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Reason for referral: 

 
This application has been called into planning committee by Cllr Rosemary Lock. The reason being, 
to enable the plans committee to consider if this is sustainable tourism under policy ST13 of the 
NDTLP, and conforms with policies DM15, DM16 and DM18. 
 
Relevant History: 

 
Application No. Description Status Closed 

   
1/1175/2019/AGR New Lake for agricultural water 

supply 
NPW 24.12.2019 

     

 
Site Description & Proposal 

 
Site Description: 
 
This site comprises of a commercial equestrian enterprise (between 15 -30 horses stabled at any one 
time), paddock, and an area of community woodland. The site is in an isolated location to the west of 
Huntshaw Cross. Access is gained from the highway to the south, which then leads through forestry 
tracks into the paddock where the proposal is planned. The land slopes from south to north and is 
screened by the existing woodland. Distant views of the site are available from the valley to the north.  
 
Proposed Development: 
 
The application seeks full planning permission for the erection of four holiday lodges. The lodges 
would be distanced from the equestrian business by 400 metres and are situated in a paddock on the 
edge of woodland. The lodges would be situated at the highest point on the land to the east. A new 
access track would link with existing forestry tracks. The applicant claims the existing forestry tracks 
would not need upgrading; however, these claims seem unrealistic following the Officer site visit and it 
is anticipated improvements and some resurfacing would be necessary (this is acknowledged in the 
business plan).  
 
The proposed lodges would have a log cabin appearance, with 4 bedrooms, a kitchen diner, 
bathrooms and balconies. The cabins would measure approximately 9.5 metres x 13 metres, with a 
height of 6.5 metres, and would be constructed from timber log walls, with a sheet metal roof.  
 
A package treatment plant is included for the removal of foul sewage. 
 
Consultee representations: 

 
Huntshaw Parish/Town Council:  
As long as Foxdown Woods remain accessible to the public and the noted points regarding Trees and 
Hedges along with foul water drainage are addressed as required then there are no apparent 
reasons for the Parish Council to oppose this application. 
 
On the application form 'section 10 Trees and Hedges' in answer to the question: 
' Are there trees or hedges on land adjacent to the proposed development site that could influence the 
development or might be important as part of the local landscape character?' The applicant has 
answered 'No'. 
 
Yet the site adjoins both Foxdown woods and Huntshaw Equine Forest. This suggests that the correct 
answer to this question should be 'Yes'. 



The Environmental protection consultee comment highlights the need for clarification regarding foul 
water drainage proposals and points out that the predicted daily flow rates appear to have been 
underestimated. 
Their comments state: 
 
1) If a drainage field is to be used for the foul discharge, percolation tests will be required for review 
by the Environmental Protection Team in order to assess the suitability of the ground. Additionally, the 
calculated drainage field area and site plan will be required. 
 
2) The applicant should review this calculation and ensure the treatment plant has sufficient capacity 
to accommodate the potential maximum loading. 
 
Environmental Protection Officer:  
In relation to the above application, the proposed development is to be served by a sewage treatment 
plant. The completed FDA assessment form indicates that foul waste will be discharged to both a 
watercourse and drainage field. The intended method of disposal is unclear from the site plan. 
DEFRA's General Binding Rules state that a watercourse must have a continual annual flow. If foul 
waste is intended to be discharged to a watercourse, the applicant will need to demonstrate that it 
accords with the General Binding Rules. If a drainage field is to be used for the foul discharge, 
percolation tests will be required for review by the Environmental Protection Team in order to assess 
the suitability of the ground. Additionally, the calculated drainage field area and site plan will be 
required. 
 
Furthermore, given the number of bedrooms and potential number of persons that can be 
accommodated, the predicted daily flow appears to be underestimated. In accordance with the British 
Flows and Loads Code of Practice, the proposed development is likely to be the equivalent of a 
'Serviced Static Caravan' at 150 litres per day per person resulting in up to 1200 litres per day on full 
occupancy per lodge or alternatively, a 'Holiday Camp Chalet Resident' at 227 litres per day per 
person resulting in up to 1816 litres per day on full occupancy per lodge. Having regard for the fact 
there are four proposed lodges, the predicted daily flow will exceed the 3840 litres reported. The 
applicant should review this calculation and ensure the treatment plant has sufficient capacity to 
accommodate the potential maximum loading.  
 
Devon County Council (Highways):  
I am satisfied that there is acceptable visibility at the site access. 
 
Although the route past the access is subject to the National Speed Limit, realistically, 'actual' speeds 
have been observed as more akin to a 30mph limit. Sight lines of 43 metres are achievable in either 
direction. 
 
