
 
Committee Report – 10th May 2018 

 
 
              © Crown copyright and database rights 2012 Ordnance Survey 100022736 

  

Application Number: 1/0256/2017/FULM 

Registration date: 15 March 2017 

Expiry date:  14 June 2017 

Applicant:  Knapp House Ltd  

Agent:  Guy Greenfield Architects 

Case Officer:  Lewis Andrews 

Site Address:  Knapp House Activity Centre,  
Churchill Way,  
Northam, 
Bideford, 
Devon,   
EX39 1NT 

Proposal:  New development comprising of 58 holiday units, 
a Reception Building (admin, swimming pool, 
etc.) & associated infrastructure to replace the 
existing Caravan Park at Knapp House 

Recommendation: Grant subject to a legal agreement 
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Reason for referral: 

 
Called in by Ward Member – Councillor Ken Davis: 
 
I would like a site visit by the Plans Committee, also for the application to be debated at Committee on 
whether such a development would be in breach of Policy DVT2C and ENV5. Also to consider given 
the outline nature of the application, the negative impact as viewed by many that will be seen from 
across the estuary as I have been given to understand that the site in question is outside the 
development area. 
 

Relevant History: 

 
Application No. Description Status Closed 

  

1/1836/2000 VARIATION OF CONDITION 
OF OUTLINE PLANNING 
PERMISSION 1/495/97 FOR 
HOLIDAY HOME ESTATE, 
HOTEL & MARINA TO ALLOW 
FURTHER TIME FOR 
SUBMISSION OF RESERVED 
MATTERS 

REF 16.01.2001 

  

1/1408/1975 2 HOLIDAY CHALETS TO 
REPLACE 2 EXISTING UNITS, 
KNAPP HOUSE NORTHAM 

PER 20.02.1976 

  

1/0787/1974 HOLIDAY CHALETS, CAR 
PARK, SEPTIC TANK FAC. 
O.S.8149,8851 9446 & 7741, 
KNAPP HSE,NORTHAM 

REF 05.02.1975 

  

1/0684/1979 PROPOSED VEHICULAR 
ACCESS IMPROVEMENTS AT 
KNAPP HOUSE, CHURCHILL 
WAY, NORTHAM 

PER 04.06.1982 

  

1/1182/1979 USE OF FIELD FOR 
FOOTBALL PITCH, LAND 
ADJOINING KNAPP HOUSE, 
CHURCHILL WAY, NORTHAM 

WDN 18.07.1980 

  

1/1309/1979 STATIONING OF 2 HOLIDAY 
CARA- VANS TO REPLACE 2 
CHALETS, KNAPP HOUSE, 
NORTHAM 

PER 11.09.1979 

  

1/2040/1980 USE OF LAND AS A STATIC 
HOLIDAY CARAVAN SITE (8 
VANS), O.S.9446, KNAPP 
HOUSE, 

PER 10.03.1981 

  

1/1904/1979 CHANGE OF USE FROM 
GARAGE TO CHANGING 
ROOM, KNAPP HOUSE 
CHURCHILL WAY, NORTHAM 

WDN 18.07.1980 

  

1/1246/1980 ERECTION OF FIFTY 
HOLIDAY CHALETS, KNAPP 
HOUSE, NORTHAM 

REF 21.10.1980 

  

    
  

1/0696/1982 USE OF LAND FOR STORAGE 
OF CARAVANS, KNAPP 

REF 27.07.1982 



HOUSE, NORTHAM 
  

1/0601/1985 32 HOLIDAY CHALETS, 
ACCESS IMPROVEMENT & 
DRAINAGE SYSTEM, KNAPP 
HOUSE, NORTHAM 

PER 05.08.1985 

  

1/0284/1986 USE OF PADDOCK AS 
SEASONAL TOURING 
CARAVAN SITE 

REF 27.02.1987 

  

1/0997/1989 ERECTION OF HOLIDAY 
HOME ESTATE, HOTEL AND 
MARINA WITH ASSOCIATED 
FACILITIES OF RESTAURANT, 
SHOPS, CHANDLERY AND 
HEALTH CLUB 

PER 15.04.1991 

  

1/1800/1993 RENEWAL OF CONSENT FOR 
ERECTION OF HOLIDAY 
HOME ESTATE, HOTEL AND 
MARINA WITH ASSOCIATED 
FACILITIES OF RESTAURANT, 
SHOPS, CHANDLERY AND 
HEALTH CLUB 

PER 22.04.1994 

  

1/0495/1997 RENEWAL OF CONSENT FOR 
THE ERECTION OF HOLIDAY 
HOME ESTATE, HOTEL & 
MARINA WITH ASSOCIATED 
FACILITIES OF RESTAURANT, 
SHOPS, CHANDLERY & 
HEALTH CLUB 

PER 17.11.1997 

  

1/0233/2005/OUT Community Centre, Skate Board 
Park, Yachting Lake, Car 
Parking and brownfield 
residential development 

WDN 10.05.2005 

    

1/1179/2009/OUTM Mixed use development 
comprising marina, hotel, 
medical centre, food store, 
community hall, retail units/cafe, 
care house/dementia unit, 
offices, up to 450 dwellings, play 
areas, open space and ancillary 
infrastructure. 

WDN 03.03.2010 

  

1/0138/2012/OUTM Mixed use development 
comprising marina, hotel, 
medical centre, food store, 
community hall, retail units/cafe, 
care home/dementia unit, 
assisted living units, 295 
dwellings (including 38 local 
needs affordable), 80 holiday 
dwellings,play areas, open 
space, new access and ancillary 
infrastructure - AFFECTING A 
PUBLIC RIGHT OF WAY- 
Revised site plan and additional 
information including provision 
for new Primary School. 

REF 07.02.2013 

   

1/0984/2013/OUTM Mixed use development REF 13.03.2014 



comprising marina, hotel, 
medical centre, food store, 
community hall, retail units/cafe, 
care home/dementia unit, 
assisted living units, up to 300 
dwellings (including 20 local 
needs affordable), 80 holiday 
dwellings,play areas, open 
space, new access and ancillary 
infrastructure - AFFECTING A 
PUBLIC RIGHT OF WAY 

  

 

Site Description & Proposal 

 
The site is located in open countryside between Northam and Appledore. The site comprises an 
existing tourist site which has been in use as a static and touring caravan site as well as camping for 
the past 30 years. 
 
The site is bordered by hedgerows on its north, south and western boundaries with a number of 
substantial trees located within the site. The main Northam to Appledore road (A386) runs along the 
western edge of the site where there is vehicular access in the south-west corner. A private drive runs 
along the south of the site, giving access to Knapp House itself while Bidna Lane, which is a narrow 
adopted road runs along the north of the site. 
 
The eastern boundary of the site is bordered by a high stone wall. beyond which is open countryside 
with agricultural fields which run towards the River Torridge. This land to the east of Knapp House is 
more open and visible from across the River Torridge but does not form part of the application site. 
 
The site runs downwards gently from west to east and from north to south. Internally the site is cut 
grass with a number of mature trees dispersed around the site. one towards the west of the site and 
the remainder in the south-east corner. 
 
The site is occupied by a number of mobile homes, motor homes and caravans, many of these are 
sited throughout the year albeit only used for holiday purposes. 
 
Proposal 
 
The application seeks full planning permission for the erection of 58 holiday units, a reception building 
and swimming pool with play area, parking and open space.  
 
The application has been accompanied by a Transport Statement, an Arboricultural Report, a Tree 
Constraints Report, a Landscape and Visual Impact Assessment Report (LVIA) and an Ecology 
Report 
 
The layout of the site has been amended several times to ensure that none of the holiday units have 
an adverse impact on the surrounding hedges and trees and that any overshadowing from these trees 
onto the units is reduced. Accordingly the number of holiday units has been reduced in number from 
60 to 58. The site is proposed to be open plan with no private garden spaces and a uniform 
landscaped appearance to the site. Each unit would have its own parking space. 
 
During the application process, a number of the trees to the northern boundary were "ring barked" 
which meant that these trees were likely to die. As a result, the applicant was asked to revised the 
landscaping plan, the LVIA and the Ecology Report with a new hedgerow Management Plan. These 
reports have been received and the comments of the Council's Tree and Landscape Officer are 
included in this report. 
 



A Statement of Community Involvement has been submitted giving details of the public consultation 
which took place on 7th and 10th December 2016. 62 visitors attended with 19 feedback forms 
received, of which 6 objected and 13 were positive about the proposal and following feedback, the 
swimming pool will be available to the public. 
 
Holiday Lodges 
 
The holiday units are all two storey with external balconies, walls of white render and timber shingle, 
timber doors and windows and a metal ply membrane mono-pitched roof. A range of 2, 3 and 4 
bedroom units are proposed, comprising * t wo bedroomed units, * three bedroom and * four 
bedrooms with all units having an external decked area giving the opportunity for outside seating. 
Internally all units have storage space for the owner and the occupier, meaning that owners are able 
to store and lock away their personal belongings when they let out their unit. 
 
Due to the gradual slope of the site, a number of the units have taken the opportunity for south-facing 
decking looking south, with partly split level units taking advantage of the slope. 
 
Administration Building 
 
The "Administration Building" comprises a reception, office, maintenance office and an indoor 
swimming pool 73 metres squared with associated changing/shower/WC facilities. The building would 
be single storey with a similar pallet of materials to the holiday lodges. A play area to the rear of this 
building is proposed 
 
Foul/Surface Water 
 
It was originally  proposed to construct a new foul water treatment plant on the site, however foul 
water will now connect to the mains sewer in Churchill Way outside the site. Surface water 
discharging to an existing pond, which will be enlarged – the details of this are set out later in the 
report. 
 

Consultee representations: 

 
Northam Parish/Town Council:  
It was resolved to recommend that this application be refused. Members raised the following issues; 
 
' Shipyard ' Members feel that noise from the Appledore Shipyard would affect the site which would 
put the Shipyard under threat. Members agreed that the work at the Shipyard must be protected. This 
issue was raised by the Inspector for a previous application for the site. 
 
' Open Countryside ' the site is not within the current or emerging Local Plan. It will also result in loss 
of the important Green Gap between Appledore and Northam. Members feel a development here 
would set a president and could become the 'thin end of a wedge' if approved. Members quoted 
policies DVT2C and ENV5. This site falls within the Undeveloped Coast area detailed in the emerging 
Local Plan. 
 
' Traffic/Highways ' the development would result in a large cumulative effect on traffic on to Churchill 
Way and surrounding roads which are already at capacity. 
 
' Archaeological Importance ' if this application is approved, Members insist that a full archaeological 
survey is carried out due to the important Battlefield site which would be lost. 
 
' Wildlife ' the site has been proved to be an important habitat for many species of bats and birds. 
There would also be a detrimental effect on the adjacent woodland. The site is also part of an 
important wildlife corridor for the estuary (SSSI) which was also mentioned by the Inspector on a 
previous application for the site. 



' Views ' there will be an adverse effect on the views from the public footpaths, Estuary, conservation 
areas of Westleigh and the listed building and grounds of Tapeley Park. 
 
Second Comment following additional “Heritage Impact” information 
 
It was resolved to recommend that this application be refused as per the comments made 
previously and reproduced below. 
 
Shipyard Members feel that noise from the Appledore Shipyard would affect the site which would 
put the Shipyard under threat. Members agreed that the work at the Shipyard must be protected. 
This issue was raised by the Inspector for a previous application for the site. 
 
Open Countryside the site is not within the current or emerging Local Plan. It will also result in 
loss of the important Green Gap between Appledore and Northam. Members feel a development 
here would set a precedent and could become the thin end of a wedge if approved. Members 
quoted policies DVT2C and ENV5. This site falls within the Undeveloped Coast area detailed in 
the emerging Local Plan. 
 
Traffic/Highways the development would result in a large cumulative effect on traffic on to 
Churchill Way and surrounding roads which are already at capacity. 
 
