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Reason for referral: 

 
One of the applicants; Mrs Tallack, is employed by Torridge District Council. 
 

Relevant History: 

 
Application No. Description Status Closed 

   
1/0646/1985 USE OF STABLES FOR 

DOMESTIC USE AND 
COMMERICIAL RIDING 
ESTABLISHMENT 

PER 21.11.1985 

   
1/0543/2006/CPE Continued occupation of 

dwelling without complying with 
condition 2 on decision NL228 
(28.05.53)  & condition 4 on 
decision NL232 (13.07.53) 

PER 15.05.2006 

     
1/0107/2019/FUL Creation of annexe INVAL 25.02.2019 

   
1/0365/2019/FUL Creation of annexe for 

dependant relative  
 

NPW 15.05.2019 

         

Site Description & Proposal 

 
Site Description 

The application relates to an existing single storey residential dwelling located within the countryside, 

located approximately 5kms to the north east of Holsworthy. 

The existing dwelling accommodates a broadly rectangular footprint, with a porch projecting from the 

north elevation to form the main entrance.  Later additions to the dwelling include a glazed 

conservatory to the western elevation and a mono pitched roof garage to the eastern elevation that 

projects forward of the principal elevation.  The external walls to the dwelling are formed from painted 

render and cladding, with slate to the main roof and felt to the garage roof. 

Private amenity areas are accommodated to the south and west of the dwelling, with parking areas to 

the north and east. 

Also to the east of the dwelling is a timber clad outbuilding that is used for domestic purposes 

ancillary to the residential dwelling, as well as other outbuildings that were associated with the former 

agricultural use of the site and have been more recently (in 1985) been granted planning permission 

to be used as commercial and domestic stabling facilities. 

Access to the public highway to the north of the site is provided via a private driveway and gated 

access. 

Also within the applicant’s ownership is a large paddock to the south of the site. 

The surrounding area is characterised by agricultural uses. 

The existing dwelling and associated land was originally part of an agricultural holding.  A certificate of 

lawfulness was issued in 2006, reference 1/0543/2006/CPE, which confirmed the lawful occupation of 



the dwelling by persons not employed in agriculture.  The unrestricted residential occupation of the 

dwelling is therefore lawful. 

Proposed development 

The application seeks full planning permission for the provision of a single storey side annexe. 

It is proposed that the annexe would be occupied by Mr T Tallack, who is the brother and brother-in-

law of the applicants (Mr and Mrs S Tallack).  Mr T Tallack currently resides at the site within the 

existing dwelling, with Mr and Mrs S Tallack, following the relatively recent passing of Mr T Tallack’s 

wife.  Mr T Tallack has two adult children who often visit with their respective partners.  The Tallacks 

also have elderly parents who will be likely to require care in the future. 

The proposed single storey annexe would be sited to the east of the existing dwelling and would 

extend approximately 16.2 metres from the dwelling’s existing eastern external wall.  The annexe 

would be set back from the principal elevation of the existing dwelling by approximately 5.1 metres. 

The proposed annexe would accommodate a central living / kitchen / dining area, two bedrooms (one 

with en suite) and a bathroom.   

The proposed annexe would have a dual pitched roof to form the central element of the annexe, with 

flat roof sections to either side.  The annexe would be oriented to the south to maximise solar gain, 

with the southern elevation formed from glazing, painted render and cladding.  The northern elevation 

would comprise a half hipped gable end with an external wall also constructed from glazing, painted 

render and cladding.  The same materials would be used to form the eastern elevation.  The annexe 

would be physically connected to the existing dwelling at its western elevation, with the result that this 

elevation would be largely obscured.  The dual pitched roof section of the proposed annexe would be 

formed from slate, with single ply membrane forming the flat roof areas. 

The existing single storey timber clad outbuilding would be removed as part of the proposals.  All 

other existing outbuildings would be retained. 

The annexe would share the parking area, vehicular access and private amenity space with the 

existing dwelling. 

Surface water would be drained to a new soakaway to the south of the annexe, whilst foul water 

would be discharged to a new package treatment plant to the east of the annexe. 

