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1/0256/2017/FULM 

 
Proposal: Development comprising of 58 holiday units, a Reception Building (admin, swimming pool, 

etc.) & associated infrastructure to replace the existing Caravan Park at Knapp House 
 

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

 
Background 
 
Members will recall that this application was considered at the Plans Committee on 10th May 2018 
where it was resolved that the Committee was minded to refuse the application. 

 
In accordance with the Committee’s Terms of Reference, in the event Members are minded to approve 
or refuse an application contrary to the recommendation in the report, the item shall be deferred for a 
further report to be presented to Committee. This sets out the implications, process and risks and shall 
be considered before the final decision is taken. 
 
Reasons for Refusal 
 
Members did not give specific reasons to refuse this application, however they expressed their general 
objections to it with a series of concerns and Policies. On the basis of the discussion held, your Officers 
would offer the following reasons for refusal: 
 
“The proposal, by reason of its excessive density would have an adverse visual impact, detracting from 
the character and appearance of the open countryside. The site is located within the Coastal and 
Estuarine Zone as identified in the North Devon and Torridge Local Plan and is considered to conflict 
with Policy ST09 which supports tourist attractions and leisure developments only where they will 
enhance the quality or diversity of the local tourism offer and will not detract from the character of 
protected landscapes.  
 
The site is located between Northam and Appledore and its development is considered to conflict with 
the spatial vision for Northam as set out in Policy NOR (Northam Spatial Vision and Development 
Strategy) part h) of the North Devon and Torridge Local Plan which seeks to avoid development that 
would contribute to coalescence between these two villages. 
 
The proposal is therefore considered to be contrary to Policies DVT2C, DVT6 and DVT7 of the Torridge 
District Local Plan and Policies NOR and ST09 of the North Devon and Torridge Local Plan.”  
 
Implications 
 
Members are entitled to differ in their views on a development from their Officers and come to different 
conclusions and they are entitled to do so as they are democratically elected for that purpose. However, 
in making decisions Plans Committee members must always bear in mind that their decisions should be 
supported rationally, with proper reasoning and evidence. The National Planning Policy Guidance 
makes clear that an award of costs is based on unreasonable behaviour. An absence of any reasons 
for refusal or an inability to justify them by proper evidence will undoubtedly be seen as unreasonable 
behaviour and therefore an award of costs is a very real risk.   
 
Whilst each application must be considered on its own merits, there is also a duty on local planning 
authorities to be consistent, both in terms of its officers’ recommendations and also its final decision 
making. Likewise, when having to respond on a “without prejudice” basis to pre-application enquiries in 
respect of similar proposals, in terms of consistency and being a material consideration, officers will 
need to have due regard to the final decision taken on this current application proposal. 
 
 
While your Officers maintain their view that the proposal should be approved, the reason for refusal as 



set out above is a judgement on the visual harm of the proposal and should the applicant wish to 
appeal the decision, it is considered that the Council would have been reasonable in forming this 
judgement. 
 
 


