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Reason for referral: 

 
The application is to be considered by the Plans Committee as part of the site is owned by Torridge 
District Council. 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/1346/1975 RESIDENTIAL 
DEVELOPMENT LAND ADJ. 
BROADLANDS, 
ALVERDISCOTT ROAD, 
BIDEFORD 

REF 02.02.1976 

   
    

1/0626/2017/OUTM Outline application with all 
matters reserved for up to 
300 dwellings with associated 
infrastructure and public open 
space 

PER 30.05.2018 

   

1/0521/2021/FULM Outline application with all 
matters reserved for up to 
300 dwellings with associated 
infrastructure and public open 
space (Variation of conditions 
1 (the reserved matters), 11 
(highways) and 18 
(contamination) of planning 
approval 1/0626/2017/OUTM) 

PDE  

   

1/0522/2021/DIS Discharge of conditions 1, 2, 
4, 5, 6, 7, 8, 9, 10 and 16 of 
planning approval 
1/0626/2017/OUTM 

PCO  

     

    
     

     

   
    

 

 

Site Description & Proposal 

 
Site Description 
 
The application relates to a parcel of land located on the eastern edge of Bideford, to the eastern side 
of Manteo Way.  The site extends along Alverdiscott Road to the east and adjoins the boundary with 
Kingsley House, which is occupied by the National Autistic Society and operates as a residential care 
facility for autistic adults.  To the east of Kingsley House there is a significant drop in ground level, 
towards Cleave Wood.  To the north the site is bounded by Mines Road, which is also at a 
significantly lower level than the site.  The site is currently in agricultural use, with mature hedgebanks 
of variable quality creating four distinct fields.  Two vehicular accesses onto the public highway are 
located on the site’s southern boundary, both onto Alverdiscott Road.  The first of these is within close 
proximity to the roundabout, between Manteo Road and the western boundary of Kingsley House.  
The second is to the east of Kingsley House. 
 



 

 

An existing industrial estate is located to the south of the site, on the opposite side of Alverdiscott 
Road and separated from the site by mature vegetation.  The residential area of East-the-Water is 
located to the west and north west.   
 
It is noted that the application site relates only to the land to the east of Manteo Way, whereas the 
extant outline permission relates to land to both the east and west of Manteo Way. 
 
Proposed Development 
 
The application seeks reserved matters approval for access, appearance, landscaping, layout & scale 
pursuant to planning approval 1/0626/2017/OUTM. 
 
As set out above, the application relates solely to the land parcel to the east of Manteo Way.  This is 
part of the site associated with the extant outline permission reference 1/0626/2017/OUTM. 
 
The application proposes the erection of 225 dwellings, 45 of which would be affordable homes (20% 
of the total).  The submitted plans show the dwellings arranged around a hierarchy of internal streets, 
with a broad range of house types and sizes proposed.  A Local Area for Play (LAP) and Local 
Equipped Area for Play (LEAP) are shown located adjacent to the site’s northern boundary.  An 
exercise route is also proposed, which would be routed through the LAP and LEAP and other parts of 
the site.  Markers every 100m would mark the route.  A single attenuation pond is proposed at the 
site’s eastern end.  Existing field boundaries across the site would be retained and strengthened 
where practicable.  Additional screening in the form of tree planting is proposed along the boundaries 
of the site with Kingsley House, with a pedestrian footway also following the northern boundary of 
Kingsley House, to link the eastern and western parts of the site.  A single vehicular access onto 
Manteo Way is proposed.  A pedestrian only access is also proposed at the site’s southern western 
corner.  A comprehensive landscaping scheme is also proposed across the site. 
 

Consultee representations: 

 
Bideford Parish/Town Council:  
First Response 
RESOLVED: That the application is approved. 
 
Second Response 
RESOLVED: That the application is approved. 
 
DCC Archaeology Section:  
 I refer to the above planning application and your recent consultation. The Historic Environment 
Team did recommend the application of an archaeological condition on the consent granted for the 
initial outline consent 1/0626/2017/OUTM. This recommendation was included in the committee report 
of the 1st Feb 2018 but omitted from the final decision notice. In the light of this omission the Historic 
Environment Team would advise that the previously recommended condition - as worded below - is 
applied to this current application. 
 
‘No development shall take place until the developer has secured the implementation of a programme 
of archaeological work in accordance with a written scheme of investigation (WSI) which has been 
submitted to and approved in writing by the Local Planning Authority. The development shall be 
carried out at all times in accordance with the approved scheme, or such other details as may be 
subsequently agreed in writing by the Local Planning Authority.  
 
Reason 'To ensure, in accordance with Policy DM07 of the North Devon and Torridge Local Plan 
2011 - 2031 and paragraph 199 of the National Planning Policy Framework (2019), that an 
appropriate record is made of archaeological evidence that may be affected by the development'.  
 



 

 

I would envisage a suitable programme of work as taking the form of a staged programme of 
archaeological works, commencing with a geophysical survey and followed - if required - by the 
excavation of a series of evaluative trenches to determine the presence and significance of any 
heritage assets with archaeological interest that will be affected by the development. Based on the 
results of this initial stage of works the requirement and scope of any further archaeological mitigation 
can be determined and implemented either in advance of or during construction works. This 
archaeological mitigation work may take the form of full area excavation in advance of groundworks or 
the monitoring and recording of groundworks associated with the construction of the proposed 
development to allow for the identification, investigation and recording of any exposed archaeological 
or artefactual deposits. The results of the fieldwork and any post- 2 excavation analysis undertaken 
would need to be presented in an appropriately detailed and illustrated report. 
 
Devon County Council (Highways):  
First Response 
Observations:  
The internal layout is suitable, including the swept path analysis that has been provided. I would add 
that the Highway Authority would only seek to adopt the internal spine road and adjacent footways; 
arrangements would need to be met for the long-term maintenance of any green areas, footpaths, 
private drives etc.  
 
I note the intention for A Toucan Crossing on Manteo Way. This is detailed on the “Section 278 layout 
sheet”, as well as being noted in both the applicant’s attached Travel Plan and the “designers’ 
response” to the Road Safety Audit. I have no issue with this; indeed, this partly addresses my 
concerns relating wider safe and suitable access to the site for pedestrians. I ask for the Planning 
Authority for a corresponding condition to be included to secure this.  
 
The Highways Engineering Layout Sheets demonstrate that suitable visibility can be met and ensures 
the required 2.4 x 43 metre visibility splays can be achieved at the two accesses.  
 
I am concerned that the latest drawings have omitted the footway on Alverdiscott Road that links the 
secondary access of the site to the wider pedestrian network on Manteo Way. I note that this issue 
has also been highlighted in the submitted Stage 1 Road Safety Audit; this states:  
 
“Given the size of the residential development this could lead to pedestrians walking in the 
carriageway near a double bend in the road which in turn could lead to collisions between 
pedestrians, cyclists and other road users. This could also pose severe difficulties for visually 
impaired pedestrians, parents with buggies and wheelchair users”.  
 
I have considered the ‘designer’s response’ from the Exception Report. No clear evidence base has 
been provided as to why removing this footway link from the proposal would be acceptable. How has 
the assessment that it “would only be used by a limited number of residents of the development” been 
reached? ‘Safe and suitable’ access must be provided to the site and, without an evidenced 
approach, I do not believe that there are suitable grounds for the removal of the footway. I await 
further information before a recommendation can be made.  
 
