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Application Number: 1/0252/2022/OUTM 

Registration date: 30 March 2022 

Expiry date:  29 June 2022 

Applicant:  NG Homes SW Ltd  

Agent:  Studio Skein Ltd 

Case Officer:  Tracey Blackmore 

Site Address:  Land Off Cornborough Road,  
Westward Ho!,  
Devon, 
   
 

Proposal:  Outline application for the erection of up to 400 
dwellings, amenity open space, footpath links, 
associated landscaping and infrastructure works 
with all matters reserved except access 
(Affecting a Public Right of Way) (Amended Site 
Plan) 

Recommendation: Grant 

 



 

Reason for referral: 

 
Councillor Hodson called the application to Plans Committee if the Case Officer is minded to approve. 
 
Reasons for call in: 

- ‘Failure to comply with DM04: Design principles with specific reference to density of scheme 
proposal layout appearance, provide safe and appropriate highway access and incorporate 
adequate well integrated car parking and cycle routes. 

- Failure to comply with DM05: Highways Need to demonstrate plans to provide more than a 
single access and exit point for the entire estate, not withstanding exits are onto a narrow 
road. 

- DM06: Parking Provision: Proposals seems to locate visitor and additional household vehicles 
to on street parking thus compromising further the only access and exit route on the estate. 

- DM09: Safeguarding Green Infrastructure Green corridor for public footpath but further green 
recreational space identified.’ 

 
 

Site Description & Proposal 

 
Site Description: 
The application site is located to the south of Westward Ho! and to the west of Northam. It lies to the 
south of Cornborough Road and east of Pusehill Road, Westward Ho!. 
  
The site is approximately 14.4 hectares in size and comprises of agricultural fields, separated by 
hedgerows.  The site area including the proposed SUDS/public open space field (is approximately 
18.8 hectares).   The site slopes steeply from AOD 94 metres in the north to a low point of 43 metres 
in the south corner.  The site is predominantly used for agricultural land, with the boundaries 
consisting of mature hedge banks with some mature trees. 
 
Abbotsham Footpath 6 runs east to west through the site between Silford Cross, Pusehill and 
Cornborough.  
 
The majority of the site falls within Flood Zone 1.  However, there is a small existing watercourse 
running south along the southwestern boundary of the site.  The site is located within a Critical 
Drainage Area.   
 
The site is not within the designated North Devon Area of Outstanding Natural Beauty (AONB) but is 
close to its boundary. 
 
The site adjoins residential development to the north (on the opposite side of Cornborough Road) and 
east (Wain Homes development) and agricultural land to the south and west.  A cluster of farms, 
holiday cottages and a Public House (The Pig on the Hill) are situated to the west of the site accessed 
via Pusehill Road.   
 
Proposed Development: 
This application is made in outline with all matters reserved other than access for ‘erection of up to 
400 dwellings, amenity open space, footpath links, associated landscaping and infrastructure works’. 
The supporting Design and Access Statement advises there will be a mixture of dwellings including 
houses, bungalows and flats. 
 
The application is supported by a series of indicative plans, including an indicative masterplan to 
demonstrate how the scheme could be accommodated within the site within a framework of public 
open space, play areas, footpaths, surface water drainage features etc. It is noted that these plans 
are for illustrative purposes only, and the final layout is reserved for future consideration.  
 



The illustrative site plan shows public open space, including a formal kick around area, allotments and 
an ecology field to the south of the site.  There is a landscape buffer to the west of the site.  Play 
space has been provided, including two leaps and a series of linear green spaces adjacent to the 
PROW which runs east to west of the site.  Finally, tree lined streets are shown to the internal streets. 
 
A SuDS drainage scheme is proposed to manage surface water drainage runoff from the proposed 
development, compromising of an attenuation pond to the south. Foul drainage will make use of an 
adopted pumping station located next to the detention basin.  The pumped discharge will run through 
the site and connect to an existing South West Water sewer located in Cornborough Road. 
 
The main access into the site is from a new T junction formed onto Cornborough Road, alongside 
widening of Cornbourgh Road along the site frontage with a new footway being provided. Additionally, 
access will also be provided to the east, to adjacent sites with future connection to Buckleigh Road. 
This would provide an alternative means of entering and leaving the estate via Buckleigh Road to the 
east.  A number of footways and cycleways are proposed throughout the development site which will 
allow access to the adjacent sites to the east. 
 
The level of parking proposed is a matter for the detailed stage however the application seeks to 
achieve a minimum of one space per apartment and a minimum of two spaces per house.  
 
The following documents have been submitted in support of the proposal: 
Planning Statement 
Affordable Housing Statement 
Design & Access Statement 
Ecology Impact Assessment 
Biodiversity Net Gain Report 
Travel Plan 
Transport Assessment 
Flood Risk Assessment  
Arboriculture Impact Assessment 
Air Quality Impact Assessment  
Building for Healthy Life Assessment 
Landscape and Visual Impact Assessment 
Ground Investigation Report 
Archaeology & Heritage Assessments 
 

Consultee representations: 

 
Northam Town Council:  
1/0252/2022/OUTM 
It was resolved to recommend that this application be refused for the following reasons: 
It is contrary to Policy DM04 and DM05 (Highways issues), the impact on Cornborough Road and 
concerns that there is only one way in and out of the estate. There is lack of green infrastructure, 
inadequate cycle/pedestrian and public transport provision. There is no provision to accommodate 
children in local schools, which are already reaching capacity and lack of medical facilities. The 
density is excessive, the parking provision is inadequate as not all properties will have driveways or 
garages. 
 
AONB Team:  
1st response – 1st July 2022: 
Thank you for consulting the North Devon Coast AONB Partnership with regard to this planning 
application, having studied the enclosed plans we have the following comments to make. 
  
It is acknowledged that the land is within the development boundary as defined in the North Devon 
and Torridge Local Plan and an allocated site as expressed under Policy NOR2, so we appreciate 
that the principle of residential development has been established through the Development Plan. 
  



Notwithstanding the above however, this site represents perhaps the most sensitive housing site in 
the Local Plan in terms of its visual and landscape impact on the AONB and therefore particular care 
needs to be given to the consideration of this site. 
 
Indicative Plan 
Whilst it is accepted that the site plan is purely indicative, it is likely that this will form the basis of any 
reserved matters application and therefore it is considered relevant to comment on what the 
applicants clearly see as their final plan 
  
At this point it would be helpful to review what Local Plan Policy NOR 2 states: 
  
Policy NOR02: Site West of Buckleigh Road (1) Land to the west of Buckleigh Road, extending to 
about 30 hectares and as defined on Policies Map 8A, will be comprehensively planned to deliver a 
sustainable, high quality mixed use development that includes: (a) approximately 740 dwellings, 
providing a mix of housing type and size to reflect local need, including those of the area's elderly 
population and affordable housing; and (b) a local centre, including facilities to accommodate 
community and retail uses. (2) The site will be developed in accordance with the following site specific 
development principles: (a) integrated pedestrian, cycle and public transport networks that provide 
connections to neighbouring residential areas; (b) graduation of development from the north to the 
southern and western elements of the site providing for a diminishing density of development to 
achieve an appropriate relationship between the development and the countryside beyond; (c) 
enhanced landscaping around boundaries with existing residential development; (d) enhanced on site 
management of surface water and drainage so as not to increase flood risk on the site and beyond, 
including as necessary contributions to secure improvements to the Kenwith Flood Risk Defence 
Scheme; (e) a dual access from Buckleigh Road providing a linked route through the site; (f) retained 
Public Right of Way across the southern section of the site; and (g) highway improvements to 
Buckleigh Road and contributed improvements to the Silford Cross junction and the junction of 
Buckleigh Road and A39. 
 
Density 
Firstly and most significantly, it is considered that the site cannot reasonably accommodate up to 400 
dwellings. The proposals map in the Local Plan allocates 740 for the whole NOR2 site and yet this 
site represents a relatively smaller percentage of this site and yet is seeking 54% of dwellings in this 
allocation. The result of this high density would significantly impact on the visual and landscape 
impact of this development which is detailed below: 
  
Landscape and Visual Impact 
As set out above, this site can be viewed from long distances – these viewpoints are attached as 
appendix. You will see that viewpoints include the SW Coast Path, much of the Bideford Bay Coast 
section of North Devon Coast AONB. Accordingly, unless this site is given careful treatment in terms 
of its density, layout, open space and landscaping, the impact on the wider area, especially the 
AONB, will be significant. 
  
Layout 
Policy NOR2 gives a good steer to how the Council should be considering the layout of any 
development here, the key points being: 
  
• graduation of development from the north to the southern and western elements of the site 
providing for a diminishing density of development to achieve an appropriate relationship between the 
development and the countryside beyond 
• enhanced landscaping around boundaries with existing residential development; 
The illustrative plan simply does not show this with sharp edges to the development along most of its 
western edges with rear gardens against hedges which will mean that the privately owned hedges will 
gradually be replaced by fences or removed. Visually this will be more harmful to the overall 
landscape with  the road forming this harsh boundary. The western boundary should be open space, 
managed under a management agreement so the development diminishes as set out in Policy NOR2. 
It is noted that the layout shows a small gap on the lower western boundary, but this has only been 
shown because of the mains sewer where the applicants had no other option. 



  
The central gap running east-west simply isn’t wide enough to provide a visual relief from 
development. There is an existing public footpath which runs through the site and this footpath will 
become a path hugging the back of people’s gardens and not a pleasant green landscaped wedge, as 
originally intended. This green wedge should provide a clear separation of the site visually, so it must 
be deeper to have any benefit. 
  
The largest 2.5 storey dwellings are positioned on the highest part of the site thus dominating the 
entire site and providing the opportunity to increase perceived skyline development. This area should 
be left as open space and landscaped, which would also partly mitigate the larger ridge-top houses on 
Cornborough Road. Currently the proposal is contrary to both NOR2 and the applicant’s own LVIA – 
see below. 
  
The high density of the proposal gives little meaningful open space, landscaped areas and there are 
insufficient recreational facilities to be Policy compliant. 
 
LVIA 
The submitted LVIA states: 
  
A number of measures have been adopted into the proposals and indicative layout to reduce the 
overall effect of the proposals, in addition to the measures set out in Policy NOR02:  
  
• Low density, allowing space for tree planting within the scheme to break up the mass of 
development and to help integrate it into the landscape. Taller buildings have been kept in the centre 
of the allocation, away from the more sensitive northern and western parts of the site.  
• The broad swathe of green infrastructure running east/west and north/south, dividing the mass of 
development and forming a visual connection between existing small woodland.  
• Low density development on the skyline at F1 – providing scope for mitigating planting and detailed 
layout to reduce skyline impacts as part of the detailed design of the development; 
• Landscape treatment of the western boundary of the site provides a definable boundary to 
development and helps to separate it from the AONB boundary to the west.  
• Maintaining the integrity of the western boundary of the site (no break in the hedge on Pusehill Lane 
is proposed). The character of the sunken lane with high hedges is maintained.  
  
It is suggested that the LVIA does not represent the illustrative plan as drawn, because many of these 
measures have not been incorporated into the layout such as: 
  
• A lower density of houses 
• Taller buildings kept away from the northern parts of the site 
• A broad swathe of green infrastructure (note the word “broad”) 
• Lower density development on the skyline 
• Landscaping along the western boundary 
 
Open space 
To re-iterate, there is a lack of open space which would provide a relief from the built up areas of the 
site, which would also provide visual and landscape improvements, plus an opportunity for ecological 
corridors to be maintained and enhanced. The density of the proposal makes it very difficult for any 
meaningful landscaping to be introduced. 
  
Impact on the AONB 
In our opinion, the current proposal due to its density, proposed location of the largest two storey 
houses and lack of any meaningful open space or a layout that shows development diminishing 
towards the north and western boundaries would have both an adverse visual and landscape effect 
on the adjacent AONB with viewpoints of the site from both the AONB and the SW Coastal footpath. 
The proposal is therefore considered to be contrary to Policies ST09, DM08A and to Policy NOR02 of 
the NDTLP and the AONB Management Plan Policies: 
  



• A1 – Ensure the landscape character, natural beauty and special qualities of the AONB are 
conserved, enhanced and fully respected in all decisions affecting the area 

• A5 - Ensure developments comply with the North Devon Landscape and Seascape Character 
Assessments 

  
Conclusion 
In conclusion, the AONB Partnership expresses its strongest objection to the proposal and considers 
that firstly the density should be reduced to enable a more pleasing development which accords with 
Policy NOR2. 
As a result the AONB Partnership recommends that the current application be refused as stands.  
 
2nd response – 25th July 2022: 
I write with reference to the additional information submitted with regard to this planning application. 
We have now had the chance to review the Green Infrastructure Plan and landscape comments made 
in response to our initial consultation. 
 
The AONB Partnership continues to maintain that the proposal, as currently submitted, does not 
conform with the requirements for the land as set out in Policy NOR2 of the North Devon and Torridge 
Local Plan and that there will be landscape harm to the setting of the North Devon AONB. We 
maintain that: 
 
1. The density of housing is too high 
2. Larger taller properties have been placed on the upper elevations of the site, increasing the effects 
of ridgeline development 
3. The green corridor is of insufficient width and much narrower than envisaged in the local plan 
4. There is has been insufficient attention paid to northern and western boundaries of the site. 
 
As a result, the development will have a greater effect on the setting of the designated AONB, than 
was envisaged when the site was allocated for housing in the Local Plan and we stand by our original 
comments. As previously mentioned, it is generally accepted that site is allocated for housing 
development in the Local Plan and that inevitable harm to the setting of the AONB will occur. 
However, that should not mean that the application cannot not do its best to minimise that harm on 
what is a highly visible site, as illustrated by the photographs we have previously sent you.  
 
DCC Archaeology Section:  
1st response – 12th April 2022: 
I refer to the above application and your recent consultation. The supporting information contains an 
interim statement on the results of the archaeological field evaluation of the proposed development 
site. However, in its incomplete state this statement does not contain sufficient information to allow 
the Historic Environment Team to provide an informed response to your Planning Authority. As such, I 
would advise that this application is not determined until a final illustrated report setting out the results 
of the field evaluation is prepared and submitted in support of this planning application. 
 
If a completed final report is not submitted in support of this planning application, I would recommend 
that the application is refused by the Planning Authority on the basis of insufficient information on the 
heritage of the site, as required by Policy DM07 in the North Devon and Torridge Local Plan (2018) 
and paragraphs 194 and 195 of the National Planning Policy Framework (2021).  
 
2nd response – 19th May 2020: 
I refer to the above application. The Historic Environment Team have now received the complete 
report setting out the results of the archaeological field evaluation. This has shown that the area to the 
west of Tealta Farm contains medieval archaeological features, possible associated with the historic 
settlement here and these deposits will be affected by the development of the site. As such, the 
impact of development upon the archaeological resource here should be mitigated by a programme of 
archaeological work that should investigate, record and analyse this archaeological evidence that will 
otherwise be destroyed by the proposed development. 
 



The Historic Environment Team therefore recommends that this application should be supported by 
the submission of a Written Scheme of Investigation (WSI) setting out a programme of archaeological 
work to be undertaken in mitigation for the loss of heritage assets with archaeological interest. The 
WSI should be based on national standards and guidance and be approved by the Historic 
Environment Team. 
 
If a Written Scheme of Investigation is not submitted prior to determination the Historic Environment 
Team would advise, for the above reasons and in accordance with Policy DM07 of the North Devon 
and Torridge Local Plan 2011 - 2031 and paragraph 205 of the National Planning Policy Framework 
(2021), that any consent your Authority may be minded to issue should carry the condition as worded 
below, based on model Condition 55 as set out in Appendix A of Circular 11/95, whereby: 
 
‘No development shall take place until the developer has secured the implementation of a programme 
of archaeological work in accordance with a written scheme of investigation (WSI) which has been 
submitted to and approved in writing by the Local Planning Authority. The development shall be 
carried out at all times in accordance with the approved scheme as agreed in writing by the Local 
Planning Authority.’ 
 
Reason 
'To ensure, in accordance with Policy DM07 of the North Devon and Torridge Local Plan 2011 - 2031 
and paragraph 205 of the National Planning Policy Framework (2021), that an appropriate record is 
made of the archaeological evidence that may be affected by the development' 
 
This pre-commencement condition is required to ensure that the archaeological works are agreed and 
implemented prior to any disturbance of archaeological deposits by the commencement of 
preparatory and/or construction works. 
 
I would envisage a suitable programme of work as taking the form of the archaeological excavation of 
the north-eastern part of the site, in the area investigated by trenches 1 - 3 where medieval 
archaeological deposits were encountered, to ensure an appropriate record is made of the heritage 
assets prior to their destruction by the proposed development. The results of the fieldwork and any 
post-excavation analysis undertaken would need to be presented in an appropriately detailed and 
illustrated report, and the finds and archive deposited in accordance with relevant national and local 
guidelines. 
 
In addition, I would advise that the following condition is also applied to any consent that maybe 
granted to ensure that provision is made for analysis, publication and dissemination of the results of 
the archaeological works, as well as the deposition of the site archive, in accordance with paragraph 
205 of the National Planning Policy Framework (2021). 
 
‘The development shall not be occupied until the post investigation assessment has been completed 
in accordance with the approved written scheme of investigation. The provision made for analysis, 
publication and dissemination of results, and archive deposition, should be confirmed in writing to, 
and approved by, the Local Planning Authority.’ 
 
Reason 
‘To comply with Paragraph 205 of the National Planning Policy Framework (2021) which requires the 
developer to record and advance understanding of the significance of heritage assets, and to ensure 
information gathered becomes publicly accessible.’ 
 
Conservation Officer:  
The proposal is a parcel of land allocated for development in the local as NOR02. As such there is a 
presumption in favour of development.  In terms of the impact on the nearby heritage assets, there 
are listed buildings at Kenwith Castle and a dwelling known as Orchard, together with scheduled 
monuments at Kenwith and Godborough. 
 
These designated heritage assets are outside the site and some distance removed from the site 
boundary. The listed buildings have their significance contained in the fabric and to a lesser extent the 



setting.  In this case Orchard is not visible from the public boundary of the site and Kenwith is similary 
screened in short distance views although in views from the A39 there will be an impact on the wider 
landscape setting.   
 
This remains with the landscape consultant to assess but in terms of impact on the heritage assets 
located around the site there are no observations under the guidance in the NPPF. 
 
Devon County Council - Flood Risk Management:  
1st response – 20th April 2022: 
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 infiltration testing was carried out at the site in line with the surface water 
hierarchy. The results demonstrate that the underlying ground conditions are not conducive to 
infiltration led techniques therefore an attenuation strategy has been put forward using an above 
ground attenuation feature as well as tanked permeable paving. We wish to raise the following 
queries in relation to the proposed drainage strategy: 
 

 We note that the design of the basin means that the inlet and outlet are fairly close together, the 
applicant should investigate whether the outlet could be further away from the inlet in line with best 
practice. 

 The applicant should ensure there is a buffer zone for access for maintenance along the ordinary 
watercourse running along the western boundary of the site. The applicant should confirm who will 
maintain this watercourse in the future. 
 
We would be happy to provide a further response if additional information is submitted to the local 
planning authority. 
 
2nd response - 17th June 2022: 
Recommendation: 
 
We have no in-principle objections to the above planning application, from a surface water drainage 
perspective. 
 
If the Planning Case Officer is minded to grant planning permission in this instance, I request that the 
following pre-commencement planning conditions 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, groundwater monitoring results in line with 
our DCC groundwater monitoring policy and evidence that there is a low risk of groundwater 
re-emergence downslope of the site from any proposed soakaways or infiltration basins. 
 
