
 

North Devon Council 
Brynsworthy Environment 
Centre 
Barnstaple 
North Devon   EX31 3NP 
 
 
M. Mansell, BSc (Hons), 
C.P.F.A. 
Chief Executive. 
 
 

 

PLANNING COMMITTEE 
 

A meeting of the above Committee will be held at the Rugby Club, Barnstaple, on 
WEDNESDAY, 10th JANUARY 2018 AT 10:00 AM  
 
(NOTE: A location plan for the Rugby Club is attached to the agenda front 
pages) 
 

NOTE: Please note that copies of letters of representation have been placed on 
North Devon Council’s website and are also available in the Planning Department. 
 
ALSO: A break at lunchtime may be taken at the discretion of the Committee 
dependent upon the speed of progress of determining the planning applications on 
the agenda. 
 
PARKING: Please note that the car park at the Rugby Club is for permit holders 
only.  The nearest car parks are located at Rolle Quay (£1.10 per hour for 1 – 4 
hours. 5 hours - £5.60, 6 hours - £6.80, 7 hours - £8.00, 8 hours - £9.20).  Fair 
View car park is £1.70 all day) 

 
Members of the Committee: Councillor Ley (Chair) 

Councillor Chesters (Vice-Chair) 
 
Councillors Bonds, Crabb, Croft, Edmunds, Flynn, Fowler, Lane, Moore, Prowse, 
Spear, Tucker, Wood, Worden and Yabsley. 
 

AGENDA 
 

1. Apologies for absence. 
 
2. To approve as a correct record the minutes of the meeting held on 13th 

December 2017 (attached). 
 

3. Items brought forward which in the opinion of the Chairman should be 
considered by the meeting as a matter of urgency. 

 

4. Declaration of Interests   (Please complete the form provided at the 
meeting or telephone the Member Services Unit to prepare a form for your 
signature before the meeting) 

 
Items must be re-declared when the item is called, and Councillors must 
leave the room if necessary 



5. To agree the agenda between Part 'A' and Part 'B' (Confidential Restricted 
Information). 

 

PART ‘A’ 
 

6. 58133: OUTLINE APPLICATION FOR TWO AFFORDABLE 
DWELLINGS & ONE OPEN MARKET DWELLING (AMENDED 
PLANS)(AMENDED DESCRIPTION)(AMENDED SITE PLAN), LAND 
OFF WHITESTONE LANE, KNOWLE, BRAUNTON, EX33 2ND. (Pages 2 
to 23) 

 

 62547: CONVERSION OF BUILDING TO FORM LOCAL NEEDS 
DWELLING (AMENDED DESCRIPTION), THE RELAY STATION, 
BISHOPS NYMPTON, SOUTH MOLTON, EX36 3QU. (Pages 24 to 35) 

 
 64075: PRIOR APPROVAL FOR CHANGE OF USE OF 

AGRICULTURAL BUILDINGS TO THREE DWELLING HOUSES 
(CLASS Q(AB)), PARK FARM, LOWER PARK ROAD, BRAUNTON, 
EX32 2LQ.  Pages (36 to 46) 

  
7. 62187:    OUTLINE APPLICATION FOR RESIDENTIAL DEVELOPMENT 

OF UP TO 149 RESIDENTIAL UNITS INCLUDING VEHICULAR 
ACCESS, LANDSCAPING, OPEN SPACE, DRAINAGE, 
INFRASTRUCTURE AND ALL ASSOCIATED DEVELOPMENT (SOME 
MATTERS RESERVED) (AMENDMENTS), LAND ADJACENT TO 
WESTACOTT GRANGE, WESTACOTT, BARNSTAPLE.  (Pages 1 to 96) 

 
 

PART ‘B’ (Confidential Restricted Information) 
 

Nil 
 

Reminder - Members please return your agenda to the Corporate and Community Services 
Officer at the end of the meeting  

 

If you have any enquiries about this agenda, please contact Corporate and 
Community Services, telephone 01271 388253 

Note: copies of representations received relating to planning applications are available to view on 
the web, linked to the associated planning application record - www.northdevon.gov. 

 

NOTE: Pursuant to Part 3, Annexe 1, paragraph 1 of the Constitution, 
Members should note that: 
 

"A Member appointed to a Committee or Sub-Committee who: 
 

 (a) Arrives at a meeting during the consideration of an item; or 
 (b) Leaves a meeting at any time during the consideration of an item; 
 

 Shall not: 
  

 (i) propose or second any motion or amendment; or 
 (ii) cast a vote 
 

 in relation to that item if the Committee or Sub-Committee (as the case 
may be): 

 

(c) Is sitting in a quasi-judicial capacity in relation to that item; or 
 (d) The item is an application submitted pursuant to the Planning Acts 



 and, in such a case, the Member shall also leave the room if at any time 
the public and press are excluded in respect of that item."  

REGISTERING TO SPEAK 
 

 If you wish to address the Planning Committee, you should contact the Committee 
Administrator, Mrs Triggs in advance of the Committee on 01271 388253 or speak to 
her just before the meeting commences. 

 

WHAT HAPPENS AT COMMITTEE? 
 

 The Chairman will introduce himself/herself 

 The Planning Officer will present his/her report 

 The Chairman will call out the names of individuals who have registered to speak 

 Speakers will be restricted to 3 minutes each (which is timed and bleeped).  A 
maximum of six supporters and six objectors of the application may speak at 
committee.  The applicant or agent and representative of the parish council may 
also speak at committee.  

 Once public participation has finished, the Planning Officer will be given the 
opportunity to respond or to clarify any points that have arisen from the public 
participation exercise 

 The Members of the Committee shall then debate the application (at this point the 
public shall take no further part in the debate) 

 

WHEN SPEAKING 
 

 State clearly your name, who you are representing and whether you are supporting 
or objecting to the application 

 Speak slowly, clearly and loud enough for everyone to hear you, and direct your 
comments to the Chairman and the Committee 

 Try to be brief, avoid being repetitive, and try to prepare what you want to say 
beforehand. 

 
WHAT HAPPENS NEXT? 
 

 A record of the decisions taken at the meeting is produced (known as the “minutes of 
the meeting”) 

 The minutes of the meeting are published on the Council’s Website:  
www.northdevon.gov.uk 

http://www.northdevon.gov.uk/


 

 

 

 
 

APPOINTMENT OF SUBSTITUTE MEMBERS 
AT MEETINGS OF THE PLANNING COMMITTEE 

 

In accordance with the North Devon Council Constitution, a Member or Leader or Deputy Leader 
of a Political Group, appointing a substitute shall notify the Proper Officer of the name of his/her 
substitute.  Notification by a Member purporting to be a substitute Member will not be 
accepted. 
 

In the case of a substitution to the Planning Committee, the substitute Member shall sign and 
lodge this certificate with the Corporate and Community Support Manager confirming the 
acceptance of the appointment and that they have completed all Planning training modules 
provided to Members. 
 

DATE OF PLANNING COMMITTEE:  ........................................................  [Insert date] 
 

For completion by Member of the Planning Committee requiring a substitute 
 

I, Councillor..........................................  [print name], hereby declare that I appoint  
 

Councillor ........................................ [insert name of substitute Member] to substitute for  
 

me at the above mentioned meeting of the Planning Committee:  
 

[signature]..................................................... [date]............................................ 

OR 
 

For completion by Leader/Deputy Leader of a political group nominating a 
substitute 

 

I, Councillor..........................................  [print name of group Leader/Deputy Leader],  
 

hereby declare that I appoint Councillor ........................................ [insert name of  
 

substitute Member of same political Group] to substitute for Councillor  
 

.........................................[insert name] at the above mentioned meeting of the Planning  
 

Committee. 
 

[signature]..................................................... [date]............................................ 

AND 
 

For completion by substitute Member accepting appointment of substitute 
 
I, Councillor ....................................................... [print name], hereby confirm that I  
 
accept the appointment of Substitute for the above mentioned Planning Committee and  
 
hereby confirm that I have undertaken all appropriate Planning training modules in  
 
relation to the same. 
 
[signature]..................................................... [date]............................................ 
 

NOTE: FORM TO BE COMPLETED AND RECEIVED BY CORPORATE AND 
COMMUNITY SUPPORT PRIOR TO THE COMMENCEMENT OF THE MEETING 

 
 



 
 

 
 
 
 

North Devon Council protocol on recording/filming at Council meetings 
 
The Council is committed to openness and transparency in its decision-making. 
Recording is permitted at Council meetings that are open to the public. The 
Council understands that some members of the public attending its meetings may 
not wish to be recorded. The Chairman of the meeting will make sure any request 
not to be recorded is respected.  
 
The rules that the Council will apply are:  
 
 

1. The recording must be overt (clearly visible to anyone at the meeting) and 
must not disrupt proceedings. The Council will put signs up at any meeting 
where we know recording is taking place.  

 
2. The Chairman of the meeting has absolute discretion to stop or suspend 

recording if, in their opinion, continuing to do so would prejudice 
proceedings at the meeting or if the person recording is in breach of these 
rules.  

 
3. We will ask for recording to stop if the meeting goes into ‘part B’ where the 

public is excluded for confidentiality reasons. In such a case, the person 
filming should leave the room ensuring all recording equipment is switched 
off. 

 
4. Any member of the public has the right not to be recorded. We ensure that 

agendas for, and signage at, Council meetings make it clear that recording 
can take place – anyone not wishing to be recorded must advise the 
Chairman at the earliest opportunity.  

 
5. The recording should not be edited in a way that could lead to 

misinterpretation or misrepresentation of the proceedings or in a way that 
ridicules or shows a lack of respect for those in the recording. The Council 
would expect any recording in breach of these rules to be removed from 
public view.  

 
Notes for guidance: 
 
Please contact either our Corporate and Community Services team or our 
Communications team in advance of the meeting you wish to record at so we can 
make all the necessary arrangements for you on the day.  
 
For more information contact the Corporate and Community Services team on 
01271 388253 or email memberservices@northdevon.gov.uk or the 
Communications Team on 01271 388278, email 
communications@northdevon.gov.uk. 

 
 
 
 
 



The Barnstaple Rugby Club 
full address is: Barnstaple 
RFC, Pottington Road, 
Barnstaple, EX31 1JH. 

At the traffic lights at the end of Rolle Street on the B3149 turn either left or 
right onto Mill Road according to the direction that you are travelling from. 
Follow the road along and turn right onto Pottington Road.  

The Rugby Club is located on your left (Please note that the car park at 
the Rugby Club is for permit holders only. The nearest car parks are 
located at Rolle Quay (£1.10 per hour for 1 – 4 hours. 5 hours - £5.60, 6 hours 

- £6.80, 7 hours - £8.00, 8 hours - £9.20) or Fair View (£1.70 for the whole 
day)  

  





 Planning Committee - 10 January 2018 


 Report Index 
 PART 1 


 Parish App. No. Location Dec. Page 


 BRAUNTON 58133 LAND OFF WHITESTONE LANE, KNOWLE,  A106     2 


 BISHOPS NYMPTON 62547 THE RELAY STATION BISHOPS NYMPTON,  REF      24 


 PART 2 


 Parish App. No. Location Dec. Page 


 BRAUNTON 64075 PARK FARM LOWER PARK ROAD, BRAUNTON,  PAMA    36 


 Total Items: 3 


Please note that applications shall normally be considered in the 
numerical order as shown above.  However, the order does 
change from time to time with the agreement of the Chairman 
and the consent of the Committee. 







  


 
In the following order: 
 
Part 1) Deferred Applications 
 
Part 2) New Applications 
 
With respect to the undermentioned planning applications responses from bodies 
consulted thereon and representations received from the public thereon constitute 
background papers within the Local Government (Access to Information) Act 1985. 
 
ABBREVIATIONS USED THROUGHOUT THE TEXT: 
 
AGLV - Area of Great Landscape Value 


AONB - Area of Outstanding Natural Beauty 


ASAC - Area of Special Advertisement Control 


CA - Conservation Area 


CDA - Critical Drainage Area 


CPA - Coastal Preservation Area 


CPO - Chief Planning Officer 


DCC - Devon County Council 


EA - Environment Agency 


ES - Environmental Statement 


ENP - Exmoor National Park 


GPDO - General Permitted Development Order 


HC - Heritage Coast 


LPA - Local Planning Authority 


LB - Listed Building 


NDLP - North Devon Local Plan 


NPPF - National Planning Policy Framework 


PC - Parish Council 


PROW - Public Right of Way 


SSSI - Site of Special Scientific Interest 


TPO - Tree Preservation Order 


 


Schedule of Planning Applications for Consideration  
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PART 1  DEFERRED APPLICATIONS 


 


 
 
1     
App. No.: 58133 Reg.    : 14/11/2016 Applicant: MR & MRS 
PINE 
L. Bldg.  :  Expired: 09/01/2017 Agent     :  
Parish     : BRAUNTON 
Case Officer : Mr. S. Harrington 
 
Proposal: OUTLINE APPLICATION FOR TWO AFFORDABLE DWELLINGS & ONE 
OPEN MARKET DWELLING (AMENDED PLANS) (AMENDED DESCRIPTION) 
(AMENDED SITE PLAN) 
Location:  LAND OFF WHITESTONE LANE  KNOWLE BRAUNTON EX33 2ND 
 
 
UPDATE 
 
PROPOSAL  
 
The application is an outline planning application for 3 dwellings (two affordable & one 
open market) with associated access. Indicative plans indicate that the site would be 
accessed via a new access to the north of the site, whilst the existing field access will be 
closed. 
 
RECOMMENDATION  
 
APPROVAL 
 
SITE AND SURROUNDINGS  
 
The site is on the edge of Knowle, and is located to the north east of the village and 
adjoins residential dwellings west. A mature hedge and mature tree planting forms the 
western boundary between the site and the dwellings ‘Hillpark’. 
 
The dwellings to the west are large detached two storey dwellings set in large curtilages. 
 
To the north of the site is Whitestone Lane whilst further north and to the east is 
agricultural land, currently set to pasture. 
 
The site itself is 0.22Ha of agricultural land, with topography gently sloping from north to 
south. The existing field access is to the northwest of the site onto Whitestone Lane, 
which is a single lane unclassified road boarded by hedgebanks on both sides and lacking 
any pedestrian pavement or street light provision. 
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Planning Committee on the 10/01/2018  


REASON FOR UPDATE 
 
Members may recall that following a Planning Committee site visit of the 10th January 
2017 it was resolved at the 11th January 2017 Planning Committee meeting that the 
application be  
 
DEFERRED pending further negotiations with the applicant regarding the siting and 
design of the development; the extent of the red outline of the site; and to seek a Section 
106 agreement for the allocation of affordable housing with the cascade specifically 
identifying and commencing with Knowle within the parish of Braunton. 
 
An amended scheme has now been submitted on the 5th November 2017 and S106 heads 
of terms agreed. Following the receipt of the amended plans, a further round of 
consultation has taken place, with the responses as follows – 
 
Parish Council – 
 
8/12/17 - recommend refusal on the following grounds: - 
 


• Outside of the development boundary 
• The site has inadequate drainage and is within a Flood Zone 1. 
• There is inadequate access to the highway. 
• It is considered to be an unsuitable and unsustainable location for a residential 


development due to the lack of safe accessibility for pedestrians and inadequate 
lighting along Whitestone Lane. 


• The brown field site (KNW1) identified in the existing and emerging Local Plan 
should be developed instead of this proposed green field site. 


 
Highways Authority – 
 
No response. 
 
Housing Enabling Officer – 
 
6/12/17 - The viability assessment from the applicant was based on 3 bedroom shared 
ownership for the two affordable units. 
 
I note that the site layout now shows the affordable units as only 2 bedroom properties. I 
am happy to support 2 bedroom properties for the 2 affordable units, but these would 
need to be for discounted sale, to be sold at a maximum price of 4 times average working 
household income (maximum price of £120,000). The equivalent percentage of open 
market value would be set in perpetuity in the Section 106 agreement. This would be 
based on the open market valuation at the time. 
 
We are finding that fewer lenders will lend on Section 106’s with 80% stair-casing 
restrictions on favourable terms that are in designated protected areas (rural), especially in 
small villages like Knowle. So this is why discounted sale in this area would now be the 
sensible option. 
 
The properties to be advertised and allocated via Help to Buy South West at the 
developer’s cost initially and then the subsequent buyers’ cost subsequently. 
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Planning Committee on the 10/01/2018  


Two bedroom 4 person houses should be well above the minimum size of 76 square 
metres, or the applicant would need to be in early contact with a Registered Provider to 
ensure that the Registered Provider would want the homes, and to work with the 
Registered Provider to make most efficient use of the space. 
 
Local connection would apply. First cascade to the parish of Braunton, second cascade to 
the adjoining parishes and third cascade to the whole of North Devon District Council’s 
area. 
 
Parks & Procurement Officer – 
 
12/12/17 – I have revised the Public Open Space (POS) calculation based on 1 x 4 bed 
open market unit. We do not seek POS contributions on affordable dwellings. POS 
contribution require of £5381.50 
 
REPRESENTATIONS 
 
As well as the previously received representations (as noted on the original committee 
reported appended to the end of this report), at the time of preparing this report 2 further 
letters of objection have been received. 
 
Issues raised: 
 


• Principle of development 
• Highway matters 
• Future of remaining part of field 


 
The amended scheme results in the following additional considerations. 
 
Siting & Design 
 
The amended indicative plan now submitted illustrates three dwellings to the north of the 
site as opposed to the previously submitted plots to the west and south of the site. The 
proposal indicates a detached open market 4 bedroom dwelling, and two semi-detached 2 
bed affordable dwellings. The principle of the development as an exceptions site under 
Policy HSG8 has previously been discussed, and the amended siting would still accord 
with the principles of this Policy as detailed in the previous Committee report copied at the 
bottom of this report.  
 
The detailed design of this scheme would be considered at reserved matters stage but the 
general scale and density of this development is considered acceptable and could accord 
with Policy DVS1 of the Local Plan. 
 
Impact on Amenity 
 
The revised proposal moves the proposed dwellings away from Hinds Close and 
Greystokes to the south which was previously a cause for concern to the residents of 
these properties. Any remaining amenity concern would be in relation to Hillpark to the 
west. However the amended location is also now to the north east of the main dwelling at 
Hillpark and given this positional relationship is not considered to result in any significant 
adverse amenity implications. There will be sufficient outdoor amenity space for each 
dwelling, and the development can therefore accord with Policy DVS3 of the Local Plan. 
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Planning Committee on the 10/01/2018  


 
Highway Matters 
 
Committee members will recall that the Highway Authority had previously objected to the 
scheme although Members did not make a recommendation of refusal on this basis. No 
response has been received from the Highway Authority from the latest round of 
consultation. The revised proposal will maintain an access in the same location as 
previously proposed. No additional passing bays are proposed, although it is considered 
that the access may become an informal passing bay in any case.  
 
There are still concerns in relation to highway matters due to the character of Whitestone 
Lane although the proposal does relate to a small amount of dwellings. Having 
consideration of the Planning Committees previous discussions and lack of objection on 
this issue, the planning balance in relation to the benefits to the local community of the 
supply of two affordable dwellings needs to be weighed against any detrimental highway 
impacts. 
 
Use of Further Agricultural Land to the South  
 
The red site outline has been moved to the north of the site, this has resulted in the 
southern area of land in the ownership of the applicant falling outside the site area for 
consideration of this planning application. A field access will be maintained to this area of 
agricultural land. In terms of any future development, this would be considered on its own 
merits if an application were to be submitted however for clarity this proposal does not 
relate to this area which will remain agricultural. 
 
Section 106 Heads of Terms 
 
As resolved by Committee, the heads of terms for a S106 agreement have now been 
agreed with the applicant to ensure the provision of the affordable housing and Public 
Open Space financial Contribution. 
 
The proposed heads of terms are as follows – 
 


• Public Open Space financial contribution - £5381.50 (based on 1x4 bedroom 
property) to be paid prior to occupation of first dwelling; 
 


• Affordable Housing – 2 x affordable dwellings (2 bedroom property) discounted 
sale, to be sold at a maximum price of 4 times average working household income 
(maximum price of £120,000). The equivalent percentage of open market value set 
in perpetuity based on the open market valuation at the time. Local connection 
parish cascade –Braunton (preference Knowle) adjoining parishes, whole of North 
Devon (Not to occupy open market dwelling until the AH has been provided). 


 
The above heads of terms are in compliance with Local Plan Policies REC5 (Public Open 
Space) and HSG8 (Affordable Housing in Rural Areas). 
 
 
CONCLUSION  
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Planning Committee on the 10/01/2018  


The revised proposal including the provision of 2 affordable dwellings accords with the 
principles of Policy HSG8 of the adopted Local Plan despite being outside of the 
recognised development boundary. 
 
Paras 50 and 54 of the NPPF and the provisions of the National Planning Practice 
Guidance in relation to providing affordable dwellings in exception sites for local people, 
give weight to the Governments drive for the provision of affordable housing in such 
locations as this. 
 
As the application is in Outline form, with all matters reserved, further details will be 
required in relation to access, appearance, landscaping, layout and scale. Indicative 
details have ben provided in relation to access, and considerations of design, scale and 
landscaping have taken place as detailed above, based on the information so far 
provided. The general scale and density of this development is considered acceptable and 
could accord with Policy DVS1 of the Local Plan. 
 
South West Water has previously confirmed that connection to public water mains and 
public foul sewers would be permitted. Given the location of the site, and character of 
development, it is also considered that surface water can be adequately dealt with, without 
increasing flood risk elsewhere and subject to a detailed design of the surface water 
system, which can be conditioned. 
  
The location of the site is considered to be a sustainable one, well related to the built form 
of Knowle. The proposal would result in demonstrable community benefits due to the 
provision of affordable housing. There are also noted adverse impacts of the proposal due 
to highway concerns which need to be balanced.  Given the small amount of housing 
proposed, and the character of Whitestone Lane as described above, it is not considered 
that the development would result in an unacceptable impact on the functioning of the 
highway network.  The benefits of the proposal are finely balanced against the adverse 
impacts.  However, given the need for housing, and particular affordable housing in the 
area, it is considered that the proposal should be supported and the recommendation is 
therefore one of approval (subject to conditions and a signed S106 agreement relating to 
the affordable housing and POS contribution as detailed above). 
 
DETAILS OF RECOMMENDATION  
 
APPROVE subject to the following conditions and a signed S106 legal agreement in 
relation to 2 units of affordable housing and Public Open Space contribution £5381.50. 
 
(1) a)  In the case of any reserved matter application for approval must be made not 


later than the expiration of three years beginning with the date on which this 
permission is granted ; and 


 
b)  The development to which the permission relates must be begun not later than 


whichever is the later of the following dates: 
 


i) The expiration of three years from the date on which this permission is 
granted; or 


 
ii) (II) the expiration of two years from the final approval of the reserved 


matters or, in the case of approval on different dates, the final approval of 
the last such matter to be approved. 
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Planning Committee on the 10/01/2018  


 
Reason: 
The time limit condition is imposed in order to comply with the requirements of 
Section 92 of the Town and Country Planning Act 1990. 


 
(2) The development hereby permitted shall be carried out in accordance with the Plan 


’17-148-SK01a received on the 5th November 2017 ('the approved plans'). 
 


Reason: 
To confirm the drawings to which the consent relates and to ensure the development 
accords with the approved plans. 


 
(3) Approval of the details of the access, appearance, landscaping, layout and scale of 


the site (hereinafter called the ‘reserved matters’) shall be obtained from the Local 
Planning Authority in writing before any development is commenced and shall be 
carried out as approved. 


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


 
(4) The reserved matters shall indicate the siting, design and external appearance, 


including materials of construction of all walls, fences and other means of enclosure 
to be used in the development and shall be carried out as approved. 


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


 
(5) As part of the reserved matters application, scaled drawing(s) showing existing levels 


on the site and proposed finished floor levels of the dwellinghouse shall be submitted 
to and approved in writing by the Local Planning Authority. The development shall be 
undertaken in accordance with such drawings. 


 
Reason: 
To confirm the drawings to which the consent relates and to ensure the development 
accords with the approved plans. 


 
(6) No part of this development shall be occupied until the access, parking spaces, 


turning area and drainage have been provided and shall thereafter be retained for 
such purposes and once provided shall not be used for any purpose other than the 
parking of vehicles. 


 
Reason: 
To ensure there is an adequate provision of parking to serve the development and to 
ensure an adequate access is provided in the interests of highway safety. 


 
(7) Provision shall be made within the site for the disposal of surface water so that none 


drains onto the highway. 
 


Reason: 
In the interests of public safety and to prevent damage to the highway. 
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(8) No development shall take place until drainage plans and information on the disposal 


of surface water and foul sewage have been submitted to and approved in writing by 
the Local Planning Authority. The scheme shall be implemented in full in accordance 
with the approved details before the first dwelling is occupied and shall thereafter be 
retained and managed in accordance with the approved details. 


 
Reason 
In the interests of public safety and to prevent increased flood risk away from the 
site. 


 
(9) Notwithstanding the provisions of the Town and Country Planning (General 


Permitted Development) (Amendment) ( No.2) ( England) Order 2015 (or any 
revoking and re-enacting that Order), express planning permission shall be obtained 
for any development within classes A, B and E of Part 1 and class A and B of Part 2 
of Schedule Two of the Order. 


 
Reason: 
To protect the appearance and character of the development in the area. 