I also note the concerns in the Road Safety Audit (point 1.3) regarding the lack of facilities for cyclists 
and their inability to safely access wider cycle links and nearby destinations. I agree with these 
comments and have also considered cycle movements and whether ‘safe and suitable’ access can be 
achieved for these road users. Moreover, acceptable cycle links are necessary to ensure a 
sustainable site. Therefore, to mitigate against the risk posed to cyclists by the development of this 
site, I would expect future designs to include a 3 metre cycleway/footway from the Manteo Way 
roundabout, at the south of the site, to the Mines Road junction, which will link in with the existing 
cycle network. The inclusion of this cycleway/footway would provide ‘safe and suitable’ access and 
meet the test of the National Planning Policy Framework (NPPF). Again, I await this information.  
 
Recommendation:  



 

 

THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, IS LIKELY TO RECOMMEND REFUSAL 
OF PLANNING PERMISSION, IN THE ABSENCE OF FURTHER INFORMATION 
 
Second Response 
Observations:  
 
Further to my previous response, I note that the intention is now to only have the single access for the 
proposed development onto Manteo Way. This proposal is acceptable and suitable visibility can be 
achieved.  
 
I also understand that it is not the intention of the applicant to widen the existing footway on the 
western side of Manteo Way to widen this to a minimum of 3 metres that would act as a 
cycleway/footway. I also see that this is proposed from the Manteo Way roundabout to the extremity 
of their site to the north-west. With a suitably worded condition to secure this, as well as subject to the 
agreed accompanying Section 106 agreement, there is sufficient provision to allow me to lift any 
highway objections.  
 
As a result, subject to the below conditions, I believe that the proposed development offers ‘safe and 
suitable’ access, as is the test of the National Planning Policy Framework (NPPF). 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF 
DEVON COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, RECOMMENDS THAT 
THE FOLLOWING CONDITIONS SHALL BE INCORPORATED IN ANY GRANT OF 
PERMISSION 
 
1. The site access and visibility splays shall be constructed, laid out and maintained for 
that purpose in accordance drawings to be submitted for approval where the visibility 
splays provide intervisibility between any points on the X and Y axes at a height of 1.05 
metres above the adjacent carriageway level and the distance back from the nearer 
edge of the carriageway of the public highway (identified as X) shall be 2.4 metres and 
the visibility distances along the nearer edge of the carriageway of the public highway ( 
identified as Y) shall be a minimum of 43 metres in both directions. 
 
REASON: To provide a satisfactory access to the site and to provide adequate visibility 
from and of emerging vehicles. 
 
2. Provision shall be made within the site for the disposal of surface water so that none 
drains on to any County Highway 
 
REASON: In the interest of public safety and to prevent damage to the highway 
 
3. In accordance with details that shall previously have been submitted to, and approved 
by, the Local Planning Authority, provision shall be made within the site for the disposal 
of surface water so that none drains on to any County Highway 
 
REASON: In the interest of public safety and to prevent damage to the highway 
 
4. The proposed estate road, cycleways, footways, footpaths, verges, junctions, street 
lighting, sewers, drains, retaining walls, service routes, surface water outfall, road 
maintenance/vehicle overhang margins, embankments, visibility splays, accesses, car 
parking and street furniture shall be constructed and laid out in accordance with details to be 
approved by the Local Planning Authority in writing before their construction begins, For this 
purpose, plans and sections indicating, as appropriate, the design, layout, levels, gradients, 
materials and method of construction shall be submitted to the Local Planning Authority. 
 



 

 

REASON: To ensure that adequate information is available for the proper consideration of 
the detailed proposals. 
 
5. The following garaging and vehicle parking spaces shall be provided and maintained 
thereafter 
 
A) one garage/hardstanding and one parking space per dwelling where provided 
within the curtilage of individual dwellings 
B) two parking spaces per dwelling where provided in communal parking areas 
Further details of the design shall be submitted to the Local Planning Authority and the 
development hereby approved shall not be occupied until this provision has been made to the 
written satisfaction of the Local Planning Authority. 
 
REASON: To minimise the extent of on street parking that may result as a consequence of 
the development. 
 
6. The development hereby approved shall not be carried out otherwise than in accordance 
with a phasing programme which shall previously have been submitted to and approved by 
the Local Planning Authority in writing. 
 
REASON: To ensure the proper development of the site. 
 
7. No part of the development hereby approved shall be commenced until: 
A) The access roads have been laid out, kerbed, drained and constructed up to base course 
level for the first 15 metres back from their junction with the public highway 
B) The ironwork has been set to base course level and the visibility splays required by this 
permission laid out 
C) The footway on the public highway frontage required by this permission has been 
constructed up to base course level 
D) A site compound and car park have been constructed to the written satisfaction of the 
Local Planning Authority 
 
REASON: To ensure that adequate on site facilities are available for all traffic attracted to the 
site during the construction period, in the interest of the safety of all users of the adjoining 
public highway and to protect the amenities of the adjoining residents 
 
8. The occupation of any dwelling in an agreed phase of the development shall not take 
place until the following works have been carried out to the written satisfaction of the Local 
Planning Authority: 
A) The spine road and cul-de-sac carriageway including the vehicle turning head within that 
phase shall have been laid out, kerbed, drained and constructed up to and including base 
course level, the ironwork set to base course level and the sewers, manholes and service 
crossings completed; 
B) The spine road and cul-de-sac footways and footpaths which provide that dwelling with 
direct pedestrian routes to an existing highway maintainable at public expense have been 
constructed up to and including base course level; 
C) The cul-de-sac visibility splays have been laid out to their final level; 
D) The street lighting for the spine road and cul-de-sac and footpaths has been erected and 
is operational; 
E) The car parking and any other vehicular access facility required for the dwelling by this 
permission has/have been completed; 
F) The verge and service margin and vehicle crossing on the road frontage of the dwelling 
have been completed with the highway boundary properly defined; 
G) The street nameplates for the spine road and cul-de-sac have been provided and erected. 
 
REASON: To ensure that adequate access and associated facilities are available for the 
traffic attracted to the site 



 

 

 
9. When once constructed and provided in accordance with condition 4 above, the 
carriageway, vehicle turning head, footways and footpaths shall be maintained free of 
obstruction to the free movement of vehicular traffic and pedestrians and the street lighting 
and nameplates maintained to the satisfaction of the Local Planning Authority 
 
REASON: To ensure that these highway provisions remain available 
 
10. Within twelve months of the first occupation of the first dwelling in an agreed phase of the 
development, all roads, footways, footpaths, drainage, statutory undertakers' mains and 
apparatus, junction, access, retaining wall and visibility splay works shall be completed to the 
written satisfaction of the Local Planning Authority. 
 
REASON: To ensure that the access arrangements are completed within a reasonable time 
in the interests of safety and the amenity of residents 
 
Chief Education Officer:  
No response 
 
Natural England:  
Natural England has previously commented on this proposal and made comments to the authority in 
our letter (Ref: 357075) dated 30 June 2021 The advice provided in our previous response applies 
equally to this amendment although we made no objection to the original proposal. The proposed 
amendments to the original application are unlikely to have significantly different impacts on the 
natural environment than the original proposal. Should the proposal be amended in a way which 
significantly affects its impact on the natural environment then, in accordance with Section 4 of the 
Natural Environment and Rural Communities Act 2006, Natural England should be consulted again. 
Before sending us the amended consultation, please assess whether the changes proposed will 
materially affect any of the advice we have previously offered. If they are unlikely to do so, please do 
not re-consult us. 
 