(b) A detailed drainage design based upon the approved Flood Risk Assessment Cornorough Road 
Northam 1902w0001_P2 
 
(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: 
 
Following my previous consultation response FRM/TO/0252/2022, dated 17.06.2022, the applicant 
has submitted additional information in relation to the surface water drainage aspects of the above 
planning application, for which I am grateful. 
 

 Drainage Layout Sheet 1 0500 P01 
 Drainage Layout Sheet 2 0501 P02 
 Drainage Layout Sheet 3 0502 P02 
 Drainage Layout Sheet 4 0503 P02 

 
The applicant has updated the above drainage layouts to indicate a buffer zone adjacent to the 
ordinary watercourse for maintenance purposes as well as extended the distance between the outlet 
and the inlet of the basin in line with best practice. 
 
Devon County Council (Highways):  
1st response – 16th May 2022: 
Observations: 
Infrastructure improvements have been made, or will be in coming years, from other nearby 
developments and Devon County Council. There include the recently completed upgrade of the 
junction of Buckleigh Road with the A39; widening of Buckleigh Road and providing a cycleway on 
one side; making changes to Silford Cross; moving the 30/40mph limit south on Buckleigh Road and 
improved bus services. This proposal is considered acceptable subject to further improvements to 
local infrastructure as detailed below, however, detailed plans of changes to Buckleigh Cross are 
required, along with a road safety audit are required. 
 
I have considered numerous issues raised in comments on the application and believe these are 
addressed below. 
 
The proposal will provide links to the boundary of the site such that vehicles, cyclist and pedestrians 
can travel between the site and Buckleigh Road via the existing entrances at ‘Deer Park’ or the 
proposed entrance near to Silford Cross, or via Buckleigh Cross. The Transport Assessment 
supporting the application tests a worst case scenario for vehicle access in that all vehicles accessing 
the site have to use Buckleigh Cross, with a 50% increase above the expected level of traffic also 
considered. This assessment shows that this junction would work well within capacity in these 
scenarios, and therefore there is no reason to refuse the application on the basis of vehicular traffic 
impact. While the increase in traffic on Cornborough Road might be significant, and result in 
inconvenience due to additional queuing and delay to drivers, I have no evidence to prove that this 
will be 'severe'. 
 
Pedestrian and cycle links through the site will link with other such routes planned on adjacent sites 
and link to the existing network of paths creating a cycleway to Bideford using on and off road routes 
down Buckleigh Road and under the A39 to Northdown Lane. Further improvements to pedestrian 
routes are needed to allow safe and suitable access to services and facilities in Westward Ho! village 
proper in order to reduce the reliance on access by private car. The development must therefore 
provide a hard surfacing of Northam footpath 26 between Cornborough Road and Seafield House to 
the satisfaction of the Highway Authority’s Public Rights of Way team. Additionally, before any home 
on the site is moved into, the developer must improve pedestrian facilities at Buckleigh Cross such 
that there is a widened footway on the eastern side of Buckleigh Road and pedestrian crossing points 
of this road to enable all people to be able to safely cross Buckleigh Road and continue along Bay 



View Road or Fosketh Hill. Furthermore, the developer will need to contribute to a Traffic Regulation 
Order (TRO) to make Fosketh Hill one way (which will be subject to future public consultation) and if 
the TRO is successful the developer must continue the footway down Fosketh Hill to join the existing 
footway network in Westward Ho! proper. 
 
Plans for the changes to Buckleigh Cross should be submitted for consideration as part of this 
application, including a Stage 1 Road Safety Audit. Consideration should also be given to the 
introduction of a 20mph limit zone in the area of Buckleigh Cross, Fosketh Hill and Stanwell Hill. 
 
The proposed access on Cornborough Road is considered acceptable in its design, with splays of 
70m in both directions after the removal of the hedge and some earthworks. However, the cycleway 
within the site should continue towards the north western boundary of the site where there is currently 
a field access, either behind the hedge or by translocating the hedge to accommodate a cycleway on 
the north side. The entire hedge could be translocated back behind the visibility splays within the site. 
Construction traffic accessing the site from the south is noted on the illustrative masterplan, and 
further details should be provided of how the site would be developed. Reducing the impact of 
construction traffic on Cornborough Road and Buckleigh Cross would be favourable, however, the 
impact of construction traffic using Pusehill Road would also be problematic due to the narrow and 
steep nature of that lane. 
 
Improvements to Pusehill along the western site frontage have not been proposed. While this lane 
could be subject to some additional traffic using it to access Abbotsham, Bideford and beyond, the 
narrow nature of this road, and other more attractive alternative routes via Buckleigh Road as 
described above, will mean that the increase in traffic on this lane is likely to be minimal. 
Public transport serving this site is currently poor, with a less than daily service akin to many 
of the rural villages across Torridge. With over 1000 dwellings coming in this area, a new and/or 
improved service should be able to be supported in the long term. The proposal therefore requires a 
6.5m wide road through the entire site to cater for possible future use as a bus route, and provide 
some bus stops and shelters along this route. A financial contribution of £300,000 is also required 
towards bus services, the trigger for payment of such a contribution needs to balance the likely level 
of patronage from the completed dwellings with the need for new occupiers to form travel patterns 
when they first move in and should be paid in two instalments, one year apart after the initial trigger is 
met. 
 
In conclusion, the proposal is considered acceptable subject to provision of the following items, 
triggers for which shall be determined in due course: 

 On site road to link with adjacent sites and built to a width of 6.5m wide on the main corridor and 
provide footway and cycleway connections to neighbouring sites. This is required to be compliant with 
polices: NPPF 104(e) and Local Plan policies NOR02(1), NOR02(2)(a)&(e). 

 Pedestrian improvement to be entirely delivered by the developer at the junction of Cornborough 
Road with Buckleigh Road/Bay View Road and improved surfacing of Northam footpath 26 between 
Cornborough Road and Seafield House. This is required to be compliant with polices: NPPF paras 
104, 105 &110, Local Plan NOR02 and ST10 and the Devon and Torbay Local Transport Plan 3. 

 Public transport contributions of £300,000, the current estimated price of providing a new bus 
service for two years. This is required to give a real choice of transport modes (NPPF para 104 & 105) 
and there are no suitable bus services within walking distance of the site currently. This will fund only 
two years of a bus service, but can be triggered late in the development of the site and be combined 
with other contributions from NOR01 and other parts of NOR02 to hopefully provide a long term future 
bus service. 
Planning policies relevant to this site are extracted below, and I have highlighted in bold particularly 
relevant sections to the contributions requested. 
 
NPPF (2021) 
104. Transport issues should be considered from the earliest stages of plan-making and 
development proposals, so that: 
a) the potential impacts of development on transport networks can be addressed; 



b) opportunities from existing or proposed transport infrastructure, and changing transport technology 
and usage, are realised– for example in relation to the scale, location or density of development that 
can be accommodated; 
c) opportunities to promote walking, cycling and public transport use are identified and 
pursued; 
d) the environmental impacts of traffic and transport infrastructure can be identified, assessed 
and taken into account – including appropriate opportunities for avoiding and mitigating any 
adverse effects, and for net environmental gains; and 
e) patterns of movement, streets, parking and other transport considerations are integral to 
the design of schemes, and contribute to making high quality places. 
 
105.The planning system should actively manage patterns of growth in support of these objectives. 
Significant development should be focused on locations which are or can be made sustainable, 
through limiting the need to travel and offering a genuine choice of transport modes. This can help 
to reduce congestion and emissions, and improve air quality and public health. However, 
opportunities to maximise sustainable transport solutions will vary between urban and rural areas, and 
this should be taken into account in both plan-making and decision-making. 
 
110.In assessing sites that may be allocated for development in plans, or specific applications for 
development, it should be ensured that: 
a) appropriate opportunities to promote sustainable transport modes can be – or have been – 
taken up, given the type of development and its location; 
 
b) safe and suitable access to the site can be achieved for all users; 
c) the design of streets, parking areas, other transport elements and the content of associated 
standards reflects current national guidance, including the National Design Guide and the National 
Model Design Code; and 
d) any significant impacts from the development on the transport network (in terms of capacity and 
congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree. 
 
111.Development should only be prevented or refused on highways grounds if there would be an 
unacceptable impact on highway safety, or the residual cumulative impacts on the road network 
would be severe. 
 
Torridge and North Devon Local Plan (2011-2031) 
Policy NOR02: Site West of Buckleigh Road 
(1) Land to the west of Buckleigh Road, extending to about 30 hectares and as defined on Policies 
Map 8A, will be comprehensively planned to deliver a sustainable, high quality mixed use 
development that includes: 
(a) approximately 740 dwellings, providing a mix of housing type and size to reflect local need, 
including those of the area's elderly population and affordable housing; and 
(b) a local centre, including facilities to accommodate community and retail uses. 
(2) The site will be developed in accordance with the following site specific development principles: 
(a) integrated pedestrian, cycle and public transport networks that provide connections to 
neighbouring residential areas; 
(b) graduation of development from the north to the southern and western elements of the site 
providing for a diminishing density of development to achieve an appropriate relationship between the 
development and the countryside beyond; 
(c) enhanced landscaping around boundaries with existing residential development; 
(d) enhanced on site management of surface water and drainage so as not to increase flood risk on 
the site and beyond, including as necessary contributions to secure improvements to the Kenwith 
Flood Risk Defence Scheme; 
(e) a dual access from Buckleigh Road providing a linked route through the site; 
(f) retained Public Right of Way across the southern section of the site; and 
(g) highway improvements to Buckleigh Road and contributed improvements to the Silford Cross 
junction and the junction of Buckleigh Road and A39. 
Devon and Torbay Local Transport Plan 3 (2011-2026) 
 



Market and Coastal Town Policies 
Make Devon ‘the place to be naturally active’ through investment in the leisure 
network 
• Use development contributions to provide more opportunities for, and encourage, walking, 
cycling, and other outdoor leisure and recreation, to increase levels of physical activity and 
improve health 
 
In some cases, some low cost highway and public transport improvements would help to increase the 
capacity and safety of the roads serving towns. Transport infrastructure and improvements identified 
in the LDF will need to be met by developer’s contributions and by working with the transport 
operators. 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, IS LIKELY TO RECOMMEND REFUSAL 
OF PLANNING PERMISSION, IN THE ABSENCE OF FURTHER INFORMATION 
 
2nd response – 18th July 2022: 
Further comments: 
The applicant has submitted a scheme for improvements to Buckleigh Cross, widening the footway on 
the eastern side of Buckleigh Road and adding an uncontrolled pedestrian crossing. This proposal is 
accompanied by a stage one road safety audit and designers response, I agree with the designers 
response to the audit that the crossing point should go on the desire line. 
 
Further to comments in my previous response regarding traffic impacts and required contributions and 
works, I have no objection to the proposal subject to securing those contributions and works set out 
previously and 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. Future reserved matters applications for layout shall include vehicle and pedestrian 
connections to adjacent sites as indicatively shown on drawing number [insert drawing 
number] and those links shall be built before the occupation of no more than 50% of the 
dwellings making up the reserved matters application and those connections shall be made 
available for public use. 

 
REASON: In the interest of sustainable travel, network resilience and permeability, and to 
comply with Local Plan policy NOR02 for a comprehensive site development. 

 
2. Visibility splays shall be provided, laid out and maintained for that purpose at the site access 

with Cornborough Road in accordance with the approved drawing where the visibility splays 
provide intervisibility between any points on the X and Y axes at a height of 1.05 metres above 
the adjacent carriageway level and the distance back from the nearer edge of the carriageway 
of the public highway (identified as X) shall be at least 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 adequate visibility from and of emerging vehicles. 

 
3. A minimum 3.0m wide shared use pedestrian and cycle path shall be provided between the 

northern and south eastern boundary of the site as shown indicatively on the approved plans 
extending to the existing gateway at the junction of Pusehill Road and Cornborough Road. 
 
REASON: In the interest of sustainable transport. 

 



4. All existing accesses shall be effectively and permanently closed in accordance with details 
which shall previously have been submitted to and approved by the Local Planning Authority 
as soon as the new access is capable of use. 
 
REASON: To prevent the use of a substandard access and to minimise the number of 
accesses on to the public highway. 

 
5. 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. 

 
6. 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, car parking and street furniture 
shall be constructed and laid out in accordance with details to be approved by the Local 
Planning Authority in writing before their construction begins, For this purpose, plans and 
sections indicating, as appropriate, the design, layout, levels, gradients, materials and method 
of construction shall be submitted to the Local Planning Authority. 
 
REASON: To ensure that adequate information is available for the proper consideration of the 
detailed proposals. 

 
7. No other 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 ten 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) A site compound and car park have been constructed to the written satisfaction of the Local 
Planning Authority. 
 
REASON: To ensure that adequate on site facilities are available for all traffic attracted to the 
site during the construction period, in the interest of the safety of all users of the adjoining 
public highway and to protect the amenities of the adjoining residents. 

 
 

8. The occupation of any dwelling in an agreed phase of the development shall not take place 
until the following works have been carried out to the written satisfaction of the Local Planning 
Authority: 
 
A) The spine road and cul-de-sac carriageway including the vehicle turning head within that 
phase shall have been laid out, kerbed, drained and constructed up to and including base 
course level, the ironwork set to base course level and the sewers, manholes and service 
crossings completed; 
B) The spine road and cul-de-sac footways and footpaths which provide that dwelling with 
direct pedestrian routes to an existing highway maintainable at public expense have been 
constructed up to and including base course level; 
C) The cul-de-sac visibility splays have been laid out to their final level; 
D) The street lighting for the spine road and cul-de-sac and footpaths has been erected and is 
operational; 
 
 
E) The car parking and any other vehicular access facility required for the dwelling by this 
permission has/have been completed; 
F) The verge and service margin and vehicle crossing on the road frontage of the dwelling 
have been completed with the highway boundary properly defined; 
G) The street nameplates for the spine road and cul-de-sac have been provided and erected. 



 
REASON: To ensure that adequate access and associated facilities are available for the traffic 
attracted to the site. 

 
9. Prior to the occupation of any dwelling on the site the off site highway works at Buckleigh 

Cross as shown indicatively on JRC drawing 0760 Revision P5 shall be completed. 
 

REASON: To provide safe and suitable access for pedestrians to services and facilities. 
 
DCC Rights Of Way:  
Areas Right of Way Warden (Barnstaple, Bideford, Torrington, Hartland, Holsworthy)  
Devon County Council (DCC) have asked I comment on this planning application. Please be aware 
that the application will directly affect Abbotsham footpath 6 and could have significant impact on 
footpaths Northam 21 and Abbotsham 50.  It does appear that the two new roads will cross the line of 
footpath Abbotsham 6.  
 
Though DCC does not object to the development, I note that the lay out plan cites in regard to 
Abbotsham 26 “the upgrading of existing public right of way to be agreed” If you have not made 
representation to either DCC Highways Development, or DCC Public Rights of Way Dept, in regard to 
this, can I suggest that you do so immediately, as due process must be adhered to should any 
changes be proposed to the Right of Way. 
 
Further to the issues of Abbotsham footpath 6, I feel that any development of this magnitude could 
have an effect on other PRoW within its vicinity, and residents could have a misguided perception in 
regard to what a public footpath is and how it is delivered/maintained. It might be prudent to suggest 
the developer help mitigate some of the issues this development might generate for the adjoining 
network, in the future. 
 
Minerals And Waste Planning:  
Paragraph 8 of the National Planning Policy for Waste and Policy W4 of the Devon Waste Plan 
requires major development proposals to be accompanied by a Waste Audit Statement. This ensures 
that waste generated by the development during both its construction and operational phases is 
managed in accordance with the waste hierarchy, with a clear focus on waste prevention in the first 
instance. A key part of this will be to consider the potential for on-site reuse of inert material which 
reduces the generation of waste and subsequent need to export waste off-site for management. It is 
recommended that these principles are considered by the applicant when finalising the layout, design 
and levels. 
 
This application is not supported by a Waste Audit Statement, and it is therefore recommended that a 
condition is attached to any consent to require the submission of a statement at reserved matters 
stage. 
 
Devon County Council has published a Waste Management and Infrastructure SPD that provides 
guidance on the production of Waste Audit Statements. This includes a template set out in Appendix 
B, a construction, demolition and excavation waste checklist (page 14) and an operational waste 
checklist (page 17). Following the guidance provided in the SPD will enable the applicant to produce a 
comprehensive waste audit statement that is in accordance with Policy W4: Waste Prevention of the 
Devon Waste Plan. This can be found online at: https://www.devon.gov.uk/planning/planning 
policies/minerals-and-waste-policy/supplementary-planningdocument 
 
Chief Education Officer:  
An assessment of education requirements directly related to the proposed development has been 
undertaken using the standard methodology set out in the County Council Education Section 106 
Policy, this policy has been used to calculate the number of primary and secondary aged pupils likely 
to be generated by the development. 
 
DCC has identified that a development up to 376 family type dwellings will generate an additional 
94.00 primary pupils and 56.40 secondary pupils. This application which would have a direct impact 

https://www.devon.gov.uk/planning/planning


on St George’s Church of England VA Infant and Nursery School, St Margaret’s Junior School, 
Appledore School and Bideford Community College. 
 
Special Educational Needs Provision (SEN): 
It is set out in the DCC Education Section 106 Infrastructure Approach that where an application 
consists of 150 dwellings or more, a request towards SEN would be required and therefore a request 
would be made against this application. Within the policy it states that approximately 2.0% of the 
school population require specific Special Education provision, therefore this development is likely to 
generate 3.01 pupils who will require a specialist place. DCC would request for additional primary and 
secondary SEN provision that would be required as a result of the development. The request would 
be £244,634. (based on the DfE SEN extension rate of £81,274 per pupil) equivalent to 1.88 primary 
pupil and 1.13 secondary pupils. This equates to a £650.62 per dwelling. 
 
Primary Provision: 
When factoring in both approved but unimplemented housing developments we have forecast that the 
local primary schools have enough capacity for 69% of pupils expected to be generated from 
development in the area. 
Therefore, DCC will request primary contributions against 31% of pupils expected to be generated by 
development in Northam. The contribution would be used towards additional education infrastructure 
to serve the address of the proposed development. The Local Plan identifies that new primary 
provision is required to serve Northam allocations. 
 
DCC will not seek additional primary contributions on SEN pupils and therefore will only seek a 
contribution towards the remaining 92.12 pupils expected to be generated from this development. The 
primary contribution sought would be £579,853 (based on the DfE Primary New Build rate of £20,305 
per pupil). This equates to a £1,542.16 per dwelling. The contribution requested will be used directly 
to provide new primary places for the pupils living within the development. 
 
As a new school is required DCC would also need to request a proportionate school land contribution 
of 10sqm per family-type dwelling. Based upon a land value of £440,000 per hectare (£440 per 
dwelling), this land contribution would equate to £51,286 or £136.40 per dwelling and would be used 
to assist in the procurement of land to deliver a new school site. This is calculated as £440 x 376 
dwellings x 31%. 
 
Early Years Provision: 
A contribution towards Early Years provision is requested to ensure delivery of provision for 2, 3 and 4 
year olds. The Early Years rate is £250 per dwelling, or a total of £94,000 to mitigate 376 dwellings. 
This contribution will be used to provide additional statutory early years places in the area. 
 
Secondary Provision: 
When factoring in approved but unimplemented housing developments we have forecast that the local 
secondary school will have sufficient capacity for the number of pupils likely to be generated by the 
proposed development. 
Therefore, a contribution towards secondary education infrastructure is unlikely to be sought. 
 
All contributions will be subject to indexation using BCIS, it should be noted that education 
infrastructure contributions are based on June 2020 rates and any indexation applied to contributions 
requested 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). 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. 
 
