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Reason for referral: 

 
The application involves land within the ownership of Torridge District Council and must therefore be 
determined by the Council’s Plans Committee. 
 
The application has been called-in by Cllr Hodson as a Westward Ho! Ward Member for the following 
reason: 
 
‘Inadequate percentage of affordable housing, not compliant with Local Plan; 
Highway issues, increased traffic generation, highway safety, scheme joining B3236 junction visibility, 
existing pavement inadequate on Atlantic Way; 
Layout and density of building design. Boulevard not adequate for passing cars, pavement and cycle 
lanes. Potential for rat run, no traffic calming; 
Adverse impact on nature conservation and biodiversity, loss of habitat not ameliorated by bird boxes; 
Assertions within Traffic Management Plan about cycle usage misleading. Many routes not safe for 
cyclists. Major highway reconfigurations would be required and new cycle routes would need to be 
created.’ 
 
The application has also been called-in by Cllr Manley as a Northam Ward Member for the following 
reason: 
 
‘Not enough affordable housing – less than 30%; 
Loss of green space; 
Visual impact and the density of the properties.’ 
 

Relevant History: 

 
                                    

There is no planning history of relevance to the proposal. 
 

Site Description & Proposal 

 
Site Description: 
The application site comprises of two separate parcels of land: Parcel 1 and Parcel 2. Both parcels 
fall within the development boundary of Northam and Westward Ho! and are allocated for 
development under Policy NOR04 of the North Devon and Torridge Local Plan (NDTLP) as illustrated 
on Proposals Map 8A. The sites extend to a combined area of approximately 7 hectares; Parcel 1 is 
within the Northam Ward and covers an area of 6 hectares; Parcel 2 is within the Westward Ho! Ward 
and cover an area of 1.24 hectares.  
 
The sites fall within the Coast and Estuary Zone but are not subject to any other landscape 
designation. The sites do not fall within a Conservation Area. The only listed buildings within close 
proximity of the site are Grade II Listed Tadworthy House and associated outbuilding, which are sited 
on the southern side of Tadworthy Road to the south east of the site.  
 
Parcel 1 falls within Flood Zone 1; Parcel 2 is also located within Flood Zone 1 except for its northern 
section, which falls within Flood Zone 3.    
 
Parcel 1: 
The site comprises a grouping of fields laid to grass between the built forms of Westward Ho! and 
Northam. The land has been used for the keeping of horses in recent years and there have until 
recently been associated stabling structures at the north eastern part of the site. The site spans 
between Golf Links Road to the north and Tadworthy Road and Atlantic Way to the south and is 
flanked to the east and west by modern residential estates, comprising a mixture of bungalows, chalet 



bungalows and two storey houses. Immediately to the north of the site, on the opposite side of Golf 
Links Road, is the more recent two-storey holiday accommodation development, Greenway Drive.   
 
The site is generally level with a gradual slope down towards the north. It is principally bound by 
hedgebanks with the internal field boundaries delineated by further hedgebanks. A section of stone 
walling borders the application site with Tadworthy Road.  
 
Parcel 2: 
Parcel 2 comprises of a further field laid to grass to the north of Golf Links Road (to the north west of 
Parcel 1) and to the immediate east of the Surf Bay Holiday Park. The site is relatively flat and is 
bounded to the north by the North Devon Coast Area of Outstanding Natural Beauty (AONB), 
Northam Burrows Country Park/SSSI and the UNESCO Biosphere Transition Zone. A pumping 
station is located adjacent to the site to the north east. 
 
Proposal: 
The application is made in full and proposes the erection of 138 dwellings across Parcel 1, which 
would be broken down as follows with 13 different house types:  
 

• 1 bed flat = 4 

• 2 bed bungalow = 3  

• 2 bed house = 34 

• 3 bed bungalow = 11 

• 3 bed house = 72 

• 4 bed house = 7 

• 5 bed house 7 
  
The layout of the housing development has evolved around the policy requirement for a new 
‘distinctive gateway’ into Westward Ho! with the creation of a new ‘boulevard’ access road between 
Tadworthy Road and Golf Links Road. This new through-route will be lined with trees and ‘feature’ 
street lighting and will have new dwellings fronting it with their vehicular accesses and parking to the 
rear. Ten of the proposed dwellings would be set as town houses over three storeys and these would 
be positioned strategically at the entrance from Tadworthy Road/Atlantic Way and subsequent 
junctions along the boulevard. Seven large, detached dwellings would be sited at the southern part of 
the site with direct access onto Tadworthy Road. The proposed bungalows would be sited 
predominantly at the lowest, northern part of the site adjacent Golf Links Road.   
 
Four public open spaces will be provided across Parcel 1 to be incorporated within the development, 
the largest of which will comprise a Locally Equipped Area for Play (LEAP).  
 
The architectural treatment for the proposed development would provide roofs in natural slate, white 
rendered walls and pastel coloured cladding. In the smaller properties, doors and windows will be 
constructed in grey uPVC, with the larger properties incorporating grey aluminium windows and 
doors.  
 
Space for refuse bins is provided in the garden at the rear of each property with direct access through 
front gates or rear footpaths.  A minimum of 2 parking spaces would be provided within the curtilage 
of each dwelling. 
 
Vehicular access would be in the form of a new roundabout onto Golf Links Road, to the north of the 
site. This roundabout will also serve Greenway Drive. The boulevard will provide access through the 
site from Tadworthy Road to Golf Links Road.  
 
Parcel 2 will provide public open space in the form of a level grass kick-around area of approximately 
70 metres x 45 metres, 12 full sized allotment plots and a nature public open space with the potential 
for direct access onto the Burrows. The existing vehicular access to the site will be improved and 
parking for 22 cars will be provided with a connected turning area. 
 



 
 
 
 

Consultee representations: 

 
Northam Town Council:  
Second Response: 
1/0490/2020/FULM 
It was resolved to recommend that this application be refused for the following reasons: 

• Lack of provision for affordable housing. 

• Highways and road safety issues, lack of adequate visibility splays. 

• Loss of biodiversity provision and contrary to many policies in the Torridge Local Plan. 
 
First Response: 
It was resolved to recommend that this application be refused for the following reasons: 

• There will be a huge traffic impact on highways issues on local roads, in particular the junction 
with Tadworthy Road and Atlantic Way; 

• The design of the properties presents a bleak monolithic development which would be an 
imposition on the landscape and 3 storey properties are not appropriate for this site. Members 
considered the number of buildings is far too dense and contrary to the design statement in 
the Local Plan; 

• Not enough attention has been paid to the wildlife corridor, this will be an erosion of local 
wildlife; 

• There are considerable flooding issues; 

• There is no clarity on the amount of affordable homes; 

• There is concern over the working hours throughout the proposed development. 

• Devon County Council have raised objections owing to the archaeological element of the site. 

• Not adequate provision of a cycling route. 

• There would be a severe Impact on the infrastructure of the area. 

• There is a need to retain green spaces in the rural gaps. 
 
Devon County Council (Highways):  
Third Response: 
Observations: 
Further to previous comments submitted the relevant documents considered have now been 
uploaded to the website for public consideration. 
 
Recommendation: 
The Head of Planning, Transportation and Environment, on behalf of Devon County Council, as Local 
highway Authority, recommends that condition shall be incorporated in any grant of permission.   
 
Second Response: 
Further comments 
The applicant has provided further detailed plans of the roundabout and southern junction as 
well as a road safety audit for these junctions and clarified a number of points to me. Those 
plans need to be formally submitted as part of the application. 
 
The proposal is considered acceptable in principle, however, some further details are required at this 
stage. 
 
The site will generate additional traffic on local roads. It will also create a new road link between 
Tadworthy Road and Golf Links Road which has the potential to remove a significant amount of traffic 
from Atlantic Way as well as from Northam Square and Sandymere Road. The new road through the 
site will take traffic from the A386 towards Golf Links Road, where subject to agreeing detailed sign 
age, drivers will be signed to the new car park on Pebbleridge Road for access to the beach (other 



parking [twice as free] is available). Traffic should also decrease on parallel routes such as Beach 
Road, Avon Lane and Youngaton Road. 
 
The wider cumulative impact of additional traffic from the site requires mitigation in the form of a 
financial contribution towards improvement of the A39 Heywood Road roundabout. The required 
contribution is £1,302.89 per open market dwelling on the site, and zero for affordable homes. That is 
calculated from a cost of £3,237,680 for junction improvements required to mitigate the cumulative 
impact of traffic in Northam and Bideford divided by the allocated number of dwellings in these areas, 
3550. Giving £912.02 per dwelling. This is then divided by the expected proportion of open market 
dwellings (70%). I would expect the contribution to be paid prior to the occupation of the 75th dwelling 
on the site and will be subject to BClS indexation. 
 
The proposal includes a small section of one-way road within the site so that traffic would be able to 
go down the hill from south to north towards Golf Links Road. In the opposite direction the gradient is 
as steep as 1 in 7 on accessing Atlantic Way and access for large vehicles would be particularly 
problematic. However, to allow the existing properties that already access Atlantic Way in this manner 
to able to continue having access in this way, the southern section of the new road will be two-way 
with the properties on Tadworthy Road and 'The Mews' being able to use the new road and junction 
to go north or south. 
 
The gradient of this road is steeper than the usual 1 in 10 that would be accepted for adoption, 
however, the existing road is already this steep and only a small amount of traffic will use the road 
going uphill, little more than the existing steep road. Additionally, this section of road will need to have 
additional and larger road gullies to drain surface water and also need to be constructed to provide a 
finish with PSV 65 on the carriageway and 60 on the shared cycle and foot path. Plans showing these 
details are required to be submitted. 
 
No additional traffic is expected to use Tadworthy Road other than for accessing the new (8) 
properties proposed on this road. Using this road would simply be a longer and slower route than the 
alternatives available to anyone other than those living on this road. The lack of footway on Tadworthy 
Road will need addressing, and the applicant is prepared to provide footway long the majority of the 
road which will provide safe passage for the pedestrians using this road and also provide visibility 
splays for the proposed properties on this road. Plans must be submitted showing the proposed 
footway for further consideration. 
 
The proposed roundabout on Golf Links Road will work well within capacity whilst keeping traffic 
flowing. Other forms of junction in this location have been considered by the applicant but I have 
found them unacceptable in their detailed design. The roundabout proposal will need amending to 
provide for better cyclist crossings on the splitter islands and plans showing this need to be submitted 
for further consideration. 
 
A road safety audit has been carried out and this should also be uploaded to the public website along 
with the designer's response. All of the points raised (including that above regarding the splitter 
islands) have been addressed. The highway works will be subject to further road safety audits as the 
scheme progresses. 
 
The site includes a new cycleway going north-south adjacent to the new road. This will link into some 
cycleway which is also being provided on the north of Golf Links Road which will eventually link to 
more future cycleway along Golf Links Road which is a long held ambition of the Highway Authority 
and also part of the Local Plan - policy BID08. 
 
The proposed new road through the site is very straight and while it is fronted by housing, those 
houses have parking spaces at the rear meaning that there will likely be minimal parking on this 
'boulevard'. Traffic speeds are therefore possible to be higher than would be welcome, despite the 
two raised table areas acting as traffic calming measures. This can be dealt with by monitoring the 
speed of traffic on this road during the first year or so of its operation, and the applicant will have to 
add further traffic calming if speeds are considered a problem. 
 



A street lighting proposal including non-standard lighting columns and lanterns has been produced by 
Dee street lighting engineers with input from the developer. This shows a layout which I believe is 
acceptable to both the applicant's architect and the Dee street lighting team to allow these streetlights 
to be adopted by the Highway Authority. Such details are usually not required for planning permission 
but in this case they have been agreed to avoid future disagreements. The proposed design should 
be uploaded to the public website for further consideration. 
 
The proposal also includes an allotment site which is remote from the main site, north of Golf Links 
Road. The proposed visibility splays to this parcel of land are considered acceptable (70m has been 
shown), however, no pedestrian access has been provided. The applicant should provide an 
amended plan showing pedestrian access to this site which as a minimum shall be a 3m path (to 
allow for suitable future upgrade to a cycleway) inside the junction radii with an uncontrolled crossing 
to the opposite side of the road. 
 
In conclusion the proposal is considered acceptable in principle but plans showing the following 
further details are required to be submitted (uploaded publicly) for consideration prior to the Highway 
Authority being able to have 'no objection' to the proposal: 

• Provision of footway on Tadworthy Road; 

• Amended cyclists crossings on splitter islands at roundabout; 

• Road Safety Audit and designers response; 

• Street lighting plan; 

• Amended access plan for the allotment site; 

• Southern Junction drainage and surfacing plan. 
 
First Response: 
Observations: 
The proposed changes to the public highway are not supported by a Road Safety Audit. This, and 
other documents showing technical details as follows, are required for me to consider the application 
fully: 
 
Plans showing visibility splays of: 

• Roundabout 

• Junction to the south 

• Access to the 'Allotment site' 

• Tracking of HGV using the northern arm of the roundabout. 

• Gradients of proposed roads, in particular the Southern Junction. 

• Detailed drainage design of Southern Junction. 
 
Recommendation: 
The Head of Planning, Transportation and Environment, on behalf of Devon County Council, as Local 
Highway Authority, is likely to recommend refusal of planning permission, in the absence of further 
information.  
 
Chief Education Officer:  
An assessment of education requirements directly related to the proposed development has been 
undertaken using the standard methodology set out in the County Council Education Section 106 
Policy, this policy has been used to calculate the number of primary and secondary aged pupils likely 
to be generated by the development. 
  
Regarding the above planning application, Devon County Council has identified that a development 
up to 134 family type dwellings will generate an additional 33.50 primary pupils and 20.1 secondary 
pupils. This application which would have a direct impact on St George’s Church of England VA Infant 
and Nursery School, St Margaret’s Junior School, Appledore School and Bideford Community 
College. 
  
 
 



Primary Provision:  
When factoring in both approved but unimplemented housing developments and Local Plan 
allocations, we have forecast that the local primary schools have sufficient capacity for 42% of pupils 
expected to be generated from development in the area. Therefore, Devon County Council will 
request primary contributions against 58% of pupils expected to be generated by development in 
Northam. The contribution would be used towards additional education infrastructure to serve the 
address of the proposed development.  The Local Plan identifies that new primary provision is 
required to serve Northam allocations. 
  
DCC will seek a contribution towards the primary pupils expected to be generated from this 
development. The primary contribution sought would be £377,272 (based on the DfE new build rate of 
£19,417 per pupil x 58%).  This equates to a per dwelling rate of £2,815.46.  The contributions will be 
used towards the additional primary provision. 
  
DCC would also need to request a proportionate land contribution of 10sqm per family-type dwelling.  
Based upon a land value of £440,000 per hectare (£440 per dwelling), this land contribution would 
equate to £34,196, and would be used to assist in the procurement of the new school site. This is 
calculated as £440 x 134 dwellings x 58%. 
  
Early Years Provision: 
A contribution towards Early Years provision is requested to ensure delivery of provision for 2, 3 and 4 
year olds. The Early Years rate is £250 per dwelling, or a total of £33,500 to mitigate 134 dwellings. 
This contribution will be used to provide statutory early years places in the area. 
  
Secondary Provision: 
When factoring in approved but unimplemented housing developments we have forecast that the local 
secondary school has sufficient capacity for the number of pupils likely to be generated by the 
proposed development. Therefore, a contribution towards secondary education infrastructure would 
not be sought. 
  
All contributions will be subject to indexation using BCIS, it should be noted that education 
infrastructure contributions are based on March 2019 rates and any indexation applied to 
contributions requested should be applied from this date. 
  
The amount requested is based on established educational formulae (which related to the number of 
primary and secondary age children that are likely to be living in this type of accommodation). 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. 
  
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. 
 
Environmental Protection Officer:  
Third Response: 
Having regard for the site investigations undertaken, the reported exceedances of lead appear very 
minor and it is indicated that the areas of land in question will be remediated via removal.  The 
Environmental Protection Team acknowledges that a comprehensive site investigation has been 
undertaken in relation to land contamination and no further works are required prior to the 
commencement of development works should planning consent be granted.  The Environmental 
Protection Team recommends that a condition is imposed in relation to the discovery of any 
unexpected contamination only during development. 
 
Second Response: 
Further to the initial consultation response dated 23 July, the Environmental Protection Team 
reiterates its comments and subsequent conditions with regards to land quality and the Construction 



Management Plan/working hours. It has been indicated that the adjacent undeveloped land to the 
south where buildings are located is in the ownership of the applicant and will not be used for 
livestock or equine accommodation or any other potentially pollution generating use. Subsequently, 
any previous concerns in relation to potential amenity impact are allayed.  
 
The Environmental Protection Team has no objections.  
 
First Response: 
In relation to the above application, the Environmental Protection Team comments as follows: 
 
Land Quality 
The Phase 1 desktop study is detailed and although land contamination is considered unlikely, the 
report does identify former uses that are worthy of further investigation. The Environmental Protection 
Team concurs with the recommendations of the report in that intrusive ground works are required to 
verify the extent of any potential contamination that may have resulted from former uses on and or 
adjacent to the application site. Should planning consent be granted, the Environmental Protection 
Team recommends the imposition of the Authority's full standard contaminated land condition. 
 
Construction Management Plan 
The Construction Management Plan is detailed and outlines a range of appropriate measures to 
prevent or minimise disturbance to the amenity of existing neighbouring dwellings. The Plan should 
be a working document throughout the life of the development and it is recommended that it is 
referenced in any planning permission. Although operating times are outlined in the Plan, a condition 
restricting construction works on the application site should be imposed in order to protect 
neighbouring amenity. Should planning consent be granted, the Environmental Protection Team 
recommends a condition restricting working hours (including deliveries) to Monday to Friday 0700 to 
1900 hours and Saturday 0800 to 1300 hours with no works permitted on Sundays and Bank 
Holidays. 
 
Residential Amenity Impact 
The application site is adjacent to undeveloped land to the south where buildings are located. The 
buildings appear to be stables and seem to be redundant at present. It would be useful to have further 
information on this land use as the keeping of equine or any other livestock has the potential to 
adversely impact residential amenity from noise, odour and fly nuisance. It is noted that proposed 
dwellings, particularly plots 107 and D, are immediately adjoining the land containing the building.  
 
Strategic Enabling Officer:  
In terms of Affordable Housing, Local Plan Policy ST18 is applicable with this policy requiring 30% of 
the overall number of units to be provided as Affordable Housing. For a scheme of 136 dwellings, this 
equates to 40.8 units Affordable Housing units, with the required tenure split of 75% to be provided at 
a Social Rent level and 25% at an 'Intermediate' level - the associated definitions being detailed in the 
National Planning Policy Framework. 
 
The following details the mix of affordable housing required in terms of size:- 

 
 
However, the applicant has 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 viability appraisal and this has now been 
assessed on behalf of Torridge District Council by the District Valuation Office. Through this 
assessment, the District Valuation Office have concluded the development cannot viably deliver any 
Affordable Housing. 



 
However, the applicant has offered to provide 9 of the units as Affordable Housing on the 
basis the profit margin will be reduced to that below industry norms. This offer provides for the 
following Affordable Housing to be secured by way of a Section 106 agreement:- 

 
 
I can confirm the 9 Affordable Housing units as proposed are acceptable in terms of the size, type, 
tenure and location on site and overall the provision of these affordable units will be highly beneficial 
in meeting an element of housing need which exist within the District.  
 
DCC Archaeology Section:  
Fourth Response: 
I refer to the above application and the revised Written Scheme of Investigation recently submitted in 
support of this application.  Since the archaeological fieldwork has been completed I can confirm that 
this revised Written Scheme of Investigation, which sets out the scope of the post-excavation 
assessment and analytical work still to be undertaken, is acceptable to the Historic Environment 
Team. 
 
As such, I would like to withdraw the Historic Environment Team’s previous advice and advise that 
any consent that may be granted by the Planning Authority should be conditional upon  the following 
worded condition: 
 
‘The development shall proceed in accordance with the Written Scheme of Investigation prepared by 
South West Archaeology (document ref: NGL21WSIv1.2, dated 16th March 2021) and submitted in 
support of this planning application.  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 (2019), that an appropriate record is 
made of archaeological evidence that may be affected by the development' 
 
I will be happy to discuss this further with you, the applicant or their agent.   
 
Third Response: 
I can confirm that the programme of archaeological works as described in the Written Scheme of 
Investigation (WSI) submitted by your organisation - South West Archaeology - (document ref: 
NGL20WSlv1 and dated: 7th January 2021) is acceptable to the Historic Environment Team. 
The acceptance of the WSI by this office does not represent the discharge of any archaeological 
condition that may be applied to any consent granted. 
 