Consultee representations: 

 
Thornbury Parish/Town Council:  
Thornbury Parish Council has no objection to 1/1099/2019/FUL for a Single storey side annexe at 

Paddocks Brendon Woodacott Holsworthy Devon EX22 7BR 

 
Environmental Protection Officer:  
INITIAL COMMENTS 17.12.19 

In relation to the above application, it is noted that an outbuilding neighbours the proposed 

development to the northeast and an agricultural storage area adjoins the application site to the west. 

The presence of the outbuilding and storage area has the potential to adversely impact the residential 

amenity of the proposed development. It is acknowledged that the proposed development is to 

accommodate the applicant's family as opposed to an open market property. The Environmental 

Protection Team would have no objections on this basis but would have concerns in relation to the 



potential adverse impact if the proposed development is to be sold on the open market or occupied by 

a third party. 

There appears to be no information available in relation to the land quality of the application site. It is 

acknowledged that the site is likely to be largely in agricultural or commercial use and not an industrial 

use. However, agricultural activity and practices can result in potential ground contamination. Having 

regard for the sensitive end use, it is essential that the application site contains no contaminative 

substances that could cause harm to human health. Should planning consent be granted, the 

Environmental Protection Team recommends the imposition of the Authority's full standard 

contaminated land condition.  

ADDITIONAL COMMENTS 20.1.20 

In relation to the above application, I write further to the initial consultation response from the 

Environmental Protection Team dated 17 December.  Having regard for the former use of the 

application site, the Environmental Protection Team considers the imposition of the Authority’s full 

standard contaminated land condition onerous on the applicant.  However, it is essential that the land 

quality of the application site is suitable for use and the ground conditions of the proposed sensitive 

end use are such to ensure there is no potential harm to human health.  Should planning consent be 

granted, the Environmental Protection Team recommends the imposition of the following condition: 

Should any contamination of soil or groundwater be discovered during development of the site, the 

Local Planning Authority should be contacted immediately.  Site activities within that phase or sub-

phase or part thereof, should be temporarily suspended until such time as a procedure for addressing 

such contamination, within that phase or sub-phase or part thereof, is agreed upon with the Local 

Planning Authority or other regulating bodies. 

Representations: 

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

 
None received. 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
ST07 (Spatial Development Strategy for Northern Devon's Rural Area); DM25 (Residential Extensions 

and Ancillary Development); ST04 (Improving the Quality of Development); DM04 (Design Principles); 

DM08A (Landscape and Seascape Character); DM01 (Amenity Considerations); DM08 (Biodiversity 

and Geodiversity); DM02 (Environmental Protection); ST10 (Transport Strategy); DM05 (Highways); 

DM06 (Parking Provision); ST14 (Enhancing Environmental Assets) 

Government Guidance: 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 

(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981) 

Planning Considerations 

 
The main considerations in the determination of this application are: 

1. Principle of Development 



2. Visual Impact and Landscape Character 

3. Residential Amenity 

4.  Biodiversity 

5. Highways and Access 

6. Foul and Surface Water Drainage 

1. Principle of Development  

The application seeks full planning permission for the provision of a residential annexe.   

Policy ST07 of the adopted North Devon and Torridge Local Plan 2011-2031 (the NDTLP) establishes 

that in the countryside, beyond local centres, villages and rural settlements, development will be 

limited to that which is enabled to meet local economic and social needs, rural building reuse and 

development which is necessarily restricted to a countryside location. 

The existing dwelling occupies a countryside location, with the result that the proposed annexe is 

necessarily restricted to a countryside location also.  In addition, the annexe would provide living 

accommodation for Mr T Tallack, and potentially the Tallack’s elderly parents in the future, thereby 

meeting a social need. 

Policy DM25 of the NDTLP provides in principle support for annexed accommodation provided it is 

physically attached to the main house and commensurate in scale to the needs of the intended 

occupants.   

The submitted plans show that the proposed annexe would be physically attached to the existing 

dwelling.  In addition, the application confirms that the proposed annexe would be occupied by Mr T 

Tallack, a relative of the applicants.  Mr Tallack has two adult children who often visit, and between 

the three of them the Tallacks also have elderly parents who will be likely to require care in the future.  