 



Natural England:  
Thank you for your consultation email dated and received on 30 March 2022 regarding the above 
application. We have considered the proposal against the full range of Natural England’s interests in 
the natural environment and have the following comments 
 
Designated sites 
The Culm Grasslands Special Area of Conservation (SAC) and Braunton Burrows SAC – no 
objection 
The development site is included in Policy NOR02 of the North Devon and Torridge Joint Local Plan 
for housing development. When considering impacts on European sites likely to be affected, your 
Authority’s Plan HRA has determined no adverse effect on integrity for the Culm Grasslands SAC for 
plan led development and the site falls outside the identified Zone of Influence for the Braunton 
Burrows SAC. Your Authority can therefore screen this development site out from needing further 
assessment for European sites. 
 
The Taw Torridge Estuary Site of Special Scientific Interest (SSSI) – no objection subject to 
Mitigation 
The development site is within 3km of the Taw Torridge Estuary SSSI which is notified for its 
overwintering bird interest and intertidal habitats. Further information on the SSSI and its special 
interest features can be found at www.magic.gov.uk 
 
• Overwintering birds 
Other than strategic roosts within the estuary, very little is known about how the birds use surrounding 
farmland. Without survey information Natural England is unable to advise the Local Authority in any 
detail other than generic impacts, such as the potential loss of roosting/feeding habitat. 
 
The ecological impact assessment (EcIA) (Orbis Ecology) notes that the fields support a small flock of 
Canada geese which do not form part of the SSSI interest. 
 
However, data gathered through the Taw Torridge Estuary High Tide Roost and Recreational Impacts 
Study1 of which your Authority is a partner, provides evidence of recreational impacts on important 
high tide roosts and on birds feeding through all states of the tide. 
 
The estuary birds are particularly sensitive during the winter and during stopovers on annual 
migrations, throughout which time they must build up energy reserves. Any disturbance that causes 
them to take flight, especially repeatedly, reduces foraging time and causes additional energy 
expenditure. This can result in a reduction in fitness making it a challenge to survive the winter. 
 
Plan led development has the potential to affect the SSSI by virtue of the associated recreational 
activity on and around the estuary contributing cumulatively to disturbance and displacement effects 
on the overwintering water birds on the estuary. 
 
The EcIA recognises that visitor pressure at Northam Burrows is likely to increase as a result of this 
development and there are important hightide roosts associated with the Taw Torridge Estuary SSSI 
at Northam Burrows, notably the Skern (sector 11486). 
 
Torridge District Council will need to consider any planning decision in light of this evidence. If your 
authority is minded to grant permission, suitable mitigation measures should be agreed and secured 
via condition to reduce disturbance to over wintering birds. This should include interpretation packs for 
all households. 
 
A strategic approach to mitigation would secure better environmental outcomes with all development 
adding to recreational impacts on the SSSI making a financial contribution to measures that avoid 
impacts. 
 
• Water quality 
There is a hydrological connection to the SSSI via the water course to the west of the development 
site which flows through the Kenwith Valley in to the River Torridge. Rainwater draining from roofs, 

http://www.magic.gov.uk/


roads and pavements carries pollutants, including grit, bacteria, oils, metals, vehicle emissions, 
detergent and road salt drains to surface water. Appropriate pollution prevention measures and 
sustainable drainage system (SuDS) measures should be secured via condition, through a 
construction environment management plan (CEMP), to control water quality and quantity into the 
natural environment. 
 
Natural England considers that the proposed development, subject to the above mitigation, is unlikely 
to have significant adverse impacts on designated sites and has no objection. 
 
Landscape 
This proposal is within 500m of the North Devon Area of Outstanding Natural Beauty (AONB), a 
nationally designated landscape. 
 
The development site is allocated for housing and land to be retained as a green wedge under Policy 
NOR02 and NOR10 of the North Devon and Torridge Joint Local Plan. 
 
Policy NOR02: Site West of Buckleigh Road at point (b) requires ‘graduation of development from the 
north to the southern and western elements of the site providing for a diminishing density of 
development to achieve an appropriate relationship between the development and the countryside 
beyond’. It is not clear from the site layout that this has been achieved. 
 
Natural England advises that the planning authority uses national and local policies, together with 
local landscape expertise and information to determine the proposal. The policy and statutory 
framework to guide your decision and the role of local advice are explained below 
 
Your decision should be guided by paragraphs 176 and 177 of the National Planning Policy 
Framework which gives the highest status of protection for the ‘landscape and scenic beauty’ of 
AONBs and National Parks. For major development proposals paragraph 177 sets out criteria to 
determine whether the development should exceptionally be permitted within the designated 
landscape. 
 
Alongside national policy you should also apply landscape policies set out in your development plan, 
or appropriate saved policies. 
 
We also advise that you consult, and give weight to any comment from, the AONB Partnership. Their 
knowledge of the site and its wider landscape setting, together with the aims and objectives of the 
AONB’s statutory management plan, will be a valuable contribution to the planning decision. Where 
available, a local Landscape Character Assessment can also be a helpful guide to the landscape’s 
sensitivity to this type of development and its capacity to accommodate the proposed development. 
 
The statutory purpose of the AONB is to conserve and enhance the area’s natural beauty. You should 
assess the application carefully as to whether the proposed development would have a significant 
impact on or harm that statutory purpose. Relevant to this is the duty on public bodies to ‘have regard’ 
for that statutory purpose in carrying out their functions (S85 of the Countryside and Rights of Way 
Act,2000). The Planning Practice Guidance confirms that this duty also applies to proposals outside 
the designated area but impacting on its natural beauty. 
 
Green Infrastructure 
All new development should create high quality locally distinctive places where people want to live 
and work. Green infrastructure (GI) is increasingly recognised as an essential component of any truly 
sustainable development and the most effective means of providing a wide range of ecosystem 
services for quality of life and health benefits. 
 
Multi-functional green infrastructure can perform a range of functions including climate change 
adaptation and biodiversity enhancement, reinforcing and enhancing local landscape character, 
improved flood risk management, improving air quality and provision of accessible green space with 
its associated wellbeing benefits of contact with nature. 
 



Natural England has drawn together evidence and case studies about GI and the Town and Country 
Planning Association’s publication ‘Biodiversity By Design’ provides further information on this issue. 
 
Examples of green infrastructure that can be widely incorporated into development proposals include: 
 
• Green/brown roofs - The use of alternative roofing (turf, aggregate, brown and green roofs) can 
make a significant contribution to biodiversity, attenuation of rainfall, and energy efficiency as they can 
provide a high degree of insulation. Green walls can provide insulation or shading and cooling. 
• Street trees to help improve air quality and reduce flooding, provide wildlife habitat and an urban 
greening function, or a shading and cooling function in adapting to climate change. 
• The use of SuDS to manage surface water run-off can also contribute towards green infrastructure 
by increasing biodiversity and amenity value with careful design to manage risk (CIRIA). The 
RSPB/WWT2 has produced a guide on designing and managing SuDS for wildlife. 
 
Biodiversity Net Gain 
Development provides opportunities to secure a net gain for nature as outlined in paragraphs 170 and 
174 of the NPPF3 and within the Defra 25-year Environment Plan. Policy ST14 of the Joint Torridge 
and North Devon Local Plan also expects all development to provide a net gain in biodiversity. 
 
We advise you to follow the mitigation hierarchy as set out in paragraph 180 of the NPPF and firstly 
consider what existing environmental features on and around the site can be retained or enhanced or 
what new features could be incorporated into the development proposal. 
 
An evidence-based approach to biodiversity net gain can help LPAs demonstrate compliance with 
their duty to have regard for biodiversity in the exercise of their functions (under Section 40 NERC 
Act, 2006). Biodiversity metrics are available to assist developers and local authorities in quantifying 
and securing net gain. Local Authorities can set their own net gain thresholds, but the Environment 
Act sets a minimum 10% threshold. 
 
When delivering net gain, opportunities should be sought to link delivery to relevant plans or 
strategies e.g. Green Infrastructure Strategies or Local Nature Recovery Strategies where they are 
being developed. 
 
Opportunities for further enhancement on site might include: 
• Planting trees characteristic to the local area to make a positive contribution to the local landscape. 
The development could consider supporting rarer species within public open space, orchards or as 
specimen fruit trees, contributing towards keeping them from extinction. 
• Using native plants in landscaping schemes for better nectar and seed sources for bees and birds. 
• Designing lighting to avoid disturbing wildlife. 
• managing public spaces to be more wildlife friendly e.g. by sowing wild flower strips 
• Incorporating swallow, house martin and house sparrow nest sites, swift boxes or bat boxes into the 
design of new buildings. The RSPB recommends 1 box per dwelling. 
• Incorporating bee bricks into buildings https://greenandblue.co.uk/product/bee-brick/ 
• Permeable boundary fencing to allow movement of species such as hedgehogs. 
 
Protected species 
We have not assessed this application and associated documents for impacts on protected species. 
Natural England has produced standing advice5 to help planning authorities understand the impact of 
particular developments on protected species. We advise you to refer to this advice. Natural England 
will only provide bespoke advice on protected species where they form part of a SSSI or in 
exceptional circumstances. 
 
The Institute of Lighting Professionals has produced practical guidance on considering the impact on 
bats when designing lighting schemes - Guidance Note 8 Bats and Artificial Lighting. They have 
partnered with the Bat Conservation Trust and ecological consultants to write this document on 
avoiding or reducing the harmful effects which artificial lighting may have on bats and their habitats. 
The ecological surveys recommend dark corridors and an appropriate lighting plan. It is important to 
ensure these elements carry through to the reserved matters stage. 



 
Rights of Way 
The proposal should consider potential impacts on public rights of way in line with NPPF paragraph 
100. It should assess the scope to mitigate for any adverse impacts. Rights of Way Improvement 
Plans (ROWIP) can be used to identify public rights of way within or adjacent to the proposed site that 
should be maintained or enhanced. 
 
Soils and Agricultural Land Quality 
From the documents accompanying the consultation we consider this application falls outside the 
scope of the Development Management Procedure Order (as amended) consultation arrangements, 
as the proposed development would not appear to lead to the loss of over 20 ha ‘best and most 
versatile’ (BMV) agricultural land. 
 
Detailed (post 1988 MAFF) surveys covering the site indicate that the proposed development 
comprises approximately 7 ha of BMV Grade 3a agricultural land. ALC surveys are now available 
through Natural England’s public geographic data at https://www.gov.uk/guidance/how-to-
accessnatural-englands-maps-and-data 
 
For this reason, we do not propose to make any detailed comments in relation to agricultural land 
quality and soils, although sustainable soil management should aim to minimise risks to the 
ecosystem services which soils provide, through appropriate site design / masterplan / Green 
Infrastructure. 
 
Natural England would advise that any grant of planning permission should be made subject to 
conditions to safeguard soil resources, including the provision of soil resource information in line with 
the Defra guidance Construction Code of Practice for the Sustainable Use of Soils on Construction 
Sites. 
 
Further guidance is available in The British Society of Soil Science Guidance Note Benefitting from 
Soil Management in Development and Construction which we recommend is followed in order to 
safeguard soil resources as part of the overall sustainability of the development. 
 
If, however, you consider the proposal has significant implications for further loss of BMV agricultural 
land, we would be pleased to discuss the matter further. 
 
The Environment Agency:  
 1st response – 12th April 2022: 
Response 
We recommend this application is not determined until further flood risk information is provided. 
Reason 
An ordinary watercourse and associated Flood Zones 2 and 3 run along the Western boundary of the 
site. This has not been addressed in the Flood Risk Assessment (FRA). Flooding will unlikely pose a 
risk to properties given the current layout with the area to the south of the site adjacent to flood zone 3 
as proposed area of green space. That being said, the FRA should be updated to cover fluvial flood 
risk in line with NPPF requirements- proposed fluvial flood levels should be understood (including 
climate change allowances) and site plans should identify a river corridor with future maintenance 
responsibilities clarified.  
 
2nd response – 19th May 2022: 
Environment Agency Position: 
We have no objection provided the following conditions are placed on the decision. 
 
Condition 
No development approved by this planning permission shall commence until such time as a scheme 
to ensure the development is flood resilient has been submitted to, and approved in writing by, the 
Local Planning Authority.  
 

https://www.gov.uk/guidance/how-to-accessnatural-englands-maps-and-data
https://www.gov.uk/guidance/how-to-accessnatural-englands-maps-and-data


To ensure the development is flood resilient, a no build corridor including finished floor levels and 
watercourse maintenance easement must be agreed upon before development is commenced. 
 
Reason 
Based on the current site layout and topography of the site, as stated in the FRA “the top of the 
watercourse bank is 4 m below where any FFL would be “and therefore flood risk to the properties Is 
low. The inclusion of the condition to agree a no build corridor and minimum finished floor level to 
ensure any changes to layout will not result in a greater flood risk to the development.  
The FRA currently states that there will be a 2m easement from the watercourse.  For future 
maintenance purposed the recommended width is minimum 8m on either side of the channel.  As site 
layout is subject to change, we are happy for this easement to be agreed via condition. 
 
3rd response – 16th June 2022: 
We confirm that the submitted drawings do not alter our previous position set out in our letter dated 
19th May 2022.  We have no objection to this proposal provided that conditions are included within 
any permission granted to secure flood resilience measures including finished floor levels and future 
maintenance of the watercourse. 
 
Note – we recommend that there should be an 8 m easement of either site of the channel which may 
mean that the proposed site layout may need to be altered in this location at the reserved matters 
stage.  We have suggested that this can be dealt with via an appropriately worded condition, but if 
you require greater clarify at this stage then we would be happy to comment on any revised plans 
showing the easement.  
 
4th response – 14th July 2022: 
We have no objections to this proposal provided that conditions are included within any permission 
granted to secure flood resilience measures including finished floor levels and future maintenance of 
the watercourse.   
 
Strategic Enabling Officer:  
With the adoption of the North Devon and Torridge District Local Plan 2011-2031 in October 2018, 
Local Plan Policy ST18 is applicable to this application with this policy requiring 30% of the overall 
number of units to be provided as Affordable Housing. The required tenure split is for 75% to be 
provided at a Social Rent level and 25% at an ‘intermediate’ level - the associated definitions being 
detailed in the National Planning Policy Framework. This is an allocated site within the adopted Local 
Plan under Policy NOR02: Land At Grid Reference 242982 128437, Cornborough Road, Westward 
Ho! 
 
In the interest of affordability, it is imperative the rented units are provided at a Social Rent level and 
not at an ‘Affordable’ Rent level – the associated definitions being detailed in the National Planning 
Policy Framework. 
 
The tenure mix would need to be at least 75% social rent (in accordance with policy) and the 
remainder intermediate. For the Intermediate provision, it is acceptable for this to be provided in the 
form of shared ownership, intermediate/affordable rent or low cost housing. Where low cost housing is 
proposed, the percentage discount must be set as follows, and such housing will need to be secured 
in perpetuity.  



 

 
Property sizes for affordable housing should aim to meet or exceed the “Technical housing standards 
– 
nationally described space standard”, which can be accessed at 
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-
spacestandard 
(see “Table 1 – Minimum gross internal floor areas and storage (m2)” of the Department for 
Communities 
and Local Government document). 
The table below shows the policy requirement for dwelling mix & occupancy levels. Registered 
providers 
require housing to be built to National Space Standards; these are indicated on the table. 
The following details the mix of affordable housing required in terms of size:- 
 

 
 
The supply and demand for 4 bed 8 person units and challenges around the use and allocation of 4 
bed 6 person units has been reflected in our consultation responses in which we state a requirement 
for four bed eight person dwellings at 124 square metres. 
 
The affordable homes should be designed and of the same material and construction as the open 
market dwellings - including car parking. 
 
The affordable housing provision is required to be ‘pepper-potted’ throughout the development. 
Consideration of any grouping of affordable housing in the overall scheme will include how the 
provision relates to the wider development including where there is a degree of separation provided 



by open market housing, roads, open space or landscape features. A Section 106 agreement is 
required to secure the Affordable Housing provision. The affordable homes should be pepper potted 
throughout the site in clusters of no more than 6-10 units. 
 
Devon Home Choice (DHC) shows there are 221 households living in the parish of Northam, 
registered as being in need of affordable housing for rent as of February 2022. 
 
Not all households tend to register themselves on the housing register as they don’t think that they will 
have the opportunity to be housed so this figure is often significantly higher. It should be noted that 
although DHC data identifies the number of households living within the parish in housing need, it 
does not always provide sufficient information to firmly establish how long households have been 
resident in the parish or if they wish to remain in the parish; it is a snap shot in time and people’s 
circumstances can change extremely quickly. In addition, some households may seek affordable 
home ownership options (shared ownership/discounted sale). We don’t hold data on numbers of 
households requiring some form of 
affordable housing for sale. 
 
In respect of all affordable dwellings, there is a requirement for a Local Occupation Criteria. The 
Priority order will be; 
 

 First cascade to the Torridge District Council administrative area. 
 Second cascade to the Devon County Council administrative area. 

 
Socially rented new build dwellings will be advertised for a period of 2 weeks inclusive of all cascades 
as listed above, then for re-let, they shall be advertised for 1 week. For the advertising of Shared 
Ownership dwellings, new builds will be advertised for 12 weeks inclusive of all cascades and re-sale 
will be for 8 weeks.  
 
3% of our housing register require wheelchair accessible housing. Therefore, we would expect 3% of 
the affordable housing to be provided as wheelchair accessible housing. These should be built to 
comply with the requirement M4 (3) (2) b of the Building Regulations 2010 Approved Document M: 
Access to and use of buildings. These should be provided as Social Rent. This would be detailed as a 
planning condition. I would request that the applicant contacts Housing Enabling at the pre-app stage 
at reserved matters to get the most up to date housing need for disabled adapted properties so that 
this can be factored into the design appropriately. 
 
NHS Devon Clinical Commissioning Group: 
With reference to the North Devon and Torridge Local Plan (adopted October 2018), it is noted by 
NHS Devon CCG that in the areas surrounding the towns of Bideford and Northam, 6,043 new 
dwellings have been identified in the local plan. 
 
The planning application above for 400 dwellings will fall within a footprint of three GP Practices from 
which residents will have a choice as to whom they register. Whereas the Bideford Medical Centre 
has capacity to receive and register patients, Northam Surgery and Wooda Surgery are already 
oversubscribed, even though they are still registering new patients. The following table outlines the 
current patient list size and patient capacity for each individual practice and as an accumulation of the 
three: 
 



 
Whilst the current position appears to demonstrate that there is capacity to accommodate an 
additional 1,393 patient’s, consideration is needed to account for previous planning applications that 
have been either consented or commenced. The latest information from Torridge District Council 
advises that there are further 901 dwellings that have been consented or commenced which would 
equate to an additional population of 2,018 (901 dwellings multiplied by 2.24 average occupancy). 
Therefore, once the CCG has taken these into account the actual situation is: 
 
-1,393 (current patient list capacity) 
+ 
2,018 (population from consented and commenced) 
= +625 Final position 
 
Each NHS GP practice in England, has a catchment boundary in which they can give priority to new 
patients that wish to register with them. In the case of the three GP practices that serve the Bideford 
and Northam area the catchment boundaries of each practice, practically cover the same areas. 
Therefore, new residents in this area can and do register at any of the three practices. 
 
With this in mind, the spare capacity at Bideford Medical Centre will be absorbed by the planning 
applications that have been commenced or consented. In addition, not all patients will wish to register 
at Bideford Medical Centre and many will join the already oversubscribed patient list sizes at Northam 
Surgery or Wooda Surgery. 
 