If the WSI is being submitted in support of a planning application or to discharge a condition then the 
WSI needs to be submitted, either by the applicant or their agent, to the Local Planning Authority 
(LPA) for their formal approval and, if required, to enable them to discharge the condition prior to any 
development commencing on site. The applicant should ensure that the archaeological works are 
implemented as described in order to avoid breach of the Condition. 
 
I would be grateful if I could be copied in on the formal submission to the LPA. 
 
Second Response: 
I refer to the above application.  
 



The Historic Environment Team have received a copy of the report setting out the results of the 
archaeological field evaluation here (South West Archaeology report no. 201021 dated 21st October 
2020). This has demonstrated that the area of archaeological sensitivity is confined to the southern 
part of the site where evidence of Bronze Age activity was indicated along with the remains of a 
possible agricultural building demolished some time prior to the creation of the Tithe Map in the mid-
19th century.  
 
The Historic Environment Team do not consider that these heritage assets are of such significance 
that they should be preserved in situ and any impact by the development of the site could be 
mitigated by a programme of archaeological work undertaken in advance of any construction 
commencing in their vicinity. 
 
As such, I would like to withdraw the Historic Environment Team's previous objection and offer the 
following advice. 
 
In the light of the results of the archaeological field evaluation, 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 
(2019), 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 (2019), that an 
appropriate record is made of archaeological evidence that may be affected by the development.' 
 
This pre-commencement condition is required to ensure that the archaeological works are agreed and 
implemented prior to any disturbance of archaeological deposits by the commencement of 
preparatory and/or construction works.’ 
 
I would envisage a suitable programme of work as taking the form of the archaeological excavation of 
the area affected by the proposed development that have been shown to contain prehistoric features 
and the post-medieval building to ensure an appropriate record is made of these heritage assets prior 
to their destruction by the proposed development. The results of the fieldwork and any post-
excavation analysis undertaken would need to be presented in an appropriately detailed and 
illustrated report, and the finds and archive deposited in accordance with relevant national and local 
guidelines. 
 
I will be happy to discuss this further with you, the applicant or their agent. The Historic Environment 
Team can also provide the applicant with advice of the scope of the works required, as well as contact 
details for archaeological contractors who would be able to undertake this work. Provision of detailed 
advice to non-householder developers may incur a charge. For further information on the historic 
environment and planning, and our charging schedule please refer the applicant to: 
https://new.devon.gov.uk/historicenvironment/development-management/. 
 
First Response: 
I refer to the above application and your recent consultation. The site lies within a landscape where 
there is a concentration of prehistoric activity, including nationally important Mesolithic and later 

https://new.devon.gov.uk/historicenvironment/development-management/


prehistoric waterlogged deposits, middens and wooden structures on the beach to the west of the 
application area. It is unlikely that prehistoric activity is confined to the foreshore and it is likely that 
there is contemporary prehistoric activity in the hinterland of the beach where this proposed 
development lies. This potential is flagged up by the archaeological desk-based assessment and 
walkover survey report submitted in support of the planning application, as is the need for geophysical 
survey to identify the presence of any archaeological deposits that would otherwise not be identifiable 
across the site. However, in the absence of the results of any field evaluation (geophysical surveyor 
trench evaluation) the Historic Environment Team do not consider that the information submitted in 
support of this application is sufficient to enable an understanding of the significance of the heritage 
assets within the application area or of the impact of the proposed development upon these heritage 
assets. 
 
Given the high potential for survival and unknown significance of below ground archaeological 
deposits associated with the known prehistoric activity in the surrounding landscape and the absence 
of sufficient archaeological information, the Historic Environment Service objects to this application. If 
further information on the impact of the development upon the archaeological resource is not 
submitted in support of this application then I would recommend the refusal of the application. This 
would be in accordance with guidance Policy DM07 in the North Devon and Torridge Local Plan 
(2018) and paragraphs 189 and 190 of the National Planning Policy Framework (2019). 
 
The additional information required to be provided by the applicant would be the results of: 
i) An archaeological geophysical survey and, 
ii) A programme of field evaluation to investigate any anomalies identified by the geophysical survey 
and any apparently blank areas within the development site. 
 
The results of these investigations will enable the presence and significance of any heritage assets 
within the proposed development area to be understood as well as the potential impact of the 
development upon them, and enable an informed and reasonable planning decision to be made by 
your Authority. 
 
I will be happy to discuss this further with you, the applicant or their agent. The Historic Environment 
Team can also provide the applicant with advice of the scope of the works required, as well as contact 
details for archaeological contractors who would be able to undertake this work. 
 
NHS S106:  
Second Response: 
Thank you for your email with regard to the above planning application and the fact that Torridge LPA 
and the developer are supporting the NHS CCG’s request for a s106 contribution. I have noted the 
increase by one dwelling in the planning application and can report that it will not have a significant 
impact on the capacity issue at Northam Surgery. Therefore, the original requested contribution 
amount will stay the same at £69,171. 
 
As to the second point on your email on how the contribution will be spent, Northam Practise have 
existing planning permission, application number 1/0986/2017/FUL, for an extension to the surgery 
building to increase the consulting rooms by a further three with increase space in waiting areas and 
associated administration requirements. I have attached a copy of the plans to this email for your 
perusal. The general idea is that the financing arrangement for this extension will be a mix of NHS 
England minor improvement grants, GP practise partnership loans and s106 contributions from 
potential developments that have a direct effect on the surgery. Therefore, this contribution will be 
part of the latter. 
 
This brings me to another point, as it is hoped that several possible s106 requests will be pooled to 
contribute to the extension of the surgery and consequently the CCG requests that  
the developer is asked to pay the contribution to the Council as soon as the development begins. This 
will allow the GP practise to utilise the money for the extension as early as possible. A phased 
contribution payment, which I know is the norm, would not help in this case as the CCG would like to 
have the surgery capacity uplifted prior to new residents moving in. 
 



 
First Response: 
The application has been reviewed from a primary care perspective and the following comments are 
provided by NHS Devon Clinical Commissioning Group as their response to the application. The 
response has been informed by the Devon Health Contributions Approach: GP Provision 
(https://www.devon.gov.uk/planning/planning-policies/other-county-policy-and-guidance) which was 
jointly prepared by NHS England and Devon County Council.  
 
In preparing this response, it is noted that The North Devon and Torridge Council Local Plan 2011 to 
2021 (adopted 29th October 2018.) states that: 
 
"10.342 Northam Parish has been subject to variable growth over the last twenty years, which has 
occurred most significantly in Westward Ho! as a result of the redevelopment of tourist 
accommodations. The parish population has increased by 26%, over the period 1991-2011 providing 
an annualised increase of about 123 persons, supported by an average dwelling completion rate of 93 
homes. 
 
(c) urban extensions to the south of Westward Ho! and Northam (as part of the provision of new site 
allocations) will accommodate significant levels of housing growth of approximately 1,240 dwellings 
that is supported by social and physical infrastructure; 
 
(4) Where the policy seeks on-site provision, alternative off-site delivery or provision 
through financial contributions of broadly equivalent value may be negotiated where it can be 
demonstrated that on-site provision is not possible or appropriate. 
 
Policy ST23: Infrastructure 
(1) Developments will be expected to provide, or contribute towards the timely provision of physical, 
social and green infrastructure made necessary by the specific and/or cumulative impact of those 
developments. 
(2) Where on-site infrastructure provision is either not feasible or not desirable, then 
off-site provision or developer contributions will be sought to secure delivery of the 
necessary infrastructure, through methods such as planning obligations or the 
Community Infrastructure Levy. 
(3) Developments that increase the demand for off-site services and infrastructure will only be allowed 
where sufficient capacity exists or where the extra capacity can be provided, if necessary through 
developer-funded contributions. 
 
8.18 A key principle is that new development should contribute towards the cost of additional 
infrastructure, the need for which arises from it. Where new capacity is needed, developers will be 
expected to provide, fund or contribute towards it." 
 
The CCG's concern is that Northam Surgery is already over capacity within its existing footprint 
therefore it follows that to have a sustainable development in human health terms the whole local 
healthcare provision will require review. The surgery already has 12,470 patients registered between 
them and this new development will increase the local population by a further 307 persons. 
 
Taking this into account and drawing upon the document "Devon Health Contributions Approach: GP 
Provision document" which was agreed by NHS England and Devon County Council, the following 
calculation has been made: 
Methodology for Application 1/0490/2020/FUL 
1. Residential development of 137 dwellings 
2. This development is in the catchment of Northam Surgery which has a total capacity for 
10,449 patients. 
3. The current patient list size is 12,470 which is already over capacity by 2,021 patients or at 
119% of capability. 
4. The increased population from this development = 307 
a. No of dwellings * Average occupancy rate = population increase 
b. 137 * 2.24. = 307 



5. The new GP List size will be 12,777 which is over capacity by 2,327 
a. Current GP patient list + Population increase = Expected patient list size  
b. 12,470 + 307 = 12,777 (122% over capacity)  
c. If expected patient list size is within the existing capacity, a contribution is not required, 
otherwise continue to step 6 
6. Additional space required = 21.48 m2 
a. The expected patient list size, for this size practice = 10,449 m2 
b. Population increase * space requirement per patient = total space (m2) required 
c. 307 * 0.07 = 21.48 m2  
7. Total contribution required = £69,171 
a. Total space (m2) required * premises cost = final contribution calculation  
b. 21.48 m2 * £3,220 = £69,171 (£505 per dwelling). 
 
Could you please acknowledge the CCG's request for an S106 contribution towards the cost 
mitigation of the pressures on the local healthcare facility and it will form part of any future s106 
Agreement with the Developers. The CCG notes that the developer has already issued a Heads of 
Terms S106 Contribution letter. Please could you respectfully ask the developer to amend and 
reissue the HOTs in line with this submission. 
 
Designing Out Crime Officer - DC&D Police:  
Having had the opportunity for pre application consultation with the applicant, I wish to register my 
approval of many facets of the design - it is apparent that all concerned are cognisant of the 
requirements to provide a safe and secure development. I would recommend the developer gives 
consideration to applying for Secured by Design Silver accreditation for this development. Secured by 
Design (SBD) is a crime prevention initiative managed by Police Crime Prevention Initiatives Ltd 
(PCPI) on behalf of the UK police services. 
 
Police Designing Out Crime officers have a responsibility for Crime Prevention through Environmental 
Design in major planning applications. As a Police Service we offer advice and guidance on how the 
built environment can influence crime and disorder to create safer communities addressing the 
potential of the fear of crime and anti-social behaviour. 
 
National legislation that directly relates to this application 
Section 17 of the ‘Crime and Disorder Act 1998' places a duty on each local authority: Ito exercise its 
various functions with due regard to the likely effect of the exercise of those functions on, and the 
need to do all that it reasonably can to prevent crime and disorder in its area to include anti-social 
behaviour, substance misuse and behaviour which adversely affects the environment'. 
 
Despite other legislative considerations within the planning process, there is no exemption from the 
requirement of Section 17 as above. Reasonable in this context should be seen as a requirement to 
listen to advice from the Police Service (as experts) in respect of criminal activity. They constantly 
deal with crime, disorder, anti-social acts and see on a daily basis, the potential for ‘designing out 
crime'. 
 
National Planning Policy Framework - 2019 
Section 8 Promoting healthy and safe communities 
Paragraph 91 - Planning policies and decisions should aim to achieve healthy, inclusive and safe 
places which: 
b) are safe and accessible, so that crime and disorder, and the fear of crime, do not undermine the 
quality of life or community cohesion - for example through the use of clear and legible pedestrian 
routes, and high quality public space, which encourage the active and continual use of public areas; 
and 
c) enable and support healthy lifestyles, especially where this would address identified local health 
and well-being needs - for example through the provision of safe and accessible green infrastructure, 
sports facilities, local shops, access to healthier food, allotments and layouts that encourage walking 
and cycling. 
Section 12 Achieving well-designed places 
Paragraph 127 Planning policies and decisions should ensure that developments: 



(f) create places that are safe, inclusive and accessible and which promote health and well-being, with 
a high standard of amenity for existing and future users and where crime and disorder, and the fear of 
crime, do not undermine the quality of life or community cohesion and resilience. 
 
Generic recommendations (standing advice). 
With the above in mind, the seven attributes of Crime Prevention Through Environmental Design 
(CPTED) are key to ensuring a safe and sustainable community, 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 
creating problem areas which can attract the antisocial to gather, dumping and dog fouling 
Ownership: Places that promote a sense of ownership, respect, territorial responsibility and 
community 
Physical protection: Places that include necessary, well-designed security features as laid out in SBD 
Homes 2016  
Activity - Places where the level of human activity is appropriate to the location and creates a reduced 
risk of crime and a sense of safety at all times. 
Management and maintenance - Places that are designed with management and maintenance in 
mind, to discourage crime and ASB. 
 
The 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. 
 
Site Specific Observations/Recommendations. 
The general layout will provide overlooking and active frontages to the new internal streets and public 
open space. 
 
The back to back gardens are much supported from a security perspective, it is recommended all 
gates that lead to the rear of dwellings are capable of being locked from both sides, for example by 
means of a key, as this will enable rear gardens to be secured regardless of access or egress. 
 
The proposed boundary treatments and inclusion of defensive planting where recommended as 
required are noted. 
 
Pedestrian and cycle connections and movement must be as safe as possible. In principle routes 
should be overlooked along streets providing active frontages that are properly lit. Work should be 
undertaken to ensure that likely destinations within the masterplan area and obviously beyond will 
have such routes provided. Routes should be convenient without compromising security of dwellings 
or other uses. 
 
I would recommend the inclusion of a gate/barrier/bollards for the proposed allotment site car park to 
help prevent potential misuse of the car park by groups gathering in their cars. This is not altogether 



uncommon problem for car parks elsewhere in locally and can arise at any time. I also advise the 
siting of picnic benches in this area be carefully considered to avoid the potential for anti-social and 
nuisance behaviour for both nearby residents and allotment users. 
 
South West Water:  
I refer to the above application and would advise that South West Water has no objection in terms of 
our being able to provide potable water and drainage services to the development. 
 
As noted in the application details public sewers run through both sites and no buildings or structures 
will be permitted within 3m of them and neither can they be retained in private areas or have existing 
ground cover over or within 3m of them altered. 
  
https://new.devon.gov.uk/historicenvironment/development-management!. 
 
Devon County Council - Flood Risk Management:  
Second Response: 
Observations: 
Following my previous consultation response FRM/TO/0490/2020, dated 11/09/2020, the applicant 
has provided additional information in relation to the surface water drainage aspects of the above 
planning application, in an e-mail dated 23rd October 2020, for which I am grateful. 
. Flood Risk Assessment and Drainage Strategy Land off Tadworthy Road, Northam, 
9359-FRA&DS-v1 
. Drainage Strategy Layout Sheet 1 500 P06 
. Drainage Strategy Layout Sheet 2 501 P06 
. Micro Drainage Calculations FEH Network 1 - 1 year, 30 year and 100 year dated 14/10/2020 
. Micro Drainage Calculations FEH Network 2 - 1 year, 30 year and 100 year dated 23/10/2020 
 
The applicant has provided a feasible surface water drainage strategy which uses a combination of 
sustainable drainage techniques in line with best practice. The strategy includes an above ground 
basin, a swale and underdrained permeable paving which will provide treatment of the runoff, amenity 
and biodiversity. Attenuation will also take the form of underground tanks and oversized pipes. Long 
term storage will be provided via a variable flow control device. The applicant has been advised that 
South West Water will adopt the surface water drainage features at the site however the under 
drained permeable paving will remain private. 
 
Recommendation: 
‘No development hereby permitted shall commence until the following information has been submitted 
to and approved in writing by the Local Planning Authority: 
(a) A detailed drainage design based upon the approved Flood Risk Assessment and Drainage 
Strategy Land off Tadworthy Road, Northam, 9359-FRA&DS-v1 and Drainage Strategy Layout 
Sheet 1 500 P06 and Drainage Strategy Layout Sheet 2501 P06 
(b) Detailed proposals for the management of surface water and silt runoff from the site during 
construction of the development hereby permitted. 
(c) Proposals for the adoption and maintenance of the permanent surface water drainage system. 
(d) A plan indicating how exceedance flows will be safely managed at the site. 
No building hereby permitted shall be occupied until the works have been approved and implemented 
in accordance with the details under (a) - (d) above. 
 
Reason: The above conditions are required to ensure the proposed surface water drainage system 
will operate effectively and will not cause an increase in flood risk either on the site, adjacent land or 
downstream in line with SuDS for Devon Guidance (2017) and national policies, including NPPF and 
PPG. The conditions should be pre-commencement since it is essential that the proposed surface 
water drainage system is shown to be feasible before works begin to avoid redesign / unnecessary 
delays during construction when site layout is fixed.’ 
  
First Response: 
At this stage, we object to this planning application because we believe it does not satisfactorily 
conform to Policy ST03 of North Devon and Torridge Local Plan 2011 - 2031. The applicant will 



therefore be required to submit additional information in order to demonstrate that all aspects of the 
proposed surface water drainage management system have been considered. 
 
It is understood that the lower section of the site is steep and therefore constrained, however the 
applicant should fully explore opportunities to use above ground sustainable drainage systems in the 
proposed surface water drainage strategy. The current strategy is completely based on underground 
tanks which goes against our SuDS for Devon Guidance (2017). South West Water are now adopting 
above ground sustainable drainage systems so there is no longer a barrier in terms of adoption to 
implementing above ground systems. The proposed site layout includes at least three areas of public 
open space which may be suitable for above ground systems. Above ground sustainable drainage 
systems would provide benefits for amenity for the residents, benefits for biodiversity and treatment of 
the runoff in line with the SuDS Mitigation Indices. 
 
The applicant should also note that in accordance with the SuDS Management Train, surface water 
should be managed at source in the first instance. The applicant will therefore be required to explore 
the use of a variety of above-ground source control components across the whole site to avoid 
managing all of the surface water from the proposed development at one concentrated point (e.g. a 
single attenuation pond). Examples of these source control components could include permeable 
paving (which could be underdrained), formalised tree pits or other bioretention features such as rain 
gardens, as well as green roofs, swales and filter drains. 
 
We only accept FEH rainfall for new applications in line with best practice. The FSR is based on a 
dataset from 1970s and is out-of-date. 
 
The applicant should submit the results of the infiltration testing to the local planning authority. 
The applicant should provide evidence that South West Water are happy for the connection into their 
network from this site. 
 
The applicant should submit the appendices to the Flood Risk Assessment & Drainage Strategy as 
this appears to be missing. 
 
Natural England: 
SUMMARY OF NATURAL ENGLAND'S ADVICE 
Designated sites - no objection subject to mitigation 
Northam Burrows Site of Special Scientific Interest (SSS1) - no objection subject to a detailed SuDS 
scheme and there being no increase in the CSO impacting on the SSSI as a result of the 
development. 
Taw Torridge Estuary SSS1 - no objection subject to offsite biodiversity compensation measures 
including functionality for SSSI overwintering water birds. 
 
Our detailed advice is provided below along with Natural England's advice on additional 
environmental matters. 
 
Designated sites - no objection subject to mitigation 
The development is adjacent to or in close proximity to the Northam Burrows SSSI which is notified 
for its geology, sand dune and dune slack habitats, wet grassland and rare plants. The development 
site is also within 1 km of the Taw Torridge Estuary SSSI which is notified for its overwintering bird 
interest and intertidal habitats. 
 
Further information about the notified special interest of these SSSls can be found at 
www.magic.gov.uk. 
 
Designated sites are material planning considerations. A proposal within or close to a SSSI needs to 
be consistent with maintaining and enhancing the special interest of the protected site. It must be 
demonstrated that harm will not accrue and that the development will not have an adverse impact on 
the interest features of the site or be contrary to local and national policy. Policy ST14 of the joint 
Torridge and North Devon Local Plan requires that the quality of northern Devon's natural 
environment will be protected and enhanced, which includes SSSls. 

http://www.magic.gov.uk/


 
Northam Burrows SSSI 
Foul water 
Natural England had concerns about the potential for storm water overflows from the Golf Links Road 
pump station to directly affect the Northam Burrows SSSI. Anecdotal evidence suggested that 
historically in bad weather the pump station had overflowed into Goosy Pool within the SSSI. 
 
South West Water has stated that the mains sewer network has capacity to accommodate the 
proposed development. Based on the information provided, a new foul drainage network will also be 
constructed to service the site and will be designed to accommodate the anticipated peak flows for a 
range of storm events with no flooding. 
 
It is the responsibility of South West Water to maintain and monitor the existing sewer network and 
ensure no flooding occurs and to carry out the necessary upgrade if the system is shown not to cope. 
The Council should satisfy itself that the infrastructure has the capacity to cope with the additional 
pressure. 
 