Taking this into account, it is considered that a two bedroom annexe of the scale proposed is 

commensurate with the needs of Mr T Tallack, and also the needs of Mr and Mrs S Tallack, all of 

whom currently reside in the existing dwelling on the site. 

Taking account of the above, your Officers consider that the principle of development of the proposed 

annex is acceptable. 

2. Visual Impact and Landscape Character 

Policies ST04 and DM04 of the NDTLP both have a strong design focus and establish the need for 

development to be appropriate in, and have respect for, its context and setting.  In addition, Policy 

DM08A confirms that development should recognise and respect landscape character of both 

designated and undesignated landscapes.  Lastly, Policy DM25 requires that the form, scale, setting 

and design of ancillary residential development respects existing development, its context, setting and 

surroundings. 

Whilst it is acknowledged that the proposed annexe would be a significant addition to the existing 

dwelling, it is considered by your Officers to be an appropriate design response for the site.  The 

annexe would be set back a considerable distance (approximately 5.1 metres) from the principal 

elevation of the existing dwelling and would be extremely well screened from public views from the 

public highway to the north by a hedgebank and vegetation at the site’s northern boundary, as well as 

an existing outbuilding that is located within close proximity to the northern boundary.  In addition, the 

proposed annexe would be of a more contemporary design than the existing dwelling, with large 

areas of glazing proposed, and so the annexe would appear as a later addition to the existing 

dwelling.  Further, the proposed annexe would replace a single storey timber clad outbuilding and 



would extend a similar distance from the dwelling as the outbuilding to be replaced; as such there is 

already some reasonably substantial built form within the part of the site that would accommodate the 

proposed annexe.  Lastly, the annexe would be sited within close proximity to a number of existing 

outbuildings and would be viewed in this context. 

It is also noted that the only public views within close proximity to the site are from the public highway 

to the north, which as discussed earlier are largely obscured by the boundary hedgebank and 

vegetation, as well as the existing outbuilding within the northern part of the site.  From the south, 

there are no public rights of way within close proximity to the site and the closest public highway 

where the site can be clearly viewed is approximately 1 km distant. From such a distance it is 

considered that the proposal would have negligible visual impact or impact on landscape character, 

particularly when taking into account the existing timber clad outbuilding which is to be removed as 

part of the proposals. 

The proposed annexe would utilise the existing parking and private amenity areas associated with the 

existing dwelling, which would further limit any visual impact in this countryside setting. 

It is also noted by your Officers that the proposals include the replacement of the existing sub 

standard mono pitch garage roof of felt construction.  This part of the existing dwelling is clearly seen 

from the public highway to the north and the replacement of the roof with a pitched roof formed from 

slate will better relate to the dwelling and the proposed annexe.   

Taking account of the above, it is concluded that whilst the site is located within the open countryside, 

the characteristics of the site and surrounding area, and appropriate design of the proposed annexe, 

ensures that the proposed development would respect the existing dwelling and wider site.  In 

addition, for the reasons discussed above it is considered that the proposal would not have an 

unacceptable visual impact, nor adversely impact upon landscape character. 

Your Officers recommend that a condition be attached to any forthcoming planning permission to 

ensure that the annexe remains ancillary to the existing dwelling in respect of its function. 

Taking account of the above, it is considered that the proposal accords with policies ST04, DM04, 

DM08A and DM25 of the NDTLP. 

3. Residential Amenity 

Policy DM01 of the NDTLP confirms that development will be supported where it would not 

significantly harm the amenities of neighbouring occupiers or uses, or result in harm to the future 

occupiers of the development as a result of existing or allocated uses.  In addition, Policy DM25 

requires that the development maintains adequate residential amenity space and parking provision 

and adequately safeguards the amenities of the occupants of neighbouring properties. 

The site is located a significant distance (approximately 200 metres) from the nearest residential 

dwellings to the west, such that the occupiers of these dwellings would remain unaffected by the 

proposal.  It is noted that no objections have been received. 

In terms of the future occupier of the annexe; Mr T Tallack, the proposal would provide an appropriate 

standard of accommodation whilst sharing existing parking provision and private amenity space with 

the existing dwelling. 

The Environmental Protection Officer notes the former agricultural use of the site and the sensitive 

end use.  Consequently, the Officer recommends that a condition be attached to any forthcoming 

planning permission in relation to unexpected contamination being found. 



