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Reason for referral: 

 
This application has been called in for determination by the Plans Committee by Cllr Boughton, if the 
recommendation is to approve the application, for the following reasons: 
‘The Parish council have asked me to call in application 1/0632/2021/OUTM for the following reasons. 
It is outside of the development boundary and in open countryside so does not accord with ST07. 
 
These dwellings are not needed as there are already a huge number yet to be developed. 
 
Concern over access and lack of pavements and increased traffic. 
 
Loss of trees and impact on wider landscape. 
 
Serious concerns as to how the village infrastructure will cope with yet more housing, particularly the 
School and Doctors surgery.’ 
 

Relevant History: 

 
There is no planning history for the application site.  
      

 

Site Description & Proposal 

 
Site Description: 
The application site is located to the north of Bradworthy and to the western side of North Road, which 
extends from The Square in the centre of the village.  The application site is currently in agricultural use 
for grazing and forms part of a wider field.  Immediately to the south of the application site are residential 
dwellings to both Tuckers Park and those fronting onto North Road.  To the north of the site are open 
agricultural fields. 
 
The existing boundaries to the north, east and south of the application site are formed of mature 
hedgebanks with some mature trees.  The western boundary is not physically marked on site.  The 
application site is fairly level, with a slight fall away to the western boundary.  There is an existing field 
access from North Road within the eastern boundary. 
 
Proposed Development: 
This application seeks outline planning permission for up to 22 dwellings on the site with all matters 
reserved except for access.   
 
The applicant has submitted a topographical survey of the application site along with an indicative site 
plan for consideration.  The indicative site plan proposes the main access into the site from North Road 
in a similar position to that of the existing field gate.  The existing hedgebank to the frontage of the site 
would be set back from the edge of the highway with the proposed provision of a footpath across the 
frontage of the site and a visibility splay in either direction.   
 
The indicative site plan includes the provision of a surface water attenuation basin to the north-western 
corner of the site, an area of public open space to the south-western corner and a mix of 2, 3 and 4 
bedroom dwellings across the site. 
 

Consultee representations: 

 
Bradworthy Parish Council:  
Bradworthy Parish Council objects to the proposed development. 
 
Any housing site that comes into planning should primarily serve local needs. We would be deficient as 
a Parish Council if we did not try to make sure that this is what happens within the Parish we represent.  



 
The Parish has already far exceeded the Local Plan housing requirement. We want to see a full housing 
survey undertaken to make sure that housing numbers and types needed are robust and consequently 
what is delivered into the area.  
 
Any long-term overview of housing needs for Bradworthy Parish is now considered speculative, given 
the new evidence produced by the CPRE. We expect this new up to date document to serve as a 
benchmark in considering and allowing any housing applications within our Parish. 
 
There needs to be a Parish level assessment to make sure that all infrastructure is able to serve the 
housing numbers that Bradworthy is already having to support. With regard to any future housing, we 
need assurances that any infrastructure can be sustained by way of a financial contribution to the Parish 
or District Council. This will ensure that any associated works remain efficient and sustainable into the 
future. 
 
Bradworthy has 77 houses that have gained permissions that have yet to be built. Several building plots 
are up for sale and are failing to attract investment or sales. We have concerns that this indicates 
housing numbers have reached a saturation point in our village for the intermediate future.  
 
Limited employment opportunities in the Parish are causing concern, in particular if factored in with the 
lack of a bus service. We have always disputed that although Bradworthy is classed as a Local Centre 
and it does have so many great local shops and services what it needs is a good sensible bus service. 
Maybe a local mini bus should be procured and sustained by way of a Section 106.  
 
This site is a green field site outside of the development area. 
 
Whilst we acknowledge and welcome the affordable element of this application we are also aware that 
developers try to rescind on these local homes at a later stage in the development. This is happening 
at present with the other large development in Bradworthy; worryingly using the same agent as this 
application. 
 
We are aware of younger people who simply can't afford this type of house. Everything should be done 
to keep the village vibrant and balanced.  
 
The school and surgery are at capacity. The Primary Academy is having to turn local children away. 
Other schools in the area have similar issues with child space with their own housing numbers 
increasing.  
 
Local Parishes like ours are being made to soak up unneeded houses without services being financially 
supported to adjust to the population influx.  
 
In addition the Parish is disappointed to note the removal of the large, distinctive and historic beech 
trees to allow access to the site. The Parish Council is also concerned about light pollution with this 
gradual creeping into the countryside. The Parish Council has huge concerns about the amount of extra 
traffic flow that this application will bring onto North Road. We, as a Parish Council, are very aware of 
the danger to pedestrians along North Road and do not agree with the consultation response from 
Devon Highways and we will be addressing this in more detail in a separate report. 
 
The Parish Council will also be adding to this response at a later date. 
 
Devon County Council (Highways):  
Observations: 
The site access is presently outside the 30 mph speed limit. I have noted that the applicant's intention 
is to extend the existing limit to cover the proposed access. This is an acceptable solution and the costs 
for these works, which includes the works to the Traffic Regulation Order (TRO), should be included in 
a Section 106 agreement. The exact positioning of this extension will need to be agreed with the 
Highway Authority. 
 



Consequently, with the extension of the speed limit as noted above, the visibility splays offered of 2.4 x 
43 metres in either direction are acceptable and I offer a condition to secure these. 
 
There will be points between the proposed development and the wider community where pedestrians 
will be required to walk on the highway. Whilst my obvious preference would be in favour of pedestrian 
facilities, walking on the highway is established in the village and I do not consider these breaks as a 
particular issue. However, a full street-lighting system between the development and the existing 
system is necessary to ensure that pedestrians are not expected to walk on the carriageway in the 
hours of darkness. I include a condition for this to ensure 'safe and suitable' access. 
 
I note the intention is to provide a footway along the site frontage from the access to the southern 
extremity of the site. This is acceptable and will also assist in providing 'safe and suitable' access. 
 
As a result, in terms of highway issues, I believe that the proposed development meets the tests of the 
National Planning Policy Framework (NPPF) and I offer the following conditions. 
 
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. Prior to commencement of any part of the site the Planning Authority shall have received and 
approved a Construction Management Plan(CMP) including: 
(a) the timetable of the works; 
(b) daily hours of construction; 
(c) any road closure; 
(d) hours during which delivery and construction traffic will travel to and from the site, with such vehicular 
movements being restricted to between 8:00am and 6pm Mondays to Fridays inc.; 9.00am to 1.00pm 
Saturdays, and no such vehicular movements taking place on Sundays and Bank/Public Holidays 
unless agreed by the planning Authority in advance; 
(e) the number and sizes of vehicles visiting the site in connection with the development and the 
frequency of their visits; 
(f) the compound/location where all building materials, finished or unfinished products, parts, crates, 
packing materials and waste will be stored during the demolition and construction phases; 
(g) areas on-site where delivery vehicles and construction traffic will load or unload building materials, 
finished or unfinished products, parts, crates, packing materials and waste with confirmation that no 
construction traffic or delivery vehicles will park on the County highway for loading or unloading 
purposes, unless prior written agreement has been given by the Local Planning Authority; 
(h) hours during which no construction traffic will be present at the site; 
(i) the means of enclosure of the site during construction works; and 
(j) details of proposals to promote car sharing amongst construction staff in order to limit construction 
staff vehicles parking off-site 
(k) details of wheel washing facilities and obligations 
(l) The proposed route of all construction traffic exceeding 7.5 tonnes. 
(m) Details of the amount and location of construction worker parking. 
(n) Photographic evidence of the condition of adjacent public highway prior to commencement of any 
work; 
 
2. The site access and visibility splays shall be constructed, laid out and maintained for that purpose in 
accordance with plans that shall be submitted as part of the reserved matters application 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 (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 beat least 43 
metres in both directions. 
REASON: To provide a satisfactory access to the site and to provide adequate visibility from and of 
emerging vehicles. 
 



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. Any 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, carparking and street furniture shall be constructed 
and laid out in accordance with details to be approved by the Local Planning Authority 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. Prior to the occupation of any dwelling on the site street lighting shall be provided on West Road to 
the satisfaction of the Local Planning Authority. 
REASON: To provide safe and suitable pedestrian access between the site and village centre. 
 
6. No part of the development hereby approved shall be commenced until:  
A) The access road has been laid out, kerbed, drained and constructed up to base course level for the 
first 20 metres back from its 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 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 
 
7. 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 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  
 
Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team comments are outlined below. 
 
Residential Amenity 
Due to the existence of neighbouring dwellings in close proximity, particularly Tuckers Place to the 
south, 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. Subsequently, the Environmental 



Protection Team is of the opinion that the proposed development should be carried out with a robust 
Construction Environmental Management Plan (CEMP) that outlines appropriate mitigation measures 
for preventing or minimising disturbance to neighbours. Should planning consent be granted, the 
Environmental Protection Team recommends the imposition of the following condition: 
 
Prior to the commencement of development, including any site clearance, groundworks or construction 
within each sub-phase (save such preliminary or minor works that the Local Planning Authority may 
agree in writing), a Construction Environmental Management Plan (CEMP) to manage the impacts of 
construction during the life of the works, shall be submitted to and approved in writing by the Local 
Planning Authority. For the avoidance of doubt, the CEMP shall include:- 
a) measures to regulate the routing of construction traffic; 
b) the times within which traffic can enter and leave the site; 
c) the importation of spoil and soil on site; 
d) the removal /disposal of materials from site, including soil and vegetation; 
e) the location and covering of stockpiles; 
f) details of measures to prevent mud from vehicles leaving the site and must include wheel-washing 
facilities; 
g) control of fugitive dust from demolition, earthworks and construction activities; dust suppression; 
h) mitigation measures in relation to noise, vibration, dust and lighting;  
i) details of any site construction office, compound and ancillary facility buildings; 
j) specified parking arrangements for vehicles associated with the construction works and the provision 
made for access thereto; 
k) a point of contact (such as a Construction Liaison Officer/site manager) and details of how complaints 
will be addressed. 
The details so approved and any subsequent amendments as shall be agreed in writing by the Local 
Planning Authority shall be complied with in full and monitored by the applicants to ensure continuing 
compliance during the construction of the development. 
 