Surface water 
Devon County Council, as the lead flood Authority, identified that surface water also drains into the 
sewer network before discharging into Northam Burrows SSSI. We welcome the proposal to include 
SuDS to manage surface water run-off, the details of which are set out in the Flood Risk Assessment 
(Jubb engineers Nov 2020) which proposes a combination of an above ground basin, a swale and 
under drained permeable paving which will provide treatment of the runoff, amenity and biodiversity. 
Attenuation will also take the form of underground tanks and oversized pipes. Other features of the 
treatment train will include measures to provide suitable treatment of sediment and all relevant 
pollutants such as smart sponge gully adaptor system in road gullies and silt traps / catch pits. 
 
The RSPB and Wildfowl and Wetlands Trust have published guidance for local authorities and 
developers on designing (and managing) SuDS features that are also good for wildlife. 
 
SuDS management and maintenance is key to a properly functioning system. To ensure that the 
proposed SuDS features operate effectively for its lifetime, a management plan for the operation and 
maintenance of SuDS will be required. 
 
Measures to prevent silts or other construction waste being conveyed offsite through surface water 
runoff will need to be secured during the construction phase. 
 
Subject to the above measures being secured for foul and surface water, and there being no increase 
in the Combined Sewer Overflow impacting on the SSSI as a result of the development, Natural 
England considers the proposal is unlikely to damage or destroy the interest features for which 
Northam Burrows SSSI has been notified and therefore has no objection. Suitably worded conditions 
should be used to secure the mitigation measures. 
 
Access 
The proposal includes an access point from the allotments directly into the SSSI. The Northam 
Burrows Country Park Visitor Access Management Plan (Mike Day 2020), which is a strategy to 
ensure that high visitor numbers do not adversely affect the responsible management of the 
environment, proposes 'a series of dedicated trails which will encourage pedestrians to take certain 
routes across the park. These trails will be way marked and include the introduction of new routes that 
will avoid sensitive areas as well as parts of the park where there is potential for conflict, such as the 
golf course'. Any proposal for new access onto the Burrows should be in line with the Management 
Plan and the applicant should work with the Council to ensure sensitive areas are avoided and the 
use of appropriate infrastructure. 
 
The Taw Torridge Estuary SSSI 
Based on the information provided (Orbis Ecology report), the development of the fields at site A will 
result in the loss of a high tide roost for overwintering birds associated with the Taw Torridge Estuary 
SSSI. 



 
Natural England's advice is that the loss of the high tide roost should be compensated for by ensuring 
that the offsite biodiversity net gain measures proposed include some functionality for SSSI 
overwintering water birds. 
 
More widely, Natural England's advice is that Plan led development has the potential to affect the 
SSSI by virtue of the associated recreational activity on and around the estuary contributing to 
disturbance and displacement effects on the overwintering water birds on the estuary. 
 
The data gathered through the Taw Torridge Estuary High Tide Roost and Recreational Impacts 
study, of which your Authority is a partner, provides the evidence of recreational impacts on important 
high tide roosts and on birds feeding through all states of the tide. 
 
A strategic approach to mitigation, which your authority is working towards, would secure better 
environmental outcomes with all development adding to recreational impacts on the SSSI making a 
financial contribution to measures that avoid impacts. 
 
Biodiversity net gain and environmental enhancements 
Development provides opportunities to secure a net gain for nature as outlined in paragraphs 170 and 
174 of the NPPF3 and within the Defra 25 year Environment Plan. Policy ST14 of the Joint Torridge 
and North Devon Local Plan also expects all development to provide a net gain in biodiversity. 
 
An evidence based approach to biodiversity net gain can help LPAs demonstrate compliance with 
their duty to have regard for biodiversity in the exercise of their functions (under Section 40 NERC 
Act, 2006). Biodiversity metrics5 are available to assist developers and local authorities in quantifying 
and securing net gain. Local Authorities can set their own net gain thresholds but the Environment Bill 
currently proposes a 10% threshold. 
 
Based on the information provided the proposal cannot achieve biodiversity net gain on-site. 
Measures are proposed via financial contributions to the North Devon Biosphere Reserve to secure 
land to ensure biodiversity net gain with options for woodland or coastal grasslands. Natural 
England's advice, as set out above, is that functionality for SSSI overwintering water birds should be 
included in any option to compensate for the loss of the high tide roost. 
 
Landscape 
The proposed development is for a site adjacent to the North Devon Area of Outstanding Natural 
Beauty (AONB) which is a nationally designated landscape. 
 
Natural England advises that the planning authority uses national and local policies, together with 
local landscape expertise and information to determine the proposal. 
 
Your decision should be guided by paragraph 172 of the National Planning Policy Framework which 
gives the highest status of protection for the 'landscape and scenic beauty' of AONBs and National 
Parks. For major development proposals paragraph 172 sets out criteria to determine whether the 
development should exceptionally be permitted within the designated landscape. 
 
Alongside national policy you should also apply landscape policies set out in your Local Plan. 
 
We also advise that you give weight to the comments from the AONB Partnership, particularly in 
relation to light spill, as they will have knowledge of the site and its wider landscape setting, together 
with the aims and objectives of the AONB's statutory management plan, which will be a valuable 
contribution to the planning decision. 
 
The statutory purpose of the AONB is to conserve and enhance the area's natural beauty. You should 
assess the application carefully as to whether the proposed development would have a significant 
impact on or harm that statutory purpose. Relevant to this is the duty on public bodies to 'have regard' 
for that statutory purpose in carrying out their functions (S85 of the Countryside and Rights of Way 



Act, 2000). The Planning Practice Guidance confirms that this duty also applies to proposals outside 
the designated area but impacting on its natural beauty. 
 
Protected species 
We have not assessed this application and associated documents for impacts on protected species. 
The full suite of ecological assessments are not due to be completed until November 2020. 
 
Natural England has produced standing advice to help planning authorities understand the impact of 
particular developments on protected species. We advise you to refer to this advice. Natural England 
will only provide bespoke advice on protected species where they form part of a SSSI or in 
exceptional circumstances. 
 
The Institute of Lighting Professionals has produced practical guidance on considering the impact on 
bats when designing lighting schemes - Guidance Note 8 Bats and Artificial Lighting. They have 
partnered with the Bat Conservation Trust and ecological consultants to write this document on 
avoiding or reducing the harmful effects which artificial lighting may have on bats and their habitats. 
 
Soils and Land Quality 
From the documents accompanying the consultation we consider this application falls outside the 
scope of the Development Management Procedure Order (as amended) consultation arrangements, 
as the proposed development would not lead to the loss of over 20 ha 'best and most versatile' 
agricultural land (paragraph 170 and 171 of the National Planning Policy Framework). 
 
The wider site is approximately 6ha and available Agricultural Land Surveys (ALC) indicate that it is 
predominantly Grade 3a agricultural land. ALC surveys are now available through Natural England's 
public geographic data at https://www.gov.uk/guidance/how-to-access-natural-englands-maps-and-
data. 
 
For this reason we do not propose to make any detailed comments in relation to agricultural land 
quality and soils, although more general guidance is available in Defra Construction Code of Practice 
for the Sustainable Use of Soils on Construction Sites, and we recommend that this is followed. If, 
however, you consider the proposal has significant implications for further loss of 'best and most 
versatile' agricultural land, we would be pleased to discuss the matter further. 
 
AONB Team: 
Thank you for consulting the North Devon Coast AONB Partnership with regard to this planning 
application. We have the following comments to make. 
 
The site is located adjacent to the designated AONB boundary at Northam Burrows and land in 
question forms a part of the setting to the designated area. However, we note that the proposal site 
was identified in the adopted Local Plan as a suitable site for housing (Policy NOR 04). 
 
In terms of affecting the AONB landscape, we do not believe that the proposal will impact on the 
special qualities of the AONB, and therefore we do not believe that there are grounds for refusal. As 
previously mentioned the site is outside the designated area, but within its setting. However, this in an 
area that is surrounded by other residential areas, including between the site and the AONB and on 
the slopes above the site. In our opinion, there would be no or very little change to the landscape 
special qualities of the AONB as a result of this development. 
 
However, there are two issues that we wish to raise with regards to the proposal. We note that 
Northam Burrows is completely unlit at night, one of the few places on the Torridge side of the AONB 
that currently maintains this status. This benefits both the peace and tranquillity of the AONB and any 
nocturnal wildlife on site. Whilst we appreciate that the Burrows is surrounded by light, from the 
various developments within Westward Ho!, we would ask that you ensure that attempts are made to 
minimise unnecessary light spill, encroaching on to Burrows at night, in particular from the area of 
land identified as being the allotment site which abuts the boundary of the Country Park. 
 



The second issue relates to the treatment of wastewater. Historically, there have been issues of 
wastewater overloading the sewerage system in Westward Ho! with the excess water ending up at 
Goosey Pool, on Northam Burrows which is part of the Site of Special Scientific Interest. We 
understand that in recent times this has not been an issue and we have noted that when consulted 
South West Water have no particular concerns. However, given that this development will add a 
substantial number of dwellings to the settlement at Westward Ho! we would ask that the Council 
satisfies itself that the infrastructure has the capacity to cope with this additional use, especially at 
high peak times in the summer and during periods of excessive rainfall. 
 
Environment Agency: 
No response.  
 
Conservation Officer: 
The proposal for this site infilling between the bottom of Northam to Westward Ho! Is the latest 
expansion for the planned holiday destination at Westward Ho! 
 
The land here was largely farmed and open in the 1800’s with very few houses. 
 
In previous comments relating to the site it was hoped to discover  more about the distinctive 
boundary walls  which define the character of the road. 
 
The settlement at Northam was comparatively undeveloped at the time of the tithe map 1839 and it 
was only when the planned holiday development at Westward Ho! went ahead that a surge of building 
occurred which is seen in the form of the Victorian villas which are located in this area.  Woodbine 
Cottage which is surrounded by the proposal, arrived after the tithe but is typical of the Victorian era of 
development. 
 
The tithe does not make it clear if this land belonged to either of the farms of the time but the area of 
land beside Woodbine seems to have been in fragmented ownership as the tithe apportionment 
indicates.  The current investigations on site may add to the knowledge about the land use in this 
area. 
 
The wall from Commons farm to Woodbine is unusual in that it has a high section which was a former 
building and a pair of ornate gate posts.  These features define the frontage of the open fields in this 
location and frame the view across the open land toward the Burrows.  The development will echo 
this by using boundary walls with stone features to retain the linear character of the road and this 
should be secured by condition if necessary. 
 
The  stone walls continue along Tadworthy road and are used along both sides to link to Tadworthy 
House which is grade II listed and sited to the east of the development site. This property is an early 
dwelling but   this listed property is already surrounded by more recent development and is not likely 
to be further affected by the current proposal.  As such the significance of Tadworthy will not be 
altered by the proposed new development which is further west along Tadworthy Road. 
 

Representations: 

 
Number of neighbours consulted:  106  Number of letters of support:  0 
Number of representations received:  61 Number of neutral representations: 2 
Number of objection letters:  58  

 
The application has received 61 representations; 59 of these have been made in objection and 2 in 
support. 
 
The concerns raised cover the following areas:  

• Loss of a view; 

• Loss of privacy; 

• Increased noise and disturbance; 



• Increased traffic; 

• Development will significantly decrease existing property values; 

• Overlooking and loss of daylight to neighboring properties; 

• The development will adversely affect the character of the area; 

• Harm to wildlife – bats, badgers and foxes all rely on this site. Great crested newts frequent 
adjoining gardens at certain times of year; 

• The application would overwhelm the local residents and create flooding risks in the adjacent 
areas from surface water run-off;  

• There is no evidence of any opportunity for renewable and low carbon energy generation. This 
development will go beyond 2021 and should therefore meet the requirements of the Energy 
Performance Building Directive (EPBD); 

• Three storey dwellings as proposed are not found in the surrounding developments and are 
not appropriate; 

• There is no evidence to demonstrate the mitigation of impacts on local facilities e.g. schools, 
dental practices, doctors;  

• There is no evidence to demonstrate that the lighting on the development is designed to 
safeguard dark skies over Exmoor National Park; 

• There is no Waste Audit Statement within the Construction Management Plan;  

• There is no evidence of electric vehicle charging infrastructure;  

• Policy NOR04 identifies the need for provision of 1 adult and 2 junior football pitches. The 
Jubb drawing number 110 Rev. P1 identifies this area as having a football pitch despite the 
Planning Statement saying otherwise;  

• The developers have applied for a 10% increase in properties against the Policy; it is too 
dense;  

• The roundabout at the entrance of Golf Links Road will seriously interfere with traffic flow to 
Westward Ho! and create a potential accident black spot; 

• There is a need for a long-term storage facility to ensure controlled run off;  

• The development removes the rural gap between Northam and Westward Ho!; 

• There is a proven need for more bungalows in the area (Northam Town Council Housing 
Needs Survey 2017) so the development should increase the number of bungalows;  

• The access from Atlantic Way into the proposed development and Tadworthy Road is 
concerning – Atlantic Way is a busy main road on a hill and traffic tends to travel too fast each 
way. Visibility is poor when driving onto Atlantic Way from Tadworthy Road, particularly when 
turning right. There are also driveways to Common Mews and another driveway directly 
opposite the junction on Atlantic way which leads to several more properties;  

• Tadworthy Road is a narrow, single track road with no pavements or room for two cars to 
pass. There are two primary schools in Northam and children walk to school along this road. It 
is also used by walkers, cyclists and horse riders;  

• The existing trees on the site were ripped out last October by the developers without warning 
thereby removing habitat and shelter for wildlife and nesting birds; it is of the utmost 
importance that there is adequate green space provided on the estate and that the promised 
148 trees are actually planted; 

• Many people in this area depend on holiday lets as income. As the building work is planned to 
take 208 weeks, it will impact on residents and businesses - there will be constant noise and 
disruption for approximately 4 years;  

• These plans appear to be being rushed along during a pandemic - many local people do not 
have the equipment and skills to be able to attend meetings on Zoom etc; 

• The requirements identified in the "Town & Country Planning (Development Management 
Procedure) (England) Order 2015" have not been met - a site display for 21 days has not been 
posted; 

• The plans submitted would indicate that 2 large 3 storey properties are to be built at the direct 
entrance to the site from the Tadworthy Road end; this will greatly restrict the opening views 
towards the Northam Burrows, as the new road from Atlantic Way bends into the new 
"Boulevard" style road; 

• The Architects have already readily admitted that they fail on the "Building for life 12 
assessment" guidance;  



• No property from the proposed site should be allowed to be built with Access to Tadworthy 
Road - the stone wall along Tadworthy Road contributes to the local character and 
distinctiveness and should therefore be retained; 

• Site construction traffic should not be allowed to park, unload on Lakenham Hill, Atlantic Way 
or Tadworthy Road to avoid congestion and danger to both other traffic and pedestrians; 
there are major pinch points in and out of Westward Ho! The roads struggle at the best of 
times and particularly in the summer months, let alone with another 137 properties being built; 

• Visitors/delivery vehicles will stop/park on the boulevard creating another "pinch point"; 

• A development of lower density with 80 units feels more appropriate, as there simply isn’t the 
need for 137 additional new homes, given there are already 1,450 additional properties 
underway; 

• Why is the developer considering building a high speed, sloping, straight line, Boulevard strip? 
This will become the perfect ‘drag strip’ for boy racers;  

• Public information may suggest that this developer is in no position financially, to take on a 
medium sized housing development along with associated highways infrastructure; 

• From the proposed plan there are 71 houses which will have to share one outlet onto the 
proposed new boulevard road which is surely too many properties to have only one access to 
the boulevard road; 

• The trees that are planted in the future must not be useless ornamental ones, but trees 
chosen for their usefulness to wildlife; 

• The Stage 2 traffic safety audit was undertaken on 8th August, during the school holiday in the 
middle of a pandemic. Not a typical afternoon by any means; 

• Torridge need substantial affordable housing to reflect local need; 

• There is concern that some of the property's, especially the large 3 floor, 5 bedroom houses, 
would end up becoming holiday lets, that could cater for large groups. This would create a lot 
of noise, not suitable to a quiet residential area;  

• The current properties to the Eastern boundary of the proposed development are all 
bungalows or dormer bungalows and are currently not overlooked at all, but would now all 
have 2 story terraces looking over them and blocking light;  

• These fields become extremely wet in the winter and provide a valuable sponge for the run off 
from the hill above, will the proposed development create a greater flood risk for the current 
properties in the area or for Northam Burrows? 

• The proposed development includes an entrance on Golf Links Road opposite the entrance to 
Greenway Drive, via a roundabout. This risks increasing the footfall through Greenway Drive 
to access the Burrows. Greenway Drive is actually private land and is maintained by the 
owners of the properties on that site (rather than adopted by the council); 

• The development is on a hill. Water runs downhill. The roads will increase run-off and risk 
flooding the houses at the bottom of that hill; 

• Whilst we understand the need for new housing, we feel that brown sites should be used 
before green sites in all cases; 

• The road would become another car park for visitors accessing the beaches and burrows;  

• Has the application been considered regarding the increased capacity required for the 
treatment works and the demand on water supply; 

• At one time this site was considered for an ‘over-spill’ site to Northam’s St Margaret’s Church 
graveyard.  The idea was shelved because of the danger of flooding; 

• There is a Western Power sub-station on the eastern corner of Tadworthy Road – a timescale 
must be agreed with Western Power for this work to be done; 

• Rerouting Westward Ho bound traffic to Golf Links Road is wholly inappropriate, given the 
bottleneck by Tesco and the cricket ground in Golf Links Road;  

• There is currently a large unfinished development within Westward Ho (West Beach resort). 
This development was out of keeping with the area, there was no demand for the property and 
the developer has gone bust. Hence the development remains unfinished; 

• the small site across the road that is part of the plan (variably a football pitch or designated for 
(salt-sprayed) allotments) is used by the developer to mitigate the lack of open spaces on the 
main development; 



• Are there any provisions against many homes becoming second homes or AirB&B 
properties?; 

• There also appears to be a conflict of interest here. Torridge DC appear to be a stakeholder in 
this development – the developer said at the NTC meeting that Torridge DC own part of the 
land. Therefore, Torridge DC appear to be incentivised financially, to approve the plans with 
minimal Social Housing, to maximise their return on the land;  

• There is very little allocation of land to protect biodiversity and to support the principle of net 
gain; 

• Consideration should be given to a wildlife corridor. These fields were the last of the green 
fields in the area. People want and need green fields and green spaces regardless of how 
much rare wildlife they contain; 

• Talks of tree lined boulevards, is not aspirational this is not downtown LA but a small precious 
parcel of green land that currently separates two Devon seaside villages. If this development 
goes ahead it will effectively be a ribbon of development that links Westward Ho! and Northam 
creating an urban sprawl; 

• If this site must be developed I would suggest an eco-craft village combined with some small 
genuine affordable housing;  

• The 'mansions' are exceptionally out of keeping with the modest and also historic little 
properties that surround Tadworthy Road towards Atlantic Way and also Sandymere; 

• Specific concerns over the overbearing impacts and overlooking from Plot 68 to Number 20 
The Links; 

• Specific concern over the overbearing impacts and overlooking from Plot 49 to Number 10 
Britannia Way; 

• A request that a brick built wall should form the boundary between Britannia Way and the 
linear open space along the boulevard – there are concerns that a close boarded fence 
doesn’t provide enough protection from intruders. 

  
Where the above concerns relate to material planning issues, they will be addressed within the 
Planning Considerations below. Comments made in relation to loss of a view, the impact of the 
development on the value of neighbouring properties and the capacity of the Applicant to deliver the 
development are not material planning considerations. 
 
Some objectors suggest that the proposed dwellings should be prevented from becoming second 
homes – there is no policy basis or mechanism for such a restriction to be imposed. Further concerns 
have been raised in respect of the application not providing renewable energy features – this is 
unfortunately something that the Local Planning Authority is unable to secure through the planning 
system at the present time. It is however a matter that is considered via building regulations 
legislation.  
 