The Environment Agency:  
 No response 
 
Head Of Libraries:  
No response 
 
NHS S106:  
No response 
 
Planning Policy:  
No response 
 
Designing Out Crime Officer - DC&D Police:  
First Response 
Thank you for this application. I have no objections in principle to the proposal, the general layout 
proposed will provide both active frontages and good overlooking to the new internal streets which is 
welcome and the use of back to back gardens where feasible is noted and supported. Please find the 
following information, advice and recommendations from a designing out crime, fear of crime, 
antisocial behaviour (ASB) and conflict perspective:- As the security element of the building 
regulations, namely Approved Document Q (ADQ), sits outside the decision making process for the 
planning authority the following information is to inform the applicant:- ADQ creates security 
requirements in relation to all new dwellings, including those resulting from a change of use, for 
example commercial, warehouses or barns undergoing conversion into dwellings. It also applies to 
conservation areas. All doors at the entrance to a building, including garage doors where there is a 
connecting door to the dwelling, and all ground floor, basement and other easily accessible windows, 
including roof lights, must be shown to have been manufactured to a design that has been tested to 



 

 

an acceptable security standard i.e. PAS 24 2016. As such it is recommended that all external doors 
and easily accessible windows are sourced from a Secured by Design (SBD) member-company. The 
requirements of SBD are that doors and windows are not only tested to meet PAS 24 2016 standard 
by the product manufacturer, but independent third-party certification from a UKAS accredited 
independent third-party certification authority is also in place, thus exceeding the requirements of 
ADQ and reducing much time and effort in establishing the provenance of non SBD approved 
products. SBD also incorporates a bespoke element to assist in the crime prevention approach with 
regard to listed buildings and heritage status. 
Secured by Design (SBD) is a police owned crime prevention initiative which aims to improve the 
security of buildings and their immediate surroundings in order to provide safer places to live and visit. 
The above should be considered in conjunction with the following attributes of Crime Prevention 
through Environmental Design (CPtED):-  
 
• Access and movement: Places with well-defined and well used routes, with spaces and entrances 
that provide for convenient movement without compromising security  
• Structure: Places that are structured so that different uses do not cause conflict 2  
• Surveillance: Places where all publicly accessible spaces are overlooked; have a purpose and are 
well managed to prevent creating areas which could attract criminal activity, the antisocial to gather or 
for unacceptable behaviour such as dumping, littering and dog fouling etc. to go unnoticed  
• Ownership: Places that promote a sense of ownership, respect, territorial responsibility and 
community  
• Physical protection: Places that include necessary, well-designed security features as laid out in 
SBD Homes 2019 and ADQ  
• Activity - Places where the level of human activity is appropriate to the location and creates a 
reduced risk of crime, fear of crime and a sense of safety at all times.  
• Management and maintenance - Places that are designed with management and maintenance in 
mind to discourage crime, fear of crime and ASB The proposed site wide boundary and plot 
separation treatments including rear access gates, are noted. I welcome the intention to suitably 
defined front gardens with for example railings or planting. Open frontage, particularly but not 
exclusively, on corner plots, for example 2 & 129, can for many reasons frequently lead to community 
conflict, for example, desire lines for pedestrians and cyclists are created, dog fouling, ball games and 
anti-social behaviour. An early point to consider is that if existing hedgerow is likely to comprise new 
rear garden boundaries, it must be fit for purpose. They should be of sufficient height and depth to 
provide both a consistent and effective defensive boundary as soon as residents move in. If additional 
planting will be required to achieve this then temporary fencing may be required until such planting 
has matured. Any hedge must be of a type which does not undergo radical seasonal change which 
would affect its security function. Communal areas, such as playgrounds, toddler play areas, seating 
facilities have the potential to generate crime, the fear of crime and anti-social behaviour. These may 
often be referred to as:  
• Local Areas of Play (LAP) – primarily for the under 6 year olds;  
• Local Equipped Area for Play (LEAP) – primarily for children who are starting to play independently; 
• Neighbourhood Equipped Area of Play (NEAP) – primarily for older children;  
• Multi-Use Games Areas (MUGA) – primarily for older children.  
These should be designed to allow natural surveillance from nearby dwellings with safe and 
accessible routes for users to come and go. It should be noted that positioning amenity/play space to 
the rear of dwellings can increase the potential for crime and complaints arising from increased noise 
and nuisance. I can see no details of proposed fencing and gates for the indicated play areas. It is 
advised fencing at a minimum height of 1200mm with a single dedicated entry and exit point to enable 
parental/guardian control and supervision be installed. This can also discourage casual entry and help 
maintain a clean, safe play area, for example keeping dogs and bikes out and reduce damage to the 
equipment. Rear parking courtyards are generally discouraged for the following reasons:  
• They introduce access to the vulnerable rear elevations of dwellings where the majority of burglary is 
perpetrated;  
• In private developments such areas are often left unlit and therefore increase the fear of crime;  
• Un-gated courtyards provide areas of concealment which can encourage antisocial behaviour. 3 
However, where rear parking courtyards are considered absolutely necessary, it is recommended 
they are protected by a gate where practicable lit to the relevant levels as recommended by BS 5489-



 

 

1:2013. An appropriate boundary treatment for rear gardens which abut the parking area would be for 
example a 1.5m fence supplemented by trellis to a height of 1.8m, as this would aid surveillance. 
 
Second Response 
I have no objections to the proposed amendments or further comments to those previously submitted. 
 
Property Services:  
No response 
 
Community Projects Officer - Adrian Avery:  
No response 
 
South West Water:  
First Response 
I refer to the above application reserved matters, and would advise that South West Water have no 
objection subject to the foul and surface water being managed in accordance with the submitted 
drainage strategy. 
 
Second Response 
I refer to the above application reserved matters, and would advise that South West Water have no 
objection subject to the foul and surface water being managed in accordance with the submitted 
drainage strategy. I would further comment with respect to the Construction-phase surface water 
disposal:  
 

• The CEMP should ensure adequately sized storage for temporary construction site surface water 
flows, which, due to the level of pollutants during construction, should be tankered off site for disposal. 
Please note, it is not permitted to discharge the tankered site surface water to a public sewer, which 
should be used for domestic flows only. 
 
Devon County Council - Flood Risk Management:  
First Response 
We had concerns with the outline planning application (1/0626/2017/OUTM) which we suggest should 
have been addressed at that stage. Therefore, we will not be providing comments to this Reserved 
Matters planning application. 
 
Second Response 
Recommendation:  
We have no in-principle objections to the above planning application, from a surface water drainage 
perspective.  
 
Observations: Reducing the number of dwelling's could provide space for above-ground features such 
as swales, tree pits and rain gardens. 
 
Third Response 
Recommendation:  
We have no in-principle objections to the above planning application, from a surface water drainage 
perspective.  
 
Observations: The applicant must ensure that exceedance routes are managed safely and 
appropriately. Exceedance routes should remain open to allow water to pass through (as designed) 
without any interventions. Reducing the number of dwelling's could provide space for above-ground 
features such as swales, tree pits and rain gardens. 
 
Environmental Protection Officer:  
First Response 



 

 

In relation to the above application, the Environmental Protection Team has reviewed the 
Construction Environmental Management Plan which is detailed and outlines suitable mitigation 
measures for preventing disturbance during the development of the application site. 
 
The noise assessment indicates that road traffic noise is the dominant noise source in the locality 
which may adversely impact several dwellings. However, appropriate noise mitigation measures are 
proposed to ensure there are suitable living conditions at these dwellings. 
 
The Environmental Protection Team has no objections to the application.  
 
Second Response 
In relation to the above application, the Environmental Protection Team has reviewed the 
amendments and has no further comments to make further to the initial consultation response dated 
15 June.  
 

Representations: 

 
Number of neighbours consulted:  65  Number of letters of support:  0 
Number of representations received:  5 Number of neutral representations: 2 
Number of objection letters:  3  

 
Five representations have been received; four objecting to the proposals and one making neutral 
comments. 
 
