
 
Committee Report  

 
 

              © Crown copyright and database rights 2012 Ordnance Survey 100022736 

  

Application Number: 1/0274/2021/OUT 

Registration date: 8 March 2021 

Expiry date:  3 May 2021 

Applicant:  Mr B Oke  

Agent:  R A Rowe & Co. Ltd. 

Case Officer:  Debbie Fuller 

Site Address:  Land at Holemoor,  
Bradford,  
Holsworthy, 
Devon, 
EX22 7AB,   

Proposal:  Outline application with all matters reserved for 
1no. local needs dwelling 

Recommendation: Refuse 

 
 

© Crown copyright and database rights 2021 Ordnance Survey 100022736 

 
 

 



 

Reason for referral: 

 
Cllr James has called the application to Plans Committee if the Officer is minded to recommend refusal, 
for the following reasons: 
 
It complies with policy 
Provides a home for local young family 
It is a suitable site 
 

Relevant History: 

 

Application No. 
Adjacent site (east) 
1/0791/1975 
 
Site opposite 
(south) 
1/0231/2005/AGR 
 
 
Site to south west 
1/0230/2005/OUT 

Description 
HORSE SHELTER O.S.651, 
HOLEMOOR BRADFORD 
 
Erection of partridge rearing 
shed, construction and 
location as per enclosed 
plan 
 
Erection of agricultural 
workers dwelling 

Status 
Approved 
 
 
Permitted 
Development 
 
 
 
Refused 

Closed 
11.08.1975 
 
 
28.06.2006 
 
 
 
 
26.09.2005 

 

Site Description & Proposal 

 
Site Description 
The site is an agricultural field within the parish of Bradford & Cookbury. The land is to the south east 
of the hamlet of Bradford (Holemoor), and measures one hectare in total. The proposed location of the 
dwelling is to the south eastern corner of this parcel of land, (0.1 hectares), although the whole parcel 
of land (one hectare), is under the ownership of the applicant.  
 
The application site is outside of any special landscape designations. There is currently no vehicular 
access on this side of the field. The site is adjacent to an unclassified road on the southern boundary. 
The rural lane does not benefit from any pavement or lighting provision. 
 
The nearest residential properties, within the hamlet, are located approximately 100 metres to the north. 
Adjacent to the site (east) is a horse shelter, (planning reference 1/0791/1975), and polytunnels, and 
across the road, (south) is a 'partridge rearing shed,' (planning reference 1/0231/2005/AGR), and other 
small agricultural sheds. The nearest residential property is 'Cobweb Cottage,' approximately 50 metres 
to the north west. 
 
The parish of Bradford & Cookbury features a dispersed settlement pattern, with small groupings of 
buildings including Priestacott, Upcott, Brandis Corner, Cookbury and Cookbury Wick. The local centre 
of Shebbear lies approximately three miles away. 
 
Proposed Development 
Outline permission is sought for one Local Needs dwelling with all matters reserved. An indicative plan 
has been submitted with the application indicating the layout of the dwelling located to the southwest of 
the field. Access and parking is indicated from a new access. A new driveway and parking area is shown 
to the south of the dwelling. The majority of existing hedgerow is indicated as being retained, aside from 
that which is to be removed to create the new access and that which is partially repositioned to allow 
sufficient visibility splay. 
 

Consultee representations: 



 
Bradford & Cookbury Parish/Town Council:  
The parish council supports this local needs application as it provides for the parishioner and his family 
to live and work in the area they grew up in and helps sustain local schools and the wider community 
in general. 
 
Devon County Council (Highways):  
Refer to officer to Standing Advice.  
 
Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team comments are outlined below. 
 
Residential Amenity 
There appears to be agricultural buildings immediately to the east of the application site. Given the 
close proximity, there is the potential for detriment to the residential amenity of the proposed dwelling 
depending on the use of the buildings. It would be useful to receive further information regarding the 
neighbouring buildings in order to assess any potential impact. 
 
Due to the existence of neighbouring dwellings in close proximity, there is the potential for detriment to 
residential amenity from the construction works associated with the proposed development if control 
measures are not in place. Should planning consent be granted, the Environmental Protection Team 
recommends a condition restricting construction works and delivery times to 0700 to 1900 hours 
Monday to Friday and 0800 to 1300 hours on Saturdays only with no works permitted on Sundays and 
Bank Holidays in order to protect residential amenity. 
 
