 
This is reinforced by the Planning (Listed Buildings and Conservation Areas) Act 
1990, which require the Local Planning Authority to have special regard to the 
desirability of preserving the building/s and conservation area, their setting's, 
and/or any features of special architectural or historic interest which they possess.  

 
7.2. The Council's Conservation Officer was consulted on this application, and notes: 

 
"The bulk of the site is not within the Conservation area designated for Beaford 
which is drawn very tightly around the historic buildings and runs along the main 
Exeter (A3124) road frontage excluding the post war dwellings from the 
conservation area. 

 
The proposed site has limited impact on the conservation area designation. The 
main views are along the main road comprises of post war dwellings set back from 
the road and in regular plots. The removal of the bungalow known as Stoney Way 
to create and a new access to the site will have a small visual impact on the view 
along the road which is currently characterised by greenery made up from 
domestic front gardens and accesses. While the access will increase the 
necessary visibility splays will replicate the current domestic appearance of the 
frontage. 

 
The views of the village from the south are limited as the site is screened by the 
existing field hedge at the south of the site. The hedge and the surviving trees are 
important in distant views and should be protected by condition. The area within 
the hedge is shown as a 12 metres wide green infrastructure strip and woodland 
planting which should be secured by condition. This area forms part of the rear 
gardens so some additional protection for the woodland planting would be prudent 
to prevent the area being incorporated into the garden area. 



 
The setting of the listed buildings. 

 
This hedge which runs to the south of the site also separates the new development 
from the cluster of listed buildings at the south of the village. Their location to the 
south of the garage separates them visually from the new development. The 
Cottages at Chaplands are in close proximity to the garage and are visually 
separated from longer views by the scale of the garage workshop to the north of 
the cottages. The setting of the cottages is defined by the road and the garage 
structures and to the rear by the surviving hedge which defines the south of the 
allocated site. In this case there is considered to be less than substantial harm to 
the significance of the heritage assets which are close to the boundary of the 
application site. 

 
The listed buildings sited on the opposite side of the road to the new access( The 
Methodist Church and The Thatched Cottage )will not be visually affected over and 
above the existing situation where the principle frontage of the buildings is defined 
by Exeter Road and the linear views along it. 

 
The proposal is considered to fall with the government guidance as set out in 
paragraphs 196 to 201 of the NPPF in that the level of harm in terms of visual 
impact is considered to be less than substantial. The overall evaluation of the 
heritage impact lies within the wider planning balance when considering the 
application." 

 
7.3. As implied by the Conservation Officer, the harm this proposal causes to the 

setting of any nearby heritage asset is minimal. This harm is considered to be 
significantly outweighed by the social, economic and environmental benefits of the 
scheme. Therefore it is considered the proposal is compliant with policies ST15 
and DM07 of the NDTLP. 

 
7.4. This site is considered to have archaeological potential and therefore a scheme of 

investigation is required prior to the commencement of development, as per DCC’s 
Historic Environment Teams request.  

 
8. Contributions  

 
8.1. Policies ST18, ST23 and DM10 require contributions towards education, green 

infrastructure, and affordable housing. These are detailed below 
 

8.2. Affordable housing 
 

8.2.1. A viability assessment was submitted with this application which indicated this 
proposal cannot provide any of the required 30% affordable housing due to viability 
issues. This assessment was independently assessed by the District Valuer (DV), 
and by Torridge District Council's Strategic Enabling Officer. The Strategic 
Enabling Officers comments are repeated in 8.2.2 below as they provide a good 
summary of the DV's assessment.  

 
8.2.2. The applicant presented a case that the provision of 30% affordable housing on 

this scheme would make the scheme financially unviable. Evidence to support this 
position has been submitted by the applicant in the form of a development 
appraisal and this has now been assessed on behalf of Torridge District Council by 



the District Valuation Office (DVO). The District Valuation Office have concluded 
the proposed development cannot viably deliver any affordable housing units. 

 
It is important to note that given the current economic uncertainty, the DVO have 
recommended that their assessment is kept under frequent review with them 
concluding within the report that "if your Authority is minded to grant permission on 
the basis of less than policy required contributions, I would suggest that a time 
scale for delivery is agreed which if not met triggers a viability review". 

 
Overall I concur with this approach and would suggest that a time scale for delivery 
and the triggers for a viability review are negotiated with the applicant and if 
possible conditioned as part of the planning permission process or alternatively 
detailed within any associated Section 106 agreement. 