Taking account of the above, your Officers conclude that the proposal accords with policies DM01 

and DM25 of the NDTLP. 

4. Biodiversity 

Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 

is fully considered during the determination of a planning application under the Wildlife and 

Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 

Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010).  This is further 

reinforced within the NDTLP through Policy DM08.  In addition, Policy ST14 of the NDTLP requires 

development to provide biodiversity net gain where possible. 

The application is accompanied by a wildlife trigger list and Ecological Impact Assessment prepared 

by J L Ecology Ltd dated October 2019. 

The submitted assessment confirms that an internal and external inspection of the existing dwelling 

and timber clad outbuilding was undertaken and that no sign of bats or nesting birds was found.  In 

addition, the assessment concludes that no crevice dwelling opportunities were discovered.  It is 

therefore considered that the proposal would not have an adverse impact on the biodiversity value of 

the site. 

Notwithstanding the submitted assessment, it is recommended that an informative be attached to any 

forthcoming planning permission in respect of the protection of bats and their roosts. 

The submitted assessment also notes that external south or west-facing building elevations have the 

potential to incorporate bat boxes and external east or north-facing elevations have the potential to 

incorporate bird boxes. Such features would enhance the potential ecological value of the site.  It is 

recommended that a condition be attached to any forthcoming planning permission to require as a 

minimum the provision of a bat or bird box prior to the occupation of the annexe.  This is considered 

to ensure compliance with Policy ST14 of the NDTLP. 

Taking account of the above, your Officers conclude that the proposal accords with policies DM08 

and ST14 of the NDTLP, as well as the other legislation set out above. 

5. Highways and Access 

Policies ST10 and DM05 of the NDTLP seek, inter alia, to ensure that development does not 

adversely affect the local or strategic highway network and that vehicular accesses are safe and well 

designed.  In addition, DM06 seeks to ensure that development includes an appropriate level of 

parking provision and encourages the use of sustainable modes of transport. 

Given that the development proposed is an annexe associated with an existing dwelling, rather than a 

new dwelling, it is considered that the local or strategic highway network would not be adversely 

affected.  It is noted that the intended occupier of the annexe; Mr T Tallack, already resides at the site 

in the existing dwelling, with the result that no additional vehicular movements are anticipated.  There 

is the potential for the whole of the site to be sold in the future; however the annexe would still remain 

ancillary to the existing dwelling and the site would therefore accommodate only a single household. 

In respect of the access, visibility in both directions along the public highway to the north is good.   

Turning to parking provision; the annexe would share the existing parking areas with the existing 

dwelling.  Currently there is provision for approximately six vehicles, which is considered ample for the 

development proposed and existing dwelling. 

Given the location of the site, it is considered by your Officers that opportunities to encourage the use 

of sustainable forms of transport are limited. 



Taking account of the above, it is concluded that the proposal accords with Policies ST10, DM05 and 

DM06 of the NDTLP. 

6. Foul and Surface Water Drainage 

Policy DM02 of the NDTLP requires that development must not result in unacceptable impacts in 

respect of pollution of surface or ground water, whilst DM04 establishes that water management must 

be addressed by development. 

It is proposed that a sewage treatment plant would address foul water.  The submitted percolation 

tests indicate that this is an appropriate solution.  The applicants have sufficient land within their 

ownership to accommodate the proposed system.  The Environmental Protection Officer has raised 

no concerns in relation to this element of the proposal. 

In terms of surface water run off; it is proposed that a new soakaway to the south of the annexe would 

be used to discharge surface water.  This is considered to be an acceptable solution. 

Taking account of the above it is concluded that the proposal accords with Policies DM02 and DM04 

of the NDTLP. 

7. Conclusion 

Your Officers consider that the above assessment demonstrates that the principle of development is 

acceptable for the reasons discussed. 

In addition, it is considered that the proposal accords with all relevant development management 

polices discussed above, subject to the conditions set out below. 

It is noted that no objections have been received from any consultees or from the occupiers of 

neighbouring properties.  In addition, Thornbury Parish Council has confirmed that it has no objection 

to the proposals. 