Concerns have been raised over the advertising of the application. Your Officer can confirm that site 
notices were posted at the site on the 11th of August for the required 24 day period. In respect of the 
suggestion there is a conflict of interest due to Torridge District Council being a part landowner, the 
Council’s constitution requires any planning applications involving its own land to be determined by its 
Plans Committee to ensure transparency in decision making.  
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
BID08 (Former Bideford to Appledore Railway); DM01 (Amenity Considerations); DM02 
(Environmental Protection); DM03 (Construction and Environmental Management); DM04 (Design 
Principles); DM05 (Highways); DM06 (Parking Provision); DM10 (Green Infrastructure Provision); 
DM07 (Historic Environment); DM08A (Landscape and Seascape Character); DM08 (Biodiversity and 
Geodiversity); NOR04 (Tadworthy Road (Northam)); NOR (Northam Spatial Vision and Development 
Strategy); 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); ST06 (Spatial Development Strategy 
for Northern Devon's Strategic and Main Centres); ST08 (Scale and Distribution of New Development 



in Northern Devon); ST09 (Coast and Estuary Strategy); ST10 (Transport Strategy); ST13 
(Sustainable Tourism); ST14 (Enhancing Environmental Assets); ST15 (Conserving Heritage Assets); 
ST17 (A Balanced Local Housing Market); ST18 (Affordable Housing on Development Sites); ST22 
(Community Services and Facilities); ST23 (Infrastructure);  
 
Government Guidance: 
NPPF (National Planning Policy Framework); NERC (Natural Environment & Rural Communities); 
NPPG (National Planning Practice Guidance); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
The main planning considerations of relevance to this proposal are: 
 

1. Principle of Development; 
2. Layout, Design and Impact on Character; 
3. Impact on Residential Amenities; 
4. Access and Parking; 
5. Heritage; 
6. Drainage; 
7. Ground Conditions and Contamination; 
8. Ecology; 
9. Viability and Section 106 Obligations; 
10. Planning Balance.  

 
Principle of Development 
Paragraph 2 of the NPPF states that planning law (namely Section 38(6) of the Planning & 
Compulsory Purchase Act 2004 and Section 70(2) of the Town & Country Planning Act 1990) requires 
that applications for planning permission must be determined in accordance with the development 
plan, unless material considerations indicate otherwise. The NPPF must be taken into account in the 
preparation of local and neighbourhood plans, and is a material consideration in planning decisions.   
 
In policy terms, the entire site is located within the development boundary for Northam and Westward 
Ho! (Proposals Map 8A). Policy ST06 of the North Devon and Torridge Local Plan 2018 (NDTLP) 
identifies Westward Ho! as forming part of the Main Centre of Northam, where appropriate levels of 
growth that will increase the towns’ capacities to increase self-containment, to meet their own needs 
and those of surrounding communities where such is sought through the local vision, will be 
supported. Policy ST06 is clear that development will be supported within the development 
boundaries of the Main Centres. The sites can therefore be afforded a significant level of sustainability 
in terms of accessibility to services, facilities and public transport.   
 
NDTLP Policy NOR (Northam Spatial Strategy) states: 'The three centres will continue to provide a 
range of services and facilities to meet locally generated needs and to accommodate the expanded 
needs of visitors to the area. Across Appledore, Northam and Westward Ho! a range of housing 
appropriate to local needs will be provided. Development will be supported by necessary 
infrastructure that will be delivered in a manner to minimise deficiencies against service capacity'.  
 
Policy NOR further advises that the spatial vision will be delivered through: (a) ‘provision of a 
minimum of 1,916 dwellings to meet all the communities housing needs, including affordable and 
supported homes together with an expanded supply to meet the increasing needs of the area's 
ageing population, which will be supported with associated development and infrastructure on a 
continuous basis’.  
 
Paragraph 10.358 of the NDTLP reiterates the delivery of a minimum of 1,916 dwellings and clarifies 
that this will be delivered through a mixture of development completed since April 2011, existing 
commitments, identified housing allocations and non-strategic housing sites as set out in Table 10.14. 
Table 10.14 indicates that 1,735 dwellings will be delivered through allocations. Policy ST08 reiterates 
and confirms this housing provision for Northam. 



 
The site is located within the Coast and Estuary Zone where the NDTLP distinguishes between 
‘developed’ and ‘undeveloped coast’, with stricter development controls being applied within the latter. 
The application sites fall to be within the ‘developed coast’, due to them being within the development 
boundary for Westward Ho! and Northam.  
 
The application sites form the two parcels of land that comprise an allocation for housing and 
leisure/community development, as prescribed by NDTLP Policy NOR04. This policy states: 
 
‘Land north of Tadworthy Road and north of Golf Links Road, extending to about 8 hectares and as 
defined on Policies Map 8A, is allocated for a residential use with community and leisure facilities that 
includes: 
(a) approximately 125 dwellings, providing a mix of housing type and size to reflect local need, 
including affordable housing; 
(b) a vehicular route connecting Lakenham Hill to Golf Links Road, providing for a distinct gateway 
point into Westward Ho! on the sites northern boundary; 
(c) areas of green infrastructure providing opportunities for biodiversity enhancement and informal 
recreation that provide for transparency through the site towards Northam Burrows; and 
(d) on the site north of Golf Links Road: football pitch provision, including associated facilities and car 
parking, to meet existing needs including an adult pitch and two junior pitches, which will be phased to 
be delivered with the associated housing development’. 
 
Given the sites benefit from an allocation for development for residential and community/leisure 
facilities and are located within the development boundary, the principle of development is 
acceptable. 
 
Concerns have been raised by the Town Council and in letters of representation that Parcel 1 should 
be retained as green fields with suggestions that it provides an important visual gap between the 
settlements of Westward Ho! and Northam. Policy NOR(h) requires the ‘avoidance of development 
that would contribute to coalescence between Appledore and Northam and the designated Green 
Wedge.’ The application site does not fall within the Green Wedge and is considered to be located 
between Northam and Westward Ho!, not Appledore and Northam. In any event, the site is allocated 
for redevelopment and NDTLP supporting paragraph 10.375 states:  ‘The Tadworthy element of the 
allocation currently forms a locally valued gap in the otherwise built form of Northam and Westward 
Ho! It is however considered to have little value in landscape and visual amenity terms. Through 
development the site will contribute to the objectives of improving access to the resort, enhancing the 
resort role of Westward Ho! and reducing vehicle congestion in Northam Square in addition to making 
a valuable contribution to the area's housing needs and demands.’ 
  
Considering each element of Policy NOR04 in turn, part (a) seeks delivery of approximately 125 
dwellings. Concerns have been raised over the level of housing proposed exceeding this approximate 
figure. The application proposes 138 new dwellings (including 4 flats), which is an approximate 
increase of 10%. There is no ‘in principle’ objection to the number of dwellings being proposed 
exceeding the number stated in the allocation, provided the necessary supporting infrastructure can 
also be delivered alongside an appropriate layout. The Applicant has justified the level of 
development proposed with reference to surrounding densities and has demonstrated that 
appropriate levels of open space can be incorporated (considered further below under  
 ‘Layout, Design and Impact on Landscape Character’ and ‘Viability and Section 106 Obligations’).  
In light of this, your Officer accepts that the number of dwellings put forward is appropriate for the site 
and in accordance with Policy ST02 (b) which seeks ‘conserving and enhancing the natural, built and 
historic environment through the prudent use of key resources including land.’   
 
Affordable housing and local needs provision are considered below under ‘Layout, Design and Impact 
on Landscape Character’ and ‘Viability and Section 106 Obligations’. 
 
NOR04(b) requires a new vehicular route connecting Lakenham Hill to Golf Links Road and for this to 
be a distinct gateway point into Westward Ho! on the northern boundary. Supporting Paragraph 
10.376 provides further clarification on this: ‘Fundamental to the housing sites development will be the 



delivery of an appropriate road link between Lakenham Hill and Golf Links Road. The link, to be 
provided on the basis of a boulevard style route, should through the use of landscaping and green 
infrastructure provide a transparency through the site, allowing for the continuation of views of 
Northam Burrows from within and beyond the site. A distinct gateway into Westward Ho! will 
additionally be provided through development, the setting for which will be enhanced by appropriate 
boundary treatments along Golf Links Roads on each site within the NOR04: Tadworthy Road 
(Northam) allocation.’  
 
The potential for this site to deliver a new vehicular route into the resort of Westward Ho! was 
highlighted through the Strategic Housing Land Availability Assessment (SHLAA), whereby the 
assessment of Parcel 1 (SHA/NOR/20) noted the ‘site also affords the opportunity to deliver a new 

strategic road link.’3 

 

The layout has been developed to include a boulevard style road linking Tadworthy Road and Golf 
Links Road. As discussed further below, this route would be lined with trees and feature street lighting 
and would be fronted by high quality boundary treatments and the principal elevations of dwellings. A 
new roundabout is proposed where the access meets Golf Links Road and the alignment of both the 
road and roundabout allow for views through Greenway Drive towards Northam Burrows. As part of 
the overall open space offer, two areas will be provided along the boulevard, including an area on the 
north western corner of the development. The Applicant has agreed to offer a financial contribution 
towards the installation of a public art feature on this part of the site and an indicative idea has been 
prepared to show how this might appear in the form of an exclamation mark – this will be shared with 
Members in the committee presentation. The proposal is considered to meet the requirements and 
aspirations of Policy NOR04(b). 
 
Part (c) of Policy NOR04 requires green infrastructure providing opportunities for biodiversity 
enhancement and informal recreation that provides for transparency through the site towards 
Northam Burrows. Open Space and biodiversity matters are considered in more detail under the 
relevant sections below, however for the purposes of assessing compliance in principle, the proposals 
seek to deliver a greater than policy-compliant level of public open space and opportunities for 
biodiversity enhancements on the northern part of Parcel 2 adjoining the Burrows together with an off-
site contribution towards the land-use change of 1 hectare of land to provide grassland suited to 
wading birds.  
 
The application proposes community and leisure uses for Parcel 2, however their nature differs from 
that prescribed by Policy NOR04(d), which requires: ‘football pitch provision, including associated 
facilities and car parking, to meet existing needs including an adult pitch and two junior pitches, which 
will be phased to be delivered with the associated housing development.’  Supporting paragraph 
10.377 clarifies that ‘the allocation provides an opportunity to contribute to meeting recreational needs 
within the parish; it is well located and suitable to address existing football pitch requirements.’ The 
Northern Devon Playing Pitch Strategy confirms at Paragraph 5.21 that ‘there is insufficient capacity 
at present to accommodate expected growth in the number of teams in Bideford and Northam to 
2031.’ It goes on to recommend  series of provisions under Paragraph 5.22, which includes ‘new 
pitches to meet the projected increase in demand in Northam -  a minimum of one adult and one 
junior 9v9 pitch.’    
 
Significant discussions took place at pre-application stage to explore the provision of football pitches 
on Parcel 2. These discussions involved consultation with local football clubs and the Devon Football 
Association (FA). A key issue with delivery of the pitches on this particular site was the discovery of a 
significant sewer pipe and associated manhole at the site. Investigations took place in discussion with 
South West Water to explore whether the pipe could be diverted and/or the manhole relocated. The 
clear outcome of these discussions was that it would be financially prohibitive to undertake any such 
diversion. The resultant area that could accommodate pitches became so constrained that the only 
pitch provision possible would be (at a squeeze) a 9v9 sized pitch and small kick around 5v5 area. No 
local clubs indicated that they would wish to take on such a level of provision and highlighted 
difficulties in terms of operating a satellite site, especially with younger players. The feasibility of such 
a provision was also questioned by the County Development Manager at Devon FA. 



 
A further consideration of relevance to whether it would be appropriate to deliver formal sports pitches 
on Parcel 2 include the sensitivities of this site in terms of it adjoining the Northam Burrows SSSI and 
Area of Outstanding Natural Beauty (AONB). The AONB Team were consulted on the application and 
commented on the proposal: ‘we note that Northam Burrows is completely unlit at night, one of the 
few places on the Torridge side of the AONB that currently maintains this status. This benefits both 
the peace and tranquillity of the AONB and any nocturnal wildlife on site. Whilst we appreciate that 
the Burrows is surrounded by light, from the various developments within Westward Ho!, we would 
ask that you ensure that attempts are made to minimise unnecessary light spill, encroaching on to 
Burrows at night, in particular from the area of land identified as being the allotment site which abuts 
the boundary of the Country Park.’ The development of pitches to FA standards and to ensure their 
viable use would require the introduction of floodlighting, which would likely raise an objection from 
the AONB Team.  In addition, the provision of FA standard drained pitches at the site would be costly 
in the context of a development proposal that already has significant viability issues (discussed further 
below). Therefore, against this context, alternative community/leisure uses were explored and the 
application proposes a mixed open space provision for Parcel 2 comprising an informal level grass 
kick around area/park, allotments and a biodiversity area. In assessing the proposal against Policy 
NOR04(d), it must be acknowledged that the proposal is contrary in that no football pitches are 
proposed. However, there is a clear justification for this omission from the proposal, as set out above, 
and the proposed uses on Parcel 2 are considered to comply with the overarching aim of Policy 
NOR04 to deliver community and leisure facilities.  
 
Given the above, it is clear that the principle of development is acceptable in this location given the 
sites’ positions within the development boundary of Westward Ho! and Northam and them forming an 
allocation for residential and community/leisure development. Third party representations urge against 
the development of this green field site in favour of brownfield sites within the District’s town centres. 
The site was allocated for residential development through the extensive consultation involved in the 
preparation of the NDTLP and contributes, alongside identified brownfield sites, towards meeting the 
necessary housing supply for the District up to 2031. 
 
Notwithstanding the above acceptance of the principle of development, as a result of the Burwood 
Appeal (APP/W1145/W/19/3238460), the Council accepts that it cannot currently demonstrate a five 
year supply of deliverable housing sites (5YHLS); with the appeal concluding that there is a supply of 
4.23 years across Northern Devon. By virtue of not being able to demonstrate a five year supply of 
deliverable housing sites (footnote 7, NPPF), there is a need to apply the presumption in favour of 
sustainable development (the 'Presumption') (paragraph 11(d), NPPF) as a material consideration in 
determining planning applications for housing. 
 
Paragraph 11 (d) notes: 
‘Where there are no relevant development plan policies, or the policies which are most important for 
determining the application are out-of-date, Local Planning Authorities should grant planning 
permission unless: 

 
i. the application of policies in this Framework that protect areas or assets of particular importance 
(National Parks, AONB, SSSI, Heritage Assets, Habitat Sites) provides a clear reason for refusing the 
development proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in this Framework taken as a whole.’ 
 
For the purposes of the Presumption, policies of the development plan are not considered to be 
automatically out-of-date by virtue of not being able to demonstrate a 5YHLS. Whether a policy of the 
development plan is out-of-date is a matter for the decision taker, in light of their substance and 
considering their conformity with the NPPF. As the NDTLP was adopted relatively recently, none of 
the policies are generally considered to be out-of-date for the application of the Presumption. 
 
The Presumption is set out in two parts by Paragraph 11 (d) of the NPPF, however, as this proposal is 
not considered to harm a 'protected area' so as to warrant a clear reason for refusal, the decision 
taker/s in this case needs to consider the NPPF's requirement to grant permission unless any adverse 



impacts of doing so would significantly and demonstrably outweigh the benefits - the so-called tilted 
balance (Paragraph 11(d)(i), NPPF).  
 
Against this background, and notwithstanding the support for the principle of residential in this location 
within the development boundary of Northam and Westward Ho!, due to the lack of a 5YHLS, the 
planning considerations will need to be weighed up within the planning balance with the NPPF's 
requirement to grant permission unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits as a material consideration.  
 
The material planning considerations are set out below.  
 
Layout, Design and Impact on Character 
NDTLP Policy ST04: 'Improving the Quality of Development' requires that 'development will achieve 
high quality inclusive and sustainable design to support the creation of successful, vibrant places. 
Design will be based on a clear process that analyses and responds to the characteristics of the site, 
its wider context and the surrounding area'. Policy DM04 sets out a series of Design Principles which 
are overarched by a desire for good design to guide overall scale, density, massing, height, 
landscape, layout, materials, access and appearance of new development. Paragraph 30 of the 
NPPF states that permission should be refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an area and the way it functions.      
 
NDTLP Policy DM08A concerns landscape and seascape character and states in part (1) that 
'development should be of an appropriate scale, mass and design that recognises and respects 
landscape character of both designated and undesignated landscapes and seascapes; it should avoid 
adverse landscape and seascape impacts and seek to enhance the landscape and seascape assets 
wherever possible'.  Part (2) of this policy states: ‘great weight will be given to conserving the 
landscape and scenic beauty of designated landscapes and their settings. Proposals affecting the 
North Devon Coast Area of Outstanding Natural Beauty (AONB) or Exmoor National Park or their 
settings should have regard to their statutory purposes including to ensure that their landscape 
character and natural beauty are conserved and enhanced.’ This is reiterated in Paragraph 172 of the 
NPPF. Policy ST14 seeks to conserve the setting and special character of the AONB whilst fostering 
the social and economic wellbeing of the area.  
 
As indicated above, Parcel 2 adjoins the AONB immediately to the north and the AONB Team has 
recognised the application sites as forming part of the wider setting of this designated area. The 
AONB Team has advised the LPA that it does not believe that the proposal will impact on the special 
qualities of the AONB and that they do not consider there to be grounds for refusal in this regard. 
They conclude that: ‘this in an area that is surrounded by other residential areas, including between 
the site and the AONB and on the slopes above the site. In our opinion, there would be no or very 
little change to the landscape special qualities of the AONB as a result of this development.’  The 
AONB Team and Natural England do however raise potential concern over the impact of unnecessary 
light spill encroaching onto the Burrows at night, in particular from Parcel 2. Accordingly, a condition is 
recommended to secure details of any external lighting that may be proposed on Parcel 2, although 
given the undeveloped nature of the open space and biodiversity proposals for this part of the 
application site, it is not considered that the proposal will give rise to unacceptable levels of light spill.  
 
Letters of representation voice various concerns over the proposed layout and design, raising that: 
the proposal will harm the character of the area; it is too dense and not compatible with the 
surrounding area; 3 storey dwellings are not appropriate and would block views towards the Burrows; 
the large, detached dwellings on Tadworthy Road are out of keeping with the surrounding area; there 
should be more bungalows; and the development fails the Building for Life 12 Assessment.  
 
The application is supported by a detailed Design and Access Statement (DAS), which sets out how 
the proposed design has evolved with reference to the surrounding context. In this regard, it is noted 
that the immediate environs of the site are characterised by modern residential properties varying 
between 1 and 2 storeys in height arranged in suburban densities within residential streets and cul de 
sacs. These properties, to the immediate east and west of the site, are typically finished in render and 
brick walls under tiled roofs and many of them include white uPVC conservatories that back onto the 



site. The DAS recognises that Tadworthy Road has a more dispersed and varied pattern of 
development ranging from Victorian properties, converted farm cottages / buildings, leading towards 
modern chalet-bungalows at the eastern end. Greenway Drive, to the immediate north of the site, is a 
more recent development of holiday accommodation. These holiday units have been constructed in 
render and Marley Eternit cladding with natural slate roof finishes. 
 
The wider context of the site, when viewed from the north and looking back towards the built form of 
Westward Ho!, introduces additional built forms including modern apartments and large villas. It can 
therefore be seen that the immediate context of the site is varied and that there is not a clear 
vernacular for the application proposal to follow.  
 
The layout has been developed in response to the Policy NOR04 requirement for a new link road 
between Tadworthy and Golf Links Road. This new boulevard style gateway link would be defined by 
two key house types and lined with trees and feature street lighting. The houses have been designed  
to have their front doors facing the boulevard with vehicular access and garages to the rear. This 
means that there will be no rear gardens and associated fences facing onto the new boulevard, but 
instead low boundaries with front gardens. The DAS explains that the formality of the boulevard will 
be underscored by the repeated use of the same house type on each side of the road. The proposed 
design approach for the boulevard is considered successful and would meet the aspiration of Policy 
NOR04 to deliver a ‘distinct gateway point into Westward Ho!’ In securing high quality design and 
materials along the boulevard, it will be essential to ensure that the various elements are controlled to 
be retained through the planning system. It is considered appropriate to remove permitted 
developments for the plots along the boulevard and for the boundary treatment to be secured by 
condition so that individual properties are unable to disrupt the carefully planned approach. The 
specification of the street lighting has been agreed with Devon County Highways who have confirmed 
they will adopt the lights for maintenance purposes. The trees will be planted within the private front 
gardens of the dwellings due to Devon County Highways objecting to their siting within the public 
highway. Given the importance of this feature for the overall effect of the boulevard, it is essential that 
these trees are protected to ensure their longevity. This can be achieved in two ways; firstly, through 
a landscaping condition and phasing plan to secure the agreed landscaping scheme and, secondly, 
through imposing a Tree Preservation Order on the boulevard trees and trees that provide an 
important visual amenity role in key vistas. Local planning authorities can make a Tree Preservation 
Order if it appears to them to be ‘expedient in the interests of amenity to make provision for the 
preservation of trees or woodlands in their area.’ It is therefore recommended that a condition be 
included on any decision to secure the planting of these trees but that also, in due course, the LPA 
uses its power to impose a group TPO on the proposed trees.    
 