The CCG needs to account for the commenced and consented applications and the overall capacities 
of all three GP practices when a new planning application request is received by Torridge District 
Council LPA. This then represents a true assessment of the capacity issues that will affect the GP 
practices if the development is approved and built.  
Using this principle and keeping in line with the Devon Health Contributions Approach: GP Provision 
(https://www.devon.gov.uk/planning/planning-policies/other-county-policy-andguidance), the following 
calculation can be made:- 
 
Methodology for Application 1/0252/2022/OUTM 
 
1. Residential development of 400 dwellings 
2. This development is in the catchment Bideford Medical Centre, Northam Surgery 
and Wooda Surgery which have a total capacity for 38,339 patients. 
3. The current patient list size including the consented and commenced developments 
is 38,964 which is already over capacity by 625 patients or at 102% of capacity. 
4. The increased population from this development = 896 
a. No of dwellings x Average occupancy rate = population increase 
b. 400 x 2.24 = 896 
5. The new GP List size will be 39,860 which is over capacity by 1,521 
a. Current GP patient list + Population increase = Expected patient list size 
b. 38,964 + 874 = 39,860 (1,521 over capacity) 
c. If expected patient list size is within the existing capacity, a contribution is not 
required, otherwise continue to step 6 
6. Additional space required = 65.41 m2 



a. The expected m2 
 per patient, for this size practice = 0.073m2 
b. Population increase x space requirement per patient = total space (m2) 
required 
c. 896 x 0.073 = 65.41 m2 
7. Total contribution required = £209,306 
a. Total space (m2 
) required x premises cost = final contribution calculation 
b. 65.41 m2 
 x £3,200 = £209,306 (£523 per dwelling). 
 
Could you please acknowledge the CCG’s request for a s106 contribution request of £209,306 based 
upon the above and include the request in the s106 Agreement with the developer to mitigate the 
pressures on the local healthcare facilities.  
 
NHS Royal Devon University Healthcare NHS Foundation Trust: 
Planning applications must be determined in accordance with the development plan unless material 
considerations indicate otherwise. The creation and maintenance of healthy communities is an 
essential component of sustainability as articulated in the Government’s National Planning Policy 
Framework, which is a significant material consideration. Development plans have to be in conformity 
with the NPPF and less weight should be given to policies that are not consistent with the NPPF. 
Consequently, local planning policies along with development management decisions also have to be 
formulated with a view to securing sustainable healthy communities. Access to health services is a 
fundamental part of sustainable healthy community. 
 
As the attached document demonstrates, Royal Devon University Healthcare NHS Foundation Trust 
(the Trust) is currently operating at full capacity in the provision of acute and planned healthcare. 
 
It is further demonstrated that this development will create potentially long term impact on the Trust 
ability provide services as required. 
 
The Trust’s funding is based on previous year’s activity it has delivered subject to satisfying the 
quality requirements set down in the NHS Standard Contract. Quality requirements are linked to the 
on-time delivery of care and intervention and are evidenced by best clinical practice to ensure optimal 
outcomes for patients. 
 
The contract is agreed annually based on previous year’s activity plus any pre-agreed additional 
activity for clinical services. The Trust is unable to take into consideration the Council’s housing land 
supply, potential new developments and housing trajectories when the contracts are negotiated. 
Furthermore, it is important to note that the following year’s contract does not pay previous year’s 
deficit retrospectively. This development creates an impact on the Trust’s ability provide the services 
and capacity required due to the funding gap it creates. The contribution sought is to mitigate this 
direct impact. 
 
CIL Regulation 122 
The Trust considers that the request made is in accordance with Regulation 122: 
 
“(2) A planning obligation may only constitute a reason for granting planning permission for the 
development if the obligation is— 
 
(a) necessary to make the development acceptable in planning terms; 
(b) directly related to the development; and 
(c) fairly and reasonably related in scale and kind to the development.” 
 
S 106 
S 106 of the Town and Country Planning Act 1990 (as amended) allows the Local Planning Authority 
to request a developer to contribute towards the impact it creates on the services. The contribution in 
the amount £372,225 sought will go towards the gap in the funding created by each potential patient 



from this development. The detailed explanation and calculation are provided within the attached 
document. 
 
Without the requested contribution, the access to adequate health services is rendered more 
vulnerable thereby undermining the sustainability credentials of the proposed development due to 
conflict with NPPF and Local Development Plan policies as explained in the attached document. 
 
Designing Out Crime Officer - DC&D Police:  
1st response – 31st March 2022: 
Having reviewed both, the Proposed Site Layout drawing and the brief reference to Designing Out 
Crime within the Design & Access Statement, I have no objections in principle. However, with a 
proposal of this size, areas of concern tend to be in relation to defensible space, clear ownership of 
property, including parking spaces, (location, type & amount), defensible planting, (preventing conflict 
with youths and ball games etc), unwarranted/unnecessary permeability (including facilitation of 
desire lines) allowing potential offenders to wonder unseen and unchallenged through a development. 
Public and private space should be clearly defined and areas of ambiguity avoided with appropriate 
boundary treatments provided, the inclusion of back to back rear gardens would be supported. 
Whilst the need for Public Open Space (POS) is fully appreciated, how dwellings address these 
spaces is important. 
 
They should provide frontage to such space and not have rear gardens backing onto these areas. 
Similarly, they should also address new streets and other public realm areas positively to ensure good 
natural surveillance. POS, including play areas, would preferably be positioned centrally to a 
development or be sited so it will be well overlooked so as to not undermine the safety and security of 
those living nearby or users of the space. Mere residual space or land that cannot or is awkward to 
develop should not be considered as being suitable or appropriate as public open space. 
Communal areas, such as playgrounds, toddler play areas, seating facilities have the potential to 
generate crime, the fear of crime and anti-social behaviour. It should be noted that positioning 
amenity/play space to the rear of dwellings can increase the potential for crime and complaints arising 
from increased noise and nuisance. Care should be taken to ensure that a lone dwelling will not be 
adversely affected by the location of the amenity space. 
 
Pedestrian links require careful consideration, as from an offenders perspective, these will provide a 
legitimate excuse for being in the area without fear of being challenged or noticed. Research confirms 
that inappropriate access can create hiding places and give anonymity to offenders enabling them to 
familiarise themselves with an area, search for vulnerable targets, offend and escape. Crime is 
always easier to commit where there is little or no chance of an offender being challenged or 
recognised. Levels of anti-social behaviour will also be correspondingly high in designs that reduce 
residential influence. With this in mind, I note and have concerns with the proposed pedestrian path 
which provides access from the south via land to the rear of the adjacent site. It is preferable that 
routes for pedestrians, cyclists and vehicles should be integrated and assist easy, intuitive wayfinding 
through the application of inclusive design by increasing activity and therefore natural surveillance, a 
proven deterrent to crime and anti-social behaviour. It is also recommended that public footpaths 
should not run to the rear of, and provide access to gardens, rear yards or dwellings as these have 
been proven to generate crime. 
 
Where a segregated footpath is considered unavoidable, for example a public right of way, an ancient 
field path or heritage route, designers should consider making the footpath a focus of the 
development and ensure that they are: 
• as straight as possible; If a footpath is to be used 24 hours a day it should have all the required 
attributes 
• wide; 
• well lit; 
• devoid of potential hiding places; 
• overlooked by surrounding buildings and activities; 
• well maintained so as to enable natural surveillance along the path and its borders. 



If a footpath is to be used 24 hours a day it should have all the attributes above and be lit in 
accordance with BS 5489-1:2020. If the footpath does/will not have these attributes, then its use 
should be deterred during the hours of darkness by not installing lighting. 
Whilst residential vehicle parking may be considered as a matter for later discussion, how it will be 
implemented must be fully considered as early as possible as disconnected parking will likely lead to 
residents ignoring their allotted space to park closer to their dwelling for convenience and where they 
have sight of their vehicle. 
 
Whilst the above can really only be fully addressed once more detail is known, even at this early 
stage, the principles of and attributes of Crime Prevention Through Environmental Design (CPTED) 
should be considered as they play a are key role to ensuring a safe and sustainable community. 
• Access and movement: Places with well-defined and well used routes, with spaces and entrances 
that provide for convenient movement without compromising security. 
• Structure: Places that are structured so that different uses do not cause conflict 
• Surveillance: Places where all publicly accessible spaces are overlooked, have a purpose and are 
managed to prevent the creation of problem areas which can attract the antisocial to gather, dumping 
and dog fouling etc. 
• Ownership: Places that promote a sense of ownership, respect, territorial responsibility and 
community 
• Physical protection: Places that include necessary, well-designed security features as laid out in 
SBD Homes 2019 
• Activity: Places where the level of human activity is appropriate to the location and creates a 
reduced risk of crime and a sense of safety at all times. 
• Management and maintenance: Places that are designed with management and maintenance 
  
2nd response – 7th July 2022: 
Having revied the amended proposed site layout, I have no additional comments those previously 
submitted. 
 
3rd response – 25th August 2022: 
The additional footpath along the western boundary is noted and I require additional/enhanced 
defensive planting for the adjacent dwelling rear and side boundaries.  
 
Community Projects Officer - Adrian Avery:  
After reviewing the revised green infrastructure plans, there is a need for the formal kick around area 
to be of 7,420m2 to allow enough space for either full size adult pitch or 2 smaller pitches, with 
suitable drainage requirement. 
 
My comments below regarding additional off-site contributions still stand and need to be considered. 
 
This development will create a large growth for the area and therefore have further impact on sports 
and recreational facilities. 
In accordance with the Torridge and North Devon joint Playing Pitch Strategy, there is a requirement 
for more playing pitch space in this area of Bideford/Northam: 
 
• Rugby – 3G all-weather training facility with flood lighting 
• Cricket – x 1 additional full size cricket pitch with clubhouse & changing facilities 
• Bowls – Extension of facilities required to accommodate extra demand due to closure of the 

main facility in North Devon 
• Hockey – N/A 
 
Additional requirements: 
Tennis – Court refurbishment required of facilities in Westward Ho! 
Leisure Centre – Main Torridge Facility in Northam which is beyond its end of life and is in need of 
improvements including a new changing facility. 
 
• Communications with the Parish Council to discover any requirements there may have in the 

village. 



 
Active travel should also be considered ie suitable width and standard of cycle paths linking the rest of 
the village, all with a minimum 3 metre width and a suitable cycling surface in accordance with 
national policy LTN1/20. 
 
Sport England:  
The Government, within their Planning Practice Guidance (Open Space, Sports and Recreation 
Facilities Section) advises Local Planning Authorities to consult Sport England on a wide range of 
applications. https://www.gov.uk/guidance/open-space-sports-and-recreation-facilities-publicrights-of-
way-and-local-green-space#open-space-sports-and-recreation-facilities 
 
This application falls within the scope of the above guidance as it relates to: a residential development 
of 300 dwellings or more. 
 
Sport England assesses this type of application in light of the National Planning Policy Framework 
(NPPF) and against its own planning objectives, which are Protect - To protect the right opportunities 
in the right places; Enhance - To enhance opportunities through better use of existing provision; 
Provide - To provide new opportunities to meet the needs of current and future generations. Further 
information on the objectives and Sport England’s wider planning guidance can be found on its 
website: https://www.sportengland.org/how-we-can-help/facilities-andplanning/planning-for-sport 
 
The occupiers of new development, especially residential, will generate demand for sporting 
provision. The existing provision within an area may not be able to accommodate this increased 
demand without exacerbating existing and/or predicted future deficiencies. Therefore, Sport England 
considers that new developments should contribute towards meeting the demand that they generate 
through the provision of on-site facilities and/or providing additional capacity off-site. The level and 
nature of any provision should be informed by a robust evidence base such as an up to date Sports 
Facilities Strategy, Playing Pitch Strategy or other relevant needs assessment. 
 
The Proposal 
The proposal is an outline application for the erection of up to 400 dwellings, amenity open space, 
footpath links, associated landscaping and infrastructure works with all matters reserved except 
access (Affecting a Public Right of Way). 
 
Assessment against Sport England’s Objectives and the NPPF 
The applicants have not addressed the need for formal sports facilities. It is questionable they have 
actually seriously addressed informal activity. They mention it in passing in the Building for Healthy 
Life Style Statement, but without showing any details; they have only alluded to a linear park which 
is lacking in details. Indeed the linear park appears to follow the public right of way, perhaps that is 
why they have created a ‘linear park’. 
 
The population of the proposed development is estimated to be between 800 - 1400 persons (this 
is based on 2.5 – 3.5 persons per dwelling). This additional population will generate additional 
demand for sports facilities. If this demand is not adequately met then it may place additional 
pressure on existing sports facilities, thereby creating deficiencies in facility provision. In accordance 
with the NPPF, Sport England seeks to ensure that the development meets any new sports facility 
needs arising as a result of the development. 
 
Built Facilities 
You may be aware that Sport England’s Sports Facilities Calculator (SFC) can help to provide an 
indication of the likely demand that will be generated by a development for certain facility types: 
Sports Halls, Swimming Pools, Artificial grass pitches and indoor bowls. Based on the population of 
800 the SFC estimates the total amount of contributions would be in the region of £310,661. 
 
Playing Fields 
There is also a need to provide playing fields for the new residents. It is disappointing that the 
applicants have not referred to the existing playing pitch strategy (PPS) as a basis for providing 
contributions off-site towards playing fields or indeed providing any playing fields on site. 

https://www.gov.uk/guidance/open-space-sports-and-recreation-facilities-publicrights-of-way-and-local-green-space#open-space-sports-and-recreation-facilities
https://www.gov.uk/guidance/open-space-sports-and-recreation-facilities-publicrights-of-way-and-local-green-space#open-space-sports-and-recreation-facilities
https://www.sportengland.org/how-we-can-help/facilities-andplanning/planning-for-sport


 
Sport England have consulted with a number of the sport’s national governing bodies (NGBs) 
regarding this application. I have summarised their comments below: 
 
The Football Association/Football Foundation – Have highlighted the following from the PPS 
There is insufficient capacity at present to accommodate expected growth in the number of teams in 
Bideford and Northam to 2031. They would welcome the opportunity to discuss contributions off site 
or to create on site football provision with the applicants and the LA. In the meantime they object to 
the application. 
 
The English Cricket Board – they too refer to the adopted PPS, that due to the overall anticipated 
population growth in Torridge there will be 5 men’s teams, 1 ladies’ teams and 5.6 youth teams 
generated. They too would expect offsite contributions or the creation of on-site facilities. In the 
meantime they object to the application. 
 
England Hockey – there is no community hockey club in the area. Therefore, there is no case to 
make for contributions towards hockey provision at this time. 
 
Rugby Football Union – they have suggested off-site contributions to Bideford RFC which is 2.5 
miles away from the site to accommodate growth from the development. 
 
Lawn Tennis Association – they have identified a need for accessible tennis courts in the area. 
They have requested off-site contributions to improve nearby courts. In the meantime they object to 
the application. 
 
Sport England supports the comments made by these NGBs. 
 
Layout 
Sport England, in conjunction with Public Health England, has produced ‘Active Design’ (October 
2015), a guide to planning new developments that create the right environment to help people get 
more active, more often in the interests of health and wellbeing. The guidance sets out ten key 
principles for ensuring new developments incorporate opportunities for people to take part in sport 
and physical activity. The Active Design (AD) principles are aimed at contributing towards the 
Government’s desire for the planning system to promote healthy communities through good urban 
design. Sport England would commend the use of the guidance in the master planning process for 
new residential developments. The document can be downloaded via the following link: 
 
https://www.sportengland.org/how-we-can-help/facilities-and-planning/design-costguidance/active-
design 
 
The current layout could do with taking on some of the principles outlined by AD to enhance the 
scheme and to assist in delivering the outcomes stated in the Building for Healthy Life Style 
Statement. 
 
Sport England does feel the linear park is a missed opportunity as it stands and could be significantly 
enhanced; and there could the creation of better non-motorised links north to south through the site. 
Finally, the area to the south where the attenuation pond is located could be better designed/used. 
Perhaps allotments or an activity hub/ park run route could be considered? 
I would draw the applicants attention to our activity hubs https://sportengland-production-
files.s3.euwest-2.amazonaws.com/s3fs-public/designing-for-physical-activity  
 
Conclusion 
In light of the above, Sport England wishes to object to this application. 
We would review our objection if the applicants provide suitable on-site/offsite contributions towards 
formal sport as well looking at creating better informal activity spaces. 
 
 
 

https://www.sportengland.org/how-we-can-help/facilities-and-planning/design-costguidance/active-design
https://www.sportengland.org/how-we-can-help/facilities-and-planning/design-costguidance/active-design
https://sportengland-production-files.s3.euwest-2.amazonaws.com/s3fs-public/designing-for-physical-activity
https://sportengland-production-files.s3.euwest-2.amazonaws.com/s3fs-public/designing-for-physical-activity


2nd response – 14th June 2022: 
Thank you for re-consulting Sport England with additional information for the above application. 
I have reviewed the information submitted but the applicants do not have appeared to have 
addressed any of the issues/concerns I raised in my formal response on the 14th April 2022. 
Therefore, Sport England wishes to maintain its objection to this application 
 
South West Water:  
With reference to the planning application at the above address, the applicant/agent is advised to 
contact South West Water if they are unable to comply with our requirements as detailed below. 
 
Asset Protection – Public Sewer 
Please find enclosed a plan showing the approximate location of a public 525m sewer in the vicinity. 
Please note that no development will be permitted within 3.5 metres of the sewer, and ground cover 
should not be substantially altered. 
Should the development encroach on the 3.5 metre easement, the sewer will need to be diverted at 
the expense of the applicant. 
 
Asset Protection – Water Main 
Please find attached a plan showing the approximate location of a public 250mm water main in the 
vicinity of the above proposed development. Please note that no development will be permitted within 
3.5 metres of the water main. The water main must also be located within a public open space and 
ground cover should not be substantially altered. 
 
Should the development encroach on the 3.5 metre easement, the water main will need to be diverted 
at the expense of the applicant.  
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 discharge via SuDS into a surface water body is 
acceptable and meets with the Run-off Destination Hierarchy 
 
 

http://www.southwestwater.co.uk/developers


Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team has no objections in principle. 
 
The Ground Investigation Report is very detailed and has been undertaken in accordance with 
appropriate guidance. Having regard for the information provided and the locality, the Environmental 
Protection Team concurs with the findings in that the application site poses no risk to human health 
from ground contamination. However, it is considered prudent to ensure measures are in place should 
any unforeseen contamination arise during development. Should planning consent be granted, the 
Environmental Protection Team recommends the imposition of the following condition: 
 
Should any contamination of soil or groundwater be discovered during development of the site, the 
Local Planning Authority should be contacted immediately. Site activities within that phase or sub-
phase or part thereof, should be temporarily suspended until such time as a procedure for addressing 
such contamination, within that phase or sub-phase or part thereof, is agreed upon with the Local 
Planning Authority or other regulating bodies. 
 
Due to the scale of the proposed development and the proximity to existing neighbouring dwellings, 
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 applicant will be 
required to provide a Construction Environmental Management Plan (CEMP) that outlines measures 
for preventing or minimising disturbance to neighbouring residential amenity during development. 
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. 
 
Furthermore, 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.  
 