Land Quality 
There appears to be no detailed information provided on the historic use and subsequent land quality 
of the application site. Although it is acknowledged that the site is undeveloped, given the sensitive end 
use it is essential that the land is appropriately assessed for any potential ground contamination that 
may be unsuitable for occupation without remediation. Should planning consent be granted, the 
Environmental Protection Team recommends the imposition of the Authority's full standard 
contaminated land condition. 
 
Foul Drainage 
The proposed dwelling will be served by a new treatment package plant discharging to a drainage field. 
Unfortunately no percolation test results have been submitted to assess the suitability of the ground for 
the proposed drainage field. The Environmental Protection Team will require the percolation test results 
as well as the calculated drainage field area for further review to ensure the proposed dwelling can be 
served by an adequate and sufficient foul drainage provision in accordance with relevant guidance.  
 

Representations: 

 
Number of neighbours consulted:  6  Number of letters of support:  8 
Number of representations received:  9 Number of neutral representations: 0 
Number of objection letters:  1  

 
A site notice was posted at the proposed access to the site, with a 'Departure Site Notice' (departure 
from Local plan policy), also posted alongside. 
 
Eight letters of support and one letter of objection has been received. The following points are raised:- 
 
In support 
- Benefit to locality/environment; 
- Business requirement; 
- Will support a thriving farming business; 
- Need to live close to the farm for welfare of livestock / 24 hour care; 
- Local needs requirement; 



- Farming family have lived / works in the Parish for generations; 
- Enable the family / younger people to stay / remain in the community / otherwise cease to be a 
thriving community / will be a disproportionately aged population; 
- Very little affordable housing in the area / for younger people; 
- Will support the local primary school / reduce travel time and carbon emissions transporting children 
to school; 
- The family support local / charity events; 
- The owner of the land opposite the application site has no objections; 
- No visual impact on supporters dwelling/s and/ or countryside (greatly); 
- No objection to agriculturally tied dwelling. 
 
Objection 
- Detrimental impact on the character and appearance of the area / open countryside; 
- There is no pre-existing building on the site / will this open up the land future development? 
- Visual impact as on top of ridge / impact on skyline; 
- Overlooking / lack of privacy / impact on view of open countryside - three windows on rear of 
objectors dwelling. 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
ST01 (Principles of Sustainable Development); ST03 (Adapting to Climate Change and Strengthening 
Resilience); ST04 (Improving the Quality of Development); ST07 (Spatial Development Strategy for 
Northern Devon's Rural Area); ST10 (Transport Strategy); ST14 (Enhancing Environmental Assets); 
ST21 (Managing the Delivery of Housing); DM01 (Amenity Considerations); DM02 (Environmental 
Protection); DM04 (Design Principles); DM05 (Highways); DM06 (Parking Provision); DM08 
(Biodiversity and Geodiversity); DM08A (Landscape and Seascape Character); DM24 (Residential 
Development in Rural Settlements). 
 
Government Guidance: 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities) and WACA (Wildlife & Countryside Act 1981).  
 

Planning Considerations 

 
The main considerations with this application are: 
 
1. The principle of development 
2. Character and appearance  
3. Residential amenity 
4. Highway considerations 
5. Ecology 
6. Drainage 
7. Representations 
8. Planning Balance 
 
1. Principle of Development 
 
Paragraph 2 of the National Planning Policy Framework (NPPF) states that planning law (namely 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 and Section 70(2) of the Town & 
Country Planning Act 1990) requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate otherwise. The NPPF 
must be taken into account in the preparation of local and neighbourhood plans and is a material 
consideration in planning decisions. 
 
Within the development plan (the North Devon and Torridge Local Plan (NDTLP)), Policy ST07 details 
the Council's spatial strategy for rural areas. Paragraph (3) of Policy ST07 states:- 



 
'In Rural Settlements which contain at least one prescribed service or community facility, appropriately 
located development of a modest scale will be enabled to meet locally generated needs.' 
 