In addition to the above, 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 on the historic use and subsequent land quality of the 
application site. Agricultural use can potentially result in ground contamination and ground conditions 
that are harmful to human health or unsuitable for occupation without remediation. Given the sensitive 
end use, it is essential that the application site is appropriately assessed for any potential contamination. 
Should planning consent be granted, the Environmental Protection Team recommends the imposition 
of the Authority's full standard contaminated land condition.  
 
Designing Out Crime Officer - DC&D Police:  
Re Outline application for up to 22no. dwellings with all matters reserved except access at land West 
Of North Road, Bradworthy, Devon - 25th June 2021 
 
Thank you for this application. 
 
There are no Police objections in principle to the proposal. However, whilst it is appreciated that the 
proposed site plan is indicative, from a crime and disorder reduction perspective, I would not support 
the inclusion of access between 2 plots to the attenuation basin as currently depicted. Public footpaths 
should not run to the rear/side of and provide access to gardens, rear yards or dwellings as these have 
been proven to generate crime. 
 
It is preferable that vehicles should either be parked in locked garages or on a hard standing within the 
dwelling boundary. Where communal parking areas are absolutely necessary, bays should be sited in 
small groups, close and adjacent to homes, be within view of active rooms and allocated to individual 
properties. 
 



It is recommended the applicant gives consideration to applying for Secured By Design (SBD) 
certification to assist in the process of ensuring compliance with the requirements of ADQ. SBD requires 
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 reducing much time and effort in establishing the provenance 
of non SBD approved products. 
 
I would also advise that for all plots that private front gardens are suitably clearly defined. Open frontage, 
particularly but not exclusively, on corner plots, 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. 
 
I look forward to reviewing a more detailed application should the scheme progress, but in the meantime 
please do not hesitate to contact me if I can assist further.  
 
Planning Policy:  
No response received.  
 
Devon County Council - Flood Risk Management:  
INITIAL COMMENTS DATED 9TH JULY 2021: 
Recommendation: 
Although we have no in-principle objection to the above planning application at this stage, the applicant 
must submit additional information, as outlined below, in order to demonstrate that all aspects of the 
proposed surface water drainage management system have been considered. 
 
Observations: 
We are pleased to see that an attenuation basin and permeable paving will be utilised to drain the 
proposed network at the site. However we have a requirement that FEH rainfall should be used for the 
attenuation calculation please see https://www.devon.gov.uk/floodriskmanagement/planning-and-
development/sustainable-drainage/. 
 
The applicant should rerun the attenuation calculation using FEH rainfall. 
We would be happy to provide a further substantive response if additional information is submitted to 
the local planning authority.  
 
FURTHER COMMENTS DATED 15TH OCTOBER 2021: 
Recommendation: 
If the Planning Case Officer is minded to grant planning permission in this instance, I request that the 
following pre-commencement planning condition is imposed: 
 
- Prior to or as part of the Reserved Matters, the following information shall be submitted to and 
approved in writing by the Local Planning Authority: 
(a) Soakaway test results in accordance with BRE 365 and groundwater monitoring results in line with 
our DCC groundwater monitoring policy. 
(b) A detailed drainage design based upon the approved Flood Risk Assessment & Drainage Strategy, 
North Road, Bradworthy, Holsworthy P02 and the results of the information submitted in relation to (a) 
above 
(c) Detailed proposals for the management of surface water and silt run-off from the site during 
construction of the development hereby permitted. 
(d) Proposals for the adoption and maintenance of the permanent surface water drainage system. 
(e) A plan indicating how exceedance flows will be safely managed at the site. 
No building hereby permitted shall be occupied until the works have been approved and implemented 
in accordance with the details under (a) - (e) above. 
 
Reason: The above conditions are required to ensure the proposed surface water drainage system will 
operate effectively and will not cause an increase in flood risk either on the site, adjacent land or 
downstream in line with SuDS for Devon Guidance (2017) and national policies, including NPPF and 
PPG. The conditions should be pre-commencement since it is essential that the proposed surface water 



drainage system is shown to be feasible before works begin to avoid redesign / unnecessary delays 
during construction when site layout is fixed. 
 
Observations: 
The applicant has produced a feasible surface water management plan which uses under drained 
permeable paving as well as an attenuation basin to manage runoff to greenfield rates. The proposal is 
to discharge runoff at restricted rates into the nearby ditch. The applicant has re-run the attenuation 
calculation with FEH rainfall as per my previous formal response. The applicant has also incorporated 
an allowance for urban creep into the design of the network in line with best practice. 
 
We would encourage the basin to have varied gradients on the banks no steeper than 1 in 3 side slopes. 
We would urge the applicant to investigate the use of infiltration techniques at the next design stage in 
line with the surface water management hierarchy. 
 
An ordinary watercourse runs through this site, so if any temporary or permanent works need to take 
place within this watercourse to facilitate the proposed development (such as an access culvert or 
bridge), Land Drainage Consent must be obtained from Devon County Council’s Flood and Coastal 
Risk Management Team prior to any works commencing. Details of this procedure can be found at: 
https://new.devon.gov.uk/floodriskmanagement/land-drainage-consent/. 
 
South West Water:  
With reference to the planning application at the above address, South West Water has no objection. I 
note the following: 
 
Clean Potable Water 
South West Water is able to provide clean potable water services from the existing public water main 
for the above proposal. The practical point of connection will be determined by the diameter of the 
connecting pipework being no larger than the diameter of the company's existing network. 
 
Foul Sewerage Services 
South West Water is able to provide foul sewerage services from the existing public foul or combined 
sewer in the vicinity of the site. The practical point of connection will be determined by the diameter of 
the connecting pipework being no larger than the diameter of the company's existing network. 
 
The applicant can apply to South West Water for clarification of the point of connection for either clean 
potable water services and/or foul sewerage services. For more information and to download the 
application form, please visit our website: www.southwestwater.co.uk/developers 
 
Surface Water Services 
The applicant should demonstrate to your LPA that its prospective surface run-off will discharge as high 
up the hierarchy of drainage options as is reasonably practicable (with evidence that the Run-off 
Destination Hierarchy has been addressed, and reasoning as to why any preferred disposal route is 
not reasonably practicable): 
 
1. Discharge into the ground (infiltration); or where not reasonably practicable, 
2. Discharge to a surface waterbody; or where not reasonably practicable, 
3. Discharge to a surface water sewer, highway drain, or another drainage system; or where not 
reasonably practicable, 
4. Discharge to a combined sewer.( Subject to Sewerage Undertaker carrying out capacity evaluation)  
 
Having reviewed the applicant's current information as to proposed surface water disposal for its 
development, please note that method proposed to provide SuDS and/or discharge into the ground 
(infiltration) is acceptable and meets with the Run-off Destination Hierarchy. 
 
I trust this provides confirmation of our requirements, however should you have any questions or 
queries, please contact the Planning Team on 01392 442836 or via email: 
DeveloperServicesPlanning@southwestwater.co.uk.  
 



Community Projects Officer:  
In relation to the above application, please see the following comments: 
It is difficult to calculate the appropriate off site contributions without knowing how many bedrooms each 
dwelling will provide. However, Under GI policy DM10, 22 dwellings should provide: 
 
- Contributions towards Sport, Recreation Grounds (£62,640.53 plus maintenance costs), allotments 
(£3,011.56) and built facilities. 
- Play space in the village should be considered when discussing contributions  
- Communications with the Parish council to discover any requirements they may have in the village 
 
Active travel should also be considered i.e suitable width and standard of cycle paths linking the rest of 
the village. 
 
Please feel free to contact me for more information regarding community projects in this area.  
 
Property Services:  
No response received.  
 
Chief Education Officer:  
Regarding the above planning application, Devon County Council has identified that the proposed 22 
family type dwellings will generate an additional 5.50 primary pupils and 3.30 secondary pupils which 
would have a direct impact on Bradworthy Primary School and Holsworthy Community College. 
 
In order to make the development acceptable in planning terms, an education contribution to mitigate 
its impact will be requested. This is set out below: 
 
The nearest primary school from this development is Bradworthy primary school which has a current 
NET Capacity of 210. When factoring in approved but not yet implemented developments in the area 
we have forecast that in Spring 2024 the number of pupils expected to be attending the school is 224.50. 
Therefore, our forecasts shows a shortfall of 14.50 pupils. Devon County Council will seek a contribution 
directly towards additional education infrastructure at the local primary school that serves the address 
of the proposed development. The contribution sought towards primary is £90,376 (based on the DfE 
extension rate of £16,432 per pupil). This will relate directly to providing primary education facilities for 
those living in the development. 
 
We have forecast that the nearest secondary school has currently got capacity for the number of pupils 
likely to be generated by the proposed development and therefore a contribution towards secondary 
education would not be sought. 
 
We would also however require a contribution towards secondary school transport costs due to the 
development being further than 2.25 miles from Holsworthy Community College. The costs required 
are as follows: - 
3.30 secondary pupils 
£2.90 per day x 3.30 pupils x 190 academic days x 5 years = £9,091 
 
All contributions will be subject to indexation using BCIS, it should be noted that education infrastructure 
contributions are based on March 2019 rates and any indexation applied to these contributions should 
be applied from this date. 
 