The carriageway between the proposed site access and Huntshaw Cross is capable of carrying the 
additional traffic movements generated to the site, although I accept that some of the holiday traffic 
movements may travel to and from the site to the west. 
 
Adequate parking and turning is achievable within the curtilage of the site. 
 
As a result, I raise no highway objections.  
 
Representations: 

 
Number of neighbours consulted:  0  Number of letters of support:  1 
Number of representations received:  1 Number of neutral representations: 0 
Number of objection letters:  0  

 
One letter of support has been received 
 
 



 
 
 
Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
 
ST07 (Spatial Development Strategy for Northern Devon's Rural Area); ST13 (Sustainable Tourism); 
ST14 (Enhancing Environmental Assets); ST04 (Improving the Quality of Development); ST03 
(Adapting to Climate Change and Strengthening Resilience); DM02 (Environmental Protection); DM01 
(Amenity Considerations); DM04 (Design Principles); DM06 (Parking Provision); DM05 (Highways); 
DM08 (Biodiversity and Geodiversity); DM08A (Landscape and Seascape Character); DM16 (Equine 
Development); DM15 (Farm Diversification); DM18 (Tourism Accommodation);  
 
Government Guidance: 
 
NPPG (National Planning Practice Guidance); NPPF (National Planning Policy Framework); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981);  
 
Planning Considerations 

 
The main considerations with this application are: 
- Principle of Development 
- Character and Appearance  
- Residential Amenity 
- Biodiversity 
- Local Economy 
- Highways 
- Drainage 
- Other Matters 
- Conclusion 
 

1. Principle of Development  
 

1.1. This site is within the countryside and therefore Policy ST07 of the North Devon and 
Torridge Local Plan (NDTLP) is relevant. Policy ST07 of the NDTLP sets out the spatial 
development strategy for northern Devon's rural area, and clarifies 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.   

 
1.2. Policy ST13 is also relevant, which sets out the overarching approach to tourism 

development within the district and states 'High quality tourism development that promotes 
a year-round industry will be supported.  Tourism growth should be sustainable and should 
not damage the natural or historic assets of northern Devon.' 

 
1.3. Policy ST07 and ST13 should be read in conjunction with policy DM18, which relates 

specifically to Tourism Accommodation. Policy DM18 of the NDTLP sets out the local 
planning policy context in relation to the provision of tourism accommodation.  Part 2 of the 
policy relates to development in the countryside, and notes: 

 
a. 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; 
 

1.4. In this case the proposal is not considered to re-use or convert an existing building, and 
nor does it improve the quality of existing tourism on site (as there is none). Therefore, the 
question is, does the proposal comply with DM18 (2)(a)? 

 
1.5. This proposal is 400 metres from the existing equestrian business, and out of sight and 

sound. Even if a commercial stables specialising in the training of race horses could be 
considered a leisure attraction in accordance with DM18 (2)(a) (which the planning officer 
does not consider it can be), this proposal is not directly related to this business due to the 
significant distance between them. In addition, due to the access it would be possible to 
stay in this location as a complete separate entity with no interaction the equestrian 
business. 

 
1.6. Policy DM18 (d) also requires the scale of the proposal to be appropriate to the size of the 

existing settlement or attraction. In this case the proposal is for four large units of 
accommodation, however, there is no existing tourism business or attraction on site, and 
the site is in the countryside. Therefore, the scale can also be considered inappropriate. 
This proposal is supported by a business plan, however, there is no solid evidence that the 
scheme would be viable, especially when considering the site offers little in terms of 
facilities, the initial costs are high, and there is substantial economic uncertainty. Part of 
the business plan acknowledges that this business's unique selling point is its isolation, 
however, the planning policy is there to ensure undeveloped locations remain unspoilt, 
which is a characteristic of this landscape (see section 2). Overall, the scale of this scheme 
is considered inappropriate.  

 
1.7. Overall, your planning officer considers that due to the proposals isolated location, the 

proposal cannot be related any tourism, visitor or leisure attraction. As such the proposal is 
contrary to DM18 of the NDTLP.  

 
1.8. The agent notes that this application should be considered as 'Farm Diversification' under 

policy DM15, however, this proposal is not considered to be related to a farm or agriculture 
and DM15 is thus irrelevant. In particular, the site consists of an area of woodland (the 
land was changed into 'community woodland' in 2005 [reference 1/1417/2005/FUL]). 
Forestry is not considered to fall within the definition of agriculture, unless used ancillary to 
an agricultural activity which this woodland is not, and there are no agricultural activities on 
site. The only buildings on this holding are 400 metres away, and include a stable, store 
and horse walking facility as part of the commercial stable / equine use. There is no farm 
at the stables, and the applicant lives away from site. The wider site therefore comprises of 
forestry and equestrian land. 

