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To: Planning Support
Subject: Planning Inspectorate APP/W1145/W/22/3303486: Northway Holiday Cottages, 

EX39 5EA
Attachments: Despatch Cover Letter - Helen Smith - 06 Feb 2023.pdf; Appeal Decision.pdf
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The Planning Inspectorate (England)  
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN  
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This communication does not constitute legal advice.  

How we use your information  
The Planning Inspectorate takes its data protection responsibilities for the information you provide us with very 
seriously. To find out more about how we use and manage your personal data, please go to our privacy notice.  

 CAUTION: This email originated from outside Torridge District Council. Do not click links or open 
attachments unless you recognise the sender and know the content is safe.  



3B Eagle Wing 
Temple Quay House
2 The Square
Bristol
BS1 6PN

Direct Line: 0303 444 5606
Customer Services:
0303 444 5000
  

Email: west3@planninginspectorate.gov.uk
www.gov.uk/planning-inspectorate

Your Ref:  1/0144/2022/FUL
Our Ref:   APP/W1145/W/22/3303486

Helen Smith
Torridge District Council
Development Control
Riverbank House
Bideford
Devon
EX39 2QG

06 February 2023

Dear Helen Smith,

Town and Country Planning Act 1990
Appeal by HPB Assurance Limited
Site Address: Northway Holiday Cottages, Horns Cross, Bideford, Devon, EX39 
5EA

I enclose a copy of our Inspector’s decision on the above appeal(s).

If you have queries or feedback about the decision or the way we handled the appeal(s), you 
should submit them using our “Feedback” webpage at https://www.gov.uk/government/
organisations/planning-inspectorate/about/complaints-procedure.

If you do not have internet access please write to the Customer Quality Unit at the address 
above.

If you would prefer hard copies of our information on the right to challenge and our 
feedback procedure, please contact our Customer Service Team on 0303 444 5000.

Please note the Planning Inspectorate is not the administering body for High Court 
challenges. If you would like more information on the strictly enforced deadlines for 
challenging, or a copy of the forms for lodging a challenge, please contact the Administrative 
Court on 020 7947 6655.

The Planning Inspectorate cannot change or revoke the outcome in the attached decision. If 
you want to alter the outcome you should consider obtaining legal advice as only the High 
Court can quash this decision.

We are continually seeking ways to improve the quality of service we provide to our 
customers. As part of this commitment we are seeking feedback from those who use our 
service. It would be appreciated if you could take some time to complete this short survey, 
which should take no more than a few minutes complete:

https://www.surveymonkey.co.uk/r/Planning_inspectorate_customer_survey
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Thank you in advance for taking the time to provide us with valuable feedback.

Yours sincerely,

Sophie Woodruff
Sophie Woodruff

https://www.gov.uk/government/publications/planning-inspectorate-privacy-notices

Where applicable, you can use the internet to submit documents, to see information and to check the 
progress of cases through GOV.UK. The address of the search page is - https://www.gov.uk/appeal-planning-
inspectorate 
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Appeal Decision  

Site visit made on 10 January 2023  
by C Rose BA (Hons) BTP MRTPI 

an Inspector appointed by the Secretary of State  

Decision date: 6th February 2023. 

 
Appeal Ref: APP/W1145/W/22/3303486 

Northway Holiday Cottages, Road From Greenfields To Northway House, 
Horns Cross, Devon EX39 5EA  
• The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 

• The appeal is made by Mr Oliver Peacock, HPB Assurance Limited against the decision of 

Torridge District Council. 

• The application Ref 1/0144/2022/FUL, dated 9 February 2022, was refused by notice 

dated 20 April 2022. 

• The development proposed is two new passing bays to the lane leading to Northway 

from the A39, Horns Cross. 

Decision 

1. The appeal is dismissed. 

Preliminary Matter 

2. The Council’s reason for refusal refers to the Northern Devon Area of 
Outstanding Natural Beauty. However, it was confirmed during the appeal that 

it is the North Devon Coast Area of Outstanding Natural Beauty (AONB). 