However, the Local Planning Authority considers the application site is located in the open countryside, 
and 'Holemoor' is not considered to be a 'Rural Settlement' as it does not 'contain' at least one 
prescribed service or community facility. The definition of 'Rural Settlement' in the NDTLP, 'Glossary' 
states 'A small, closely grouped cluster of housing that contains at least one identified local service or 
community facility.' The proximity of Bradford Primary School and Village Hall to the site is noted, (700 
metres away from the site). However, this is not considered to be within the nucleus of housing which 
defines 'Holemoor,' (also known as Bradford). In other words, the local service and/or community facility 
is not 'contained' within a 'small, closely grouped cluster of housing,' and in addition these facilities are 
not within safe walking distance. 
 
Despite the relative proximity of these community facilities, as stated above, the site would be 
considered to be within the open countryside, and not within a rural settlement as the site cannot be 
considered to be in a closely grouped cluster of housing that contains at least one identified local service 
or facility. Therefore paragraph (4) of ST07 is applicable, which states:- 
 
'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.'  
 
National Policy contained within the National Planning Policy Framework (NPPF) emphasises that to 
promote sustainable development in rural areas housing should be located within existing settlements 
where it will enhance or maintain the vitality of rural communities and isolated new homes within the 
countryside will not normally be permitted.  Paragraph 79 of the NPPF states that planning policies and 
decisions should avoid the development of isolated homes in the countryside unless one or more of a 
number of circumstances apply: 
 
1. there is an essential need for a rural worker, including those taking majority control of a farm business, 
to live permanently at or near their place of work in the countryside; 
2. the development would represent the optimal viable use of a heritage asset or would be appropriate 
enabling development to secure the future of heritage assets; 
3. the development would re-use redundant or disused buildings and enhance its immediate setting; 
4. the development would involve the subdivision of an existing residential dwelling; or 
5. the design is of exceptional quality, in that it: 
- is truly outstanding or innovative, reflecting the highest standards in architecture, and would help to 
raise standards of design more generally in rural areas; and 
- would significantly enhance its immediate setting and be sensitive to the defining characteristics of 
the local area. 
 
None of these circumstances apply to this development. The application is not for a 'rural workers 
dwelling.' 
 
Five Year Supply and 'Tilted balance' 
 
Due to the Council's lack of 5 year housing land supply, it is acknowledged that policies relating to the 
principle of housing development have now been superseded by the provisions of paragraph 11 of the 
National Planning Policy Framework (NPPF), which indicates that the presumption in favour of 
sustainable development should apply and that permission should generally be granted unless the 
adverse impacts of doing so would significantly and demonstrably outweigh the benefits, therefore 
requiring the application of a 'tilted balance' in decision making. In light of the above, an assessment of 
the relevant policies of the NDTLP in relation to: landscape protection, residential amenity, highway 
safety and ecology together with the material considerations of the NPPF, including the presumption in 
favour of sustainable development should be undertaken.   
 



Policy ST21 of the Local Plan notes that in the situation where the Council cannot meet its identified 5 
year housing land supply with completions falling below 90% then proposals for additional residential 
development outside of defined settlement limits will be supported where they are meeting the following 
requirements: - 
 
'(a) in a location and of a scale and nature commensurate to the deficit in required housing; 
(b) able to demonstrate the ability to contribute in a timely manner to addressing the deficit in housing 
supply; 
(c) broadly consistent with, not prejudicial to and contributing towards the positive achievement of the 
plan's overall spatial vision and strategy for northern Devon, along with the relevant settlement vision 
and development strategy; and 
(d) in all other respects in accordance with other Local Plan policies, in so far as they apply'. 
 
The following considers each of these points in turn in relation to the proposed development: - 
 
(a) The deficit of housing within Northern Devon is clearly substantial as a 5YHLS supply cannot 
be proven. This proposal is minor in scale with the proposed addition of one dwelling, however 
combined with other development, can assist in the contribution towards a 5YHLS. However, the 
proposed location has no access to services and facilities to meet day to day needs. The proposal 
would therefore not meet criteria (a). 
 
(b) If the application were made in full it is likely to result in a development which commences in a 
short period of time to assist in addressing the deficit in housing supply. However, it is understood that 
the proposed dwelling is intended to be occupied by members of the applicant's family and is likely to 
be built. The proposal therefore does meet criteria (b). 
 
(c) The proposed site is outside of any settlement boundary and outside of a settlement with at 
least one prescribed service. The spatial strategy allows for a local needs dwelling within Rural 
Settlements, but this is not considered to be a 'Rural Settlement.' The strategy seeks to guide 
development towards established settlements with development boundaries that can offer some or all 
of the services and facilities required to support a residential use. This principle is established by Policy 
ST07 which adopts a hierarchical approach in recognition of the scale of each settlement and the 
availability of the facilities and services that are available therein, noting that Local Centres will be the 
primary focus for development within the rural area, with villages also identified to accommodate more 
modest levels of open market residential development in accordance with local spatial strategies.  
 