 
NOTES TO APPLICANT 
 
(1) This permission is the subject of a S106 Agreement and shall be read in conjunction 


with the terms of its restrictions, regulations or provisions. 
 
(2) For the purpose of interpreting the restrictions expressed in condition (9) of this 


consent, permitted development rights have been removed in respect of the following 
classes: 
Part I:  CLASS A The enlargement, improvement or other alteration of a dwelling-


house 
Part I:  CLASS B The enlargement of a dwelling-house consisting of an addition 


or alteration to its roof 
Part I:  CLASS E The provision within the curtilage of a dwelling-house of - 


a) any building or enclosure, swimming or other pool required for a 
purpose incidental to the enjoyment of the dwelling house as such, or 
the maintenance, improvement or other alteration of such a building or 
enclosure; or 


b) a container used for domestic heating purposes for the storage of oil or 
liquid petroleum gas 


Part II:  CLASS A The erection, construction, maintenance, improvement or 
alteration of a gate, fence, wall or other means of enclosure 


Part II:  CLASS B The formation, laying out and construction of a means of access 
to a highway which is not a trunk road or a classified road, where that 
access is required in connection with development permitted by any Class 
in this Schedule [other than by Class A of this Part] 


 
Further detailed information can be obtained from the Local Planning Authority, including a 
guide to householder development, and the Planning Portal at www.planningportal.gov.uk. 
 
(3) Circular 01/2006 defines the reserved matters as:- 


Layout - the way in which buildings, routes and open spaces are provided within the 
development and their relationship to buildings and spaces outside the development. 
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Scale - the height, width and length of each building proposed in relation to its 
surroundings 
Appearance - the aspects of a building or place which determine the visual 
impression it makes, excluding the external built form of the development. 
Access – this covers accessibility to and within the site for vehicles, cycles and 
pedestrians in terms of the positioning and treatment of access and circulation routes 
and how these fit into the surrounding access network. 
Landscaping - this is the treatment of private and public space to enhance or protect 
the site's amenity through hard and soft measures, for example, through planting of 
trees or hedges or screening by fences or walls. 


 
(4) The above consent requires the submission of further details to be approved either 


before works commence or at identified phases of construction. 
To discharge these requirements will mean further formal submissions to the 
Authority on the appropriate forms, which can be completed online via the planning 
Portal www.planningportal.gov.uk or downloaded from the Planning section of the 
North Devon Council website, www.northdevon.gov.uk. 


 
A fee may be required [dependent on the type of application] for each separate 
submission [if several or all the details are submitted together only one fee will be 
payable]. 


 
Further details on this process are available on the Planning section of the Council’s 
website or by contacting the Planning Unit at the Civic Centre, Barnstaple. 


 
(5) The plans that have been submitted are indicative only and do not form part of this 


approval. The reserved matters shall be subject to details of a design and layout that 
would be appropriate for the setting and scale of the site. 


 
In accordance with paragraphs 186 and 187 of the National Planning Policy 
Framework the Council has worked in a positive and pro-active way and has 
imposed planning conditions to enable the grant of planning permission. This has 
included the consideration of the siting and impact on the surrounding area and 
impact on amenity and the inclusion of conditions to ensure the development is 
carried out in accordance with approved details 


 
 
PREVIOUS REPORT 
 
PROPOSAL  
 
The application is an outline planning application for 3 dwellings (two affordable & one 
open market) with associated access. Indicative plans indicate that the site would be 
accessed via a new access to the north of the site, whilst the existing field access will be 
closed.  
 
The submitted indicative layout plans shows 3 plots all accessed via the new access in a 
row adjacent residential boundaries to the west and south.    
 
RECOMMENDATION  
 
APPROVAL 
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SITE AND SURROUNDINGS  
 
The site is on the edge of Knowle, and is located to the north east of the village and 
adjoins residential dwellings to the south and west. A mature hedge forms the southern 
boundary between the site and the dwelling ‘Hinds Close’, and hedge and mature tree 
planting forms the western boundary between the site and the dwellings ‘Greystokes’ and 
‘Hillpark’. 
 
These dwellings to the west are large detached two storey dwellings set in large 
curtilages, whilst the dwelling to the south is a detached chalet bungalow style dwelling 
again set in a large curtilage. Hillpark to the west is in particularly close proximity to the 
western boundary of the application site with a single storey building being directly 
adjacent the boundary and the main house being some 10m from the boundary with 
windows looking directly into the site. 
 
To the north of the site is Whitestone lane whilst further north and to the east is 
agricultural land, currently set to pasture. 
 
The site itself is 0.19Ha of agricultural land, with topography gently sloping from north to 
south. The existing field access is to the northwest of the site onto Whitestone Lane, 
which is a single lane unclassified road boarded by hedgebanks on both sides and lacking 
any pedestrian pavement or street light provision. 
 
REASON FOR REPORT TO MEMBERS  
 
The applicant is related to a member of staff of North Devon Council. 
 
POLICY CONTEXT 
 
Development Plan  
 
North Devon Local Plan 2006  
DVS1  Design 
DVS2  Landscaping 
DVS3  Amenity 
DVS6  Flooding and Water Quality 
DVS7  Sustainable Urban Drainage Systems 
ENV7  Agricultural Land 
ENV8  Biodiversity 
ENV11  Protected Species 
TRA1A  Promoting Sustainable Transport Choices 
TRA6  General Highway Considerations 
TRA8  Residential Parking 
HSG2  Development Boundaries 
HSG5  Residential Density 
HSG8  Affordable Housing in Rural Areas 
REC5  Public Open Space 
 
CONSULTEE RESPONSES 
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This application has been through three rounds of consultation following the amendment 
of the site outline to show an indicative access layout differing to that originally submitted 
and amendment of the scheme to provide two affordable dwellings. Unless indicated, the 
consultation responses below refer to the latter responses. 


 


Parish Council 


13/12/16 - Recommend refusal on the following grounds: 


 


• It is outside the development boundary, as set out in existing and emerging Local 
Plan 


• The site has inadequate drainage and is within flood zone 1 


• Still inadequate access to the highway including access to the A361 


• There is a brown field site (KNW1) available within the vicinity, which should be 
developed instead of the proposed green field. 


 


Highways Authority 


26/1/15 - I note the highway objection has not been addressed and, therefore, my 
recommendation remains on of refusal. 


 


The original recommendation is as follows: 


Object 


1) The road providing access to the site is, by reason of its inadequate width, 
horizontal alignment, junctions, condition and lack of footway provision, unsuitable to 
accommodate the increase in traffic likely to be generated. 


 


No response to latest round of consultation 


 


South West Water 


16/11/16 - No objection 


 


6/11/14 – There are public water mains and public foul sewers in the area to which 
connections would be permitted. Surface water would need to be dealt with independently 
and not connected to the public sewer. 


 


Environment Agency 


14/10/14 - As the site is within Flood zone 1, standing advice applies. There is no 
information on the method of foul drainage disposal and we recommend that you obtain 
confirmation of the proposed foul drainage system before the application is determined. 


 


 


 


 


Parks & Procurement Officer 


17/11/16 - I have revised the POS calculation based on the amended descriptions. At this 
stage I have calculated based on 1 x 3 bed open market unit. We do not seek POS 
contributions on the affordable dwellings. POS contribution required of - £4305.20 
 


Housing Enabling Officer 


11 of 46







Planning Committee on the 10/01/2018  


10/14 - I assume that this a site in the countryside to which HSG8 would apply. If so then it 
should be an affordable housing site only. However, NPPF allows some open market, but 
just enough to fund the affordable. So we would need to work out a viability assessment to 
see what level is required. 
  
We would seek from 3 units, 2 social rent and 1 intermediate.  
  
There is a need for affordable housing across North Devon, ultimately any affordable 
homes secured would have a local connection which would result in them being offered to 
people with a connection to North Devon if no-one with a more local connection to the 
parish or neighbouring parishes was found.  
 
8/11/16 - In the applicant’s VA it states that the units will be sold to an RP as a shared 
ownership unit – hence achieving they estimate £180k. If the applicant does the shared 
ownership himself – he would not get this amount upfront.  
 
I haven’t done a shared ownership before with a non-RP but I would be prepared to look 
at it with him if this is what he really wants to do. The open market value of the shared 
ownerships is shown at £189,000 at 70% of open market value – so open market value 
being £270,000. NDC policy states that the initial share they can buy is no more than 3 x 
household income (3 x £30,356 = £91,068) = 33% of OMV in this case – and then they 
would pay rent of no more than 2.75% on the unsold equity. 
 
I would not be prepared to do a discounted sale – the maximum end price we would allow 
on these at initial sale are £120,000. 
 


REPRESENTATIONS  
 
At the time of preparing this report, 4 letters of objection have been received to the latest 
round of consultation, 3 letters of objection have been received relating to the second 
round, following the receipt of 4 letters of objection to the original application (copies of all 
the letters have been made available prior to the Planning Committee meeting in 
accordance with agreed procedures). 
 
See attached list for representation names and addresses. 
 
Issues raised: 
 


• Site is outside of the development boundary 


• Whitestone Lane could not safely support the increase in traffic from the 
development 


• No pedestrian provision along Whitestone Lane or Church Hill Lane and there are 
difficult exit points onto the A361 on either side of the Knowle bend. 


• The site is a Greenfield site used for agricultural purposes. It will have an impact on 
the hedgerow which runs around the field. 


• Impact on views from neighbouring properties 


• Concerns regarding foul drainage 


• Other more suitable sites are allocated for Knowle. 
 
PLANNING HISTORY  
 


12 of 46







Planning Committee on the 10/01/2018  


There have been no previous planning applications submitted at this site. 
 
SUMMARY OF ISSUES  


• Principle of residential development  


• Highway matters 


• Drainage 


• Impact on Amenity 


• Landscaping 


• Design 


• Public Open Space Contribution 
 
PLANNING CONSIDERATIONS  
 
Principle of residential development 
 
The application is set outside, but adjacent, the development boundary of Knowle as 
illustrated within the adopted North Devon Local Plan and also the emerging Joint Local 
Plan.  
 
Such sites adjacent to a development boundary are to be considered in the context of 
Policy HSG8 (Affordable Housing in Rural Areas). This Policy permits affordable housing 
as an exception site to meet a local housing need in a rural area where: 
 


• The Site is within or immediately adjoining the main built up area of an identified 
village or rural settlement; 


• There is an established local housing need which cannot be met in any other way; 


• The number, type and size of dwellings proposed are the most suitable to meet the 
housing needs identified; 


• The siting, scale and design of the development respects the character of the 
settlement and surrounding countryside; and 


• Secure arrangements are made to ensure the affordable housing remains available 
to meet the needs of the community both initially and in the long term provided the 
need exists. 


 
The National Planning Policy Framework (NPPF) sets out that applications for planning 
permission must be determined in accordance with the Development Plan, unless material 
considerations indicate otherwise. 
 
The NPPF itself is such a material consideration. Paragraph 47 requires that local 
planning authorities should identify a supply of specific deliverable sites, sufficient to 
provide five years worth of housing against their housing requirements, with an additional 
appropriate buffer included, dependant on past delivery. 
 
Paragraph 14 of the NPPF states: 
‘At the heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development, which should be seen as golden thread running through both 
plan-making and decision-taking. For decision taking this means: 
 


• approving development proposals that accord with the development plan without 
delay, and 
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• where the development plan is absent, silent or relevant policies are out of date, 
granting permission unless: 
� any adverse impacts of so doing would significantly and demonstrably outweigh 


the benefits, when assessed against the policies in the framework taken as a 
whole; or 


� specific policies in the Framework indicate development should be restricted. 
 
The decision-taker is therefore required to identify, and then to balance, the benefits and 
adverse impacts of the proposal. 
 
The NPPF identifies three dimensions to sustainable development – economic, social and 
environmental. In terms of the economic dimension, the proposal would make a 
contribution to the short term creation of jobs at the construction stage. In terms of the 
social element, the application now makes provision for two units of affordable housing, of 
which there is a demonstrable need across North Devon. In terms of the environmental 
element, the site, whilst outside of the development boundary of Knowle, is directly 
adjacent. Landscape impact would be minimal, whilst the location is within walking 
distances of the services available within Knowle. 
 
The principle of housing on this site is already acceptable subject to the stated criteria set 
out within Policy HSG8 above. This is consistent with both Para 50 of the Framework, 
which comments that ‘to create sustainable, inclusive and mixed communities, Local 
Planning Authorities should set policies for meeting affordable housing on site where there 
is an identified need’, and Para 54, which refers to the use of exception sites to reflect 
local needs, particularly affordable housing.  Para 54 also recognises that the LPA should 
consider, subject to an up to date viability assessment, the provision of open market 
housing to facilitate the provision of significant additional affordable housing to meet local 
needs. 
 
The application was originally submitted on the basis of three open market dwellings. 
However, following negotiations, the submission of a viability appraisal, and independent 
scrutiny of this appraisal, the application has been amended to provide 2 affordable units 
and 1 open market unit. 
 
Whilst the development is outside of the designated development boundary, it is well-
related to Knowle in plan form. The sustainability of the location is not argued given the 
facilities available within Knowle, The provision of affordable dwellings also meets the 
objective of Policy HSG8 and results in mixed and balanced communities as required 
within the NPPF.  
 
This objective is further supported within a Ministerial Statement (28th November 2014) 
regarding the threshold for delivering affordable housing. The Statement makes it clear 
that changes in national planning policy will not apply to Rural Exception sites (such as 
this) which, subject to the local area demonstrating sufficient need, remain available to 
support the delivery of affordable homes for local people. 
 
The proposal is therefore considered to accord with Policy HSG8 given the provision of 
affordable dwellings and a facilitating open market dwelling, backed by a viability 
assessment. 
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If planning permission is forthcoming, secure arrangements (i.e. a S106 agreement) would 
need to be in place prior to the granting of planning permission in respect of the affordable 
dwellings. 
 
Highway Matters 
 
The Highway Authority had originally considered this application and raised objections to 
the scheme. They considered that the road providing access to the site is, by reason of its 
inadequate width, horizontal alignment, junctions, condition and lack of footway provision, 
unsuitable to accommodate the increase in traffic likely to be generated. 
 
The applicant has submitted a further plan showing an indicative layout of a revised 
access and access track which would provide visibility splays of 25m in both easterly and 
westerly directions, combined with new hedge planting to mitigate for the loss of hedge in 
creating the splays.  
 
The Highway Authority has not responded to the latest round of consultation. 
 
It is considered that the proposed visibility splays potentially could be used as a passing 
place on this single track lane which would be of benefit, and existing vehicle speeds 
appear to be low given the existing country lane character of the highway. 
 
In terms of pedestrian access to the centre of Knowle, pedestrians would need to travel 
some 100m along Whitestone Lane towards Churchill Lane. Whitestone lane is a single 
track unclassified road, with no footpath provision. However, this 100m section is straight, 
providing good forward visibility to both drivers and pedestrians. Churchill Lane is more 
residential in character, with residential dwellings featuring on both sides of the highway. 
Again this Lane lacks consistent footway provision, but the Lane is wide enough to safely 
accommodate vehicles and pedestrians. It is noted in this respect that the Highways 
Authorities concerns relate to Whitestone Lane as opposed to Churchill Lane. 
 
There are without doubt still concerns in relation to highway matters due to the character 
of Whitestone Lane although the proposal does relate to a small amount of dwellings. 
Therefore, the planning balance in relation to the benefits to the local community of the 
supply of two affordable dwellings needs to be weighed against any detrimental highway 
impacts. This is considered further below. 
 
Drainage 
 
Concerns have been raised with this site and the adequacy of the drainage system. The 
concerns relate to both surface water and sewerage related matters. 
 
This site is located in flood zone 1, and as such is not at risk of fluvial or tidal flooding. It is 
also not within a Critical Drainage Area. South West Water has confirmed that connection 
to public water mains and public foul sewers would be permitted. Given the location of the 
site, and character of development, it is also considered that surface water can be 
adequately dealt with, without increasing flood risk elsewhere and subject to a detailed 
design of the surface water system, which can be conditioned. 
 
Impact on Amenity 
 


15 of 46







Planning Committee on the 10/01/2018  


The impact of this proposal on existing residential development to the south and west of 
this site needs to be carefully considered. The property to the south, Hinds Close, is a 
chalet bungalow style property set lower than the site due to the sloping topography. 
Greystokes to the west of ‘Plot 1’ is located some 25m from the western boundary of the 
site and is screened by mature tree planting. Hill Park to the west of ‘Plot 3’ features a 
single storey building directly adjacent the boundary and the main house being some 10m 
from the boundary with windows overlooking the site. 
 
No indicative plans have been submitted indicating how the new properties would sit 
within their plots, although the supporting planning statement does refer to the dwellings 
being set back from the boundary with Hillpark to the west, and the design of the dwellings 
being ‘room in roof’ style properties. 
 
There are a number of mature trees along the western boundary, outside of the control of 
the applicant. The canopy of these trees currently overhang the application site, although 
providing the proposed dwellings are set to the east of the site, these should not create an 
amount of unacceptable overshadowing to the occupants of the new dwellings. 
 
Careful consideration will need to be given to the relationship with both Hillpark and Hinds 
Close, but this can be addressed at reserved matters stage. Given the overall size and 
location of the proposed plots, it is considered that any overlooking or overshadowing 
concerns can be mitigated with careful design, with sufficient outdoor amenity space for 
each dwelling, and the development can therefore accord with Policy DVS3 of the Local 
Plan. 
 
Landscaping 
 
A full hard and soft landscaping scheme will be required to ensure that the development is 
suitably assimilated into the locality and that amenities of occupants of existing and future 
properties are adequately protected. 
 
It is considered that subject to appropriate conditions this scheme can comply with Policy 
DVS2 of the Local Plan. 
 
Design 
 
The design of the proposed dwellings has yet to be finalised, but the planning statement 
states the intention of ‘room in roof’ style properties. Given the mixed style of dwellings in 
the nearby vicinity including bungalows, chalet bungalows, and large two storey dwellings, 
the principle of the indicated design is likely to be acceptable. 
 
The detailed design of this scheme would be considered at reserved matters stage but the 
general scale and density of this development is considered acceptable and could accord 
with Policy DVS1 of the Local Plan. 
 
Public Open Space Contribution 
 
The Project & Procurement Officer has identified 3 open space projects within the vicinity. 
 
DCLG have clarified that contribution requests that are for specific projects rather than 
generic infrastructure types are not 'tariff style contributions' and appropriate financial 
contributions can be sought via a S106 agreement. . The required Public Open Space 
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(POS) contribution is calculated on 1 x 3 bed open market unit as POS contributions are 
not required on the affordable dwellings. A POS contribution is therefore required of - 
£4305.20 
 
If planning permission is forthcoming, secure arrangements (i.e. a S106 agreement) would 
need to be in place prior to the granting of planning permission. 
 
The applicant has confirmed that they are happy to make this contribution providing it is 
spent specifically on a project within Knowle as opposed to the wider Braunton Parish, 
unless, the money is not spent within a set period it is then reallocated. 
 
CONCLUSION  
 
The revised proposal including the provision of 2 affordable dwellings accords with the 
principles of Policy HSG8 of the adopted Local Plan despite being outside of the 
recognised development boundary. 
 
Paras 50 and 54 of the NPPF and the provisions of the National Planning Practice 
Guidance in relation to providing affordable dwellings in exception sites for local people, 
give weight to the Governments drive for the provision of affordable housing in such 
locations as this. 
 
As the application is in Outline form, with all matters reserved, further details will be 
required in relation to access, appearance, landscaping, layout and scale. Indicative 
details have ben provided in relation to access, and considerations of design, scale and 
landscaping have taken place as detailed above, based on the information so far 
provided. The general scale and density of this development is considered acceptable and 
could accord with Policy DVS1 of the Local Plan. 
 
South West Water has confirmed that connection to public water mains and public foul 
sewers would be permitted. Given the location of the site, and character of development, it 
is also considered that surface water can be adequately dealt with, without increasing 
flood risk elsewhere and subject to a detailed design of the surface water system, which 
can be conditioned. 
  
The location of the site is considered to be a sustainable one, well related to the built form 
of Knowle. The proposal would result in demonstrable community benefits due to the 
provision of affordable housing. There are also noted adverse impacts of the proposal due 
to highway concerns which need to be balanced.  Given the small amount of housing 
proposed, and the character of Whitestone Lane as described above, it is not considered 
that the development would result in an unacceptable impact on the functioning of the 
highway network.  The benefits of the proposal are finely balanced against the adverse 
impacts.  However, given the need for housing, and particular affordable housing in the 
area, it is considered that the proposal should be supported and the recommendation is 
therefore one of approval (subject to conditions and a signed S106 agreement relating to 
the affordable housing and POS contribution). 
 
HUMAN RIGHTS ACT 1998  
 
The provisions of the Human Rights Act and principles contained in the Convention on 
Human Rights have been taken into account in reaching the recommendation contained in 
this report.  The articles/protocols identified below were considered of particular relevance: 
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• Article 8 – Right to Respect for Private and Family Life 


• THE FIRST PROTOCOL – Article 1: Protection of Property 
 
DETAILS OF RECOMMENDATION  
 
APPROVE subject to the following conditions and a signed S106 legal agreement in 
relation to 2 units of affordable housing and Public Open Space contribution of £4305.20. 
 
(1) a)  In the case of any reserved matter application for approval must be made not 


later than the expiration of three years beginning with the date on which this 
permission is granted ; and 


 
b)  The development to which the permission relates must be begun not later than 
 whichever is the later of the following dates: 


 
i) the expiration of three years from the date on which this permission is 


granted; or 
 
ii) (II) the expiration of two years from the final approval of the reserved 


matters or, in the case of approval on different dates, the final approval of 
the last such matter to be approved. 


 
Reason: 
The time limit condition is imposed in order to comply with the requirements of 
Section 92 of the Town and Country Planning Act 1990. 
 


(2) The development hereby permitted shall be carried out in accordance with the Plan 
‘NDC002’ received on the 16th September 2014 and the amended plan, number 
‘Plan1:Location Plan – Rev C received on 14th November 2016, ('the approved 
plans'). 
 
Reason: 
To confirm the drawings to which the consent relates and to ensure the development 
accords with the approved plans. 
 


(3) Approval of the details of the access, appearance, landscaping, layout and scale of 
the site (hereinafter called the ‘reserved matters’) shall be obtained from the Local 
Planning Authority in writing before any development is commenced and shall be 
carried out as approved. 
 
 
 
Reason: 
To ensure adequate information is available for the proper consideration of the 
detailed proposals. 
 


(4) The reserved matters shall indicate the siting, design and external appearance, 
including materials of construction of all walls, fences and other means of enclosure 
to be used in the development and shall be carried out as approved. 
 
Reason: 
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To ensure adequate information is available for the proper consideration of the 
detailed proposals. 
 


(5) As part of the reserved matters application, scaled drawing(s) showing existing levels 
on the site and proposed finished floor levels of the dwellinghouse shall be submitted 
to and approved in writing by the Local Planning Authority. The development shall be 
undertaken in accordance with such drawings. 
 
Reason: 
To confirm the drawings to which the consent relates and to ensure the development 
accords with the approved plans. 
 


(6) No part of this development shall be occupied until the access, parking spaces, 
turning area and drainage have been provided and shall thereafter be retained for 
such purposes and once provided shall not be used for any purpose other than the 
parking of vehicles. 
 
Reason: 
To ensure there is an adequate provision of parking to serve the development and to 
ensure an adequate access is provided in the interests of highway safety. 
 


(7) Provision shall be made within the site for the disposal of surface water so that none 
drains onto the highway. 
 
Reason: 
In the interests of public safety and to prevent damage to the highway. 
 


(8) No development shall take place until drainage plans and information on the disposal 
of surface water and foul sewage have been submitted to and approved in writing by 
the Local Planning Authority. The scheme shall be implemented in full in accordance 
with the approved details before the first dwelling is occupied and shall thereafter be 
retained and managed in accordance with the approved details. 
 
Reason 
In the interests of public safety and to prevent increased flood risk away from the 
site. 
 


(9) Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (Amendment) ( No.2) ( England) Order 2015 (or any 
revoking and re-enacting that Order), express planning permission shall be obtained 
for any development within classes A, B and E of Part 1 and class A and B of Part 2 
of Schedule Two of the Order. 
 
Reason: 
To protect the appearance and character of the development in the area. 
 


NOTES TO APPLICANT 
 
(1) This permission is the subject of a S106 Agreement and shall be read in conjunction 


with the terms of its restrictions, regulations or provisions. 
 


19 of 46







Planning Committee on the 10/01/2018  


(2) For the purpose of interpreting the restrictions expressed in condition (9) of this 
consent, permitted development rights have been removed in respect of the following 
classes: 
Part I:  CLASS A The enlargement, improvement or other alteration of a dwelling-


house 
Part I:  CLASS B The enlargement of a dwelling-house consisting of an addition 


or alteration to its roof 
Part I:  CLASS E The provision within the curtilage of a dwelling-house of - 


a) any building or enclosure, swimming or other pool 
required for a purpose incidental to the enjoyment of the 
dwelling house as such, or the maintenance, improvement 
or other alteration of such a building or enclosure; or 


b) a container used for domestic heating purposes for the 
storage of oil or liquid petroleum gas 


Part II:  CLASS A The erection, construction, maintenance, improvement or 
alteration of a gate, fence, wall or other means of enclosure 


Part II:  CLASS B The formation, laying out and construction of a means of access 
to a highway which is not a trunk road or a classified road, 
where that access is required in connection with development 
permitted by any Class in this Schedule [other than by Class A 
of this Part] 


 
Further detailed information can be obtained from the Local Planning Authority, 
including a guide to householder development, and the Planning Portal at 
www.planningportal.gov.uk. 