Archaeological Importance if this application is approved, Members insist that a full 
archaeological survey is carried out due to the important Battlefield site which would be lost. 
Wildlife the site has been proved to be an important habitat for many species of bats and birds. 
There would also be a detrimental effect on the adjacent woodland. The site is also part of an 
important wildlife corridor for the estuary (SSSI) which was also mentioned by the Inspector on a 
previous application for the site. 
 
Views there will be an adverse effect on the views from the public footpaths, the estuary, 
conservation areas of Westleigh and the listed building and grounds of Tapeley Park 
 
Members emphasised that contrary to Local Plan Policy DVT2C there is no proven need for this 
proposed development in open countryside. It was further stressed that the shipyard must be 
protected as an important national security asset and that a full noise impact survey should be 
carried out in all areas of the site as per a previous major application on this site. 
 
Devon County Council - Flood Risk Management:  
Our objection is withdrawn and we have no in-principle objections to the above planning application at 
this stage, assuming that the following pre-commencement planning conditions are imposed on any 
approved permission: 
 
1. No part of the development hereby permitted shall be commenced until the detailed design of the 
proposed permanent surface water drainage management system has been submitted to, and 
approved in writing by, the Local Planning Authority, in consultation with Devon County Council as the 
Lead Local Flood Authority. The design of this permanent surface water drainage management 
system will be in accordance with the principles of sustainable drainage systems, and those set out in 
the Flood Risk Assessment & Sustainable Drainage Strategy (report Ref. FRA01; Rev. 4; dated 6th 
March 2017) as well as the Proposed Drainage Strategy (drawing No. 003; Rev. P1; dated 6th June 
2017) and details contained within the email correspondence dated 2nd May 2017. 
 
Reason: To ensure that surface water runoff from the development is managed in accordance with 
the principles of sustainable drainage systems. 
 
Advice: Refer to Devon County Council's Sustainable Drainage Guidance. 
 
2. No part of the development hereby permitted shall be commenced until the detailed design of the 
proposed surface water drainage management system which will serve the development site for the 



full period of its construction has been submitted to, and approved in writing by, the Local Planning 
Authority, in consultation with Devon County Council as the Lead Local Flood Authority. This 
temporary surface water drainage management system must satisfactorily address both the rates and 
volumes, and quality, of the surface water runoff from the construction site. 
 
Reason: To ensure that surface water runoff from the construction site is appropriately managed so 
as to not increase the flood risk, or pose water quality issues, to the surrounding area. 
 
Advice: Refer to Devon County Council's Sustainable Drainage Guidance. 
 
3. No part of the development hereby permitted shall be commenced until details of the exceedance 
pathways and overland flow routes across the site in the event of rainfall in excess of the design 
standard of the proposed surface water drainage management system have been submitted to, and 
approved in writing by, the Local Planning Authority, in consultation with Devon County Council as the 
Lead Local Flood Authority. 
 
Reason: To ensure that the surface water runoff generated from rainfall events in excess of the 
design standard of the proposed surface water drainage management system is safely managed. 
 
Observations: Following my previous consultation response (FRM/TO/0256/2017, dated 11th May), 
the applicant has 
submitted additional information in relation to the surface water drainage aspects of the above 
planning application, in an email dated 6th June 2017 for which I am grateful. 
 
The applicant has now submitted a suitable drainage strategy, although MicroDrainage model 
outputs, or similar, are still required at detailed design stage to demonstrate that the drainage system 
will work. 
 
Initial Response 
 
At this stage, we object to this planning application because we believe it does not satisfactorily 
conform to Policy DVT24 (Sewerage and Drainage) of Torridge District Council's Local Plan (2004), 
which requires developments to provide adequate means of surface water drainage to ensure that 
there is no unacceptable risk of off-site flooding, increased flood risk or risk to the quantity and quality 
of potable groundwater sources. 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. 
 
Observations: 
Following my previous email consultation response from Lee Westerman (dated: 2nd May 2017), the 
applicant has provided additional information in relation to the surface water drainage aspects of the 
above planning application for which I am grateful. However, further information is still required and is 
outlined below: 
 
a) The applicant must submit details of the exceedance pathways and overland flow routes across the 
site in the event of rainfall in excess of the design standard of the surface water drainage 
management system. 
b) The applicant must submit a layout plan detailing the drainage network. 
 
Environment Agency 
 
Revised Response 16-1-2018 
 
The proposed foul water drainage strategy has been amended to show that foul water from the 
development will be directed to the public sewer network in J.H Taylor Drive. This is considered 
acceptable. On this basis we are able to remove our objection to the proposal provided it is 
constructed in accordance with the proposed drainage strategy drawing no. 003 Rev P4.  
 



Advice to applicant – Environmental Permitting (Flood Risk Activity)  
This proposal is located adjacent to a main river at this location. Under the terms of the Environmental 
Permitting (England and Wales) Regulations 2010 a permit is required for any proposed works or 
structures, in, under, over or within eight metres of the top of the bank of the river. This will include 
any drainage outfall. Further details and guidance on how to apply or register an exemption are 
available on the GOV.UK website: https://www.gov.uk/guidance/flood-risk-activities-environmental-
permits.  
 
A permit is separate to and in addition to any planning permission granted.  Please contact us again if 
you require any further advice. 
 
Initial Response 3-11-2017 
 
We object to the application on grounds that insufficient information has been submitted to 
demonstrate that the proposed private package treatment plant is justified in this location and, if so, is 
suitable and will not be detrimental to the environment. We recommend that the application is not 
determined until further information has been submitted. 
 
The reasons for this position are provided below. 
 
Reasons – Foul drainage 
The information submitted with the application indicates that foul drainage will be disposed of to a 
non-mains foul drainage system. Government guidance within the National Planning Practice 
Guidance (paragraph 020 in the section on water supply, wastewater and water quality – Reference 
ID: 34-020-20140306) stresses that the first presumption must be to provide a system of foul drainage 
discharging into a public sewer to be treated at a public sewage treatment works. Only where having 
taken into account the cost and/or practicability it can be shown to the satisfaction of the local 
planning authority that connection to a public sewer is not feasible, should non-mains foul sewage 
disposal solutions be considered. We note that the site is located close to mains drainage, so it is 
important that the applicant provides sufficient justification for their proposal not to incorporate a non-
mains system into the development. 
 
The applicant should submit information to show whether the cost of connection to the public 
sewerage network would be reasonable when compared to the costs of the private package treatment 
plant.  
 
 
In the absence of this information we are unable to advise whether the proposal is acceptable in 
principle and whether we would be able to issue an Environmental Permit for the discharge in due 
course. 
 
If the applicant confirms that the costs of connection to the public sewerage network will be 
unreasonable, paragraph 20 of the NPPG also states that ‘applications for developments relying on 
anything other than connection to a public sewage treatment plant should be supported by sufficient 
information to understand the potential implications for the water environment’. At that stage,we would 
need to review the details of the proposal in more detail to understand whether there is a potential for 
it to cause a detriment to water quality. 
 
Advice to applicant – Environmental Permitting 
Any non-mains foul drainage system associated with this development will require an Environmental 
Permit from the Environment Agency under the Environmental Permitting Regulations 2010, unless it 
satisfies the General Binding Rules for small sewage discharges in England. The General Binding 
Rules can be found online at https://www.gov.uk/government/publications/small-sewage-discharges-
in-england-general-binding-rules. 
 
If the proposed foul discharge will not satisfy the General Binding Rules the applicant is advised to 
contact our National Permitting Service on 03708 506 506 for further advice and to discuss the issues 
likely to be raised. You should be aware that the permit may not be granted, particularly if the 

https://www.gov.uk/guidance/flood-risk-activities-environmental-permits
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits
https://www.gov.uk/government/publications/small-sewage-discharges-in-england-general-binding-rules
https://www.gov.uk/government/publications/small-sewage-discharges-in-england-general-binding-rules


discharge is located within an area served by a mains sewer. Additional 'Environmental Permitting 
Guidance' can be accessed online at https://www.gov.uk/permits-you-need-for-septic-tanks. 
Advice to the LPA 
 
We will maintain our objection until the applicant has supplied information to demonstrate that the 
risks posed by the development can be satisfactorily addressed. We would like to be re-consulted on 
any information submitted to address our concerns and we will provide you with bespoke comments 
within 21 days of receiving formal re-consultation. If you are minded to approve the application at this 
stage contrary to this advice, we request that you contact us to allow further discussion and/or 
representations from us. 
 
Devon County Council (Highways):  
The potential level of traffic associated with the proposed 60 units will be similar to that from the 
existing caravan park on the site that is being replaced by these units. Even if the proposed is slightly 
higher than the existing, the access from the site on to the highway has sufficient visibility for the 
speed of traffic passing the site, which I estimate to be more in the region of 40mph than the 30mph 
limit. The access is considered to operate safely and I consider it acceptable to accommodate the 
proposed level of development. 
 
There is one recorded personal injury collision, classified as 'slight', on the road slightly south of the 
site entrance, this is reported to have involved only one vehicle (and no other road users), I therefore 
think that this is not associated with the access to the site. 
 
The site is served by a frequent bus service between Appledore and Bideford and there are good 
walking and cycling connections with amenities in the surrounding area. 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, HAS NO OBJECTION TO THE 
PROPOSED DEVELOPMENT  
 
Conservation Officer:  
This scheme follows a refusal for a larger scheme on land at Knapp.  There were few conservation 
considerations in relation to the heritage assets within the Torridge Area as the building are not in line 
of sight of the proposal.  As such the impact on the setting of these buildings and the memorial stone 
at Bloody Corner is considered to be less than substantial in this case.  The site is well screened at 
present but the use of the land by caravans and recreational vehicles is established and the impact of 
the setting of the buildings is not considered so detrimental to warrant a refusal on heritage grounds.   
  
I reproduce the comments from this larger application for ease of reference. 
 
'I have walked around the site with the Heritage advisor from English Heritage to assess the likely 
impact on the listed buildings which are near the site. 
The closest being Bidna, Marshford and the Memorial stone at Bloody Corner. The structures will not 
be affected by the proposal as all these assets are set outside the site.  The house at Bidna is set 
over a ridge in the land and will have limited views of the development.  The houses at Marshford are 
set obliquely to the site and are set on a ridge to the north of the site reducing the impact on the 
setting of the building. 
The memorial at Bloody Corner is set adjacent the site and will experience a change in the setting as 
the views to the river will be obstructed by the development.  This does detract from the interpretation 
of the memorial and its meaning however this is not sufficient to warrant a refusal of the application. 
The building at Knapp is considered as a non designated heritage asset with a request from the Town 
Council to add this to the Local Heritage list. On this basis there are no objections on heritage 
grounds. 
  
South West Water:  
No objections -  I can confirm that a connection of foul flows to the public sewer would be acceptable. 
 



Designing Out Crime Officer - DC&D Police:  
Following a recent site visit and having reviewed both the police crime and incident system and the 
available plans, which I accept may change, Police have no objections in principle to this proposal. 
 
Please note my initial advice and recommendations from a designing out crime, fear of crime, 
antisocial behaviour (ASB) and conflict perspective: 
 
The site in my opinion must be secure, including some form of access control at the main entrance to 
the site. I have concerns regarding the sites current perimeter boundary. I note in the DAS that it is 
the intention to 'maintain and enhance' the existing trees and shrubs. Ideally, any hedges that are to 
be retained should not act as boundary treatments due to maintenance issues, as is the case with the 
existing overgrown hedgerow on the north, east and western sides and there is virtually no southern 
boundary to the site. Given the close proximity to a main road (A386), Bidna Lane and open farmland, 
a robust perimeter should be implemented to provide both safety and security to park users. 
 
The internal layout for the most part will offer reasonable overlooking and active frontages to the new 
internal streets and given the parks holiday use, I feel this is acceptable from a security view. 
I also feel the proposed lighting is satisfactory providing it is definitely sufficient to enable visitors to 
move around safely during hours of darkness. The on plot parking for guests is noted and welcomed. 
In terms of actual construction, will the lodges have to be complaint with the new building regs 
governing security requirements for doors and windows? If not then the strong advice is that all doors 
and windows should be to an independently nationally recognised security standard such as PAS 
24:2016/2012. 
 