Representations: 

 
Number of neighbours consulted:  30  Number of letters of support:  0 
Number of representations received:  62 Number of neutral representations: 1 
Number of objection letters:  61  



 
The application has attracted 61 letters of objection, raising the following concerns: 
 

- The area does not require any more housing; 
- Loss of privacy – until full plans are submitted it will not be known how close the properties are 

to Cornborough Road, and because of the elevated level any loss will not be known; 
- Noise – with the increase in traffic movements be totally unacceptable along Cornborough 

Road  
- Impact on the character and appearance of the area; 
- Concerns with the increase in traffic on surrounding roads; 
- This is an over development of the area; 
- This development proposes more housing than required by the Local Plan; 
- The pollution, noise, congestion, litter and crucial loss of wildlife habitat next to an AONB does 

not support your environmental role; 
- The current dentists, GP surgeries, hospitals, schools, car parks are already at breaking point;  
- There are no easily accessible facilities whatsoever for the disabled or elderly; 
- This is not a sustainable location for new housing development; 
- It is wrong to continue the development of greenfield sites; 
- Many of the developments in Westward Ho! including this one, are being built along unsuitable 

roads with potential flooding issues; 
- Highway Access needs to be from Buckleigh to reduce traffic, highway obstructions and 

damage; 
- The road infrastructure cannot cope with another 400 homes and their vehicles;  
- Buckleigh Road is too narrow and with increased in traffic will be even more dangerous:  
- Congestion at the proposed entrance of the new site – the entrance should be closer to the 

Buckleigh Road end of Cornborough Road. 
- Houses at the tops of the hill should not be any higher than single storey; 
- The housing density seems very high; 
- No houses should be built above 85m contour as following by the adjacent ‘Kingsland’ site; 
- The development will be seen for miles around and impact on the views around the AONB; 
- Prime farming land (arable) will be lost forever with an impact on wildlife. This also could have 

implication for the future of food production;  
- Lack of affordable housing for local people; 
- This is overdevelopment – NOR02 is only required to deliver 740 houses yet this site will raise 

the number to 802; 
- This is not within walking distance of Westward Ho! due to the gradient and where do you 

safely cross Buckleigh road? 
- There is a lack of infrastructure to support both NOR01 & NOR02?  A bus service is only an 

answer when it is regular and operating thought the day; 
- The new site entrance is opposite my property – just over 4 metres away from us; 
- The proposed site entrance is on a narrow part of the carriageway – directly opposite the drive 

to 3 houses – this will cause congestion and disruption; 
- The road is not designed or fit for purpose for 400 houses this would mean potentially 800 

cars driving in and out of the site: 
- Fosketh Hill has a very short pavement at the top leading to a very narrow steep path with is in 

accessible to all but the fit – not suitable for pushchairs or those with mobility issues; 
- The proposal contravenes your Policy ST01 Sustainable Development – where are the shops, 

cafes, community spaces in this part of Northam to sustain 760 new households? 
- The area must be visited and walked/cycled to appreciate just how unsuitable it is to build any 

more houses off Cornborough Road; 
- Drainage concerns – already run off in surface water from the fields; 
- The impact on the environment is significant – hedgerow H10 which borders my property, how 

will this be compensated for? 
- There are badgers, deer, reptiles, owls on the Pusehill which does not appear to have been 

recorded in the environmental surveys; 
- The suggestion of construction access on Pusehill doesn’t make sense – it’s a single track 

road; 



- Without a definitive through connection with the three other estates in NOR02, the new homes 
will be unsustainable; 

- There are no opportunities for the residents to be able to travel by all modes of transport – all 
future residents will use a car and only walk and cycle for leisure activities;  

- The exercise ‘in consultation; did not occur prior to the submission of the outline application 
and was inadequate; 

- Object to the minimum of 30% affordable housing – desperate need to housing for existing 
families that are homeless/living in temporary accommodation;  

- We feel that the proposed indicative plan is contrary to Policy NOR02 which states ‘a 
graduation of development from the north to the southern and western element of the site 
providing for a diminishing density of development’.   

- The site is the most western and southern section of Policy NOR 02 and therefore should seek 
to be less densely developed; 

- The density and layout of this site does not appear to have been modified despite the AONB 
comments; 

- It is debatable if 5-bedroom homes are needed locally- certainly not five very large houses 
planned for the skyline; 

- No houses should be built on top of the hill; 
- Natural England has stated that the development has the potential to affect the SSSi; 
- There are multiple ongoing buildings site all having taken away green fields around Torridge – 

we are gradually taking away the beauty of the area; 
- Concerned about the amount of empty second homes in this area; 
- The road link to Buckleigh Road will create a “rat run”; 
- This attractive area is gradually being ruined – why put a housing development in an area of 

outstanding natural beauty? 
- Agricultural land/green fields should be not built on. 

 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
ST01 (Principles of Sustainable Development); ST02 (Mitigating Climate Change); ST03 (Adapting to 
Climate Change and Strengthening Resilience); ST04 (Improving the Quality of Development); ST05 
(Sustainable Construction and Buildings); ST06 (Spatial Development Strategy for Northern Devon's 
Strategic and Main Centres); ST07 (Spatial Development Strategy for Northern Devon’s Strategic and 
Main Centres); ST10 (Transport Strategy); ST14 (Enhancing Environmental Assets); ST17 (A 
Balanced Local Housing Market); ST18 (Affordable Housing on Development Sites); ST21 (Managing 
the Delivery of Housing); ST23 (Infrastructure); NOR (Northam Spatial Vision and Development 
Strategy); NOR02 (Site West of Buckleigh Road); DM01 (Amenity Considerations); DM02 
(Environmental Protection); DM03 (Construction and Environmental Management); DM04 (Design 
Principles); DM05 (Highways); DM06 (Parking Provision); DM08 (Biodiversity and Geodiversity); 
DM08A (Landscape and Seascape Character); 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 

 
The main planning considerations with this application are: 
 
1. Principle of Development; 
2. Landscape Character & Visual Impact; 
3. Heritage & Archaeology; 
4. Residential Amenity; 
5. Highways ; 
6. Flood Risk & Drainage; 
7. Ecology  



8. Section 106 Obligations; 
9. Planning Balance & Conclusion.  
 
1. Principle of Development 
Section 38 (6) of the Planning and Compulsory Act 2004 states that key consideration in the 
determination of a planning application is the development plan.  Applications should be determined 
in accordance with the development plan unless material planning considerations indicate otherwise.  
For the purpose of the development plan the statutory development plan is comprised of the North 
Devon & Torridge Local Plan 2011 – 2031 (adopted 2018) (NDTLP). 
 
In policy terms, the majority of the application site is located within the development boundary for 
Northam & Westward Ho! (Proposal Map 8A).  Policy ST06 of the North Devon and Torridge Local 
Plan identifies Westward Ho! as forming part of the Main Centre of Northam, ‘where appropriate 
levels of growth that will increase the towns’ capacities to increase self-containment, to meet their 
own needs and those of surrounding communities where such is sought through local vision’, will be 
supported.  Policy ST06 is clear that development will be supported within the development 
boundaries of the Main Centres.  
 
Policy NOR (Northam Spatial Strategy) of the NDTLP sets out the Spatial Vision and Development 
Strategy for Northam, this confirms: ‘The three centres will continue to provide a range of services 
and facilities to meet locally generated needs and to accommodate the expected needs of visitors in 
the area.  Across Appledore, Northam and Westward Ho! a range of housing appropriate to local 
needs will be provided.  Development will be supported by necessary infrastructure that will be 
delivered in a manner to minimise deficiencies against service capacity.’ 
 
Policy NOR further advises that the spatial vision will be delivered through: (a) ‘provision of a 
minimum of 1,816 dwellings to meet all the communities housing needs, including affordable housing 
and supported homes together with an expanded supply to meet the increasing needs of the area’s 
aging population, which will be supported with associated development and infrastructure on a 
continuous basis.’ 
 
Paragraph 10.358 of the NDTLP reiterates the delivery of a minimum of 1,916 dwellings and clarifies 
that this will be delivered through a mixture of development completed since April 2011, existing 
commitments, identified housing allocations and non-strategic housing sites as set out in Table 10.14.  
Table 10.14 indicates that 1,735 dwellings will be delivered through allocations.  Policy ST08 
reiterates and confirms this housing provision for Northam. 
 
The application site forms a part of an allocation for housing development as prescribed by Policy 
NOR02 of the NDTL. This policy states:  
 
‘Policy NOR02: Site West of Buckleigh Road 
 

(1) ‘Land to the west of Buckleigh Road, extending to about 30 hectares and as defined on 
Policies Map 8A, will be comprehensively planned to deliver a sustainable, high quality mixed 
use development that includes: 

 
(a) Approximately 740 dwellings, providing a mix of housing type and size to reflect  

local need, including those of the area’s elderly population and affordable 
housing; and  

(b) A local centre, including facilities to accommodate community and retail uses. 
 

(2) The site will be developed in accordance with the following site specific development 
principles: 

 
(a) Integrated pedestrian, cycle and public transport networks that provide 

connections to neighbouring residential areas: 



(b) Graduation of development from the north to southern and western elements of 
the site providing for a diminishing density of development to achieve an 
appropriate relationship between the development and the countryside beyond. 

(c) Enhanced landscaping around boundaries with existing residential 
development; 

(d) Enhanced on site management of surface water and drainage so as not to 
increase flood risk on site and beyond, including as necessary contributions to 
secure improvements to the Kenwith Flood Risk Defence Scheme. 

(e) A dual access from Buckleigh Road providing a linked route through the site. 
(f) Retained Public Right of Way across the southern section of the site; and  
(g) Highway improvements to Buckleigh Road and contributed improvements to 

the Silford Cross junction and junction of Buckleigh Road and A39’. 
 
 
Supporting paragraph 10.336 confirms that the site is a strategic urban extension of about 30 
hectares, to the west of Buckleigh Road, is allocated as a housing focused site with associated uses. 
Development of this site, together with NOR01: Daddon Hill Farm, will result in a significant expansion 
of the south-western element of Westward Ho! 
 
Supporting paragraph 10.367 confirms approximately 740 new homes will be delivered, the size and 
tenure of which will be reflective of local needs, including provision to meet the increasingly ageing 
population of Northam Parish.   
 
Supporting paragraph 10.371 confirms the allocated site will form part of a new southern edge to the 
built form of Westward Ho!  Development proposals will be expected to respect the sensitive setting 
and deliver development of a bulk, form and layout that responds to it.  Appropriate boundary 
treatments, maintaining existing features where practical will be required to ensure the site is 
integrated into its wider setting and respects the sensitivity of any adjoining uses.  In particular, the 
layout, design and landscaping of the western section should reflect its proximity to the AONB, from 
which it is visible.  It is also important to note that Policy NOR02 seeks graduation development from 
north to the southern and western elements of the site providing for a diminishing density of 
development to achieve an appropriate relationship between the development and the countryside 
beyond.  NOR 02 (b) and (c) is considered under the relevant section below. 
 
The Policy NOR02 text does not require a comprehensive approach to the whole 30-hectare site and 
part of the allocation already benefits from planning permission and is either built out, under 
construction or subject to planning permission being granted.  Permission was granted in 2014 for the 
development of the land outlined in blue on the below ariel photo with 132 homes, together with 126 
m2 of retail floor space under reference 1/0251/2013/FULM and appeal reference 
APP/W1145A/13/2207840. Planning permission was granted in 2015 for 145 dwellings on land 
outlined in yellow under reference 1/1084/2015/OUTM. This development is currently under 
construction.  Finally, a full planning application has been submitted for 125 dwelling in respect to the 
land outline in purple, reference 1/0880/2021/FULM and is currently being considered by the Local 
Planning Authority. 
 



 
 
The policy allocation NOR 02 (a) states ‘approximately 740 dwellings, providing a mix of housing type 
and sizes to reflect local need, including those of the areas elderly population and affordable housing’.  
It has been noted that concerns have been raised relating to the number, with this final application 
raising the site allocation to potentially 802 dwellings.  In response to these concerns the applicant 
has increased the levels of green space and landscaping to the western boundary.  The level of 
development proposed and how appropriate this would be in the context of the surrounding landscape 
is discussed further below, however, there are no ‘in principle’ objections to the number of dwellings 
being proposed provided the necessary supporting infrastructure can also be delivered alongside an 
appropriate and sensitive layout. This outline application proposed ‘up to’ 400 dwelling and exact 
numbers will be confirmed at reserved matter stage.  It is also important to note that Policy NOR02 
seeks development to be located with graduation of development from the north to the southern and 
western elements of the site providing for a diminishing density of development to achieve an 
appropriate relationship between the development and the countryside beyond.   
 
The policy allocation NOR 02 (b) states ‘A local centre, including facilities to accommodate community 
and retail uses’.  Planning permission 1/0251/2013/FULM secured 126 m2 of retail floor space.  The 
two retails units were constructed on site; however, there was no demand for the retail units.  A 
financial contribution is being secured as part of this application towards a sports/community hall 
facility to be accommodated on the Daddon Hill Site (Policy NOR01 of the NDTLP) which would go 
towards securing facilities to accommodate the community. 
 
Given the above, it is clear that the principle of development is acceptable in this location given the 
sites position within the development boundary for Westward Ho!/Northam and it forming part of an 
allocation for residential development. The site was allocated for residential development through the 
extensive consultation involved in the preparation of the NDTLP and contributes, alongside identified 
brownfield sites, towards meeting the necessary housing supply for the district up to 2031. 
 
The southern part of the application falls outside of but directly adjacent to the development boundary.  
The illustrative site plan submitted in support of this application shows this area as providing public 
open space, including formal and informal recreation space, allotment space for use by both the 
development and the wider community and the potential outflow for surface water drainage into an 
attenuation basin.  Although in outline, the legal agreement and suggested conditions secure the 
future maintenance of this area (in terms of open space and SUDS) and prevent any form of built 
development.  It is acknowledged that this southern part of the application site falls within the 
countryside where Policy ST07(4) states that, ‘beyond Local Centres, Villages and Rural Settlements, 



development will be limited to which is enabled to meet local economic and social needs, rural 
building re-use and development which is necessary restricted to countryside location’. It is therefore 
accepted that the incorporation of this southern section within the application site is contrary to Policy 
ST07. 
 
Notwithstanding the above policy conflicts, 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 5YHLS, 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 maker in this case only 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). 
 
This outline application proposes ‘up to’ 400 dwellings and exact number will be confirmed as 
reserved matters stage.  An illustrative site plan has been submitted to demonstrate that 400 
dwellings with associated infrastructure and mitigation could be physically accommodated on this site.  
The level of development proposed and how appropriate this would be in the context of the 
surrounding landscape is discussed in Section 2 of this report. 
 
The following sections of this report provide an assessment of the other material considerations 
pursuant to the application, followed by the planning balance to weigh the factors in support of and 
against the granting of planning permission, which will enable a conclusion to be made in relation to 
The Presumption and the tilted balance, in accordance with paragraph 11(d) of the NPPF. 
 
2. Landscape Character and Visual Impact 
 
The Local Plan policies on design are relevant - Policy ST04 (Improving the Quality of Development) 
and Policy DM04 (Design Principles), which both aim to achieve high quality, inclusive and 
sustainable design. 
 
Policy ST04 supports development proposal that achieve high quality inclusive and sustainable 
design to support the creation of successful, vibrant places. Design will be based on a clear process 
that analyses and responds to the characteristics of the site, its wider context and the surrounding 
area taking full account of the principles of design found in Policy DM04. 
 



Policy DM04 supports developments with good design and the policy seeks to guide overall scale, 
density, massing, height, landscape, layout, materials, access and appearance of new developments. 
It seeks not just to manage land use but support the creation of successful places and respond to the      
challenges of climate change. The policy lists 13 design principles that proposals must meet in order 
to be supported by the policy. 
 
Policy DM08A of the NDTLP expects developments to be of an apocopate scale, mass and design 
that respects landscape characters of both designated and undesignated landscapes.  
 
The NPPF also supports the creation of well-designed places through Part 12 (Achieving well 
designed places), which lists 6 design principles to ensure that developments achieve well-designed 
places. 
 
The site is not covered by any statutory or non – statutory designation for landscape character or 
quality.   The site covers 6 fields; fields 1-5 are proposed development and field 6 for an 
ecology/mitigation.  The site slopes steeply from AOD 94 metres in the north to a low point of 43 
metres in the south corner.   
 
The Joint Landscape Character Assessment for North Devon & Torridge identifies the application site 
as being located within Landscape Character Type 5B (Coastal Undulating Farmland) which is noted 
as being characterised by open, uninterrupted sea views, strong field patterns, productive & rolling 
farmland and peace and tranquillity with low levels of development. The forces for change for such 
areas are identified as including development pressure in nearby settlements due to the ever-
increasing popularity of the area as a place to live.  In addition, further growth in the popularity of the 
area for recreation and tourism, eroding the landscapes high levels of tranquillity and leading to 
increased demand for infrastructure and higher traffic levels are noted.  
 
The site is not within the designated North Devon Area of Outstanding Natural Beauty (AONB), but is 
close to the boundary and is visible from within the AONB.  As well as protection under national 
legislation and local plan policies, the AONB meets the criteria for a “valued landscape” as described 
in paragraph 170 of the NPPF.  
 
Policy DM08A of the NDTLP states that great weight will be given to conserving the landscape and 
scenic beauty of designated landscapes and their setting. Proposals affecting the North Devon Coast 
Area of Outstanding Natural Beauty (AONB) are specifically identified within Policy DM08A noting that 
proposal should have regard to their statutory purposes including to ensure that their landscape 
character and natural beauty are conserved and enhanced.  
 
Paragraph 10.371 of the NDTLP confirms the allocated site will form part of a new southern edge to 
the built form of Westward Ho!  Development proposals will be expected to respect the sensitive 
setting and deliver development of a bulk, form and layout that responds to it.  Appropriate boundary 
treatments, maintain existing features where practical will be required to ensure the site is integrated 
into its wider setting and respects the sensitivity of any adjoining uses.  In particular, the layout, 
design and landscaping of the western section should reflect its proximity to the AONB, from which it 
is visible.  
 
It should be noted that the application is made in outline, with details of layout, scale, appearance and 
landscaping to be considered as one or more reserved matters applications in the future.  
Notwithstanding, it is appropriate to undertake an assessment of landscape character and visual 
impact at this outline stage. 
 
The application is accompanied by a Landscape and Visual Impact Assessment (LVIA) prepared by 
David Wilson Partnerships dated February 2022.  
 
The LVIA concludes the following:- 
 



‘The strategic allocations covered by policies NOR01 and NOR02 would inevitably cause significant 
change in the landscape character of the area to the south of Westward Ho! and west of Bideford. 
Issues of landscape and visual impact were considered in the decision process for allocation and are 
reflected in the detailed policies in the Local Plan. 
 
The proposal meets the requirements of the local plan policy in relation to landscape matters and 
includes further mitigation. The residual landscape effects of the proposed development, in 
comparison with the local plan allocation, are as follows’: 
 

 

 
 



 
 
The LVIA advises a number of mitigation measures have been adopted into the proposals and the 
indicative site layout (not for determination as part of this application) to reduce the overall effect of 
the proposals, in additional to the measures set out in Policy NOR02: 
 
• Low density, allowing space for tree planting within the scheme to break up the mass of 
development and to help integrate it into the landscape. Taller buildings have been kept in the centre 
of the allocation, away from the more sensitive northern and western parts of the site. 
• The broad swathe of green infrastructure running east/west and north/south, dividing the mass of 
development and forming a visual connection between existing small woodland. 
• Low density development on the skyline at F1 – providing scope for mitigating planting and detailed 
layout to reduce skyline impacts as part of the detailed design of the development; 
• Landscape treatment of the western boundary of the site provides a definable boundary to 
development and helps to separate it from the AONB boundary to the west. 
• Maintaining the integrity of the western boundary of the site (no break in the hedge on Pusehill Lane 
is proposed). The character of the sunken lane with high hedges is maintained. 
• A visually recessive palette of materials in the detailed design of the development will help to 
integrate it into the landscape. 
 