Ten three storey dwellings will be sited along the boulevard to mark the entrance point off Tadwothy 
Road and at the two crossroads that are located within the development. Concerns have been raised 
by third parties and the Town Council that three storey dwellings are not appropriate and would be out 
of context with the surrounding character of development. It is accepted that the immediate 
surroundings do not include existing 3 storey dwellings, however the wider context does include 
development of 3 storeys or more. Furthermore, the application site is large and the proposed siting of 
the ten three storey dwellings along the boulevard is logical and serves a wider purpose in terms of 
creating the distinctive gateway into Westward Ho! These three storey dwellings will sit comfortably 
within the context of the wider developed site and against the backdrop of Westward Ho!  
 
Similar specific concerns have been raised in respect of the large dwellings that are proposed along 
the southern part of the site, fronting Tadworthy Road. These dwellings would have 5 bedrooms and 
be set over 3 levels. When viewed from Tadworthy Road itself, these dwellings, although large, would 
not appear overly dominant or out of character. This part of the site is capable of having its own 
distinct character given its direct relationship with Tadworthy Road. When viewed from the north, the 
rears of these dwellings will be seen in the context of the built form of Westward Ho! that is set along 
Atlantic Way and the development at a higher level in Northam/Westward Ho! rising up onto Kipling 
Torr. Given the diverse design and scale of dwellings in the wider context, your Officer is comfortable 
that these large, detached dwellings can be accommodated successfully within the wider townscape. 
Revisions have been made to the roofs of these dwellings to introduce an element of distinction 
between them as your Officer initially raised concerns over their uniformity.  Give the scale of these 



dwellings and their position at the highest part of the site, it is considered reasonable to remove 
permitted development rights from these plots.   
 
Beyond the boulevard, the layout is formed by a series of streets characterised by house types that 
range from bungalows to detached and terraced dwellings. The majority of the new streets benefit 
from active frontages with only the bungalows at the southern part of the site having their rear 
gardens fronting onto Golf Links Road. The new development will have a limited relationship with 
existing development in terms of existing streetscenes and there are no concerns in respect of the 
overall design approach, which is considered appropriate. The palette of materials, namely render 
and cladding walls, slate roofs and a combination of uPVC and aluminium windows and doors is 
considered acceptable and not at odds with the surrounding context. A condition is recommended to 
secure these materials and prevent their alteration without the need for planning permission.  A 
further condition is recommended to secure samples of materials for approval prior to their 
installation.  
 
The layout allows for at least 2 off-road vehicle parking spaces per dwelling and dedicated space for 
refuse within rear gardens. Open spaces are provided throughout the housing development providing 
a children’s play area and further informal green amenity space. An area of open space to the south 
east corner of the site has been turned over to a SUDs feature, in order to address the Local Flood 
Authority’s requirements for above ground sustainable drainage features. This rectangular area is 
bound by rear and side elevations of dwellings on 3 sides with a road frontage. In terms of layout and 
open space, this is not an ideal feature and it is considered that a better arrangement could have 
been achieved that opened this space out towards the development thereby offering some visual 
amenity within this part of the site. This matter was explored with the Applicant however it was 
concluded that the realignment of the road would not facilitate such a change. On balance, your 
Officer did not consider it to be reasonable to insist on an amendment to this specific part of the site 
concluding that it would not lead to a refusal of the scheme were the existing layout to be retained.  It 
is proposed for the green infrastructure/public open spaces to be secured as part of a Section 106 
Agreement (see below further commentary on the requirements of Policy DM10).           
 
Boundary treatments have been given careful consideration across the site, as illustrated on drawing 
1902 P.07 Rev D. The publicly visible boundary treatments are proposed to be a mixture of 0.45 
metre rendered wall with steel railing, 0.9 metre rendered wall with PC coping and 1.8 metre rendered 
wall with PC Coping where it affects a private amenity space. The boundary treatment at the northern 
end of the boulevard and along Golf Links Road to the east would be a 1.8m wall with 0.55m deep-
pier-planter-fence-wall-hedge. Boundaries that fall between the rears of dwellings and public open 
spaces will include close boarded fences with landscaping on the public facing sides to soften the 
appearance. This selection of materials and boundary forms will create a uniformity across the site 
ensuring a quality sense of place is achieved throughout the development. Devon County Council 
Highways have requested a pedestrian footway be provided along Tadworthy Road. This has, 
unfortunately, resulted in the loss of the existing stone wall, which is unfortunate, however this loss is 
considered to be outweighed by the improved pedestrian access arrangements. The principle of re-
using this stone within the new Tadworthy Road boundary treatment as stone and brick built pillars at 
the entrances to the new dwellings has been agreed with the Applicant and this approach is 
supported by the Conservation Officer. A condition is recommended to secure all boundary 
treatments in perpetuity and also to seek details for approval for the boundaries fronting Golf Links 
Road and Tadworthy Road.     
 
Policy DM04 (2) requires all major residential proposals to be supported by a Building for Life 12 
(BfL12) (117) (or successor) assessment. High quality design should be demonstrated through the 
minimisation of "amber" and the avoidance of "red" scores. The Applicant has submitted a BfL12 
assessment, which scores with 9.5 greens and 2.5 ambers. Your Officer would concur with this 
assessment.   
 
NDTLP Policy ST17 states that ‘the scale and mix of dwellings, in terms of dwelling numbers, type, 
size and tenure provided through development proposals should reflect identified local housing 
needs, subject to consideration of: (a) site character and context; and (b) development viability’. 
Supporting Paragraph 7.13 requires the housing mix to be provided by an individual development 



proposal to have regard to relevant up-to-date and robust evidence. Paragraph 7.13A indicates that 
Policy ST17 recognises that ‘the character and context of an individual development site may 
influence or constrain the types of residential development that are appropriate in individual 
circumstances’. The Housing and Economic Needs Assessment (HENA) for Torridge and North 
Devon Councils undertaken by GL Hearn and dated May 2016, concludes based on the evidence, 
that it is expected for the focus of new market housing provision to be on two and three-bed 
properties. Continued demand for family housing can be expected from newly forming households. 
There may also be some demand for medium-sized properties (2- and 3-beds) from older households 
downsizing and looking to release equity in existing homes, but still retain flexibility for friends and 
family to come and stay. The HENA sets the following required housing mix on development sites: 
 

• 1 bed = 15% 

• 2 bed = 35% 

• 3 bed = 35% 

• 4 bed = 15% 
 
The housing mix proposed equates to an overall mix as follows: 

 
• 4 x 1 bed (3%) 
• 37 x 2 bed (26%) 
• 83 x 3 bed (60%) 
• 14 x 4+ bed (10%) 

  
As can be seen above, the proposed mix is in conflict with the HENA. The Applicant has sought to 
provide justification for this significantly higher proportion of 3-bedroom units. Firstly, it is suggested 
that one of the wider impacts of the Covid 19 Pandemic is that property purchasers are generally 
seeking larger properties, which offer the flexibility to work from home. This applies in particular to 
families and first time buyers, who are now tending to ‘start off’ with 3-bedroom, rather than 2-
bedroom properties. There is also evidence of very limited demand and affordability for 1-bedroom 
properties, both from purchasers and investors. The views of two local agents (Brights and Cowlings) 
have been provided to support this position in favour of a greater number of 3-bedroom units. The 
Applicant has further referred to the viability outcomes from the viability assessment and the 
subsequent review by the District Valuer noting they are exceptionally poor, and even where nil 
affordable housing and reduced S106 Contributions are included, the appraisals produce a sub-
optimal developer return that does not meet normal commercial expectations. Implementing a unit mix 
that fully complies with HENA targets would replace a number of larger units with smaller units, which 
would inevitably worsen the viability position even further. Given the poor viability position for the 
housing mix proposed, it is accepted by your Officers that the mix as proposed can be justified under 
Policy ST17.  
 
All of the proposed dwelling types exceed the National Minimum Space Standards in terms of floor 
area. 
 
On matters of crime and disorder, the Designing Out Crime Officer (DOCO) has commented that he 
approves of many facets of the design. He notes that the general layout will provide overlooking and 
active frontages to the new internal streets and public open space.  Support is given to the back to 
back gardens and he recommends that gates that lead to the rear of dwellings are capable of being 
locked from both sides. The DOCO recommends the inclusion of a gate/barrier/bollards for the 
proposed allotment/open space site to help prevent potential misuse of the car park. A condition is 
recommended to secure details of matters such as security arrangements, public access, 
management etc. Concerns are raised via letters of representation that the boundary treatments 
between rear gardens and public open space should be brick walls, rather than close boarded 
fencing. Given the DOCO is raising no objection to the suggested boundary treatments, it would not 
be reasonable to request such an amendment on the grounds of crime.  
 
In summary, the application is promoting good design, seeking to achieve a quality place for future 
residents. Inevitably the character of the locality will change from open green fields to a housing 



development. Third parties are concerned that the housing will be out of keeping with the character of 
the area. A balance has to be struck between achieving the housing numbers needed to meet the 
five-year land supply and minimising the loss of greenfield. A certain density is required for effective 
use of land, which is in itself a scarce resource. The scale, massing and design of the new dwellings 
is considered acceptable and the proposal is considered to meet the requirements of NDTLP policies 
ST04, NOR04, DM04 and DM08A as well as the relevant sections of the NPPF.  
 
Impact on Residential Amenities: 
NDTLP Policy DM01 requires that development should secure or maintain amenity appropriate to the 
locality with special regard to the likely impact on neighbours, the operation of neighbouring uses, 
future occupiers, visitors on the site and any local services. Policy DM02 (2) states development will 
be supported where it does not result in unacceptable impacts to (a)  atmospheric pollution by gas or 
particulates, including smell, fumes, dust, grit, smoke and soot; (b) pollution of surface or groundwater 
(fresh and salt) including rivers, canals, other watercourses, waterbodies, wetlands, water gathering 
grounds including catchment areas, aquifers, groundwater protection areas, harbours, estuaries or 
the sea; (c) noise or vibration; and (d) light pollution. Policy DM04 (i) requires development to ensure 
the amenities of existing and future neighbouring occupiers are safeguarded. 
 
The groups of properties directly along the eastern and western boundaries of the application site 
would be the most closely affected by this development. Concerns have been raised over the 
proposed housing in terms of loss of amenity, overshadowing and impacts on privacy. Inevitably as 
greenfield sites adjacent to existing residential development are considered for development, the 
outlook and aspect of existing properties will alter. It should be noted that the loss of a view is not a 
material planning consideration.  
 
The proposed layout has been carefully considered to assess the potential for impacts on the 
amenities of existing neighbouring properties and the residents of the future development. Within the 
new development the separation distances between dwellings are considered appropriate with rear to 
rear distances being around 21 metres. On the whole, this window to window distance is maintained 
between the new dwellings and existing properties to the east, south and west and in many cases, 
particularly to the east, the neighbouring dwellings are bungalows so window to window 
considerations at upper floor level are not relevant. That said, the distances are still considered 
appropriate to ensure adequate spacing between the new and existing developments and so as not to 
cause an overbearing impact.  
 
Along the east side of the new development, the only point of concern in amenity terms that has 
required further consideration with the Applicant has been in regards to the potential for 
overshadowing and overbearing impacts to numbers 20 and 21 the Links. The Case Officer visited 
the rear garden of number 20 the Links so that the relationship with the proposed development could 
be properly understood. Plots 68-71 (the block of 4 x 1-bed affordable flats) is proposed to be erected 
to the south of 20 the Links. The wall to wall distance between the properties is 12.5-13 metres (3-3.5 
metres from the site boundary) and it would be a side elevation that would face the rear of 20 the 
Links. It is important to note that there are no windows proposed in this side elevation so there are no 
objections in respect of overlooking. Furthermore, the design has been amended from that originally 
submitted resulting in the proposed building being slightly further away from the boundary and now 
incorporating a hipped end to the roof where it was previously a gable.  Therefore, the height of the 
building at this end, (the eaves height), will be approximately 5 metres. It should also be noted that 
the new building would be sited along only the eastern section of the rear boundary of 20 the Links 
i.e. the new built form would not extend across the whole rear boundary. The Applicant was requested 
to undertake a 25 degree shadowing exercise which has confirmed that the rear windows of Number 
20 the Links would not be adversely overshadowed. The Applicant has also carried out a simulating 
solar shading following BRE guidance. This exercise simulated sunlight and shadows on 21st March 
at different times of day and confirmed there will no unacceptable levels of overshadowing to number 
20 the Links. In conclusion, whilst it is acknowledged that there will be an impact on the occupiers of 
20 the Links, this is not considered to be at a level so as to justify refusal.  
 
In terms of the western boundary, there are considered to be appropriate distances between 
dwellings. The relationship between the proposed 3 storey townhouses at Plots 3 and 4 (towards the 



northern end of the site) and the 2 storey dwellings on Commodore Place has been given detailed 
consideration. Plots 3 and 4 have been orientated so that their side elevations face towards 
Commodore Place, which means that there are no main windows looking westwards; both proposed 
dwellings have a small window at first and second floor level serving an ensuite and dressing/storage 
room/study and it is recommended that a condition be secured for these to be obscure glazed. The 
distances between Plots 3 and 4 and Commodore Place vary between 15 and 20 metres and it is not 
considered that the layout proposed gives rise to unacceptable harm in respect of amenity.  
 
A further plot that has been considered carefully is Number 10 Britannia Way, which holds a similar 
relationship to the application site as 20 the Links. Proposed Plot 49 (a detached dwelling fronting the 
boulevard) is proposed to be sited along part of the southern boundary of 10 Britannia Way. This 
dwelling is a small, detached bungalow set at an angle to proposed Plot 49. The southern elevation of 
Plot 49 originally included a larger upper floor bedroom window that would have allowed occupants to 
view the garden of 10 Britannia Way. The Applicant has addressed this by reversing the house type 
so that there are now no upper floor windows proposed in this elevation thus removing any concern of 
overlooking. The proposed dwelling has also been moved slightly further away from the boundary and 
the length of eaves closest to Number 10 Britannia Way is now shorter. The Applicant has also 
undertaken a shadowing study (to the same method for that undertaken for 20 The Links) which 
demonstrates the shadows at three different times of day with a second, close-up view of the 10am 
shadow (worst case).  In all cases, the shadow does not fall across the rear window. Given the 
amended design and the details that have been provided to demonstrate the overshadowing 
potential, it is not considered that the proposed development, and in particular Plot 49, would give rise 
to unacceptable amenity harm to the occupants of 10 Britannia Way. 10 Britannia Way also benefits 
from an outlook towards the east where an area of open space is proposed.  
 
Notwithstanding the above conclusions in respect of 20 the Links and 10 Britannia Way, it is 
considered that there would be benefit and justification in securing supplemental planting 
enhancements to the southern hedgebank boundaries of both existing properties. This planting will be 
secured via condition.   
 
Finally, the siting of the proposed townhouse at Plot 130 has been reviewed to determine whether 
there could be harm in terms of overlooking. Plot 130 is sited at an angle towards Galleon Way to the 
west. The rear elevation of Plot 130 would include a balcony at first floor level which would serve a 
main living space. The orientation of this proposed dwelling means that the sightlines of those using 
this balcony would be towards the south west, i.e., the side elevation of the neighbouring dwelling and 
its driveway rather than private rear gardens.        
 
Third parties have raised concern over impacts to residents and businesses during the construction 
phase. It will be important to protect residential amenities from the effect of the construction phase but 
this does not mean that development should be resisted. Short-term disruption through the build 
process can be addressed through appropriate conditions and the Environmental Protection Officer 
(EPO) has recommended conditions to secure compliance with the submitted Construction 
Management Plan (CMP) and to control hours of construction works. Third parties have noted that the 
hours of construction recommended by the EPO differ to those set out within the CMP; this will be 
addressed by clarification being included on any condition securing the CMP that the hours of 
construction are directed by a separate condition as per that suggested by the EPO.   
 
In the longer term, it is not considered that the increase in traffic movements and general day-to-day 
activities associated with 138 dwellings would give rise to an unacceptable level of disturbance or 
harm to air quality to residents so as to justify refusal. This position is supported by the EPO who is 
raising no objection in this regard.   
 
The EPO originally raised potential concern that the application site includes a stables premises in the 
north east corner. The Applicant provided clarification that the existing stables form part of the site to 
be developed and have now been removed. Consequently, the EPO has removed his objection. 
 



It is not considered that the proposed development would result in a harmful impact on the residential 
amenities of neighbouring occupiers, providing the conditions recommended by the EPO are included 
on any planning decision. 
 
The use of Parcel 2 for public open space would not give rise to any harmful impacts on neighbours 
and a condition is recommended to secure details of the management of this open space and 
features such as external lighting and boundary treatment. 
 
Accordingly, the proposal is considered to be in accordance with the provisions of Policies DM01, 
DM02 and DM04 of the NDTLP.  
 
Access and Parking: 
NDTLP Policy DM05 requires development to have safe and well-designed vehicular access and 
egress, adequate parking and layouts which consider the needs and accessibility of all highway users 
including cyclists and pedestrians, and that all development shall protect and enhance existing public 
rights of way, footways, cycleways and bridleways and facilitate improvements to existing or provide 
new connections to these routes where practical to do so. Policy DM06 states that proposals will be 
expected to provide an appropriate scale and range of parking provision to meet anticipated needs. 
 
Paragraph 108 of the NPPF requires specific applications for development to ensure that safe and 
suitable access to the site can be achieved for all users.  Paragraph 109 advises that development 
should only be prevented or refused on highways grounds if there would be an unacceptable impact 
on highway safety, or where the residual cumulative impacts of development are severe. 
 
The application proposes vehicular access via Golf Links Road (the northern access) and an 
amended Tadworthy Road junction linking with the B3236 Lakenham Hill (the southern access). The 
northern access will take the form of a roundabout, which would replace the existing priority junction 
at Greenway Drive to create a four arm roundabout. The southern access would be provided by a 
redesigned junction so that the development access road would replace the existing Tadworthy Road 
connection with the B3236 Lakenham Hill. Tadworthy Road to the east and Commons Mews to the 
west would then connect at priority junctions either side of the access road. It is proposed for a two-
way link to be introduced at the site access up until Tadworthy Road to maintain existing access 
provision with the B3236 Lakenham Hill as currently achievable for both Tadworthy Road and 
Commons Mews. However, north of Tadworthy Road a one way northbound link would be provided to 
serve the development.  
 
Pedestrian connections will be provided either side of the site access link road that will connect both 
with the existing northern and southern points of access. This proposed footway would connect with 
the existing provision on the southern side of Golf Links Road and the northern side of the B3236 
Lakenham Hill and would therefore provide linkages to the existing pedestrian infrastructure of 
the town. The pedestrian connection on the western side of the northern access will also be wide 
enough (i.e. 3 metres) to also accommodate cyclist movements. In addition, a 3 metre pedestrian / 
cycleway will be introduced on the northern side of Golf Links Road between the Royal North Devon 
Golf Club and Kingsley Park Road. An additional 3 metre pedestrian / cycleway will also be provided 
between Millennium Way and Ridgeway Drive.  
 
The application is supported by a Transport Assessment (TA), which reviews accessibility associated 
with the proposal and the likely impact of the proposed development on the local highway network. 
The TA states that the proposed development is well-positioned to connect into existing pedestrian 
and cyclist routes, and public transport offerings, and as such offers realistic alternative travel mode 
choices to the private car for day-to-day trips. In addition, appropriate footway / cycle connections 
(including pedestrian / cycle improvements on Golf Links Road) would be provided to ensure that the 
proposals are fully integrated with the existing Westward Ho! street network. The TA describes the 
vehicle access to be appropriate for the types of vehicles that would access the development 
proposals. In addition, the TA highlights significant benefit through the provision of the link road, which 
will, in addition to serving as a development access road, serve to divert background seafront bound 
traffic to more appropriate routes. The TA indicates that assessments of forecast vehicle capacity at 
the site access have demonstrated that the proposed junctions will have sufficient capacity to 



accommodate the background traffic flows of the forecast year, the development and diverted traffic 
resulting from the link road. In addition, a capacity assessment of Golf Links Road, which would 
accommodate more traffic as a result of the diversion of traffic through the link road, has shown that 
this road is suitable for the level of traffic forecast. 
 
A number of letters of objection raise highway capacity and safety concerns. Furthermore, the Local 
Highway Officer (LHO) initially raised objections and requested further information be submitted in 
relation to a Road Safety Audit, visibility splays for the roundabout, junction to the South and access 
to Parcel 2, HGV tracking using the northern arm of the roundabout, gradients of proposed roads and 
detailed drainage design of the southern junction.  
 