Confirmation is required regarding any alarm and CCTV system for the Administration Centre and 
swimming pool.  
 
Tree & Landscape Officer:  
This application is for the replacement of the current touring caravan park with 60 permanent holiday 
units, the development would be contained within the current field site adjacent to the A386 to 
Appledore road. The site is bordered to the north by Bidna Lane, Knapp House to the east, the A386 
to the west and woodland and pasture to the south, the boundaries are a mixture of hedgerows and 
woodland. 
 
Trees 
 
The site is well contained by old native hedgerows, which are in general in poor condition with grown 
out mature trees, an area of woodland to the south and a leylandii screen to the east. There are some 
larger individual trees within the site and contained within the hedgerow and woodland fringes. Many 
of the individual trees and the woodland to the south are protected by Tree Preservation Order(TPO) 
04/2010. 
 
An Arboricultural survey has been carried out and a short report submitted along with the tree 
constraints plan. No detailed Arboricultural impact assessment or tree protection plan have been 
provided, which I would have expected to be included in this major planning application. 
 
The trees and hedgerows are an important part of this proposed development as they will help screen 
the chalets from the surrounding landscape, the proposals talk of enhancing the hedgerows and 
planting additional trees, but make no effort to show how the development will be achieved without 
any detrimental effect on the existing trees. 
 
There are several areas of chalets that appear to be very close to boundary hedgerows (chalets 1-3, 
6-8, 25'39) and in the south west corner the chalets and parking areas are very close to trees 
(T3,5,6). 
 
Chalets 53, 56 and 58 are particularly close to mature trees with chalet 56 being within the root 
protection area (RPA) of tree T5. The site plan also shows some shade predictions for the trees and 
these chalets are heavily shaded by the trees resulting in the limited amenity being in shade for a 



large part of the day. The parking spaces for these chalets are also very close to the trees and their 
construction could affect the trees root systems.  
 
Along the northern boundary the chalets are very close to the boundary hedgerow with Bidna Lane, 
along with the impact of the buildings on the retained trees, especially during the construction 
process, this results in many of the chalets having limited outdoor amenity areas. This closeness to 
the boundary and PROW also means the visual impact of the chalets will be difficult to mitigate for, 
and the chalets could dominate the small lane. 
 
The site plan also shows the site access driveway within the RPA of the TPO woodland, no mention is 
made of this. A full arboricultural impact assessment AIA) would have looked at all these situations 
and highlighted any impacts on trees and the mitigation or working methodologies required to reduce 
this impact to an acceptable level. The fence protection plan (FPP) would show how the development 
can be constructed without damaging the important retained trees. 
 
T1 is an important Holm oak in the middle of the site which is currently visible from the site entrance. 
This tree has been incorporated in an open space shown as a play area, the landscape plan seems to 
show some areas of play surfacing under the canopy/within the RPA of the tree, again no detail of 
how this is to be achieved has been provided. 
 
Due to the lack of detailed tree information I currently object to this proposal, further information in the 
form of a full AIA and TPP needs to be provided to show that this development can be achieved 
without detriment to the retained vegetation on site. In its current form I feel that there are a number of 
chalets that are too close to retained trees or hedgerows and the trees will either be damaged or 
result in future pressure to remove trees from chalet owners. Any construction within a tree RPA will 
need to be covered within a detailed site specific Arboricultural method statement, which could be 
secured as a planning condition. 
 
Landscape 
 
Although this site sites within a valued estuary landscape it is a well contained site. A full Landscape 
Visual Impact Assessment (LVIA) has been produced by the David Wilson Partnership who are a 
local company with previous experience of this landscape. 
 
The site is currently used for tourist accommodation (touring caravans) and is not included within the 
rural gap between Appledore and Northam, as identified in the local plan. As mentioned above the 
site is well contained by trees and hedgerows and sits within a shallow stream valley meaning there 
are limited long distant views of the site. 
 
The LVIA concludes that on the site and immediate surroundings the overall effect on the landscape 
character would be slight adverse, and the overall visual effect would be slight adverse. As the site is 
well screened and hidden by the topography of the surrounding landscape the wider impacts would 
be negligible. 
 
Having viewed the site from the provided viewpoints and assessed the site against the landscape 
character appraisals I have to agree with the provided LVIA conclusions that the site is well contained 
and although the chalet development will be a more concentrated development its impact on the 
wider landscape will not be significant. All trees and hedgerows are to be retained and enhanced and 
the site does not extend past Knapp House towards the estuary so cannot be compared to the 
previous marina development proposals. 
 
Landscape mitigation is shown on the landscape general arrangement drawing, but no detailed 
landscape specification has been provided. A full landscape specification should be secured as a 
planning condition should the proposals be granted permission. 
 
Revised Consultee Response 
 



Further to your request for further observations on the above matter, I can confirm that I am able to 
comment as follows. 
 
This application is for the replacement of the current touring caravan park with 60 permanent holiday 
units, the development would be contained within the current field site adjacent to the A386 Churchill 
Way.  The site is bordered to the north by Bidna Lane, Knapp House to the east, the A386 to the west 
and woodland and pasture to the south, the boundaries are a mixture of hedgerows and woodland. 
 
These further comments are the result of ill informed management works to the mature hedgerow 
along Bidna Lane which had a majority of the standard trees in the hedgerow ring barked so that they 
would die to provide wildlife habitat.   This works resulted in health and safety concerns due to the 
holiday accommodation use of the site, a hedgerow management plan has now been produced to 
bring the hedgerow back into good management. 
 
A revised Tree Protection Plan, Ecology Report and LVIA have now been provided along with a 
landscape planting plan. 
 
Trees and Hedgerow 
 
Hedgerow 
 
The hedgerow along the Bidna Lane boundary has been acknowledged as being an important visual 
landscape feature and wildlife corridor.  The new management plan (drawing1240.09.P2, and 
Appendix 6 of the Ecology Report) shows that all ring barked trees will now be coppiced and 
approximately fifteen standard trees retained.  The resultant coppice regrowth will be laid to form a 
new hedge and any gaps replanted.  The time table for these works is shown within the management 
plan. 
 
Over a 5-10 year period these works will result in a better structured hedge, with greater biodiversity, 
and a denser form providing better lower level screening than at present.  
 
Landscaping 
 
The landscape planting plan shows how new planting around the site boundaries will help bolster the 
hedgerow screening, and shows a good level of tree planting around the rest of the site. 
 
 
Tree Protection 
 
The Tree Protection Plan (TPP), 1240.08 P2, shows the basic weld mesh fencing around the 
perimeter and individual trees.  There are areas where the TPP is immediately adjacent to new 
chalets, which means some construction activity is likely to be within the RPA i.e. scaffolding.  No 
information has been provided regarding this or the installation of paths and surfacing or where 
excavation is required close to/or within RPAs. 
 
This information will need to be provided within a site specific Arboricultural Method Statement (AMS) 
and updated TPP, which can be secured by means of a planning condition. 
 
Details of any other tree pruning to facilitate the proposed development will also be required. 
 
Landscape Impact 
 
An update to the original Landscape Visual Impact Assessment (LVIA) has been produced by the 
David Wilson Partnership.  This looks at the impact of the hedgerow management works on the 
overall landscape character of the site. 
 
The LVIA states: 
 



"The resulting scale of change would be medium - key elements and characteristics of the site would 
be partially altered such that the baseline situation would be noticeably changed. The extent of the 
area affected by this scale of change would be limited to the site itself and Bidna Lane. There would 
be little change to the surrounding area to the south, west and east because of the screening / filtering 
of surrounding woodland and structures. Changes to the character of Bidna Lane would be mitigated 
as proposed hedgerow management and planting matured. At completion of construction the extent 
of change would be localised. The extent would reduce to limited year 15, as planting on the northern 
boundary matured. The change would be permanent. 
The magnitude of change of the development is assessed as medium adverse at completion, 
reducing to medium - low adverse as mitigating planting matures in year 15. Combined with medium - 
low sensitivity, the overall effect would be moderate adverse reducing to slight adverse with maturity. 
Mitigating measures proposed (retention and management of surrounding hedgerow, woodland and 
trees, succession planting) would help 
to restrict the impact of the development to a small area". 
 
I agree with the LVIA the hedgerow works will only affect views from the north and these are mainly 
users of Bidna Lane itself.  There will be a reduction in canopy cover seen from other directions 
especially from the south from Windmill Lane, but this will just be a slight reduction in landscape 
character and not affect the visibility of the proposed chalets. 
 
The proposed hedgerow management works and internal planting will take time to establish, however 
they will result in a denser vegetated barrier along Bidna Lane than currently exists. 
 
I therefore agree that the overall effect will be moderate adverse reducing to slight adverse with 
maturity. 
 
In conclusion I have no objection to this proposal subject to a site specific AMS and updated TPP. 
 
Suggested condition: 
 
 Provision & implementation of an Arboricultural Method Statement (AMS) and Tree Protection Plan 
(TPP) 
 
No works or development shall take place until a scheme for the protection of the retained trees and 
hedges [BS5837: 2012 section 5.5 Tree protection plan (TPP) and 6.1 Arboricultural method 
statement (AMS)] has been agreed in writing with the by the Local Planning Authority and these 
works shall be carried out as approved. 
 
This scheme shall include [include those that are pertinent]: 
 
(a) a plan to a scale and level of accuracy appropriate to the proposal that shows the position, crown 
spread and Root Protection Area (RPA) of every retained tree and hedge on site and on neighbouring 
or nearby ground to the site in relation to the approved plans and particulars. The positions of all trees 
and hedges to be removed shall also be clearly indicated on this plan and marked with a dashed 
outline. 
 
(b)a tree survey schedule in accordance with section 4.4 of BS5837: 2012. 
 
(c) a tree work schedule for all the retained trees and hedges in paragraphs (a) and (b) above, 
specifying pruning and other remedial or preventative work, whether for physiological, hazard 
abatement, aesthetic or operational reasons.  All tree works shall be carried out in accordance with 
British Standard 3998: 2010 Tree Work - Recommendations. 
 
(d) the details and positions (shown on the plan at paragraph (a) above) of the Ground Protection 
Zones. 
 
(e) the details and positions (shown on the plan at paragraph (a) above) of the Tree Protection 
Barriers, identified separately where required for different phases of construction work (e.g. 



demolition, construction, hard landscaping). The Tree Protection Barriers must be erected prior to 
each construction phase commencing and remain in place, and undamaged for the duration of that 
phase.  No works shall take place on the next phase until the Tree Protection Barriers are 
repositioned for that phase. 
 
(f) the details and positions (shown on the plan at paragraph (a) above) of the Construction Exclusion 
Zones. 
 
(g) the details and positions (shown on the plan at paragraph (a) above) of the underground service 
runs.  
 
(h) the details of any changes in levels or the position of any proposed excavations within 5 metres of 
the Root Protection Area of any retained tree, including those on neighbouring or nearby ground. 
 
(i)  the details of any special engineering required to accommodate the protection of retained trees, 
(e.g. in connection with foundations, bridging, water features, surfacing) 
 
(j) the details of the working methods to be employed with the demolition of buildings, structures and 
surfacing within or adjacent to the RPAs of retained trees. 
 
(k) the details of the working methods to be employed for the installation of drives and paths within the 
RPAs of retained trees in accordance with the principles of 'No-Dig' construction. 
 
(l) the details of the working methods to be employed with regard to the access for and use of heavy, 
large, difficult to manoeuvre plant (including cranes and their loads, dredging machinery, concrete 
pumps, piling rigs, etc) on site. 
 
(m)  the details of the working methods to be employed with regard to site logistics and storage, 
including an allowance for slopes, water courses and enclosures, with particular regard to ground 
compaction and phytotoxicity. 
 
(n) the details of the method to be employed for the stationing, use and removal of site cabins within 
any RPA. 
 
(o) the details of tree protection measures for the hard landscaping phase. 
 
(p) the timing of the various phases of the works or development in the context of the tree protection 
measures. 
 