 
(3) Circular 01/2006 defines the reserved matters as:- 


Layout - the way in which buildings, routes and open spaces are provided within the 
development and their relationship to buildings and spaces outside the development. 
Scale - the height, width and length of each building proposed in relation to its 
surroundings 
Appearance - the aspects of a building or place which determine the visual 
impression it makes, excluding the external built form of the development. 
Access – this covers accessibility to and within the site for vehicles, cycles and 
pedestrians in terms of the positioning and treatment of access and circulation routes 
and how these fit into the surrounding access network. 
Landscaping - this is the treatment of private and public space to enhance or protect 
the site's amenity through hard and soft measures, for example, through planting of 
trees or hedges or screening by fences or walls. 


 
(4) The above consent requires the submission of further details to be approved either 


before works commence or at identified phases of construction. 
To discharge these requirements will mean further formal submissions to the 
Authority on the appropriate forms, which can be completed online via the planning 
Portal www.planningportal.gov.uk or downloaded from the Planning section of the 
North Devon Council website, www.northdevon.gov.uk. 


 
A fee may be required [dependent on the type of application] for each separate 
submission [if several or all the details are submitted together only one fee will be 
payable]. 
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Further details on this process are available on the Planning section of the Council’s 
website or by contacting the Planning Unit at the Civic Centre, Barnstaple. 


 
(5) The plans that have been submitted are indicative only and do not form part of this 


approval. The reserved matters shall be subject to details of a design and layout that 
would be appropriate for the setting and scale of the site. 
In accordance with paragraphs 186 and 187 of the National Planning Policy 
Framework the Council has worked in a positive and pro-active way and has 
imposed planning conditions to enable the grant of planning permission. This has 
included the consideration of the siting and impact on the surrounding area and 
impact on amenity and the inclusion of conditions to ensure the development is 
carried out in accordance with approved details 


 
 
INSERT(S) TO FOLLOW OVERLEAF 
1. OS Location Plan 
2. List of Representations Names and Addresses 
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Lynton House, Commercial Road,
Barnstaple, EX31 1EA


58133: Land off Whitestone Lane
Copy Supplied to:
Strategic Development &
Planning


Scale: 1:1250
Date: 16 December 2016
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Neighbour Representations List for Application No 58133


LETTER(S) OF OBJECTION15


MRS DANIEL 5 STEPSTONE LANE
KNOWLE


Date Received: 20-Oct-14


MR & MRS WILLMER HINDS CLOSE
STEPSTONE LANE


Date Received: 24-Nov-16


Date Received: 27-Nov-17


Date Received: 25-Oct-14


Date Received: 27-Jan-15


DR A SANDERSON HILL PARK HOUSE
CHURCH HILL LANE


Date Received: 02-Dec-16


Date Received: 27-Jan-15


MR & MRS WILD GREYSTOKES
CHURCH HILL LANE


Date Received: 22-Oct-14


MR & MRS WILLMER 3 STEPSTONE LANE
KNOWLE


Date Received: 24-Nov-16


KEVIN DODGE LUCERNE
STEPSTONE LANE


Date Received: 28-Nov-17


Date Received: 15-Apr-15


Date Received: 04-Feb-15


Date Received: 30-Nov-16


Date Received: 01-Nov-14


Date Received: 25-Nov-16


LETTER(S) OF COMMENT1


MR & MRS WILLMER HINDS CLOSE
STEPSTONE LANE


Date Received: 05-Jan-17
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2     
App. No.: 62547 Reg.    : 03/02/2017 Applicant: R GOLDING 
ESQ 
L. Bldg.  :  Expired: 31/03/2017 Agent     : MR S J BERRY 
Parish     : BISHOPS NYMPTON 
Case Officer : Miss T Blackmore 
 
Proposal: CONVERSION OF BUILDING TO FORM LOCAL NEEDS DWELLING 
(AMENDED DESCRIPTION) 
Location: THE RELAY STATION   BISHOPS NYMPTON SOUTH MOLTON EX36 3QU 
 
 
UPDATE 
 
Members will recall that it was resolved at the 10th May 2017, Planning Committee 
meeting that the application be  
 


DEFERRED pending the receipt of an amended scheme in relation to the design 
and provision of local needs housing and conditions to be delegated to the Chief 
Planning Officer in liaison with Ward Member(s) to include the submission of a 
signage scheme to discourage vehicles right turning on exiting the site. 


 
Design 
At the Planning Committee the applicant’s agent was of the view that the building could be 
converted as is. The applicant has now confirmed, that from liaising with a number of 
professional builders, the former repeater station building, at its existing roof height, would 
not be capable being converted into a two storey dwelling.  The height of the building 
needs to be raised in order to achieve the first floor accommodation proposed (2 
bedrooms and a bathroom).   
 
Amended plans have been received which raise the walls of the building by 0.3 metres 
and which replace the large flat roofed dormer with three pitched roof dormer windows.   
 
Members will need to decide whether the required extension of the building meets the 
interpretation of a ‘conversion’ as set out in Policy ENC5D ‘The building is of a permanent 
and substantial construction, is capable of conversion without major reconstruction, and its 
form, bulk and design are in keeping with its surroundings’ 
 
Policy DM27 of the emerging North Devon and Torridge Local Plan has now been tested 
several times at appeal and has been found to be sound. This application is considered 
contrary to criteria C, below: 
 
Policy DM27 states the conversion of rural buildings will be supported where: 
(a) Such conversion would not harm any intrinsic qualities and historic interest of the 


building 
(b) The proposal will have a positive impact on the immediate setting of the building 


and the wider rural character is protected 
(c) Development can be achieved without significant external alteration, 


extension or substantive rebuilding 
(d) Suitable highway access can be provided and the surrounding highway network 


can support the proposed use(s); and 
(e) Any nature conservation interest within the building or wider site is retained 
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In principle, it was considered that the revised plans to be an improved design to the 
original submission in that the large flat roof dormer has been removed bur does not 
consider the works to be a ‘conversion’. 
 
Occupancy 
The application was made on the basis of an open market dwelling. At the Planning 
Committee occupancy restrictions were discussed to align with Policy ECN5C (meets an 
identifies housing need in the local community). As requested by the Planning Committee, 
the applicant has provided evidence the he does satisfy the local connection criteria set 
out in Paragraph 7.23 of the North Devon (set out below) and therefore would be able to 
meet the ‘local needs’ restricted dwelling. The application description has been amended 
to a ‘Local Needs Dwelling’. 
 
Para 7.23 – Local Connection Criteria 
 


1. Existing residents who have lived in the locality for a continuous period of at least 
five years and are in need of a separate home (defined as those setting up a new 
household as a result of co-habitation, marriage, divorce or separation, or those 
that 
have, or are about to leave, tied accommodation on retirement) or whose present 
accommodation is substandard or unsuitable to their present circumstances 
because of their age, an impairment, medical conditions or to meet the needs of a 
growing family. 


2.  A person who has worked in the parish for a continuous period of at least five 
years, 
or 


3. Someone currently employed within the parish in an agricultural related activity, as 
a professional health care or social worker or as a primary teacher or; 


4. People who have moved away but have strong established and continuous link with 
the parish by reason of birth or family and still have a parent or guardian living 
there.  


 
If Members consider that the scheme adheres to policy ECN5, then a s106 agreement 
would be required. 
 
Signage 
A proposed signage scheme has been submitted which shows a ‘no right turn sign’ on 
land opposite of the site, to discourage vehicles turning right on exiting the site onto  the 
A361 North Devon Link Road.    The land is within private ownership, the applicant has 
confirmed he has the owner’s permission to erect the proposed sign in this proposed 
location.  The applicant has advised there is a pre existing ‘no entry’ sign to the right of the 
site entrance (facing the Tiverton direction) to discourage vehicles from entering the site 
from the Tiverton direction of the A361.  The ‘no entry’ sign is to encourage drivers to go 
down to the Bish Mill roundabout, to go around this roundabout and to travel back onto the 
A361 and enter the site from the left hand lane.  The applicant has advised the existing 
sign is small and he is willing to provide a large version of this site to discourage vehicles 
entering the site from the Tiverton direction.  
 
The Highway Authority have been formally consulted on the proposed signage scheme 
and provided the following response: 
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This issue has been investigated further and I can advise Devon County Council, 
as a Local Highway Authority, cannot consent or indicate any permission for these 
signs.  


 
If they are provided contrary to our advice then, even as private signs on private 
land, DCC are likely to seek their removal, particularly, for the regulatory type of 
sign being proposed on the private land opposite.  


 
Section 3, Chapter 1of the Traffic Signs Regulations and General Directions states: 


  
1/20 Authorities  should consider, requiring the removal of any object or device 
erected privately on land adjacent to their roads which has the apparent or express 
intention of guiding, warning or directing road users. In addition private 
advertisements should not resemble or incorporate prescribed traffic sigs or their 
symbols.  United Kington signs are crown copyright and may not be reproduced 
without permission.  In not circumstances will the Department permit the use of 
traffic signs on advertisements at road site locations.  When prescribed traffic sighs 
are used illegally action should be taking to secure their removal.   


 
The Highway Authority previous highway objections therefore still stand to this 
application. 


 
Reflecting the original officer recommendation, the recommendation remains one of 
REFUSAL as the design amendments do not result in sustainable development for 
the reasons set out below. 
 
REFUSE for the following reasons: 
 


 
(1) The works required to facilitate the residential re-use of the building extend beyond 


what can be reasonably considered as works of conversion and would result in an 
enlarged building with an obtrusive form of extension (three dormer windows) which 
would detract from the character and appearance of this simple rural building and 
would constitute an unsympathetic alteration and addition to this building in the open 
countryside.  In such circumstances the proposal is considered contrary to Policies 
DVS1 and ECN5 of the North Devon Local Plan 2006, Policy DM27 of the emerging 
North Devon and Torridge Local Plan and paragraph 64 of the National Planning 
Policy Framework. 


 
(2) The proposed development is likely to result in a material increase in the volume of 


traffic turning right into the site from the Class 1 Country Road, the A361 Link Road, 
at a point where there is no formal right turn lane, resulting in additional danger to all 
users of the road and interference with the free flow of traffic contrary to Policy TRA6 
of the North Devon Local Plan and Policy DM27 of the emerging North Devon and 
Torridge Local Plan. 


 
(3)  The proposed development is likely to result in an increase in the number of vehicles  


entering and leaving the site which is not served by acceleration and deceleration 
lanes, onto and from, the Class 1 Country Road, the A361 Link Road, with 
consequent risk of additional danger to all users of the road and interference with the 
free flow of traffic contrary to Policy TRA6 of the North Devon Local Plan and Policy 
DM27 of the emerging North Devon and Torridge Local Plan. 
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The previous support expressed for this scheme is however acknowledged. 
Members need to consider whether the benefits of providing a local needs dwelling 
outweigh the disbenefits of supporting a scheme that is not a ‘conversion’ but 
which involves works of extension along with the highway objections expressed 
above. 
 
 
 
 
PREVIOUS REPORT  
 
PROPOSAL  
 
This is a full planning application for the conversion of the former telephone repeater 
station to form a residential unit. 
 
The site area covers approximately 570 square metres. The footprint of the existing 
repeater station building has a floor area of 68 square metres.  There is a separate 
outbuilding on the site measuring 20 square metres which is proposed to be retained. 
 
The repeater station building is single storey and constructed from red brick with tiles to 
the roof, with the existing windows and door openings having been boarded up.  
 
The submitted plans show a two storey dwelling with 2 bedrooms and a bathroom to the 
first floor and a lounge, kitchen/dinning room and WC to the ground floor.  
 
The roof space is shown as a proposed first floor but this necessitates a large flat roofed 
dormer addition (12 metres in length) on the rear elevation in order to provide useable 
space.  The proposed dormer would be constructed from horizontal stained timber and 
includes three new window openings to serve this new build first floor element.  
 
The internal works include the partition wall to be removed and a new staircase installed.  
There would be new window and doors installed to the existing openings. There are 2 new 
window openings proposed to the northern elevation and a new window opening to the 
southern elevation. 
 
A parking area and turning space area is to be provided to the east and south of the site 
area.  
 
In the Design and Access statement that accompanies the application the agent has 
advised that the telephone repeater station use of this building ceased 15 years ago. 
 
 
 
RECOMMENDATION  
 
REFUSE 
 
SITE AND SURROUNDINGS  
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The site lies in the open countryside, approximately 2.5 miles to the north of Bishops 
Nympton and 3 miles to the east of South Molton. 
 
The southern boundary of the site runs parallel to the Class 1 Country Road; the A361 
North Devon Link Road. The site is accessed to the south, via a small tarmac drive which 
leads directly onto a formal layby area which forms part of the A361 Link Road.  
 
The site is surrounded by agricultural land to the north and west.  The southern boundary 
of the site consists of established trees and a hedge bank which forms part of the A361 
Link Road Wildlife Corridor.  
 
REASON FOR REPORT TO MEMBERS  
 
Councillor Ley has removed delegated powers for the following reason: 
 
‘To consider the highway response (bearing in mind its location) and whether or not the 
application complies with Paragraph 55 of the National Planning Policy Framework, 
Sustainable Development in rural areas’.  
 
POLICY CONTEXT 
 
North Devon Local Plan 2006 
DVS1 Design  
DVS2  Landscaping 
DVS3  Amenity Considerations 
DVS7  Sustainable Urban Drainage Systems 
ENV1  Development in the Countryside 
TRA1A  Promoting Sustainable Transport Choices 
TRA6  General Highway Considerations 
TRA8  Residential Parking 
HSG9  Permanent dwellings in the Countryside 
 
National Planning Framework 
49. Housing application should be considered in the context of the presumption in favour 


of sustainable development.  Relevant policies for the supply of housing should not be 
considered up to date if the Local Planning Authority cannot demonstrate a five-year 
supply of deliverable housing sites. 


 
55. To promote sustainable development in rural areas, housing should be located where 


it will enhance or maintain the vitality of rural communities.  For example, where there 
are groups of smaller settlements, development in one village may support services in 
a village nearby.  Local Planning Authorities should avoid new isolated home in the 
countryside unless there are special circumstances such as: 


 


• The essential need for a rural worker to live permanently at or near their place 
of work in the countryside; or 


• Where such development would represent the optimal viable use of a heritage 
asset or would be appropriate enabling development to secure the future or 
heritage assets; or  


• Where the development would re-sue redundant or disused buildings and lead 
to an enhancement to the immediate setting ;or 
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• The exceptional quality or innovative nature of the design of the dwelling. 
 
64. Permission should be refused for development of poor design that fails to take the 


opportunities available for improving the character and quality of an area and the way 
it functions.  


 
CONSULTEE RESPONSES 
 
Bishops Nympton Parish Council:  The Parish Council supports this application.  
The following points influenced this decision:  This is a very well constructed dwelling 
which will be easily converted.  The change of use from storage to a dwelling with more 
permanent occupation will stop the dumping of rubbish and other unpleasant activities. 
This in turn will improve and enhance this section of the A361.  As the site already has a 
building on it, there is no encroachment into the countryside.  It is situated next to a small 
light industrial estate plie some dwelling.  As there is already an established entrance onto 
the A361 there should be minimal increase in traffic on and off this busy road.  
 
Highway Authority: The Highway Authority raises the following objections to this 
application: 
 
1. The proposed development is likely to result in a material increase in the volume of 


traffic turning right into the site from the Class 1 Country Road, the A361 Link Road, 
at a point where there is no formal right turn lane, resulting in additional danger to all 
users of the road and interference with the free flow of traffic. 


 
2. The proposed development is likely to result in an increase in the number of vehicles 


entering and leaving the site which is not served by acceleration and deceleration 
lanes, onto and from, the Class 1 Country Road, the A361 Link Road, with 
consequent risk of additional danger to all users of the road and interference with the 
free flow of traffic. 


 
REPRESENTATIONS  
 
At the time of preparing this report 1 letter of support and 2 observational comments have 
been received relating to the application. The comments are summarised as follows: 
 
1. It would stop the frequent littering of this site 
2. There would be a visual improvement to the site and this part of the A361 Link Road 
3. Due to the shortage of housing supply it makes sense to use an existing redundant 


building, rather then a green field site 
 


Copies of all the letters have been made available prior to the Planning Committee 
meeting in accordance with agreed procedures. See attached list for representation 
names and addresses. 
 
PLANNING HISTORY  
 


Reference Proposal Decision Date 


NM 3554 Proposed Telephone Repeater Station and 
alteration to access 


Approved 13.02.73 
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SUMMARY OF ISSUES  
 
1. Principle of residential development 
2. Highway considerations 
 
PLANNING CONSIDERATIONS  
 
1. The principle of development 
 
This planning application should be considered under planning policies contained in the 
National Planning Policy Framework (NPPF) and the North Devon Local Plan.   
 
The site is outside of any recognised development boundary and for planning purposes is 
treated as being within the open countryside.  It is government policy that the countryside 
should be safeguarded for its own sake.  The guiding principle is that development should 
therefore only be permitted in the countryside where it is demonstrated that a rural 
location is required. This principle is also contained in saved policy ENV1. 
 
Residential development in the countryside if only acceptable in a limited range of 
circumstances, one of the few exceptions when new housing in the countryside may be 
justified is for accommodation required to enable a farm/forestry or other rural worker to 
live at or in the immediate vicinity of their place of work.  
 
Paragraph 55 of the NPPF seeks to avoid isolated homes in the countryside without 
special justification. The emphasis of policy is to promote sustainable development in rural 
areas by locating housing where it will enhance or maintain the vitality of rural 
communities.   
  
Paragraph 55 states that Local Planning Authorities should avoid new isolated in the 
countryside unless there are special circumstances such as: 
 
1. The essential need for a rural worker to live permanently at or near their place of 


work in the countryside 
2. Where such new development would represent the optimal viable use of a heritage 


asset or would be appropriate to enable development to secure the future heritage 
assets 


3. Where development would re-use redundant or disused building and lead to an 
enhancement to the immediate setting; or  


4. The exceptional quality or innovative natures of the design of the dwelling 
 
The proposal being put forward would not provide essential housing to accommodate a 
specific rural worker at or near their place of work in the countryside.  The proposal would 
not secure the future of a heritage asset.  The proposed design of the building being put 
forward (including the installation of a large flat roof dormer window) is not considered to 
be of exception quality or of an innovative nature, nor  would it lead to an enhancement of 
the immediate setting. The unacceptable design in fact results in a downgrading of the 
rural quality of the area. As such the proposal represents unacceptable non-essential 
development in the open countryside which does not meet any of the exception tests of 
policy.   
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The Emerging North Devon & Torridge Local Plan currently holds limited weight due to the 
Public Examination of the Local Plan having been suspended.  Within the emerging Local 
Plan Policy DM27 states: 
 
The conversion of rural buildings will be supported where: 
 
(a) Such conversion would not harm any intrinsic qualities and historic interest of the 


building 
(b) The proposal will have a positive impact on the immediate setting of the building and 


the wider rural character is protected 
(c) Development can be achieved without significant external alteration, extension or 


substantive rebuilding 
(d) Suitable highway access can be provided and the surrounding highway network can 


support the proposed use(s); and 
(e) Any nature conservation interest within the building or wider site is retained 
 
The proposal includes a substantial extension to the roof of the existing building to 
achieve the proposed first floor, there will be no qualitative improvements to the locality 
and there are strong highway objections (which will be explored in the next section) which 
determines that a suitable highway access cannot be provided.   
 
The proposal is therefore not policy compliant in respect of criteria b, c and d of Policy 
DM27 in the emerging Local Plan.  
 
2. Highways and Access 
 
Paragraph 32 of the Framework states that decisions should take account of the 
opportunities for sustainable transport; provide safe and suitable access for all people and 
improvements that may limit the impacts.  Applications should only be refused on transport 
grounds where the residual cumulative impacts of the development are severe.   
 
Policy TRA6 of the North Devon Local Plan is generally compliant with this and reiterates 
that permission should only be granted where safe access and egress is made for all 
forms of travel and where the functioning and safety of the road network or character of 
the surrounding area are not harmed.  
 
The Highway Authority are raising objections to this application, for the reasons that the 
proposed development is likely to result in a material increase in the volume of traffic 
turning right into the site from the Class 1 Country Road, the A361, at a point where there 
is no formal right turn lane, resulting in additional dangers to all users of the road and 
interference with the free flow of traffic.   Additionally, the site is not served by acceleration 
and deceleration lanes, to access onto and from, the Class 1 Country Road, the A361, 
which is likely to lead to the consequent risk of additional danger to all users of the road 
and interference with the free flow of traffic. 
 
The Class 1 Country Road, the A361 Link Road, is a strategic road into North Devon and 
Northern Cornwall, connecting the regions to the rest of Devon and the UK via the M5 
Motorway.  
 
A recent study by Devon Country Council concluded that accidents on the A361 tend to be 
severe due to dangerous overtaking when people get frustrated by delays to their journey.  
In respect to this application, the site is not served by a right hand turn lane or 
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acceleration and deceleration lanes, to access or exiting onto the A361 link road.   
Vehicles entering or exiting this site onto the A361 link road will be at a reduced speed 
then other road users of the A361 (average speed being 60 MPH) will need to effectively 
stop to allow a vehicle to turn into the site which given the traffic speeds is likely to result 
in accidents. Any impediment to the free flow of traffic results in driver frustration which in 
turn can lead to inappropriate and dangerous overtaking traffic which will effect the safety 
of all users of the public highway and the free flow of traffic on this primary route. 
 
This proposal is considered to cause a ‘severe’ impact to the highway safety of all users of 
the public highway, in respect of the tests within the NPPF. The proposal is contrary to 
policy TRA6. 
 
CONCLUSION  
 
On its planning merits, the proposal is contrary to Paragraph 55 of the NPPF in that the 
proposal would not meet any of the listed “special circumstances”.  Consideration must be 
given to all three mutually dependent dimensions of sustainability in the NPPF, namely the 
economic, social and environmental roles.  Any economic contribution would be 
outweighed by the harm caused as a result of the reliance on the private motor vehicle 
and the danger of the access onto the A361.  Whilst the proposal makes a small 
contribution to housing supply, the contribution from a net increase of one dwelling would 
be minimal, and would not outweigh the conclusion that the proposal would constitute an 
unsustainable form of development contrary to the sustainability aims of the NPPF.  
 
Highway concerns are a key issue in this application and the Highway Authority have 
recommended refusal of this application as the proposed development will result in a 
material increase in the volume of traffic and the site is not served by an adequate right 
hand turn lane or acceleration and deceleration lane and this will lead to additional danger 
to all users of the road. The assessment of impact is ‘severe’. These strong concerns 
regarding highway safety stand as reasons for refusal in their own right. 
 
HUMAN RIGHTS ACT 1998  
 
The provisions of the Human Rights Act and principles contained in the Convention on 
Human Rights have been taken into account in reaching the recommendation contained in 
this report.  The articles/protocols identified below were considered of particular relevance: 
 
 Article 8 – Right to Respect for Private and Family Life 
 THE FIRST PROTOCOL – Article 1: Protection of Property 
 
DETAILS OF RECOMMENDATION  
 
REFUSE for the following reasons: 
 
(3) The proposal constitutes isolated residential development in the open countryside, 


where the Local Planning Authority would only permit development which is 
necessary in the interests of agriculture or where special justification exists.  No 
justification has been submitted to prove there is a functional need for this 
accommodation at this site in the open countryside.  In such circumstance the 
proposal is considered contrary to Policies ENV1 and HSG9 of the North Devon 
Local Plan 2006 and in that this proposal is not an optimal use of a heritage asset or 
would lead to an enhancement to the immediate setting it is contrary to Paragraph 55 
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of the National Planning Policy Framework which states to Local Planning Authorities 
should avoid new isolated homes in the countryside unless there are special 
circumstances. 


 
(4) The introduction of the large flat roof dormer window to facilitate the residential use 


of the building would result in an obtrusive form of extension which would detract 
from the character and appearance of this simple rural building and would constitute 
an unsympathetic alteration and addition to the building in the open countryside.  In 
such circumstances the proposal is considered contrary to Policies DVS1 of the 
North Devon Local Plan 2006 and paragraph 64 of the National Planning Policy 
Framework. 


 
(5) The proposed development is likely to result in a material increase in the volume of 


traffic turning right into the site from the Class 1 Country Road, the A361 Link Road, 
at a point where there is no formal right turn lane, resulting in additional danger to all 
users of the road and interference with the free flow of traffic. 


 
 
(6) The proposed development is likely to result in an increase in the number of vehicles 


entering and leaving the site which is not served by acceleration and deceleration 
lanes, onto and from, the Class 1 Country Road, the A361 Link Road, with 
consequent risk of additional danger to all users of the road and interference with the 
free flow of traffic. 