The amount requested is based on established educational formulae (which related to the number of 
primary and secondary age children that are likely to be living in this type of accommodation) and the 
costs of transporting children from Bradworthy to Holsworthy Community College. It is considered that 
this is an appropriate methodology to ensure that the contribution is fairly and reasonably related in 
scale to the development proposed which complies with CIL Regulation 122. 
 
In addition to the contribution figures quoted above, the County Council would wish to recover legal 
costs incurred as a result of the preparation and completion of the Agreement. Legal costs are not 
expected to exceed £500.00 where the agreement relates solely to the education contribution. 



However, if the agreement involves other issues or if the matter becomes protracted, the legal costs 
are likely to be in excess of this sum.  
 
The Environment Agency:  
No response received.  
 
Natural England:  
Natural England has no comments to make on this application. 
 
Natural England has not assessed this application for impacts on protected species. Natural England 
has published Standing Advice which you can use to assess impacts on protected species or you may 
wish to consult your own ecology services for advice. 
 
Natural England and the Forestry Commission have also published standing advice on ancient 
woodland and veteran trees which you can use to assess any impacts on ancient woodland. 
 
The proposed development is within an area that Natural England considers could benefit from 
enhanced green infrastructure (GI) provision. Multi-functional green infrastructure can perform a range 
of functions including improved flood risk management, provision of accessible green space, climate 
change adaptation and biodiversity enhancement. Natural England would encourage the incorporation 
of GI into this development. 
 
The lack of comment from Natural England does not imply that there are no impacts on the natural 
environment, but only that the application is not likely to result in significant impacts on statutory 
designated nature conservation sites or landscapes. It is for the local planning authority to determine 
whether or not this application is consistent with national and local policies on the natural environment. 
Other bodies and individuals may be able to provide information and advice on the environmental value 
of this site and the impacts of the proposal to assist the decision making process. We advise LPAs to 
obtain specialist ecological or other environmental advice when determining the environmental impacts 
of development. 
 
We recommend referring to our SSSI Impact Risk Zones (available on Magic and as a downloadable 
dataset) prior to consultation with Natural England. Further guidance on when to consult Natural 
England on planning and development proposals is available on gov.uk at 
https://www.gov.uk/guidance/local-planning-authorities-getenvironmental-advice.  
 
NHS S106:  
No response received.  
 

Representations: 

 
Number of neighbours consulted:  26  Number of letters of support:  0 
Number of representations received:  12 Number of neutral representations: 0 
Number of objection letters:  12  

 
Objections received can be summarised as follows: 

- Increased traffic generated by development; 
- Existing highway concerns relating to narrow roads and HGV/agricultural traffic; 
- Lack of parking provision in surrounding area; 
- Traffic regulations will displace parking within the village; 
- Dwellings should be to meet needs of local families; 
- Loss of privacy to neighbouring dwellings; 
- Increased noise; 
- Adverse impact on wildlife; 
- Development will ruin character of surrounding properties and the area; 
- Insufficient infrastructure in village to support increased population; 
- Development outside settlement boundary; 



- Loss of greenfield site; 
- Potential dwellings used as second homes; 
- No needs for the number of dwellings proposed; 
- Potential for further development beyond application site; 
- Traffic survey periods use period of least activity; 
- Lack of street lighting to highway; 
- Unsustainable with very limited bus service to Bradworthy; 
- Query sufficient sewerage capacity; 
- Need for new dwellings to meet access and facilities for disabled persons; 
- Lack of pavement to North Road; 
- Light pollution from additional street lighting; 
- Damage to highway network, trees and hedgerows; 
- Other housing developments in Bradworthy approved and yet to be constructed; 
- North Road used by a number of local residents for daily exercise; 
- Lack of employment opportunities; 
- Previous application nearby recently refused; 

- Loss of hedgerows. 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
ST07 (Spatial Development Strategy for Northern Devon's Rural Area); ST14 (Enhancing 
Environmental Assets); BRD (Bradworthy Spatial Strategy); DM01 (Amenity Considerations); DM02 
(Environmental Protection); DM04 (Design Principles); DM05 (Highways); DM06 (Parking Provision); 
DM08 (Biodiversity and Geodiversity); DM08A (Landscape and Seascape Character); ST01 (Principles 
of Sustainable Development); ST03 (Adapting to Climate Change and Strengthening Resilience); ST04 
(Improving the Quality of Development); ST10 (Transport Strategy); ST17 (A Balanced Local Housing 
Market); ST18 (Affordable Housing on Development Sites); ST23 (Infrastructure); DM10 (Green 
Infrastructure Provision);  
 
Government Guidance: 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
Main Planning Considerations: 

1. Principle of Development 
2. Affordable Housing 
3. Impact on Landscape, Character and Appearance 
4. Impact on Residential Amenities 
5. Access and Parking 
6. Drainage 
7. Ecology 
8. Section 106 
9. Representations 
10. 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.   
 



The NPPF sets out national policy in relation to rural housing and notes, at paragraph 78, that to 
promote sustainable development in rural area, housing should be located where it will enhance or 
maintain the vitality of rural communities.  Planning policies should identify opportunities for villages to 
grow and thrive, especially where this will support local services.  
 
Policy ST01 of the North Devon and Torridge Local Plan (NDTLP) emphasises that development 
proposals will be considered with a presumption in favour of sustainable development, as contained in 
the NPPF.  
 
The application site is located outside of the settlement boundaries of the village of Bradworthy, as 
identified on the Proposals Maps to the NDTLP.  As a result, the provisions of section (4) of Policy ST07 
of the NDTLP are relevant which states that in the countryside, beyond Local Centres, Villages and 
Rural Settlements, development will be limited to that which is enabled to meet local economic and 
social needs, rural building reuse and development which is necessarily restricted to a countryside 
location.  The accompanying text to Policy ST07, in relation to section (4) notes that in the countryside, 
the NDTLP seeks to control dispersed development, guarding against development in unsustainable 
locations.  
 
Policy BRD sets out the spatial strategy for Bradworthy noting that the Local Centre should provide the 
range of facilities and services required by local people, including accommodation, care services and 
employment and that growth should be gradual and supported by appropriate infrastructure.  Policy 
BRD also provides for the addition of new residential development within the settlement through 
allocations and extant planning permissions.  The spatial strategy for the settlement seeks the retention 
of existing services and facilities in the village, provision for the elderly, provision of additional sports 
and recreation facilities and additional employment provision.  Supporting text to policy BRD at 
paragraph 12.11 of the NDTLP notes that a development boundary for Bradworthy is defined on the 
Policies Maps outside of which the principle of residential development is only supported on an 
exceptional basis. The proposed development, given it seeks open market housing outside of a defined 
development boundary, is therefore contrary to Policies ST07 and BRD of the NDTLP.  
 
Notwithstanding the above, as a result of the Burwood Appeal (APP/W1145/W/19/3238460), the 
Council accepts that it cannot currently demonstrate a five year supply of deliverable housing sites 
(5YHLS); with the appeal concluding that there is a supply of 4.23 years across Northern Devon. By 
virtue of not being able to demonstrate a five year supply of deliverable housing sites (footnote 7, 
NPPF), there is a need to apply the presumption in favour of sustainable development (the 
'Presumption') (paragraph 11(d), NPPF) as a material consideration in determining planning 
applications for housing. 
 
Paragraph 11 (d) notes: 
'Where there are no relevant development plan policies, or the policies which are most important for 
determining the application are out-of-date, Local Planning Authorities should grant planning permission 
unless: 
 
i. the application of policies in this Framework that protect areas or assets of particular importance 
(National Parks, AONB, SSSI, Heritage Assets, Habitat Sites) provides a clear reason for refusing the 
development proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in this Framework taken as a whole.' 
 
For the purposes of the Presumption, policies of the development plan are not considered to be 
automatically out-of-date by virtue of not being able to demonstrate a 5YHLS. Whether a policy of the 
development plan is out-of-date is a matter for the decision taker, in light of their substance and 
considering their conformity with the NPPF. As the NDTLP was adopted relatively recently, none of the 
policies are generally considered to be out-of-date for the application of the Presumption. 
 
The Presumption is set out in two parts by Paragraph 11 (d) of the NPPF, however, as this proposal 
does not harm a 'protected area', the decision taker in this case needs to consider the NPPF's 



requirement to grant permission unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits - the so-called tilted balance (Paragraph 11(d)(i), NPPF).  
 
In addition to the 'tilted balance', some weight can be given to policy ST21 of the NDTLP which relates 
to managing the delivery of housing. In particular, Section (2) of Policy ST21 is relevant which supports 
development outside of settlement limits (where completions are below 90% of the annual requirement). 
The Burwood Appeal Decision determined that Section (2) of Policy ST21 is currently engaged, which 
states that residential development outside of defined settlement limits will be supported where they 
can comply with the following criteria: 
 
'(a) in a location and of a scale and nature commensurate to the deficit in required housing; 
(b) be 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 application site is located outside of the settlement of Bradworthy however directly abuts 
the settlement boundary of this Local Centre.  The application site is located immediately adjacent to 
existing dwellings to the south, both within Tuckers Park and those fronting onto North Road.  In 
addition, planning permission (both outline and reserved matters) has been granted on the site to the 
opposite side of the road for the provision of 5 further dwellings (application references: 
1/1257/2016/OUT & 1/0224/2020/REM).  Development pursuant to these permissions has not 
commenced on site to date, however, remains extant.  If implemented these permissions would provide 
a residential built form to the opposite side of North Road, which would extend the built form of 
Bradworthy beyond the existing settlement boundary to the eastern side of North Road.   
 
The proposed additional dwellings are considered to provide a significant contribution towards the 
deficit in housing which has been identified as part of the 5 year housing land supply.  It is noted that 
planning permission has also been granted for the majority of the allocated site at BRD01 and part of 
the site at BRD02 for further residential development.  
 