 
8.3. Green Infrastructure (GI) 

 
8.3.1. In terms of green infrastructure, it is considered necessary to take contributions on 

this site for Natural Green Space, Play Space and Sports Space. 
 

8.3.2. Amenity/natural green space is included on site in the form of a 'village green' style 
piece of infrastructure. This will be required on site and will be secured via section 
106.  

 
8.3.3. £13,329.44 (and £2613.08 for maintenance) is required towards the existing village 

play facilities which are at the end of Rye Park Close/adjacent to Green Lane (it is 
considered sensible to take a contribution towards the existing village facility rather 
than creating two play areas in close proximity). 

 
8.3.4. £70,164.38 (and £8141.35 for maintenance) is required towards outdoors sports 

spaces. In the village this includes a cricket club and a potential tennis court.  
 

8.4. Education (DCC Educations consultation response informs 8.4.1 - 8.4.2) 
 

8.4.1. It is forecast that the nearest primary school has currently got capacity for the 
number of pupils likely to be generated by the proposed development and 
therefore a contribution towards primary education would not be sought. 

 
8.4.2. In terms of Secondary School contributions, £115,085 is sought to increase the 

capacity of Great Torrington School. In addition, another £44,745 is sought in 
secondary school transport costs.  

 
8.5. Contributions/priorities 

 
8.5.1. The overall number of contributions required above include onsite Green 

Infrastructure (GI), and financial contributions of £254,078.25 for education and 
offsite GI. 

 
8.5.2. The Planning Officer has discussed the contributions with the ward 

members/parish council about what priorities there are on site. The planning agent 
has indicated that, some onsite 'affordable to buy' (open market housing at a 
discounted rate), could be provided in lieu of the above detailed GI payment 
£254,078.25.  The applicant is currently exploring how many units this would 



equate too, and the planning officer will provide a verbal update to committee once 
this is confirmed.  

 
8.5.3. All of the above obligations are required by Policy and are considered CIL 

Regulation compliant. Therefore, given the viability issues of the site, it would be 
reasonable to seek obligations up to the amount that is viable, that meet the local 
aspirations for the site. 

 
8.5.4. The weight to be given to a viability assessment is ultimately a matter for the 

decision maker (PPG paragraph 008 Reference ID: 10-008-20190509), however, 
based upon the submitted information, the viability assessment is considered to be 
robust and has been accepted by an independent third party. Therefore, the lesser 
contributions are deemed to be acceptable in order to achieve development on the 
site.  

 
9. The Planning Balance/Conclusion. 

 
9.1. Planning Law indicates that planning decisions must be taken in accordance with 

policy, unless material considerations indicate otherwise. In this case, the planning 
officer considers that the proposal is acceptable in principle (in line with the local 
spatial strategies), the layout scale and design of the proposals are compatible with 
the surrounding area, access is appropriate, there is minimal harm to existing 
residential amenity, and the proposal is acceptable in relation to ecology and 
heritage. There are viability issues on the site which mean that the proposal cannot 
provide policy compliant contributions, however, a viability report has been 
provided which has been examined by the DV. Thus, overall the proposal is 
considered compliant with local and national policies (subject to conditions) and 
approval is recommended.   

 
9.2. Notwithstanding the above, the Local Planning Authority cannot demonstrate a 5 

year supply of housing land to meet the identified need within the District. It is 
therefore necessary to consider whether the adverse impacts of the proposal 
would significantly and demonstrably outweigh the benefits (the tilted balance). 

 
9.3. The delivery of housing in this sustainable location is given significant weight, 

whilst the ecological net-gain, improved parking and access for school, social-
economic benefits (both during construction phase and from intended occupiers) 
are given moderate weight. The scheme does also result in some minor limited 
adverse impacts in terms of neighbouring amenity impacts and visual impact and 
neutral impacts in terms of drainage.  In  weighing the identified harm against the 
benefits, as detailed within the wider report above, it is your Officers view that the 
positives of the scheme outweigh the negatives, with the result that when assessed 
against the Policies in the NDTLP and the NPPF as a whole, and having 
considered all the planning issues, a recommendation for approval is made 

 
 
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 

            
           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. 

 
 4         No part of the development hereby permitted shall be commenced until a programme 

of percolation tests has been carried out in accordance with BRE Digest 365 
Soakaway Design (2016), and the results approved in writing by the Local Planning 
Authority. A representative number of tests should be conducted to provide adequate 
coverage of the site, with particular focus placed on the locations of the proposed 
infiltration devices/permeable surfaces. 