 
 
INSERT(S) TO FOLLOW OVERLEAF 
1. OS Location Plan 
2. List of representations names and addresses 
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Neighbour Representations List for Application No 62547


LETTER(S) OF OBJECTION1


PAUL RICHTER HIGHER WAMPFORD FARMHOUSE
KINGS NYMPTON


Date Received: 09-Mar-17


LETTER(S) OF SUPPORT1


G NEWMAN WATERHOUSE COTTAGE
BISHOPS NYMPTON


Date Received: 08-Mar-17


LETTER(S) OF COMMENT1


RICHARD JENKINS SUNNYSIDE
NADDER LANE


Date Received: 09-Mar-17
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PART 2  NEW APPLICATIONS 


 


 
3     
App. No.: 64075 Reg.    : 09/11/2017 Applicant: MISS 
CAROLINE CHUGG 
L. Bldg.  :  Expired: 04/01/2018 Agent     : RGP ARCHITECTS LTD 
Parish     : BRAUNTON 
Case Officer : Miss J. Pine 
 
Proposal: PRIOR APPROVAL FOR CHANGE OF USE OF AGRICULTURAL 
BUILDINGS TO THREE DWELLINGHOUSES (CLASS Q(AB)) 
Location: PARK FARM LOWER PARK ROAD  BRAUNTON  EX32 2LQ 
 
PROPOSAL  
 
This is a submission to determine whether Prior Approval is required for the change of use 
of agricultural buildings to three dwellinghouses under Schedule 2, Part 3, Class Q of the 
Town and Country Planning (General Permitted Development) Order 2015 (as amended).  
 
 
RECOMMENDATION  
 
PRIOR APPROVAL NOT REQUIRED  
 
SITE AND SURROUNDINGS  
The proposal relates to a range of stone and slate buildings on the north side of Park 
Farm, which is located on the eastern outskirts of Braunton at the end of Lower Park 
Road. 
 
Immediately to the north east of the range of buildings is the original farmhouse, now in 
separate ownership. To the North West are residential properties on the south side of 
Lower Park Road. To the South of the site are two large working agricultural buildings.  
 
REASON FOR REPORT TO MEMBERS  
 
The applicant is a District Councillor.  
 
POLICY CONTEXT 
Prior Approval applications are determined in accordance with the Town and Country 
Planning (General Permitted Development) (England) Order 2015 [GPDO] and any 
relevant exception, limitation or condition therein. 
 
Consideration in terms of any other local or national policies is excluded. 
 
CONSULTEE RESPONSES 
 
Parish Council: Braunton Parish Council supports the observations as detailed in the 
representation received by the Local Planning Authority on 21 November 2017. 
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Environmental Health: I have reviewed this application in relation to Environmental 
Protection matters and comment as follows: 
 
1 Land Contamination 
I have reviewed the Phase 1: Contamination Assessment Report by Ruddlesden 
Geotechnical dated October 2014. The report concludes that the levels of contamination 
recorded in the investigation are not potentially harmful to human health given the 
proposed end use or to the water environment and no further action or specific remedial 
measures are required. 
 
Given the above, I recommend the following condition be imposed: 
 
- Contaminated Land Reactive Condition 
Should any contamination of soil or groundwater not previously identified be discovered 
during development of the site, the Local Planning Authority should be contacted 
immediately. Site activities within that sub-phase or part thereof, should be temporarily 
suspended until such time as a procedure for addressing such contamination, within that 
sub-phase or part thereof, is agreed upon with the Local Planning Authority or other 
regulating bodies. 
 
Reason: To ensure that any contamination existing and exposed during the development 
is identified and remediated. 
 
2 Foul Drainage 
I could not find details of proposals for dealing with foul drainage from the dwellings. The 
application form states that "existing services" will be used but does not state what the 
existing services are. 
  
I recommend the applicant be asked to confirm what their proposals are for dealing with 
foul discharges from the dwellings. If the intention is to add additional loadings to an 
existing private treatment system, I recommend the applicant be asked to provide an 
independent specialist assessment of the existing system with a view to establishing 
whether it will be suitable and sufficient in terms of coping with the additional loadings and 
meeting current regulatory requirements. Alterations to an existing private foul drainage 
system must comply with building regulations and the Environment Agency's General 
Binding Rules for small sewage disposal systems. 
 
REPRESENTATIONS  
 
At the time of preparing this report two letters of representation have been received 
relating to the application.  (Copies of all the letters have been made available prior to the 
Planning Committee meeting in accordance with agreed procedures). 
 
*See attached list for representation names and addresses. 
 
Main issues:  


- Address of the applicant on the application.  
- Omission of boundary lines on supplied plans.  
- Absence of mains sewerage and gas provision. 
- Potential for overlooking from new roof lights and lack of clarity in respect of arrow 


slit windows on north elevation.  


37 of 46







Planning Committee on the 10/01/2018  


- Use of the single storey building between barns 1 & 2 (not included in the 
application). 


- Ambiguity between footprint stated in form in relation to curtilage area.  
- Development should retain traditional appearance. 
- Ecological survey work required given know local bat foraging areas.  


 
 


PLANNING HISTORY  
 


Reference  Proposal Decision Date  


57516 Prior approval of proposed change of use of 
existing agricultural barns to form 3 dwellings 


Prior 
approval 
required 


11/09/14 


55913 Conversion of barn to agricultural worker 
dwelling 


Not 
Determined  


Disposed 
of 
11//11/14 


51785 Erection of agricultural building to house 
livestock 


Approved 17/05/14 


24117 Proposed demolition of existing cattle shed 
and erection of new 


Approved  02/09/97 


 
SUMMARY OF ISSUES  
 
Whether the proposal satisfies the prior approval requirements contained within Schedule 
2, Part 3, Class Q of the Town and Country Planning (General Permitted Development) 
Order 2015 (as amended) including associated Paragraph W within the aforementioned 
regulations, insofar as it relates to the change of use from an agricultural building to a 
dwelling(s) and includes the building operations necessary to convert the buildings. 
 
PLANNING CONSIDERATIONS  
 
The matters to be considered are set out sequentially within Class Q and these are 
considered as follows: 
 
Q.1 
 
a) Was the building in use on 20th March 2013, or when last in use prior to that 


date, as an agricultural building as part of an established agricultural unit? 
 
The buildings are not currently in use, however it is evident that their last use was for 
agricultural purposes as part of an established agricultural unit. This was established 
on the earlier application under Class MB which was not implemented and there has 
been no intervening use since the previous application was considered by the Local 
Planning Authority.  
 


b) Does the floor space exceed 450 sqm? 
 
The proposed floor area of the buildings to be converted is 420 sqm. 
 


c) Does this form part of a scheme resulting in more than three separate 
dwellings? 
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Three units are proposed.  
 


d) Is the site occupied under an agricultural tenancy? 
 
No 
 


e) Has the site been under an agricultural tenancy in the past 12 months? 
 
No 
 


f) Has any other development been undertaken using permitted development 
rights to erect agricultural buildings since 20th March 2013 on the established 
agricultural unit? 
 
No. 
 


g) Will the building result in any external dimensions being extended at any 
point? 
 
No. 
 


h) Together with any other conversions under Class Q, would the cumulative 
floor area exceed 450 sqm? 
 
There have been no other such conversions. The previous permission under the 
same set of regulations subject of 57516 was never implemented. 
 


i) Will the development consist of building operations other than; 
i. (aa) windows, doors, roofs or exteriors walls, or 


 (bb) water, drainage, electricity, gas or other services 
 
To the extent necessary for the building to function as a dwelling house 
and 
 


ii. Partial demolition to the extent reasonably necessary to carry out building 
operations allowed by (i)(i) above? 


 
The buildings are a collection of traditionally constructed Devon Barns using stone 
with brick quoins surrounding the window openings and a natural slate roof with 
timber roof structures beneath. There is no evidence to suggest that new structural 
elements will be required or that the building is not structurally strong enough to be 
converted in accordance with the permitted development rights, which is confirmed 
by the Structural Assessment supplied with the application.  
 


j) Is the site on Article 2 (3) land? 
 
No 
 


k) Does the site form part of:  
 


i. a site of special scientific interest 
ii. a safety hazard area 
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iii. a military explosives storage area 
 
None of these apply. 
 


l) Is the site, or does it contain, a scheduled monument? 
 
No. 
 


m) Is it a listed building? 
 


No. 
 


Q.2 
 
Is Prior Approval required for: 
 
a) Transport and highway impacts of the development? 


The proposed dwelling will utilise the existing agricultural access onto the Lower 
Park Road and will remain unaltered.  The existing access provides adequate 
visibility in both directions. No objections have been raised by Devon County Council 
Highways.  
 


b) Noise impacts of the development? 
It is not considered that there will be any material noise impacts from the proposed 
development and no objections have been raised from Environmental Protection 
have been raised in respect of noise.  
 


c) Contamination risks on the site? 
With regard to contamination risks on the site, the barns have been used for housing 
cattle and other agricultural uses in the past and are served by a concrete yard. The 
question of contamination risks has been considered by Environmental Health and a 
contamination report has been supplied with the application. The findings of the 
supplied report have been accepted by Environmental Health, who now suggest only 
a reactive condition, to cater for any event where a new contamination risk is 
identified within the process of development. Paragraph W allows for the imposition 
of appropriate conditions and as such subject to this condition and the findings of the 
contamination report, there are not considered to be any adverse contamination risk 
to future occupiers of the site. 
 


d) Flooding risks on the site? 
The site is within Flood Zone 1. There is no identified flood risk. 
 
 
 
 


e) Whether the location or siting of the building makes it Impractical or under 
desirable to change to a dwellinghouse? 
   
The potential for impact on functioning of the nearby farm or conversely the amenity 
of the future occupiers of the dwellings has been considered and there is no 
evidence which would lead to a conclusion that the two uses could not co-exist in 
reasonable operating circumstances.  
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In relation to issues raised by the occupiers of the neighbouring property, these 
relate to the siting of the building and its change of use to residential. In terms of 
potential for overlooking from the northern elevation of the building, the plans 
indicate that all rear boundary openings will contain obscure glazing. It is considered 
imperative that this is executed given the relationship with the private garden of Park 
Farmhouse to the rear therefore this has also been reinforced by a condition. The 
roof lights in the northern roof slope serve to light the proposed stairwells in barns 1 
and 2 therefore this would not present any overlooking concerns. 
 
There are no impractical or undesirable results from the provision of a dwelling on 
this site. 
  


f) The design or external appearance of the building? 
 
The external appearance of the building will remain similar to the existing utilising 
existing openings. These works do not exceed those reasonably required to effect 
the conversion. 


Representations 
In terms of the comments raised in the letters summaries above: 


- The LPA has no powers to make an applicant alter the address provided on a prior 
approval form and given the applicant owns Park Farm, albeit not the dwelling, 
there would be no legal mechanism to do this.  


- The boundary line shown on the site and location plans are extracted from OS data 
which is common practise for architectural practises. Whilst not showing the 
boundary lines with Park Farmhouse that clearly, the site is clearly outlined in red 
as the regulations require.  


- The absence of mains sewerage and gas is not a matter for prior approval. This 
was also raised by Environmental Health and the applicant has clarified a new 
septic tank system will be installed at the site, which would need to comply with 
Building Regulations.  


- Issues of overlooking are addressed in the considerations below.  
- The single storey barn is not included in the proposal, therefore any works to this 


building to bring it into domestic use will need to be subject of further full planning 
applications to the Local Planning Authority.  


- The footprint area of curtilage indicated on the plans has been checked and is 
accurate. There is no statutory requirement for the parking and access to be 
included within this area however the formation of the parking area, outside of the 
development area shown for curtilage will require a further grant of planning 
permission as it is a change of use of land for which no permitted development 
rights exist.  


- The proposed conversions would maintain the existing traditional appearance of 
the buildings.  


- In terms of the requirement to provide ecological survey work. The regulations do 
not explicitly require the consideration of protected species as a prior approval 
matter, therefore there is no powers under which the LPA can request survey work 
of the buildings. There are statutory obligations of the applicant to ensure protected 
species are appropriately considered before development begins, during 
construction and post construction through mitigation and enhancement. These 
obligations are re-iterated in the informative notes to the applicant.  


 
CONCLUSION  
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The National Planning Policy Framework (NPPF) has been considered insofar as it is 
relevant to the subject matter of the prior approval application as required in Paragraph W. 
The building is structurally able to be converted and the development is considered to fulfil 
the necessary objectives of Class Q (a) in terms of highways, flood risk, contamination 
risks and the practical siting of the building. 
 
The Authority’s Environmental Health Officer has considered noise impact and amenity 
impact and has no objections to permission being granted.  
 
It is therefore considered that the application should be approved. 
  
HUMAN RIGHTS ACT 1998  
 
The provisions of the Human Rights Act and principles contained in the Convention on 
Human Rights have been taken into account in reaching the recommendation contained in 
this report.  The articles/protocols identified below were considered of particular relevance: 
 
 Article 8 – Right to Respect for Private and Family Life 
 THE FIRST PROTOCOL – Article 1: Protection of Property 
 
DETAILS OF RECOMMENDATION 
 
APPROVE subject to the following conditions:  
 
(1) The development hereby approved must be completed within a period of 3 years 
starting from the date of the Prior Approval. 
 
Reason: 
The time limit is imposed by Q.2 (3) of Class Q, part 3 of Schedule 2 of the Town and 
Country Planning General (Permitted Development) Order 2015. 
 
(2) The development hereby permitted shall be carried out in accordance with the plans 
submitted as part of the application, number 14005/L2, 14005/P10, 14005/P11 received 
09/11/2017 (‘the approved plans’). 
 
Reason: 
To confirm the drawings to which the consent relates and to ensure the development 
accords with the approved plans. 
 
(3) Should any contamination of soil or groundwater not previously identified be 
discovered during development of the site, the Local Planning Authority should be 
contacted immediately. Site activities within that sub-phase or part thereof, should be 
temporarily suspended until such time as a procedure for addressing such contamination, 
within that sub-phase or part thereof, is agreed upon with the Local Planning Authority or 
other regulating bodies. 
 
Reason: 
To ensure that any contamination existing and exposed during the development is 
identified and remediated. 
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(4) All windows in the North elevation shall be obscure glazed which shall be maintained 
in 
perpetuity.  
 
Reason: 
In order to safeguard the residential amenity of the residents of Park Farmhouse. 
 
NOTES TO APPLICANT  
 
1. The applicant is advised that development is not permitted under Class Q (b) where 


it consists of building operations other than;  
i) The installation or replacement of; 


(aa) windows, doors, roofs, or exterior walls, or  
(bb) water, drainage, electricity, gas or other services, to the extent 
reasonably necessary for the building to function as a dwellinghouse; and  


ii) Partial demolition to the extent reasonably necessary to carry out building 
operations allowed by paragraph Q.1 (i)(i). 


 
2. The applicant is reminded of the provisions of the Wildlife and Countryside Act 


1981 and the E.C. Conservation [Natural Habitats] Regulations 1994. Please note 
all bats and their roosts are fully protected under the Wildlife and Countryside Act 
1981 (as amended by the Countryside and rights of Way Act 2000) and are further 
protected by under Regulation 39(1) of the Conservation (Natural Habitats &c.) 
Regulations 1994. Should any bats or evidence of bats be found prior to or during 
development, work must stop immediately and Natural England be contacted for 
further advice. This is a legal requirement under the Wildlife and Countryside Act 
1981 (as amended) and applies to whoever carries out the work. All contractors on 
site should be made aware of this requirement and given the relevant contact 
number of Natural England, which is via the Bat Conservation Trust on 0845 1300 
228. 


  
3.  The applicant is advised that a separate application for planning permission would 


be required to use any additional land surrounding the building (not marked as 
curtilage in the submission) as domestic garden.  


 
4.  The applicant is informed that no development under Schedule 2, Part 6, Class A 


or B (Agricultural Permitted Development) shall be carried out in the agricultural unit 
within a period of 10 years from any development under Class Q taking place. 


 
5.  This decision does not grant any other form of approval that may be required as 


part of any other regulations such as Building Regulations. 
 


6. The Environment Agency have advised that any non-mains foul drainage system 
associated with this development may require an Environmental Permit from the 
Environment Agency under the Environmental Permitting Regulations 2010, unless 
an exemption applies. The applicant is advised to contact the National Permitting 
Service on 03708 506 506 for further advice and to discuss the issues likely to be 
raised. You should be aware that the permit may not be granted. Additional 
'Environmental Permitting Guidance' can be accessed via our main website: 
https://www.gov.uk/permits-you-need-for-septic-tanks. 


 
INSERT(S) TO FOLLOW OVERLEAF 
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1. OS Location Plan 
2. List of representations names and addresses 
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Date Received: 21-Nov-17


SUE PROSPER ABBOTSFIELD SOUTH
EAST HILL
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NORTH DEVON COUNCIL 
 
Minutes of a meeting of the PLANNING COMMITTEE held at the Rugby Club, 
Barnstaple on Wednesday 13th December 2017 at 10.00 a.m. 
 
PRESENT: Members: 
 
  Councillor Ley (Chair) 
 
 Councillors Bonds, Chesters, Croft, Edmunds, Flynn, Fowler, 


Lane, Moore, Tucker, Webber, Wood, Worden and Yabsley. 
 
 Officers: 
 
 Lead Planning Officer (JW), Senior Planning Officers (S-J M-S 


and MB), Contracts Delivery Manager, Solicitor (DH) and Senior 
Corporate and Community Services Officer (BT). 


 
81 APOLOGIES FOR ABSENCE 
 
There were no apologies for absence received. 
 
82 MINUTES 
 
 RESOLVED that the minutes of the meeting held on 15th 


November 2017 (circulated previously) be approved as a correct 
record and signed by the Chairman. 


 
83 DECLARATIONS OF INTEREST 
 
The following declarations of interest was announced: 
 
Mr D. Hunter Planning application 63820: Prejudicial interest as the 


applicant was a close friend and colleague. 
 
84  63351: OUTLINE APPLICATION FOR THE ERECTION OF A 


NEW SWIMMING FACILITY IN AN EXTENSION TO THE 
EXISTING CENTRE, TO INCLUDE 25M SWIMMING POOL & 
LEARNER POOL, SPORTS HALL & ASSOCIATED 
FACILITIES; TOGETHER WITH EXTERNAL WORKS 
COMPRISING THE PROVISION OF A NEW FULL SIZE 3G 
ARTIFICIAL GRASS PLAYING PITCH, EXTENSION OF THE 
EXISTING CAR PARKING, RELOCATION OF HGV PARKING 
TO ACCOMMODATE THE NEW CAR PARKING, HARD & 
SOFT LANDSCAPING, TARKA TENNIS CENTRE, SEVEN 
BRETHREN BANK, BARNSTAPLE, EX31 2AS.  
 


The Committee considered a report by the Chief Planning Officer (circulated 
previously –now appended). 
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In response to a question, the Lead Planning Officer advised that a 
development brief for the whole of Seven Brethren would be prepared by the 
Planning Policy team, following the Local Plan inquiry in January 2018.  The 
Highways Authority would be engaged throughout the process. 
 
In response to questions, the Contracts Delivery Manager advised that 
lengthy consultation had taken place with the swimming clubs and surf life 
saving clubs regarding the proposed new swimming pool.  The existing pool 
was 25 metres in length and was used for competitions.  The new pool would 
be the same length and wider than the existing pool.  The provision of a 50 
metre pool would be unviable.  A 20 metre learner pool would also be 
provided.  As part of the application for funding to Sport England, an exercise 
had been undertaken to calculate sports provision for the new leisure centre 
based on existing usage and future demand.  Tenders would be required to 
provide a pool with a depth suitable for life saving.  Based on the current 
usage, the specification did not include the provision of squash courts.  Indoor 
bowling was also not included in the specification, as an assessment 
undertaken as part of the bidding process to Sport England identified an over 
provision for indoor bowling within the North Devon area.  There would be 
space available on the site to future proof the provision of leisure facilities. 
 
The Lead Planning Officer advised that the Committee that the internal layout 
and mix of leisure facilities on the site was a matter for the Parks, Leisure and 
Culture team.  
 
In response to a question, the Lead Planning Officer advised that a car 
parking study for Barnstaple had been commissioned and that the results 
would be fed into the proposed development brief for Seven Brethren.  She 
advised that no objections had been received in relation to future site 
allocation for the fair on Seven Brethren. 
 
In response to a question, the Contracts Delivery Manager advised that the 
use of the 3G sports pitch would not be restricted to one team and would be 
used primarily for football.  The pitch would be provided from funding 
allocated from the Football Foundation and section 106 contributions. The 
Football Association and Football Foundation have identified the Seven 
Brethren site as strategically important and it was eligible for their capital 
funding.   It was currently the only site eligible for Football Foundation capital 
funding in the area. Income generated from the 3G pitch would help to make 
the new sports facilities on Seven Brethren viable.  A 3G pitch shortfall had 
been identified within the North Devon Playing Pitch Strategy.  
 
The Committee requested that the development brief for Seven Brethren be 
produced as a matter of priority. 
 
In response to a question, the Senior Planning Officer (S-J M-S) advised that 
a movement strategy to ensure connectivity through the site would be 
required as a condition.  The provision of the access to the site was a 
reserved matter. 
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 RESOLVED (unanimous) that the application be APPROVED 
WITH CONDITIONS as recommended by the Chief Planning 
Officer. 


 
85 63820: REPLACEMENT OF SHED, 49 THE ROCK, 


BARNSTAPLE, EX31 1PN.  
 
The Assistant Solicitor declared a prejudicial interest in the above application 
and left the room during the consideration thereof. 
 
The Committee considered a report by the Chief Planning Officer (circulated 
previously –now appended). 
 
 RESOLVED (unanimous) that the application be APPROVED as 


recommended by the Chief Planning Officer. 
 
86 64114: PRIOR APPROVAL FOR PROPOSED CHANGE OF 


USE OF FIRST, SECOND AND THIRD FLOORS FROM 
B1(A)(OFFICES) TO CLASS C3 (DWELLING HOUSES (31 
NUMBER)), REGENT HOUSE, QUEEN STREET, 
BARNSTAPLE, EX32 8RR.  


 
The Committee considered a report by the Chief Planning Officer (circulated 
previously –now appended). 
 
The Senior Planning Officer (MB) advised that the Highways Authority and 
Environmental Health had re-iterated their comments made in relation to 
planning application 62862. 
 
Jonathan Coombs (agent) addressed the Committee. 
 
 RESOLVED (unanimous) that the application be APPROVED as 


recommended by the Chief Planning Officer. 
 
87 PLANNING APPLICATION CALL IN PROCEDURES 
 
The Lead Planning Officer provided an update regarding the planning 
application call in procedures.  An email providing an update by the Chief 
Planning Officer was tabled. 
 
The Lead Planning Officer advised: 
 


 An email had been sent out to all Councillors on 7th January 2016 
clarifying the call in arrangements together with a copy of the Planning 
call-in form. 


 The call-in procedures were subsequently informally presented and 
discussed by Members at the meeting of the Committee on 13th 
January 2016. 


 The operation of the call in procedure was informally discussed at a 
meeting of the Committee on 15th November 2017. 
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 Following discussion with the Development Management Team it had 
been agreed that communication to Members could be improved and 
that the present practice could be changed to provide for: 


a. The period for call in of any application be extended from 21 
days to 28 days.  This extension was unlikely to materially 
impact on performance and now provided a month from the 
validation of an application for Members to call-in any 
application in accordance with the procedures set out in the 
Constitution. 


b. On receipt of a duly made call-in, the first response would be for 
the Case Officer to contact the Councillor by telephone to clarify 
the call-in request.  This replaced reliance on e-mail which may 
not be picked up. 


c. The internal call-in form had been recently amended for reasons 
of clarity and transparency to make quite clear the response to 
the call-in, the reasons for the response and the communication 
of that advice to the relevant councillor. 


 Recent call-ins had been reviewed and no obvious instances of the 
deliberate misapplication of present procedures had been identified.  
The Development Management Team however had identified a 
number of instances of call-ins being made outside the 21 day limit and 
emails to Members seeking clarification of call-in requests not being 
picked up or answered. 


 It was acknowledged that communication between case officer and 
individual Councillors could have been improved in some instances. 


 It was acknowledged that procedures should be regularly reviewed and 
opportunities for improvement identified as communication can always 
be improved and any suggestions were welcomed. 


 
 
 
 
Chairman 
The meeting ended at 11.00 a.m. 
 
NOTE: These minutes will be confirmed as a correct record at the next 
meeting of the Committee. 








 Planning Committee - 10 January 2018 


 Report Index 


 
 PART 1 


 Parish App. No. Location Dec. Page 


 LANDKEY 62187 LAND ADJACENT TO WESTACOTT GRANGE  A106 2 
 WESTACOTT,  


 Total  1 







  


 
In the following order: 
 
Part 1) Deferred Applications 
 
Part 2) New Applications 
 
With respect to the undermentioned planning applications responses from bodies consulted 
thereon and representations received from the public thereon constitute background papers within 
the Local Government (Access to Information) Act 1985. 
 