(b) The applicant owns the application site as indicated on the application form and the site location 
plan identifies the remainder of the field to the west of the application site also being within the 
applicant’s ownership.  In addition, the application form does not identify any third party involvement in 
the site.  The applicant has also confirmed that they are intending to market the site should planning 
permission be secured with a reserved matters application to be submitted in due course.  On this basis, 
it is not considered that there would be any legal issues which would prevent the delivery of the 
proposed dwellings, subject to an acceptable Reserved Matters submission.  
 
(c) The spatial strategy for the District, as set out in Policies ST06 and ST07 of the NDTLP seeks to 
direct residential development to existing settlements and Bradworthy is identified as a Local Centre; 
such settlements are intended to be the primary focus for development in the rural area.   

 
The overarching spatial strategy for the Village as set out in Policy BRD seeks the retention of the 
facilities and services within the Village as well as the provision of a range of accommodation to meet 
the housing needs in the local community.   
 
The two allocated sites for development in Bradworthy as set out in the NDTLP are BRD01 and BRD02.  
BRD01 relates to land adjacent to Elizabeth Lea Close and North Road and is located to the south of 
the application site.  Planning permission has been granted for the development of the majority of this 
allocation for residential development.  The land which is the subject of allocation BRD02 is also 
allocated for residential development and a full application for 7 dwellings on part of this site has recently 
been approved (application reference: 1/0162/2021/FUL).  The allocation for the entire allocated site is  
15 dwellings. 
 



The proposed development of the current application site would provide additional housing supply over 
and above that of the allocated sites within Bradworthy.  
 
The introductory paragraph to Bradworthy as set out in the NDTLP at paragraph 12.8 identifies the 
village as having a range of services including an employment area, shops, post office, primary school, 
community hall, doctor's surgery and recreation facilities.  The proposed development would provide 
an additional resident population to assist in retaining the existing services and facilities in the village, 
as identified in the spatial strategy for Bradworthy.  In addition, Local Centres such as Bradworthy, are 
noted as being the primary focus for development in the rural area, to enhance the sustainability of the 
locally important service centre.  The application site would be located within close walking distance of 
the centre of Bradworthy and the various facilities and services available in the village.   
 
Paragraph 79 of the NPPF is a material consideration in the determination of the current application 
and this notes that to promote sustainable development in rural areas, housing should be located where 
it will enhance or maintain the vitality of rural communities.  Further, paragraph 79 states: 
'Planning policies should identify opportunities for villages to grow and thrive, especially where this will 
support local services.  Where there are groups of smaller settlements, development in one village may 
support services in a village nearby.' 
 
In accordance with the provisions of Paragraph 78 of the NPPF, the proposed development could 
contribute positively to the support of local services within the Local Centre of Bradworthy, which are 
identified as being a key consideration in the provisions of Policy ST07 as well as the spatial strategy 
for the village.   
 
(d) An assessment of the proposed development in relation to the broader policies of the NDTLP 
including landscape character, amenities, access, drainage and ecology will be considered in the 
subsequent sections.   
 
Due to the lack of a five year housing land supply, the planning considerations will need to be weighed 
up within the planning balance with the NPPF's requirement to grant permission unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the benefits as a material 
consideration. The planning considerations are set out below.  
 
Notwithstanding the above, the recent appeal decision in relation to the site to the south of Honnacotts 
(on the opposite side of the road to the application site) which permitted the development of the site for 
the provision of 5 dwellings would also be a material planning consideration in the determination of this 
application (application reference: 1/0073/2021/OUT).  The appeal decision relating to this site is 
included within the Committee Agenda. 
 
2. Affordable Housing 
Policy ST18 of the NDTLP relates to affordable housing and notes that affordable housing will be 
required on development sites which either include 11 or more dwellings or in rural areas, developments 
of between 6 and 10 dwellings. Where the specified thresholds are met, the development will be 
expected to provide 30% of the gross number of dwellings on the site as affordable. 
 
The application seeks to provide up to 22 dwellings and therefore the on-site provision of affordable 
housing would be sought as part of the development.  Section (7) of Policy ST18 states that: 
‘Affordable housing will be sought initially on the basis of a tenure mix of 75% social rented and 25% 
intermediate accommodation, although variation may be negotiated on the basis of identified local 
housing need and/or development viability’. 
 
Section (3) of Policy ST18 of the NDTLP states that where a fraction of an affordable dwelling is required 
by policy, such provision will be collected through a financial contribution of broadly equivalent value to 
that which would have been required on site.   
 
Due to the outline nature of the current application, with up to 22 dwellings being proposed, it is not 
possible to confirm the precise number of on-site affordable dwellings or any financial contributions 



relating to any fractions of a dwelling until a Reserved Matters application is submitted detailing the final 
quantum and layout of the development.   
 
The applicant has not proposed a mix of affordable units for provision on site within their Affordable 
Housing Statement although has indicated that they are willing to meet a policy compliant position.   
 
For on-site affordable units, the mix of affordable dwellings is set out in the Council’s Housing and 
Economic Needs Assessment (HEDNA) which forms part of the evidence basis for the NDTLP.  This 
indicates that the affordable housing provision should include 30-35% of provision as 1 bedroom units, 
35-40% as two bedroom units, 20-25% as three bedroom units and 5-10% as four bedroom units.  On 
a more local basis, a recent Housing Needs Survey for the parish of Bradworthy has confirmed the 
following needs: 48% one bed, 21% two bed, 17% three bed and 14% four bed units.  
 
The provision of 30% of the dwellings proposed on site as affordable units would be secured via a 
Section 106 agreement with 75% of the units being provided as social rent and 25% as intermediate 
provision.  The precise number, mix and tenure of the affordable housing would be secured via an 
Affordable Housing Scheme outlined in the Section 106 agreement and to be submitted with the first 
Reserved Matters application for the site.   
 
On this basis, the proposed development would result in the provision of affordable housing in 
accordance with the provisions of Policy ST18 of the NDTLP. 
 
3. Impact on Landscape, Character and Appearance 
Policy DM08A of the NDTLP relates to landscape character and states that development proposals 
should be of an appropriate scale, mass and design that recognises and respects landscape character 
of both designated and undesignated landscapes and seascapes.  The application site is not located 
within a designated landscape, although is identified as being located within landscape character area 
5A Inland Elevated Undulating Land as defined by the Joint Landscape Character Assessment for North 
Devon and Torridge Districts (LCA).  This area is characterised by long views from elevated ridgelines, 
a patchwork of fields and ridges and a quiet, relaxed and tranquil landscape.  Further, the area is 
characterised as a working, rural landscape.  In terms of forces for change, the Assessment notes that 
this character area includes development pressure (housing, commercial and industrial) in and around 
the main settlements responding to a rise in the resident population.  Further growth in the popularity 
of the wider area for recreation and tourism is also noted.   
 
The application site is typical of this landscape character type, forming part of an existing patchwork of 
agricultural fields to the north of Bradworthy. 
 
Policy DM04 of the NDTLP notes that good design seeks to guide overall scale, density, massing, 
height, landscape, layout, materials, access and appearance of new development.  Policy DM04 sets 
out a number of key design principles for consideration in relation to new development.   
 
The dwellings immediately to the south-east of the application site, fronting North Road, at Broad Park 
are two storeys in height and of a traditional design, with rendered elevations and a dual pitched, slate 
roofline.  The existing dwellings to the north-east of the application site, to the opposite side of the road 
at Honnacotts are similarly two storeys in height and of a traditional design.  As noted previously, the 
existing agricultural field to the opposite side of North Road (directly to the east of the application site) 
has extant outline and reserved matters consent.  The reserved matters details approved for this site 
include the provision of a mix of two, three and four bedroom dwellings, some single storey and some 
two storey, all of a traditional design.  Whilst development has not yet commenced on this site, the 
permissions remain extant at the time of considering the current application. 
 
The southern boundary of the application site abuts the rear boundary of dwellings at Tuckers Park 
which are also two storeys in height and include a mix of terraced and semi-detached dwellings.   
 
The application site currently includes mature hedgebanks to the southern and eastern boundaries and 
forms a fairly level site, with views to the west and north of the wider landscape.   
 



The indicative site plan demonstrates that the quantum of development sought could be accommodated 
on site with the retention of the existing northern and southern hedgebanks and the provision of a 
hedgebank to the eastern elevation fronting onto North Road.  The indicative plan also includes planting 
of trees within the site and a hedgerow to the rear (western) boundary.  Whilst this plan is only indicative 
at this stage, it confirms that the proposed development could be accommodated on the site with space 
for appropriate landscaping to assist in assimilating the development into the surrounding landscape.  
The application site is located adjacent to the settlement boundary and existing two storey dwellings to 
the northern part of Bradworthy and would be seen within the context of these existing buildings within 
any wider landscape views.  In addition, the previous approval of development opposite the site to the 
eastern side of North Road and existing dwellings at Honnacotts and further to the north of the 
application site would further assist in reducing the landscape impacts of the development. 
 
Policy ST17 of the NDTLP seeks the provision of a balanced local housing market noting that the scale 
and mix of dwellings, in terms of dwelling numbers, type, size and tenure provided through development 
proposals should reflect local housing needs, taking account of site character and context as well as 
development viability.  The Council's Housing and Economic Needs Assessment (HEDNA), which forms 
part of the evidence base for the NDTLP, identified that the long term demographic for Torridge District 
would require the provision of 5-10% of market dwellings as 1 bed units, 30-35% as 2 bed units, 40-
45% as 3 bed units and 15-20% as 4+ bedroom units.   
 