The objections raise the following issues: 
 

- Site notice not obvious 
- Concern in relation to increased traffic (x2) 
- Concern in relation to proposed access (x2) 
- Highway safety concerns (x2) 
- Loss of privacy 
- Noise concerns 

 
The neutral comments raise the following issues: 
 

- Hedges should be widened / thickened 
- Native hedges should be used instead of fences 
- Bird and bat boxes should be provided 
- Wildlife friendly planting should be incorporated 
- Allotments / shared communal gardens should be provided 
- Fruit trees should be planted 
- Ponds and bogs should be installed 
- Reptiles should be protected 
- Permeable surfacing should be used 

 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031: 
 
ST06 (Spatial Development Strategy for Northern Devon's Strategic and Main Centres); BID02 
(Cleave Wood); ST04 (Improving the Quality of Development); DM04 (Design Principles); DM08A 
(Landscape and Seascape Character); DM10 (Green Infrastructure Provision); DM01 (Amenity 
Considerations); DM08 (Biodiversity and Geodiversity); ST14 (Enhancing Environmental Assets); 
ST17 (A Balanced Local Housing Market); ST18 (Affordable Housing on Development Sites); ST10 
(Transport Strategy); DM05 (Highways); DM06 (Parking Provision); DM02 (Environmental Protection); 
ST03 (Adapting to Climate Change and Strengthening Resilience);  



 

 

 
Government Guidance: 
 
NERC (Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981); NPPF 
(National Planning Policy Framework); NPPG (National Planning Practice Guidance);  
 

Planning Considerations 

 
The main considerations pursuant to the application are: 

- Principle of Development 

- Design, Character and Appearance  

- Green Infrastructure 

- Residential Amenity 

- Biodiversity 

- Housing Mix 

- Highways 

- Foul and Surface Water Drainage 

 

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. 

The site lies within the defined development boundary of Bideford.  Policy ST06 of the North Devon 

and Torridge Local Plan 2011-2031 (the “NDTLP”) clarifies that the Strategic Centre of Bideford will 

provide a focus for housing and employment development; that significant levels of development will 

be accommodated in Bideford consistent with its scale and its complementary role to Barnstaple; and 

that sustainable development opportunities will be secured to increase self-containment and achieve 

balanced development to enable the town to meet its own needs and those of the surrounding area. 

The site is allocated for mixed use development under Policy BID02 of the NDTLP.  The policy 

establishes that the site will include: 

(a) approximately 250 dwellings including affordable homes, with an emphasis on providing a mix 

of housing types and sizes that reflects local needs; 

(b) health care facilities, including related car parking on a site of about 0.6 hectares; and 

(c) a neighbourhood community centre, including a Children's Centre base and satellite youth 

facilities. 

The officer’s Committee Report associated with the outline permission relating to the site, reference 

1/0626/2017/OUTM, noted that at that time the site was allocated under the previous Local Plan 

Policy BID10 for employment uses.  The Committee Report advised that previous proposals for 

industrial uses were found to be unviable and so had not come forward.  This, coupled with the 

Council’s lack of a five year supply of housing land at that time, was considered a material 

consideration sufficient to justify a departure from the Local Plan and accept a residential proposal at 



 

 

the site, without provision being made for health care facilities or a neighbourhood community centre.  

As such, outline planning permission was granted for up to 300 dwellings with associated 

infrastructure and public open space.  The outline permission relates to land on the eastern and 

western sides of Manteo Way; whereas the reserved matters application now being considered 

relates solely to the land on the eastern side of Manteo Way. 

Taking account of the above, it is considered that the principle of development is acceptable. 

2. Design, Character and Appearance 

  

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 requires development to respect landscape character of both designated and undesignated 

landscapes and seascapes. 

The landscape is undesignated. 

The application is accompanied by a Landscape and Visual Appraisal (LVA).  It is noted that the 

appraisal is not a full Landscape and Visual Impact Appraisal (LVIA), however it has been prepared in 

accordance with the relevant Landscape Institute guidelines.  This is considered appropriate, given 

that outline planning permission has previously been granted and that the site benefits from an 

allocation within the NDTLP, under Policy BID02. 

The LVA includes an assessment of the proposals using various viewpoints within and surrounding 

the site.  It concludes that the development would be viewed as part of Bideford’s urban fabric and 

that due to the topography and existing landscape features would not be seen in its entirety when 

viewed from the surrounding area.  The appraisal notes that the eastern part of the site is more 

sensitive due to the topography in that area and concludes that the proposals have been designed to 

take account of these sensitivities.  The appraisal recommends that due consideration should be 

given to the improvement of existing hedgerows and trees; it is evident that that this has been 

considered and incorporated within the proposals. 

The application is also accompanied by an Arboricultural Impact Assessment.  The assessment 

advises that one category B tree, one category B tree group, approximately 7m of a category B tree 

group, one category C hedgerow, approximately 12m in two sections of a category B hedgerow, and 

approximately 50m in five sections of two category C hedgerows would be removed to facilitate the 

development.  In addition, one category U tree is to be removed due to its poor condition.  The report 

advises that the trees to be removed are of low arboricultural and amenity value and that the 

proposed tree planting as a result of the proposed soft landscaping scheme would compensate for 

these losses and enhance the arboricultural value of the site. 

The allocation of the site under BID02 and its location within the defined development boundary of 

Bideford means that it is accepted within the NDTLP that the character and appearance of the site will 

change.  In addition, the site is well related to existing development within the area, wrapping around 

the existing Kingsley House site and lying to the immediate north of the existing industrial estate.  It is 

also pertinent to note that the land to the north of the site and to the south of the existing Tesco 

superstore is also allocated for development within the NDTLP and there is therefore an expectation 

that the site will form part of a wider developed area in the future. 

It is your officer’s view that the proposed layout represents a logical response to the topography of the 

site that is legible and creates varied street frontages that will add visual interest.  It is also positive to 



 

 

note that there is a clear hierarchy in relation to the internal street layout, with minor roads leading 

from the main routes through the development. 

The individual dwellings proposed offer a significant degree of variety across the site, with a range of 

dwelling sizes and types.  The majority of the proposed buildings are two storey, with some three 

storey buildings adding variety.  There are a wide range of individual dwelling designs proposed 

across the site, which will add further visual interest and avoid monotonous, bland street frontages.  

Each of the dwelling designs are considered to be appropriate for this urban context, with well 

proportioned forms and good use of architectural features to distinguish one house type from another.  

The external materials proposed also offer some variety, with brick and / or render to the external 

walls, slate grey and black roof tiles, white UPVC windows and composite entrance doors in a variety 

of colours.  The proposed materials are set out in a comprehensive External Finishes Schedule that 

forms part of the application. 

Finally, it is considered that the proposed landscaping scheme is appropriate for this urban location 

and will provide an acceptable setting for the development, whilst at the same time softening its 

appearance.  The proposal has been revised to ensure the retention and improvement of the existing 

field boundaries within the site.  Whilst the character and appearance of the site will clearly change as 

a result of the development, this will provide an appropriate reference to the existing agricultural use 

of the site.  A Landscape and Ecology Management Plan (LEMP) accompanies the application and 

clarifies that the applicant will be responsible for the management of the existing and proposed trees, 

hedgerows, SuDS, LAP, LEAP and other green public areas until the completion of the development.  

Thereafter, a management company will be formed to managed the site in perpetuity. 

For the reasons above the impact on the character and appearance of the site and surrounding area 

is considered acceptable and the proposal is considered to accord with the relevant NDTLP policies 

referred to above.   