ABBREVIATIONS USED THROUGHOUT THE TEXT: 
 
AGLV - Area of Great Landscape Value 


AONB - Area of Outstanding Natural Beauty 


ASAC - Area of Special Advertisement Control 


CA - Conservation Area 


CDA - Critical Drainage Area 


CPA - Coastal Preservation Area 


CPO - Chief Planning Officer 


DCC - Devon County Council 


EA - Environment Agency 


ES - Environmental Statement 


ENP - Exmoor National Park 


GPDO - General Permitted Development Order 


HC - Heritage Coast 


LPA - Local Planning Authority 


LB - Listed Building 


NDLP - North Devon Local Plan 


NPPF - National Planning Policy Framework 


PC - Parish Council 


PROW - Public Right of Way 


SSSI - Site of Special Scientific Interest 


TPO - Tree Preservation Order 


 


Schedule of Planning Applications for Consideration  
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PART 1  DEFERRED APPLICATIONS 
 


 


 


1      


App. No.: 62187 Reg.    : 01/12/2016 Applicant: MR GRAHAM FINCHAM 
L. Bldg.  :  Expired: 02/03/2017 Agent     : JILLINGS HEYNES PLANNING LTD 
Parish     : LANDKEY 
Case Officer : Ms. J. Watkins 
 
Proposal: OUTLINE APPLICATION FOR RESIDENTIAL DEVELOPMENT OF UP TO 149 
RESIDENTIAL UNITS INCLUDING VEHICULAR ACCESS, LANDSCAPING, OPEN SPACE, 
DRAINAGE, INFRASTRUCTURE & ALL ASSOCIATED DEVELOPMENT (SOME MATTERS 
RESERVED) (AMENDMENTS) 
Location: LAND ADJACENT TO WESTACOTT GRANGE   WESTACOTT BARNSTAPLE  


 
REPORT UPDATE 
 
The Planning Committee at their 10th May 2017 meeting resolved that the application be 
APPROVED subject to the completion of a section 106 agreement as recommended by 
the Chief Planning Officer subject to: 
 


(a) the drawings of the layout being indicative only and therefore condition 2 being 
amended to remove all appropriate plan and open space references; 
(b) conditions being included regarding phasing of delivery of the development; the 
section 106 Heads of Terms being amended regarding securing the MUGA 
contribution either on or off site; 
(d) the detailed wording of the conditions being delegated to the Chief Planning 
Officer 


 
On the 29th November 2017, Devon County Council as Education Authority advised: 
 


In view of recent emails I have been asked to provide a revised education response 
concerning Land adjacent to Westacott Grange, Westacott Barnstaple, (application 
no: 62187). 
  
With regard to the entire Westacott allocation of 950 dwellings, the education 
strategy as detailed in the emerging Local Plan is for a new primary school which will 
also include statutory early years provision.  A 1.7 hectare school site is required to 
provide an initial 210 place school, which can be expanded to 420 places at a later 
date as the wider development is built-out.  A school site has been allocated in the 
emerging Local Plan under policy BAR01 to serve Westacott. 


  
The following education contributions are therefore requested:- 


  
• Primary New Build Contributions of £4005 per dwelling 


  
• Primary Land Contribution of £1105 per dwelling  


  
• Early Years Contribution of £250 per dwelling 
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Secondary contributions are also requested to expand existing secondary provision 
within Barnstaple: 


  
• Secondary Extension Contribution of £3,639 per dwelling 


  
In addition as a major allocation, contributions are also sought for Special Education 
provision.  Approximately 1.5% of the new school population will require a specialist 
school place.  A development of 950 dwellings will produce an additional 238 primary 
pupils and 142 secondary pupils, of which 6 pupils will have a Special Educational 
Need (SEN).   The SEN contribution rate is £24,261 per pupil, therefore a total SEN 
contribution is sought for £145,566, which equates to £153 per dwelling. 
  
All dwellings with 2 or more bedrooms will be liable for the contributions detailed 
above. 
  
In addition to the contribution figures quoted above, the County Council would wish 
to recover legal costs incurred as a result of the preparation and completion of the 
Agreement.  Legal costs are not expected to exceed £500.00 where the agreement 
relates solely to the education contribution.  However, if the agreement involves 
other issues or if the matter becomes protracted, the legal costs are likely to be in 
excess of this sum. 
 


Members will recall that when they considered the report set out below that contributions 
towards Primary Education were not requested, neither was the SEN contribution.  
 
The Local Planning Authority have also received further representations from Barwood 
Land (the promoters of the remaining allocation) (this is available as a representation on 
the Council’s web site) that express concerns that this phase of the development is not 
making an equitable share of infrastructure contributions and would undermine the viability 
and deliverability of the wider allocation along with comments about the delivery of the 
access road and their desire that it be made available at the earliest possible opportunity 
to allow for onward connection into the remainder of BAR01. 
 
In respect of these two points, DCC as Highways Authority have reiterated that they have 
requested contributions towards the park and ride, the new junction and bus services and 
that this has been on a  pro-rata basis. They consider that the monies in total should be 
directed to the Junction to ensure its early delivery. The DCC as Education Authority, have 
now changed their stance and have requested contributions towards the education 
provision in BAR01. The developer (Progress Land) is agreeable to this. The minute of the 
Planning Committee does not allow for these monies to be collected and hence this report 
has been drafted to seek authorisation to include these sums in the s106.  
 
This application is meeting the needs of residents in terms of on site public open space, 
contributions are being made to built recreation, there will be on site ecological 
enhancement and there is an on site drainage solution and on that basis the application is 
still not considered to prejudice the delivery of BAR01 in that the development is providing 
direct infrastructure to meet the requirements of the future occupants. The Local Planning 
Authority has yet to see and agree a Masterplan for the remainder of BAR01. The only 
issue that remains an unknown is the employment allocation. This was dealt with within 
the report and is an issue that Members considered in the balance. The change to the 
s106 is seen as a positive and will secure additional contributions to infrastructure. The 
balance remains the same (as set out below). 
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In respect of the future connectivity into BAR01, the access is the secondary access into 
the site and the s106 requires its provision to the site boundary to allow for onward 
connection into the allocation as the secondary means of access. Conditions have also 
now been drafted in respect of phasing and an access strategy (see below). The issues 
raised by Barwood are considered dealt with as part of the agreement and by conditions, 
the final wording of which should be delegated to the Chief Planning Officer.  
 
RECOMMENDATION 
 
APPROVE subject to a s106 securing the Heads of Terms referred to in the original report 
as amended by the update report and with delegated authority being given to the Chief 
Planning Officer to finalise the wording and clauses to be included in the 106 and to apply 
the following draft conditions and such other conditions required to address issues within 
the report. 
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ORIGINAL REPORT  
 
PROPOSAL  
 
This planning application is made in outline with all matters reserved apart from access. 
The proposal will provide up to 149 dwellings (1, 2, 3 and 4 bedroom homes) and 
approximately 3.34 ha Open Space. The scheme illustrates a net density of 35 dwellings 
per hectare. Housing types have been arranged to reinforce the character of different 
areas within the proposed development: 
 


• Higher density housing on the lower more level part of the site, formed by short runs 
of terraces and two apartment blocks. 


• Mix of short terraces, semi-detached & detached properties in the central part of the 
site 


• Lower density detached housing at the top of the site following the contours and 
maintaining the views 


 
Dwellings are proposed as two storey, including apartment blocks with one storey 
garages. The Design and Access statement indicates that homes should be a maximum 
of 9.5m to the ridge-line and a minimum height of 8m to the ridge-line. 
 
The illustrative layout shows: 
 


• Creation of a hilltop park with views out across the valley 


• Woodland buffer along the western edge of the site 


• Gateway ‘Village Green’ space at the heart of the site 


• Existing play area enhanced 


• Attenuation areas at the lower part of the site to deal with surface water 


• Landscape break running up the centre of the site 


• Retention of existing trees and hedgerows where possible 


• Minimise cut and fill by careful siting of development along the contours 
 
Details relating to layout, appearance, scale and landscape will be determined at the 
reserved matters stage.  
 
The access is through the existing park and connects the site to Westacott Road. Plans 
have been submitted which show how the wider allocation could be accessed through the 
application site. 
 
The application is supported by: 
 


• Design and Access Statement Nov 2016 


• Planning Statement Nov 2016 


• Statement of Community Involvement Nov 2016 


• Ecological Impact Assessment October 2016 


• Landscape and Visual Appraisal Nov 2016 


• Tree Constraints Appraisal and Plan Jan 2016 


• Arboricultural Impact Assessment Report Nov 2016 


• Flood Risk Assessment and  Drainage Strategy November 2016 and February 2017 


• Transport Assessment Nov 2016 and  Addendum February 2017 
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• Residential Travel Plan Nov 2016 


• Construction Traffic Management Plan Framework Nov 2016 


• Highways Technical Note dated 20/04/17 (attached) 


• Desk Based Assessment Archaeology Report No 161001 


• Utility Statement Nov 2016 


• Ground Conditions Desk Study Nov 2016 


• Air Quality Assessment April 2017 


• Revised S106 Heads of Terms (attached) 


• Location Plan, drawing number 160208 L01 01 Rev A 


• Site Sections, drawing number 160208 SE01 01 


• Illustrative Site Layout, drawing nos.160208L0202 Rev I  


• Open Space, drawing no160208 SK011 Rev D  
 
RECOMMENDATION  
 
APPROVE subject to the completion of a s106 agreement 
 
SITE AND SURROUNDINGS  
 
The is on the eastern fringe of Barnstaple site to the north of the A361and adjoins the 
established Whiddon Valley residential area which includes local facilities and amenities, 
Orchard Vale community school and Whiddon Valley Industrial Estate. 
 
The site is currently laid to pasture and comprises 4 irregularly shaped fields totalling 7.85 
ha. The site is bounded on the western edge by Westacott Lane and a wooded valley and 
associated stream to the east and is enclosed by trees and hedgerows to the north and 
south. The site slopes towards the south west, being steeper in the middle and top of the 
site with the lower field being fairly level. Gradients vary between 1:20 and 1:5. A small 
stream flows along the eastern edge of the site. 
 
A number of listed residential properties sit to the north west, separated from the site by 
intervening land. Westacott Grange lies within the site and March End and 1 & 2 Trenance 
are to the north. To the west of the site and separated from it by Westacott Lane are Oak 
Tree Drive and Westacott Meadow. 
 
The site itself is split into three distinct areas separated by hedgerow and scrub. 
 
REASON FOR REPORT TO MEMBERS  
 
This is a contentious major application submitted in advance of the adoption of the North 
Devon and Torridge Local Plan and is a departure from the adopted North Devon Local 
Plan. Part of the site is owned by the NDC 
 
POLICY CONTEXT 
 
Development Plan  
North Devon Local Plan 2006  
STY3 Local Centres 
DVS1a Sustainable Development  
DVS1 Design  
DVS2 Landscaping  
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DVS3 Amenity Considerations  
DVS4 Public Health and Safety 
DVS6 Flooding and Water Quality  
DVS7 Sustainable Urban Drainage Systems  
ENV7 Agricultural Land  
ENV8  Biodiversity 
ENV11 Protected Species  
ENV14  Local Important Archaeological Sites 
ENV17  Listed Buildings 
HSG1  The Sequential Approach 
HSG2 Development Boundaries 
HSG6  Mixed Accommodation  
HSG7 Affordable housing in residential schemes 
REC5 Public Open Space  
COM4 Community Facilities 
TRA1A Promoting Sustainable Travel 
TRA6 General Highway Considerations  
TRA8 Residential Parking  
ECN15 Renewable energy 
 
North Devon and Torridge Local Plan 
 
The Vision for the Westacott Strategic Extension 
A strategic extension on the south-eastern edge of Barnstaple will contribute to the town’s 
economic growth and future prosperity. It will deliver a new community and gateway to the 
town with a distinctive sense of place and quality of life, incorporating a network of green 
infrastructure that enhances and connects existing biodiversity assets across the site and 
enhances ecosystem services. The development will be of high quality and sustainable 
design through its construction and future occupation, facilitating reductions in carbon 
emissions as well as delivering new opportunities for sustainable travel within and around 
Barnstaple. A neighbourhood hub will provide a focus for the new community, 
incorporating primary education and community facilities complementing facilities available 
elsewhere in the town. 
 
Policy BAR01: Westacott Strategic Extension 


 
(1) Land at Westacott, (about 65 hectares) as identified on Policies Map 1, is allocated 


for a comprehensive, sustainable, high quality, mixed use development that includes: 
 


(a) approximately 950 dwellings, the size and tenure of which will be reflective of 
local needs; 


(b) approximately 5 hectares of land for economic development; 
(c) a neighbourhood hub to include an additional 420 place primary school 


including early years and youth provision for the town, community hall, formal 
and informal open space and recreation and sports facilities; 


(d) a new park and change facility close to the A361 junction to facilitate 
opportunities to use public transport links between Landkey and Barnstaple; 
and 


(e) provision within the site for physical infrastructure, community facilities, and 
green infrastructure required by the development. 
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(2) This strategic extension will be developed in accordance with a comprehensive 
master plan to deliver the following site specific development principles: 
(a) create a distinctive, safe, sustainable, high quality urban extension and new 


neighbourhood for Barnstaple; 
(b) establish a new gateway into Barnstaple and create an appropriate boundary 


between the development and the adjoining countryside; 
(c) provide new business and employment opportunities with good access to the 


A361; 
(d) safeguard the historic setting of the listed buildings at Acland Barton, Westacott 


House and Thornfield Barn; 
(e) provide a neighbourhood hub that forms a focus to meet the community’s 


needs and offers complementary services and facilities rather than replacing 
those available elsewhere in the town centre; 


(f) enhance and make connections to the existing network of local and strategic 
green infrastructure through and around the site, including the protection and 
enhancement of Acland Wood county wildlife site and provision of new 
footpaths, cycleways, public open spaces, wildlife corridors and sport and 
recreation facilities; 


(g) provide a mix of house types, tenures and sizes of open market and affordable 
homes contributing towards the identified local needs; and 


(h) provide a sustainable water strategy that reduces water usage, manages 
surface water runoff through water storage and sustainable drainage systems 
in combination with tree planting to reduce the risk of flooding along the Coney 
Gut and elsewhere in Barnstaple. 


 
(3) The transport and connectivity strategy for this strategic site will: 
 


(a) provide improvements at the Landkey junction on the A361 to deliver the 
primary vehicular access to the development and provide a new vehicular link 
between the development and Westacott Road; 


(b) provide a new park and change facility close to the Landkey junction and 
improve public transport links between Landkey, Whiddon Valley and the town 
centre; and 


(c) establish a permeable and connected network of footpaths and cycleways 
across the site that facilitates connections for pedestrians and cyclists between 
the proposed development, Landkey and Whiddon Valley and the Tarka Trail, 
to improve opportunities for sustainable travel choices within and around 
Barnstaple to reduce reliance on the private motor car. 


 
10.16 Development of a strategic extension to the east of the town will be undertaken 


comprehensively. In addition to about 950 dwellings comprising a mix of house 
types including a proportion of affordable housing in accordance with Policy ST18: 
Affordable Housing on Development Sites, development of the site will provide 
approximately 5 hectares of land for economic development, a new neighbourhood 
hub to address the needs of the town including a new 420 place primary school, 
additional early years and youth provision, and additional sport and leisure facilities. 
A new 210 place primary school will be delivered within the neighbourhood hub 
during the early phases of construction with land for its future expansion. The land 
for economic development should be delivered as serviced employment land in the 
early phases of the development within a high quality business park. 
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10.17 The principal vehicular access to the site will be through an improvement to the 
existing Landkey junction on the A361, which will provide an active and attractive 
gateway to the development and the town. Land adjacent to the A361 should be 
safeguarded for any future improvements in accordance with Policy ST10 (1): 
Transport Strategy. The Council considers the new junction should be in the form of 
a roundabout although alternative solutions may be considered acceptable where 
highway safety and the operational effectiveness of the strategic road network can 
be clearly demonstrated. A new road through the site will link to Westacott Road, 
which will provide improved links between Whiddon Valley and the North Devon 
Link Road (A361), helping to alleviate congestion at the Rose Lane (Tesco) 
roundabout. At least one of the alternative routes shown on Policies Map 1 will be 
delivered. The new road should be well designed and sympathetic to the 
surrounding area with appropriate landscaping and planting to help screen the new 
route from surrounding residential properties and contribute toward the green 
infrastructure network. If the secondary access is delivered through the existing 
industrial units on Castle Park Road, then the development will be required to 
relocate the current occupier (or future successor) within the area of land proposed 
for economic development together with the provision of additional car parking to 
serve the remaining units on the existing industrial estate as part of a 
comprehensive traffic management plan. It will also facilitate a new route for buses 
between Landkey and Whiddon Valley, without them having to retrace their route, 
as well as provision of a park and change facility close to the A361 junction to 
provide use of enhanced public transport links into Barnstaple town centre. The 
siting and design of the park and change facility must not prejudice an active and 
attractive gateway to the site and town. A permeable network of streets, footpaths 
and cycleways through the development will improve connectivity for pedestrians 
and cyclists to the existing rights of way network. It will contribute to an enhanced 
cross-town cycle route across Barnstaple (Policy AR20b) and a footpath around the 
eastern side of Barnstaple connecting Westacott with the hospital (BAR20c). 


 
10.18 As a new gateway to the town, the development should be designed to complement 


its landscape setting and provide a transitional boundary between the development 
and adjacent countryside that reflects the local landscape character. The existing 
planting along the southern boundary should be retained and enhanced to screen 
the development from the A361 as well as contributing to the green infrastructure 
network including the protection and enhancement of Acland Wood County Wildlife 
Site. Public open space and sports and recreation facilities should be located 
towards the eastern end of the development, apart from any new play area to 
replace that lost by the new road link through to Westacott Road. If a replacement 
play area is needed then it should be provided as close as possible to the existing 
play area to serve the residents of Whiddon Valley and be delivered prior to the 
loss of the existing park if required to provide the new road link. 


 
10.19 Provision of ecosystem services across the site should be enhanced by extending 


woodland coverage adjoining Coney Gut and reducing rates of surface water 
runoff. The site is within a critical drainage area because land on this side of town is 
at risk of flooding. Development of the Westacott strategic extension will be 
required to incorporate a comprehensive sustainable drainage scheme that reduces 
the rate of surface water runoff entering the Coney Gut and does not increase flood 
risk in Newport in accordance with Policy ST03: Adapting to Climate Change and 
Strengthening Resilience. The sustainable drainage scheme should incorporate 
water storage areas across the site, which can be integrated with the provision of 
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new green infrastructure creating linkages with existing biodiversity networks in the 
area. 


 
10.20 The setting of historic assets at Acland Barton, Westacott House and Thornfield 


Barn will be protected under Policy ST15: Conserving Heritage Assets. 
 
The development management and other relevant policies of the NDTLP have not been 
listed as they have limited weight. 
 
CONSULTEE RESPONSES 
 
The application has been the subject of two rounds of public consultation and 
advertisement. 
 
Landkey Parish Council: RECOMMENDED REFUSAL (8/03/17 and 6/01/17) 
 


• The Tesco roundabout was currently at overcapacity and the proposal would 
exacerbate this problem. The volume of traffic on this roundabout has increased 
considerably over the years. 


• The loss of the playing field to the detriment of the existing residents. 


• It was considered that this piecemeal proposal was inappropriate and premature for 
an area scheduled for large development and that a strategic master plan was 
required that included all services, accesses and open space provision etc. 


 
Barnstaple Town Council: RECOMMENDS: Refusal.  
 
The development is over-intensive. The pressure of additional traffic volumes and flows is 
unacceptable. The proposed new public space is not commensurate with the space lost to 
Barnstaple, particularly to the Whiddon Valley area. The proposed public space is 
relatively inaccessible compared with the current provision which is available to existing 
residents of Whiddon Valley. There is no need for a popular public open space to be lost 
or relocated to provide an access road, as the road can be provided elsewhere. Any 
revised application should address these points, and should provide for an access road 
from the Landkey junction and not from Westacott Road. 
 
Barnstaple Town Council: RECOMMENDS: Refusal.  
 
None of the Town Council's previous comments on the original application are addressed 
in any meaningful way by the amended application. The developer must address the 
highway infrastructure more fundamentally, in order to prevent the proposed development 
from overwhelming local highways. The Town Council does not accept, from local 
observations, that the highway capacity is capable of accommodating the additional traffic 
flows, for example at the Tesco and Tawstock roundabouts. If Devon County Council as 
highway authority is minded not to object, then the Landkey roundabout plans should be 
re-visited. 
 
Please also note the Town Council's following comments (see out above) on the original 
application, which still stand in relation to this amended application. 
 
The Chairman advised that he would attend the appropriate meeting of the District Council 
Planning Committee to speak in support of the Town Council's comments 
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DCC: Local education provision (including early years) 
 
This development of 149 dwellings forms part of the larger Westacott allocation for 950 
dwellings. 149 dwellings can expect to provide an additional 37 primary pupils and 22 
secondary pupils. Whilst the strategy to mitigate the Westacott development is for new 
primary provision, there is currently existing primary capacity within 1.5 miles of this 
development site to accommodate the additional 37 pupils from this specific application. 
Therefore, Devon County Council do not need to request primary contributions. 
Secondary provision is at capacity due to the high number of planning approvals across 
the Barnstaple area. Devon County Council therefore need to request secondary 
contributions to mitigate the impact of this development. This will be at the expansion 
rate of £3,288 per family type dwelling. 
 
DCC: Waste Planning 
 
It is noted that the issue of waste management is recognised in the planning application 
(through paragraph 2.6.3 of the Construction Traffic Management Plan and section 4.16 of 
the Design and Access Statement), although the Planning Statement incorrectly refers to 
the 2006 Waste Local Plan rather than the Devon Waste Plan of December 2014 that has 
replaced it. The proposals in the application for the management of waste from the 
construction and operational phases are limited, and lack any quantification of the likely 
waste that would be generated or specific proposals for its sustainable management. 
However, it is recognised that the application is submitted in outline form and includes 
suggestions for addressing the submission of more detailed information at a later stage. It 
is therefore recommended that any planning permission be subject to a suitable condition. 
 
DCC: Surface water flooding 
 
It is not that the proposed storage volumes and rates of discharge are in accordance to 
the Barnstaple East Critical Drainage Area designation. However the proposed surface 
water management strategy proposes extensive use of below ground attenuation storage 
systems. These underground systems cannot be considered as truly sustainable means of 
drainage because they do not provide the required water quality, public amenity and 
biodiversity benefits, which are some of the underpinning principles of Suds.  
 
Consequently, above-ground Suds components should be utilised unless the applicant 
can robustly demonstrate that they are not feasible; in almost all cases, above- and below-
ground components can be used in combination where development area is limited. The 
applicant should also note that in accordance with the Suds Management Train, surface 
water should be managed at source in the first instance. The applicant will therefore be 
required to explore the use of a variety of above-ground source control components 
across the whole site to avoid managing all of the surface water from the proposed 
development at one concentrated point (e.g. a single attenuation pond). Examples of 
these source control components could include permeable paving (which could be under 
drained), formalised tree pits or other bio retention features such as rain gardens, as well 
as green roofs, swales and filter drains. 
 
The submitted Micro Drainage outputs also indicate that flooding will occur onsite for the 
100 year + 40% event; however no details of how this flood water will be contained onsite. 
The applicant must demonstrate that the flood water resulting from this event is safely 
managed onsite and not discharged offsite unattenuated. The applicant must submit 
details of outline exceedance pathways and overland flow routes across the site in the 


Page 11 of 96







Planning Committee on the 10/01/2018  


event of rainfall in excess of the design standard of the surface water drainage 
management system. 
 
The applicant must submit information regarding the adoption and maintenance of the 
proposed surface water drainage management system in order to demonstrate that all 
components will remain fully operational throughout the lifetime of the development. 
 
At this stage, we object to this planning application because we believe it does not 
satisfactorily conform to saved Policy DVS6, relating to flooding and water quality, and 
saved Policy DVS7, relating to sustainable drainage systems, of North Devon Council's 
Local Plan (1995-2011). The applicant will therefore be required to submit additional 
information in order to demonstrate that all aspects of the proposed surface water 
drainage management system have been considered. 
 
DCC: Surface water flooding  
 
Further to the submission of an amended Flood Risk Assessment (Reference: 
R/C161076/001.07, Rev: 7, dated 15/02/2017), this document has addressed our 
concerns raised within our letter dated 21/12/2016. At this stage, we have no in-principle 
objections to the above planning application, from a surface water drainage perspective, 
assuming that pre-commencement planning conditions are imposed on any approved 
permission. 
 
DCC: Health and wellbeing 
 
The following comments are provided on behalf of NHS England and NHS Northern, 
Eastern and Western Devon Clinical Commissioning Group (CCG). A review of all 
practices and associated premises in Barnstaple is currently underway. There are 
currently 5 practices in Barnstaple. All except one (Boutport Street) are 10-20% 
undersized. Boutport Street is oversized but the actual premises are not fit for purpose. 
Once, the review is complete we will be identifying where we would look to increase the 
physical capacity to provide clinical services. 
 
Further development of housing in the town will increase the pressure on an already busy 
and undersized building. As such, this development is required to contribute towards 
enhancing capacity at the surgery to accommodate the additional patients generated by 
this development. The additional capacity will be provided through an additional 
consultation room and additional treatment room at the surgery. 
 
NHS England applies an evidence based methodology for calculating development impact 
in terms of GP practices and has been benchmarked against other authorities. They are 
based on a health provision standard of 500 sq. m per 6,000 people. Average household 
size and the capital cost of £2,000 per sq. m have been used to generate a cost per 
dwelling as set out in the table below: 
 
The application form accompanying this proposal states the dwelling sizes are unknown at 
this stage. As such, the average (£395.55) has been used to calculate the contribution 
requested. This can be updated at a later date once more detail is available. 
Based on the methodology presented above, we request £58,937 towards the 
expansion of the existing medical centre provision in the town to accommodate the 
additional patients that will be generated from this development. This sum is requested on 
behalf of NHS England 
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DCC Highways 
 
Recommend Refusal: A Transport Assessment (TA) has been submitted, but this does not 
contain enough information for adequate assessment of the highway impacts to be 
considered against the rest of paragraph 32 and section 4 of the NPPF. No scoping of the 
requirements for the TA was carried out by the applicant with the Highway Authority. 
Therefore the following points need to be addressed by submitting further information 
before a recommendation can be made regarding this application. 
Transport Assessment is inadequate. Access road design is inadequate. 
 