Whilst this application is only at outline with no details of the precise housing numbers, mix or tenure 
being submitted, the Proposed Site Plan which has been submitted in support of the application notes 
that the indicative provision of 22 dwellings on the site could include the following mix of market housing: 
0 x 1 bed units (0%)   
6 x 2 bed units (27%)  
11 x 3 bed units (50%) 
5 x 4 bed units (23%). 
 
The proposed housing mix would not therefore meet the recommended provisions set out in the 
HEDNA, with no one bedroom units proposed, and more two bedroom units required, with a lower 
proportion of three bedroom units than the recommended provision.   
 
The applicant has commented on the housing mix noting that this is a matter they consider to be for 
further discussion at the Reserved Matters stage.  On this basis, a condition seeking to secure the 
housing mix in accordance with the proportions set out in the HEDNA, unless sufficient robust 
justification is submitted for an alternative mix, should be included as part of any planning permission 
granted.   
 
The proposed development would seek to provide 22 dwellings on a site of 1.45 hectares.  This would 
result in a density of 15 dwellings per hectare.  Neighbouring Tuckers Park includes a density of 28 
dwellings per hectare, although it is noted that this development is at a higher density than many 
surrounding residential areas to this part of Bradworthy (e.g. Elizabeth Lea Close).  Taking account of 
the ‘edge of settlement’ location of the proposal and its need to take account of additional landscaping 
and lower building heights, the proposed lower building density is considered to be appropriate in this 
location.   
 
An Arboricultural Impact Assessment has been submitted in support of the application which notes that 
there are four hedgerow trees within the eastern boundary with North Road with three of the four noted 
to be in a reasonable condition.  The fourth has a significant wound with may have weakened it 
structurally.  All the trees are noted to have been heavily sculpted by the wind.  A further two trees are 
located within the northern boundary hedge which are assessed as category C trees which have 
received little or no tree management.  Two of the trees within the eastern side boundary are required 
to be felled to provide the required visibility splays from the proposed development.  The two category 
B trees within the eastern boundary, together with the two within the northern boundary would be 
retained.  The proposed development is intended to include replacement planting, however this would 
form part of the landscaping proposals which would be the subject of a separate Reserved Matters 
application.   
 



A Landscaping Schedule and Specification has been submitted as part of the proposed development 
to give an indication of the proposed planting which could be undertaken, although it is noted that this 
is not a matter for detailed consideration as part of the current application.  This includes provision for 
tree planting within the site, planting to the proposed flood attenuation basin, boundary hedgerow 
planting and amenity grassland provision. 
 
A condition should be included as part of any planning permission granted to ensure that a detailed 
Arboricultural Method Statement to include details of tree protection measures is submitted for approval 
prior to the commencement of the development.   
 
Policy DM04 also notes at section (2) that all major residential proposals will be expected to be 
supported by a Building for Life 12 assessment and high quality design should be demonstrated through 
the minimisation of 'amber' and the avoidance of 'red' scores. 
 
As noted above, all matters of design, layout, appearance and scale of the proposed development 
would be assessed at the reserved matters stage and are not for consideration as part of this outline 
application.  A Building for Life 12 Assessment has been submitted as part of this outline application 
within the Design and Access Statement which indicates that a 'green' score will be achieved in all of 
the categories with the exception of section 5 in relation to Character to which an ‘amber’ score is 
attributed. 
 
Due to the outline nature of the application, it is not possible to confirm a precise score for some of the 
more detailed matters such as external storage and amenity space provision for each dwelling, although 
there is clearly an aspiration within the indicative site plan for amenity space provision for each dwelling 
and sufficient storage space within garages or around each dwelling as well as for refuse and recycling.   
 
Having reviewed the assessment, it is agreed that the proposed development would achieve a good 
score in terms of its connections to the surrounding area and adjacent Local Centre of Bradworthy with 
its associated facilities and services.  The proposed development would also integrate into the 
surroundings as an ‘edge of settlement’ site.   
 
Whilst some public transport provision is available from Bradworthy, this is limited in terms of its 
frequency and the number of potential destinations and therefore would only provide a limited 
alternative to the private car.  An ‘amber’ score would be more appropriate in terms of section 3.  
Likewise, a ‘green’ score has been attributed to housing mix however this does not provide any one 
bedroom units and would predominantly be a three bedroom development.  Currently, a ‘green’ score 
is not considered appropriate for the development.  This could also be improved by confirmation of the 
proposed housing mix within a subsequent Reserved Matters application and secured via the condition 
recommended above.  
 
Taking note of the outline stage of the application, the submitted Building for Life assessment is 
considered to be broadly acceptable and meet the requirements of Policy DM04.  A further assessment 
would be undertaken at the Reserved Matters stage when the layout, appearance, scale and 
landscaping is fixed. 
 
4. Impact on Residential Amenities 
Policy DM01 of the NDTLP states that development will be supported where it would not significantly 
harm the amenities of any neighbouring occupiers or the future occupiers of the proposed development. 

 
In the absence of any detailed plans, it is not possible to fully assess the likely impact of the proposed 
development on the amenities of neighbouring occupiers or future occupants of the proposal in terms 
of the layout, scale or design of the proposed dwellings.  This would be a matter for further detailed 
consideration at the reserved matters stage. 

 
The nearest neighbouring residential dwellings are located to Tuckers Park which are immediately to 
the south of the application site and those at 1 and 2 Broad Park which front onto North Road.  To the 
north-east of the application site, to the opposite side of North Road are Honnacotts and Honnacotts 



Cottage along with more recently converted dwellings at The Old Granary, Cherry Barton and The 
Shippon which are further to the north-east.   
 
Notwithstanding the outline nature of the application, the submitted indicative plan demonstrates that 
22 dwellings could be accommodated on the site whilst being appropriately sited to ensure that an 
adverse impact on the amenities of neighbouring occupiers would not result.   
 
The Council’s Environmental Protection Officer has commented on the submitted plans noting that due 
to the proximity of the development to existing neighbouring dwellings, there is the potential for 
detriment to residential amenities from the construction works.  As a result, a robust Construction 
Environmental Management Plan would be sought to ensure that appropriate measures for mitigating 
the noise and disturbance to neighbouring properties.  A condition to this effect should be included as 
part of any planning permission granted. A condition to restrict construction working hours is also 
recommended to minimise disturbance to neighbouring occupiers. 
 
The Council’s Environmental Protection Officer has further noted the previous agricultural use of the 
site and the nature of the proposed development as residential development, and recommends that a 
contaminated land condition should be included as part of any planning permission granted to ensure 
a harmful impact on human health does not result from the development.  
 
Comments have also been received from the Police Designing Out Crime Officer which note the outline 
nature of the application however states that the indicative site layout includes an access between two 
of the plots to the attenuation basin beyond.  It is recommended that public footpaths should not run to 
the rear/side gardens, rear yards or dwellings to reduce crime.  Further recommendations are made in 
relation to the positioning and nature of parking provision and the definition of front garden areas.  
Consideration would need to be made of these matters as part of the Reserved Matters stage. 

 
The proposed development, at this outline stage, is considered to result in an acceptable impact on the 
amenities of neighbouring occupiers, in accordance with the provisions of Policy DM01 of the NDTLP, 
subject to the conditions recommended.  A full assessment of the relationship of the proposed 
development to adjacent and neighbouring sites would be undertaken at the Reserved Matters stage. 
 
5. Access and Parking 
Policy DM05 of the NDTLP notes that all development must ensure safe and well-designed vehicular 
access and egress together with adequate parking and layouts which consider the needs of all highway 
users.  Policy DM06 relates to parking provision and states development proposals will be expected to 
provide an appropriate scale and range of parking provision to meet anticipated needs. 

 
The proposed development would be accessed from a new entrance to the western side of North Road 
which would serve all of the proposed development.  The proposed new entrance would require the 
removal of part of the existing mature hedgebank to the eastern boundary of the site. 

 
The submitted access details propose a new entrance into the application site fairly centrally within the 
eastern boundary and would include a 43 metre visibility splay in either direction for vehicles exiting the 
site, when taken from a point 2.4 metres from the edge of the highway.  These details are set out on 
the submitted Proposed Site Plan.  The proposed visibility splays would be able to be formed within 
land which is within the applicant’s ownership and highway land.   The proposed visibility splays would 
require the removal of parts of the existing hedgebank to the eastern boundary of the site and the 
proposed pavement to be formed across the frontage of the site would result in either the resiting of the 
existing hedgebank or the provision of a replacement to accommodate the requirement pavement 
space.  No details of any proposed landscaping in mitigation for these works have been provided at this 
stage and would be for consideration at the Reserved Matters stage.  The submitted indicative 
Proposed Site Plan does however demonstrate that there would be space on the site for the proposed 
quantum of development along with the hedgebank and pavement.   
 
The County Council’s Highways Officer has commented on the submitted plans noting the intention of 
the applicant to extend the existing 30mph speed limit area to cover the proposed development and 
raises no objection to these works, with the need for works subject to a Traffic Regulation Order to be 



secured via a Section 106 agreement.  The proposed visibility splays at 43 metres in either direction 
are therefore noted by the Highways Officer to be acceptable.  Concerns are raised by the Highways 
Officer in terms of street lighting provision between the application site and existing street lighting within 
the village and a condition is recommended to secure additional street lighting to improve facilities for 
pedestrians.  The proposed footpath across the frontage of the site as an additional provision for 
pedestrians is also welcomed by the Highways Officer.  No objections are raised by the Highways 
Officer, subject to a number of requested conditions being included on any decision. 

 
Subject to the imposition of these highways conditions, together with funding for the Traffic Regulation 
Order and associated works to amend the location of the 30mph zone, the proposed access 
arrangements are considered to ensure that the development includes a safe and well-designed 
vehicular and pedestrian access and egress and would be in accordance with the provisions of Policies 
DM06 and DM05 of the NDTLP, insofar as this is able to be considered at the outline stage.   
 