3. Green Infrastructure 

 

Policy DM10 of the NDTLP requires development to provide accessible green infrastructure.  Part 

2(b) of Policy BID02 requires a wide belt of tree planting and other screening around Broomhayes 

(the National Autistic Centre) and adjoining employment uses.  In addition, the Section 106 

agreement secures the provision of a Local Equipped Area for Play (LEAP); Local Area for Play 

(LAP); and gym fitness trail.   

 

The proposed LAP and LEAP are located towards the northern site boundary and would be easily 

accessible for all future residents of the development.  The distances between these green spaces 

and the most distant properties are significantly below the maximum distances set out at Policy 

DM10; the LEAP will be located approximately 300 metres from the properties located in the south 

east corner of the site, whilst Policy DM10 requires a maximum distance of 600 metres.  The Section 

106 agreement includes provision for the detailed design of these spaces, which must be submitted to 

and approved by the local planning authority.  Both the LAP and LEAP will benefit from natural 

surveillance provided by dwellings which are sited in the immediate surrounding area and the same 

dwellings provide a benefit by enclosing the play areas and defining their extent. 

 

The proposed fitness trail is proposed to be 1km in length and would be routed through the LAP and 

LEAP, as well as through the eastern part of the site, where the attenuation pond is proposed to be 

located, and to the north of Kingsley House.  Markers will be positioned every 100m along the trail 

with suggested activities on each marker to encourage users. 



 

 

 

The retention of the existing field boundaries will deliver linear green infrastructure that will make a 

positive contribution to the development.  They will provide green corridors linking the proposed LEAP 

and LAP, as well as providing a link to the footpath to the north of Kingsley House.  This will ensure 

an appropriate degree of permeability through the site and provide options for pedestrians without the 

need to use the internal roads.  

 

Tree planting is proposed around the northern and part of the eastern boundary of Kingsley House. 

An existing linear area of tree planting is also retained and added to along the western boundary.  

This is considered to provide an appropriate buffer between the site and Kingsley House. 

 

Taking account of the above, it is concluded that the proposal would deliver appropriate green 

infrastructure provision for the future residents of the development and would accord with Policy 

DM10 and the requirements of the Section 106 agreement. 

 

4. 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 from existing or allocated uses. 

The dwellings proposed at the site’s northern boundary have been sited such that the amenities of the 

existing dwellings on Mines Road will not be significantly affected by the development.  Similarly, the 

existing properties located on Alverdiscott Road will be separated from the development by the public 

highway.   

 

The submitted plans show well proportioned dwellings with dedicated gardens in the majority of 

cases, car parking spaces that generally are ‘on plot’ or relate well to individual dwellings and areas of 

green space for use by future residents. It is considered that the proposal will deliver an acceptable 

level of amenity for future residents. 

Condition 17 of the outline permission restricts construction works to the hours of 0700-1900 

Mondays to Fridays and 0800-1300 on Saturdays.  No works are permitted on Sundays or Bank 

Holidays.  This is considered appropriate to ensure that the construction phase of the development 

will not have a significant adverse impact on the amenities of the occupiers of existing properties 

within the area.  

 

Condition 18 of the outline permission ensures that any unexpected contamination at the site will be 

effectively addressed, to ensure that the future occupiers of the development would not be adversely 

affected. 

 

The application is accompanied by an Air Quality Assessment.  The assessment concludes that air 

quality within the vicinity of the development is likely to be good and mitigation for the development is 

therefore not required.  In addition, the assessment advises that the construction phase of the 

development would not have significant impacts, given the good air quality within the area and low 

traffic volumes.  

 

The application is also accompanied by a Report on the Effects of Environmental Noise.  This has 

been reviewed by the Environmental Protection Officer, who has advised that there are no objections 

to the proposals.  The report indicates that road traffic noise is the dominant noise source within the 



 

 

locality and notes that appropriate noise mitigation measures have been incorporated within the 

proposal.  These relate primarily to the construction standard of the external facades of the dwellings 

located within close proximity to Manteo Way. 

 

Comments have also been received from the Head of Estates of the National Autistic Centre.  The 

relationship between the site and the adjoining Kingsley House is of key importance in the 

consideration of the application.  The representation raises issues relating to loss of privacy / dignity, 

noise / disturbance generated by residents of Kingsley House and from the construction activities.  

The existing and proposed tree planting / screening to the boundaries of the site with Kingsley House 

is considered appropriate to mitigate the potential for adverse impacts; it will provide screening 

between the two sites and also ensure that dwellings are set back from the shared boundary of the 

site with its neighbour.  In addition, the submitted Statement of Community Involvement advises that 

the applicant met with representatives from Kingsley House in April 2021 and discussed measures 

with them in relation to the construction phase, such as the addition of close boarded fences and 

screening on scaffolding to prevent overlooking during the construction phase.  A named contact 

would also be provided to address any queries that the operators of Kingsley House may have during 

the construction phase. 

 

It is noted that three objections have been received.  Two of these raise concerns in relation to the 

proposed vehicular access onto Alverdiscott Rd, which has now been removed from the proposals.  

The third objection cites concerns in relation to overlooking, privacy and noise, however the objector 

is a resident of Broadlands, which is located to the west of Manteo Way.  The proposals do not 

include the development of any land to the west of Manteo Way, with the result that it is concluded 

that the amenities of the objector, or any other occupiers of properties on Broadlands, would not be 

significantly affected by the proposal. 

 

It is concluded that the proposal accords with Policy DM01 of the NDTLP. 

 

5. 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 also 

supported by Policy DM08 of the NDTLP.  Policy ST14 of the NDTLP seeks to deliver biodiversity 

enhancement through development. 

The application is accompanied by an Ecological Appraisal prepared by GE consulting.  This is further 

to the reports submitted as part of the outline application and condition 15 of the outline permission, 

which requires the development to be undertaken in accordance with the Phase 1 Habitat Survey and 

Ecological Update.  As noted earlier, the application is also accompanied by a LEMP, which sets out 

the mechanisms proposed to manage the site. 

 

Natural England has been consulted in respect of the proposals and has confirmed that it has no 

objection to the application. 

 

It is also noted that a representation has been received from a local resident, advising that the 

proposals should ensure that no adverse impacts to the biodiversity value of the area should result. 

 



 

 

The Ecological Appraisal concludes that the majority of habitats previously assessed still remain, 

noting that the lack of grazing in the western fields has resulted in this part of the site becoming more 

suitable for reptiles.  The appraisal welcomes the retention of the existing field boundaries, as these 

will provide suitable corridors for bats and other wildlife.  In addition, the removal of the Alverdiscott 

Road access is welcomed, as it will negate the need for the removal of significant amounts of 

hedgerow.  Mitigation and enhancement measures are proposed by the appraisal, in relation to 

pollution prevention, wildflower meadow creation, improvement and strengthening of existing 

hedgerows, creation of over 400m of new native hedgerows / hedgebanks, use of sensitive lighting, 

protection of environmental assets during the construction phase, installation of bird and bat boxes at 

a rate of 1 per 20 dwellings, a further badger survey to be undertaken within 1 month of the 

commencement of works and hedgehog friendly features.   

 

The appraisal concludes that the proposals meet the requirements of condition 15 of the outline 

permission.   

 

It is agreed that the proposed measures are sufficient to ensure the protection of the biodiversity 

value of the site and wider area.  As such, it is concluded that the proposal accords with policies 

DM08 and ST14 of the NDTLP, as well as the various legislation referred to above. 

  

6. Housing Mix 

 

Policy ST17 of the NDTLP seeks to ensure that the scale and mix of dwellings reflects identified local 

housing needs.  Policy ST18 addresses affordable housing provision and sets out the policy 

requirements in this regard. 