(q) no retained tree, hedge or shrub shall be cut down, uprooted or destroyed, nor shall any retained 
tree or hedge, be topped or lopped other than in accordance with the approved plans and particulars, 
without the written approval of the local planning authority. Any topping or lopping approved shall be 
carried out in accordance with British Standard [3998 (Tree Work)] 
 
(r) If any retained tree, or hedge is removed, uprooted or destroyed or dies, another tree or hedge 
shall be planted at the same place and that tree or hedge shall be of such size and species, and shall 
be planted at such time, as may be specified in writing by the local planning authority. 
 
(s) the details of the arboricultural consultant to be employed during construction works to supervise 
erection of protective barriers and to carry out site monitoring during the development. 
 
Reason: To safeguard the appearance and character of the area. 
 
DCC Rights Of Way:  
Devon County Council have asked that I comment on the above planning application. Please note the 
application may affect Northam Footpath(s) 28, 9 and 6 (which also forms a section of the South West 
Coast Path (SWCP) 
 



National Trail (see attached plan). 
Whilst it would appear that the Development will not directly affect footpath 28, 9 or the SWCP , we 
note that Bidna Lane, (which also carries FP 28) if used as access to the site would then cause FP 28 
to be affected. 
We would therefore remind the applicant that they must ensure that the way(s) remains open and 
available to the public at all times, including during the period of any construction activity such as with 
building materials or spoil and contractors' vehicles and plant etc. Should it be necessary to 
temporarily divert or close the path(s) during construction works the applicant may apply to DCC for a 
temporary traffic order. If steps are taken to safeguard all  
 
Public Rights of Way (PROW) then Devon County Council (PRoW Team) will not object to the 
Development.  
 
Environmental Protection:  
In relation to the above application, the Environmental Protection Team has no objections. For 
information, the two foul drainage proposals seem acceptable. However, permissions and advice will 
need to be sought from SWW and the Environment Agency.  
 
AONB Team:  
No comments received  
 
DCC Archaeology Section:  
I refer to the above application. The proposed development lies in proximity to the putative battle at 
Bloody Corner between Harold and Brian, son of Eudo, which took place in AD1069. The precise 
location of this battle is unknown and, as such, any development in this area may reveal artefactual 
and archaeological deposits associated with this event. 
 
For this reason and in accordance with paragraph 141 of the National Planning Policy Framework 
(2012) and saved Policy ENV4 in the Torridge Local Plan I would advise 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 applicant has secured the implementation of a programme 
of archaeological work in accordance with a written scheme of investigation which has been 
submitted by the applicant and approved by the Planning Authority. 
The development shall be carried out at all times in strict 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 paragraph 141 of the National Planning Policy Framework 
(2012) and saved Policy ENV4 of the Torridge Local Plan, that an appropriate record is made of 
archaeological evidence that may be affected by the development. 
 
I would envisage a suitable programme of work as taking the form of a staged programme of 
archaeological works, commencing with the excavation of a series of evaluative trenches to determine 
the presence and significance of any heritage assets with archaeological interest that will be affected 
by the development. Based on the results of this initial stage of works the requirement and scope of 
any further archaeological 
mitigation can be determined and implemented either in advance of or during construction works. This 
archaeological mitigation work may take the form of full area excavation in advance of groundworks or 
the monitoring and recording of groundworks associated with the construction of the proposed 
development to allow for the identification, investigation and recording of any exposed archaeological 
or artefactual deposits. The results of the fieldwork and any post-excavation analysis undertaken 
would need to be presented in an appropriately detailed and illustrated report. 
 
I will be happy to discuss this further with you, the applicant or their agent. We can 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.  



 
Natural England:  
 
Revised comment 16-1-2018 
 
I think our concerns had been allayed with some further information about the SuDS treatment drain, 
but if the applicant is proposing connection to mains sewer then we don't have any concerns re water 
quality. 
 
Original Response 
 
In summary we feel, based on the information provided, that this is relatively low risk for the Taw 
Torridge Estuary SSSI in terms of diffuse pollution.  However, we would still like to raise the following 
points:  
 
As mentioned in our advice to the LPA (12th April 2017) connection to a mains sewer within 200m 
should be the first consideration.  Advice from the Environment Agency on gov.uk is that 'If any part of 
the building your treatment plant serves is within 30 metres of a public sewer, the Environment 
Agency will not allow you to start a new discharge from a sewage treatment plant under the general 
binding rules.   If you are building a development of more than one property, this distance must be 
multiplied by the number of properties, e.g. if there are 3 properties then the distance will be 3 x 30 
metres = 90 metres.   If there is a good reason why you can't connect to the sewer (e.g. there is a 
river or a hill in the way) then you must apply for a permit so that the Environment Agency can decide 
whether to allow you to use a sewage treatment plant instead. Contact the Environment Agency to 
find out what information you will need to put in your application'. 
 
You are not proposing connection to mains sewer because of the nature of the development i.e. 
holiday accommodation which is unlikely to be occupied 100% of the time causing water in the rising 
main to turn septic.  We weren't convinced that this would be an issue with connection to the main 
sewer.  However, on reading your email again I note that connection would be via a package pump 
which is where I understand the issue with standing water would occur.   Our understanding of 
Package Treatment Plants (PTP) is that they can also present a problem for properties with 
intermittent occupation.   
 
Your preferred option is to utilise a PTP that will discharge treated effluent into the private 
watercourse which connects to a retention pond downstream. The existing retention pond is being 
increased in size so that it retains water after storm events, allowing it to slowly evaporate or dissipate 
into the ground. The area of saltmarsh/marsh downstream will provide capacity for dealing with more 
extreme storm events.  Although PTP are considered an acceptable option for discharge direct to a 
water course there is evidence that they are not as efficient at stripping nutrients out and so discharge 
to ground is preferred. We would therefore welcome an additional stage in the SuDS treatment train 
to include an area for discharge to ground before the discharge reaches the stream (separation 
distance should be 30m).  In addition to the planting proposed for the retention pond, this would 
present a more comprehensive treatment train and further avoid any nutrient load impacts on the 
stream and saltmarsh/marsh habitat. 
 
The discharge is some distance from the SSSI and the existing SuDS treatment train provides 
opportunities for nutrients to be stripped out.  The Torridge is tidal at the point of discharge and 
Nitrogen loading is the key concern.  Package Treatment Plants are better at stripping N from any 
discharge.  The water quality requirements from the PTP are not more onerous because the 
development has triggered Natural England's water quality Impact Risk Zone for the SSSI. The IRZ 
merely flags the issue/potential risk.  Under the Environmental Permitting (England and 
Wales)(Amendment)(England) Regulations 2014 everyone who has a septic tank or small sewage 
treatment plant will be expected to follow the general binding rules as a minimum, and the vast 
majority of owners will not require a permit.  In or near designated sensitive areas where a higher 
level of protection is needed, small sewage discharges will continue to require permits as necessary. 
Guidance at  https://www.gov.uk/permits-you-need-for-septic-tanks/overview  states 'You must have 
planning permission and Building Regulations approval if you have or are planning to install a new 



sewage treatment plant. Check if the discharge point is in or near a designated sensitive area.  If you 
have or are planning to start a new discharge to a surface water in or near to a designated sensitive 
area, you must apply for a permit.  You will need a permit if the new discharge will be in or within 500 
metres of any special areas of conservation; special protection areas; Ramsar sites; biological sites of 
special scientific interest; freshwater pearl mussel population; designated bathing water; protected 
shellfish water. You will also need a permit if the new discharge will be in or within 200 metres of an 
aquatic local nature reserve or 50 metres of a chalk river or aquatic local wildlife site. Contact the 
Environment Agency to check if you're in or near a designated sensitive area and to find out if you 
need a permit'. 
 
It would be useful to know which PTP the developer is proposing to use and what function if any the 
retention pond currently serves in terms of foul water management.  Could you also just confirm that 
the red line development boundary on your drawings indicates the route of the PTP outflow into the 
retention pond? 
  
Historic England - Southwest Casework:  
 
Knapp House  Activity Centre is located on elevated ground to the west of the River Torridge. It is 
directly opposite Tapeley Park, a grade II* listed house with an associated grade II* registered Park 
and Garden of the same name, which sits on the opposite bank of the river. The registered landscape 
is multi-phased and largely intact, with a C20 terraced garden, mid C19 pleasure grounds set within a 
C18 parkland. The parkland continues to the west, running down to the river bank and provides an 
undulating landscape with the designed eye-catcher, the Obelisk, which punctuates the views. The 
design of the landscape and the orientation of the house utilises the surrounding topography, taking 
advantage of the broad and expansive views across the river towards the sea, with the backdrop of 
the countryside beyond. 
 
The current use as a caravan park is low impact, being largely seasonal with limited associated 
infrastructure. This allows the site to maintain the green and rural quality and is only affected on a 
temporary basis. The Babcock site is a significant intervention into views; however, it is within a 
confined boundary set along the water’s edge, which allows the wider landscape to retain a strong 
rural quality with limited urban features to erode it. 
 
The proposal is to change a current caravan site into a 60 unit holiday chalet park with associated 
infrastructure. Historic England has concerns with the proposal, due to the intensification in the use of 
the site through the increased density and permanent nature of units. The proposal also looks to 
increase the scale and mass of the chalets, which are largely 2 ½ storeys and allow for the chalets to 
address the gradient of the site, as well as the associated infrastructure with the introduction of street 
lighting and hard surfaced roads. These works will create a meaningful urban intervention, eroding the 
rural landscape permanently in an elevated and prominent position along the hill side. This rural 
character offers an important contribution in key views out from the registered park due to the design 
of the landscape and its relationship with the house, which takes advantage of the outstanding 
scenery. 
 
Historic England considers that the scheme will have a result in a harmful impact to the registered 
park and garden. Under the NPPF, this is identified as less than substantial harm but this should not 
be considered as acceptable harm (Para 134). The NPPF identifies that the more important the asset 
the greater the weight should be given to the assets conservation. (Para 132). As this is a grade II* 
registered garden and listed structure, these assets are of more than special interest with the listed 
building forming the top 8% of all listed structures. Therefore, under the balancing act of para 134, the 
council need to robust test that the public benefits offered by the scheme outweighs the harm 
identified to the highly graded heritage assets. 
 
Recommendation 
Historic England has concerns regarding the application on heritage grounds. The scheme will result 
in harm to the setting of a complex of highly designated heritage asset. The council needs to robustly 
assess that the public benefits offered discernibly outweigh the harm to the heritage assets (Para 
134). 



 
Your authority should take these representations into account and seek amendments, safeguards or 
further information as set out in our advice. If there are any material changes to the proposals, or you 
would like further advice, please contact us. 
 
Additional Comments following receipt of the Heritage Impact Report 
 
Thank you for your letter of 14 March 2018 regarding further information on the above application for 
planning permission. Historic England commented on this application in May 2017. Additional 
information has been provided to support the application in the form of a Heritage Appraisal and 
Impact Assessment (HAIA). As a result of this information, Historic England has revised its response 
and this is provided below. 
 
Historic England Advice 
Knapp Hill Activity Centre is located on elevated ground to the west of the River Torridge. It is directly 
opposite Tapeley Park, a grade II* listed house with an associated grade II* registered Park and 
Garden of the same name, which sits on the opposite bank of the river. The registered landscape is 
multi-phased and largely intact, with a C20 terraced garden, mid C19 pleasure grounds set within a 
C18 parkland. The parkland continues to the west, running down to the river bank and provides an 
undulating landscape with the designed eye-catcher, the Obelisk, which punctuates the views. The 
design of the landscape and the orientation of the house utilises the surrounding topography, taking 
advantage of the broad and expansive views across the river towards the sea, with the backdrop of 
the countryside beyond. 
 
The current use of this part of the Knapp House site as a caravan and camping site is low impact, with 
the landscape unmodified by landscaping, roads, lighting or permanent structures. The HIAI has 
clarified that the use of the field is not seasonal, but year round. However, despite the white caravan 
roofs being visible in the landscape, the non-fixed nature of the caravans and the less intensive use 
allows the site to maintain a green and rural character. The reversibility of the use of this field is clear 
- the caravans and electricity pick up points could be easily removed and the field would return to 
agricultural use. 
 