6. Drainage 
Policy DM02 of the NDTLP relates to pollution and at Section (2) states that development will be 
supported where it does not result in an unacceptable impact to: 
‘(b) pollution of surface or ground water (fresh and salt) including rivers, canals, other watercourses, 
water bodies, wetlands, water gathering grounds including catchment areas, aquifers, groundwater 
protection areas, harbours, estuaries or the sea’. 
 
In addition, part (n) of Policy DM04 notes that development proposals should provide effective water 
management including Sustainable Drainage Systems, water efficiency measures and the reuse of 
rainwater. 
 
A Flood Risk Assessment and Drainage Strategy report has been submitted in support of the 
application.  This confirms that the application site is located entirely in Flood Zone 1 and is considered 
to be suitably elevated above the level of the nearest river (River Waldon) to the west. 
 
In terms of foul drainage, the proposed development would include a new gravity sewer for discharge 
to the western part of the site where are new foul pumping station is proposed.  The foul drainage would 
then be pumped off site to the existing foul sewer in North Road.  
 
Comments have been received from South West Water in relation to the foul drainage confirming that 
they are able to provide foul sewerage services from the existing public foul or combined sewer in the 
vicinity of the site.  The details of the connection point would be a matter for further clarification between 
the applicant and South West Water. 
 
In relation to surface water drainage, the Drainage Strategy report notes that the site is unlikely to be 
suitable for the use of infiltration and therefore discharge to the River Waldon is considered to be most 
appropriate given the gradient of the site and in relation to the surrounding landscape. The surface 
water drainage from the site would be designed to the 1 in 100 year storm event, plus an allowance of 
40% for climate change.  In addition, the system is also proposed to be designed to cater for an 
impermeable area increase of 10% to cover any future ‘urban creep’.  An attenuation basin is proposed 
to be accommodated on site to store any additional surface water runoff over and above the discharge 
rate detailed.    
 
Comments have been received from the County Council’s Flood Risk Engineers in relation to the 
surface water drainage proposals noting that the attenuation calculations should be amended to provide 
the correct rainfall data. 
 
The applicant has since provided this additional information and further comments have been received 
from the County Council’s Flood Risk Engineers recommending the inclusion of a condition seeking 
further details of the surface water drainage system.  The Flood Risk Engineers note that the applicant 
has now provided a feasible surface water management plan which uses under drained permeable 
paving as well as an attenuation basin to manage run off rates from the development to greenfield 
levels.  In addition, advice has been provided in relation to the gradients to be included within the 



attenuation basin and the need for the applicant to undertake further investigation into the potential use 
of infiltration.  
 
Taking into consideration the submitted drainage details and the outline nature of the application, it is 
considered that there are feasible solutions to the provision of foul and surface water drainage from the 
development.  It is considered reasonable to include a condition as part of any planning permission 
granted to ensure that further details in relation to drainage are submitted for detailed consideration as 
part of any subsequent Reserved Matters.  On this basis, the proposed development is considered to 
be in keeping with the relevant provisions of Policies DM02 and DM04 of the NDTLP.   
 
7. 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).  This is further reinforced within 
the NDTLP through Policy DM08 which requires new development to 'avoid adverse impacts on existing 
ecology features as a first principle, and enable net gains by designing in biodiversity features'. 
 
An Ecological Appraisal has been submitted in support of the application which concludes that the 
application site has no specific ecological designation or protected or notable habitats on the site.  The 
site is however noted to have some limited habitat value for a low number of reptiles and the surrounding 
hedgerows provide suitable habitats for nesting birds.  The Appraisal further notes that it is likely that 
badgers cross and forage on the site.  Recommendations within the Appraisal in relation to protected 
species note that a small area of suitable reptile habitat is present on site with habitat manipulation 
recommended to reduce the chance of harm to common reptiles present.  A check for nesting birds is 
also recommended should hedgerow removal works be undertaken during the nesting season.  It is 
further recommended that provision should be made for any badgers that may cross the site during 
construction works and consideration given to external lighting of the site for commuting and/or foraging 
bats.   
 
A further Biodiversity Net Gan assessment has also been provided which considers that a net gain of 
57% can be achieved in terms of habitat units and a 12% gain in hedgerow units.  The indicative 
Proposed Site Plan includes the provision of amenity spaces, new hedgerows, an attenuation basin 
and open space which would include tree planting, although these details would not be able to be fixed 
until the Reserved Matters stage.  In addition, further enhancements which could be included in the 
development are noted as bat and bird boxes and the formation of log piles as additional habitats for 
invertebrates and reptiles. 
 
These proposed enhancements could be secured via a condition of any planning permission granted 
to ensure their delivery on site.  The proposed biodiversity net gain would need to be reassessed at the 
Reserved Matters stage once the site layout is fixed. 
 
On this basis, the proposed development is not considered to result in an adverse impact on protected 
species and would be in keeping with the provisions of Policy DM08 in this regard. 
 
8. Section 106 
As noted above, an agreement to the applicant funding the relocation of the 30mph zone to include the 
application site, including the related Traffic Regulations Order would need to be secured via a Section 
106 agreement as part of any planning permission granted. 
 
In addition, affordable housing provision on site would also be sought with 30% of the dwellings 
proposed to be affordable units.  The affordable units should be 75% social rent and 25% intermediate 
provision to meet with the requirements of Policy ST18.  As the application is in outline and the precise 
number of dwellings is not fixed at this stage, it is considered reasonable that the precise mix and size 
of dwellings to be provided should be confirmed via an Affordable Housing Schedule to be submitted 
as part of any Reserved Matters application.  This would be secured via the Section 106 agreement.  
 



Comments have also been received from the County Council’s Education Officer in relation to the 
proposed provision of 22 additional dwellings.  This confirms that the development would generate an 
additional 5.5 primary school pupils and 3.3 secondary school pupils.   
 
Bradworthy Primary School is noted as having a net capacity of 210 pupils and when factoring in 
approved but not yet implemented developments in the area, the County Council forecast that in Spring 
2024 there are expected to be 224.50 pupils attending the school, with a shortfall of 15.5 pupils.  A 
contribution is therefore sought towards additional educational infrastructure at Bradworthy Primary 
School which will directly provide primary education facilities for those living in the proposed 
development. 
 
In relation to secondary school pupils, the Education Officer has confirmed that there is sufficient 
capacity at the nearest secondary school however will need to seek contributions towards secondary 
school transport costs as the site is located more than 2.25 miles from Holsworthy Community College. 
 
These contributions, as set out in the Education Officer’s consultation response, would need to be 
secured via a Section 106 agreement as part of any planning permission granted.  
 
Policy DM10 of the NDTLP relates to green infrastructure provision noting that development will provide 
new accessible green infrastructure including public open space and built facilities to meet at least the 
green infrastructure quantitative and accessibility standards.  A development of 22 dwellings in this 
location would generate a requirement for 35m2 of children’s equipped playspace, 35m2 of youth 
equipped playspace, 649m2 of combined parks, sport and recreation grounds (0.065ha) and 75m2 of 
allotment space. A total open space provision of 0.079ha or 794.05m2. 
 
The submitted indicative Proposed Site Plan includes an opens space area of over 900m2 can be 
accommodated on the site with the proposed quantum of development.   
 
Discussions have also been undertaken with the Parish Council as to whether an off-site contribution 
towards play and open space provision elsewhere in the village would be more appropriate in this 
instance.  It is understood that whilst the Parish Council have aspirations to extend and improve the 
play provisions within the centre of the village, the land is not available to do so at this stage and a likely 
timescale for this or costings have not been set out.  On this basis, it is considered that an on-site 
provision would be required as part of the proposed development.  The areas of public open space set 
out above could be secured via a Section 106 agreement as part of any planning permission granted 
to be agreed in details via an Open Space Scheme at the time of any reserved matters submission. 
 
9. Representations 
The majority of concerns raised in representations have been addressed in the sections above.  A 
number of representations have noted the lack of pedestrian facilities along North Road.  The proposed 
development can only provide a footpath across the width of its frontage with North Road and cannot 
be connected to an existing footpath.  Much of the village is served by roads which are used as a 
‘shared surface’ by both pedestrians and vehicles and this is not an unusual situation within more rural 
parts of the District.  The proposed development would increase the footpath provision, as far as is 
feasible within the realms of this application, to North Road above and beyond the existing situation.   

 
Reference is also made to a nearby application which was recently refused.  It is assumed that this 
references the proposed development of land adjacent to Honnacotts (to the opposite side of North 
Road) for which permission was refused for 5 dwellings (application reference: 1/0073/2021/OUT).  This 
application has subsequently been allowed by an appeal inspector and the decision forms part of the 
Committee Agenda.  
 
10. Planning Balance 
As discussed above, 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 (the 
tilted balance). 

 



In terms of benefits, the proposal would provide a contribution of 22 additional dwelling towards local 
housing supply, which would be a significant addition to the development of Bradworthy, taking into 
consideration other recently approved and valid consents for development in and around the village, 
including that immediately opposite the site for 5 dwellings. This is a significant benefit of the proposal. 
In addition, the proposed development would include the provision of affordable housing, with 30% of 
the proposed dwellings being provided as affordable units, to meet the requirements of Policy ST18 of 
the NDTLP.  This is a significant benefit of the proposal. The density of the proposed development of 
the site would also be in keeping with the character of the surrounding area.   
The application site is located within close proximity to the services and facilities of the village of 
Bradworthy, which is designated as a Local Centre within the NDTLP and includes a primary school, 
shops, post office, community hall, doctor's surgery, recreation facilities, an industrial area for 
employment opportunities and places of worship.  The proposed development would therefore be 
considered to be sustainable given the surrounding rural context for the provision of 22 additional 
dwellings.  Future residents would be likely to have some reliance on the private car to access 
secondary school provision, wider employment and retail facilities.  Future residents of the new 
dwellings would also have access to some limited public bus services from the centre of the village, 
within close walking distance. 
 