            
           Reason: To ensure that surface water from the development is discharged as high up 

the drainage hierarchy as is feasible. Reason for being a pre-commencement 
condition: This data is required prior to the commencement of any works as it will 
affect the permanent surface water drainage management plan, which needs to be 
confirmed before development takes place. 

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

design of the proposed permanent surface water drainage management system 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. The design 
of this permanent surface water drainage management system will be in accordance 
with the principles of sustainable drainage systems, and those set out in the 
Residential Development, Marshalls Mead, Beaford Flood Risk Assessment (Report 
Ref: 

           1226w001, Rev. P3, dated 29th August 2019). No part of the development shall be 
occupied until the surface water management scheme serving that part of the 
development has been provided in accordance with the approved details and the 
drainage infrastructure shall be retained and maintained for the lifetime of the 
development. 

            
           Reason: To ensure that surface water runoff from the development is managed in 

accordance with the principles of sustainable drainage systems. Advice: Refer to 
Devon County Council's Sustainable Drainage Guidance. 

 
 6         No part of the development hereby permitted shall be commenced until the full results 

of a groundwater monitoring programme, undertaken over a period of 12 months, has 
been submitted to, and approved in writing by, the Local Planning Authority. This 
monitoring should be conducted to provide adequate coverage of the site, with 
particular focus placed on the locations and depths of the proposed infiltration devices. 

            
           Reason: To ensure that the use of infiltration devices on the site is an appropriate 

means of surface water drainage management. Reason for being a pre-
commencement condition: This data is required prior to the commencement of any 
works as it could affect the permanent surface water drainage management plan, 
which needs to be confirmed before development takes place. 

 
 7         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. Advice: Refer to Devon County Council's Sustainable Drainage 
Guidance.  

 
 8         - No part of the development hereby permitted shall be commenced until a detailed 

assessment of the condition and capacity of the receiving ditchcourse at western site 
boundary is undertaken, and approved in writing by the Local Planning Authority. This 
detailed assessment must also identify, and commit to, any repair and/or improvement 
works to the receiving ditchcourse which will be required to facilitate the development. 

            
           Reason: To ensure that the receiving ditchcourse is of a satisfactory condition to 

receive the surface water runoff generated from the proposed development. Reason 
for being a pre-commencement condition: This assessment needs to be completed 



prior to commencement of any works to ensure that there is a viable outfall and that 
the ditchcourse which the system will discharge into is in a suitable condition. 

 
 9         Visibility splays shall be provided, laid out and maintained for that purpose at the site 

access in accordance with the attached diagram C where the visibility splays provide 
intervisibility between any points on the X and Y axes at a height of 1.05 metres above 
the adjacent carriageway level and the distance back from the nearer edge of the 
carriageway of the public highway (identified as X) shall be 2.4 metres and the visibility 
distances along the centre of the carriageway of the public highway (identified as Y) 
shall be 43 metres in both directions. 

            
           REASON: To provide adequate visibility from and of emerging vehicles. 
 
10         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 
 
11         The garaging and vehicle parking spaces indicated on the approved plan shall all be 

provided prior to the final occupation of the development and shall be maintained 
thereafter. 

            
           REASON: To minimise the extent of on street parking that may result as a 

consequence of the development. 
 
12         The proposed estate road, cycleways, footways, footpaths, verges, junctions, street 

lighting, sewers, drains, retaining walls, service routes, surface water outfall, road 
maintenance/vehicle overhang margins, embankments, visibility splays, accesses, car 
parking and street furniture shall be constructed and laid out in accordance with details 
to be approved by the Local Planning Authority in writing before their construction 
begins, For this purpose, plans and sections indicating, as appropriate, the design, 
layout, levels, gradients, materials and method of construction shall be submitted to 
the Local Planning Authority. 

            
           REASON: To ensure that the final detailed design of the highways are acceptable. 
 
13         When once constructed and provided in accordance with condition 12 above, the 

carriageway, vehicle turning head, footways and footpaths shall be maintained free of 
obstruction to the free movement of vehicular traffic and pedestrians and the street 
lighting and nameplates maintained to the satisfaction of the Local Planning Authority 

            
           REASON: To ensure that these highway provisions remain available 
 
14         Within twelve months of the first occupation of the first dwelling in an agreed phase 

of the development, all roads, footways, footpaths, drainage, statutory undertakers' 
mains and apparatus, junction, access, retaining wall and visibility splay works shall be 
completed to an adoptable standard. 