The Applicant provided further details on which the LHO provided further observations as follows: 
 
Southern Junction: 
‘The proposal includes a small section of one-way road within the site so that traffic would be able to 
go down the hill from south to north towards Golf Links Road. In the opposite direction the gradient is 
as steep as 1 in 7 on accessing Atlantic Way and access for large vehicles would be particularly 
problematic. However, to allow the existing properties that already access Atlantic Way in this manner 
to able to continue having access in this way, the southern section of the new road will be two-way 
with the properties on Tadworthy Road and 'The Mews' being able to use the new road and junction 
to go north or south. 
 
The gradient of this road is steeper than the usual 1 in 10 that would be accepted for adoption, 
however, the existing road is already this steep and only a small amount of traffic will use the road 
going uphill, little more than the existing steep road. Additionally this section of road will need to have 
additional and larger road gullies to drain surface water and also need to be constructed to provide a 
finish with PSV 65 on the carriageway and 60 on the shared cycle and foot path. Plans showing these 
details are required to be submitted. 
 
No additional traffic is expected to use Tadworthy Road other than for accessing the new (8) 
properties proposed on this road. Using this road would simply be a longer and slower route than the 
alternatives available to anyone other than those living on this road. The lack of footway on Tadworthy 
Road will need addressing, and the applicant is prepared to provide footway long the majority of the 
road which will provide safe passage for the pedestrians using this road and also provide visibility 
splays for the proposed properties on this road. Plans must be submitted showing the proposed 
footway for further consideration.’ 
 
On reviewing further details, the LHO has confirmed that the southern junction is acceptable and he is 
satisfied with the proposed footway on Tadworthy Road.  
 
Northern Junction: 
‘The proposed roundabout on Golf Links Road will work well within capacity whilst keeping traffic 
flowing. Other forms of junction in this location have been considered by the applicant but I have 
found them unacceptable in their detailed design. The roundabout proposal will need amending to 
provide for better cyclist crossings on the splitter islands and plans showing this need to be submitted 
for further consideration. 
 
A road safety audit has been carried out and this should also be uploaded to the public website along 
with the designer's response. All of the points raised (including that above regarding the splitter 
islands) have been addressed. The highway works will be subject to further road safety audits as the 
scheme progresses. 
 
The site includes a new cycleway going north-south adjacent to the new road. This will link into some 
cycleway which is also being provided on the north of Golf Links Road which will eventually link to 
more future cycleway along Golf Links Road which is a long held ambition of the Highway Authority 
and also part of the Local Plan - policy BID08.’ 
 
 



Boulevard: 
‘The proposed new road through the site is very straight and while it is fronted by housing, those 
houses have parking spaces at the rear meaning that there will likely be minimal parking on this 
'boulevard'. Traffic speeds are therefore possible to be higher than would be welcome, despite the 
two raised table areas acting as traffic calming measures. This can be dealt with by monitoring the 
speed of traffic on this road during the first year or so of its operation, and the applicant will have to 
add further traffic calming if speeds are considered a problem. 
 
A street lighting proposal including non-standard lighting columns and lanterns has been produced by 
Dee street lighting engineers with input from the developer. This shows a layout which I believe is 
acceptable to both the applicant's architect and the Dee street lighting team to allow these streetlights 
to be adopted by the Highway Authority. Such details are usually not required for planning permission 
but in this case they have been agreed to avoid future disagreements. The proposed design should 
be uploaded to the public website for further consideration.’ 
 
Third parties have raised concern over the potential for the boulevard to encourage high speeds. As 
indicated above, the LHO has confirmed that this situation will be monitored and further traffic 
measures will be required if necessary.  
 
Parcel 2: 
‘The proposal also includes an allotment site which is remote from the main site, north of Golf 
Links Road. The proposed visibility splays to this parcel of land are considered acceptable 
(70m has been shown), however, no pedestrian access has been provided. The applicant 
should provide an amended plan showing pedestrian access to this site which as a minimum 
shall be a 3m path (to allow for suitable future upgrade to a cycleway) inside the junction radii 
with an uncontrolled crossing to the opposite side of the road.’ 
 
In terms of wider impacts on the highway network, the LHO has advised:  
‘The site will generate additional traffic on local roads. It will also create a new road link between 
Tadworthy Road and Golf Links Road which has the potential to remove a significant amount of traffic 
from Atlantic Way as well as from Northam Square and Sandymere Road. The new road through the 
site will take traffic from the A386 towards Golf Links Road, where subject to agreeing detailed sign 
age, drivers will be signed to the new car park on Pebbleridge Road for access to the beach (other 
parking [twice as free] is available). Traffic should also decrease on parallel routes such as Beach 
Road, Avon Lane and Youngaton Road.’ 
 
The LHO has indicated that the wider cumulative impact of additional traffic from the site requires 
mitigation in the form of a financial contribution towards improvements to the A39. The required 
contribution is £912.02 per dwelling and this will be secured via a legal agreement.  
 
Given all of the above, and the support afforded to the scheme by the LHO, the application proposal 
is considered to be in accordance with NDTLP Policies ST10, NOR0, DM05 and DM06 as well as 
paragraphs 108 and 109 of the NPPF.  
 
Heritage: 
There are no listed buildings within or immediately adjoining the site and it is not located within a 
Conservation Area.  
 
NDTLP Policy ST15 advises that ‘great weight will be given to the desirability of preserving and 
enhancing northern Devon’s historic environment.’ Policy DM07 requires all proposals affecting 
heritage assets to be accompanied by sufficient information, in the form of a Heritage Statement, to 
enable the impact of the proposal on the significance of the heritage asset and its setting to be 
properly assessed. Part (2) of Policy DM07 advises: ‘proposals which conserve and enhance heritage 
assets and their settings will be supported. Where there is unavoidable harm to heritage assets and 
their settings, proposals will only be supported where the harm is minimised as far as possible, and 
an acceptable balance between harm and benefit can be achieved in line with the national policy 
tests, giving great weight to the conservation of heritage assets.’  
 



Paragraph 196 of the NPPF requires that ‘where a development proposal will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should be weighed 
against the public benefits of the proposal including, where appropriate, securing its optimum viable 
use.’  Paragraph 193 states ‘when considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to the asset’s conservation 
(and the more important the asset, the greater the weight should be). This is irrespective of whether 
any potential harm amounts to substantial harm, total loss or less than substantial harm to its 
significance.’ 
 
The Council's Conservation Officer has been consulted on the application and is raising no 
objections. She notes that Tadworthy House to the east is the nearest listed building and concludes 
that ‘this property is an early dwelling but is already surrounded by more recent development and is 
not likely to be further affected by the current proposal.’  The Conservation Officer has made 
reference to the stone walls along Tadworthy Road as being a distinctive feature and most notably the 
pair of ornate gate posts. The wall and gate posts are not listed. As indicated above, the wall will be 
lost to accommodate the pedestrian footway required by the Local highway Authority. However, a 
condition is recommended to secure details of this new boundary onto Tadworthy Road with a 
requirement for the stone to be re-used to reference the historic context. The Conservation officer 
welcomes this approach.   
 
The application was originally supported by an archaeology ‘desk-based assessment and walk-over 
survey’. The Senior Historic Environment Officer (SHEO) initially raised objections on the grounds that 
the information submitted in support of the application was insufficient to enable an understanding of 
the significance of the heritage assets within the application area or of the impact of the proposed 
development upon these heritage assets. The SHEO requested the results of an archaeological 
geophysical survey and a programme of field evaluation to investigate any anomalies identified by the 
geophysical survey and any apparently blank areas within the development.  
 
The Applicant subsequently provided further details in response to the SHEO, which set out the 
results of the archaeological field evaluation.  The SHEO confirmed that this ‘demonstrated that the 
area of archaeological sensitivity is confined to the southern part of the site where evidence of Bronze 
Age activity was indicated along with the remains of a possible agricultural building demolished some 
time prior to the creation of the Tithe Map in the mid-19th century. The Historic Environment Team do 
not consider that these heritage assets are of such significance that they should be preserved in situ 
and any impact by the development of the site could be mitigated by a programme of archaeological 
work undertaken in advance of any construction commencing in their vicinity’. The SHEO 
consequently removed his objection and requested that a pre-commencement condition be included 
on any decision. Given the time available, the Written Scheme of Investigation (WSI) has been 
prepared by South West Archaeology (SWARCH) and various iterations have been submitted to the 
LPA in consultation with the SHEO. The most recent WSI confirms ‘archaeological excavation carried 
out by SWARCH in February-March 2021 identified the remains of a group of postmedieval stone and 
cob farm buildings, with cobbled floors and drainage features and broadly validated the results of the 
previous phases of archaeological evaluation and geophysical survey. Many of the features produced 
postmedieval artefacts dating primarily from the 17th to 18th centuries.’ The SHEO has confirmed that 
the programme of works as described in the most recent version (dated 16th March) is acceptable and 
compliance with the approved WSI should be secured via condition.  
 
Subject to the inclusion of this condition on any decision, the development raises no concerns in 
respect of archaeology and the proposal is considered to be in accordance with NDTLP Policies ST15 
and DM07.     
 
Drainage: 
NDTLP Policy ST03 requires that development takes account of climate change to minimise flood 
risk. Policy DM04 requires development to 'provide effective water management including Sustainable 
Drainage Systems, water efficiency measures and the reuse of rainwater'.  
 
Parcel 1 is not within an area that is at risk of flooding. The majority of Parcel 2 is also within Flood 
Zone 1 except for the northern section adjoining the Burrows, which is Flood Zone 3. The proposed 



use of Parcel 2 would not constitute a vulnerable use and will not see any new built development. 
There is therefore no requirement for the application of the Sequential Test. 
 
The application is supported by a Flood Risk Assessment and Drainage Strategy. Devon County 
Council’s Flood Risk Management Team (DCCFRM) initially raised objection to the surface water 
proposals and requested additional information. DCCFRM requested the Applicant fully explore 
opportunities to use above ground sustainable drainage systems in the proposed surface water 
drainage strategy. The originally proposed drainage strategy was completely based on underground 
tanks which was contrary to DCC’s SuDS for Devon Guidance (2017). DCCFRM noted that the 
proposed site layout includes at least three areas of public open space which may be suitable for 
above ground systems and advised that in accordance with the SuDS Management Train, surface 
water should be managed at source in the first instance. The Applicant was therefore required to 
explore the use of a variety of above-ground source control components across the whole site to 
avoid managing all of the surface water from the proposed development at one concentrated point 
(e.g. a single attenuation pond).  
 
The Applicant submitted further information which DCCFRM concludes is a feasible surface water 
drainage strategy using a combination of sustainable drainage techniques in line with best practice. 
The strategy now includes an above ground basin, a swale and underdrained permeable paving 
which will provide treatment of the runoff, amenity and biodiversity. Attenuation will also take the form 
of underground tanks and oversized pipes. Long term storage will be provided via a variable flow 
control device. The applicant has been advised that South West Water will adopt the surface water 
drainage features at the site however the under drained permeable paving will remain private. 
 
On the basis of the further submission of details, DCCFRM is raising no objection subject to the 
requested condition being included on any decision notice. Natural England welcomes the proposal to 
include SuDs to manage surface water run-off however raises that appropriate management and 
maintenance is key to ensure a properly functioning system and that measures to prevent silt or other 
construction waste being conveyed offsite through surface water runoff will need to be secured. Your 
Officer is satisfied that the pre-commencement condition recommended by DCCFRM addresses 
these issues raised by Natural England.     
 
Foul drainage will be disposed of via the existing public sewer; South West Water (SWW) is raising no 
objection to this. However, both the AONB Team and Natural England have raised concern over the 
treatment of wastewater and suggest that, historically, there have been issues of wastewater 
overloading the sewerage system in Westward Ho! with the excess water ending up at Goosey Pool, 
on Northam Burrows/SSSI. Both consultees, whilst noting that SWW is raising no objections, urge the 
LPA to satisfy itself that the infrastructure has the capacity to cope with this additional use, especially 
at high peak times in the summer and during periods of excessive rainfall. Accordingly, your Officer 
asked SWW to again confirm that the system has capacity to accommodate the level of new housing 
proposed; SWW confirmed that they have no capacity issues and the operation CSO is 
regulated/consented by the Environment Agency and they are unaware of any breach of the consent 
as currently imposed by them. 
 
The concerns raised by third parties are noted, however the technical consultees are advising the 
Local Planning Authority that the proposed provisions are technically acceptable.  
 
In light of the above, the application is considered to meet the requirements of NDTLP Policies ST03, 
DM02 and DM04. 
 
Ground Conditions and Contamination: 
NDTLP Policy DM02 states that development will be supported where it does not cause an 
unacceptable risk to public health and safety due to: coastal erosion or land instability or its siting on 
known or suspected contaminated land which is unsuitable for the use proposed.  
 
The application is supported by a ‘Phase 1 Desk Study’. The EPO has reviewed this document and 
advised that: ‘having regard for the site investigations undertaken, the reported exceedances of lead 
appear very minor and it is indicated that the areas of land in question will be remediated via 



removal.  The Environmental Protection Team acknowledges that a comprehensive site investigation 
has been undertaken in relation to land contamination and no further works are required prior to the 
commencement of development works should planning consent be granted.  The Environmental 
Protection Team recommends that a condition is imposed in relation to the discovery of any 
unexpected contamination only during development.’ 
 
Accordingly, it is recommended that the Local Planning Authority's unexpected contamination 
condition is included on any decision notice. The proposal is considered acceptable when assessed 
against Policy DM02. 
 
Ecology: 
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010). Policy DM08 of 
the NDTLP concerns biodiversity and requires development to conserve, protect and, where possible, 
enhance biodiversity and geodiversity interests and soils commensurate with their status and giving 
appropriate weight to their importance. The policy further requires all development to 'ensure that the 
importance of habitats and designated sites are taken into account' and to 'consider opportunities for 
the creation of a local and district wide biodiversity network of wildlife corridors which link County 
Wildlife sites and other areas of biodiversity importance'. 
 
Third parties and the Town Council have raised concern over impacts on protected species and the 
proposals for biodiversity net gain being insufficient.  
 
The application is supported by an Ecological Impact Assessment (EIA) prepared by Orbis Ecology. 
The EIA confirms there are no European designated sites within or adjacent to the site boundary. 
Taw-Torridge Estuary SSSI is located is 1.5 kilometres to the north-east. Parcel 2 is adjacent to the 
Northam Burrows SSSI with Parcel 1 being 300 metres to the south. At a more local level, 200 metres 
to the east of Parcel 1 is the unconfirmed Wildlife Site of Lakenham Hill, which is described as an 
area of dry grassland and scrub.  
 
The EIA describes both Parcels 1 and 2 as being affected by long term intensive horse grazing and 
associated disturbance and as a consequence both are considered species poor. Scrub runs along 
the north-east and south-west boundaries of Parcel 1. The western boundary of Parcel 2 is a row of 
elm scrub, while the earth bank running along the eastern boundary has a mixture of elm, ash, and 
willow. The EIA assesses none of the hedgerows at Parcel 1 as being ‘important’ under the Hedgerow 
Regulations 1997 and confirms that species diversity was too low to meet the Devon BAP criteria for 
species rich hedges.  
 
The potential for protected / notable species was assessed as follows: 

• Dormouse – there are no records within 2 kilometres of the site. Hedgerows within the 
perimeter of Parcel 1 have negligible potential to support dormice due to poor species 
diversity, composition and structure; and a complete lack of connectivity to any higher quality 
habitat in the surrounding landscape. The EIA identified no suitable dormouse habitat on 
Parcel 2; 

• Reptiles – the grazing pressure on Parcels 1 and 2 means there is very little suitable reptile 
habitat available. On Site 1 this is restricted to the occasional area of longer grass at the base 
of the internal hedgerows, but only where this is out of reach of the horses. Otherwise, the 
grass is grazed up to the base of the banks, and there is no suitable basking habitat available 
close to the dense cover afforded by brambles and scrub. The phase 2 reptile survey of what 
habitat there is on Parcel 1 did not record any reptiles on site. Phase 2 reptile surveys of 
Parcel 2 were not carried out due to the site being assessed as having negligible potential for 
reptiles to be present; 

• Amphibians - The two sites fall within a great crested newt Consultation Zone. This is a five- 
kilometre buffer around existing and historical (post 1970) great crested newt records. 
However, the nearest great crested newt record is 4.4 km away on the other side of the Taw-



Torridge estuary. Parcels 1 and 2 have no potential to support great crested newts due to a 
lack of suitable habitat and an absence of any suitable breeding ponds within 500m of the 
sites. The EIA concludes there is no suitable amphibian breeding habitat on either of the sites. 
The hedgerows and scrub on site will provide suitable habitat for widespread and common 
species including common frog and common toad. The central areas of each of the sites are 
unsuitable habitat; 

• Badgers - Badgers have been recorded within 2km of the site, and there are numerous 
badger setts in the woodland above Atlantic Way to the south of Parcel 1. Badgers are known 
to forage on Northam Burrows to the north of Parcel 2, and therefore there is obvious potential 
for badgers to travel across both sites. The EIA concludes there are no badger setts on or in 
the proximity of either Parcels 1 or 2; 

• Bats - The stable buildings at the north and south ends of Parcel 1 were assessed as having 
negligible potential for roosting bats, and there are no tree roosting opportunities for bats on 
either site. Pasture is used by foraging bats due the increased abundance of insect life arising 
from grazing animals and their dung. Of the bat species recorded in the area, the noctule, 
serotine and pipistrelle bats are the most likely to forage over the site. Other species such as 
the horseshoe bats and the long-eared bats are less likely to use the site to any significant 
extent due to a greater sensitivity to light from adjacent roads and buildings and a lack of their 
preferred foraging habitats (woodland edges, rides, hedgerows etc) on either of the sites. The 
rare barbastelle prefers wooded valleys and a mixture of water, woodland and woodland edge 
Habitats; 

• Invertebrates – The EIA identified no habitats on site with the potential to support an important 
food plant for rare or notable species; 

• Nesting Birds – Suitable nesting habitat is identified in the scrub along the east and west 
boundaries of Parcel 1 and the scrub that divides the narrow fields at the south-easter corner 
of Parcel 1; 

• Wading Birds -  The surveys carried out January- March 2020 recorded numbers of black-
headed gulls (up to 65) within Parcel 1 on two occasions, with occasional juvenile herring 
gulls. Also recorded on two occasions were up to 2 little egrets and up to 10 curlew. The 
egrets and curlews were attracted to forage in areas of soft ground disturbed by the horses. 
 

The EIA identifies the following impacts and recommends measures to avoid, mitigate and 
compensate negative effects and provide ecological enhancement:   

• There are no significant impacts predicted to the features of interest responsible for the 
designation of the Northam Burrows SSSI. The main development site (Parcel 1) is noted as 
being separated from the Burrows by roads and existing housing, and the proposals for Parcel 
2 are considered inherently low impact; 

• There are no impacts predicted to: dormouse, reptiles, amphibians and invertebrates; 

• Badgers – could be vulnerable during the construction phase and measures are 
recommended to protect them. The EIA concludes there would be no residual impacts to 
badgers; 

• Bats -  The nature of the main development site within an existing built-up area is such that 
species less tolerant of artificial light levels are unlikely to utilise the site to any significant 
degree. The limited amount of hedge and scrub habitat present on site means it offers little in 
the way of foraging opportunities for those species that specialise in woodland and woodland 
edge habitats. The planting of areas of native mixed scrub and the creation of native 
species-rich hedgerows on Parcel 2 will provide additional foraging opportunities for bats. No 
significant residual impacts are predicted; 

• Nesting birds – the demolition of stable buildings and removal of hedgerows and scrub has the 
potential to impact nesting birds if carried out during the nesting season from 1st March – 31st 
August. In order to mitigate this demolition of the stables and any hedgerow and scrub 
removal will take place outside of the nesting season. Provision for nesting birds will be 
incorporated into the new development. There are no residual impacts predicted to nesting 
birds; 

• Wading Birds - The development of Parcel 1 will result in the loss of a high tide roost for small 
numbers of little egret and curlew. The site is also used by black-headed gulls as a place to 



roost/forage. None of these species will breed on site. Over 2 million black-headed gulls over-
winter in the UK, and can be found almost anywhere inland. Their presence on Parcel 1 over 
periods of high-tide does not confer any additional conservation importance to the site. Little 
egrets are currently of least conservation concern, and there are no significant impacts 
predicted to the local egret population from the proposed development. With regards to the 
red-listed curlew, the main problems faced by this species are the loss and fragmentation of 
breeding sites due to the agricultural improvement of unimproved moor and marshy grassland. 
Numbers of overwintering birds on the Taw-Torridge Estuary at present appear to be stable.  
Due to the presence of the protected areas of Northam Burrows SSSI and Braunton Burrows 
SSSI/SAC adjacent to the Taw-Torridge estuary and other areas of open farmland in the 
vicinity of the site, there are no significant impacts predicted to the local curlew population 
from the development of Parcel 1. In terms of mitigation, there are no areas on Parcels 1 or 2 
suitable to mitigate the loss of Parcel 1 as a high tide roost for low numbers of birds. It is 
suggested that aspects of the conservation of local wading bird populations is considered 
when addressing the residual net habitat loss. Due to the low numbers of waders using the 
site, there are no significant residual effects predicted 

• Hedgehogs – all new boundary features (e.g. garden fences) must incorporate suitable access 
points (hedgehog highways) to allow hedgehogs to move freely around and through the 
development. 
 