Given the site’s proximity to Bradworthy, the proposed development would also provide direct support 
for the services and facilities within the Local Centre and the provision of additional dwellings to 
potentially support the services and facilities within the settlement would be in keeping with the spatial 
strategy of Bradworthy which seeks the provision of a range of facilities and services as required by 
local people.  In accordance with the provisions of Paragraph 79 of the NPPF, it is considered that 
significant weight can be attributed to this aspect of the development. 

 
The application site is located immediately to the north of the settlement boundary for Bradworthy and 
is located adjacent to existing dwellings to the south.  Given this siting, the proposed development 
would be viewed within the context of the existing built form of this part of Bradworthy and would provide 
a natural extension to the settlement.  The proposed development is unlikely to result in a harmful 
impact on the surrounding landscape character or the amenities of existing or future occupiers. 
However, only limited weight can be attributed to these matters due to the outline nature of the 
application with all matters reserved, except the access. 
 
At this outline stage, the proposed development is not considered to result in an adverse impact on the 
surrounding landscape or the residential amenities of neighbouring or future occupiers, subject to the 
conditions outlined above and further consideration at the Reserved Matters stage.  The submitted 
indicative plan demonstrates that the quantum of development sought can be provided on site with the 
necessary infrastructure without resulting in an adverse impact on the amenities of neighbouring 
occupiers and including areas for landscaping to assist in assimilating the development within the 
surrounding landscape.  As concluded in the sections above, the proposed development is generally 
considered to fit in with the wider objectives of the NDTLP in terms of its impact.  
 
The development would deliver in excess of a 10% net gain in biodiversity, which is a significant benefit 
of the scheme. It would also secure policy compliant public open space facilities onsite, and whilst this 
is generated by the needs of the development, some benefit can be attributed to this as it would be 
accessible to the wider community.  

 
The proposed development would result in harm associated with the conflict with Policy ST07 (the 
Council's Spatial Strategy for the Rural Area) and this harm should be afforded significant weight. 
However, notwithstanding this, the provisions of paragraph 69 of the NPPF makes clear that small and 
medium sized sites can make an important contribution to meeting the housing requirement of an area 
and are often built out relatively quickly.  This paragraph further notes the important role that the 
development of windfall sites, such as the current application site, can make towards housing delivery.  

 
As identified above, the proposed development would be broadly in keeping with the various criteria set 
out in Policy ST21. 

 



As noted above, the application site is owned by the applicant, with the intention of the site being sold 
on to a developer should planning permission be gained.  The development could therefore be 
undertaken in a timely manner, subject to the approval of Reserved Matters details.  It is noted that the 
concerns raised with the 5 year housing land supply within the Burwood Appeal Decision did not relate 
to a lack of identified sites or housing supply overall rather it was about delivery of these sites on the 
ground.  Some limited positive weight can therefore be attributed to the development in this regard, due 
to the lack of legal restrictions of third party involvement. 

 
In accordance with the provisions of Section 38(6) of the Planning and Compulsory Purchase Act 2004 
and the presumption in favour of sustainable development, as outlined in the NPPF, it can be concluded 
that the proposal would conflict with Policy ST07 of the NDTLP in terms of its location outside of the 
designated settlement boundary for Bradworthy.  However, it is considered that there are a number of 
material considerations which would outweigh the harm caused to the spatial strategy set out in Policy 
ST07, including the lack of landscape or character harm, lack of impact on residential amenities, lack 
of adverse impact on protected species at this outline stage, delivery of a net gain in biodiversity,  and 
the provision of an acceptable access in detail.  The proposal as a windfall site could contribute 
positively to the District's housing delivery, as set out in the NPPF.   In addition, the future residents of 
the site would directly support existing services and facilities in the village of Bradworthy and the 
development would deliver a policy compliant level of affordable housing.   
 
The provisions of Paragraph 11(d) of the NPPF make clear that where there are no relevant 
development plan policies or the policies which are the most important for determining the application 
are out of date (which includes the lack of a 5 year housing land supply), planning permission should 
be granted unless the development is located in a protected area or the adverse impacts of doing so 
would significantly and demonstrably outweigh the benefits when assessed against the policies in the 
Framework as a whole. 
 
The application site is not located in a protected area and it is considered that the adverse impacts of 
the proposed development would not significantly and demonstrably outweigh the benefits of the 
proposed development when assessed against the policies in the NDTLP and the NPPF as a whole 
and having considered all the planning issues.  On balance, a recommendation for approval is made. 

 
Conclusion 
The proposed development at this outline stage is considered to be acceptable in this location, given 
the current specific policy circumstances.  The proposed development is not considered to result in a 
harmful impact on residential amenities or protected species and would be in keeping with the character 
of the surrounding area, with no harmful impact on the surrounding landscape, based on the limited 
information available at the outline stage.  In addition, the proposed development would include a 
suitable access and an acceptable means of drainage can be accommodated at Reserved Matters 
stage.  
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Recommendation 

 
GRANT subject to a Section 106 agreement in relation to the following matters: 
 

- On-site affordable housing provision at 30% of the proposed dwellings, or which 75% to be provided 
as social rent and 25% as intermediate; 

- A financial contribution of £16,432 per additional primary pupil generated by the development 
towards additional education infrastructure at Bradworthy Primary School; 

- A financial contribution of £2,755 per secondary school pupil generated by the development towards 
secondary school transport costs to Holsworthy Community College; 



- The provision of on-site public open space to meet the following minimum requirements: 35m2 of 
children’s equipped playspace, 35m2 of youth equipped playspace, 649m2 of combined parks, sport 
and recreation grounds ad 75m2 of allotment space: total 0.079ha or 794.05m2; 

- The cost of the proposed relocation of signage, its installation and other associated highway works 
to extend the existing 30mph zone past the site.  This should include the costs of the associated 
Traffic Regulation Order; 

- The provision of street lighting along North Road to serve the development. 
 

AND THE FOLLOWING CONDITIONS: 
 
1         Approval of the details of  
  
 a) layout, 
 b) scale, 
 c) appearance, 
 d) landscaping  
  
 (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority 

in writing before any development is commenced. 
  
 Reason: To comply with the provisions of Part 2 (4) of the Town and Country Planning 

(Development Management Procedure) (England) Order 2010. 
 
 2         (i) Application for the approval of reserved matters shall be made to the Local Planning 

Authority before the expiration of three years from the date of this permission. 
            
           (ii) The development hereby permitted shall be begun either before the expiration of three 

years from the date of this permission or before the expiration of two years from the date of 
approval of the last reserved matters to be approved whichever is the later.   

            
           Reason: To comply with the provisions of Section 92(2) of the town and Country Planning Act 

1990 (as amended). 
 
 3         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. 
 
 4         Unless otherwise agreed by the Local Planning Authority, development other than that required 

to be carried out as part of an approved scheme of remediation must not commence until 
conditions a) to d) have been complied with. If unexpected contamination is found after 
development has begun, development must be halted on that part of the site affected by the 
unexpected contamination to the extent specified by the Local Planning Authority in writing until 
condition d) has been complied with in relation to that contamination. 

                       
           a) Site Characterisation  
                       
           An investigation and risk assessment, in addition to any assessment provided with the planning 

application, must be completed in accordance with a scheme to assess the nature and extent 
of any contamination on the site, whether or not it originates on the site. The contents of the 
scheme are subject to the approval in writing of the Local Planning Authority. The investigation 
and risk assessment must be undertaken by competent persons and a written report of the 
findings must be produced. The written report is subject to the approval in writing of the Local 
Planning Authority. The report of the findings must include:  

                       
                      (i) a survey of the extent, scale and nature of contamination;  
                      (ii) an assessment of the potential risks to:  
                      o human health,  



                      o property (existing or proposed) including buildings, crops, livestock, pets, woodland and 
service lines and pipes,  

                      o adjoining land,  
                      o groundwaters and surface waters,  
                      o ecological systems,  
                      o archaeological sites and ancient monuments;  
                      (iii) an appraisal of remedial options, and proposal of the preferred option(s).  
                       
           This must be conducted in accordance with DEFRA and the Environment Agency's 'Model 

Procedures for the Management of Land Contamination, CLR 11'.  Approval by the Local 
Planning Authority of the report submitted at this stage will confirm whether there is a need to 
undertake remediation measures under conditions b), (c) and (e) below.  

                       
           b) Submission of Remediation Scheme  
                       
           A detailed remediation scheme to bring the site to a condition suitable for the intended use by 

removing unacceptable risks to human health, buildings and other property and the natural and 
historical environment must be prepared, and is subject to the approval in writing of the Local 
Planning Authority. The scheme must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works and site management procedures. The 
scheme must ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 in relation to the intended use of the land after remediation.  

                       
           c) Implementation of Approved Remediation Scheme  
                       
           The approved remediation scheme must be carried out in accordance with its terms prior to the 

commencement of development other than that required to carry out remediation, unless 
otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must 
be given two weeks written notification of commencement of the remediation scheme works.  

                       
           Following completion of measures identified in the approved remediation scheme, a verification 

report (referred to in PPS23 as a validation report) that demonstrates the effectiveness of the 
remediation carried out must be produced, and is subject to the approval in writing of the Local 
Planning Authority.  