The application site is in an area which does not contain any day to day services, which would support 
a residential use. Bradford Primary School and Bradford and Cookbury Village Hall are approximately 
700 metres to the north west. However, these facilities are reliant on the private car and are served by 
a poor highway network comprised of narrow country lanes that provide limited accessibility to services 
and facilities to meet day to day needs. 
 
The assessment above recognises that the proposal is contrary to the spatial strategy, however, Policy 
ST21 recognises that development can be acceptable outside settlement limits in a scenario where a 
lack of housing supply is present. This proposal could assist in supporting local services, however due 
to the limited facilities available within Bradford, and the distance of the application site from day to day 
services, with no alternative but the use of the private car, the proposal is not considered to be compliant 
with the wider principles of the local strategy. 
 
Taking account of the above, it is considered that the proposal would not meet the requirements of 
criteria (c). 
 
(d) The following sections of this report assess the proposal in the context of the other relevant 
NDTLP policies.  
 
Taking account of the above, it is considered that the proposal is contrary to Policies ST07 and parts 
(a) and (c) of Policy ST21. The following sections of this report provide an assessment of the other 
material considerations pursuant to the application, followed by the planning balance to weigh the 



factors in support of and against the granting of planning permission, which will enable a conclusion to 
be made in relation to The Presumption and the tilted balance, in accordance with paragraph 11(d) of 
the NPPF. 
 
2. Character and appearance  
 
The Local Plan has policies which are relevant - Policy DM04: Design Principles and Policy ST04: 
'Improving the Quality of Development' aims to achieve high quality inclusive and sustainable design. 
 
Policy DM04 seeks to guide overall scale, density, massing, height, landscape, layout, materials access 
and appearance of development. The policy requires development to be appropriate and sympathetic 
to its setting in terms of scale, density, massing, height, layout appearance, fenestration, materials and 
relationship to buildings and landscape features in the local neighbourhood. Policy ST04 states 'design 
will be based on a clear process that analyses and responds to the characteristics of the site, its wider 
context and the surrounding area taking full account of the principles of design found in DM04.' 
 
Local Plan policy DM08A, expects development to be of an appropriate scale, mass and design that 
respects landscape character of both designated and undesignated landscapes. 
 
The site is not directly adjoining built development in the area. Development in this location would 
therefore be read as being remote from the built form of the settlement, and an intrusion into the 
countryside impacting on the rural character of the area.  
 
Notwithstanding the outline nature of the application, the proposed addition of a dwelling on the site 
would result in additional built form being located within the surrounding landscape, to the detriment of 
the character and appearance of the surroundings. On this basis, the proposed development is 
considered to be out of keeping with Policy DM04 of the Local Plan which states as one of its principles 
that development should be sympathetic to landscape features. DM08A of the Local Plan seeks to 
protect the landscape from harm. The proposed development would result in additional built form being 
added to the existing rural landscape. 
 
The proposal is considered to be contrary to Policies DM04, ST04, ST07 & DM08A of the Local Plan. 
 
3. Residential Amenity 
 
Policy DM01 of the Local Plan confirms that development will be supported where it would not harm 
the amenities of neighbouring occupiers or uses or result in harm to the future occupiers of the 
development from existing or allocated uses. Policy DM04: 'Design Principles' aims to ensure the 
amenities of existing and future neighbouring occupiers are safeguarded. 
 
The proposed dwelling would be located a significant distance from the nearest residential properties 
and it is considered that the location of the proposed development is such that there would not be a 
significant adverse impact on the amenities of occupiers of other dwellings in terms of dominance, 
overshadowing, loss of daylight or sunlight. There is no right to a view in planning, and with regards to 
the impact on countryside this in the ‘Character and appearance’ section above. 
 
Policy DM02: 'Environmental Protection,' states 'Development will be supported where it does not result 
in unacceptable impacts,' including smells, fumes, pollution of surface or ground water. 
 
If approved, the Local Authority’s Full Standard Land Contamination condition and an ‘hours of 
construction work and deliveries,’ condition would need to be applied. 
 