Main Issues 

3. The main issues are the effect of the proposal on the character and appearance 
of the area and whether the appeal site is in an appropriate location for the 
proposed development with regard to the local development strategy.  

Reasons 

Character and appearance 

4. The development would be located directly off the winding lane on land 
currently comprising boundary hedgerows with small areas of agricultural fields 

behind. The lane itself is narrow with tall hedgerows on banks creating a 
sunken appearance. The development lies within the AONB and as detailed in 
the North Devon Coast AONB Management Plan 2019-2024, the immediate 

area is characterised by a landscape formed by farmland and woodland divided 
by sunken narrow rural lanes with high hedgerows and hedge banks. Paragraph 

176 of the National Planning Policy Framework (the Framework) states that 
great weight should be given to conserving and enhancing the landscape and 
scenic beauty of Areas of Outstanding Natural Beauty. 

5. While the hedgerows would be translocated, part of the existing natural historic 
alignment and narrow nature of the lane and its hedgerows would be eroded as 

part of the proposal. The lane would be widened in two places and become 
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more engineered in its appearance as the new hedgerows divert around the 

shape of the passing bays that would uncharacteristically widen the lane. The 
alignment of the replacement hedgerows, in combination with the additional 

hard surfacing to the road will remove its sunken narrow and natural nature on 
these parts of the lane.  

6. I therefore find that the proposal would significantly harm the character and 

appearance of the area and the AONB to which I have given great weight. As 
such, the proposal would conflict with the requirements of Policies ST04, 

ST09(7), ST14(e)-(h), DM04 and DM08A the North Devon and Torridge Local 
Plan 2011-2031 (LP). Amongst other things, these stipulate, that development 
should respond to its context, not detract from the unspoilt character and 

appearance of an area, conserves and enhances the setting and special 
character and qualities of the AONB and local landscape and is limited to that 

which meet local economic and social needs and are necessary in a Countryside 
location. 

7. The Council’s reason for refusal references paragraph 177 of the Framework. 

However, due to the small scale of the proposal, I find that it does not 
comprise major development for which paragraph 177 of the Framework 

applies. 

Appropriate location 

8. Whilst I note that the Framework and Policies DM05 and DM08A of the LP do 

not require a need to be demonstrated for the development proposed, Policy 
ST07(4) of the LP states that development in the Countryside will be limited to 

that which is enabled to meet local economic and social needs and 
development which is necessarily restricted to a Countryside location. 

9. The proposal would provide a moderate benefit to some users of the lane in 

terms of increased passing places, but aside from this there is very limited 
evidence before me in relation to any economic or social need for the proposal. 

In addition, there is limited evidence before me of the proposal being needed 
to support rural employment or farm and rural business diversification to justify 
its Countryside location. 

10. I conclude that the appeal site would not be in an appropriate location for the 
proposed development with regard to the local development strategy. As a 

result, I find that the development is contrary to Policy ST07 of the LP that 
limits development within the Countryside to that which meet local economic 
and social needs, and which are necessarily restricted to a Countryside 

location.  

Other Matters 

11. There are limited passing places on the lane and the proposal has the potential 
to result in a moderate benefit to its users. However, there is little evidence in 

front of me to demonstrate that the lane is unsafe, that its narrow nature and 
limited passing places are causing undue inconvenience for users, or that 
existing informal passing places will not remain available. I note that the 

Inspector dealing with an appeal in February 20191 considered that there were 
sufficient passing areas to serve traffic flows. I have no reason to come to a 

different conclusion.  

 
1 Reference: APP/W1145/W/18/3210896 
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12. I appreciate that there is no evidence of any harm to ecology. However, this is 

a neutral factor which neither weighs for or against the proposal.   

Conclusion 

13. The proposal would conflict with the development plan as a whole and there 
are no other considerations, including the provisions of the Framework, which 
outweigh this finding. Therefore, for the reasons given above, I conclude that 

the appeal should be dismissed. 

 

C Rose  

INSPECTOR 
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