            
           REASON: To ensure that the access arrangements are completed within a reasonable 

time in the interests of safety and the amenity of residents 
 



15         The site access road shall be hardened, surfaced, drained and maintained thereafter 
to the satisfaction of the Local Planning Authority for a distance of not less than 10 
metres back from its junction with the public highway 

            
           REASON: To prevent mud and other debris being carried onto the public highway 
 
16         Before the development is commenced a landscape management plan, including 

long-term design objectives, management responsibilities and maintenance schedules 
for all landscape areas (other than small, privately owned, domestic gardens) for that 
phase shall be submitted to and approved in writing by the Local Planning Authority. 
The landscape management plan shall be carried out as approved in accordance with 
the approved details. 

            
           Reason: To ensure the objectives of the landscaping are achieved and the proposal 

assimilates well into the surrounding area. 
 
17         Construction works shall not take place other than between 0730 hrs and 1800 hrs 

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

            
           Reason: To protect the amenity of neighbouring residents 
 
18         Before the development is commenced a Construction Traffic and Environmental 

Management Plan shall be submitted to and approved in writing by the Local Planning 
Authority. In discharging this condition the following information shall be supplied: 

            
           (a) the timetable of the works;  
           (b) daily hours of construction;  
           (c) any road closure;  
           (d) hours during which delivery and construction traffic will travel to and from the site, 

with such vehicular movements being restricted to between 8:00am and 6pm Mondays 
to Fridays inc.; 9.00am to 1.00pm Saturdays, and no such vehicular movements taking 
place on Sundays and Bank/Public Holidays unless agreed by the planning Authority 
in advance;  

           (e) the number and sizes of vehicles visiting the site in connection with the 
development and the frequency of their visits;  

           (f) the compound/location where all building materials, finished or unfinished products, 
parts, crates, packing materials and waste will be stored during the demolition and 
construction phases;  

           (g) areas on-site where delivery vehicles and construction traffic will load or unload 
building materials, finished or unfinished products, parts, crates, packing materials and 
waste with confirmation that no construction traffic or delivery vehicles will park on the 
County highway for loading or unloading purposes, unless prior written agreement has 
been given by the Local Planning Authority;  

           (h) hours during which no construction traffic will be present at the site;  
           (i) the means of enclosure of the site during construction works; 
           (j) details of proposals to promote car sharing amongst construction staff in order to 

limit construction staff vehicles parking off-site;  
           (k) measure to control the emission of dust and dirt during construction , including 

details of wheel washing facilities and obligations;  
           (l) the proposed route of all construction traffic exceeding 7.5 tonnes;  
           (m) details of the amount and location of construction worker parking; and  



           (n) photographic evidence of the condition of adjacent public highway prior to 
commencement of any work.  

           The development shall thereafter be carried out in accordance with the approved Plan. 
           (o) mitigation measures in line with the Environment Agency's Pollution Prevention 

Guidelines, including air quality and noise and vibrations amongst other matters. 
 
19         The development shall be carried out in accordance with the recommendations set 

out within the Ecological Appraisal produced by Devon Wildlife Consultants dated 
November 2017.  

                                 
           Reason: To ensure the proposal is in accordance with Policy DM08 of the North 

Devon and Torridge Local Plan 2018. 
 
20         No building hereby permitted shall be occupied until the sustainable drainage system 

for the site has been completed in accordance with the submitted details. The 
sustainable drainage system shall be managed and maintained thereafter in 
accordance with a management and maintenance plan to be submitted to and then 
agreed in writing by the Local Planning Authority.  

                       
           Reason: To ensure that the drainage is acceptable and remains efficient in 

accordance with the submitted details, and ST03/DM04 of the NDTLP. 
 
21         Notwithstanding the details set out on the approved plans, the windows in the first 

floor side elevations of plots 9 and 30 shall be obscure glazed. 
            
           Reason: In the interests of the amenities of neighbouring residents.  
 
22         Prior to the development coming into use, a management plan for the school/village 

cark parking and access shall be submitted to and approved in writing by the local 
planning authority , including long-term management responsibilities and maintenance 
schedules. The village/school car parking and school access shall be provided prior to 
the occupation of the 15th dwelling on site.  

            
           Reason: To ensure the proposal results in highways improvements to the existing 

situation at the school. 
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