The Local Authority's Environmental Protection Team have commented that there are agricultural 
buildings to the east, which have the potential for detriment to residential amenity. They have requested 
further information. At the officer site visit it was evident that this was a horse shelter. The distance is 
approximately ten metres to the proposed dwelling in the indicative layout. However, Environmental 
Protection have confirmed that as the use is not intensive livestock, they have no objections. 
 



In light of the above the proposals are considered to accord to Policy DM02 of the Local Plan. 
 
4. Highway Safety 
 
Paragraph 109 of the NPPF advises that development should only be prevented or refused on highways 
grounds if there would be an unacceptable impact on highway safety, or where the residual cumulative 
impacts of development are severe. 
 
Policy DM05 in the Local Plan requires development to have safe and well designed vehicular access 
and egress, adequate parking and layouts which consider the needs and accessibility of all highway 
users including cyclists and pedestrians, and all development shall protect and enhance existing public 
rights of way, footways, cycleways and bridleways and facilitate improvements to existing or provide 
new connections to these routes where practical to do so. Policy DM06 of the Local Plan states that 
proposals will be expected to provide an appropriate scale and range of parking provision to meet 
anticipated needs. 
 
The application site would be accessed via a new entrance. The submitted indicative site plan proposes 
the provision of a new driveway, turning and parking area, which could accommodate two cars. There 
is no Public Right of Way in the immediate vicinity. 
 
The Local Highway Authority (Devon County Council) has stated that the proposal should be dealt with 
under Standing Advice. The proposal will give rise to an increase in vehicular movements accessing 
and egressing from the site. However, given that adequate visibility appears to be achievable and the 
parking provision is in accordance with Highway Standing Advice, the proposed development is 
considered to be acceptable in accordance with Policies DM05 and DM06.  
 
5. 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). Policies ST14 and DM08 of the 
Local Plan require that development ensures the protection and enhancement of biodiversity. 
 
Due to the size of the development the need for a wildlife survey has not been triggered by good practice 
guidance. Whilst a small amount of hedgerow is to be removed to facilitate a new access, this could be 
compensated for, (and a net gain achieved), by planting of new trees/hedgerow, (for example). A 
landscape condition may ensure a net gain through increased native habitat and/or the installation of a 
bird box conditioned to be added to the dwelling. However, in terms of protected species, no further 
survey work is considered to be necessary.  
 
Accordingly, the proposed development is considered to comply with Policies ST14 and DM08 of the 
Local Plan. 
 
6. Drainage 
 
Policy ST03: 'Adapting to Climate Change and Strengthening Resilience,' requires that development 
adopts effective water management and sustainable drainage systems. In addition, policy DM04 states 
development should provide effective water management including Sustainable Drainage Systems, 
water efficiency measures and the reuse of rainwater. 
 
The application site sits in zone 1, Environment Agency flood zone (low risk).  
 
Both the NPPF and National Planning Practice Guidance (NPPG) provide further advice on foul 
drainage, with a hierarchal approach being used. The NPPG 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 alternative drainage systems other than mains 



drainage is required. In this instance, as the Foul Drainage Assessment Form (FDA) states 'no mains 
drainage within 30m of site.' 
 
The Local Authority's Environmental Protection Team have been consulted and have commented:- 'The 
proposed dwelling will be served by a new treatment package plant discharging to a drainage field. 
Unfortunately no percolation test results have been submitted to assess the suitability of the ground for 
the proposed drainage field. The Environmental Protection Team will require the percolation test results 
as well as the calculated drainage field area for further review to ensure the proposed dwelling can be 
served by an adequate and sufficient foul drainage provision in accordance with relevant guidance.' 
 
NDTLP Policy DM02 sets out that development will be supported where it does not result in 
unacceptable impacts to pollution of surface or ground water including rivers, canals, other 
watercourses, water bodies, wetlands, water gathering grounds including catchment areas, aquifers, 
groundwater protection areas, harbours, estuaries or the sea.  
 
The proposal includes a non-mains foul drainage solution but no percolation test results have been 
provided to indicate that such a system would be viable. Whilst the site is large and a sizeable area 
would remain green and could be set aside as a drainage field, there does not appear to be any 
measurement of how freely draining the soils are and whether the area set aside is sufficient to 
accommodate the requisite drainage field. Whilst a condition may be used in some circumstances to 
require the specific details of such a non-mains solution, the requirement for percolation test results 
that indicate the viability of such a system or otherwise should not be left until after the position of 
buildings and other hard surfacing is fixed. 
 