DCC Highways (Further response) 
 
Devon County Council, as Highway Authority, recommends no objection to the 
application subject to the imposition of planning conditions and obligations set out in set 
out in Appendices I and II of the report (attached to this agenda report). 
 
Housing Enabling 
 
As an allocated urban extension to Barnstaple (BAR01) we can refer to ST18 of the 
emerging Local Plan and so 30% affordable housing is policy-compliant. They mention 
that housing type and tenure mix will be confirmed at Reserved Matters but on their 
application form they state 33 social rent and 12 intermediate. Tenure will need to be 
agreed at this point in time – namely 75% social rent and 25% intermediate. This would 
equate to 34 social rent and 11 intermediate on the current numbers 
 
Parks 
 
Firstly I attach 3 POS calculations: 
1. Full calculation based on the accommodation schedule provided on the Illustrative 


plan -£498.096.88 
2. OM calculation deducting 30% affordable from the accommodation schedule 


£363,265.86 
3. Calculation based on 1 x bedspace - £733.80 per bedspace 
 
In terms of the existing play area and open space owned by NDC this area measures 2.5 
acres (10,117 sq. m) in size. The loss of this area as a result of the proposed site access 
would need to be re-provided on a like for like basis to be policy compliant. The 
application also generates a further requirement as per the attached calculations. This 
would need to be over and above the existing 10,117 sq. m.  
 
As far as site layout is concerned, is the recreation ground at the entrance to the site to 
provide equipped play. We would need to ensure suitable buffer between the recreation 
ground and sports pitch to that of the main road to ensure child safety near to the main 
highway. I note the provision of a sports pitch, if this were to be provided we would look to 
seek installation of pitch drainage and provision of appropriate changing facilities and 
sufficient car parking to support its use. What are the proposed maintenance and adoption 
plans for this area? Furthermore, if the area marked as a sports pitch is retained as 
informal kick about area, then we would seek to secure a two pitch site as part of the wider 
development beyond this phase, this would be more sustainable in football terms or we 
would seek an off-site contribution. 
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If the play area is located at point 13 close to the viewpoint (point 8) as per the illustrative 
plan, there would be some concern regarding the seclusion of the play area – we are keen 
to see this type of space located central as part of a development and in easy view of 
properties or more public locations. I note this is the first phase of a much wider 
development scheme so would be interested to understand the proposed latter stages in 
the context of locating the equipped play site. Any play area would need to be a 
neighbouring equipped play area to replace existing but also providing additional 
equipment to support the need generated by the development itself. My colleagues and I 
would be like provide input to the design of any equipped play owing to the loss of the 
Council site as part of this proposed development. 
 
Parks (Based on revised plans):  
 
Informal open space 
Based on 104 open market units, the development generates a requirement of 9975sqm 
of informal open space.  However the area lost to provide the access road is measured at 
1400 sq. m (0.14ha on plan 160208 Sk0011).  Therefore the total requirement for informal 
open space totals 11375 sq. m.  At present the scheme is providing 8600sq.m of new 
informal open space, which indicates a deficit in provision of 2775sq.m.  I have provided a 
calculation for off-site provision equating to 2775sq.m (£18,668.01) 
 
Equipped play 
The development generates a requirement of 774sq.m.  There is already an existing area 
of equipped play measuring 377sq.m set within the existing informal open space.  The 
applicant intends to extend the equipped play area to total 1990 sq. m of equipped play 
space.  This new play area would need to provide equipment not only to continue catering 
for the existing users but also provide new equipment to meet the needs of the 
development.   I would expect to see a minimum of 10 pieces of play equipment, litter bins 
and fencing to accommodate this demand and popular use class. 
 
Sports Pitch 
The informal pitch area is already part of the open space at Westacott.  To support the 
enhancement of this area, a junior pitch could be provided with suitable pitch drainage, 
line markings and goal posts.  A junior Pitch, preferably big enough for 7v7 mini-soccer, 
which is used for local league junior football, would be requested.  The pitch 
measurements would be 55 x 37 metres (2035 m2). A minimum of 2m run off is required 
around the pitch, which adds 4m to width and length.   There overall minimum dimensions 
of grass space should be 59 x 41 metres (2419 m2).   At present the area offered is 
2175sq.m could this be increased to the required 2419sq.m 
 
MUGA – provision of a new MUGA meets the requirements of the development 
 
Built Recreation Contribution – Off-site contribution of £59,850 
 
Parks 
 
Further to receipt of the revised plans, I understand the following to be the open space 
position: 
 
Informal open space 
Development requirement (104 om units) – 9975sq.m 
Loss of existing 1400sq.m 
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Total requirement: 11375 sq. m 
Providing: 
High Park open space:  9700sq.m 
Area around/opposite MUGA: 2100sq.m 
Total provision: 11800sq.m (over provision) 
 
Equipped Play 
Development requirement (104 om units) – 774sq.m 
Existing area: 377sq.m 
Providing: 1701sq.m with 10 pieces of equipment (over provision) 
 
MUGA 
Development requirement (104 om units) – 774sq.m 
Providing: 1150sq.m (over provision) 
 
Built recreation  
Is policy compliant as they will be making an off-site contribution. 
 
Sports Pitch 
Development requirement (104 om units) – 4788sq.m 
Providing - 3278sq.m (note the 55x37m with run off should fit within this area). 
I acknowledge the informal kick about area is there at present, but the applicant has 
agreed to provide drainage and pitch enhancements that will bring this playing surface up 
to a better standard.  Policy does seek to improve existing facilities and I believe this is 
policy compliant particularly alongside the over provision and facility mix noted above. 
 
Landscape Officer 
 
Landscape 
A full landscape and visual impact assessment has been carried out, and in general I 
concur with its conclusions. As such I have no objection in principle to the development on 
landscape grounds but would suggest that appropriate conditions are used to secure 
development within the parameters of the indicative masterplan and the provision of more 
detailed landscape proposals submitted at the reserved matters stage. The LVIA identifies 
some moderate landscape character and visual impacts although development will be 
seen in the context of the existing settlement pattern of Barnstaple. Design 
recommendations are appropriate in terms of mitigating impacts and appear to have 
informed the Illustrative Site Layout. 
 
Ecology 
An appropriately detailed Ecological Impact Assessment has been submitted and sets out 
a series of further design mitigation and precautionary actions which will need to be fully 
addressed at reserved matters stage. Removal of trees with bat roosting potential as 
identified in the EiA will require further survey work and should be submitted at the 
reserved matters stage. 
A Construction Environmental Method Statement will be required at reserved matters and 
will need to provide substantive detail regarding appropriate buffering of watercourses, 
woodland, tree lines, etc. in accordance with Natural England standing advice relating to 
status of the sites natural features. A natural vegetation buffer of ‘at least 2m’ is proposed 
but no justification is provided for such an arbitrary figure. 
A detailed landscape schedule will be required to ensure appropriate mitigation measures 
are implemented 
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Natural England 
 
We understand that some of the site is previously developed land. However, the site 
extends into open countryside and Natural England’s advice is that an initial assessment 
of the potential for the site to support overwintering birds is made by a qualified 
ornithologist to assist your Authority in determining the application. If further survey work is 
recommended we would be happy to discuss the scope of survey required (ideally 
October to March inclusive). 
 
Water quality – conditions required 
Natural England is satisfied that there is not likely to be an adverse effect on the 
designated site as a result of the proposal being carried out in accordance with the details 
of the application as submitted subject to securing appropriate measures to mitigate any 
adverse effects on water quality: 
 


• Measures to address construction and operational impacts on water quality and 
quantity including Sustainable Drainage Systems (SUDS) with planting detail and a 
long term management and maintenance regime; 


• Best practice Measures during construction for pollution prevention and control in 
terms of surface water drainage, waste management and pollution control to ensure 
there is no risk of contamination or increase in nutrient or sediment load of the 
surface water run-off into the eastern boundary stream. 


 
We note that a 2m buffer to the stream is proposed but would question whether this is 
sufficient. Environment Agency guidelines are for buffers of 7-10m. 
 
Biodiversity enhancements 
Your authority should consider securing measures to enhance the biodiversity of the site 
from the applicant, if it is minded to grant permission for this application. This is in 
accordance with Paragraph 118 of the National Planning Policy Framework (NPPF). 
Additionally, we would draw your attention to Section 40 of the Natural Environment and 
Rural Communities Act (2006) which states that ‘Every public authority must, in exercising 
its functions, have regard, so far as is consistent with the proper exercise of those 
functions, to the purpose of conserving biodiversity’. Section 40(3) of the same Act also 
states that ‘conserving biodiversity includes, in relation to a living organism or type of 
habitat, restoring or enhancing a population or habitat’. 
All new development should create high quality locally distinctive places where people 
want to live and work. Green infrastructure 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. 
 
Natural England 
 
Designated sites – no objection 
The application site is within 2.5km of the Taw Torridge Estuary Site of Special Scientific 
Interest (SSSI) notified in part for its overwintering bird interest (aggregations of 
overwintering Golden Plover, Lapwing and Curlew, >20,000 Non-Breeding Water birds). 
Further to our advice of 15th Dec 2016 (ref 203070) we note the submitted ecological 
consultant’s response (dated 13th January 2017) and based on the information provided 
Natural England is satisfied that the proposed development is unlikely to significantly 
affect the SSSI bird interest. 
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Additional matters 
In accordance with Section 4 of the Natural Environment and Rural Communities Act 
2006, Natural England expects to be consulted on any additional matters, as determined 
by North Devon Council, that may arise as a result of, or are related to, the present 
proposal. This includes alterations to the application that could affect its impact on the 
natural environment. Natural England retains its statutory discretion to modify its present 
advice or opinion in view of any and all such additional matters or any additional 
information related to this consultation that may come to our attention. 
 
DCC Archaeologist 
 
I refer to the above application and your recent consultation. Assessment of the Historic 
Environment Record (HER) and the details submitted by the applicant do not suggest that 
the scale and situation of this development will have an impact upon any known heritage 
assets. The Historic Environment Team has no comments to make on this planning 
application 
 
Environment Agency 
 
It is a proposal that falls outside the list of matters for which we are a statutory consultee 
under the DMPO 2015 and our Development Management Consultation Checklist 
 
SWW 
 
I refer to the above application and would advise that South West Water has no objection. 
 
SWW 
 
I refer to the above where amendments have been submitted and would advise that South 
West Water has no comment 
 
Environmental Health 
 
I have reviewed this application in relation to Environmental Protection matters and 
comment as follows: 
 
1) Land Contamination 
I have reviewed the Hydrock Ground Conditions Desk Study report dated November 2016. 
The report identifies a number of potential sources of ground contamination that could 
affect the development. The report recommends a phase 2 intrusive investigation and 
assessment be undertaken to establish whether contamination remediation 
measures are required. Should permission be granted, I recommend the conditions be 
included. 
 
2) Air Quality 
I believe construction phase air quality impacts can be adequately addressed by means of 
a Construction Management Plan (see comments below). The Hydrock Transport 
Assessment dated November 2016 predicts significant increases in vehicle movements 
affecting local roads as a result of the proposed development. Such increases could have 
a significant detrimental impact on local air quality at certain locations and times. Should 
Outline permission be granted, I recommend the applicant be asked to provide an 
operational phase air quality impact assessment to assess impacts on local air quality as a 
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result of increased traffic flows. The above assessment should be carried out by a suitably 
qualified air quality specialist, having regard to relevant standards and guidance including 
that contained in the EPUK & IAQM document: Land-use Planning and Development 
Control: Planning for Air Quality - May 2015. 
 
SUPPLEMENTARY RESPONSE 
 
Air Quality Report 
I have reviewed the Hydrock Air Quality Assessment dated April 2017 and comment as 
follows: 
 
a) Construction Phase Impacts 
The assessment report identifies a number of potentially significant construction phase 
impacts that require suitable mitigation in order to ensure acceptable conditions are 
achieved. The report recommends a Construction Management Plan be put in place that 
incorporates the mitigation measures set out in the appendix to the report. Given the 
above, I recommend conditions be imposed (set out below) 
 
b) Operational Phase Impacts 
The Hydrock report describes an air quality assessment of traffic related impacts that 
considers local air quality data and makes reference to recognised standards and 
guidance. The report concludes that the air quality impact of the development, once 
operational, will be negligible at all receptors and traffic increases associated with the site 
will not result in any nearby receptors exceeding National Air Quality Objective levels. In 
addition, the report concludes that the development site itself would not experience any 
exceedances of the NAQOs. I accept the findings of the report and have no further 
comments on operational air quality impacts. 
 
3) Noise 
The proposals include residential units in the south west corner of the application site, 
close to industrial units at the Whiddon Valley Industrial Estate. Although the proposed 
dwellings do not appear to be any closer than some existing dwellings to industrial units, 
they would be close to different units and be exposed to different parts of the industrial 
buildings. As such, there is a potential for existing industrial noise sources to have a 
significant detrimental impact on occupiers of the development and this may require 
mitigation. I recommend the applicant be asked to submit a noise impact assessment. The 
assessment should be undertaken by a suitably qualified and experienced person 
(Member of the Institute of Acoustics or equivalent) and take account of any potentially 
significant sources of noise and hours of operation at the industrial estate. The report 
should have regard to relevant standards and guidance relating to the assessment of 
noise from industrial units affecting housing and outside amenity areas including that 
contained in BS4142:2014. The report should also include a description of any noise 
mitigation measures proposed, where relevant. 
 
4) Construction Phase Impacts 
In order to ensure that nearby residents are not unreasonably affected by dust, noise or 
other impacts during the construction phase of the development I recommend the 
following conditions be imposed (please note: some of the content of this condition is 
addressed in the "Construction Traffic Management Plan Framework": Hydrock November 
2016, that has been submitted and could form an appendix to a suitable CMP). 
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5) Foul Drainage Provisions 
I could not find details of foul drainage proposals for the development. I anticipate this 
would be dealt with via connection to public sewers but I suggest the details should be 
confirmed as a reserved matter. 
 
Police Architectural Liaison Officer (PALO) 
 
I have no objections in principle to this proposal.  
 
However based on the available illustrative drawings there will be a number of major 
issues to be resolved from a designing out crime point of view. It is appreciated that this is 
at the outline stage, but early consultation with the police frequently prevents delays 
further down the process when crime and disorder issues present a problem with the 
layout of a submitted design. 
 
The MUGA is likely to become a gathering point for local youths throughout the area, 
which could become a source of conflict between them and genuine users of both 
facilities. Gatherings of older youths will discourage younger children from using a MUGA, 
and they in turn then retreat nearer to home to play there games. Multi-use games areas, 
usually with lighting for night time use, are expensive facilities that are often targets for 
intrusion, vandalism and misuse. 
Public space tends to be frequented by 4 groups over a 24 hour period. 
 
A. 0800 – 1500 Mothers and toddlers. 
B. 1500 – 1800 Primary school children 
C. 1800 – 2200 older youths 
D. 2100 – 0400 alcohol & illegal substance involved meetings. 
 
Groups A, B, and C have very little conflict potential, however group D can and frequently 
does adversely affect the quality of life of nearby residents. It is far better at this early 
stage to design out potential conflict. 
 
PALO 
 
The addition, in principle, of a dedicated site for the proposed MUGA is noted and 
welcomed. I would also request consideration be given to the inclusion of a youth shelter 
as part of any S106 Agreement as this would provide a facility for those young people not 
sport orientated 
 
Police Road Casualty Reduction Officer 
 
Having now had sight of the initial submission I still find that I am unable to support the 
application for a number of reasons which I will detail below. 
 
Access to Whiddon Valley 
Westacott Road/Whiddon Drive is currently accessed via a roundabout at the end of 
Eastern Avenue. (I shall refer to this roundabout as Tesco’s Roundabout). This 
roundabout was, according to Devon County Council Highways over capacity prior to 
redevelopment of the Forches Estate. The roundabout cannot be enlarged at all, and the 
capacity cannot be increased at all. The redevelopment of the Forches Estate created a 
new road joining Barton Road which allowed vehicles on one of the redevelopment 
phase’s access via Whiddon Drive. This increased the demand on the Tesco roundabout 
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considerably rendering it now completely over capacity which results in regular traffic 
queuing from the roundabout along Whiddon Drive, Westacott Road beyond Actavis car 
park. Barton road also becomes congested due to the stationary traffic on Whiddon 
Drive/Westacott Road. 
 
Part of the Forches redevelopment also included some rising traffic bollards as part of the 
traffic management system. This system is proving to be unreliable and rather than ensure 
the system is fit for purpose, removal of the bollards is being considered and is very likely. 
Although a traffic order will remain in place, the only method of ensuring compliance is 
enforcement. Although Highways accept vehicles will contravene the order there is an 
expectation that the police will enforce the order. This expectation is unreasonable, and 
was pointed out at the design stage hence the introduction of the raising bollards. If the 
bollards are removed, this will result in an increase in through traffic through Forches 
estate (to avoid congestion along Eastern Avenue) onto Barton Road and subsequently 
Tesco’s roundabout. Again putting an increased and unnecessary demand on the already 
over capacity Roundabout. 
 
The proposal is for initially 149 residential properties. This is likely to result in an additional 
1000+ vehicle movements each day via Tesco’s roundabout, which it simply does not 
have the capacity to deal with. 
 
The proposal also shows a number of roads running through the development (marked 4 
– Future access into wider site). Having consulted the development plan I know there is a 
huge development planned for this and adjoining land extending along the A361 North 
Devon Link Road where it will be linked to the A361 with the creation of yet another 
Roundabout at the Landkey Junction. This proposal is the clearly the first stage of this 
huge development and future stages will all feed into this one until the new Landkey 
junction is created. All of this additional residential, industrial and building traffic would be 
using the Tesco roundabout further adding to the congestion in the area and frustration for 
all drivers. Quite simply, there is a huge, inappropriate and unnecessary demand to be 
placed on Tesco’s roundabout which is already over capacity and cannot cope with the 
additional demand. 
 
Whiddon Drive Road Surface 
Whilst parts of Westacott Road has recently been surface dressed, Whiddon Drive 
remains in a poor state of repair with potholes opening up, previous repairs failing and 
sunken ironworks. The increased use of this road likely to result from the above mentioned 
points will have a detrimental effect on the already poor road surface. 
 
The proposed application 
1. The submitted plan shows Westacott Lane, along its length as a Bridleway. This 


representation is inaccurate as the lane is a road providing access to properties 
including Westacott Grange, Westacott House and numerous properties between. 
The “Bridleway” is shown as running around Castle Park industrial estate and turning 
North, when in fact it becomes a public footpath, crosses the A361 North Devon Link 
Road and joins a public footpath around Portmore Golf Club. 


2. What is shown as a Bridleway on the plans will need to remain as a road to provide 
access to the properties along its length. The proposed footpath connection between 
the new development and Westacott Lane is, I presume, intended to link to the 
footpath through Magnolia Close. Westacott Lane is very narrow. The new footpath 
would appear to be the desired route between the new estate and Orchard Vale 
School. As the lane must remain as a road, this will mean young children will be 
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walking along the road between the footpaths and will increase the potential for 
conflict between vehicles and the most vulnerable road users. 


3. The plan shows development on what is currently a park area. I believe this was 
required as a condition of previous planning when Westacott Park was originally 
developed. I am not sure if this Park area is a public area or if it is now owned by the 
developer. Identified as number 5 – Pedestrian/Cycle path, and number 6 – shared 
surface, there is no mention of a road through the park. The first mention of a road is 
numbered and marked 1 – Access Road into site, running South Easterly from 
Westacott Lane, implying that access to the site is from Westacott Lane rather than a 
new road through the park. This cannot be possible as the plans identify Westacott 
Lane as a Bridleway. The developer intends to build a new road through the park 
area to access this development and future developments along the A361 corridor. 
However I would suggest that submitting the application in the way it has with the 
park development being misrepresented as a foot/cycle path & shared space rather 
than a road, is perhaps somewhat reliant on a lack of understanding of the submitted 
plans. 


4. The road running through the park area will join Westacott Road in the middle of 
existing traffic calming measures which will need to be redesigned, engineered and 
built. 


5. The junction will be on the Apex of a bend. As such there will be an increased risk of 
shunt type collisions involving vehicles turning right into the new road, or held waiting 
to turn right and vehicles travelling North along Westacott Road. 


6. Westacott Road provides access to Orchard Vale School which sees a lot of children 
walking, cycling and scooting to school. Although a community school where foot 
access is promoted, a lot of children are taken to and picked up from the school by 
parents using vehicles with the associated traffic problems this causes. Whilst there 
may be a desire to create pedestrian links to the existing network, parents will drive 
their children to the school on their way to work. This development will increase 
traffic flow to the school, and along the road where young children are making their 
way to and from school, and therefore increase the risk to those most at risk in our 
community.   


7. The proposal makes it very clear that there will be further development beyond what 
is detailed in this application. This will dramatically increase the traffic flow along this 
new road, increasing the risk to young people. There is nothing detailed in the 
application relating to the provision of pedestrian crossings or other safety measures 
to address the concerns of those who walk in the area.  


8. The new road will essentially isolate the Westacott Meadow development from the 
existing residential areas. It will add another busy road for school children and elderly 
pedestrians to have to negotiate. 


9.  The proposed new road will run alongside the substantially smaller recreation area. 
This will create a risk to those who attend the area on cycles. They will be intent on 
getting to the park area but will have to contend with large amounts of vehicular 
traffic including site Lorries and other large plant vehicles during the development of 
all these sites.  


 
Wider Issues 
This is the first phase of what is a major development. This is essential to the developer as 
it is the cheapest option to the mass development planned for the future. However it is not 
essential to the existing community and will create an unsolvable demand on the existing 
infrastructure. As mentioned previously, Tesco’s roundabout cannot physically cope with 
the existing demand let alone the additional demand of this and future developments, yet 
nothing within this application addresses how this development will not impact on this 
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congestion point and therefore the wider community. Additional phase development will 
compound this issue. I would expect this point to be raised and covered in greater detail 
by the Highways Engineers from Devon County Council. 
 
I have made suggestions in previous submissions that the development of this area 
should start at the Landkey junction end and work back towards Westacott Park. This will 
create a new road from the outset that is fit for purpose rather than relying on an already 
failing highway infrastructure the capacity of which cannot be improved. An alternative link 
could then be provided for buses through Castle Park industrial estate via a control 
system without the need or requirement to create a through road. I believe other land has 
been identified as providing a more appropriate link into Westacott Road/Whiddon Drive, 
for such a purpose, rather than using the park area. 
 
Opinion 
It is my opinion that this application should be refused it its current format. It does not meet 
any needs of the community and in fact creates more problems and safety issues than 
could be argued that it addresses. I would encourage the Planning Authority to work with 
the developer and Highways Department of Devon County Council to start this 
development from the Landkey junction so that an appropriate highway infrastructure can 
be developed from the outset, which would also create a highway network that is safe and 
does not pose a significant risk to the users. If consent is to be considered I would hope 
the Planning Authority, in consultation with Highways and us if necessary seek major 
investment from the developer in the form of 106 funding to address the highway 
problems created by this and the further developments. 
 
REPRESENTATIONS  
 
At the time of preparing this report 298 letters of objection, 15 letters of comment and 1         
letter of support have been received relating to the application.  These raise the following 
issues: 
 
OBJECTION: 
 
PRINCIPLE OF DEVELOPMENT 


• More development will destroy North Devon 


• No need for houses which no one can afford 


• Housing shortage doesn’t mean we have to build on green land 


• Brownfield sites should be developed in favour of greenfield 


• Results in urban sprawl as visitors approach from Landkey on A361 


• Westacott Strategic Expansion is too excessive 


• Current area is already overdeveloped 


• Phase 1 of multiple phases of development 


• Does not achieve the comprehensive delivery of the strategic extension through a 
masterplan and the  coordinated delivery of infrastructure, or allow for a 
consideration of the most appropriate locations for range of uses, mitigation and 
enhancement 


• This site will also allow land at Westacott Grange to be developed adding to housing 
numbers 


• Land should be retained as agricultural 
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HIGHWAY RELATED ISSUES 


• Transport infrastructure (N Devon Link Road) needs improving before development 


• Taw Bridge built to ease congestion building new homes will only add to it 


• Access should be from A361 with connection only being made when the 
development is completed 


• Development should be self-contained and not connect into Whiddon Valley 


• Development should have its own access which would allow rerouting of commercial 
vehicles to A361 junction at Landkey  


• Access from Landkey Junction would  alleviate accident blackspot 


• Alternative access required either through the industrial estate/ onto the A361/ or 
open up end of Westacott Road 


• Linking Westacott Road to the A361 will add to traffic/joy riders 


• Bus link only through Castle Park Industrial Estate 


• Predetermines the secondary access provision 


• Access to wider allocation to the north 


• Access design will not service wider allocation 


• Access should allow for development which will eventually extend to Goodleigh Road 


• Precludes access to all parts of the allocation/ link  to A361 


• Local Plan allows for access off Castle Park Road 


• Access at Castle Park being liable to flooding is misleading 


• Routing of commercial vehicles should not be allowed past Castle Park Road 


• Alternative  access required to serve Castle Park 


• Allow Tritec to relocate 


• Sole egress to Whiddon Valley – no more traffic 


• Westacott Road cannot cope with additional traffic flows, peak time queues 


• Factory finishing time & local chip shop creates incredible traffic jams 


• Westacott Road is not maintained 


• Tesco roundabout requires improvement/at capacity 


• Rising bollards at Forches has added to traffic at Tesco’s roundabout 


• No pedestrian crossings 


• Impact on bus route 


• Impact on access by emergency services 


• Impact on traffic calming 


• Impact of cycle lane 


• Increase traffic outside Orchard Vale Community School – already 
congested/dangerous  


• Introduce commercial traffic onto Westacott – a quiet residential street 


• Traffic route next to park – not safe for children/dog walkers 


• Option of road through park was rejected as part of Local Plan process 


• Access should not be through the Park which is a valued community facility 


• Plans do not show a realistic impact on the park of the access, its visibility splays 
and the access radii 


• Impact on bridge by NDH – can it take weight of traffic? 