The AONB Partnership has raised an objection to this outline application.  The comments received 
include, ‘in their opinion, the current proposal due to its density, proposed location of the largest two 
storey houses and lack of any meaningful open space or a layout that shows development 
diminishing towards the north and western boundaries would have an adverse visual and landscape 
effect on the adjacent AONB and viewpoints of the site from the AONB and the SW Coastal footpath.  



The proposal is therefore considered to be contrary to Polices ST09, DM08A and to Policy NOR02 of 
the NDTLP and the AONB Management Plan Policies’.  
 
The applicant (via David Wilson Partnerships) has provided the follow comments to the AONB 
Partnerships concerns: 
 
‘Density of Development: The scheme is for 400 units, combined with existing consents on NOR02 
that results in 796 units in all (against an allocation of approximately 740 units).  Taking this 
application site as a whole, this equates to a density of around 21.5 dwellings per hectare (compared 
with between 23 and 34 dph for other packages in the allocation). This figure includes quite a high 
number of 1 and 2 bed flats (69 dwellings, roughly 17% of the total) which would push up the number 
of dwelling per hectares without necessarily increasing the footprint of the developed area.  
It is reasonable to assume that the Local Plan allocation of approximately 740 units allowed for 
facilities such as allotments, playing pitches and drainage filed to be accommodated within the 
allocation.  The location of these facilities in field 6 (outside the allocation) has meant that the house 
numbers on site can be increased without affecting the overall anticipated density. 
 
Location of Larger houses:  The proposal includes 5 larger houses in oversized plots. These have 
been sited on the northern, skyline boundary of the site next to Cornborough Road and will appear as 
lower densify than the rest of the site in views from the AONB.  These are shown on the indicative 
plan as 2.5 storey dwellings. The additional half a storey height on the skyline is balanced against the 
larger plot size allowing for tree planting to provide a skyline backdrop to the site.  
A number of 3 storey units have been shown at road junctions in the indicative layout. The site slopes 
steeply and although a unit is shown indicatively at the Pusehill / Cornborough junction it is still 
around 5m below the high point of the site. 
 
Lack of meaningful open space: The indicative layout suggests two main areas of open space. The 
southern part of the site (Field 6) has been left clear of housing development and instead provides 
surface water attenuation, recreation provision and allotments. These features are requirements of 
the scheme and have their own landscape impacts - they would result in a change to the agricultural 
character of the fields on site but those effects would not be widespread. The lower field is the least 
prominent in views from the AONB, but pre application discussions with the LPA resulted in an 
agreement that the lower field would not be developed for housing. 
A central band of landscape runs east – west through the site on the existing footpath line. It varies 
between 20m and 40m in width on the indicative plan. The open space swings north and also 
connects southwards with the area of open space on the western boundary. While a reduction in the 
building footprint on site would allow this green corridor to be wider, I am not convinced that the 
adverse impacts on the AONB would be noticeably reduced as a result. 
From viewpoint 8, development of Field 1 would still be a noticeable change in the view. The 
prominence of built development would still be increased from viewpoint 9 and from viewpoint 10 on 
the coast path development would still lead to a noticeable change in the view. In each case it is the 
change from agricultural land to estate housing that is the cause of change, and that change must 
have been considered in allocating the site for housing as part of the local plan. 
 
 
 
 
Pattern of Development not diminishing to north and west: The indicative plan identifies a 
low density pattern on the northern boundary of the site – large houses in a large garden. A 
landscape strip runs along the western boundary of fields 2 and 4, maintaining a distance between 
the western edge of development and the site boundary here and allowing for mitigating planting and 
landscape as part of the detailed proposals for the site. Adjacent to Pusehill Lane (western edge of 
Field 1) the indicative layout includes around 25m from the road to the hedge on Pusehill Road. Detail 
design of the green infrastructure on this boundary would be dealt with at reserved matters stage, but 
the attached sketch shows that there is sufficient space for a meaningful planting strip on this 
boundary. 
 



The AONB comment concludes that the development will have an adverse landscape and visual 
effect on the setting of the designated area. There is no argument that this is the case and that those 
effects would have been taken into account as part of the local plan process. In the end, the LPA 
were clearly satisfied that the effects were acceptable and the site was safe to include in the 
allocation NOR02. Our own assessment is that the allocation would have moderate adverse effects 
on the setting of the AONB and that effects as a result of the indicative proposal would be slight to 
moderate adverse. This level of effect is within the range that would be expected in development of 
this part of the NOR02 allocation’. 
 
The above comments were forwarded to the AONB Partnership who have provided the following 
further comments: 
 
‘The AONB Partnership continues to maintain that the proposal, as currently submitted, does not 
conform with the requirements for the land as set out in Policy NOR2 of the North Devon and Torridge 
Local Plan and that there will be landscape harm to the setting of the North Devon AONB. We 
maintain that: 
 
1. The density of housing is too high 
2. Larger taller properties have been placed on the upper elevations of the site, increasing the effects 
of ridgeline development 
3. The green corridor is of insufficient width and much narrower than envisaged in the local plan 
4. There is has been insufficient attention paid to northern and western boundaries of the site. 
 
As a result, the development will have a greater effect on the setting of the designated AONB, than 
was envisaged when the site was allocated for housing in the Local Plan and we stand by our original 
comments. As previously mentioned, it is generally accepted that site is allocated for housing 
development in the Local Plan and that inevitable harm to the setting of the AONB will occur. 
However, that should not mean that the application cannot not do its best to minimise that harm on 
what is a highly visible site, as illustrated by the photographs we have previously sent you’.  
 
As a result of this the applicant has submitted an amended indicative site plan (which is not for 
determination as part of this application) which further strengthens the landscaping buffer to the 
western and northern boundary.  Additional area of green space has been added to the northern 
section of the site to break up the density and massing of housing of the site. 
 
Landscape Conclusion: 
This outline application proposes ‘up to 400 dwellings and exact numbers will be confirmed at 
reserved matters stage. An illustrative site plan has been submitted to demonstrate that 400 dwellings 
with associated infrastructure and mitigation could be physically accommodated on this site. 
 
The indicative site plan submitted in support of the outline application indicate a developable area of 
approximately 14.4 hectares which for a development of 400 dwelling would equate to a density of 28 
dwellings per hectare. In any event, layout and scale are not for determination at this outline stage 
and there is some flexibility in eventual housing numbers by virtue of the application description being 
‘up to’ 400 dwellings. 
 
A balance has to be stuck between achieving the housing numbers needed to meet the five-year 
housing land supply and minimising the loss of greenfield.  A certain density is required for effective 
use of land, which in itself is a scarce resource.  A further assessment of the impact of the precise 
scale, massing and design of the new dwellings would be undertaken at reserved matters stages 
where the layout, appearance and design of the proposed development is finalised. 
 
It is identified above that the proposal will result in change to the landscape charter which requires 
consideration in the context of policies ST14 and DM08A of the NDTLP.  These policies require 
development to conserve/preserve and enhance the local distinctiveness and landscape qualities of 
the area. Equally the LVIA that development will have an adverse landscape and visual effect on the 
setting of the AONB.  The LIVA assessment is the allocation would have moderate adverse effects on 
the setting of the AONB and that effects as a result of the indicative proposal would be slight to 



moderate adverse.  This level of effect is within the range that would be expected in development of 
this part of the Policy NOR02 allocation.  
 
As such is there some conflict with the policy objectives set out in Policies ST14 and DM08A to 
conserve or preserve and enhance landscape character and conserving the landscape and scenic 
beauty of designated landscapes and their setting, and this harm will therefore need to be weighed in 
the planning balance. Of course, it must be noted this is an allocated site and that parts of the site can 
be seen in the context of the built form and a reserved matters application will secure mitigation 
measures through the consideration of scale, landscaping, appearance and layout.  
 
3. Heritage and Archaeology 
Policies ST15 and DM07 of the NDTLP seek to protect the historic environment.  Paragraph 202 of 
the NPPF advises that ‘Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public benefits 
of the proposal including, where appropriate, securing its optimum viable use.’ 
 
The application is accompanied by a Heritage desk-based assessment, walkover survey & 
Geophysical Survey prepared by South West Archaeology Ltd dated January 2021. 
 
There are no designated heritage assets within the site boundary.  
 
Development proposal may adversely impact heritage assets where they remove a feature that 
contributes to the significance of a heritage asset or where they interfere with an element of a heritage 
assets setting that contributes to it significance. Consideration within the Heritage Assessment 
includes heritage assets within or beyond a 1 km study area of the site. 
 
There are 9, Grade II listed buildings within the study area.  
 
There are three Scheduled Monuments within the 1km study area.   
 
These Schedule Monuments are:  
 
• Kenwith Castle   
• Cross ridge dyke on Godborough Castle earthwork north west of Turners wood; 
• Lenwood Bowl Barrow, 50 metres south east of Lenwood Cottage.  
 
The Heritage Assessment concludes the majority of listed buildings within the study area where not 
considered to be sensitive to development within the site.  
 
The proposed development will result in some change to the wider mixed setting of the identified 
heritage assets. It has been assessed that this change will not result in any harm to the significant of 
the heritage assets. 
 
The Council’s Conservation Officer has provided the following comments: 
‘The proposal is a parcel of land allocated for development in the local plan as NOR02. As such there 
is a presumption in favour of development.  In terms of the impact on nearby heritage asset, there are 
listing buildings at Kenwith Castle and a dwelling known as Orchard, together with scheduled 
monuments at Kenwith and Godborough. 
 
These designated heritage assets are outside the site and some distance removed from the site 
boundary.  The listed buildings have their significance contained in the fabric and to a lesser extent 
the setting.  In this case Orchard is not visible from the public boundary of the site and Kenwith is 
similarly screened in short distance views.  In terms of impact on the heritage located around the site 
there are no observations under the guidance in the NPPF’.  
 
The proposed development site occupies a large area within a landscape where prehistoric activity is 
recorded in the wider landscape, including findspots of prehistoric artefact scatters to the west and a 
late prehistoric or Romano-British ditched enclosure some 500m to the south-west of the proposed 



development site. The extant farmsteads of Pusehill to the west and Tealta, immediately to the east, 
are both recorded in the 14th century, so there is the potential for the proposed development site to 
contain archaeological deposits associated with medieval activity across this landscape. 
 
During the course of the application, the County Council’s Senior Historic Environment Officer 
requested a final report setting out the results of the field evaluation to support this planning 
application, as opposed to an Archaeology Interim Statement.  As a result of this a finalised 
Archaeological Evaluation (dated 4th May 2022) was prepared and submitted by South West 
Archaeology Ltd. 
 
The County Council’s Senior Historic Environment Officer has provided the following comments;    
 
‘The Historic Environment Team have now received the complete report setting out the results of the 
archaeological field evaluation. This has shown that the area to the west of Tealta Farm contains 
medieval archaeological features, possible associated with the historic settlement here and these 
deposits will be affected by the development of the site. As such, the impact of development upon the 
archaeological resource here should be mitigated by a programme of archaeological work that should 
investigate, record and analyse this archaeological evidence that will otherwise be destroyed by the 
proposed development.  
 
The Historic Environment Team therefore recommends that this application should be supported by 
the submission of a Written Scheme of Investigation (WSI) setting out a programme of archaeological 
work to be undertaken in mitigation for the loss of heritage assets with archaeological interest. The 
WSI should be based on national standards and guidance and be approved by the Historic 
Environment Team. 
 
If a Written Scheme of Investigation is not submitted prior to determination the Historic Environment 
Team would advise, for the above reasons and in accordance with Policy DM07 of the North Devon 
and Torridge Local Plan 2011 - 2031 and paragraph 205 of the National Planning Policy Framework 
(2021), that any consent your Authority may be minded to issue should carry the condition as worded 
below, based on model Condition 55 as set out in Appendix A of Circular 11/95, whereby: 
 
‘No development shall take place until the developer has secured the implementation of a programme 
of archaeological work in accordance with a written scheme of investigation (WSI) which has been 
submitted to and approved in writing by the Local Planning Authority. The development shall be 
carried out at all times in accordance with the approved scheme as agreed in writing by the Local 
Planning Authority.’ 
 
Reason 
'To ensure, in accordance with Policy DM07 of the North Devon and Torridge Local Plan 2011 - 2031 
and paragraph 205 of the National Planning Policy Framework (2021), that an appropriate record is 
made of the archaeological evidence that may be affected by the development' 
 
This pre-commencement condition is required to ensure that the archaeological works are agreed and 
implemented prior to any disturbance of archaeological deposits by the commencement of 
preparatory and/or construction works. 
 
I would envisage a suitable programme of work as taking the form of the archaeological excavation of 
the north-eastern part of the site, in the area investigated by trenches 1 - 3 where medieval 
archaeological deposits were encountered, to ensure an appropriate record is made of the heritage 
assets prior to their destruction by the proposed development. The results of the fieldwork and any 
post-excavation analysis undertaken would need to be presented in an appropriately detailed and 
illustrated report, and the finds and archive deposited in accordance with relevant national and local 
guidelines. 
 
In addition, I would advise that the following condition is also applied to any consent that maybe 
granted to ensure that provision is made for analysis, publication and dissemination of the results of 



the archaeological works, as well as the deposition of the site archive, in accordance with paragraph 
205 of the National Planning Policy Framework (2021). 
 
‘The development shall not be occupied until the post investigation assessment has been completed 
in accordance with the approved written scheme of investigation. The provision made for analysis, 
publication and dissemination of results, and archive deposition, should be confirmed in writing to, 
and approved by, the Local Planning Authority.’ 
 
Reason 
‘To comply with Paragraph 205 of the National Planning Policy Framework (2021) which requires the 
developer to record and advance understanding of the significance of heritage assets, and to ensure 
information gathered becomes publicly accessible.’ 
 
Taking account of the above, it is concluded subject to the inclusion of these conditions on any 
decision, the proposal accords with Policies ST15 and DM07 of the NDTLP. 
 
4. Residential Amenity 
Policy DM01 of the NDTLP requires that development should secure or maintain appropriate to the 
locality with special regard to the likely impact on neighbours, the operation of neighbouring uses, 
future occupiers, visitors on site and any local services.  Policy DM02 (2) states development will be 
supported where it does not result in unacceptable impacts to (a) atmospheric pollution by as or 
particulates, including smell, fumes, dust, grit smoke and soot; (b) pollution of surface or groundwater 
(fresh and salt) including rivers, canals, other watercourse, waterbodies, wetlands, water gathering 
grounds including catchment areas, aquifers, groundwater protection areas, harbours, estuaries or 
the sea; (c ) noise or vibration; and (d) light pollution.  Policy DM04 (i) required development to ensure 
the amenities of existing and future neighbouring occupiers are safeguarded. 
 
The proposed site is to the south of existing dwellings on Cornborough Road (across the road from 
the site).  A number of dwellings, on Cornborough Road face towards this site and currently enjoy 
views across open countryside.  Furthermore, dwellings to the east on the Wainhomes development 
site to the northeast corner of the site are to be afforded protection. 
 
Inevitably as greenfield site on the edge of a settlement, the outlook and aspect of existing properties 
will alter. It should be noted that the loss of a view or outlook is not a material planning consideration. 
 
Whilst it is noted that layout, scale, appearance and landscaping are reserved matters, it is your 
officer’s view that a sensitively designed scheme would ensure that the residential amenities of 
nearby dwellings would not be significantly harmed by the proposal.  
 
It will be important to protect residential amenities from the effect of development, but this will not 
mean that development should be resisted.  Short term disruption through the build process can be 
addressed through appropriately worded conditions and the Council’s Environmental Protection 
Officer has recommended a condition to secure a detailed and robust Construction Environmental 
Management Plan prior to commencement of construction activities and to control hours of 
construction. 
 
The Environmental Protection Officer has also noted the Ground Investigation Report submitted in 
support of this application, is very detailed and has been undertaken in accordance with appropriate 
guidance.  The Environmental Protection Officer concurs with the findings in that the application site 
poses no risk to human health from ground contamination.  However, it is considered prudent to 
ensure measures are in place should any unforeseen contamination arise during development. 
Should planning consent be granted, the Environmental Protection Team recommend the imposition 
of the unexpected contamination condition to any permission.  
 
At this outline stage, it is not considered that the proposed development would result in a harmful 
impact on the residential amenities of neighbouring occupiers providing the conditions recommended 
by the Environmental Protection Officer are included on any planning decisions. 
 



Taking account of the above, it is concluded that the proposal accords with Policy DM01 of the 
NDTLP. 
 
 
5. Highways 
Policies ST10 and DM05 of the NDTLP seek, inter alia, to ensure that development does not 
adversely affect the local or strategic highway network and that vehicular accesses are safe and well 
designed.  In addition, DM06 of the NDTLP seeks to ensure that appropriate parking provision is 
delivered as part of development.  Paragraph 111 of the NPPF advises that development should only 
be refused if there would be an unacceptable impact on highway safety, or if the residual cumulative 
impacts on the road network would be severe.  Paragraph 110 states, inter alia, that any significant 
impacts from the development on the transport network (in terms of capacity and congestion), or on 
highway safety, should be cost effectively mitigated to an acceptable degree. 
 
Policy NOR: Northam Spatial Vision and Development Strategy of the NDTLP identifies there is to be 
significant growth of high quality development.  The policy notes that new development will need to 
provide suitable infrastructure including providing suitable facilities for cycling and walking.  Improved 
junction capacity at the Heywood Road roundabout and the A39/B3226 junction is also sought.  
 
Policy NOR02 of the NDTLP identifies there shall be integrated pedestrian, cycle and public transport 
networks that provide connections to neighbouring residential areas.  
 
The application is accompanied by a Transport Assessment and Travel Plan prepared by LvW 
Highways dated March 2022.  During the course of this application a Road Safety Stage 1 Report 
prepared by JRC Consulting Engineers dated 13/07/22 was also submitted in support of this 
application.  
 
As noted above, the proposed development includes access for detailed consideration at this stage 
and includes the following:   
 

• A new T junction onto Cornborough road. Future access will also be provided to the east, through 
adjacent sites with future connection to Buckleigh Road; 

• Widening of Cornborough Road alongside a footway (of approximately 250 metres) provided on 
the south site of the road 

• Improvements to Buckleigh Cross, widening the footway on the eastern side of Buckleigh Road 
and adding an uncontrolled crossing.  

• improved surfacing of Northam Footpath 26 between Cornborough Road and Seafield House. 
 
The Highway Authority have commented on the submitted plans noting that the proposal will provide 
links to the boundary of the site that vehicles, cyclists and pedestrians can travel between the site and 
Buckleigh Road via the existing entrances at ‘Deer Park’ or the proposed entrance near to Silford 
Cross or via Buckleigh Cross.  The submitted Transport Assessment supporting the application tests 
a worst-case scenario for vehicle access in that all vehicles accessing the site have to use Buckleigh 
Cross, with a 50% increase above the expected level of traffic also considered.  This assessment 
shows that this junction would work well within the capacity in these scenarios, and therefore there is 
no reason to refuse the application on the basis of vehicular traffic impact.  While the increase in 
traffic on Cornborough Road might be significant, and result in inconvenience due to additional 
queuing and delay to drivers, I have no evidence to prove this will be ‘severe’. 
 
The proposed access on Cornborough Road is considered acceptable in its design, with splays of 70 
metres in both directions.  
 