In view of this main issue, in the absence of evidence to the contrary, the proposal would not make an 
adequate provision for foul drainage and would therefore conflict with NDTLP Policy DM02. 
 
7. Representations 
 
The Parish Council support this application as it provides for the parishioner and his family to live and 
work in the area they grew up in and helps sustain local schools and the wider community in general.' 
There are a number of letters of support from residents raising similar points. 
 
The policy for 'Rural Settlements' is Policy DM24, which, as outlined in the 'Principle' section is not 
relevant to this site. However, if it were a 'Rural Settlement' - in assessing applications for Local Needs 
dwellings, the background text to the policy outlines criteria that would apply:- 
 
(1) at least one adult in the household was resident continuously in the Rural Settlement for a minimum 
of five years immediately prior to occupation; or 
(2) at least one adult of the household was resident in the Rural Settlement for five years within the 
previous ten years immediately prior to occupation; or 
(3) at least one parent, guardian, child or sibling, of at least one adult in the intended household, has 
been resident in the Rural Settlement for a minimum of 5 years immediately prior to occupation; or 
(4) at least one adult in the household has been in continuous employment for at least 16 hours per 
week in the Rural Settlement for at least five years immediately prior to occupation; and in all cases 
(5) at least one adult in the household needs a separate home (defined as those setting up a new 
household as a result of co-habitation, marriage, divorce or separation, or those that have, or are about 
to leave, tied accommodation on retirement) or whose present accommodation is sub-standard or 
unsuitable to their present circumstances because of their age, an impairment, medical condition or to 
meet the needs of a growing family, or there is no suitable accommodation available. 
 
The information submitted ('Planning Statement,'), states that, 'He has lived in the parish his whole life 
and been employed on the family farm (to the north of the site) for the last 9 years. The farm has been 
in his family for four generations.'  
 
It is unclear as to whether 'the Parish' is meant to be the 'Rural Settlement,' but the farm on which the 
applicant works, ('Hole Farm,') (and has worked for the last nine years), is 400 metres from the 
application site. If the settlement were considered to be a 'Rural Settlement,' the applicant would meet 



criterion (4), as he 'has been in continuous employment for at least 16 hours per week in the Rural 
Settlement for at least five years immediately prior to occupation.' However, it is unclear as to how the 
proposal meets criterion 5, - whether the household needs a separate home, or if the present 
accommodation is sub-standard or unsuitable to their present circumstances because of their age, an 
impairment, medical condition or that it does not meet the needs of a growing family, or that there is no 
suitable accommodation available, (i.e., at ‘Hole Farm’). 
 
The proposed location to build a property would be much closer to his employment. However, no 
information has been provided with the application to address criterion 5. For clarification, the 
application is not for an agricultural worker dwelling. 
 
8. Planning Balance 
 
The provision of additional dwellings towards meeting the Council's housing needs is welcomed. The 
location is open countryside where new dwellings are not usually supported. However, the Council 
cannot demonstrate a five year supply of deliverable housing sites and therefore, as above, paragraph 
11(d) of the NPPF is engaged.  
 
As decision makers, we should be looking to support good quality housing development proposals in 
sustainable locations. And, in terms of whether the site is 'sustainable,' the following assessment has 
been made. 
 
Taking the three columns of sustainable development in turn, the provision of a single dwelling will only 
make a modest contribution to the Housing Land Supply, with associated minor social benefits. 
However, the addition of a dwelling which is more affordable to members of the community is seen as 
positive. Economically, there would again be a modest benefit from jobs generated during construction 
and associated spend from occupiers of the dwelling.  
 
With regard to the environment, the site is not directly adjoining built development in the area and the 
proposal would represent an intrusion into the countryside, impacting on the rural character of the area. 
Also, given the site being some three miles to the main local centre of 'Shebbear,' the limited nearby 
facilities within this dispersed Parish and the narrow nature of the surrounding highway network with 
high hedgerows and no footpath or pedestrian provision, there will be a high reliance on the private car 
for future occupants to access everyday services, community facilities and sources of employment. 
Whilst the availability of a nearby bus service, and the limited trips generated by the occupants of a 
single dwelling limit the impact of the location on sustainability, there would still be demonstrable visual 
harm, and it is considered the likelihood of a reliance on private transport. 
 