Biodiversity enhancement proposals include the provision for bats and birds being incorporated into 
the housing development in the form of suitable bat and bird boxes. Exact locations for these features 
will be secured via condition. Compensation for the loss of habitat will be partially addressed through 
enhancement of Parcel 2, with the measures proposed included in the submitted landscape plan for 
the development. This area will provide a compensatory habitat for the development of Parcel 1 and 
will be planted with mixed scrub. New lengths of native rich hedgerow will also be created.  
 
Notwithstanding these habitat enhancements, the development will result in a net loss of biodiversity 
of -1.03 units (-6.58%), but a gain of 0.65 hedgerow units (+29.61%). For a biodiversity net gain to be 
achieved on site, a significant part of the development area would have to be assigned to habitat 
creation, such as wildflower meadow, which would compromise the viability of the proposal. 
Therefore, the principle for an off-site biodiversity compensation measure has been agreed with the 
North Devon Biosphere Reserve in consultation with Natural England who identify the need for any 
off-site biodiversity net gain to provide high tide roost compensation.  The Applicant has provided a 
Biodiversity Position Statement, which confirms that the proposed biodiversity offset aims to not just 
offset the direct loss of habitat but also to improve the attractiveness of the offset site to wading birds 
from the Torridge Estuary that currently roost on Parcel 1 at high tide. The updated DEFRA metric 
confirms that the enhancement of 1 hectare of semi-improved grassland to a target state of lowland 
meadow will provide a ‘net gain’ in excess of the required 10%. This would take the form of a financial 
contribution which the North Devon Biosphere has confirmed as £17,800.  
 
Natural England has also directed the LPA to the Northam Burrows Country Park Visitor Access 
Management Plan, which is a strategy to ensure that high visitor numbers do not adversely affect the 
responsible management of the environment. Any future access from Parcel 2 onto the Burrows will 
need to be in line with this Management. A condition is recommended to secure the management of 
Parcel 2 and for various details, including pedestrian access, to agreed, however the Lead Ranger 
has confirmed that such a pedestrian access would work well with the planned trails.    
 
It is recommended that the various mitigation and enhancement measures set out within the EIA be 
secured via condition. In addition, given the proposed habitat mitigation planned for Parcel 2, it is 
considered appropriate to require a Landscape and Ecological Management Plan (LEMP) via 
condition to detail how the proposed habitats will be managed in the long term.  
 
Given all of the above, and notwithstanding concerns raised in letters of representation, the 
application proposal is considered acceptable with regards to ecology, subject to appropriate 
conditions and financial contributions to secure mitigation measures and achieve an overall 
biodiversity net gain in excess of 10%. The proposal is considered to be in accordance with NDTLP 
Policies ST14, NOR04 and DM08. 



 
Viability and Section 106 Obligations: 
Any shortfall in infrastructure for the proposed development should be funded by developer 
contributions in accordance with NDTLP Policy ST23 (Infrastructure), which requires development to 
provide or contribute towards the timely provision of physical, social and green infrastructure made 
necessary by the specific or cumulative impacts of those developments.  
 
A number of third parties and the Town Council have raised objection to the proposal on the grounds 
that there is insufficient infrastructure to accommodate the growth in population. Significant concerns 
are also raised in regards to the less than policy compliant affordable housing offer. 
 
The application generates the following infrastructure requirements: 
 
Affordable Housing: 
NDTLP Policy ST18 sets a requirement for developments of 11 or more dwellings to provide on-site 
delivery of affordable housing equal to 30% of the number of dwellings on site. Affordable housing is 
sought at a tenure split of 75% social rent and 25% intermediate in accordance with the mix specified 
by the Strategic Enabling Officer. 
 
Policy ST18 (5) states that ‘negotiation to vary the scale and nature of affordable housing provision, 
along with the balance of other infrastructure and planning requirements, will be considered on the 
basis of a robust appraisal of development viability’. 
 
Paragraph 7.31 clarifies that: ‘it is however accepted that there may be occasions whereby 
circumstances conspire to mean that the delivery of affordable housing in line with the policy 
requirements may compromise development viability. The obligation will lie with the developer to 
provide a robust financial justification to support any proposals failing to meet identified policy 
requirements. The local planning authority will consider such requests on the basis of an open book 
financial appraisal of development viability. The Local Planning Authority will normally require the 
appraisal to be independently verified, with the developer liable for reasonable costs incurred to the 
local planning authority in doing so. Where it is demonstrated that scheme viability prohibits meeting 
the full policy requirements for the provision of affordable housing and/or other planning obligations, 
the local planning authority will enter into negotiations to vary the proportion and/or mix of affordable 
housing provision’.   
 
The ability of the development to deliver affordable housing is considered further below. 
 
Green Infrastructure: 
In respect of green infrastructure and built recreational facilities, NDTLP Policy DM10 states: 
‘Development will provide new accessible green infrastructure, including public open space and built 
facilities, to meet at least the green infrastructure quantitative and accessibility standards, as set out 
in Table 13.1 and Infrastructure Delivery Plan, to meet the needs of its intended occupants’. 
 
The application of the provisions of Policy DM10 and associated Table 13.1 of the NDTLP identifies 
an on-site requirement for 1.098 hectares of open space across different typologies. The application 
proposes green infrastructure provision of 12,238 sqm or 1.23 ha (3,795 sq m on Parcel 1 and 8,443 
sq m on Parcel 2). The overall level of provision compares favourably to the level of 1.098 ha (10, 980 
sq m) required by Policy DM10. Although, it is important to note however that Policy NOR04 does 
require site specific additions particular to the development of the site, so a direct comparison is not 
possible. In any case, the development does provide an appropriate level of green infrastructure, with 
a mix of typologies that respond to the site’s context. The application proposal also generates a need 
for off-site built recreation contributions, however given the significant viability issues, and the need 
for a policy compliant on-site green infrastructure provision, your Officers are not recommending that 
these are sought. 
 
The Applicant has agreed for this open space and ongoing management arrangements to be secured 
via a Section 106 Agreement. The phasing of this green infrastructure will be confirmed through the 
negotiation of the Section 106 Agreement and as part of the condition requiring a phasing plan to be 



agreed. In addition, full details of the open spaces proposed on Parcel 1, including the nature and 
type of play equipment, will be secured via condition.  
 
Highways: 
As per the obligations set out above, namely £912.02 per dwelling to secure off-site highway 
improvements to the A39. The LHO has requested for this to be secured by occupation of the 75th 
dwelling.  
 
 
Education: 
The Local Education Authority (LEA) is seeking contributions required for education. The LEA has 
identified that the proposal will generate an additional 33.50 primary pupils and 20.1 secondary pupils 
which would have a direct impact on St Georges Infant school, St Margaret’s Junior school, 
Appledore School and Bideford College. In order to make the development acceptable in planning 
terms, an education contribution to mitigate its impact will be requested. This is set out below:  
 
‘Primary Provision:  
When factoring in both approved but unimplemented housing developments and Local Plan 
allocations, we have forecast that the local primary schools have sufficient capacity for 42% of pupils 
expected to be generated from development in the area. Therefore, Devon County Council will 
request primary contributions against 58% of pupils expected to be generated by development in 
Northam. The contribution would be used towards additional education infrastructure to serve the 
address of the proposed development.  The Local Plan identifies that new primary provision is 
required to serve Northam allocations. 
  
DCC will seek a contribution towards the primary pupils expected to be generated from this 
development. The primary contribution sought would be £377,272 (based on the DfE new build rate of 
£19,417 per pupil x 58%).  This equates to a per dwelling rate of £2,815.46.  The contributions will be 
used towards the additional primary provision. 
  
DCC would also need to request a proportionate land contribution of 10sqm per family-type dwelling.  
Based upon a land value of £440,000 per hectare (£440 per dwelling), this land contribution would 
equate to £34,196, and would be used to assist in the procurement of the new school site. This is 
calculated as £440 x 134 dwellings x 58%. 
  
 
Early Years Provision: 
A contribution towards Early Years provision is requested to ensure delivery of provision for 2, 3 and 4 
year olds. The Early Years rate is £250 per dwelling, or a total of £33,500 to mitigate 134 dwellings. 
This contribution will be used to provide statutory early years places in the area. 
  
Secondary Provision: 
When factoring in approved but unimplemented housing developments we have forecast that the local 
secondary school has sufficient capacity for the number of pupils likely to be generated by the 
proposed development. Therefore, a contribution towards secondary education infrastructure would 
not be sought.’ 
 
Given the above position, it is considered reasonable to secure the requested LEA contributions 
towards primary education and early years. The final dwelling numbers and mix have changed slightly 
since the LEAs originally response so the final figure will need to be adjusted to reflect this. The Local 
Planning Authority has however questioned the justification for a land contribution of £34,707 to be 
secured when the land for a new primary school has already been secured through the granting of 
outline planning permission at Daddon Hill. The LEA has explained that they are still seeking the 
requested land contribution in case the Daddon site does not come forward.  
 
There is no evidence to suggest that the Daddon Hill development will not come forward and, given 
the marginal viability for this application site, it is not considered reasonable or appropriate to seek the 
requested land contribution. 



 
NHS: 
The NHS Devon Clinical Commissioning Group (CCG) has raised that the Northam Surgery is already 
over capacity within its existing footprint therefore it follows that to have a sustainable development in 
human health terms the whole local healthcare provision will require review. The surgery already has 
12,470 patients registered between them and the application proposal is expected to increase the 
local population by a further 307 persons. Consequently, the CCG is seeking a financial contribution 
of £69,171 towards the costs of mitigating the pressures on the local healthcare facility. As with the 
education contribution, this will need to be amended very slightly to reflect the updated unit numbers. 
 
Public Art: 
As indicated above, the Applicant has offered to make a financial contribution of £10,000 towards a 
piece of public artwork to enable a ‘distinct gateway point to Westward Ho!’.  
 
Biodiversity: 
As indicated above, in order to meet the target requirement for a 10% net gain in biodiversity, the 
proposal will include a financial contribution towards off-site enhancements to be implemented by the 
North Devon Biosphere. This figure has been confirmed as £17,800 to secure the land use change of 
1 hectare of land from an improved grassland to a lowland meadow. The North Devon Biosphere has 
indicated that there are a couple site options, which will need to be confirmed with the respective 
landowners.  
 
Viability Assessment: 
The Applicant has submitted viability appraisals that demonstrate with a policy compliant level of 
contributions, the development would be unviable. A non-confidential summary of these appraisals, 
prepared by Belvedere Vantage, is available for Members of the Plans Committee to view on the 
Council’s website, in line with the requirements of the National Planning Policy Practice Guidance 
(NPPG).  
 
As indicated above, Policy ST18 allows for negotiation to vary the scale and nature of affordable 
housing provision, along with the balance of other infrastructure and planning requirements, on the 
basis of a robust appraisal of development viability. The District Valuation Office (DV) was instructed 
to independently verify the submitted viability information and the assigned DV Officer has provided a 
written report to the Council, which is appended to this Committee Report for Member’s ease of 
reference. 
 
The conclusion of this viability process is that the application proposal is unviable when assuming a 
policy compliant level of planning obligations. The submitted viability appraisal advises the site suffers 
from a number of technical challenges that greatly increase the cost of development, with (in 
particular) significantly increased costs relating to the necessity to use an unusual surface water 
disposal system of combined permeable paving, tanks and basins along with extensive flow control 
and orifice manholes which were introduced at a late stage of the scheme design. The viability 
appraisal also indicates that a further 'Abnormal' element of the proposed development is the high 
quality palette of materials that is being used on the street scene to meet the aspirations of the local 
planning authority. This is certainly the case in respect of the proposed boulevard, which is a clear 
policy requirement set out in Policy NOR04.  
 
The DV Officer has confirmed: 
‘Based on my analysis, I agree with the contention that the proposed scheme cannot viably support 
the required affordable housing contribution. It would in my view be potentially deliverable however 
based on a nil provision of affordable housing (either on or off site), the proposed reduced section 106 
contributions, and assuming a lower than standard developers return; however, at a level above that 
which the applicants are considering as acceptable.’  
 
Notwithstanding the significant viability issues as set out above and in the appended DV Officer’s 
report, the Applicant is offering 9 affordable housing units across the development. The Strategic 
Enabling Officer has been involved in discussions on viability and notes: 
 



‘However, the applicant has 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 viability appraisal and this has now been 
assessed on behalf of Torridge District Council by the District Valuation Office Through this 
assessment, the District Valuation Office have concluded the development cannot viably deliver any 
Affordable Housing. 
 
However the applicant has offered to provide 9 of the units as Affordable Housing on the basis the 
profit margin will be reduced to that below industry norms. This offer provides for the following 
Affordable Housing to be secured by way of a Section 106 agreement:- 4 x 1-bed social rent units, 2 x 
2-bed social rent units, 1 x 2-bed intermediate unit and 2 x 3-bed intermediate units.   
 
I can confirm the 9 Affordable Housing units as proposed are acceptable in terms of the size, type, 
tenure and location on site and overall the provision of these affordable units will be highly beneficial 
in meeting an element of housing need which exist within the District.’ 
 
The Applicant has been asked on what basis they are able to provide this affordable housing, given 
the clear viability issues. They have confirmed that any such commitment is at risk and that it would 
be their profit margins that would be adjusted accordingly. Given this, it is considered that Members of 
the Plans Committee can apply weight to this offer in their decision making and that an affordable 
housing provision of 9 units should be secured via the Section 106 Agreement.  
 
Planning Balance: 
Paragraph 2 of the NPPF states that planning law (namely Section 38(6) of the Planning & 
Compulsory Purchase Act 2004 and Section 70(2) of the Town & Country Planning Act 1990) requires 
that applications for planning permission must be determined in accordance with the development 
plan unless material considerations indicate otherwise. The NPPF is a material consideration in 
planning decisions. 
 
As discussed above, the Local Planning Authority cannot currently demonstrate a five 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). 
 
In this instance, the proposal would provide a significant contribution of 138 dwellings towards local 
housing supply on an allocated site that is located in a sustainable location within a Main Centre. The 
site is therefore within close proximity of a number of key services and facilities as well as public 
transport routes meaning that future occupants would be less reliant on the private motor car. Given 
the Council’s current lack of a 5YHLS significant weight should be attached to the delivery of housing 
in this sustainable location.  
 
The proposal would also provide a benefit to the local economy in respect of the construction of the 
development and improve the sustainability of Northam and Westward Ho! in respect of the viability of 
local services and facilities. The developer is a local business so there will be significant economic 
benefits through job creation, albeit it is accepted this will be on a temporary basis for the construction 
period.  
 
The proposal will deliver the strategic aspiration for a new distinct gateway route into the resort of 
Westward Ho! A high quality boulevard design is proposed along with a public art contribution to 
secure an art feature at the junction with Golf Links Road. This is a unique opportunity offered by the 
development of this site and should be considered a significant benefit in recognition of the wider 
benefits that would be delivered. The scheme will also deliver an over-provision of public open space 
beyond that which would be required for the level of housing proposed. These features will provide a 
wider community benefit as all residents of the community will be able to access them – this is a 
significant benefit of the proposal.  
 
The highways impacts are considered to be acceptable, both in respect of traffic generation and the 
proposed accesses; the Local Highway Authority is raising no objections to the proposal. The 



introduction of improved junctions at the south and north of the site together with improved cycle and 
pedestrian routes will provide wider benefits to the local community and should be considered a 
significant benefit of the proposal. The improved cycle roues will contribute to the delivery of Policy 
BID08, which seeks the establishment of a trail following where possible the route of the former 
Bideford to Appledore Railway from Northam Road to Westward Ho!  
 
The development is well designed, meeting the approval of the Crime and Disorder Officer, and will 
ensure the amenities of existing and future residents of the new development are protected. In 
addition, adherence to Construction Management Plan would be secured via condition to protect 
residents during the construction phase. There are no objections in principle to the proposed foul and 
surface water drainage methods. A Written Scheme of Investigation has been agreed with the Senior 
Historic Environment Officer and the development will be carried out in accordance with it to ensure 
any archaeological heritage is protected.  Through condition the proposal will secure the protection of 
protected species and deliver biodiversity enhancements at the site and through a financial 
contribution to secure 1 hectare of land to mitigate for the loss of a high tide roost for wading birds. 
Further financial contributions are to be secured towards local infrastructure to meet needs that would 
be generated by the development, namely education, health and highways. All of these material 
considerations are considered to deliver a neutral position post-development.  
 
Turning to the adverse impacts, as discussed earlier, due to viability issues, the application is unable 
to make a policy compliant offer in terms of affordable housing or housing mix. The District Valuation 
Office has confirmed this and advised the Local Planning Authority that the scheme is unable to 
deliver any affordable housing. Notwithstanding this, the Applicant is offering 9 affordable units across 
the site, which along with the other stated planning obligations, would be secured via a Section 106 
Legal Agreement. Even though the viability assessment suggests otherwise, the Applicant is 
proposing 9 affordable units at a mix that has been agreed with the Strategic Enabling Officer. 
Significant weight should be given to this as a benefit of the scheme, albeit recognising it falls well 
below the target of 30%. The housing mix has been justified in line with Policy ST17 with regard to 
viability and market demand. 
 
There will be an element of landscape/townscape harm through the redevelopment of Parcel 1 from 
green fields to a housing estate. The NDTLP acknowledges this current green gap has local value 
however emphasises that it is considered to have little value in landscape and visual amenity terms. 
The NDTLP further emphasises the opportunities for development of the site to contribute towards the 
objectives of improving access to the resort, enhancing the resort of Westward Ho! and reducing 
vehicles congestion in Northam Square in addition to making a valuable contribution to the area’s 
housing needs and demands. It is therefore clear that the allocation of the site was underscored by it 
having limited landscape value compared to the significant benefits that would be delivered. It is 
therefore considered that limited harm can be attributed to the loss of the green field site and this 
position is supported by the AONB Team and it is not considered that the proposal will harm the 
setting of the AONB.  
 
Finally, due to the Local Highway Authority’s requirement for a new pedestrian footway along 
Tadworthy Road, the existing stone wall is unable to be retained. This wall is of local historic value 
and contributes to the visual amenities of the area so moderate harm must be attributed to its loss. 
This, however, must be balanced against the significant improvements to pedestrian safety and the 
fact a condition is recommend to secure the re-use of this stone within the new boundary treatment 
fronting Tadworthy Road.    
 
In weighing the identified harm against the benefits, it is considered that the adverse impacts 
associated with the development fail to significantly and demonstrably outweigh the benefits, 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, on balance, a recommendation for approval is made. 
 
Finally, it is noted that objections have been received in respect of the application along with a 
recommendation of refusal by the Town Council.  Whilst the issues raised have been given due 
consideration, it is considered, on balance, that they should not preclude the granting of full planning 
permission, for the reasons set out above.  



 
The application site forms the residential allocation NOR04 and therefore the principle of residential 
and leisure/recreational development is acceptable in this location. The proposed development would 
make a significant contribution to the District’s housing needs and it is understood that the Applicant 
would be looking to commence on site in 2021 meaning the proposal would support the Council’s five- 
year housing delivery. The site is considered to be in a sustainable location, as reflected in its 
allocation for development.  
 
The proposed development is therefore considered to be in accordance Policies ST01, ST02, ST03, 
ST04, ST06, ST08, ST10, ST14, ST15, ST17, ST18, ST23, NOR, NOR04, DM01, DM02, DM04, 
DM05, DM06, DM07, DM08A, DM08 and DM10 of the North Devon and Torridge Local Plan (2018) 
and the relevant provisions of the NPPF.  
  

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 conditions detailed below and the prior satisfactory completion of a 
Section 106 Agreement covering the planning obligations set out above: 

 
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 hereby permitted shall commence until the following information has been 

submitted to and approved in writing by the Local Planning Authority: 
           (a) A detailed drainage design based upon the approved Flood Risk Assessment and Drainage 

Strategy Land off Tadworthy Road, Northam, 9359-FRA&DS-v1 and Drainage Strategy Layout 
Sheet 1 500 P06 and Drainage Strategy Layout Sheet 2501 P06 

           (b) Detailed proposals for the management of surface water and silt runoff from the site during 
construction of the development hereby permitted. 