The Babcock site is a significant intervention into views. However, it is within a confined boundary set 
along the water’s edge, which allows the wider landscape to retain a strong rural quality with limited 
urban features to erode it. It is acknowledged that 20th century development has to some extent 
eroded the character and quality of the landscape on the west side of the river, however, this does not 
justify additional harm being caused without robust justification and a clear understanding of potential 
longer term impacts on the character of the area. 
 
The proposal is to change the current caravan site into a 60 unit holiday chalet park with associated 
infrastructure. Historic England has concerns about the proposal, due to the intensification in the use 
of the site, the increased density and permanent nature of units, the height of the holiday units, the 
road and lighting infrastructure and the terracing of the landscape. 
 
The proposed chalets are densely located across the field and have the mass and scale of domestic 
houses. The height is 2 storeys and whilst their orientation allows for the chalets to address the 
gradient of the site, associated levelling works will permanently alter the shape and character of the 
site. This will be exacerbated by the introduction of street lighting and hard surfaced roads. It is 
acknowledged that the materials palette for the development will introduce darker materials that may, 
at first appearance, blend into the landscape better than the existing white caravan roofs. However, in 
our opinion, this colour improvement does not outweigh the harm caused by the increased density of 
units, the domestic and permanent nature of the units and the associated infrastructure. 
 
The proposal will create a meaningful urban intervention, eroding the rural landscape permanently in 
an elevated and prominent position along the hill side. This rural character offers an important 
contribution in key views out from the registered park due to the design of the landscape and its 
relationship with the house, which takes advantage of the outstanding scenery. 
 



Historic England considers that the scheme will result in a harmful impact to the registered park and 
garden. Under the NPPF, this is identified as less than substantial harm but this should not be 
considered as acceptable harm (Para 134). The NPPF identifies that the more important the asset the 
greater the weight should be given to the assets conservation (Para 132). As this is a grade II* 
registered garden and listed structure, these assets are of more than special interest with the listed 
building forming the top 8% of all listed structures. Therefore, under the balancing act of para 134, the 
council need to robust test that the public benefits offered by the scheme outweighs the harm 
identified to the highly graded heritage assets.  
 
Recommendation 
Historic England has concerns regarding the application on heritage grounds. The scheme will result 
in harm to the setting of a complex of highly designated heritage assets. The council needs to robustly 
assess that the public benefits offered discernibly outweigh the harm to the heritage assets (Para 
134). 
 
In determining this application you should bear in mind the statutory duty of section 66(1) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the desirability 
of preserving listed buildings or their setting or any features of special architectural or historic interest 
which they possess. 
 
Your authority should take these representations into account and seek amendments, safeguards or 
further information as set out in our advice. If there are any material changes to the proposals, or you 
would like further advice, please contact us. 
 
 

Representations: 

 
Number of neighbours consulted:  7  Number of letters of support:  2 
Number of representations received:  215 Number of neutral representations: 1 
Number of objection letters:  210  

 
215 representations have been received which comprise 210 objections, 2 letters of support and 1 
neutral comment. 
 
The key objections to this proposal comprise the following: 
a) Loss of green space between Northam and Appledore 
b) Impact on the landscape and the coastal/riverside region 
c) Impact of traffic on the road network 
d) Impact on ecology, wildlife 
e) Questionable economic benefits to the tourist industry 
f) Loss of land which is reputed to be a key battlefield site 
 

Policy Context: 

 
Torridge District Local Plan:  
 
DVT2C (Development In The Open Countryside); DVT6 (Local Distinctiveness); DVT7 (Building 
Design); DVT8 (Landscaping); DVT11 (Impact of Development on Amenity); DVT18 (Impact of 
Development on Traffic); DVT19 (Access and Parking); DVT24 (Sewerage and Drainage); ENV1 
(Conservation Interest); ENV10 (Mitigation and Enhancement); ECD6 (Tourism Development 
Criteria);  
 
Government Guidance: 
 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); WACA 
(Wildlife & Countryside Act 1981); NERC (Natural Environment & Rural Communities);  
 



Joint North Devon and Torridge Local Plan : 
 
Policy ST09 – Coast and Estuary Strategy 
Policy DM18 – Tourism  Accommodation 
 
Refer to addendum 
 

Planning Considerations 

 
The key considerations in the determination of this application are: 
 
a) Principle 
b) Affect on the character and appearance of the locality  
c) Design/Materials d) Trees/Landscape  
e) Tourist justification  
f) Access/Parking  
g) Foul/Surface Water  
h) Ecology  
i) Archaeology 
j) Impact on Heritage Assets 
 
a) Principle  
 
The site is within the open countryside and therefore subject to Policy DVT2C of the Torridge District 
Local Plan (TDLP) which states that "development should not detract from the character and 
appearance of the open countryside" 
 
Subject to the above, acceptable types of tourist development are permissible, the criteria for this is 
set out in Policy ECD6 of the TDLP, which is set out below: 
 
Planning permission for acceptable types of tourist development will be granted provided that: 
 
(a) the tourist need is identified, or the proposal is well related to existing tourism centres, attractions, 
or assets; and 
(b) adequate arrangements for effective visitor management are incorporated; and 
(c) the wider benefits of the scheme outweigh any conservation and amenity interests; and 
(d) the natural beauty of the Area of Outstanding Natural Beauty is not harmed. 
 
(2) New tourist development permissible at villages or in the open countryside will be expected: 
(a) to bring significant economic benefits to the wider area, or substantial benefits to the community; 
and 
(b) to demonstrate explicitly the scale and extent of such benefits. 
 
The proposal will replace the existing caravan/camping site with a year round visitor attraction. A 
Management Company (to be secured through a Section 106 agreement) would be responsible for 
the grounds maintenance, to include the trees and hedgerows, swimming pool, reception building and 
refuse collection. 
 
The development would be aimed largely at the private investor seeking both a holiday home in the 
region and an opportunity to let out the holiday home, which is similar to recently built and approved 
development alongside the North Devon Golf Club, Westward Ho! The applicants are proposing a 
partnership with "Holiday Cottages" based in Bideford who would offer a letting service, envisaged to 
be in the region of 30 bookings per year comprising a mix of mixed weeks and short breaks. 
 
The proposal would create 14-15 full time jobs and although the site is not formally connected to the 
existing Knapp House Activity Centre, the site physically adjoins the Centre and opportunities to use 



the facilities and activities offered by the Centre will be available to the occupiers such as Water-
skiing, Climb/abseil and surfing. 
 
The site would offer a mix of 2, 3 and 4 bedroom accommodation in a location alongside a major 
road, yet accessible to the coast and the South-West footpath. The year round accommodation would 
vastly upgrade the level of accommodation available on this site and provide a high end opportunity 
for visitor accommodation in this key coastal area. 
 
The upgrading of visitor facilities and the provision of high quality tourist accommodation is central to 
the local economy, which is set out in both the National Planning Policy Framework and at a local 
level through the TDLP. The proposal is therefore considered to comply with Policy ECD6 of the 
Torridge District Local Plan and the guidance as set out in the NPPF 
 
b) Affect on the character and appearance of the locality  
 
The site is a single enclosed field which is currently used as both a static and touring caravan site as 
well as for camping and is therefore a well contained site visually. The site lies in a shallow valley 
meaning there are limited long distant views of the site. The existing and lawful use of the site for 
caravans/mobile homes and camper vans is a material consideration in assessing the visual impact of 
the proposed holiday development. 
 
The "Landscape and Visual Impact Assessment" (LVIA) concludes that having regard to the site and 
immediate surroundings the overall effect on the landscape character would be slight adverse, and 
the overall visual effect would be slight adverse. As the site is well screened and hidden by the 
topography of the surrounding landscape the wider impacts would be negligible.  
 
In response, the Council's Tree and Landscape Officer (TLO) commented as follows:  
 
Having viewed the site from the provided viewpoints and assessed the site against the landscape 
character appraisals I have to agree with the provided LVIA conclusions that the site is well contained 
and although the chalet development will be a more concentrated development its impact on the 
wider landscape will not be significant. All trees and hedgerows are to be retained and enhanced and 
the site does not extend past Knapp House towards the estuary so cannot be compared to the 
previous marina development proposals. 
 
Landscape mitigation is shown on the landscape general arrangement drawing, but no detailed 
landscape specification has been provided. A full landscape specification should be secured as a 
planning condition should the proposals be granted permission 
 
The revised LVIA (produced following the ring-barking of the trees along the northern boundary) gave 
the following assessment: 
 
"The resulting scale of change would be medium - key elements and characteristics of the site of the 
area affected by this scale of change would be limited to the site itself and Bidna Lane would be 
partially altered such that the baseline situation would be noticeably changed. The extent. There 
would be little change to the surrounding area to the south, west and east because of the screening / 
filtering of surrounding woodland and structures. Changes to the character of Bidna Lane would be 
mitigated as proposed hedgerow management and planting matured. At completion of construction 
the extent of change would be localised. The extent would reduce to limited year 15, as planting on 
the northern boundary matured. The change would be permanent. 
 
The magnitude of change of the development is assessed as medium adverse at completion, 
reducing to medium - low adverse as mitigating planting matures in year 15. Combined with medium - 
low sensitivity, the overall effect would be moderate adverse reducing to slight adverse with maturity. 
Mitigating measures proposed (retention and management of surrounding hedgerow, woodland and 
trees, succession planting) would help to restrict the impact of the development to a small area". 
 
In response to the revised report, the Council's TLO stated: 



 
I agree with the LVIA the hedgerow works will only affect views from the north and these are mainly 
users of Bidna Lane itself.  There will be a reduction in canopy cover seen from other directions 
especially from the south from Windmill Lane, but this will just be a slight reduction in landscape 
character and not affect the visibility of the proposed chalets. 
 
The proposed hedgerow management works and internal planting will take time to establish, however 
they will result in a denser vegetated barrier along Bidna Lane than currently exists. 
 
I therefore agree that the overall effect will be moderate adverse reducing to slight adverse with 
maturity. 
 
In conclusion I have no objection to this proposal subject to a site specific AMS and updated TPP. 
 
Accordingly it is considered to comply with Policy DVT2C of the TDLP 
 
c) Design/Materials  
 
The proposal seeks a contemporary design to the lodges and the Admin building. The proposal differs 
from the traditional appearance of caravans or timber lodges, however their appearance is considered 
to reflect the rural location, with the materials being timber walls and render with mono-pitched roofs 
and external decked areas. 
 
The design is modern and seeks to take advantage of the south facing slope of the site, the outdoor 
views and the rural location. As set out above, the site is not largely visible from beyond its 
boundaries and is considered to represent a modern approach to tourist accommodation and an 
acceptable scheme in this location. Accordingly the proposal is considered to comply with policies 
DVT6 and DVT7 of the TDLP. 
 
d) Trees/Landscape  
 
The proposal seeks to constructed the holiday development within a open field, where no trees will be 
directly affected. The site is bordered by mature hedgerows on three sides and the overall layout was 
amended on a number of of occasions to ensure that the root protection area of the hedges and trees 
were not adversely affected. A subsequent "Construction Management Plan" has been submitted 
which indicates that the development (particularly the foundations and retaining walls) can be 
constructed without having an impact on the either the hedges or trees. 
 
Members may be aware that during the consideration of this application, a number of trees along the 
northern boundary were "ring barked" and therefore are likely to die. The applicant suggested that this 
was part of a management plan, however revised reports were requested, to have regard to the likely 
loss of these trees. 
 
To clarify this matter, the applicant has not committed any offence with these actions and while it 
might be a method which is not recognised by Tree Consultants or by Natural England, the Local 
Planning Authority were very quick to query these actions and to highlight the fact that these works 
rendered a number of the reports not fit for purpose. 
 
The Council's Tree and Landscape Officer has worked closely alongside the Case Officer to not only 
secure a revised layout and a less dense scheme, but also to ensure that a robust planting and 
management plan has been submitted which not only protects the trees and hedgerows on the site, 
but enhances the landscaping of the site to secure an acceptable scheme. 
 