The proposal is considered to have a harmful impact on the character and appearance of the area. The 
site is in open countryside and is not within or closely related to a settlement, being approximately 100m 
from the main grouping of buildings at Holemoor with agricultural land intervening. Whether or not the 
site should be considered 'isolated', the development of this site would be read as being remote from 
the built form of the settlement, and an unwelcome intrusion into the countryside impacting on the rural 
character of the area. 
 
The proposed development is therefore considered to be contrary to the provisions of the NPPF with 
its presumption in favour of sustainable development and contrary to Policy ST07 of the Local Plan, 
specifically in relation to the landscape impacts of the development and its location divorced form the 
existing built form of nearby settlements. 
 
8. Conclusion 
 
Paragraph 2 of the NPPF states that planning law (namely Section 38(6) of the Planning and 
Compulsory Purchase Act 2004 and Section 70(2) of the Town and Country Planning Act 1990) requires 
that applications for planning permission must be determined in accordance with the development plan 
unless material considerations indicate otherwise. The NPPF is a material consideration in planning 
decisions. 
 



As previously discussed, the Local Planning Authority cannot currently demonstrate a five year supply 
of housing land to meet the identified need within the district. It is therefore necessary to consider 
whether the adverse impacts of the proposal would significantly and demonstrably outweigh the 
benefits. 
 
In this instance, the proposal would provide a contribution of one dwelling towards local housing supply 
on a site that is within the countryside and not adjoining the existing built area of a settlement. 
'Holemoor' is not considered to be a 'Rural Settlement.' 
 
The site is not directly adjoining built development in the area. Development in this location would 
therefore be read as being remote from the built form of the settlement, and an intrusion into the 
countryside impacting on the rural character of the area. Despite the outline nature of the proposed 
development, it is considered to result in a harmful impact on the open nature of the surrounding 
countryside with the addition of further built form. 
 
Taking the three columns of sustainable development in turn, the provision of a single dwelling will only 
make a modest contribution to the Housing Land Supply, with associated minor social benefits, although 
it is recognised that a Local Needs dwelling will help with affordability for a local employee. 
Economically, there would again be a modest benefit from jobs generated during construction and 
associated spend from occupiers of the dwelling. With regard the environment, the site is not directly 
adjoining built development in the area and the proposal would represent an intrusion into the 
countryside, impacting on the rural character of the area. 
 
It is understood that the site is served by a bus service which would provide an option of a more 
sustainable transport mode, however, it is  considered that there would still be a reliance on private 
transport for day to day living. This is due to the site being some three miles to the main local centre of 
‘Shebbear,’ the limited nearby facilities within this dispersed Parish and the narrow nature of the 
surrounding highway network with high hedgerows and no footpath or pedestrian provision, making 
alternative modes of transport unattractive. However, whilst the sustainability of the location may be 
argued, in combination with the identified visual impact it is considered that the adverse impacts 
associated with the development significantly and demonstrably outweigh the benefits. 
 
When assessed against the policies in the Local Plan and the NPPF as a whole and having considered 
all the planning issues, on balance the proposal is not considered to be 'sustainable development' and 
a recommendation of refusal is made. 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Recommendation 

 
REFUSE for the following reasons: 
 
 1        The proposed development, due to its siting in the open countryside, is considered to result in 

the addition of an isolated development which would have an incongruous and adverse visual 
impact on the surrounding landscape and open countryside. Furthermore, the application site is 
in an isolated location, which despite the existence of a bus service and school (700 metres 
away), would result in occupants being reliant on private transport for day to day living to access 
other facilities, services and employment. As such, and in combination, the proposal is not 
considered to constitute 'sustainable development' and is contrary to the provisions of Policies 
ST04, DM04, DM08A and ST07 of the North Devon and Torridge Local Plan, and national policy 
guidance contained in paragraphs 11, 79, 108 & 170(b) of the National Planning Policy 
Framework (2019). 

 
 2         The absence of percolation test results, means that the proposal would not make an adequate 

provision for foul drainage and would therefore conflict with NDTLP Policy DM02. 



Plans Schedule 

 
Reference Received 

  

OK_21_01  08.03.2021 
  

 

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 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 have not been 
adequately addressed.  
 