                       
           d) Reporting of Unexpected Contamination  
                       
           In the event that contamination is found at any time when carrying out the approved development 

that was not previously identified it must be reported in writing immediately to the Local Planning 
Authority. An investigation and risk assessment must be undertaken in accordance with the 
requirements of condition a), and where remediation is necessary a remediation scheme must 
be prepared in accordance with the requirements of condition b), which is subject to the approval 
in writing of the Local Planning Authority.  

                       
           Following completion of measures identified in the approved remediation scheme a verification 

report must be prepared, which is subject to the approval in writing of the Local Planning 
Authority in accordance with condition c).  

                       
           e) Long Term Monitoring and Maintenance  
                       
           Where an approved remediation scheme includes a requirement for a monitoring and 

maintenance scheme to ensure the long-term effectiveness of the proposed remediation over 
time, a report setting out monitoring and maintenance requirements must be submitted in writing 
for the prior approval of the Local Planning Authority.  

                       
           Following completion of the measures identified in that scheme and when the remediation 

objectives have been achieved, reports that demonstrate the effectiveness of the monitoring 
and maintenance carried out must be produced, and submitted to the Local Planning Authority.  



                       
           This must be conducted in accordance with DEFRA and the Environment Agency's 'Model 

Procedures for the Management of Land Contamination, CLR 11'.  
                       
           Reason (common to all): To ensure that risks from land contamination to the future users of the 

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

                       
           This is a pre-commencement condition which is imposed to ensure that the Local Planning 

Authority is satisfied of the ground conditions of the site prior to works commencing on site.  
Failure to provide this information prior to works commencing on site could lead to the risk of 
land contamination and an adverse impact on human health. 

 
5. No part of the development hereby approved shall be commenced until:  

A) The access road has been laid out, kerbed, drained and constructed up to base course level 
for the first 20 metres back from its 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 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 

 
6. Prior to commencement of any part of the site the Local Planning Authority shall have received 

and approved a Construction Management Plan(CMP) including: 
(a) the timetable of the works; 
(b) daily hours of construction; 
(c) any road closure; 
(d) hours during which delivery and construction traffic will travel to and from the site, with such 
vehicular movements being restricted to between 8:00am and 6pm Mondays to Fridays inc.; 
9.00am to 1.00pm Saturdays, and no such vehicular movements taking place on Sundays and 
Bank/Public Holidays unless agreed by the planning Authority in advance; 
(e) the number and sizes of vehicles visiting the site in connection with the development and 
the frequency of their visits; 
(f) the compound/location where all building materials, finished or unfinished products, parts, 
crates, packing materials and waste will be stored during the demolition and construction 
phases; 
(g) areas on-site where delivery vehicles and construction traffic will load or unload building 
materials, finished or unfinished products, parts, crates, packing materials and waste with 
confirmation that no construction traffic or delivery vehicles will park on the County highway for 
loading or unloading purposes, unless prior written agreement has been given by the Local 
Planning Authority; 
(h) hours during which no construction traffic will be present at the site; 
(i) the means of enclosure of the site during construction works; and 
(j) details of proposals to promote car sharing amongst construction staff in order to limit 
construction staff vehicles parking off-site 
(k) details of wheel washing facilities and obligations 
(l) The proposed route of all construction traffic exceeding 7.5 tonnes. 
(m) Details of the amount and location of construction worker parking. 
(n) Photographic evidence of the condition of adjacent public highway prior to commencement 
of any work. 
 



Reason: To ensure that a harmful impact on the amenities of neighbouring occupiers or the 
surrounding highway network does not result.   

 
This is a pre-commencement condition which is imposed to ensure that the Local Planning 
Authority is satisfied of the arrangements for the construction works prior to works commencing 
on site.  Failure to provide this information prior to works commencing on site could lead to the 
risk an adverse impact on neighbouring occupiers and the surrounding highway network. 

 
 7        Prior to commencement of the development hereby permitted a plan identifying the finished floor 

levels of all proposed dwellings together with the finished levels of the surrounding amenity 
areas of the site, including amenity spaces to the proposed dwellings in relation to an identifiable 
datum point shall be submitted to and agreed in writing by the Local Planning Authority. The 
development shall thereafter be carried out in accordance with such agreed details. 

                                  
           Reason: This is a pre-commencement condition which is imposed to ensure that the Local 

Planning Authority is satisfied of the levels of the development relative to surrounding sites prior 
to works commencing on site.  Failure to provide this information prior to works commencing on 
site could lead to the risk of the development being a dominant feature, out of keeping with the 
surrounding landscape and neighbouring sites.  

 
 8      Prior to the commencement of works hereby granted planning permission or as part of any 

Reserved Matters application, full details of the proposed and retained boundary treatments to 
the site, including details of materials and heights, shall be submitted to and approved in writing.  
Such details should include full details of the proposed hedge to the western boundary of the 
site, including details of species and the construction of any hedgebank.  The development shall 
then be undertaken in accordance with such approved details unless otherwise agreed in writing 
by the Local Planning Authority.  The approved boundary treatments shall be constructed and 
planted on site prior to the occupation of any dwelling within the approved development. 

                       
           Reason: This is a pre-commencement condition which is imposed to ensure that the Local 

Planning Authority is satisfied of the landscape impacts of the boundary treatments prior to 
works commencing on site.  Failure to provide this information prior to works commencing on 
site could lead to the risk of the development being a dominant feature, out of keeping with the 
surrounding landscape and resulting in an adverse impact on neighbouring sites.  In addition, 
the hedge to the eastern boundary is required to mitigate any impacts of the development 
biodiversity and provide enhancements, as set out in Policy DM08 of the Local Plan. 

 
9         Prior to or as part of the Reserved Matters, the following information shall be submitted to and 

approved in writing by the Local Planning Authority: 
(a) Soakaway test results in accordance with BRE 365 and groundwater monitoring results in 
line with our DCC groundwater monitoring policy. 
(b) A detailed drainage design based upon the approved Flood Risk Assessment & Drainage 
Strategy, North Road, Bradworthy, Holsworthy P02 and the results of the information submitted 
in relation to (a) above 
(c) Detailed proposals for the management of surface water and silt run-off from the site during 
construction of the development hereby permitted. 
(d) Proposals for the adoption and maintenance of the permanent surface water drainage 
system. 
(e) A plan indicating how exceedance flows will be safely managed at the site. 
No building hereby permitted shall be occupied until the works have been approved and 
implemented in accordance with the details under (a) - (e) above. 

 
Reason: The above conditions are required to ensure the proposed surface water drainage 
system will operate effectively and will not cause an increase in flood risk either on the site, 
adjacent land or downstream in line with SuDS for Devon Guidance (2017) and national policies, 
including NPPF and PPG. The conditions should be pre-commencement since it is essential 
that the proposed surface water drainage system is shown to be feasible before works begin to 
avoid redesign / unnecessary delays during construction when site layout is fixed. 



 
10 Any 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, carparking and street furniture 
shall be constructed and laid out in accordance with details to be approved by the Local Planning 
Authority 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. 

 
11        The site access and visibility splays shall be constructed, laid out and maintained for that purpose 

in accordance with plans that shall be submitted as part of the reserved matters application 
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 (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 at least 43 metres in both directions. 

 
Reason: To provide a satisfactory access to the site and to provide adequate visibility from and 
of emerging vehicles. 

 
12    The development hereby approved shall be undertaken in accordance with the 

Recommendations and Opportunities for Enhancement set out in the submitted Ecological 
Appraisal prepared by Quantock Ecology dated 26 January 2021 and the File Note on 
Biodiversity Net Gain prepared by Quantock Ecology dated 27th May 2021.  A scheme to achieve 
at least 10% Biodiversity Net Gain across the development shall be submitted as part of the first 
Reserved Matters application to include the timing of the delivery of these measures and their 
ongoing maintenance in perpetuity. 

            
           Reason: To ensure the development does not result in an adverse impact on protected species 

and biodiversity. To ensure that a suitable level of Biodiversity Net Gain as a result of the 
development is achieved in accordance with the provisions of Policy DM08 of the North Devon 
and Torridge Local Plan. 

 
13 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 

 
14 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 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  

 
15 Prior to the commencement of any development hereby granted planning permission and before 

any equipment, machinery or materials are brought onto the site for the purposes of the 
development hereby granted planning permission, details of the specification and position of the 
fencing for the protection of any retained tree/group of trees or hedgerow (in accordance with 
details to be secured via Condition 8) and a detailed Arboricultural Method Statement shall be 
submitted to and approved in writing by the Local Planning Authority.  The works shall be carried 
out as approved and the fencing shall be erected prior to the commencement of any of the 
development hereby permitted and shall be maintained until the development has been 
completed and all equipment, machinery and surplus materials have been removed from the 
site. 

 
Reason: This is a pre-commencement condition which is imposed to ensure that the Local 
Planning Authority is satisfied of the tree and hedgebank protection measures prior to works 
commencing on site. Failure to provide this information prior to works commencing on site could 
lead to the risk of the loss of existing trees or hedgebanks from the site, to the detriment of the 
surrounding landscape character. 

 
16 As part of the first Reserved Matters application, the proposed housing mix relating to the whole 

of the site shall be submitted to and approved in writing by the Local Planning Authority, taking 
note of the Council’s Housing and Economic Needs Assessment (or any subsequent document) 
and any identified local housing needs.  The development shall be carried out in accordance 
with the approved mix unless otherwise agreed in writing by the Local Planning Authority.  

 
Reason: To ensure that the housing mix across the whole of the development meets the 
identified need in the area. 

 
17 Construction works shall not take place other than between 0700hrs and 1900hrs on Mondays 

to Fridays, Saturdays between 0900hrs and 1300hrs and at no time on Sundays and Bank 
Holidays. 

 
Reason: To protect the amenities of neighbouring properties. 
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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. 