The TLO has now raised no objection to the proposal, subject to a number of conditions and ensuring 
that the tree protection measures, landscaping and ongoing management of the site is secured. The 
proposal is therefore considered to comply with Policies DVT2C, DVT6, DVT7 and DVT8 of the TDLP. 
 
e) Tourist justification  



 
As expressed above, Policy ECD6 of the TDLP refers to tourist development and the desire to 
support the enhancement to existing tourist sites. 
 
The site has existed for many years as a caravan/camping site which is largely seasonal. The 
proposal seeks a year round tourist site with a high quality design of visitor accommodation, coupled 
with an indoor pool and play area. The Local Plan seeks to upgrade existing tourist sites in 
appropriate locations and it is considered that this represents an acceptable proposal which would 
boost the local economy and provide a much needed facility for visitors. 
 
The proposal is therefore considered to comply with the above Policy. 
 
f) Access/Parking  
 
A full Transport Statement has been submitted, which analysed the existing traffic generated from the 
site, against the likely impact of the development on traffic. The report concluded the following: 
 
a) The proposal is consistent with the national and local planning and transport policies 
b) The proposal is forecast to generate a similar level of traffic when compared to the existing 
operation and thus the anticipated development traffic can be comfortably accommodated within the 
existing highway without resulting in any perceptible impact on the adjoining highway. 
c) The proposal provides suitable parking spaces and turning facilities and is served by a junction fit 
for purpose as has been the case for the preceding years. 
 
The proposal seeks to utilise the existing vehicular access into the site onto Churchill Way. Devon 
County Council as Highway Authority have raised no objection to the proposal.  
 
A number of objections have been received which object to the level of traffic which would be 
generated by the development, however the access onto Churchill Way and the main Appledore road 
itself is capable of accommodating this additional traffic, which is only likely to be noticeable for 
periods outside the Summer months. Key to this consideration, the level fo traffic would not be 
considered as "severe" to impact on the local highway network. Accordingly the proposal is 
considered to comply with Policies DVT18, DVT19 and Paragraph 32 of the  NPPF. 
 
g) Foul/Surface Water  
 
Foul 
The proposal originally sought a private package treatment plant to treat the foul water from the site. 
 
Following an objection from the Environment Agency based on the lack of a justification for a private 
treatment works on site,, this has been amended to a direct connect to the public sewer which runs 
along Churchill way outside the site. As a result, the EA have withdrawn their objection and SWW 
have confirmed that this is acceptable. 
 
Surface Water 
The proposed site roof areas account for 0.581Ha of hardstanding area and the tarmac road 
area accounts for 0.102Ha. This generates 489.1m3 of runoff for the 6 hour 1 in 100 year return 
period plus 40% allowance for climate change. The remaining 1.753Ha of site area will remain 
as a greenfield runoff scenario and will therefore generate 356m3 of runoff.  
 
The proposed site will generate a total of 845.1m3 of runoff for the 6 hour 1 in 100-year event 
plus allowance for climate change, which is an increase of 350.4m3.  
 
Soakaway testing has been conducted on this site which has determined that infiltration is 
not a viable option for surface water disposal. Therefore, in line with the SUDS management 
train, surface water will be discharged into a watercourse. 
 



There is an existing retention pond on the site which will be increased in volume to accommodate the 
additional volume of runoff generated by the development site. This pond’s outflow is controlled by a 
weir. This drains down through a grill into a piped system that connects to another retention pond 
downstream; refer to the picture below. The ponds plan area is approximately 473m2, therefore it is 
proposed to raise the weir outflow level by approximately 1.2m to increase the capacity of the pond by 
567.6m3. Some re-profiling of the ground and embankments is required. 
 
In the existing scenario during regular storm events the pond will slowly fill up and retain surface 
water which will gradually dissipate into the ground via infiltration. During more extreme storm events 
the pond fills up and excess surface water over topples the weir and drains down the grating. By 
increasing the storage volume of the pond to deal with the additional volume of runoff generated by 
the development the peak rate of runoff, i.e. flow of water discharging over the weir, will be 
unchanged from the existing scenario as the extra surface water is held back. Furthermore, as we are 
increasing the volume of the pond the quantity of surface water passed on downstream will also 
remain unchanged. 
 
Back to back storm events are also a consideration due to the pond relying on infiltration and 
evaporation to drain down. Therefore an assessment of the half drain time for the 1 in 1 year 
6 hour event (+ 40% climate change) has been undertaken by using the infiltration results 
from site. This has determined that it will take 5 days to drain down half a 1 in 1 year event. 
 
It is proposed to increase the storage volume of the pond such that it is able to store back to 
back storm events. The pond will therefore be increased to 567.3m3 which will provide storage 
for the additional volume of runoff generated by the 6 hour 1 in 100 year event and the 6 
hour 1 in 1 year return period events plus 40% climate change.  
 
The surface water management should incorporate sustainable drainage techniques to restrict 
surface water discharge from the site and improve water quality of the run off. There are a wide range 
of techniques that can be applied including source control, online systems and outlet controls.  
 
Devon County Council as the Flood Risk Authority raises no objection to the proposal, subject to a 
range of conditions. These have been set out in the recommendation. The drainage pond and surface 
water drainage management system would then by the subject of a Section 106 agreement, securing 
its ongoing management. 
 
The proposal is therefore considered to comply with Policy DVT24 of the TDLP. 
 
h) Ecology 
 
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010). This is further 
reinforced within the Torridge District Local Plan through policies ENV1 and ENV10, which require 
development to maintain or where possible enhance biodiversity and mitigate against the potential 
loss of habitats. 
 
The application has been accompanied by an Ecology Report, which has been updated following the 
ring-barking to the trees along the northern boundary. The Ecology Report does not identify any 
protected species on the site, such a dormice or badgers. It makes a series of recommendations for 
the proposal such as scrub clearance outside the nesting season, further landscaping throughout the 
site and a subtle lighting scheme, given its rural location and the likelihood of bats crossing the site. 
These have been incorporated into the recommended conditions. 
 
Natural England raises no objection in principle to the scheme, but originally raised concerns about a 
foul water treatment package on the site with the risk of pollution. This concern has been withdrawn. 
 
The proposal is therefore considered to comply with Policies ENV1 and ENV10 of the TDLP. 



 
i) Archaeology 
 
A number of representation have been received which relate to the application site being part of a 
former battlefield being the 1069 Battlefield of Northam. While a local historian has published papers 
on this battle, the application site is not a designated former Battlefield and therefore carries no 
statutory designation. The battlefield site has not been recognised by either Historic England or 
Devon County Council's Archaeological Department, although DCC have made reference to it, albeit 
they cannot confirm the precise location of the battle. Accordingly they have recommended that an 
archaeological dig is undertaken to establish if there is any evidence of this, which may of course 
clarify the historical facts.  
 
The Council has communicated with the local historian, Mr Arnold and recommended that he contacts 
Historic England (HE) with his research. HE have the ability to designate the site as a Schedule 
Battlefield site on the statutory register, however unless this occurs, the site cannot be recognised in 
this manner. The archaeological dig may clarify the situation. Subject to this condition, it is considered 
to comply with Policy ENV4 of the TDLP. 
 
j) Impact on Heritage Assets 
 
The application site is not immediately adjacent to any listed Buildings or Conservation Areas, 
however the site can be viewed from Tapeley Park and its parkland which is in Westleigh on the east 
side of the River Torridge. 
 
Tapeley Park is Listed as Grade II, its formal parkland is registered as Grade II*.  In addition the site is 
partial visible from the Westleigh Conservation Area and Westleigh Parish Church which is Grade I. 
 
In terms of assessing the impact on these heritage assets, it is important to appreciate that the 
application site has a lawful use as a year-round caravan and camping site and that the caravans, 
mobile homes and camper vans can continue to be lawfully sited. These have their own visual impact, 
being largely coloured white and many of the caravans/camper vans are sited throughout the year, 
albeit only occupied on a tourist basis. This is a material consideration when assessing the visual 
impact of this development. 
 
Any assessment of its visual impact should have regard to the existing and lawful use of the site and 
consider whether the proposed development would have any more harm to these designated heritage 
assets than the existing use on the site. 
 
Historic England (HE) and North Devon Council (NDC) originally raised concerns regarding the 
potential visual impact of the proposed development upon Tapeley Park and as a result the applicants 
commissioned a Heritage Impact Assessment  
 
Paragraphs 132 to 134 of the National Planning Policy Framework (NPPF) refers to assessing the 
impact of development on the significance of a designated heritage asset. It states that “substantial 
harm or the total loss of a heritage asset should be refused unless it can be demonstrated that this 
loss is necessary to achieve substantial public benefits that outweigh that harm or loss”. 
 
“Where development will lead to a less than substantial harm to the significance of a heritage asset, 
this harm should be weighed against the public benefits of the proposal, including its optimum viable 
use”. 
 
In addition since the application was submitted, Historic England has updated its guidance note 3 – 
“The Setting of Heritage Assets” (December 2017). 
 
Within this guidance there are 5 steps and of these there are 2 which need to be considered as part of 
the application process and are helpful in setting out the key issues: 
 



Step 2: Assess the degree to which these settings make a contribution to the significance of the 
heritage asset(s) or allow significance to be appreciated. 
 
Step 3: Assess the effects of the proposed development, whether beneficial or harmful, on that 
significance or on the ability to appreciate it. 
 
It is important to distinguish from the setting of the heritage asset and the impact of the proposal on 
the landscape and visual amenity of the area. In this case while the application site is visible from 
Tapeley the question to consider is does the proposal affect the setting of the heritage asset? 
 
While the proposal would increase the density of development on the site, the palate of materials, 
being largely timber boarding would be less dominant in the landscape than the white caravans, 
particularly when viewed from a distance. Planning conditions for the new proposal would control 
lighting where none exists at the moment, plus additional landscaping would soften its impact. 
 
The applicant’s Heritage Appraisal offers the following conclusion: 
 
Having carefully assessed the impact of the current lawful use, which is in place without any planning 
conditions that can control its use, appearance, management or maintenance, with the impact of the 
proposed use which has been carefully designed to minimise its impact upon the wider landscape and 
which may be controlled by conditions of any planning approval, it is concluded that the proposed use 
would have a similar if not lesser impact upon the significance of neighbouring designated heritage 
assets than the lawful existing use of the land. The proposed development is therefore found to 
accord with historic environment planning law and policy. 
 
Your Officers, in response do not consider that there is a “similar if not lesser impact” Instead they 
consider that while the proposal is have some visual impact on the significance of the heritage assets 
mentioned above, this impact would be minimal and “less than substantial” as defined in the NPPF. 
 
Accordingly there is a requirement to balance this harm against the public benefits of the proposal. 
Making this judgement, your Officers have already considered that the proposal would bring economic 
benefits to the area, in terms of upgrading tourist accommodation and provide a year-round facility as 
opposed to a largely seasonal camp site. The harm to the heritage assets are considered to be 
minimal, as set out above due to the marginal change in the long range visual impact of the proposal 
and accordingly it is considered that the benefits outweigh the harm caused by the proposal. It is 
therefore considered that this proposal complies with Policy ENV2 and Paras 132-134 of the NPPF. 
 
Planning Balance 
 
The proposal will involve the loss of a caravan and camping site and although the site is not a 
"greenfield" site in planning terms, the proposal will result in the loss of a large grass-covered site. 
The proposal will not harm the hedges surrounding the site, not the trees within it. The benefits of the 
proposal in terms of a boost to the local economy is considered to outweigh the harm to the site in 
terms of the loss of the green spaces within the site.  
 
 

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 



 
Subject to the applicant entering into a legal agreement covering the following matters: 
 

a) Securing of a Management Agreement to ensure the ongoing management of the trees, 
hedges, open space, play space, reception building and swimming pool  and surface water 
pond and the surface water drainage management system in perpetuity 

 
GRANT 
 
 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         The holiday units shall be used for holiday accommodation and for no other purpose (including 

any other purpose in Class C3 of the Schedule to the Town and Country Planning (Use 
Classes) Order 1987 (as amended, or in any provision equivalent to that Class in any statutory 
instrument revoking and re-enacting that Order with or without modification).            