Taking account of all of the above, it is concluded that the proposal accords with the development 

plan.  With no other material considerations indicating that a different decision should be taken, it is 

recommended that planning permission be granted, subject to the conditions set out below. 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

 
It is therefore considered that subject to the compliance with the attached conditions and taking into 
account all other material planning considerations, including the development plan the proposal would 
be acceptable.  
 

Recommendation 

 
GRANT subject to the following conditions 
 
 1         The development to which this permission relates must be begun no later than the expiration 

of three years beginning with the date on which this permission is granted. 
  
 Reason: The time limit condition is imposed in order to comply with the time requirements of 

Section 91 of the Town and Country Planning Act 1990 (as amended). 
 



 2         The development hereby permitted shall be carried out in accordance with the approved plans 
listed in the Plans Schedule. 

            
           Reason: To ensure the development is carried out in accordance with the approved plans. 
 
 3         The accommodation hereby permitted shall be used solely for residential purposes ancillary to 

the existing dwelling known as Paddocks Brendon; sharing the parking and external amenity 
space of that dwelling, and not as an independent dwelling. 

            
           Reason: The creation of a separate residential unit in this countryside location would be 

contrary to Policy ST07 of the adopted North Devon and Torridge Local Plan 2011-2031. 
 
 4         The materials indicated on the plans hereby permitted shall be used in the construction of the 

development.  The materials shall be installed before the development hereby permitted is 
brought into use and shall thereafter be retained as such.  For the avoidance of doubt, the 
cladding shown to the external walls of the annexe hereby approved shall be timber cladding. 

            
           Reason: To ensure that the materials, hereby considered to be acceptable, are used for the 

development, in accordance with policies ST04, DM04, DM08A and DM25 of the adopted 
North Devon and Torridge Local Plan 2011-2031.  

 
 5         The hedgebank at the northern site boundary shown as being retained on approved drawing 

number 0218-03 Revision A received on 4 December 2019 shall be retained in perpetuity.   
            
           Reason: In the interests of the visual amenities of the area, in accordance with policies ST04, 

DM04, DM08A and DM25 of the adopted North Devon and Torridge Local Plan 2011-2031. 
 
 6         Prior to the first occupation of the annexe hereby permitted, either a bird box facing north or 

east or a bat box facing south or west shall be installed on the dwelling's or annexe's external 
elevations and retained as such thereafter. 

                       
           Reason: To provide a net gain in biodiversity in accordance with Policy ST14 of the adopted 

North Devon and Torridge Local Plan 2011-2031. 
 
 7         Should any contamination of soil or groundwater be discovered during development of the 

site, the Local Planning Authority shall be contacted immediately. Site activities within that 
phase or sub-phase or part thereof, shall be temporarily suspended until such time as a 
procedure for addressing such contamination, within that phase or sub-phase or part thereof, 
is agreed upon with the Local Planning Authority or other regulating bodies.  Thereafter, the 
development shall be progressed in accordance with the agreed procedure. 

                       
           Reason:  To ensure that risks from land contamination to the future users of the land and 

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

 

Plans Schedule 

 
Reference Received 

    

0218-03 Rev. A  04.12.2019 
   

0218-04  26.11.2019 
   

0218-05 Rev. A  04.12.2019 
  

 
 
 
 



Informatives 

 
1. All bats and their roosts are fully protected under the Wildlife and Countryside Act 1981 (as 

amended by the Countryside and rights of Way Act 2000) and are further protected by under 
Regulation 39(1) of the Conservation (Natural Habitats &c.) Regulations 1994. Should any 
bats or evidence of bats be found prior to or during development, work must stop immediately 
and English Nature be contacted for further advice. This is a legal requirement under the 
Wildlife and Countryside Act 1981 (as amended) and applies to whoever carries out the work. 
All contractors on site should be made aware of this requirement and given the relevant 
contact number of Natural England, which is via the Bat Conservation Trust on 0345 1300 
228. 

  

Statement of Engagement 

 
In accordance with paragraph 38 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. In this instance there was no need for further engagement as the development as submitted 
is considered to be acceptable in planning terms.  In such ways the Council has demonstrated a 
positive and proactive manner in seeking solutions to problems arising in relation to the planning 
application. 
 