 
1.9. Section 336 of the Town and Country Planning Act defines agriculture as: 

 
““agriculture” includes horticulture, fruit growing, seed growing, dairy farming, the breeding 
and keeping of livestock (including any creature kept for the production of food, wool, skins 
or fur, or for the purpose of its use in the farming of land), the use of land as grazing land, 
meadow land, osier land, market gardens and nursery grounds, and the use of land for 
woodlands where that use is ancillary to the farming of land for other agricultural purposes, 
and “agricultural” shall be construed accordingly;” 

 
1.10. Even if this proposal is considered to be 'farm diversification', the proposal would not 

comply with DM15 (c), which requires any new building to be sited close to existing 
buildings. This proposal is distanced from the applicant's commercial equestrian business 
and the associated buildings.  

 



1.11. Policy DM16 relates to equine development. This policy does not facilitate tourism 
accommodation which should be dealt with by DM18. Nonetheless, this proposal is not 
well linked to the equestrian business, or the associated buildings and is therefore contrary 
to DM16 (a). 

 
 

1.12. Overall, the planning officer has considered the business plan, planning and supporting 
statements, and considers that this proposal does not relate to any existing tourism, visitor 
or leisure facility, nor does it comply with the farm diversification or equestrian policies. 
Therefore, the proposal is not acceptable in principle.  

 
 

2. Character and Appearance 
 

2.1. Policy ST04 of the NDTLP encourages improved design quality, and notes: development 
will achieve high quality inclusive and sustainable design to support the creation of 
successful, vibrant places. Designs will be based on a clear process that analyses and 
responds to the characteristics of the site, its wider context and the surrounding area, 
taking full account of the principles of design found in Policy DM04.  

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

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

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

that proposals do not cause undue landscape harm. 
 

2.4. This application proposes four large holiday homes. The immediate impact on the 
character and appearance of the area will be limited, as public views of the site are 
restricted by woodland, however, there will be long distance views of the proposal which 
will have the potential to cause landscape harm. This site falls within Landscape Character 
Type 1F, Farmed Lowland Moorland and Culm Grassland, which includes the following 
special qualities: 

 
- Distinctive Culm grassland habitats and associated birdlife. 
- Traditional management regimes (including grazing by North Devon 

Reds). 
- Small field patterns enclosed by thick Devon banks and surrounded by 

open grazing land. 
- Isolated farms and farmsteads. 
- High levels of tranquillity and remoteness. 

 
2.5. In the opinion of the planning officer, this proposal does have the potential to cause harm 

to the tranquillity and remoteness of the area by siting four large structures away from any 
other building, on a prominent hillside location. Therefore, the proposal is contrary to 
DM08A 

 
2.6. It is worth noting that the business plan proposes signage on the main road and site 

entrance. Whilst this is not subject to this application and would require separate consent, 
it would add further clutter to this area resulting in further harm to the rural character.  

 
 

3. Residential Amenity 
 



3.1. 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 from existing or allocated uses. 

 
3.2. This proposal is well distanced from any neighbouring dwelling and as a result it is 

considered that the proposal does not result in any residential amenity concerns and 
accords with DM01 of the NDTLP. 

 
 

4. Biodiversity 
 

4.1. Local Planning Authorities have a statutory duty to ensure that the impact of development 
on wildlife is fully considered during the determination of a planning application under the 
Wildlife and Countryside Act 1981 (as amended), Natural Environment and Rural 
Communities Act 2006, The Conservation of Habitats and Species Regulations 2010 
(Habitats Regulations 2010).  This is also supported by Policy DM08 of the NDTLP. In 
addition, Policy ST14 seeks to deliver biodiversity enhancement through development. 

 
4.2. The application is accompanied by a Preliminary Ecological Appraisal (PEA) produced by 

Orbis Ecology.   
 

4.3. The PEA identifies that the proposal would be acceptable, subject to conditions restricting 
light spill and bat boxes being included on each holiday lodge. If members are minded to 
approve this application, a condition will be required to ensure the proposal is carried out in 
accordance with the PEA. In addition, members may wish to consider a condition 
restricting lighting along the entrance track/entrance (the business plan references a light 
tunnel), which will help avoid light pollution and harm to foraging bats. Subject to condition, 
the proposal is considered to accords with policies DM08 and ST14 of the NDTLP. 