                       
           Reason: To ensure that the holiday accommodation is occupied in accordance with the 

justification for the development provided. Open market residential use would be contrary to 
Policies DVT2C, ECD6 of the Torridge District Local Plan and Paragraph 18 of the National 
Planning Policy Framework in that it would result in the loss of an economic and tourist asset 
which benefits both Bideford and the surrounding rural area. 

 
 4         Upon commencement of the use hereby approved the owner/site operator shall keep a record 

of all persons who have occupied the unit for holiday purposes including details of the duration 
of their stay. Such records shall be kept and made available for inspection by the Local 
Planning Authority upon prior written request. 

                                  
           Reason: To enable the Local Planning Authority to ensure that the premises are occupied 

strictly in accordance with the restrictions imposed. 
 
 5         Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development)  (England) Order 2015 (as amended) (or any order revoking, re-enacting or 
modifying that Order), no development within Classes A, B, C, D and E of Part 1, Class A of 
Part 2 and Class A of Part 14 of Schedule 2 to the said Order shall be carried out without an 
express grant of planning permission. 

                                             
           Reason: To ensure that the form and bulk of the tourism units are not changed by 

inappropriate alteration and extension and in the interests of the character and appearance of 
their setting within the development together with retaining the privacy and amenities of the 
occupiers of each dwelling. 

 
 6         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.   

 
 7         The landscaping/hedgerow/tree protection plan hereby approved shall be implemented in 

accordance with the approved details, these being the Landscape Plan Ref: 1240.02. P5,  the 
Tree Protection Plan 1240. 08 P2 and  the Tree/Hedgerow Management Plan 1240.09. P2 all 
received on 5th October 2017.. The approved scheme shall be implemented so that planting 
can be carried out during the first planting season following the occupation of the building(s) or 
the completion of the development whichever is the sooner. The planting shall be maintained 
for five years and any trees or plants removed, dying being damaged or becoming diseased 
within that period shall be replaced in the next planting season with others of similar size and 
species to those originally required to be planted season with others of similar size and 
species to those originally required to be planted unless the Council gives written consent to 
any variation.  

                                  
           Reason: To ensure that the development is carried out in accordance with the agreed details 

and to soften the impact of the buildings lessening its visual impact. 
                            
 8         No works or development shall take place until a scheme for the protection of the retained 

trees and hedges [BS5837: 2012 section 5.5 Tree protection plan (TPP) and 6.1 Arboricultural 
method statement (AMS)] has been agreed in writing with the by the Local Planning Authority 
and these works shall be carried out as approved. 

            
           This scheme shall include [include those that are pertinent]: 
            
           (a) a plan to a scale and level of accuracy appropriate to the proposal that shows the position, 

crown spread and Root Protection Area (RPA) of every retained tree and hedge on site and on 
neighbouring or nearby ground to the site in relation to the approved plans and particulars. 
The positions of all trees and hedges to be removed shall also be clearly indicated on this plan 
and marked with a dashed outline. 

            
           (b) a tree survey schedule in accordance with section 4.4 of BS5837: 2012. 
            
           (c) a tree work schedule for all the retained trees and hedges in paragraphs (a) and (b) above, 

specifying pruning and other remedial or preventative work, whether for physiological, hazard 
abatement, aesthetic or operational reasons.  All tree works shall be carried out in accordance 
with British Standard 3998: 2010 Tree Work - Recommendations. 

            
           (d) the details and positions (shown on the plan at paragraph (a) above) of the Ground 

Protection Zones. 
            
           (e) the details and positions (shown on the plan at paragraph (a) above) of the Tree Protection 

Barriers, identified separately where required for different phases of construction work (e.g. 
demolition, construction, hard landscaping). The Tree Protection Barriers must be erected 
prior to each construction phase commencing and remain in place, and undamaged for the 
duration of that phase.  No works shall take place on the next phase until the Tree Protection 
Barriers are repositioned for that phase. 

            
           (f) the details and positions (shown on the plan at paragraph (a) above) of the Construction 

Exclusion Zones. 
            
           (g) the details and positions (shown on the plan at paragraph (a) above) of the underground 

service runs.  
            
           (h) the details of any changes in levels or the position of any proposed excavations within 5 

metres of the Root Protection Area of any retained tree, including those on neighbouring or 
nearby ground. 

            



i) the details of any special engineering required to accommodate the protection of retained 
trees, (e.g. in connection with foundations, bridging, water features, surfacing) 

            
           (j) the details of the working methods to be employed with the demolition of buildings, 

structures and surfacing within or adjacent to the RPAs of retained trees. 
            
           (k) the details of the working methods to be employed for the installation of drives and paths 

within the RPAs of retained trees in accordance with the principles of 'No-Dig' construction. 
            
           (l) the details of the working methods to be employed with regard to the access for and use of 

heavy, large, difficult to manoeuvre plant (including cranes and their loads, dredging 
machinery, concrete pumps, piling rigs, etc) on site. 

            
           (m) the details of the working methods to be employed with regard to site logistics and storage, 

including an allowance for slopes, water courses and enclosures, with particular regard to 
ground compaction and phytotoxicity. 

            
           (n) the details of the method to be employed for the stationing, use and removal of site cabins 

within any RPA. 
            
           (o) the details of tree protection measures for the hard landscaping phase. 
            
           (p) the timing of the various phases of the works or development in the context of the tree 

protection measures. 
            
           (q) no retained tree, hedge or shrub shall be cut down, uprooted or destroyed, nor shall any 

retained tree or hedge, be topped or lopped other than in accordance with the approved plans 
and particulars, without the written approval of the local planning authority. Any topping or 
lopping approved shall be carried out in accordance with British Standard [3998 (Tree Work)] 

            
           (r) If any retained tree, or hedge is removed, uprooted or destroyed or dies, another tree or 

hedge shall be planted at the same place and that tree or hedge shall be of such size and 
species, and shall be planted at such time, as may be specified in writing by the local planning 
authority. 

            
           (s) the details of the arboricultural consultant to be employed during construction works to 

supervise erection of protective barriers and to carry out site monitoring during the 
development. 

            
           Reason : This is a pre-commencement condition to safeguard the appearance and character of 

the area. 
                                  
 
 9        The proposed access and internal roads throughout the site and individual parking spaces 

shall be implemented, surfaced, drained and capable of use for each individual holiday unit on 
the site. No occupation of any holiday unit shall occur unless the parking space associated 
with that unit has been constructed and is capable of use. 

                       
           REASON: To ensure that adequate access and parking is available to each individual holiday 

unit. 
            
10        Prior to works commencing on site, a phasing programme for the implementation of the 

holiday units, the reception building, the swimming pool and play area shall be submitted to 
and approved in writing by the Local Planning Authority. The development shall thereafter be 
implemented in accordance with this phased programme of works. 

            



           Reason: This is a pre-commencement condition to ensure that the visitor facilities, being the 
reception, swimming pool and play area are made available to the occupiers of the holiday 
site. 

                       
11        The removal of any scrub/vegetation shall be undertaken only outside the nesting season, 

which is defined as 1st February until 31st August, as recommended in the submitted Ecology 
Report. 

                       
           Reason: To ensure that no nesting birds are disturbed by the removal of any scrub or 

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

the proposed permanent surface water drainage management system has been submitted to, 
and approved in writing by, the Local Planning Authority. The design of this permanent surface 
water drainage management system will be in accordance with the principles of sustainable 
drainage systems, and those set out in the Flood Risk Assessment & Sustainable Drainage 
Strategy (report Ref. FRA01; Rev. 4; dated 6th March 2017) as well as the Proposed Drainage 
Strategy (drawing No. 003; Rev. P1; dated 6th June 2017) and details contained within the 
email correspondence dated 2nd May 2017. 

            
           Reason: This is a pre-commencement condition to ensure that surface water runoff from the 

development is managed in accordance with the principles of sustainable drainage systems. 
            
13        No part of the development hereby permitted shall be commenced until the detailed design of 

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

            
           Reason: This is a pre-commencement condition to ensure that surface water runoff from the 

construction site is appropriately managed so as to not increase the flood risk, or pose water 
quality issues, to the surrounding area. 

            
14        No part of the development hereby permitted shall be commenced until details of the 

exceedance pathways and overland flow routes across the site in the event of rainfall in 
excess of the design standard of the proposed surface water drainage management system 
have been submitted to, and approved in writing by, the Local Planning Authority. 

            
           Reason: This is s pre-commencement condition to ensure that the surface water runoff 

generated from rainfall events in excess of the design standard of the proposed surface water 
drainage management system is safely managed. 

            
15        Prior to works commencing on site, full details of the means of all external lighting and its 

hours of illumination shall be submitted to and approved in writing by the Local Planning 
Authority. The street lighting shall be implemented in accordance with the agreed details and 
to take account of the recommendations in the submitted Ecology Report  

                       
           Reason: This is a pre-commencement condition to safeguard to protected species using the 

site, namely the bats and birds.           
 
16        No development shall take place until the applicant has secured the implementation of a 

programme of archaeological work in accordance with a written scheme of investigation which 
has been submitted by the applicant and approved by the Local Planning Authority. 

           The development shall be carried out at all times in strict accordance with the approved 
scheme, or such other details as may be subsequently agreed in writing by the Local Planning 
Authority. 

            



           Reason: This is a pre-commencement condition to ensure, in accordance with paragraph 141 
of the National Planning Policy Framework (2012) and saved Policy ENV4 of the Torridge 
Local Plan, that an appropriate record is made of archaeological evidence that may be 
affected by the development. 

            

Plans Schedule 

 
Reference Received 

  

1240.06 P4 02-08-2017 
   

ECOLOGICAL REPORT V3  05.10.2017 
   

FRA01 REV 7  18-10.2017 
   

1240-02-P6  26.03.2018 
   

1240.08 P2  05.10.2017 
   

1240.09 P2  05.10.2017 
   

1240 03 P3  13.03.2017 
   

  
   

 
  

1240-07  13.03.2017 
   

1240.05 P1  13.03.2017 
   

  
   

16100 00 00 A  13.03.2017 
   

16100 00 01 REV C  13.03.2017 
   

16100 11 04  13.03.2017 
   

16100 11 05 A  13.03.2017 
   

16100 11_03  13.03.2017 
   

16100 21 04  13.03.2017 
   

16100 31 05 A  13.03.2017 
   

16100 31 06   13.03.2017 
   

16100 31 07A  13.03.2017 
   

16100 31 09A  13.03.2017 
   

16100 31 10A  13.03.2017 
   

  
   

16100_ 11_01  13.03.2017 
   

16100_ 11_02  13.03.2017 
   

  
   

LS23414-1  13.03.2017 
 
Type A        
16100_21_01      13-3-2017 
16100_31_01      13-3-2017 
Type B  
16100_21_02      13-3-2017 
16100_31_02      13-3-2017     
Type C  
16100_21_03      13-3-2017 
16100_31_03      13-3-2017 
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Statement of Engagement 

 



In accordance with paragraphs 186 and 187 of the National Planning Policy Framework (NPPF) in 
dealing with this application, the Council has worked with the applicant in the following positive and 
proactive manner. We have made available detailed advice in the form of our statutory policies in the 
Development Plan, Supplementary Planning Documents, Planning Briefs and other informal written 
guidance, as well as offering a full pre-application advice service, in order to ensure that the applicant 
has been given every opportunity to submit an application which is likely to be considered favourably.  
In such ways the Council has demonstrated a positive and proactive manner in seeking solutions to 
problems arising in relation to the planning application 
 
 
Addendum to Report 
 
Torridge is now giving material weight to the policies of the emerging North Devon and Torridge Local 

Plan 2011-2031 (the emerging Plan) in decision making.  

In considering applications for development, the starting point, in accordance with section 38(6) of the 

Planning and Compulsory Purchase Act 2004, remains the development plan and principally the 

Saved Polices of the adopted Torridge District Local Plan 1997-2011(where those policies are 

compliant with the National Planning Policy Framework).  The Saved Policies will be fully set aside in 

respect of decision making only when the North Devon and Torridge Local Plan is adopted. 