• Location of footways and impact on existing residents 


• Road is too narrow for heavy construction machinery 


• Status of Westacott Lane is a road, not a bridleway 


• Westacott Lane needs to be closed to through traffic/parking restrictions/signs 


• Westacott Lane cannot be used as a pedestrian route to school 


• Properties to the rear (rat run from Goodleigh) how does access connect? 
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• Accidents on Westacott – bollards knocked over 


• Access to playing areas across Westacott lane at rear 


• New development should be based on non-car use 


• Easiest option but not the safest 


• 12% increased risk of dementia of you live near a major road 


• Animal deaths 


• T/A   sensitivity Test 


• Traffic surveys at wrong times of year 
 


INFRASTRUCTURE 


• Barnstaple already lacks green space 


• Parks are an essential part of the Whiddon Valley development permission 


• Parks in Whiddon Valley are slowly disappearing 


• Council told residents that the park was safe 


• Loss of park/community facilities 


• Road will mean remaining park land becomes unviable 


• Any new development should upgrade the park 


• Location of alternative play facilities will be at some distance from Whiddon Valley 


• If inadequate sports provision being made – developer needs to fund off site works 


• Shortfall in sports pitches 


• New POS dissected by a road 


• Well used facility by the elderly 


• Delivery of replacement open space will not be for many years 


• Hill Top Park will not be used by busy parents/disabled/elderly 


• Reduction in POS will increase crime 


• Impact on health through loss of open space 


• Impacts on schools’ use of park/childhood obesity 


• Localised flooding 


• More houses increase flood risk 


• Drainage stream runs between Oak Tree Drive – Magnolia Close 


• Surface water problems increased in gardens of Westacott Meadow 


• Facilities /medical centre are a misleading distance in Travel Plan 


• Inadequate social infrastructure – health services, schools (at capacity) 


• Lack of employment to support housing growth 


• Need to save the hospital 
 
AMENITY 


• Impact on Oaktree Drive & Westacott Meadow – noise/pollution/impact on rear 
gardens 


• Loss of privacy/overlooking/loss of sunlight  


• Peaceful hamlet of Westacott will be destroyed 


• Topography will mean direct overlooking of existing properties 


• Houses being built too close to existing properties 
 


LANDSCAPE AND ECOLOGY 


• Trees are the subject of TPO 


• Impact on protected trees 


• Impact on bats (horseshoe in trees) 


• Loss of ecological habitat/bats/barn owls/dormice/slow worms 
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• An AONB will be ruined 


• Additional lighting impact on ecology 


• How will hedges be maintained when houses are built? 


• Ecologically sensitive – preservation of hedgerows/trees/habitat 


• Boundary trees must be protected 


• Ecological Appraisal –cumulative  impact ignored 
 


OTHER 


• Inadequate and ineffective pre application engagement 


• Requires an overall plan of all 1100 homes 


• Increase in crime in Whiddon Valley indicates that community no longer has a sense 
of ownership 


• Disruption over a long period 


• Impact on services/broadband speeds 


• Loss of pasture for horses 


• Client Earth v Defra (vehicle air pollution) Air Quality Standards – High Court Ruling 
Nov 2016 


• Attempt to avoid infrastructure payments 


• Case Law (Persimmon Homes North Midlands v S. S Communities & Local Govt - 
infrastructure requirements for comprehensive devt need to be understood and 
proportioned. Compliance Reg 122  


• Impact on tourism 
 
NON MATERIAL PLANNING CONSIDERATIONS 


• Devalue house prices 


• Cheapest option 


• Loss of view 


• NDC should not sell land 
 
COMMENT: 
 


• Westacott Road should be made safer 


• Accept houses have to be built 


• Replacement open space is required 
 
SUPPORT: 
 


• More work, more jobs, less reliance on benefits 


• Greater use of shops 
 
Copies of all the letters have been made available prior to the Planning Committee 
meeting on the Council’s website in accordance with agreed procedures. 
 
See attached list for representation names and addresses. 
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PLANNING HISTORY  
 


Reference Description Decision 
NA 5932 


 
Outline application: residential, educational and 
ancillary development 


Conditional Consent 
29/03/74 


 
NI 18903 


 
Outline application: residential, educational and 
ancillary development 


Conditional Consent 
29/03/74 


 
77/503/4/1 


 
Outline application: Residential development, 
land at Barton Fields 


Conditional Consent 
20/07/77 


 
The above planning history includes the Recreation Ground. The application made under 
77/503/4/1 (condition J) refers to the need for details to be submitted and approved of 
“…public access and recreation’’. 
 
The Barnstaple Local Plan (Area of Major Change) from the late 1980’s/early 1990’s, 
Policy BRT 11E identifies land off Westacott Road as ‘public open space’.  
 
SUMMARY OF ISSUES  
 


• Planning Policy  


• Design & Amenity 


• Landscape, Ecology and Open Space 


• Highway Access and Safety 


• Infrastructure and Other 


• Heads of Terms 
 
PLANNING CONSIDERATIONS  
 
Planning Policy 
 
The site is outside of the development boundary for Barnstaple contained within the 
adopted North Devon Local Plan (Policy HSG2) and as such it represents development in 
the countryside. 
 
Policy ENV1 of the NDLP indicates that development in the countryside will only be 
permitted if three criteria are met. Firstly, a rural location is required; secondly, it provides 
economic and social benefits to the local community: and, thirdly, it protects the 
countryside’s beauty, diversity of its landscape and historic character, the wealth of its 
natural resources and its ecological, recreational and archaeological value. The proposed 
development would by its very nature result in new housing development in the open 
countryside which would have a harmful effect on the character and appearance of the 
area and as such would be contrary to paragraph 17 and Core Principle 7 of the 
Framework in that would not recognise the intrinsic character and beauty of the 
countryside, nor conserve the natural environment. The extent of such harm and the 
weight that this should be given is considered below both within the landscape section and 
in the balance set out within the conclusion.  
 
The site is however part of the Westacott Strategic Allocation (Policy BAR01) in the 
emerging North Devon and Torridge Local Plan (NDTLP) which requires the delivery of 
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approximately 950 houses and 5ha of employment land to be ‘developed in accordance 
with a comprehensive master plan’. 
 
The application before the Committee needs to be considered in light of : 
1. whether the current policies relating to the supply of housing and the development 


boundary are defendable and  
2. whether a partial development of the Strategic Allocation would undermine and 


prejudice the future delivery of the wider allocation and 
3. whether the scheme represents sustainable development 
 
The current housing supply position is as set out in the Council appeal statement in 
respect of application 61139 (this is copied in full below): 
 
6.3   The examination of the emerging North Devon and Torridge Local Plan (ENDTLP) 


concluded on Tuesday 6th December.  The Inspector has sought a number of 
modifications to the Plan. This effects North Devon Council’s current Housing Land 
Supply position, which can be summarised as follows: 


 


• The ENDTLP position on Full Objectively Assessed Need calculation was 
supported. 


• The appropriate requirement for 5YHLS is Sedgefield + 20% based on previous 
delivery rates. 


• As a result of the above North Devon and Torridge councils cannot presently 
demonstrate a joint 5YHLS at present. 


• The Councils should re-calculate their Housing Trajectory as some sites were 
identified as likely to deliver later than shown, but others were capable of 
delivering earlier. 


• The lack of a current Joint 5YHLS was based on an estimated shortfall of 
delivery of 2000 units approximately over the plan period to date. 


 
In the calculations of the North Devon 5YHLS Statement to 1st April 2016, which 
underpins the Council’s housing land supply position, the shortfall allowed for was 
951 against the ENDTLP apportioned requirement for the district. This leaves a 
difference between the allowed shortfall for North Devon and the Examination 
Inspector’s assessment for the two districts of approximately 1,050, or 52.5% of the 
total. Although this split may be justified between North Devon and Torridge, there is 
no specific evidence available to advance to support such a contention at this time. 


 
6.4  As a result, North Devon Council accepts that it cannot demonstrate unequivocally a 


5YHLS and that accordingly paragraphs 49 and 14 of the NPPF are applicable in this 
case. 


 
6.5   The LPA will continue to contend that on the available evidence it is likely that any 


shortfall against the 5YHLS requirement will be small. It should be noted that in 
respect of the appeal decision at Appendix 4 of the appellants Addendum where the 
Inspector comments in paragraph 60 that the deficiency is at least 0.4 of a year, the 
Council view is that the supply is a minimum of 4.6 but closer to 5.   In addition; the 
Council has taken all reasonable measures to significantly boost the supply of 
housing in the terms of NPPF 47. It has done this through the availability of 
implementable planning permissions, adopting a pro-active approach to encouraging 
land to come forward and will quickly conduct sustainability assessments on SHLAA 
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and omission sites.  Accordingly it is argued that the situation is unlikely to persist 
long term based on recent completion rates.  As a result the weight to be given to 
“relevant policies for the supply of housing” that form part of this appeal through the 
application of NPPF 49 should reflect this position. 


 
6.6   The extent of any undersupply is modest and on submission of the revised Housing 


Trajectory in July/August 2017, the Council is confident that a 5YHLS across both 
North Devon and Torridge Councils will be demonstrated. In any event, it will be 
appreciated that the resolution of the Council to refuse the present application, had it 
been the determining authority, was not based on the 5YHLS position but on site 
specific concerns that represent material considerations within the meaning of 
Footnote 10 to NPPF paragraph 14. 


 
Paragraph 14 of the NPPF in respect of decision making states: 
‘At the heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development, which should be seen as a golden thread running through both 
plan-making and decision-taking. 
 
For decision-taking this means: 


• approving development proposals that accord with the development plan without 
delay; and 


• where the development plan is absent, silent or relevant policies are out of date, 
granting permission unless: 
o  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; or 


o  specific policies in this Framework indicate development should be restricted.’ 
 
Members will be aware that the NPPF and Government Policy is that Authorities should 
boost significantly the supply of housing. On this basis, regard must be had to Paragraph 
14 of the NPPF when considering this site for development.  An assessment as to whether 
this site represents sustainable development and whether any adverse impacts of 
approving the development would significantly and demonstrably outweigh the benefits 
will need to be determined.  
 
If a site represents sustainable development then the NPPF indicates that it should be 
approved without delay. The site has been allocated for future development as part of a 
wider allocation and has been through the SHLAA process which concluded that it was 
both available and deliverable. There are no ‘in principle’ reasons why the site should not 
be considered as housing land in that it will form an eastern extension to Barnstaple (the 
sub regional centre). The site is considered well related to the existing built form and 
provides connectivity of a range of transport modes (this will be discussed in more detail 
below) and infrastructure (this is also set out below).  
 
Whether the scheme as a whole constitutes sustainable development in its wider sense, 
will be considered in the remainder of this report and when the planning balance is 
applied.  
 
The application has been made in advance of the preparation of a comprehensive plan for 
the Strategic Allocation which is regrettable but this also needs to be considered in light of 
the limited weight that can be accorded to Policy BAR01 at the present time. A land 
owner’s consortium (Barwood Land) has made strong representations that the early 
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release of this site would undermine their ability to provide for the comprehensive 
development of the remainder of the site and they refer to the application as being 
‘piecemeal’. This will be explored through the report by reference to the policy’s specific 
requirements in an attempt to explore whether there is a defensible and sustainable 
reason to withhold permission on this basis. 
 
The applicant on the other hand is arguing that this application opens up the allocation by 
providing access to the land to the east and provides certainty that the allocation will be 
delivered thus helping the NDC demonstrate that it will meet its housing targets. 
 
Policy BAR01: Westacott Strategic Extension requires ‘a comprehensive, sustainable, 
high quality, mixed use development’ that includes: 
 


(a) approximately 950 dwellings,  
(b) approximately 5 hectares of land for economic development; 
(c) a neighbourhood hub (420 place primary school, early years and youth 


provision, community hall, formal and informal open space and recreation and 
sports facilities); 


(d) a new park and change facility close to the A361 junction  
(e) physical infrastructure, community facilities, and green infrastructure  


 
The application is in outline but is supported by its own ‘masterplan’ for the red outline 
area and this sets out how the site could be delivered in respect of an access strategy and 
open space. To meet the tests of the NPPF  of ‘whether any adverse impacts of approving 
the development would significantly and demonstrably outweigh the benefits’ it would 
need to be demonstrated  that the development would prejudice the proper development 
of adjoining land. This could be considered in terms of whether the proposal was so 
unreasonable that it does not fairly and equitably deliver on a pro rata basis the 
contributions required towards site wide infrastructure or that by placing housing and road 
infrastructure in this particularly location would mean that strategic elements of the 
allocation would never come forward thus undermining the comprehensive master 
planning framework of the policy.  
 
This will be explored in more detail below. 
 
Design and Amenity 
 
The application is in outline and the Design and Access Statement indicates that the 
design principles are for:  
 


A new landscape focussed residential environment could be developed on the site in 
a manner that establishes an outstanding parkland setting and a high quality 
residential neighbourhood 


 
The Masterplan shows that development will be to the north and south of the new spine 
road which runs through the southern edge of the park. Most of the site is on rising land 
and hence the developable areas aim to minimise cut and fill by careful siting of 
development along the contours. Higher density development has been located on the 
lower (southern) more level part of the site. The public open space strategy is discussed 
below but the aim is to create a gateway into the site focused on areas of open space 
which are enclosed by terraced housing and two apartment blocks. To the south perimeter 
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blocks create active frontages to the internal estate network and face and provide 
surveillance of the new MUGA. 
 
To the north of the site where gradients and visual impacts are more of a concern lower 
density housing is proposed within a landscaped setting. An access road follows the 
contours terminating at the northern site boundary. The proposal is for a mixture of semi-
detached and detached properties. The illustrative layout shows a variety of housing types 
(1, 2, 3 and 4 bedroom homes). The aim is provide tree lined streets providing on plot and 
courtyard parking. 2 storey houses and apartment buildings are proposed. These will 
complement the existing built context of Westacott and the surrounding locality and aim to 
‘harmonise the visual relationship of the scheme in its wider setting’. 
 
The Policy requires: 
 


BAR01- 2 (a) create a distinctive, safe, sustainable, high quality urban extension and 
new neighbourhood for Barnstaple; 
BAR01- 2 (g) provide a mix of house types, tenures and sizes of open market and 
affordable homes contributing towards the identified local needs;  


 
There is nothing in the outline submission that would indicate that the above would not be 
satisfied. The landscape led approach responds to the hill side setting and will create 
housing enclaves that will provide a transition from the existing Whiddon Valley 
development to the countryside beyond. 
 
The reserved matters would consider the detail of the development and its relationship to 
existing properties. Currently properties within Oak Tree Drive and Westacott Meadow 
back onto Westacott Lane. The current field boundaries comprise hedgerows. The layout 
indicates that new dwellings would either back onto or be side on to Westacott Lane.  To 
the north is March End and within the site is Westacott Grange, both single properties set 
within generous gardens. At the reserved matters stage the relationship of plots to all 
adjoining properties would need to be considered.  
 
The reserved matters would be discussed with the PALO to ensure that the layout designs 
out the potential for crime and provides defensible boundaries. 
 
This part of the allocation does not directly relate to any listed buildings, the nearest being 
Westacott House and Thornfield Barn to the north and hence the following part of BAR01 
is not an issue: 
 


BAR01 2(d) safeguard the historic setting of the listed buildings at Acland Barton, 
Westacott House and Thornfield Barn; 


 
In respect of saved policies DVS1 and DVS3 and NPPF Core principal 4 (seek to secure 
high quality design and a good standard of amenity for all existing and future occupants of 
land and buildings) there are no in principle concerns which could not be dealt with at the 
reserved matters stage. 
 
Landscape, Ecology and Open Space 
 
The majority of the site falls within Landscape Character Type 1D: Estate wooded ridges 
and hilltops.  The site itself exhibits a number of these characteristics being formed by 
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• A number of curving small-medium scale medieval fields. 


• Bounded by mixed species hedges. 


• Positioned on the lower slopes of ridges of chert forming prominent hills rising up 
above the surrounding landscape. 


• Landscape cut by streams along its eastern edge. 


• Broadleaved beech and oak trees following streams. 


• Ancient trackway bordering the site. 
 
The development of 149 dwellings and associated infrastructure on a greenfield site will 
give rise to landscape and visual impacts. 
 
The Landscape and Visual Appraisal shows that the site can be developed in a manner 
that has limited landscape and visual effect on the wider landscape and will not have 
adverse impacts upon the wider intrinsic landscape character of the local area as defined 
by Local Character Area. 
 
Generally the site is well contained visually and although some parts of the site can be 
seen from a number of viewpoints to the south the LVIA concludes that it is generally seen 
in the context of the developed edge of the town. In addition the rising landform behind 
ensures that the site is seen in context with the higher ground behind it. 
 
From some elevated positions to the south the LVIA indicates that there will be change to 
composition of views and that the site makes minor contribution to the open rural 
character. The report concludes that where it is discernible it will be seen against the edge 
of town and that the impact would be ‘moderate’. 
 
Taking account of the fact that the existing site is bordered in parts by existing 
development, the landscape and visual effects of the proposal are expected to have a 
limited localised impact and a neutral effect on the wider landscape. Moreover by retaining 
and enhancing the existing hedgerows, mature trees and hilltop the high quality elements 
of surrounding landscape character type can be preserved. The LVIA has been used to 
inform the landscape principles for the site. 
 
The Masterplan shows 3.34ha of the site area will be provides as soft landscaping and 
open space. This includes: 
 


• a woodland buffer along the western edge of the site preserving the existing trees, 
hedgerows and bat migration corridor,  


• a landscaped central footpath running through the centre of the site  


• the retention of existing trees and hedgerows where possible. 
 


Policy BAR01(2) requires:  
 


(a) establish a new gateway into Barnstaple and create an appropriate boundary 
between the development and the adjoining countryside; 


(f)  enhance and make connections to the existing network of local and strategic 
green infrastructure through and around the site, including the protection and 
enhancement of Acland Wood county wildlife site and provision of new 
footpaths, cycleways, public open spaces, wildlife corridors and sport and 
recreation facilities; 
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The Landscape strategy is considered to achieve this. 
 
In respect of ecology, the submitted Ecological Impact Assessment indicates that no 
statutory designated sites will be affected by the proposal. The report highlights that 
Biodiversity Network sites could be impacted by the development and that measures to 
protect ecological connectivity across and around the site are required as mitigation. 
 
Any hedgerow of local ecological importance to be lost or degraded will be mitigated by 
tree and shrub planting at the north of the site. 
 
A good variety of bat species, including the rare or restricted Barbastelle, Greater 
Horseshoe and Lesser Horseshoe Bat commute and forage over the site. Dark corridors 
need to be protected to allow the continued movement of light sensitive bats across the 
site. The shrub and grassland habitat to be created at the north end of the site will mitigate 
for the loss of foraging habitats. No roosting bats were found. Trees with moderate 
suitability to support roosting bats were noted. Further surveys of these trees will need to 
be carried out if detailed plans require them to be impacted. 
 
A very low number of Slow-worms were present at the north-western edge of the site. 
These will need to be protected by careful vegetation clearance and retention of boundary 
features. No Dormice were found during the survey albeit they are known to be present in 
adjacent sites. Precautionary measures would need to be conditioned to safeguard trees, 
amphibians, reptiles, nesting birds, roosting bats, dormice, Badgers and Otters. 
Compensatory habitats comprising woodland and scrub and wildflower grassland will be 
created. 
 
In respect of biodiversity it is considered that with appropriate conditions the scheme 
would adhere to ENV11 and ENV12 and partly with core principle 7 of the NPPF. 
 
The public open space strategy is based on the creation of: 
 


• a hilltop park meeting the informal recreational needs of the development  


• an improved public park in compensation for the loss of the area to be used for the 
access to provide: 
a) minimum of 10 pieces of play equipment plus associated infrastructure; 
b) a MUGA  
c) informal pitch area to be upgraded to provide a junior pitch (7v7 mini-soccer, 


which is used for local league junior football. The pitch measurements would be 
55 x 37 metres (2035 m2). A minimum of 2m run off is required around the 
pitch) with suitable pitch drainage, line markings and goal posts (12ft wide x 6ft 
high) 


d) off-site open space contribution of £59,850 in respect of Built Recreation 
Facilities 


 
The policies in the adopted plan (REC5) in respect of Public Open Space require that 
each development satisfies the needs of the proposed residents. The letters of 
representation express strong objections to the loss of any part of the existing area of 
public open space to facilitate this development. Whiddon Valley contains one main 
central area of Public Open space containing play equipment accessible to most residents 
when you apply a 400m walking threshold. Of the other existing play areas, one site had 
play equipment removed in 2012, this was to the east of Westacott and located on land off 
Barton Road, known as Hillfort.   This equipment was timber construction and beyond its 
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working life.  It is acknowledged that this part of the town would benefit from improved play 
facilities. 
 
The Parks Team have required the developer to provide a scheme which retains and 
replaces and upgrades the existing provision as well as providing for the needs of new 
residents. The plans show that 1400sqm of the existing park will be taken up by the road. 
An equivalent amount of informal open space will be replaced around the site of the 
proposed MUGA. Additional informal open space will be provided in the form of a hill top 
park.  
 
The scheme is policy compliant in respect of equipped play providing additional play 
equipment (5 to replace the existing which is nearing the end of its useful life and 5 to 
serve the needs of new residents) and the provision of a MUGA to meet the needs of 
older children. The Parks Team have considered the best location for a sports pitch and 
would wish to see the existing informal kick around area upgraded to a Junior Pitch. They 
consider that the improvements to drainage and the realignment would allow this pitch to 
be used by 7 aside teams for league events. As with all schemes an off-site contribution 
would be sought towards Build Recreation facilities. This could potentially be directed to 
the delivery of facilities required by the wider allocation.  Policy BAR01 3(e) requires a 
neighbourhood hub that forms a focus to meet the community’s needs and offers 
complementary services and facilities rather than replacing those available elsewhere in 
the town centre. The scheme could provide a financial contribution to such facilities if so 
required. 
 
A summary of provision is set out below: 
 


 Existing Land lost to 
road 


Policy compliant Proposed 


Existing Park  10,117sqm 1400sqm  8717sqm 


Informal open 
space 


  9975 sq. m +1400sqm 
=11375 sq. m 


11800sqm 


Pitch 1,500sq.m  4788 sq. m +1,500sqm 
= 6288 sq. m  


3278 sq. m 
plus drainage 


and 
enhancement 


Equipped play 377sq.m  774 sq. m +377sqm = 
1151 sq. m 


1700 sq. m 


MUGA none  774 sq. m  1150 sq. m 
Built recreation   Off-site provision £59,859 
   
The hill top park will be enclosed by a landscaped belt and the attenuation areas have not 
been included within the open space calculations but will provide biodiversity and 
ecological interest as habitat areas.     
 
As well as a perceived net loss of open space, existing residents are concerned that  
 


• the new park extension will be dissected by Westacott Lane making it unsafe 


• the new hill top park will be inaccessible 


• and that the road will mean that the existing park is polluted by exhaust fumes 
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This application is in outline and the detailed design of the route into the park extension 
would need to be agreed. The applicant has however indicated that in order to ensure that 
pedestrians have priority accessing the park extension and in order to prevent ‘rat-running’ 
up to the Goodleigh Road, vehicles will be restricted from turning into Westacott Lane at 
the point at which the access road crosses Westacott Lane. To achieve this, a mixture of 
physical measures and signage will be used to make turning into Westacott Lane 
extremely difficult at the crossroads. A physical narrowing to a single-track (3.50m wide) 
on the site access road will be accompanied by a build-out to create a 90° crossroads at 
the junction. A low wall will sit at on the corners of the build-out, with signs indicating no-
turning from any direction (i.e. either from Westacott Lane into the site access or from the 
site access into Westacott Lane). Priority will be given to the traffic on the site access 
road, with give-way markings on the Westacott Lane arms. This may need to be 
accompanied by Traffic Orders. It is considered that a safe pedestrian access can be 
provided across Westacott Lane. 
 
In respect of the hill top park, this will address the recreational needs of the proposed 
residents as well as being an available resource for existing residents. As set out above, 
this is in additional to the replacement open space being provided next to the park. Whilst 
some pedestrians may find the gradient a challenge, it has been designed to be 
accessible from a number of points within the site and will allow for the creation of a series 
of walks thus increasing local recreational facilities. 
 