The Highway Authority have further commented that public transport serving this site is currently poor, 
with less than daily service akin to many of the rural villages across Torridge.  With over 1000 
dwellings coming in this area, a new and/or improved service should be able to be supported in the 
long term.  The proposed therefore requires a 6.5 metre wide road through the entire site to cater for 
possible future use as a bus route, and provide some bus stops and shelters along this route.  A 



financial contribution of £300,000 is also require towards bus services, the trigger for payment of such 
a contribution needs to balance the likely level of patronage from the completed dwellings with the 
need for new occupiers to form travel patterns when they first move in and should be paid in two 
instalments, one year after the initial trigger is met. 
 
The Highway Authority conclude, the proposal is considered acceptable subject to provision of the 
following items: 
 

• On site roads to link with adjacent sites and built to a width of 6.5 metres wide on the main 
corridor and provide footway and cycleway connections to neighbouring sites; 

• Pedestrian improvement to be entirely delivered by the developer at the junction of Cornborough 
Road with Buckleigh Road/Bay View Road and improved surfacing of Northam Footpath 26 
between Cornborough Road and Seafield House.  

• Public transport contributions of £300,000. 

• Improvements to Buckleigh Cross, widening the footway on the eastern side of Buckleigh Road 
and adding an uncontrolled crossing.  

 
Construction access/traffic to the site is proposed via the south west corner of the site from Pusehill 
Road so there will be minimal impact on Cornborough Road. 
 
The Area Rights of Way Warden has confirmed that Devon County Council (DCC) have asked that 
the Warden comment on this application.  Though DCC does not object to the development, they note 
that the lay out plan cites in regard to Abbotsham 6 “the upgrading of existing public rights of way is to 
be agreed”.  It is suggested that representations to either DCC Highway Development or DCC Public 
Rights of Way Dept regarding this is done immediately as due process must be adhered to, should 
any changes be proposed to the Right of Way.  As no detailed plans have been provided at this 
stage, it is not possible to comment in detail as to the likely impact of the development on the existing 
public right of way although the need to retain this and access to it would be a matter for other 
legislation.  
 
Taking account of the above, it is concluded that the proposal accords with polices ST10 and DM05 of 
the NDTLP. 
 
6. Flood Risk & Drainage 
The site is located within a Critical Drainage Area.  Policy ST03 of the NDTLP states that 
development should be designed and constructed to take account of the impacts of climate change 
and minimise the risk to and vulnerability of people, land, infrastructure and property by reducing 
existing rates if surface water runoff with Critical Drainage Areas. 
 
The majority of the site falls within Flood Zone 1 (low probability of flooding). However, there is a 
small existing watercourse to the southwest of the site at risk of flooding and is designated in Flood 
Zone 2 and 3 (medium to highway probability of flooding). Policy ST03 of the NDTLP states that 
development should be designed and constructed to take account of the impacts of climate change 
and minimise the risk to and vulnerability of people, land, infrastructure and property by (a) locating 
and designing development to minimise flood risk through (i) avoiding the development of land for 
vulnerable uses which is or will be at risk from flooding, and (ii) managing and reducing flood risk for 
development where that has wider sustainability or regeneration benefits to the community, or where 
there is no reasonable alternative site.   
 
The application is accompanied by a detailed Flood Risk Assessment prepared by JRC consulting 
Engineers dated May 2022.    
 
Flood Risk 
The site is mostly located within Flood Zone 1 (low probability of flooding). However, there is an 
existing watercourse to the southwest of the site which has an associated area that is at risk of 
flooding and is designated in Flood Zone 2 and 3 (medium to highway probability of flooding). 
 



The FRA confirms that due to the topography of the site, the top of the watercourse bank is 4 metres 
below where any finished floor level would be and is therefore not considered to pose a risk to the 
site.  Given the low-risk nature of flooding and the ability of being able to lift floor levels a significant 
amount, it is considered the risk of flooding from this source affecting the properties directly to be 
removed.  Climate change has been considered, but again, due to the elevated position of the 
dwellings it is considered that the properties will not be affected.  The watercourse will be put under 
the control of a private management company to oversee maintenance.  
 
The Environment Agency have confirmed they have no objections to this proposal provided that 
conditions are included within any permission granted to secure flood resilience measures including 
finished floor levels and future maintenance of the watercourse. 
 
The Environment Agency (EA) have recommended for future maintenance an 8-metre easement  
from the watercourse on either side of the channel.  This 8 – metre easement has been indicated on 
the indicative site plan. 
 
Surface Water Drainage 
A SuDS drainage scheme is proposed to manage surface water drainage runoff from the proposed 
development, compromising of an attenuation pond to the south. This will provide a good level of 
treatment and allow some natural infiltration to occur. 
 
The Lead Local Authority’s (LLFA) initial response advised that they have no in-principle objections to 
the proposal, however, additional information was required in order to demonstrate that all aspects of 
the proposed surface water drainage management have been considered.  
 
Following the submission of this additional information, the Lead Local Authority has withdrawn their 
objections, subject to planning conditions being imposed on any approved permission: 
 
On this basis the Environment Agency and DCCFRM is raising no objections subject to the requested 
conditions being imposed to any planning permission. Natural England has advised that the 
management of the SuDs treatment is included in any ecological management plan as maintenance 
of these features is key to the properly functioning system.   
 
Foul drainage will make use of an adopted pumping station located next to the detention basin.  The 
pumped discharge will run through the site and connect to an existing South West Water sewer 
located in Cornborough Road.  At this stage, it is proposed that the drainage will be offered to South 
West Water for adoption. South West Water (SWW) is raising no objections to this. 
 
Taking account of the above, it is concluded that the proposal accords with the policies ST03, DM02 
and DM04 of the NDTLP. 
 
7.Ecology & Biodiversity 
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010). Policy DM08 of 
the NDTLP concerns biodiversity and requires development to conserve, protect and, where possible, 
enhance biodiversity and geodiversity interests and soils commensurate with their status and giving 
appropriate weight to their importance. 
 
Paragraph 180 of the NPPF states: ‘When determining planning applications, local planning 
authorities should apply the following principles: 
 
a) If significant harm to biodiversity resulting from a development cannot be avoided (through 

location on an alternative site with less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for, then planning permission should be refused; 

b) Development on land within or outside a Site of Special Scientific Interest, and which is likely 
to have an adverse effect on it (either individually or in combination with other developments), 



should not normally be permitted.  The only exception is where the benefits of the 
development in the location proposed clearly outweigh both its likely impact on the features of 
the site that make it of special scientific interest, and any broader impacts on the national 
network of Site of Special Scientific Interest; 

c) Development resulting in the loss or deterioration of irreplaceable habitats (such as ancient 
woodland and ancient or veteran trees) should be refused, unless there are wholly exceptional 
reason and a suitable compensation strategy exists; and   

d) Development whose primary objective is to conserve or enhance biodiversity should be 
supported; while opportunities to improve biodiversity in and around developments should be 
integrated as part of their design, especially where this can secure measurable net gains for 
biodiversity or enhance public access to nature where this is appropriate’. 

 
In respect of ecology, Policy ST14 (Enhancing Environmental Assets) of the NDTLP, required the 
quality of northern Devon’s natural environmental to be protected and enhanced by ensuring that 
development contributes to: 
 
a) Providing a net gain in northern Devon’s biodiversity where possible, through positive 

management of an enhanced and expanded network of designated sites and green 
infrastructure including retention and enhancement of critical environment capital; 

b) Protecting the hierarchy of designated sites in accordance with their status; 
c) Conserving European protected species and the habitats on which they depend; 
i) Conserving and enhancing the robustness of northern Devon’s ecosystem and the range of 

ecosystem services they provide. 
 
 
An Ecological Impact Assessment report has been submitted in support of the application prepared by 
Orbis Ecology dated 03/02/2022.   
 
The ecology comments are set out below which summaries Natural England’s comments and the 
results of the Ecological Impact Assessment.  
 
Assessment of impact and mitigation: 
 
Designated Sites. 
 
The Culm Grasslands Special Area of Conversion (SAC) and Braunton Burrow SAC. 
 
The application falls outside of the Zone of Influence (Zoi) for the Braunton Burrows SAC and 
therefore no objections from Natural England.  
 
Natural England have confirmed the LPA can screen this development from needing further 
assessment for European Sites. 
 
The Taw and Estuary SSSi – no objections subject to mitigation. 
Northam Burrows SSSI. 
 
The Ecological Assessment notes that the development has the potential to lead to a small increase 
in visitor numbers to the site for dog walking, beach visits etc. Visitor pressure is actively managed at 
Northam Burrows by Torridge District Council through park rangers.  The sites 2013 management 
plan acknowledges recreation pressure has increased and is contributing to the erosion and 
degradation of important grassland habitat.  It is recommended that, in consultation with Torridge 
District Council, leaflets are delivered to all need residents to inform them of the reason for the 
designation of the area as a SSSI and its features of interest, as well as byelaws in place within the 
park and facilities available. 
 
Natural England also note that suitable mitigation measures should be agreed and secured via a 
condition to reduce disturbance to overwintering birds.  This should include interpretations packs for 
all householders.  



 
Natural England confirm there is a hydrologically connection to the SSSI via the water course to the 
west of the development site which flows through the Kenwith Valley into the River Torridge. 
Appropriate pollution prevention measures and sustainable drainage system (SuDS) measures 
should be secured via condition, through a construction environmental management plan (CEMP), to 
control water quality and quantity into the natural environment.  
 
Natural England considers that the proposed development, subject to mitigation measures, is 
unlikely to have and significant adverse impacts on designated site and has no objection. 
 
Habitats. 
 
The Ecological assessment confirms the agricultural land and modified grassland affected by the 
development are not priority habitat, and as an ecological feature the land is of local importance only.   
 
Protected Species 
 
Dormice – Dormice are not present on site and there are no impacts predicted 
 
Reptiles – There are no impact predicted to reptiles as there is no suitable habitat on site.  
 
Amphibians – There are no significance impact predicted to amphibians due to a lack of suitable 
habitat.  
 
Badgers – Badgers will be vulnerable to becoming trapped or injured when traveling through the site.  
Mitigation measure should be put in place to protect badgers from being trapped or injured in open 
excavations and/or pipes during development work.  The measures may include a) creation of sloping 
escape ramps for badgers, which may be achieved by edge profiling of trenches/excavations or by 
using planks placed into them at the end of each working day; and b) open pipework greater than 150 
mm outside diameter being blanked off at the end of each working day. 
 
Bats – There are no impacts predicted to bat roosts as there are no potential roost sites within or on 
the site boundaries.  The most common species of bat recorded on site (the common and soprano 
pipistrelles) are less sensitive to development impacts with regards to foraging or commuting routes 
and will continue to travel and feed around the site post development.  
Mitigation measures – mitigation measures will be designed to reduce the effects of the development 
on commuting and foraging bats. 

- Where possible a 10 metre buffer zone to be left along boundaries (this can include back 
gardens). 

- A new hedge bank is proposed within the field to the southern boundary of the site. This will 
provide a dark corridor along the south boundary and facilitate the continued movement of 
bats along this boundary, as well as providing additional foraging habitat. 

- For areas of the development in proximity to high quality bat forging habitat, the lighting design 
will follow the guidance put forward by the institute of Lighting Professionals and the Bat 
Conservation Trust.  

With suitable mitigation the residual impact to local bat population will be not significant.  
 
Nesting birds – Removal of internal hedgerow and other clearance of vegetation has the potential to 
impact nesting birds If carried out during the nesting season from 1st March – 31st August. 
Mitigation measures – Hedgerow and scrub removal will take place outside of nesting season.  
Provision for nesting birds will be incorporated into the new development.  
With suitable mitigation residual impacts to nesting birds will be not significant.  
 
Measures to avoid or mitigate potential negative effects and provide biodiversity enhancements 
 
Habitat compensation and enhancement measures will be incorporated into the field to the south of 
the development where the attenuation pond is proposed.  Measures will include: 
 



• Enhancement of the south boundary hedge between the development and the 
mitigation area to intercept light spill and provide a dark corridor for bats; 

• New hedgerow planting to compensate for the loss of internal hedges within the 
development; 

• Wildflower and wetland planting around the attenuation pond; 

• Enhancement of the grassland to produce a more species rich sward of value to 
pollinators.  This will also enhance the value of the area to foraging bats through an 
increase in the supply of invertebrates; 

• Planting of mixed native scrub to provide cover and foraging for small mammals, birds 
and bats, as well as larval food plants for invertebrates.  

• Provision for bats and nesting birds will be incorporated into the development. This will 
take the form of integrated bat and bird boxes distributed throughout the development.  

 
Natural England note the ecological survey recommended dark corridors and an appropriate 
lighting plan and conform it is important to ensure these elements carry through to the 
reserved matters stage.  
 
Trees & Hedgerows 
 
An Arboriculture Impact Assessment (including a Tree Constraints Plan) has been submitted in 
support of this application. This tree survey reports there is one individual tree assessed as high 
quality (category A), with one group of trees and eight hedgerows assessed as moderate (Category 
B) and ten groups of trees and nine hedgerows recorded as being of low quality (Category C).  
 
All the trees are growing in or adjacent to the site hedgerows with no trees growing in the middle of 
any individual fields.   
 
The majority of the vegetation on this site is made up of mixed native hedges growing of Devon 
Banks. The hedgerows are situated around the perimeter of the site and separating the current 
individual fields.  The proposed scheme retains the majority of hedgerows and trees only removing 
small sections to allow access through the site.  Therefore, the tree survey concludes, there is 
sufficient area within this site for the proposed development without major constraints due to the 
retained trees and hedgerows on site.  The poorer quality boundary hedgerows will require 
management and the loss of small sections of hedgerow can be mitigated for by planting new hedges 
as part of the bio-diversity net gain being presented in this proposal.  
 
Whilst a tree survey report has been provided, no detailed tree protection plan or landscaping plans 
have been provided for consideration at this stage, due to the outline natural of the application.  
 
Landscaping will remain a matter for consideration at Reserved Matters stage however it is also 
considered reasonable to include a condition to ensure that appropriate tree protection measures are 
submitted for approval and installed on site prior to the commencement of works. This will ensure the 
retention of the existing mature hedgerow and trees which are integral to the existing landscape 
character of this site.  
 
Following the mitigation measures outlined above the effects of the proposed development on trees 
and hedgerows will not be significant.  
 
 
Biodiversity Net Gain 
 
The Biodiversity Net Gain is only indicative as this is an outline application and the final design of the 
landscape and features such as SUDS will not be finalised until the Reserved Matters stage.  The 
scheme will be re-scored at Reserved Matters stage following the detailed design and landscaping 
plans. 
 
The Defra Metric 3.0 have been used for the net gain calculation. 



 
The applicant has confirmed a Biodiversity Net Gain in habitats of 11.4% and in hedgerows 10% is 
achievable. 
 
Overall, a biodiversity net gain of 10% is achievable onsite, this is because of the greenspace to the 
south of the site and a field to the south west of the site which is to be secured as an ecology field.  
 
The Biodiversity Net Gain Design Stage Report has been forwarded to Andy Bell from the Biosphere 
North Devon Team who has accepted the figures for biodiversity net gain in this report.   
 
The biodiversity net gain will be secured through on-site provision which is to be secured via a LEMP 
condition and an ecology field to the south west of the site (which is outside of the red line) which will 
be secured via a Section 106 Legal Agreement (for an off site contribution).  
 
The biodiversity Net Gain Design Stage report submitted in support of this application confirms an 
implementation plan will be required to take the measures proposed through to a position to be 
deliverable on the ground.  The plan will need to include detailed drawing (eg landscape planting 
schedules) management proposal and a timetable for implementation.  A BNG Management and 
Monitoring Plan will also be required to focus on the long term management and monitoring of created 
and enhanced habitat features.  The plan will contain detailed management and maintenance 
information for year 1-5.  A LEMP condition as part of this recommendation will secure this 
information.  
 
Best and Most Versatile Agricultural Land 
 
Policy ST14 (d) and the NPPF recognises the natural capital associated with the Best and Most 
Versatile Agricultural Land (BMV) which is classed as 1-3a as defined by the glossary to the NPPF 
and classed by the Agricultural Land Classification Map South West Region produced by the Ministry 
for Agricultural, Food and Rural Affairs (DEFRA). 
 
The application has confirmed the site is classed as a mix of grade 3a and 3 b and overall does not 
constitute the best and most versatile land in accordance with the definition at Annex 2 of the NPPF. 
 
Ecology & Biodiversity Conclusion: 
 
The ecological survey work conducted provides a robust base for assessing the impact of the 
proposed development on the important feature identified on the application site and beyond.   
 
Provided the proposed mitigation measure are secured through appropriately worded conditions the 
proposal meets planning policies ST14 and DM08 of the NDTLP and legislative ecological 
requirements.  
 
8. Section 106 Obligations 
 
Any shortfall in infrastructure for the development should be funded by the developer contributions in 
accordance with Policy ST23 (infrastructure) of the NDTLP, which requires development to provide or 
contribute towards the timely provision of physical, social and green infrastructure made necessary by 
the specific or cumulative impact of these developments. 
 
The application generates the following infrastructure payment requirements. 
 
Affordable Housing 
 
Policy ST18 of the NDTLP sets a requirement of 11 or more dwellings to provide on-site delivery of 
affordable housing equal to 30% of the number of the dwellings on site.  In addition, Policy NOR02 
notes the need for a mix of housing types to be provided on this allocation including affordable 
housing.  Affordable housing is sought at a tenure split of 75% social rent and 25% intermediate in 
accordance with the mix specified by the Strategic Housing Enabler.   



 
The application has agreed to provide a 30% affordable housing provision, together with the required 
other Section 106 contributions below. 
 
Green Infrastructure 
 
In respect to green infrastructure and built recreational facilities.  Policy DM10 of the NDTLP states; 
‘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, as set out in 
table 13.1 and the Infrastructure Delivery Plan, to meet the needs of its intended occupants. 
 
The application of the provisions of Policy DM10 and associated table 13.1 of the NDTLP identifies an 
on-site requirement for 3.100 hectares of open space across different typologies.  
 
The indicative GI site plan indicates a provision of approximately 5.865 hectares of on-site green 
infrastructure incorporate two Local Equipped Areas for Play (LEAPS); this indicative level of overall 
on-site green infrastructure relates favourably to that required by Policy DM10 with the following 
elements being indicatively shown: 

• Amenity Green space – 2.32 ha 

• Natural Green Space – 1.91 ha 

• Parks and Gardens – 0.68 ha 

• Combined Parks, Sport and Recreation Grounds – 0.765 ha 

• Allotments – 0.130 ha 

• 2 x Local Equipped Areas for Play (LEAPS) (2 x 300 m2) - 0.060 ha 
 
The indicative site layout demonstrates a formal kick around area of approximately 4,086 square 
metres with parking and WC facilities.  There is also space shown on the plan for future changing 
rooms. These facilities will be secured via the Section 106 Legal Agreement.  Additionally, there is an 
informal kick around area of approximately 3,565 to be provided.  The requirements generated for 
combined Parks, Spots and Recreation Ground in accordance with DM10 of the NDTLP is 11,448,32 
m2 (1.145 ha) and therefore there is an under provision of this typology being provided on site.  
Therefore, there is a requirement to provide an off-site financial contribution of £75,000 which in 
consultation with the Council’s Community Projects Officer and Ward Members is to be improvements 
to Avon Lane tennis courts and/or to provide improvements to changing and clubhouse facilities at the 
cricket club in Westward Ho! 
 
The phasing of the green infrastructure will be confirmed through the negotiation of the Section 106 
agreement and as part of the condition requiring a phasing plan to be agreed.  The eventual level of 
public open space will be confirmed at reserved matters stage and secured through a Section 106 
Agreement on a pro rata basis so that any eventual proportion is confirmed according to final dwelling 
numbers.  The management of the public open space, in its totality, will be managed via a 
management company, or otherwise, should the open space be transferred to another party, eg the 
Town Council, the applicant will pay a maintenance contribution which would be calculated in line with 
Policy DM10 – the section 106 will include flexibility for either scenario.  
 