The National Planning Policy Framework (Framework) at paragraph 216 provides that weight that can 

be given by decision takers to relevant policies in emerging local plans according to the following 

qualifications: 

 the stage of preparation of the emerging plan, the more advanced the preparation, the greater 

the weight that may be given; 

 the extent to which there are unresolved objections to relevant policies; the less significant the 

unresolved objections, the greater weight that can be given; and  

 the degree of consistency of the relevant policies in the emerging plan to the policies in the 

Framework; the closer the policies in the emerging plan, to the policies in the Framework, the 

greater the weight that may be given. 

 

Consultation on further proposed Main Modifications has concluded following a second round of 

Examination hearing sessions, from which the Council expects the examination stage to conclude and 

the Inspector to draft her Report on the emerging Plan. Given the advancement of the emerging Plan 

towards adoption it is considered appropriate, in accordance with paragraph 216 of the Framework to 

afford weight to the policies of the emerging Plan.  Variable weight is to be applied on the basis of the 

extent to which the policy has been subject to change as a result of the examination process. The 

weight to be applied to the policies of the emerging Plan is on following basis: 

Limited weight is given to policies which are proposed to be deleted (Further Proposed Main 

Modifications July 2017) from the emerging Plan. 

Moderate weight is applied to policies from the Submission Local Plan (June 2016) that have been 

introduced or substantially adjusted through the examination process, as set out as track changes in 

Examination Document MMD02. Moderate weight is afforded to these policies, on the basis that they 

remain subject to the consideration of the Local Plan Inspector and may therefore be subject to 

further change:   

Significant weight  is afforded to all other policies of the emerging Plan that  have either not been 

subject to a Main Modification (as referenced above) or have been subject to a slight amendment 

unrelated to a matter of soundness.   

 



Having regard to this application, relevant emerging Plan polices are: Policy ST09: Coast and Estuary 

Strategy and Policy NOR: Northam Spatial Vision and Development Strategy, which should be given 

“moderate weight” having been subject to  Main Modifications PMM/68 and PMM/107 and Policy 

ST18:Tourism Accommodation, to which  significant weight should be applied; it has been subject to a 

post submission Main Modification (PMM/119) which was determined to fall with in the category of “a 

slight amendment unrelated to a matter of soundness”. These policies are set out below: 

 

Policy ST09: Coast and Estuary Strategy 

 

(1) The sustainability of coastal communities will be maintained and enhanced with regard to their 

distinctive cultural heritage, diverse maritime economy, landscape setting and regeneration 

opportunities. The separate identity of these settlements will be maintained and enhanced. 

(2) Priority will be given to employment uses and waterside infrastructure requiring a coastal location. 

Such uses will be directed to previously developed sites around the coastline and the Taw-Torridge 

estuary with existing jetties and wharves. These sites should be safeguarded for employment uses 

requiring a waterside location. Facilities at Appledore and Yelland Quay will be protected for their 

value as landing stages for marine aggregates and for other marine employment uses. Loss of 

traditional boating facilities that are part of the fabric of coastal communities will be discouraged. 

(3) Proposals for tourism attractions, leisure developments, new tourist accommodation, associated 

tourism facilities and services of an appropriate scale will be supported within the Developed Coast 

where they enhance the quality or diversity of the local tourism offer and will not detract from the 

character of protected landscapes and other environmental assets.  

(4) Settlements and resorts will be defended against marine inundation, coastal erosion and tidal 

flooding without transferring risks elsewhere. Opportunities to manage coastal realignment and re-

establish functional flood plains will be supported in accordance with the Shoreline Management Plan. 

(5) The integrity of the coast and estuary as an important wildlife corridor will be protected and 

enhanced. The importance of the undeveloped coastal, estuarine and marine environments, including 

the North Devon Coast Areas of Outstanding Natural Beauty, will be recognised through supporting 

designations, plans and policies. The undeveloped character of the Heritage Coasts will be protected. 

(6) Water quality will be improved where it has been affected by human activity. 

(7) Development within the Undeveloped Coast and estuary will be supported where it does not 

detract from the unspoilt character, appearance and tranquillity of the area, nor the undeveloped 

character of the Heritage Coasts, and it is required because it cannot reasonably be located outside 

the Undeveloped Coast and estuary. 

(8) The role and operation of Bideford and Ilfracombe as commercial and leisure ports / harbours will 

be maintained and enhanced. Proposals to diversify Ilfracombe’s role as a ferry port to South Wales 

and beyond will be supported. The development of port facilities to maintain and improve the 

competitiveness of the fishing industry at Bideford, Appledore, Clovelly and Ilfracombe and to 

enhance leisure opportunities in appropriate coastal locations where required to meet community 

needs will be supported. 

(9) Military training and operational uses around the Taw-Torridge estuary will be supported in 

locations associated with established military activity. 

(10) Delivery of onshore facilities for operational servicing of offshore renewable energy proposals will 

be facilitated in existing ports and at existing jetties and wharves where they: 

(a) do not harm identified environmental and heritage assets; and 

(b) do not prejudice the current operational effectiveness of the port. 

(11) The continuity of the South West Coast Path and the Tarka Trail will be protected and a network 

of connecting routes will be improved. Improvements to coastal and estuarine access will be sought 

where rundown waterfront areas are regenerated. The Tarka Trail link between Ilfracombe and 

Braunton will be completed. 



 

Policy NOR: Northam Spatial Vision and Development Strategy  
 

The Spatial Vision 

Northam will build upon its strengths taking advantage of its coastal location. Westward Ho! will be 

established as a thriving coastal resort and Appledore will develop further as a centre for maritime 

activities. The development of marine based industries and a quality tourism offer will contribute to re-

balancing Northam's community and add economic value to the area.  

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. 

In meeting the future growth needs of the area, development will be delivered without prejudice to 

valued environment and historic assets having due regard to the importance of the areas setting and 

landscape quality. 
 

The Spatial Development Strategy 

Over the period to 2031, the Local Plan will enable significant growth of high quality development 

which is supported by necessary infrastructure to meet the needs of Northam Parish. Achieved 

development will be delivered having regard to the settlements setting in the landscape and the 

special character of the area provided by a coastal location. Specifically, the Local Plan will support: 

(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; 

(b) in addition to existing commitments, new site allocations, including capacity provided by previously 

developed sites, will be required to provide approximately,740 dwellings; 

(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; 

(d) employment will be supported by safeguarding and developing upon important economic 

resources, significantly in relation to Appledore Shipyard, port facilities and tourism assets; 

(e) deliver economic growth through capitalising on enhanced levels of assistance offered by the 

Assisted Areas status; 

(f) support for key site regeneration and new site development in Westward Ho! that would positively 

contribute to the centre's role as a coastal resort and result in an extension of the tourism season, 

through securing improved access to the resort and qualitative improvements to facilities, attractions 

and visitor accommodation; 

(g) support for development at Northam Burrows that would improve the visitor offer through the 

provision of enhanced facilities and infrastructure; 

(h) avoidance of development that would contribute to coalescence between Appledore and Northam 

and the designated Green Wedge in Northam; 

(i) social and community facilities will be required to support new development and address 

established needs, including an expansion of education capacity and recreation and sports facilities; 

(j) new developments will meet their own infrastructure requirements and will contribute to sustainable 

movement, including improved routes and facilities for cycling and walking. Improved capacity at 

Heywood Road roundabout will also be required together with improvements to A39/B3236 junction to 

accommodate increased traffic movements from Bideford and Northam. Improved sea defences at 

Westward Ho! will also be pursued as necessary to address the consequences of climate change; 

and 



(k) development that respects the landscape setting including the special landscape character and 

qualities of the adjoining Area of Outstanding Natural Beauty. 

 

Policy DM18: Tourism Accommodation 

 

1) Development of new, and expansion and or rationalisation of existing tourism accommodation will 

be supported within the Sub-regional, Strategic, Main and Local Centres where it: 

(a) improves the quality or increases the diversity of northern Devon’s tourism offer; 

(b) is located and designed to protect and enhance the character and setting of the settlement; and 

(c) any rationalisation would facilitate the retention or improvement of the tourism accommodation. 

(2) Outside the Sub-regional, Strategic, Main and Local Centres, the development of new and the 

expansion or rationalisation of existing tourism accommodation will be supported where it: 

(a) is related directly to and compatible in scale with an existing tourism, visitor or leisure attraction; or 

(b) reuses or converts existing buildings; or 

(c) improves facilities for or diversifies the range or improves the quality of existing tourism 

accommodation; 

and in all cases: 

(d) the scale and character of the proposal is appropriate to the size of the existing settlement or 

tourism attraction; 

(e) the local road network can accommodate the type and scale of traffic to be generated and the 

safety of public highway users is maintained; 

(f)  is designed to respect and enhance the key characteristics of the relevant landscape character 

types;  

(g) identified environmental and heritage assets are not subject to significant harm, are conserved or 

enhanced, with particular respect to the setting and special qualities of nationally important 

landscapes, the Undeveloped Coast, biodiversity and heritage designations; and 

(h) protects and enhances its the setting and special qualities of the Area of Outstanding Natural 

Beauty and provides an overall environmental enhancement when assessed throughout a year. 

(3) Applications for the removal of occupancy conditions on holiday accommodation will only be 

permitted where: 

(a) it is capable of being occupied permanently without need for major extension or alteration; and 

(b) there is compelling evidence to demonstrate that such a restriction is no longer justified. 

 

Policy ST09, to which moderate weight should be applied sets out the strategy for the Taw-Torridge 

Coastal and Estuarine Zone, it includes support for appropriately located development, while affording 

protection to environmental and marine assets. The application site is located within the Undeveloped 

Coast, within which the policy (section 3) gives support to proposals where it does not detract from 

the unspoilt character, appearance and tranquillity of the area, nor the undeveloped character of the 

Heritage Coasts and it cannot reasonably be located outside the Undeveloped Coast. It is considered 

that there is no net change to the landscape impact from the current site use to that which would 

result from the proposed development  Additionally while it is considered possible to develop tourism 

accommodation outside the Undeveloped Coast, the proposal seeks to enhance an existing facility., 

Being pragmatic, the site already has an established holiday use; the proposal seeks to upgrade the 

site and the business by replacing caravans with an improved standard of holiday accommodation.  

 

Section 3 of Policy ST09 provides support for appropriately scaled and located tourism attractions, 

accommodation and facilities within the Developed Coast, where they enhance the quality or diversity 

of the local tourism offer and will not detract from the character of the protected landscape. The 

proposal is considered to meet the policy objective of enhancing the quality and diversity of the local 

tourism offer in terms of offering a year-round tourist development as opposed to seasonal 



camping/caravans.  The locational qualification of being in the Developed Coast is limited to the 

extent of defined settlements, the edge of Rural Settlements, Deference Estate sites and large 

previously developed sites. The policy has been subject to a Main Modification at this point, which 

removed the opportunity for tourism attractions, accommodation and facilities to be adjoining coastal 

resorts and the Developed Coast; this policy provision if retained will be set out in the Inspector’s 

Report. 

 
Policy DM18, which should be given significant weight, provides a focus on the improvement of 
tourism accommodation, by new facilities or the extension of existing accommodation, where in 
alignment with strategic policy principles. The proposal is considered to accord with the policy 
requirements, in respect of improving the quality and diversity of tourism accommodation while having 
regard to the landscape quality in the locality. As set out elsewhere in the report, the proposal will 
enhance tourist accommodation and it is considered that the landscape harm is minimal and is 
outweighed by the economic benefits. 
 
In coming to a concluding position on this proposal the main points of consideration are the support 
that is provided for a proposal that will result in enhanced tourism facilities, in a location enabled by 
the saved policies of the Torridge District Plan but which would be resisted by emerging Policy ST09, 
if the PMM/68 is maintained. On the basis that only moderate weight is afforded to Policy ST09, it is 
considered that at this time the location of the proposed development remains appropriate and the 
recommendation remain unaltered.  
 