           (c) Proposals for the adoption and maintenance of the permanent surface water drainage 
system. 

           (d) A plan indicating how exceedance flows will be safely managed at the site. 
            
            No building hereby permitted shall be occupied until the works have been approved and 

implemented in accordance with the details under (a) - (d) above. 
            
           Reason: The above condition is required to ensure the proposed surface water drainage 

system will operate effectively and will not cause an increase in flood risk either on the site, 
adjacent land or downstream in line with SuDS for Devon Guidance (2017) and national 
policies, including NPPF and PPG. The condition should be pre-commencement since it is 



essential that the proposed surface water drainage system is shown to be feasible before 
works begin to avoid redesign / unnecessary delays during construction when site layout is 
fixed. 

 
4 A waste audit statement shall be submitted to and approved by the Local Planning Authority 

within 3 months of the commencement of development. This statement shall include all 
information outlined in the waste audit template provided in Devon County Council's Waste 
Management and Infrastructure Supplementary Planning Document. The development shall 
be carried out in accordance with the approved statement. 

            
            Reason: To minimise the amount of waste produced and promote sustainable methods of 

waste management in accordance with Policy W4 of the Devon Waste Plan and the Waste 
Management and Infrastructure Supplementary Planning Document. 
 

5 In accordance with the phasing details to be agreed via Condition 7, site specific details of the 
specification and position of any fencing for the protection of any retained hedgerows and 
tree/group of trees shall be submitted to and approved in writing by the Local Planning 
Authority.  

 
The works shall be carried out as approved and the fencing shall be erected in accordance 
with the timings agreed via Condition 7 and shall be maintained until the development has 
been completed and all equipment, machinery and surplus materials have been removed from 
the site.  
 
Reason: To protect the trees and hedgerows to be retained on this site from damage before 
and during the course of development.  
 

6 Within 3 months of the commencement of development, full details (including species, type 
and size at time of planting) of all proposed tree planting and landscaping and the proposed 
times of planting, shall be submitted for approval by the Local Planning Authority.  The 
landscaping scheme shall include details of planting to the boundaries of all public open 
spaces within the housing element of the proposal (Parcel 1) and supplemental planting to the 
hedgebank boundaries between Plot 49 and 10 Britannia Way and between Plot 68 and 20 
the Links.  

 
The agreed details shall be implemented in accordance with the agreed scheme and at those 
times specified and in accordance with the Phasing Plan to be secured via Condition 7.  If 
within a period of five years from the date of the planting of any tree, that tree, or any tree 
planted in replacement for it, is removed, uprooted, destroyed, dies or becomes seriously 
damaged or defective another tree of the same species and size as that originally planted 
shall be planted at the same place, unless the Local Planning Authority gives its written 
consent to any variation. 

 
Reason: In the interests of the visual amenities of the area and neighbouring amenity. 
 

7 Prior to the commencement of development, a detailed phasing plan for the whole site shall be 
submitted to the Local Planning Authority for approval in writing. The phasing plan shall 
include details of: 

             a) intended number of market and affordable dwellings for each phase;  
            b) phasing of key infrastructure including, surface water drainage, green infrastructure, 

biodiversity enhancements, landscaping, boundary treatments, tree and hedgerow 
protection measures and access for pedestrians, cyclist, and vehicles; 

 c) anticipated timing and delivery of the boulevard link road including tree planting and 
street lighting; 

 d) anticipated timing and delivery of the open space and biodiversity enhancements to 
be secured on Parcel 2, to the north of Golf Links Road; 

             e) anticipated timing and delivery of the road improvements; and 
             f) anticipated timing and delivery of the footway improvements. 



            
The development shall be carried out in accordance with the approved phasing plan. 

            
            Reason: To enable the development to be delivered in controlled phases and to ensure the 

proper development of the site. 
 
8         The construction phase shall be undertaken in strict accordance with the Construction 

Management Plan prepared by NG Homes South West and received on the 18 June 2020. 
 
 Please note that the hours of construction restrictions set out in Condition 10 take precedence 

over those set out in the Construction Management Plan.  
            
           Reason: To minimise the impact of the works during the construction of the development in the 

interests of highway safety and the free flow of traffic and to safeguard the amenities of the 
area in accordance with Policies DM01, DM02 and DM04 of the North Devon and 

           Torridge Local Plan. 
 
9         Construction works shall not take place other than between 0730hrs and 1800hrs on Mondays 

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

            
            Reason: To protect the amenities of neighbouring properties. 
 
10 If unexpected contamination, which has not been previously identified, is found at any time 

when carrying out the approved development all work must be ceased and the part of the site 
affected by the unexpected contamination along with the nature of the contamination be 
immediately reported in writing to the Local Planning Authority. In addition to any assessment 
already provided with the planning application, an investigation and risk assessment to assess 
the nature and extent of any contamination on the site and relating to the affected area , 
whether or not it originates on the site, should then be undertaken by competent persons, and 
then a written report submitted and approved in writing by the Local Planning Authority. 

 
The investigation and risk assessment must include: 
If unexpected contamination, which has not been previously identified, is found at any time 
when carrying out the approved development all work must be ceased and the part of the site 
affected by the unexpected contamination along with the nature of the contamination be 
immediately reported in writing to the Local Planning Authority. In addition to any assessment 
already provided with the planning application, an investigation and risk assessment to assess 
the nature and extent of any contamination on the site and relating to the affected area , 
whether or not it originates on the site, should then be undertaken by competent persons, and 
then a written report submitted and approved in writing by the Local Planning Authority. 

 
The investigation and risk assessment must include: 

 
(i) a survey of the extent, scale and nature of contamination; 

 
(ii) an assessment of the potential risks to: 

 
- human health, 
- property (existing or proposed) including buildings, crops, livestock, pets, 
woodland and service lines and pipes, 
- adjoining land, 
- groundwaters and surface waters, 
- ecological systems, 
- archeological sites and ancient monuments; 

 
(iii) an appraisal of remedial options, and proposal of the preferred option(s). 

 



This must be conducted in accordance with DEFRA and the Environment Agency's 'Model 
Procedures for the Management of Land Contamination, CLR 11'. 

 
Review by the Local Planning Authority of the site investigation and risk assessment will 
confirm whether there is a need to undertake remediation measures. If required a detailed 
remediation scheme to bring the site to a condition suitable for the intended use by removing 
unacceptable risks to human health, buildings and other property and to the natural and 
historical environment must be prepared by competent persons, and be approved in writing by 
Local Planning Authority. The scheme must then be implemented in accordance with the 
approved details prior to the re-commencement of any development on the site. 

 
The remediation scheme must include: 

 
-  all works to be undertaken 
-  proposed remediation objectives and remediation criteria 
-  timetable of works and site management procedures. 

 
The scheme must ensure that following the remediation works the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the 
intended use of the land after remediation. The Local Planning Authority must be given two 
weeks written notification of commencement of the remediation scheme works. Following 
completion of measures identified in the approved remediation scheme, a verification report 
that demonstrates the effectiveness of the remediation carried out must be produced and 
approved in writing of the Local Planning Authority. Where an approved remediation scheme 
includes a requirement for a monitoring and maintenance scheme to ensure the long-term 
effectiveness of the proposed remediation over time, a report setting out monitoring and 
maintenance requirements must be submitted to and approved in writing by the Local 
Planning Authority. Following completion of the measures identified in that scheme and when 
the remediation objectives have been achieved, reports that demonstrate the effectiveness of 
the monitoring and maintenance produced, submitted to and approved by  the Local Planning 
Authority. This must be conducted in accordance with DEFRA and the Environment Agency's 
'Model Procedures for the Management of Land Contamination, CLR 11'. 

 
Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
11        The roundabout site access and visibility splays shall be constructed, laid out and maintained 

for that purpose in accordance with the approved drawings subject to minor variation through 
detailed design prior to the occupation of any dwelling on the site. 

            
            Reason: In the interest of highway safety. 
 
 12       The road through the site from Tadworthy Road to Golf Links Road shall be built and made 

available for public use prior to the change in priority being made at the junction of Atlantic 
Way and Tadworthy Road. 

            
            Reason: In the interest of highway safety and the routing of traffic. 
            
13        The southern site access and visibility splays shall be constructed, laid out and maintained for 

that purpose in accordance with the approved drawings subject to minor variation through 
detailed design prior to the occupation of any dwelling on Tadworthy Road. 

            
           Reason: In the interest of highway safety and to ensure the proper development of the site. 
 
 14       Any existing accesses to the site other than the approved site accesses shall be effectively 

and permanently closed in accordance with details which shall previously have been 



submitted to and approved by the Local Planning Authority as soon as the new access is 
capable of use. 

            
           Reason: To prevent the use of a substandard access and to minimise the number of accesses 

on to the public highway. 
 
 15       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. 
 
16        The footway on Tadworthy Road shall be constructed and made available for public use prior 

to the occupation of any dwelling accessing onto Tadworthy Road. 
            
           Reason: In the interest of highway safety. 
 
17        Any 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 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 adequate information is available for the proper consideration of the 

detailed proposals. 
 
18        No part of the development above floor level shall be commenced in any agreed phase until: 
           A) The access road has been laid out, kerbed, drained and constructed up to base course level 

for the first ten metres back from its junction with the public highway 
           B) The ironwork has been set to base course level and the visibility splays required by this 

permission laid out 
           C) The footway on the public highway frontage required by this permission has been 

constructed up to base course level 
           D) A site compound and car park have been constructed to the written satisfaction of the Local 

Planning Authority 
            
            Reason: To ensure that adequate on site facilities are available for all traffic attracted to the 

site during the construction period, in the interest of the safety of all users of the adjoining 
public highway and to protect the amenities of the adjoining residents. 

 
19        The occupation of any dwelling in an agreed phase of the development shall not take place 

until the following works have been carried out to the written satisfaction of the Local Planning 
Authority: 

           A) The spine road and cul-de-sac carriageway including the vehicle turning head within that 
phase shall have been laid out, kerbed, drained and constructed up to and including base 
course level, the ironwork set to base course level and the sewers, manholes and service 
crossings completed; 

           B) The spine road and cul-de-sac footways and footpaths which provide that dwelling with 
direct pedestrian routes to an existing highway maintainable at public expense have been 
constructed up to and including base course level; 

           C) The cul-de-sac visibility splays have been laid out to their final level; 
           D) The street lighting for the spine road and cul-de-sac and footpaths has been erected and is 

operational; 
           E) The car parking and any other vehicular access facility required for the dwelling by this 

permission has/have been completed; 
           F) The verge and service margin and vehicle crossing on the road frontage of the dwelling 

have been completed with the highway boundary properly defined; 



           G) The street nameplates for the spine road and cul-de-sac have been provided and erected. 
             

Reason: To ensure that adequate access and associated facilities are available for the traffic 
attracted to the site. 

 
20     The development shall proceed in accordance with the Written Scheme of Investigation by 

South West Archaeology (document ref: NGL21WSIv1.2, dated 16th March 2021) and 
submitted in support of this planning application.  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 (2019), that 
an appropriate record is made of archaeological evidence that may be affected by the 
development' 

 
21 Prior to their erection, full details of the boundaries within the housing site (Parcel 1) fronting 

Golf Links Road (Type 5) and Tadworthy Road shall be submitted to the Local Planning 
Authority for approval. The boundary fronting Tadworthy Road shall incorporate stone and 
brick built pillar features re-using the stone from the existing wall on site. The development 
shall be carried out in accordance with the approved details. 

 
 Reason: In order to confirm the specification and design of these boundaries in the interests of 

the character and appearance of the development.    
 
22 Notwithstanding the details shown in the application hereby permitted, prior to their 

installation, details (and/or representative samples) of the colour and texture of the facing and 
roofing materials to be used in the construction of the proposed development shall be 
submitted to and agreed in writing by the Local Planning Authority.  The agreed details shall 
be implemented before the development hereby permitted is brought into use and shall 
thereafter be retained as such. 

            
           Reason: To enable the Local Planning Authority to consider the suitability of the materials to be 

used for the development.   
 
23        The development shall be carried out in strict accordance with the recommendations and 

mitigation methods outlined in the submitted Ecological Impact Assessment received on the 
23 June 2020 and Biodiversity Position Statement received on the 15 March 2021 prepared by 
Orbis Ecology.  

            
           Reason: To ensure the interests of protected species on the site are maintained and to achieve 

biodiversity enhancement in accordance with North Devon and Torridge Local Plan Policies 
ST14 and DM08. 

 
24 Details of the numbers and locations of new bat and bird boxes and hedgehog highways, as 

recommended within the Ecological Impact Assessment received on the 23 June 2020 and 
prepared by Orbis Ecology, shall be submitted to and agreed in writing by the Local Planning 
Authority. The agreed details shall be implemented prior to occupation of the dwellings hereby 
approved and retained thereafter as such. 

            
           Reason: In the interests of the ecology and biodiversity interests of the site. 
 
25        The development of the car park and open space to the north of Golf Links Road (Parcel 2) 

shall not commence until full details of the on-going operation, management and maintenance 
of these facilities and details of boundary treatments and external lighting have been 
submitted to and approved in writing by the Local Planning Authority. These details shall 
include times of operation and public access to and from the site and measures to secure the 



site when not in use. Thereafter, the open space facility and car park shall only be used in 
accordance with the approved details. 

 
 For the avoidance of doubt, no form of external lighting shall be erected at the site without the 

approval of the Local Planning Authority.  
            
           Reason: In the interests of the visual amenities of the area and the setting of the Area of 

Outstanding Natural Beauty to the north, neighbouring amenity, and to prevent antisocial 
behaviour at the site. 

 
26 Prior to the commencement of development of the car park and open space to the north of 

Golf Links Road (Parcel 2), a Landscape and Ecological Management Plan (LEMP) to detail 
how retained and proposed habitats will be managed in the long term, will be submitted to and 
approved in writing by the Local Planning Authority. The required management plan shall 
include conservation audit and monitoring provisions to measure the success or otherwise of 
their implementation. Thereafter, the habitats shall be managed and maintained in accordance 
with the agreed LEMP.  

 
Reason: To ensure the interests of protected species on the site are maintained and to 
achieve biodiversity enhancement in accordance with North Devon and Torridge Local Plan 
Policies ST14 and DM08.             

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

Permitted Development) Order 2015, (or any Order revoking and re-enacting that Order) no 
development of the types described in Part 1, Class A-H and Part 2, Class A-C of Schedule 2, 
other than that hereby permitted shall be carried out without the further grant of planning 
permission at Plots 2-13, 36-41, 49-55, 117-130 and A-G. 

            
           Reason: In the interest of the character and appearance of the development. 
 
28 The first and second floor windows in the right side elevation of Plot 4 (1902-P.75) and left 

side elevation of Plot 3 (1902-P.32 A) shall be fitted with obscure glazing prior to occupation of 
these dwellings and retained as such thereafter.   

 
 Reason: In order to protect the residential amenities of neighbouring properties.    
 
29 The proposed boundary treatments, as shown on approved drawing 19021-P.07 D and to be 

agreed through the discharge of conditions 21 and 25, shall be implemented in accordance 
with the Phasing Plan to be secured via Condition 7. The implemented boundary treatments 
shall not at any time be removed, either in whole or in part. For the avoidance of doubt, no 
new points of pedestrian access shall be created directly onto Golf Links Road from the 
housing site (Parcel 1).   
 
Reason: In the interests of the character and appearance of the development. 

 
30 The streetlighting within the housing site (Parcel 1) shall be implemented in accordance with 

approved drawing AW/L/400/1 at those times specified in the Phasing Plan required by 
Condition 7. 

 
 Reason: In the interests of the character and appearance of the development.    
 
31 Prior to its installation a plan detailing the public open spaces approved within the housing site 

(Parcel 1) shall be submitted to and agreed in writing by the Local Planning Authority. The 
plan shall include details of the intended future uses of each area together with the features 
and items such as bins and seating and the play equipment it is proposed to install on the 
equipped play area. The open space shall be implemented in accordance with the agreed 
details at those timings specified in the Phasing Plan to be secured via Condition 7.  

            



           Reason: To ensure a satisfactory provision of different forms of open space throughout the 
development in the interests of the amenity of future residents. 
 

Plans Schedule 

 
                          
                           

Reference Received 
  

19021 S 00 A 
101 (A4)  

09.07.2020 
23.06.2020 

   

107  23.06.2020 
   

107 P4  23.06.2020 
                           
    

19021 P 06 A  12.02.2021 
   

19021 P 07 D  14.02.2021 
         

19021 P 11  16.06.2020 
   

19021 P 12  16.06.2020 
   

19021 P 13  16.06.2020 
   

19021 P 14  16.06.2020 
   

19021 P 15  16.06.2020 
     

19021 P 17  16.06.2020 
   

19021 P 18  16.06.2020 
   

19021 P 19  16.06.2020 
   

19021 P 20  16.06.2020 
   

19021 P 21  16.06.2020 
   

19021 P 22  16.06.2020 
   

19021 P 23  16.06.2020 
   

19021 P 24  16.06.2020 
   

19021 P 25  16.06.2020 
   

19021 P 26  16.06.2020 
   

19021 P 27  16.06.2020 
   

19021 P 28  16.06.2020 
   

19021 P 29  16.06.2020 
   

19021 P 30  16.06.2020 
   

19021 P 32 A  16.06.2020 
     

19021 P 34  16.06.2020 
   

19021 P 54  03.07.2020 
   

19021 P 55  03.07.2020 
   

19021 P 56  03.07.2020 
   

19021 P 57  03.07.2020 
   

19021 P 58  03.07.2020 
   

19021 P 59  03.07.2020 
   

19021 P 60  03.07.2020 
   

19021 P 61  03.07.2020 
   

19021 P 62  03.07.2020 
   

19021 P 63  03.07.2020 
   

19021 P 64  03.07.2020 
   

19021 P 65  03.07.2020 
   

19021 P 66  03.07.2020 
   

19021 P 67  03.07.2020 
   

19021 P 68  03.07.2020 
   

19021 P 69  03.07.2020 
   



19021 P 70  03.07.2020 
   

19021 P 71  03.07.2020 
   

19021 P 72  03.07.2020 
   

19021 P 73  03.07.2020 
   

19021 P 74  03.07.2020 
   

19021 P 75  03.07.2020 
   

19021 P 31 A  16.06.2020 
         

19021 P 79 
19021 P 80 
19021 P 81 
19358 100 P3  

14.02.2021 
16.02.2021 
16.02.2021 
16.06.2020 

           

19358 105 A3  16.06.2020 
   

19358 106 A3  16.06.2020 
   

19358 107 P3  16.06.2020 
   

19358 108 A1  16.06.2020 
   

19358 201 P6  16.06.2020 
                           
  

19021-P.33 G  16.02.2021 
   

19021-P.02 L  12.02.2021 
   

19021-P.02 N  16.02.2021 
   

19021-P.16 D  16.12.2020 
   

19021-P.77  16.12.2020 
   

19021-P.78  16.12.2020 
   
   

19359 101 A6  16.12.2020 
   

19359 102 A4  16.12.2020 
   

19359 103 A4  16.12.2020 
   

19359 104 A4  16.12.2020 
   

19359 109 P1  16.12.2020 
   

19359 110 P1  16.12.2020 
   

19359 1106 P1  16.12.2020 
   

19359 1200 P1  16.12.2020 
   

19359 2601 P4  16.12.2020 
   

19359 2602 P4  16.12.2020 
   

19359 2603 P3  16.12.2020 
   

19359 2604 P3  16.12.2020 
   

19359 2605 P4  16.12.2020 
   

19359 2610 P2  16.12.2020 
   

19359 2611 P1  16.12.2020 
   

19359 2651_PL A2  16.12.2020 
   

19359 2652_PL A2  16.12.2020 
   

19359 2653_PL A2  16.12.2020 
   

19359 2654_PL A2  16.12.2020 
   

19359 2655_PL A2  16.12.2020 
   

19359 2656_PL A2  16.12.2020 
   

19359 2657_PL A2  16.12.2020 
   

19359 2658_PL A2  16.12.2020 
   

19359 2659_PL A2  16.12.2020 
   

19359 500 P6  16.12.2020 
   

19359 501 P6  16.12.2020 
   

19359 550 P1  16.12.2020 
   



19359 551 P1  16.12.2020 
   

19359 702 P2  
AW/L/400/1 

16.12.2020 
21.12.2020 

  
                          
                          
                          
                          

                          
                          
                   

Statement of Engagement 

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