 
 

5. Highways 
 

5.1. Policies ST10 and DM05 of the NDTLP seek, among other things, 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 of the NDTLP seeks to 
ensure that appropriate parking provision is delivered as part of development. 

 
5.2. The Highways Authority has been consulted and notes no objection. 

 
5.3. This proposal is likely to result in the increased use of a poor junction at Huntshaw Cross, 

however, DCC Highways have not objected and therefore the Planning Officer does not 
consider it would be possible to defend a refusal reason on this basis. Visibility and parking 
are acceptable; however, no information has been provided regarding the improvements to 
the internal roads. The planning officer did query this with the agent, however, the agent 
claimed improvements would not be necessary as the existing forestry roads are 
acceptable (despite it being in the business plans costings). If members are minded to 
approve the application, a condition would be advisable either clarifying that this 
application does not permit improvements to the forestry tracks, or seeking further details 
of improvements.  

 
5.4. Subject to condition, it is considered the proposal complied with ST10, DM05 and DM06 of 

the NDTLP, along with national policies within the NPPF. 
 
 

6. Drainage 
 

6.1. Policy ST03 of the NDTLP notes that development should 'adopt effective water 
management including Sustainable Drainages Systems, water quality improvements, 



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

 
6.2. The NPPF and Planning Practice Guidance provide further advice on foul drainage, with a 

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

 
6.3. This application proposes to discharge foul sewage to an existing watercourse. The 

Council’s Environmental Protection Team had sought further information on the treatment 
plant discharging to the stream, however, following the officer site visit and conversations 
with the agent, it is considered the stream is not a dry ditch and is likely to have flow 
except in period of drought. This is considered to be acceptable in accordance with the 
EA's general binding rules, and overall the treatment plant is considered acceptable.  

 
6.4. Surface water will be discharged into a SUDS pond before entering the watercourse, which 

is and is adequate for the site.  
 
 

7. Other matters 
 

7.1. The applicants show an 'agricultural pond (to be constructed)' on the site plan. This does 
not form part of this application, and the Council have not advised the applicant that this is 
permitted development contrary to the applicants claims. In the opinion of your planning 
officer, this needs full planning permission as the paddock is not considered to be in an 
agricultural use. 

 
 

8. Conclusion 
 

8.1. The principle of residential holiday accommodation is considered to be unjustified in this 
countryside location. This is due to the proposal being isolated from any existing tourism, 
visitor or leisure facility which is required by DM18. In addition, this proposal is not 
considered to amount to farm diversification as the land is equestrian/forestry land, and the 
proposal is not well linked to any existing business.  

 
8.2. In addition to 8.1, this proposal is deemed to result in landscape harm by developing this 

remote and tranquil site, and the approval of this application may result in the unfortunate 
precedent of allowing unjustified holiday homes in prominent, remote locations contrary to 
ST07.  

 
8.3.  Overall, the proposal is considered contrary to local policies ST07, DM08A, DM15, DM16 

and DM18 and it is recommended that planning permission is refused. 
 
Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 
Recommendation 

 
REFUSE for the following reasons: 
 
 1         The principle of residential holiday accommodation is unjustified for this countryside location 

due to the proposal being isolated from any existing tourism, visitor or leisure facility as 



required by Policy DM18 of the North Devon & Torridge Local Plan (NDTLP). In addition, the 
proposal is not considered to amount to farm diversification as the land is equestrian/forestry 
land, and the proposal is not well linked to any existing business. In addition, the proposal 
results in landscape harm by creating building clutter on this remote and tranquil site, contrary 
to the aims of Policy ST07. As a result, the proposal is considered contrary to policies ST07, 
DM08A, DM15, DM16 and DM18 of the NDTLP. 

 
Plans Schedule 

 
Reference Received 

  

01  13.07.2020 
   

02  13.07.2020 
   

03  13.07.2020 
   

04  13.07.2020 
   

05  13.07.2020 
   

06  13.07.2020 
   

07  13.07.2020 
   

S20-07-03A  16.07.2020 
   

S20-07-04A  16.07.2020 
   

S20-070-02A  16.07.2020 
   

S20/07-01  29.06.2020 
  

 
 Statement of Engagement 

 
In accordance with the National Planning Policy Framework (NPPF) in dealing with this application, the 
Council has worked with the applicant in the following and 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 solution to problems arising in 
relation to the planning application. 
            
The applicant entered into pre-application discussions where key issues were identified. The 
documents submitted have failed to address the issues raised at a pre-application stage therefore no 
further discussion was deemed necessary at application stage, as these issues has not been 
adequately addressed. 
 