The proposal generates a need for off-site built facilities contributions covering swimming pools, 
sports halls and artificial turf pitches.  With regards to the CIL regs, the following built-facilities 
contributions are considered to be justified on the assumption of up to 400 dwellings: 
 
Northam Swimming Pool - £237,849.18 
3G Artificial playing pitch in Bideford - £55,268.06 
Sports Halls facility – toward the Daddon Hill Site (Policy NOR01) - £169,478.39 
 
The eventual level of financial contributions towards off-site built facilities towards off-site built 
facilities would be confirmed at reserved matters stage once the final number and types of dwellings 
are confirmed. 
 



It is noted that Sports England have made an objection to this application stating that the applicants 
have not addressed the need for formal sport facilities. Your Officers consider the level of Sport and 
Recreation facilities proposed and the off-site built facilities contributions secured via the Section 106 
Legal Agreement meets the tests of Policy DM10 of the NDTLP. 
 
Highways: 
As per the obligations set out above, namely £300,000 public transport contribution, the current 
estimated price of providing a new bus service for two years.   
 
Education: 
The Local Education Authority (LEA) is seeking contributions required for education. The LEA has 
identified the proposal will generate a need for 94.00 primary pupils and 56.40 secondary pupils which 
would have a direct impact on primary school on St George’s Church of England VA Infant and 
Nursery School, St Margaret’s Junior School, Appledore School and Bideford 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:  
 
Special Educational Needs Provision: 
It is set out in the DCC Education Section 106 Infrastructure Approach that where an application is 
150 dwellings or more, a request towards SEN would be required and therefore a request would be 
made against this application. Within the policy it states that approximately 2.0% of the school 
population require specific Special Education provision, therefore this development is likely to 
generate 3.01 pupils who will require a specialist place. DCC would request for additional primary and 
secondary SEN provision that would be required as a result of the development. The request would 
be a total of £244,634 (based on the SEN extension rate of £81,274 per pupil) equivalent to 1.88 
primary pupils and 1.13 secondary pupils. This equates to a per dwelling rate of £467.34. 
 
Primary Provision: 
When factoring in both approved but unimplemented housing developments we have forecast that the 
local primary schools have capacity for 69% of the pupils expected to be generated from development 
in the area. Therefore, Devon County Council will seek contributions towards the remaining 31% of 
pupils generated by this development towards additional education infrastructure to serve the address 
of the proposed development. The Local Plan identifies that new primary provision is required to 
serve Northam allocations. 
 
DCC will not seek additional primary contributions on SEN pupils and therefore will only seek a 
contribution towards the remaining 92.12 pupils expected to be generated from this development. The 
primary contribution sought would be £579,853 (based on the DfE new build rate of £20,305 per 
pupil). This equates to a per dwelling rate of £1,542.16 The contributions will be used directly to 
provide new places for the pupils living within the development.  
 
Early Years Provision: 
A contribution towards Early Years provision is requested to ensure delivery of provision for 2, 3 and 4 
year olds. The Early Years rate is £250 per dwelling, or a total of £94,000 to mitigate 376 dwellings. 
This contribution will be used to provide additional statutory early years places in the area. 
 
Secondary Provision: 
When factoring in approved but unimplemented housing developments we have forecast that the local 
secondary school has sufficient capacity for the number of pupils likely to be generated by the 
proposed development. Therefore, a contribution towards secondary education infrastructure would 
not be sought. 
 
NHS: 
The NHS Devon Clinical Commissioning Group (CCG) has raised that the Bideford Medical Centre, 
Northam Surgery and Wooda Surgery is already over capacity within its existing footprint therefore it 
follows that to have a sustainable development in the human health terms the whole local healthcare 
provision will require review. Consequently, the CEG is seeking a financial contribution of £209,306 
towards the cost of mitigating pressures on the local healthcare facility. 



 
The NHS Royal Devon University Healthcare has raised that evidence demonstrates, the Trust is 
currently operating at full capacity in the provision of acute and planned healthcare.  The contribution 
is being sought to provide health infrastructure service and facilities needed by occupants of the new 
house. This development imposes an additional demand on existing overburdened healthcare 
facilities, and failure to make the required level of health care provision will detrimentally affect safety 
and care quality for both new and existing local population.  The Trust is seeking a financial 
contribution of £372,225 towards acute and planned healthcare services. 
 
The above contributions and on-site provisions are considered to be necessary to make the proposed 
development acceptable in planning terms, would be directly related in scale to the development, as 
are the tests set out in Paragraph 57 of the NPPF.  
 
9. Planning Balance and Conclusion: 
 
Paragraph 2 of the 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 is a material 
consideration in planning decisions. 
 
The application site forms a significant element of residential allocation NOR02 and therefore the 
principle of residential development is acceptable in this location. The proposed development would 
make a significant contribution to the district’s housing needs and it us understood that the application 
would be looking to commence on site in 2023 meaning the proposal would support the Councils five 
year housing delivery.  
 
The proposed development will change the character of the site and the impact on development 
would be adverse in landscape terms, however mitigation measures exist which would reduce these 
impacts over time and beyond a local context, but not negate them entirely. As noted above, the 
principle of the proposed development would be in keeping with the provision of Policies ST06 and 
the allocation of the site to provide residential development as identified in Policy NOR02. The 
application is made in outline and therefore detailed designs are not considered at this stage.  There 
is some flexibility in numbers with ‘up to 400 dwellings’ being proposed.  In addition, the outline nature 
of the current application should be taken into consideration, with matter of the scale, layout, design 
and appearance of any development, along with associated landscaping to be reserved to a later 
stage.  As a result, it is not possible to undertake a full assessment of the likely wider landscape 
impact and any impact on the AONB of the development until the reserved matters stage.  
Notwithstanding this, the indicative site plan indicates that the proposed quantum of development 
could be accommodated on site with a landscape buffer to the west and north alongside the provision 
of planting and open space to the southern of the site.  The inclusion of such areas of landscaping 
would significantly soften the impact of the development.   In additional, it is noted that planning 
permission has been granted on the adjacent site to the east which is also visible from wider 
landscape views.   
 
The highway impact is considered acceptable, both in respect of traffic generation and the proposed 
vehicular access; the Local Highway Authority is raising no objections to the proposal.  There is to be 
a financial contribution towards the provision public transport.  
 
Planning permission should be granted unless any adverse impacts would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the NPPF as a whole. The 
harm, as identified fails to significantly and demonstrably outweigh the benefits when assessed 
against the policies in the Local Plan and NPPF as a whole and having considered all the planning 
issues, on balance, a recommendation of approval is therefore made, with the imposition of conditions 
and S106 obligations. 
 

Human rights 



 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

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

Recommendation 

 
GRANT subject to the following conditions detailed below and the prior satisfaction completion of a 
Section 106 Agreement securing the following, in line with the quantum and terms described above: 
 

• The on-site provision of 30% affordable housing; 

• On site Green Infrastructure including formal/informal pitches and changing room/WC facilities 
& off site financial contribution to Parks, Sports & Recreation facilities;  

• Biodiversity off site net gain;  

• Education contributions; 

• NHS contributions; 

• Highway contributions; 

• Built facilities contributions 
 
 
1. Approval of the details of: 
 

(a) Layout; 
(b) Scale; 
(c) Appearance; and 
(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 the first reserved matters shall be made to the Local 

Planning Authority before the expiration of three years from the date of this permission. 
Reserved matters for all other phases shall be submitted to the local planning authority no 
later than four 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 first 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.  For those matters not reserved for later approval, 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.       As part of the first reserved matters application a detailed phasing plan for the whole site shall  



be submitted to the local planning authority for approval in writing. The phasing plan shall 
include details of: 
a) intended number of market and affordable dwellings for each phase; 
b) general locations and phasing of key infrastructure including, surface water drainage, green 
infrastructure, biodiversity net gain /enhancements and access for pedestrians, cyclist, buses 
and vehicles; 
c) Timing and delivery of the highway cycle/footway linkages and improvements.  

 
The development shall be carried out in accordance with the approved phasing plan. 

 
Reason: To enable the development to be delivered in controlled phases. 

 
 
 5. The reserved matters shall be carried out in accordance with a Design Code which shall be 

submitted before or at the same time as the first reserved matters application and shall 
provide details of the following: 
a) architectural and design principles; 
b) a schedule of materials and finishes for buildings and, where so required by the Local 

Planning Authority, samples of such materials and finishes; 
c) the identification of character areas including street types, street materials and street 

furniture; 
d) landmark buildings; 
e) housing unit sizes and mix; 
f) external lighting; 
g) boundary treatments; 
h) roofscapes; 
i) the road hierarchy type and standard;  
j) car and cycle parking; 
k) footpath and cycleway networks including any internal/external links;  
l) parking; 
m) existing landscape features to be retained; 
n) details and location of areas of open space; 
o) proposed landscape framework, including structural planting; 
p) details of any ground re-contouring or remodelling required within the site; 
q) foul and surface water drainage; 

 
The Design Code shall be developed in accordance with the principles set out in the Design 
and Access Statement prepared by Focus on Design and submitted with this outline planning 
application.  

 
The development shall be carried out in accordance with the agreed details. 

  
Reason: To define the details of the proposal and to ensure a high standard of design is 
achieved in the interests of the appearance and character of the area in accordance with 
North Devon and Torridge Local Plan Policies ST04, NOR02, DM04 and DM08A.   

 
 
 
6.  No development shall take place until the developer has secured the implementation of a 

programme of archaeological work in accordance with a written scheme of investigation (WSI) 
which has been submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out at all times in accordance with the approved scheme as 
agreed in writing by the Local Planning Authority. 

 
Reason: To ensure, in accordance with Policy DM07 of the North Devon and Torridge Local 
Plan 2011 – 2031 and paragraph 205 of the National Planning Policy Framework (2021), that 
an appropriate record is made of the archaeological evidence that may be affected by the 
development. 



 
7.  The development shall not be occupied until the post investigation assessment has been 

completed in accordance with the approved written scheme of investigation. The provision 
made for analysis, publication and dissemination of results, and archive deposition, should be 
confirmed in writing to and approved by, the Local Planning Authority.’ 

 
Reason: To comply with Paragraph 205 of the National Planning Policy Framework (2021) 
which requires the developer to record and advance understanding of the significance of 
heritage assets, and to ensure information gathered becomes publicly accessible. 

 
 
8.  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 Highways) 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 
wheelwashing 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. 

 
Reason: In the interests of residential amenity and highway safety. 

 
9.  Construction works and delivery times shall not take place other than between 0730hrs and 

1800hrs on Mondays to Fridays, Saturdays between 0900hrs and 1700hrs and at no time on 
Sundays and Bank Holidays. 

 
Reason: To protect the amenities of neighbouring properties. 

 
10. Should any contamination of soil or groundwater be discovered during development of the 

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

 
Reason: In the interest of public safety. 

 
11. A Waste Audit Statement shall be submitted as part of the first reserved matters application. 

This statement should include all information outline in the waste audit template provided in 
the Devon County Council’s Waste Management and Infrastructure Supplementary Planning 
Document.  The development shall be carried out in accordance with the approved statement. 

 



Reason: To minimise the amount of waste produced and promote sustainable methods or 
waste management in accordance with Policy W4 of the Devon Waste Management Plan and 
the Waste Management and Infrastructure supplementary Planning Document. 

 
12.  Future reserved matters applications for layout shall include vehicle and pedestrian 

connections to adjacent sites as indicatively shown on indicative drawing number 200015-P.39 
The said pedestrian, vehicular and cycle link(s) shall thereafter be retained as approved and 
shall be maintained to a standard suitable for their intended use to the reasonable satisfaction 
of the local planning authority. 

 
Reason: In the interest of sustainable travel, network resilience and permeability, and to 
comply with Local Plan policy NOR02 for a comprehensive site development. 

 
13.  Visibility splays shall be provided, laid out and maintained for that purpose at the site access 

with Cornborough Road in accordance with the approved drawing where the visibility splays 
provide intervisibility between any points on the X and Y axes at a height of 1.05 metres above 
the adjacent carriageway level and the distance back from the nearer edge of the carriageway 
of the public highway (identified as X) shall be at least 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 adequate visibility from and of emerging vehicles 

 
14. A minimum 3.0m wide shared use pedestrian and cycle path shall be provided between the 

northern and south eastern boundary of the site as shown indicatively on the approved plans 
extending to the existing gateway at the junction of Pusehill Road and Cornborough Road. 

 
Reason: In the interest of sustainable transport. 

 
15.  All existing accesses shall be effectively and permanently closed in accordance with details 

which shall previously have been submitted to and approved by the Local Planning Authority 
as soon as the new access is capable of use 

 
Reason: To prevent the use of a substandard access and to minimise the number of accesses 
on to the public highway. 

 
16.  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. 
 
17.  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, car parking and street furniture 
shall be constructed and laid out in accordance with details to be approved by the Local 
Planning Authority in writing before their construction begins, For this purpose, plans and 
sections indicating, as appropriate, the design, layout, levels, gradients, materials and method 
of construction shall be submitted to the Local Planning Authority. 

 
Reason: To ensure that adequate information is available for the proper consideration of the 
detailed proposals. 

 
18.  No other 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 ten 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) A site compound and car park have been constructed to the written satisfaction of the Local 



Planning Authority. 
 

Reason: To ensure that adequate on site facilities are available for all traffic attracted to the 
site during the construction period, in the interest of the safety of all users of the adjoining 
public highway and to protect the amenities of the adjoining residents. 

 
19.  The occupation of any dwelling in an agreed phase of the development shall not take place 

until the following works have been carried out to the written satisfaction of the Local Planning 
Authority: 
A) The spine road and cul-de-sac carriageway including the vehicle turning head within that 
phase shall have been laid out, kerbed, drained and constructed up to and including base 
course level, the ironwork set to base course level and the sewers, manholes and service 
crossings completed; 
B) The spine road and cul-de-sac footways and footpaths which provide that dwelling with 
direct pedestrian routes to an existing highway maintainable at public expense have been 
constructed up to and including base course level; 
C) The cul-de-sac visibility splays have been laid out to their final level; 
D) The street lighting for the spine road and cul-de-sac and footpaths has been erected and is 
operational; 
E) The car parking and any other vehicular access facility required for the dwelling by this 
permission  has/have been completed; 
F) The verge and service margin and vehicle crossing on the road frontage of the dwelling 
have been completed with the highway boundary properly defined; 
G) The street nameplates for the spine road and cul-de-sac have been provided and erected. 

 
Reason: To ensure that adequate access and associated facilities are available for the 
traffic attracted to the site. 

 
20.  Prior to the occupation of any dwelling on the site the off-site highway works at Buckleigh 

Cross as shown indicatively on JRC drawing 0760 Revision P5 shall be completed. 
 

Reason: To provide safe and suitable access for pedestrians to services and facilities. 
 
21. Prior to the occupation of any dwelling hereby permitted, the improved hard resurfacing works 

to the public right of way (PROW) known as Northam Footpath 26 between Cornborough 
Road and Seafield House shall be undertaken and completed, in accordance with details that 
shall have been submitted to and approved in writing by the Local Planning Authority. 

 
Reason: To ensure the adequate safeguarding of the Public Right of Way. 

 
22.  No development approved by this planning permission shall commence until such time as a 

scheme to ensure the development is flood resilient has been submitted to, and approved in 
writing by, the local planning authority. To ensure the development is flood resilient, a no build 
corridor including finished flood levels and watercourse maintenance easement must be 
agreed upon before development is commenced. 

 
Reason: Based on the current site layout and topography of the site, as stated in the FRA “the 
top of the watercourse bank is 4m below where any FFL would be” and therefore flood risk to 
the properties is low. The inclusion of the condition to agree a no build corridor and minimum 
finished floor level to ensure any changes to layout will not result in a greater flood risk to the 
development. 
 
The FRA currently states that there will be a 2m easement from the watercourse. For future 
maintenance purposed the recommended width is minimum 8m on either side of the channel. 
As site layout is subject to change, we are happy for this easement to be agreed via condition. 

 
23.  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, groundwater monitoring results in line 
with our DCC groundwater monitoring policy and evidence that there is a low risk of 
groundwater re-emergence downslope of the site from any proposed soakaways or infiltration 
basins. 
(b) A detailed drainage design based upon the approved Flood Risk Assessment Cornborough 
Road Northam 1902w0001_P2 
(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. 

 
24.  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. 

 
25.  The application for the approval of Reserved Matters required by condition 1 shall specify as 

(datum) the proposed finished floor levels of all dwellings and together with finished floor 
levels of the surrounding amenity space to the proposed dwellings and other proposed site 
construction level in relation to existing ground levels. The agreed construction levels shall be 
implemented as approved. 

 
Reason: The application is made in outline and building levels relative to existing level of the 
sloping site are require to ensure that construction level are the optimum in the interest of 
minimising the visual impact of the development in the countryside.  

 
26.  The development hereby permitted shall be carried out in accordance with the avoidance and 

mitigation measures set out in Section 6 ‘Assessment of Impacts and Mitigation’, of the 
Ecological Impact Assessment prepared by Orbis Ecology dated 3rd February 2022. Detailed 
mitigation measures for the construction phase and a scheme to achieve at least 10% 
Biodiversity Net Gain (including the off site biodiversity net gain secured by the legal 
agreement) 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. 

 



27. 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 and a detailed 
Arboriculture 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. 

 
28.  Prior to or as part of the Reserved Matters, a Landscape and Ecological Management Plan 

(LEMP) to detail how retained and proposed habitats will be managed in the long term, will be 
submitted to and approved in writing by the Local Planning Authority.  This shall include the 
planting around the SuDS features, landscaping buffer to the east and the proposed areas of 
public open space, full BNG calculation demonstrating a 10% net gain (including off site net 
gain). The required management plan shall include consideration audit and monitoring 
provisions to measure the success or otherwise of their implementation.  Thereafter, the 
habitats shall be managed and maintained in accordance with the agreed LEMP. 

 
Reason: This is a pre-commencement condition which is imposed to ensure that the Local 
Planning Authority is satisfied that the retained and proposed habitats can be provided on site 
and managed in the long term 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 
habitats during the construction works and insufficient provision being made on site for 
proposed habitats. In accordance with the provisions of Policies ST14 and DM08 of the North 
Devon and Torridge Local Plan (2018). 

 
29.  No development shall take place (including demolition. ground works and vegetation 

clearance) until a construction ecological management plan (CEcoMP) has been submitted to 
and approved in writing by the local planning authority. The CEcoMP shall include the 
following: 
(a) Risk assessment of potentially damaging construction activities 
(b) Identification of ‘biodiversity protection zones’ 
(c) The location and timing of sensitive works to avoid harm to biodiversity 
features 
(d) The times during construction when specialist ecologists need to be present 
on site to oversee works 
(e) Responsible persons and lines of communication 
(f) The role and responsibilities on site of an ecological clerk of works (ECoW) 
or similarly competent person 
(g) Use of protective fences, exclusion barriers and warning signs. 

 
The approved CEcoMP shall be adhered to and implemented throughout the construction 
period strictly in accordance with the approved details, unless otherwise agreed in writing by 
the Local Planning Authority. 

 
Reason: In the interests of Highways, Amenity and Ecology in compliance with Policies DM02, 
DM05, and DM08 of the North Devon and Torridge Local Plan. 

 
 
 



Plans Schedule 

 
Reference Received 

  

20015 - S.00 B  30.03.2022 
                           

  

  0750 P2       29.03.2022 
  

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. 
 