In terms of the housing mix, case law establishes that the mix cannot be negotiated at reserved 

matters stage and instead should be addressed through an appropriately worded condition on the 

outline permission.  It is noted that a condition was not included on the outline permission.  

Nonetheless, the application proposes a range of housing types and sizes, with the result that it is 

your officer’s view that the proposal will assist in meeting a broad range of housing needs within the 

locality.  The following table details the proposed mix compared with the local planning authority’s 

Housing and Economic Needs Assessment (HEDNA) requirement and demonstrates that whilst there 

is some deviation from the HEDNA in respect of one bedroom and three bedroom properties, the 

proposal will deliver a broad range of housing options for future occupiers of the site. 

DWELLING SIZE HEDNA REQUIREMENT PROPOSED MIX 

One Bedroom 15% 5% (12no.) 

Two Bedrooms 35% 37% (84no.) 

Three Bedrooms 35% 46% (104no.) 

Four Bedrooms + 15% 11% (25no.) 

 

In respect of affordable housing provision, the Section 106 agreement associated with the outline 

permission secures 20% affordable provision, with 75% to be social rented and 25% to be 

intermediate properties.  The Section 106 also stipulates that 25% are to be 1 bedroom properties; 

50% as 2 bedroom properties; 20% as 3 bedroom properties; and 5% as 4 bedroom properties.  The 

proposal meets this requirement, with 12no. 1 bedroom properties; 22no. 2 bedroom properties, 9no. 

3 bedroom properties and 2no. 4 bedroom properties.  In total, the proposal will deliver 45 affordable 

homes that will assist in meeting the needs of persons unable to access open market homes.  All 

affordable homes proposed will exceed the minimum space standards set out within the Section 106 

agreement.  The location of the affordable dwellings within the site has been revised since the 



 

 

application was submitted, with the affordable properties now clustered within the south east, south 

west and central areas of the site.  The clustering is considered acceptable given the need for a 

registered provider to effectively manage the properties. 

Taking account of the above, it is your officer’s view that the proposal is in accordance with policies 

ST17 and ST18, as well as the Section 106 agreement relating to the outline permission. 

7. Highways 

 

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 of the NDTLP seeks to ensure that appropriate parking provision is 

delivered as part of development. 

The proposal has been revised since its submission, to remove the previously proposed vehicular 

access onto Alverdiscott Road.  Part 2(a) of Policy BID02 specifically requires this secondary access 

to be provided, with the result that the application is a departure from the NDTLP.  The application 

has accordingly been advertised as such.  The issues preventing the delivery of the secondary 

access are as follows: 

- A footway on either the northern or southern side of Alverdiscott Rd to link the access with the 

Manteo Way roundabout would be required.  On the northern side, due to differences in ground 

levels, a retaining wall would be required within the adjacent Kingsley House premises, which is 

not within the applicant’s control.  There is also an area of unregistered land that would be 

required, also not within the applicant’s control.  This would also necessitate the removal of 

approximately 95m of mature hedgerow, which would likely have a significant adverse impact in 

respect of the biodiversity value of the area, as well as the prevailing rural character of this area.  

A footway on the southern side would also require the construction of a retaining wall and would 

require the removal of approximately 120m of hedgerow, again with likely significant impacts on 

ecology and rural character.  Both options would also affect root protection areas of adjacent 

trees.  This part of Alverdiscott Road acts as a transition from the developed urban area to the 

countryside, with the result that its rural character is considered to make a valuable contribution to 

the locality.  The loss of this amount of hedgerow would be significant in the context of the amount 

to be removed overall as a result of the development.  Statements from the applicant’s ecologist 

and chartered landscape architect both confirm the above concerns.  It is also clear from the 

objections received that there are concerns in relation to the access from local residents. 

- The option of providing no footway has also been explored.  Your officers and the highway 

development management officer are agreed that this option would not provide ‘safe and suitable’ 

access to the site, as required by paragraph 110 of the NPPF, and would result in an 

unacceptable impact on highway safety, contrary to paragraph 111.  This section of highway 

narrows as it leads away from the Manteo Way roundabout, includes blind corners and has dense 

vegetation up to the highway edge, with the result that there would be no safe refuge for 

pedestrian users.   

Taking account of the above, it is the view of your officers that the adverse impacts associated with 

the provision of a footway on either side of Alverdiscott Rd would be significant.  Whilst the ownership 

issues could potentially be resolved, the adverse impacts in respect of ecology and rural character are 

such that it is agreed that the provision of the secondary access should not be pursued.  In addition, 

the option of providing the access without a footway is considered to be wholly inappropriate in 

respect of the impact on highway safety.   



 

 

The removal of this access from the proposals results in the development being served by a single 

access onto Manteo Way.  The highway development management officer has confirmed that there is 

no objection to this proposed arrangement, subject to a number of conditions.   

In addition, a pedestrian access has now been included in the south west corner of the site, which will 

be of benefit to the future residents of the site and will to some extent offset the loss of the vehicular 

access onto Alverdiscott Road.  This will enable pedestrians to easily access the adjacent industrial 

estate for employment opportunities, as well as the nearby primary school and other parts of the 

existing urban area, without the need to walk up to the vehicular access. 

A further benefit of the proposal is the provision of a widened footway / cycleway along Manteo Way, 

for the extent of the site’s frontage.  There is an existing facility that is routed from the Manteo Way 

roundabout to Barnstaple Road, however it is of variable width and in places would be difficult to 

accommodate pedestrian and cycle traffic at the same time.  The provision is to be widened to 3 

metres along the extent of the site’s frontage and a condition is recommended in this regard. 

In addition, it is recommended to reallocate the Section 106 contribution of £75,000 that is allocated 

towards the Bideford skatepark, which has already been delivered, towards improvements to cycling 

and pedestrian infrastructure within the locality.  This could be allocated towards widening other parts 

of the existing footway / cycleway, or other schemes that are deemed appropriate by elected 

members. 

The proposals will also deliver two new bus stops; one on either side of Manteo Way, as well as a 

toucan crossing.  A condition is recommended to secure the delivery of these key items of highways 

infrastructure.  

A Travel Plan also accompanies the application and sets out a number of measures to encourage the 

use of sustainable travel options. 

Taking account of the above, it is considered that the proposal accords with policies ST10, DM05 and 

DM06, as well as paragraphs 110 and 111 of the NPPF.  It is noted that a number of the conditions 

suggested by the Highway Development Management Officer are duplicated on the extant outline 

permission.  As such, there is no need to repeat them on any forthcoming reserved matters approval. 

8. Foul and Surface Water Drainage 

 

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

relation to the pollution of surface or ground water, whilst Policy DM04 establishes that water 

management must be addressed by development.  Policy ST03 requires development to manage 

flood risk. 

Condition 4 of the outline permission requires the development to be undertaken in accordance with a 

surface water drainage management plan, in accordance with the Flood Risk Assessment considered 

as a part of the outline application.   

The application is accompanied by a Flood Risk Assessment Technical Note and detailed drainage 

drawings, which are based on the Flood Risk Assessment considered at outline stage.  

It is proposed that surface water would be drained to a single attenuation pond located within close 

proximity to the site’s north eastern boundary.  Flow control measures will limit the discharge to the 

existing watercourse adjacent to the site to 2l/s/ha in relation to short, sharp storm events.  The 

drainage system has been designed to achieve flow rates equivalent to the 1 in 100 greenfield run off 



 

 

rate. Swales are also proposed, which will contribute towards water treatment and ensure the 

protection of water quality.   

The Lead Local Flood Authority (LLFA) has assessed the proposals.  Further to further information 

being provided by the applicant, the LLFA has confirmed that it has no objection to the proposals. 

Foul water will be discharged to the mains sewer.  This is considered to be acceptable. 

Taking account of the above, it is concluded that the proposals will effectively manage surface and 

foul water flows and therefore accord with the above mentioned policies. 

9. Conclusion 

 

As discussed above, the principle of development is established by the outline permission, the 

allocation of the site by Policy BID02 and the location of the site within the defined development 

boundary for Bideford. 

 

In respect of the matters that weigh in favour of the proposal; the proposed 225 dwellings would make 

a valuable contribution to the housing stock within the district at a time when the Local Planning 

Authority cannot demonstrate a 5 year supply of housing land. 

 

In addition, there would be social benefits in the provision of 225 dwellings, which will assist in 

meeting the housing needs of residents within the area.  This is particularly the case in relation to the 

45 affordable homes that would be delivered, which will directly benefit future occupiers who are 

unable to access open market homes.  It is noted that the reserved matters application has been 

brought forward by a developer who is in the process of acquiring the site, which increases the 

likelihood of the site being developed in the near future. 

The proposals will deliver economic benefits associated with the creation of employment opportunities 

during construction and to the local economy from 225 new households; and further associated 

economic benefits in terms of additional Council Tax revenues.  

With regard to environmental considerations; the proposals will effectively manage surface and foul 

water flows to ensure that water quality is maintained.  In addition, the proposal will mitigate any 

potential adverse impacts on protected species or their habitats and will deliver biodiversity net gain, 

through the provision of the measures discussed earlier.   

Turning to the adverse impacts associated with the proposal, the proposal would result in an 

irreversible change to the character and appearance of the site, noting however that outline 

permission has previously been granted which establishes the principle of development. 

It is noted that three objections have been received in relation to the application. Two of the 

representations relate to the previously proposed Alverdiscott Road access, which has now been 

removed from the proposals.  The third relates to a property located on Broadlands, which is a 

significant distance from the site.   

It is also noted that the Town Council has considered the proposals and has recommended that it be 

approved. 

Taking account of all of the above, it is concluded that the proposals accord with the various NDTLP 

policies referred to above.  It is therefore recommended that reserved matters approval 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 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. 
 
2       The materials indicated on the plans hereby permitted and the submitted External Finishes 

Schedule shall be used in the construction of the development unless otherwise agreed in 
writing by the Local Planning Authority.  The materials shall be installed before the 
development hereby permitted is brought into use and shall thereafter be retained as such. 

            
           Reason: In the interests of the character and appearance of the area and in accordance with 

Policies ST04, DM04 and DM08A of the adopted North Devon and Torridge Local Plan 2011-
2031. 

 
 3        The landscaping scheme hereby approved shall be implemented in full in relation to any phase 

of development no later than the end of the first planting season following the completion of 
the relevant phase of development.  Any trees, shrubs or other plants that are removed, die, or 
become severely damaged or seriously diseased within five years of planting shall be replaced 
with the same or similar species in the same location. 

                       
           Reason:  In the interests of the character and appearance of the development and the 

surrounding area, in accordance with Policies ST04, DM04 and DM08A of the adopted North 
Devon and Torridge Local Plan 2011-2031. 

 
4 The development hereby approved shall not be carried out otherwise than in accordance with 

the approved phasing programme. 
 

Reason: To ensure the proper development of the site.  
 
5 Prior to the first occupation of any dwelling hereby permitted, a footway / cycleway of 3 metres 

width; toucan crossing on Manteo Way; and 2no. bus stops on Manteo Way  shall be provided 
and retained as such thereafter in accordance with the approved plans and details that shall 
first have been agreed by the local planning authority in conjunction with the local highways 
authority.  The footway / cycleway shall extend across the frontage of the site on the western 
side of Manteo Way. 

 
 Reason:  To provide safe and suitable access to the site. 
 
6 Prior to the occupation of plots 190 to 215 inclusive, the pedestrian access onto Alverdiscott 

Road shall be provided and retained as such thereafter in accordance with details which shall 
first have been approved by the local planning authority. 



 

 

 
 Reason:  To ensure that appropriate pedestrian facilities are provided as part of the 

development. 
 
7 Prior to the occupation of any dwelling hereby approved, the existing vehicular access onto 

Alverdiscott Road, to the east of Kingsley House, shall be permanently stopped up in 
accordance with the approved landscape drawings. 

 
 Reason:  In the interests of highway safety. 
 
8 The development hereby permitted shall be undertaken in accordance with the following 

submitted documents, including all recommendations: 
 

a.) Arboricultural Method Statement including Tree Protection Plan reference 1222-AMS-SB 
by GE Consulting dated September 2021; 

b.) Arboricultural Impact Assessment including Tree Retention Plan reference 1222-AIA-SB 
by GE Consulting dated September 2021; 

c.) Crime and Disorder Statement prepared by DMA Architects dated August 2021; 
d.) Ecological Appraisal (Reserved Matters Application) reference 1222-RMA-SC prepared by 

GE Consulting dated September 2021; 
e.) Landscape and Ecology Management Plan reference 1222-LEMP-SC prepared by GE 

Consulting dated September 2021; and 
f.) Travel Plan reference 2021/605 prepared by LvW Highways dated September 2021; 
 
Reason:  To ensure that the proposals are delivered. 

 

Plans Schedule 

 
Reference Received 

  

1580-0730 P2  03.09.2021 
   

1580-0731 P2  03.09.2021 
   

1580-0732 P2  03.09.2021 
   

1580-0770 P3  03.09.2021 
   

1580-0771 P2  03.09.2021 
   

1580-0780 P3  03.09.2021 
   

SPP3169 P 90 001 REV H  03.09.2021 
   

SPP3169 P 90 002 REV H  03.09.2021 
   

SPP3169 P 90 003 REV D  03.09.2021 
   

SPP3052 P92 005 REV H  03.09.2021 
   

SPP3052 P92 006 REV H  03.09.2021 
   

SPP3052 P92 007 REV H  03.09.2021 
   

SPP3052 P92 008 REV H  03.09.2021 
   

SPP3052 P92 009 REV H  03.09.2021 
   

SPP3052 P92 010 REV H  03.09.2021 
   

SPP3052 P92 011 REV H  03.09.2021 
   

SPP3052 P92 012 REV H  03.09.2021 
   

SPP3052 P92 013 REV H  03.09.2021 
   

SPP3052 P92 014 REV H  03.09.2021 
   

1222-LEMP-SC REV 1  03.09.2021 
   

20025-HT-PAR-01 REV B  03.09.2021 
   

20025-HT-PAR-02 REV B  03.09.2021 
   

20025-HT-PAR-03  03.09.2021 
   



 

 

20025-HT-SAN-01 REV A  03.09.2021 
   

20025-HT-SAN-02 REV A  03.09.2021 
   

20025-HT-SAN-03 REV A  03.09.2021 
   

20025-HT-SIL-01 REV A  03.09.2021 
   

20025-HT-SIL-02 REV A  03.09.2021 
   

20025-HT-SIL-03 REV A  03.09.2021 
   

1580-0120 P3  03.09.2021 
   

1580-0121 P3  03.09.2021 
   

1580-0500 P2  03.09.2021 
   

1580-0501 P2  03.09.2021 
   

1580-0502 P2  03.09.2021 
   

1580 0503 P2  03.09.2021 
   

1580 0504 P2  03.09.2021 
   

1580 0505 P2  03.09.2021 
   

1580-0561 P2  03.09.2021 
   

1580-0600 P3  03.09.2021 
   

1580-0601 P3  03.09.2021 
   

1580-0602 P3  03.09.2021 
   

1580-0603 P3  03.09.2021 
   

1580-0604 P4  03.09.2021 
   

1580-0605 P3  03.09.2021 
   

1580-0700 P3  03.09.2021 
   

1580-0701 P3  03.09.2021 
   

1580-0702 P3  03.09.2021 
   

1580-0703 P3  03.09.2021 
   

1580-0704 P3  03.09.2021 
   

1580-0705 P3  03.09.2021 
   

1580-0710 P4  03.09.2021 
   

1580-0711 P4  03.09.2021 
   

1580-0712 P4  03.09.2021 
   

1580-0713 P4  03.09.2021 
   

1580-0714 P4  03.09.2021 
   

1580-0715 P4  03.09.2021 
   

1580-0720 P4  03.09.2021 
   

1580-0721 P4  03.09.2021 
   

1580-0722 P4  03.09.2021 
   

1580-0723 P4  03.09.2021 
   

1580-0724 P4  03.09.2021 
   

1580-0725 P4  03.09.2021 
   

20025-PP-01 REV A  03.09.2021 
   

20025-EX-01 REV A  03.09.2021 
   

20025-EX-02 REV A  03.09.2021 
   

20025-EX-03 REV A  03.09.2021 
   

20025-EX-04 REV A  03.09.2021 
   

20025-SP-01 REV T  03.09.2021 
   

20025-SP-02 REV T  03.09.2021 
   

20025-BSP-01 REV A  03.09.2021 
   

20025-BSP-02 REV A  03.09.2021 
   



 

 

20025-BTP-01 REV A  03.09.2021 
   

20025-BTP-02 REV A  03.09.2021 
   

20025-PCR-01 REV A  03.09.2021 
   

20025-PCR-02 REV A  03.09.2021 
   

20025-PER-01 Rev A  03.09.2021 
   

20025-PER-02 Rev A  03.09.2021 
   

20025-PER-03 Rev A  03.09.2021 
   

20025-PER-04 Rev A  03.09.2021 
   

20025-PER-05 Rev A  03.09.2021 
   

20025-SS-01 REV A  03.09.2021 
   

20025-SS-02 REV A  03.09.2021 
   

20025-SS-03 REV A  03.09.2021 
   

20025-HT-2BAFF-01 REV B  03.09.2021 
   

20025-HT-2BAFF-02 REV C  03.09.2021 
   

20025-HT-2BAFF-03 REV C  03.09.2021 
   

20025-HT-2BAFF-04 REV C  03.09.2021 
   

20025-HT-3BAFF-01 REV B  03.09.2021 
   

20025-HT-3BAFF-02 REV C  03.09.2021 
   

20025-HT-3BAFF-03 REV C  03.09.2021 
   

20025-HT-3BAFF-04 REV C  03.09.2021 
   

20025-HT-4BAFF-01 REV B  03.09.2021 
   

20025-HT-4BAFF-02 REV C  03.09.2021 
   

20025-HT-4BAFF-03 REV C  03.09.2021 
   

20025-HT-APT-AFF-01 REV C  03.09.2021 
   

20025-HT-APT-AA-02 REV C  03.09.2021 
   

20025-HT-APT-AFF-03 REV C  03.09.2021 
   

20025-HT-APT-AFF-04 REV C  03.09.2021 
   

20025-HT-APT-AFF-05 REV C  03.09.2021 
   

20025-HT-APT-AFF-06 REV C  03.09.2021 
   

20025-HT-APT-OM-01 REV C  03.09.2021 
   

20025-HT-APT-OM-02 REV C  03.09.2021 
   

20025-HT-APT-OM-03 REV C  03.09.2021 
   

20025-HT-APT-OM-04 REV C  03.09.2021 
   

20025-HT-APT-OM-05 REV C  03.09.2021 
   

20025-HT-APT-OM-06 REV C  03.09.2021 
   

20025-HT-APT-OM-07 REV C  03.09.2021 
   

20025-HT-APT-OM-09 REV C  03.09.2021 
   

20025-HT-ASH-01 REV B  03.09.2021 
   

20025-HT-ASH-02 REV B  03.09.2021 
   

20025-HT-BIC-01 REV A  03.09.2021 
   

20025-HT-BIC-02 REV A  03.09.2021 
   

20025-HT-BIC-03 REV A  03.09.2021 
   

20025-HT-BIT-03 REV A  03.09.2021 
   

20025-HT-BIC-04 REV A  03.09.2021 
   

20025-HT-BIT-01 REV A  03.09.2021 
   

20025-HT-BIT-02 REV A  03.09.2021 
   

20025-HT-BIT-04 REV A  03.09.2021 
   

20025-HT-BOW-01 REV A  03.09.2021 
   



 

 

20025-HT-BOW-02 REV A  03.09.2021 
   

20025-HT-DARV1-01 REV B  03.09.2021 
   

20025-HT-DARV1-02 REV B  03.09.2021 
   

20025-HT-DARV2-01 REV B  03.09.2021 
   

20025-HT-DARV2-02 REV B  03.09.2021 
   

20025-HT-GAR-01 REV A  03.09.2021 
   

20025-HT-GAR-02 REV A  03.09.2021 
   

20025-HT-GAR-03 REV A  03.09.2021 
   

20025-HT-ST-01 REV A  03.09.2021 
   

20025-HT-HAR-01 REV A  03.09.2021 
   

20025-HT-HAR-02 REV A  03.09.2021 
   

20025-HT-HAR-03 REV A  03.09.2021 
   

20025-HT-HAR-04 REV A  03.09.2021 
   

20025-HT-HAR-05 REV A  03.09.2021 
   

20025-HT-HAR-06 REV A  03.09.2021 
   

20025-HT-HAR-07 REV A  03.09.2021 
   

20025-HT-HAR-08 REV A  03.09.2021 
   

20025-HT-HAR-09 REV A  03.09.2021 
   

20025-HT-HAR-10 REV A  03.09.2021 
   

20025-HT-HAR-11 REV A  03.09.2021 
   

20025-HT-HAR-12 REV A  03.09.2021 
   

20025-HT-HAZ-01 REV D  03.09.2021 
   

20025-HT-HAZ-02 REV C  03.09.2021 
   

20025-HT-MOD-01 REV A  03.09.2021 
   

20025-HT-MOD-02 REV A  03.09.2021 
   

20025-HT-MOD-03 REV A  03.09.2021 
   

20025-HT-MOD-04 REV A  03.09.2021 
     

20025/ LP.01  01.06.2021 
                     

1580 0560 P1  06.05.2021 
   

1580 0561 P1  06.05.2021 
               

1580 0610 P2  06.05.2021 
                           
                  

1580 0750 P1  06.05.2021 
   

1580 0751 P1  06.05.2021 
       

1580 0775 P1  06.05.2021 
   

1580 0776 P1  06.05.2021 
                           

                          
    

20025_HT_APT_OM-08 B  06.05.2021 
                           

                          
                          
                          
                          
                          
                          

                          
                         

Statement of Engagement 

 
The National Planning Policy Framework (paragraphs 38) requires local planning authorities to work 
positively and proactively with applicants to achieve sustainable development. Throughout the 
application process guidance has been given to the applicants and all outstanding issues have been 
identified. 
  
In this instance the Council required additional information following the consultation process. The 
need for additional information was addressed with the applicant and submitted for further 
consideration.  
  



 

 

The Council has therefore demonstrated a positive and proactive manner in seeking solutions to 
problems arising in relation to the planning application. 
 
 
 