In respect of Masterplanning of the wider allocation, the scheme delivers open space in 
replacement of that being lost to facilitate access and provides open space to meet the 
recreational needs of the proposed residents. The key facilities are focused on a central 
community area that would be readily accessible to residents in later phases of the 
development. The secondary access will be tree lined and the landscaped approach will 
provide a very attractive secondary route into the wider allocation. 
 
The landscaping and planting strategy is based on existing natural features with the aim of 
reinforcing their biodiversity interest. It is not considered that such an approach would 
hinder the master planning of the wider allocation as it is based on sound principles of 
retaining landscape features in line with policies DVS2, ENV8 and ENV11 and core 
principles of the NPPF. 
 
It is noted that the NDC are landowners of the Park. Any decision is respect of this 
application needs to be taken on sound planning grounds and does not indicate or commit 
the NDC in respect of any decision they may wish to take in respect of land disposal. The 
two are separate issues. 
 
Highway Access and Safety 
 
Policy BAR01 (3) states that the transport and connectivity strategy for this strategic site 
will: 


(a)  provide improvements at the Landkey junction on the A361 to deliver the 
primary vehicular access to the development and provide a new vehicular link 
between the development and Westacott Road; 


 
Some residents argue that the development should be self contained and not connect into 
Whiddon Valley.  It has long been recognised that Whiddon Valley requires a secondary 
point of access. It is currently only accessible from the Tesco’s roundabout and the lack of 
an alternative route is of concern to businesses and for emergency access. Within the 
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letters of representation there is a strong desire that the allocation should be built from a 
new junction onto the A361 at Landkey. This would be a significant up front infrastructure 
cost and the policy does not require it to be delivered as the first phase of development.  
 
Devon County Council as Local Highway Authority have considered the revised TA and 
the comments of the Road Safety Officer about whether Westacott Road can 
accommodate the traffic from this development and have concluded that the road and 
roundabout has capacity. A detailed report is attached to this report which sets out peak 
hour capacity. The content and formatting of the TA is now on an agreed basis and 
notwithstanding the comments of the Road Safety Officer are the figures that can be 
demonstrated as applicable to this development.  It is acknowledged that the queues and 
delays will get slightly longer with the proposed additional 82 vehicle movements through 
the junction in the peak hour. However this impact is not considered to be 'severe' as is 
the test set out in paragraph 32 of the National Planning Policy Framework 
 
The provision of the secondary access from Westacott Road would allow a certain 
quantum of development to come forward before the need to delivery the primary access. 
This is no different from the other strategic allocation at Larkbear where around 400 
dwellings may be built from the Old Torrington Road before the need for the new access 
onto the A361 is triggered. A Transport Assessment would be required to set this figure. 
 
The Landkey Junction improvement is estimated by DCC to cost over £7 million, but this 
includes additional widening proposed as part of the overall link road project. These works 
are above that which the BAR01 scheme needs. The nearby Portmore Roundabout which 
is currently being upgraded is costing around £1.6 million and DCC have based the cost of 
the required new roundabout at Landkey on this scheme. Any development of the present 
site should be paying proportionately towards the primary access. 
 
Whilst the residents of Whiddon Valley would like to see this scheme or alternative 
brought forward, it is not within the control of this applicant to do so. BAR01 indicates that 
‘at least one of the alternative routes shown on Policies Map 1 will be delivered’.  The 
applicant is agreeable to paying a pro-rata contribution to fund the primary access. 
Residents are concerned that the primary access may not be provided for many years, 
which is potentially true but in that Westacott Road has capacity to serve this development 
there are no highway grounds which could be sustained at appeal to reject the use of the 
existing infrastructure to serve a quantum of development before the primary access is 
provided.  
 
The application provides an access from Westacott Road, through the Westacott Park 
across Westacott Lane and into the site. The internal access has been revised following 
comments from Devon County Council’s Highways Officer, and is designed to 
accommodate a 6.5m carriageway and 3.0m shared foot/cycleway to the south of the 
carriageway. To the north of the carriageway, a 0.5m verge and 1.5m Devon Bank will be 
created, providing a safe and secure segregation between the access road and adjacent 
park. The road would need to be built to a 6.5m standard now to accommodate traffic from 
the future allocation and conversely to allow Whiddon Valley vehicles to use the allocation 
as an alternative route to the A361.  
 
In respect of whether this point of access prejudices the wider delivery of the allocation, 
the applicant is arguing that this scheme will open up the site by providing access into the 
allocation. The Local Plan does indicate that there are two potential points of access from 
Whiddon Valley and residents would wish to see the Castle Park Access used in 
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preference. This access would require the third party land and is not ruled out as being 
required to also serve the allocation to provide an alternative route for employment traffic. 
The Local Plan indicates that there are two potential accesses into the allocation. The 
Park route is one of them. 
 
The internal road layout provides for access to the northern and eastern site boundaries to 
allow for onward connection and the delivery of the remainder of the allocation. Along the 
eastern boundary there are 4 potential points where the reminder of the allocation could 
connect with this development thus ensuring complete access by all means of transport 
(road, cycle and pedestrian).  The Barwood representation considers that ‘The 
development on part of the allocation in the absence of a comprehensive masterplan for 
the entire allocation prevents a coordinated and strategic view of the movement corridors 
and linkages through and across the allocation site. A piecemeal approach to developing 
a masterplan for the allocation is therefore highly likely to result in a sub-optimal network 
for movement through the site, particularly by foot, cycle and public transport’. The layout 
would facilitate access to land being promoted by other landowners around Westacott 
Heights outside of the allocation but as part of the SHLAA if so required towards the later 
end of the plan period. It is not considered that the proposal prohibits other parts of the 
allocation from coming forward. 
 
The application puts a great emphasis on walking links that use Westacott Lane (a lane 
running north-south on the eastern side of the park). This lane is currently unsuitable for 
use, and the developer must comprehensively improve this lane to a suitable standard for 
all people to use in order to achieve safe and suitable access to and from the site. 
Pedestrian links are shown crossing Westacott Lane creating a circular walk around the 
site. 
 
The increase in traffic on Westacott Road is not considered to be ‘severe’ and the 
additional traffic onto Westacott Road is not considered to jeopardise or increase conflict 
between pedestrian and cycle traffic using the carriageway and footways. In addition, 
appropriate pedestrian crossing facilities and cycle facilities have been proposed and 
incorporated into the design of the access and access road, which provides a safe and 
appropriate route for those travelling by non-car modes to and from the school. 
  
The design of the access would not negatively impact upon the existing traffic calming on 
Westacott Road and it is considered acceptable for the traffic calming to either stay where 
it is or be altered [at a later date]. 
 
BAR01 3 requires: 
 


(c)  establish a permeable and connected network of footpaths and cycleways 
across the site that facilitates connections for pedestrians and cyclists between 
the proposed development, Landkey and Whiddon Valley and the Tarka Trail, 
to improve opportunities for sustainable travel choices within and around 
Barnstaple to reduce reliance on the private motor car. 


 
In respect of TRA6 and TRA1a the proposal is considered acceptable in that it provides a 
highway access of a standard that can accommodate the associated vehicular traffic and 
which provides cycle and pedestrian routes to a safe standard allowing connection to the 
school and other facilities in Whiddon Valley without dependence on the car. 
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BAR01 3 requires: 
  


(b)  provide a new park and change facility close to the Landkey junction and 
improve public transport links between Landkey, Whiddon Valley and the town 
centre; and 


 
DCC advise that the park and ride facility is estimated to be in excess of £2 million after 
considering design fees and drainage solutions. Bus service contribution have been 
estimated at £720,000 for buses to serve the future site. This level of contribution is 
considered necessary in order to provide real transport choices other than by car and 
therefore without this contribution the site would be considered an unsustainable location 
in transport terms. With 950 dwellings on the allocated site and 149 on this site this 
calculates as a total transport contribution of £677,557.89. The estimated difference in 
cost of the 240m long 5.5m wide and 6.5m wide roads is £36,000 and hence DCC require 
the following as a pro-rata contributions toward site wide infrastructure.  
 
Highway Contributions/Requirements: 
 


• £641,557.89 towards the upgrade of the A361 Landkey Junction. 


• Resurfacing of Westacott Road to a standard and on an area to be agreed with the 
County Council. 


• A minimum 6.5m wide access road from Westacott Lane to the eastern boundary of 
the application site and minimum 3m wide cycleway alongside. 


 
The applicant is agreeable to this. Devon County Council, as Highway Authority, 
recommends no objection to the application subject to the imposition of planning 
conditions and obligations set out in set out in Appendices I and II of this report. 
 
Infrastructure and Other Issues 
 
1. Affordable Housing is being proposed on a policy compliant basis at 30% which 


based on 149 equates to 45 units (34 as social rent and 11 as intermediate). 
 


2. Education – BAR01 requires a new 210 place primary school to be delivered within 
the neighbourhood hub during the early phases of construction. DCC consider that 
existing schools have capacity to serve this development and have not requested 
any contributions from this scheme towards the delivery of future primary education 
facilities within the wider allocation.  Given the topography of the site and the need 
for school places to also serve Landkey one scenario is that the new school site 
should be ideally sited more centrally within the allocation as part of a new 
community hub and accessible from Landkey. This site would not prejudice the 
delivery of such a site and in this instance DCC do not consider that funds are 
required towards such provision. Siting the school close to Westacott Road on the 
application site would mean that it would probably be close to Orchard Road school. 
DCC have requested secondary contributions to mitigate the impact of this 
development. This will be at the expansion rate of £3,288 per family type dwelling. 
The developer is agreeable to this. 


 
3. Health - £58,937is required towards the expansion of the existing medical centre 


provision in the town. The letters of representation cite issues with the Health service 
and threats to the hospital. This development will contribute to the expansion of 
health facilities to serve the needs of residents. 
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4. Air Quality – An Air Quality Assessment has been supplied to consider the potential 
Air Quality implications. The assessment report identifies a number of potentially 
significant construction phase impacts that require suitable mitigation in the form of a 
Construction Management Plan. The Hydrock report considers air quality impacts of 
traffic and local air quality data and makes reference to recognised standards and 
guidance. The report concludes that the air quality impact of the development, once 
operational, will be negligible at all receptors and traffic increases associated with the 
site will not result in any nearby receptors exceeding National Air Quality Objective 
levels. In addition, the report concludes that the development site itself would not 
experience any exceedances of the NAQOs. 


 
5. Agricultural Land. The majority of the site would not appear to be in active 


agricultural use being let out for equestrian pasture. The proposal would be contrary 
to Policy ENV7 which seeks to protect the best and most versatile agricultural land. 
However, in the terms of paragraph 112 of the Framework within the overall context 
of the amount of the best and most versatile agricultural land in the vicinity, it has not 
been demonstrated that this proposal would be a significant development of such 
land 


 
6. Archaeology: Assessment of the Historic Environment Record (HER) and the details 


submitted do not suggest that the scale and situation of this development will have 
an impact upon any known heritage assets. The Historic Environment Team has no 
comments to make on this planning application and as such the application accords 
with ENV14. 


 
7. Contamination: No issues have been identified that cannot be dealt with by 


conditions. 
 
8. Surface water is being attenuated on site. Policies DVS6/7 and BAR01 2(h) require a 


sustainable water strategy that reduces water usage, manages surface water runoff 
through water storage and sustainable drainage systems in combination with tree 
planting to reduce the risk of flooding along the Coney Gut and elsewhere in 
Barnstaple. The scheme is addressing the needs of the development and the road 
infrastructure and this provision is not considered to impact on the wider allocation in 
that it will deal with run off resulting from the scheme. 


 
9. Foul drainage – no issues have been identified. 
 
10. BAR01 3(c) requires new business and employment opportunities with good access 


to the A361. This is clearly an unknown quantity and without a master plan for the 
allocation there is no specific guidance about location or size. It is envisaged that in 
order to provide good transport links that such provision would be made nearer to the 
proposed new junction at Landkey. Residents have expressed the view that no 
commercial traffic should go past Castle Park Road and hence this scheme is 
unlikely to mean that this provision should be to the eastern edge of the site. 
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HEADS OF TERMS 
 
The following are agreed 
 
DCC REQUEST:  
 
1. Devon County Council request secondary contributions to mitigate the impact of this 


development. This will be at the expansion rate of £3,288 per family type dwelling. 
No primary contribution requested. 


2. £641,557.89 towards the upgrade of the A361 Landkey Junction. 
3. Resurfacing of Westacott Lane to a standard and on an area to be agreed with the 


County Council. 
4. Construction of a minimum 6.5m wide access road from Westacott Road to the 


eastern boundary of the application site with a minimum 3m wide cycleway 
alongside. 


5. £58,937 (£395.55 per dwelling) towards the expansion of the existing medical centre 
provision in the town 


 
NDC:  
 
1. 30% affordable housing is policy-compliant. Tenure 75% social rent and 25% 


intermediate. This would equate to 34 social rent and 11 intermediate on the current 
numbers 


2. POS : on site delivery and management of POS, improvement to the existing park 
(10 pieces of equipped play equipment) the provision of a MUGA, upgrading of 
sports pitch to a junior pitch with drainage, line markings and goal posts and an off 
site contribution of £58,850 towards built recreation facilities 


 
CONCLUSION  
 
This application has resulted in extensive public interest and a significant amount of 
objection from the local community. The report sets out in full the consultation responses 
of the technical consultees which result in no ‘in principle’ issues of concern that cannot be 
dealt with by way of condition. 
 
This part of BAR01 is at the western edge of the allocation next to the existing urban form 
of Whiddon Valley. Visually and physically it will sit next to the built up part of the town and 
will read as a natural extension to Barnstaple. The site is on rising land and the challenge 
will be to ensure that the rural edge character is not completely eroded and instead the 
treatment of the urban rural edge is improved. The landscape principles and 
recommended conditions allow for this.  
 
The site is outside of the current development boundary but in the present absence of a 
demonstrated five year land supply the policies relating to directing housing to within 
development boundaries may be considered as out of date. The SHLAA and emerging 
NDTLP both indicate that it is part of the wider allocation that can be brought forward for 
development to meet the existing housing shortfall expressed in the lack of a 5 years 
housing supply. The circumstance that it is only part of the allocation has been considered 
but it subject to the measures recommended below is not considered that the present 
development would necessarily prejudice the proper development of the remainder of the 
site.  
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The NPPF supports a plan led approach and whilst there is a requirement for a 
masterplan the upper case policy is not explicit in terms of the phasing of delivery or the 
location of infrastructure and facilities. Subject to appropriate contributions, the 
development of this part of the allocation is not considered to prejudice the delivery of site 
wide infrastructure or result in aspects of the allocation not being deliverable. The scheme 
will be making pro-rata contributions to the key infrastructure demands of the policy which 
is the new roundabout access at Landkey, the Park and Change facility and bus provision. 
Whilst there is no known siting for a new primary school, DCC have not requested 
contributions to fund its delivery but there is no reason to believe that allowing this phase 
of development to come forward would prejudice its future delivery. Similarly in respect of 
the community hub, contributions within the s106 can be secured towards built 
recreational facilities. 
 
The open space strategy is based on upgrading the existing park and providing an 
abutting extension to it to compensate for the loss of  part of the park taken up by the road 
and to add to the recreational offer for both existing residents and to meet the needs of 
proposed residents. In planning terms there are no objections to the proposal in line with 
the Provision of Public open Space and Recreation Code of Practise and Policy REC5.  
 
The NDC as land owner have a separate role in respect of the disposal of this asset but it 
will be appreciated that this is a separate role and the present application falls to be 
determined solely on its individual planning merits this cannot be confused with the 
planning considerations relating to the scheme. The application fulfils the requirements in 
respect of the delivery of open space and recreation in line with adopted policy and core 
principle 12 of the NPPF. 
 
The point of access through the park is the most emotive issue relating to this application. 
DCC have considered whether the existing road infrastructure and the design of the 
access through the park can accommodate this development and have raised no 
objections. The impact of vehicle omissions has also been tested and results in no 
objections in line with policy DVS4. The DCC Highway response has been tested at their 
Development Management Committee. Whilst not disputing the peak hour queues that 
occur at the Tesco Roundabout, the impact from this development would not be severe 
which is the test in the NPPF and as such there are no highway reasons to not use 
Westacott Road in the short term as the secondary point of access. The primary access to 
this site will remain the Landkey junction and this scheme will contribute financially to its 
delivery. 
 
Due to the location of the site in close proximity to Whiddon Valley with its facilities (local 
school, bus stops, employment and shops) it would be in an accessible by pedestrians 
and cyclists. The location and access design (which is not reserved) would be acceptable 
in terms of its effects on the highway network and core principle 11 of the NPPF. 
 
The Framework indicates in paragraphs 6, 7 and 8 that the purpose of the planning 
system is to contribute to the achievement of sustainable development. Sustainable 
development has three roles, economic, social and environmental which cannot be 
undertaken in isolation because they are mutually dependent. 
 
The provision of additional housing will be economically beneficial both during 
construction and when occupied. While the economic benefit during construction is short 
term that of occupation will be in the long-term and should be given significant weight. 
Similarly the provision of the housing would be socially beneficial and again significant 
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weight should be accorded to this and to the provision of affordable housing where there 
is an identified need. The scheme aligns with the Government’s stated intentions to boost 
housing land supply. 
 
It is clear that some of the additional housing needed to meet the full, objectively assessed 
needs of the NDTLP area will need to be constructed on greenfield sites and, that in line 
with footnote 11 to paragraph 47 of the Framework, such sites will need to be deliverable. 
There appear to be no technical impediments to construction meaning that the site should 
be deliverable within the next five years and would thus make a meaningful contribution to 
housing delivery in the District which addresses the first two criteria of Policy ENV1 of the 
NDLP set out above. 
 
Against this should be weighed the limited harm in both economic and social terms of the 
loss of a section of agricultural land contrary to policy ENV7. 
 
The LVIA appraisal concludes that development of the site for 149 homes, public open 
space and associated infrastructure will have a moderate impact upon the landscape and 
visual character of the wider area. This appraisal provides general principles and 
establishes design guidance to minimise adverse impacts. It would still, however, be 
contrary to the third criterion of policy ENV1 and paragraph 17 of the Framework in that 
would not recognise the intrinsic character and beauty of the countryside, nor conserve 
the natural environment. 
 
The illustrative masterplan provides a sensitive approach to design that has retained and 
enhanced the existing green infrastructure of the site that will allow the structure of the 
landscape to remain and help assimilate the development and help preserve the strong 
and distinct field patterns of the landscape character area. In addition, the proposals 
creates large areas of public open space that connects into the surrounding green 
infrastructure and provides a much needed addition to amenity for the local area. The 
proposal would be harmful to the environment through its effect on the character and 
appearance of the area, but that this harm would be limited in extent and would be 
partially ameliorated over time. However, there would be no other harm, environmental or 
social, through the development of the site that cannot be addressed at reserved matters 
stage in line with policies DVS1 and DVS3. 
 
The lack of a masterplan for the whole allocation means that there is uncertainty about the 
location and delivery of key facilities and the layout plan can only provide flexible access 
points to the land to the east. Whilst it is being argued that this amounts to piecemeal 
development there is risk associated with allowing this scheme to occur albeit the risk can 
be mitigated by ensuring the scheme is equitably contributing to infrastructure and though 
design. 
 
Overall, there when applying the balance there are no quantifiable harms, either on their 
own, or cumulatively, which significantly or demonstrably outweigh the benefits of the 
development when assessing the proposal as a whole against the policies of the 
Framework. While the proposal would, overall, be contrary to the terms of the 
development plan in that it would represent development in the countryside beyond the 
development boundary, other material considerations (namely the delivery of housing, 
affordable housing and associated infrastructure) outweigh this consideration and  indicate 
that the decision should be made contrary to the adopted plan and consequently planning 
permission granted in that it meets the tests of sustainable development as set out in the 
NPPF. 


Page 41 of 96







Planning Committee on the 10/01/2018  


HUMAN RIGHTS ACT 1998  
 
The provisions of the Human Rights Act and principles contained in the Convention on 
Human Rights have been taken into account in reaching the recommendation contained in 
this report.  The articles/protocols identified below were considered of particular relevance: 
 
 Article 8 – Right to Respect for Private and Family Life 
 THE FIRST PROTOCOL – Article 1: Protection of Property 
 
DETAILS OF RECOMMENDATION  
 
APPROVE subject to a s106 securing the above Heads of Terms and with delegated 
authority being given to the Chief Planning Officer to apply the following draft conditions 
and such other conditions required to addressed issues within the report: 
 
(1) a) In the case of any reserved matter application for approval must be made not 


later than the expiration of three years beginning with the date on which this 
permission is granted ; and  


b)  The development to which the permission relates must be begun not later than 
whichever is the later of the following dates: 
i) the expiration of three years from the date on which this permission is 


granted; or 
ii) the expiration of two year from the final approval of the reserved matters 


or, in the case of approval on different dates, the final approval of the last 
such matter to be approved. 


 
Reason: 
The time limit condition is imposed in order to comply with the requirements of 
Section 92 of the Town and Country Planning Act 1990. 
 


(2) The development hereby permitted shall be carried out in accordance with the 
principles and indicative details contained within the attached plans and documents 
list (unless varied during the S38/s278 process) or in response to the following  
reserved matters and the following conditions or to address other issues that arise 
due the course of construction. 
 
Reason: 
The Local Planning Authority is satisfied on balance that the approved drawings and 
documents propose a form of development that delivers environmental, economic 
and social benefits, meets the housing needs of the district and which addresses 
design, amenity, landscape, highway and infrastructure issues in a manner which is 
visually appropriate and sustainable and that variation from these could result in a 
less satisfactory scheme which does not address material planning issues. All other 
submitted drawing have been treated as being for illustrative purposes only. 


 
(3) Approval of the details of the internal roads/layout/scale/appearance and the 


landscaping for any phase of the residential development (hereinafter called the 
‘reserved matters’) shall be obtained from the Local Planning Authority in writing 
before any phase of development is commenced and shall be carried out as 
approved. 
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Reason: 
To ensure adequate information is available for the proper consideration of the 
detailed proposals and to ensure that amenity of existing properties is addressed. 
 


(4) The reserved matters for any phase shall indicate the siting, design and external 
appearance, including materials of construction of all walls, fences and other means 
of enclosure to be used in the development and all boundary treatments shall be 
carried out as approved before the dwelling to which they relate is occupied. 
 
Reason: 
To ensure adequate information is available for the proper consideration of the 
detailed proposals. To ensure that each dwelling is provided with an enclosed area 
of private amenity space, that the design addresses defensible space issues, that the 
design and appearance of all publicly visible boundary treatments reflects the 
established design principles for the estate and that the amenity of all adjoining 
properties is secured. 
 


(5) As part of the residential reserved matters application, scaled drawing(s) showing 
existing levels on the site and proposed finished floor levels of the proposed 
dwellings, accesses and garden areas shall be submitted to and approved in writing 
by the Local Planning Authority. These details shall show the relationship of the 
proposed housing units to the existing dwellings along the site boundaries by way of 
detailed cross sections. The development shall be undertaken in accordance with 
such drawings. 
 
Reason: 
To ensure that the amenities of the area are not adversely affected by reason of the 
size and scale of the proposed development and to ensure that cut and fill is 
minimised and that garden areas provide useable amenity space in recognition of the 
sloping nature of the site. 
 


(6) No work beyond damp proof course shall be commenced on the construction of any 
dwelling within any phase hereby permitted until samples of the facing materials to 
be used on the external walls and roof have been submitted to and approved in 
writing by the Local Planning Authority. 
 
Reason: 
To ensure that the visual amenity of the area is not adversely affected by reason of 
the appearance of the type and colour of materials to be used in the proposed 
development. 
 


(7) Prior to the laying of setts/paviours and other hard surface materials to be used as 
part of the hard surfacing scheme within any part of the site precise details of the 
form and colour shall be submitted to and approved in writing and shall thereafter be 
laid out on site in accordance with the agreed details 
 
Reason: 
To ensure that the surface finishes of the public realm reflect those already present 
in the locality. 
 


(8) As part of the reserved matters for any phase details of bin/cycle storage shall be 
fully detailed. No dwelling in a phase shall thereafter be occupied until the bin/cycle 
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storage provision has been provided in accordance with the agreed details for each 
unit and this shall thereafter be maintained permanently for these purposes. 
 
Reason: 
To ensure that the development is properly provided with amenities prior to 
occupation and in the interests of the amenities of the estate and that such facilities 
do not conflict with car parking areas 
 


SITE CONTAMINATION: PHASE 2 
 
(9) Prior to the commencement of groundworks (excluding site clearance), the local 


planning authority shall be provided with the results of an intrusive investigation and 
assessment of the site to determine whether contamination remediation is required. 
The report shall be prepared by a suitably qualified person and be sufficient to 
identify any and all potential sources of ground contamination affecting the 
development site. Where remediation of any part of the site is found to be required, a 
remediation scheme shall be submitted to and approved in writing by the local 
planning authority. The scheme shall include details of quality assurance, verification 
and certification requirements in accordance with established best practice. The 
construction phase of the development shall be carried out in accordance with the 
agreed details. 
 
Reason:  
To ensure that risks from land contamination to future users of the land and 
neighbouring land, together with those to controlled waters, property and ecological 
systems are identified and, where necessary, remediated in accordance with the 
National Planning Policy Framework. 
 


(10) Contaminated Land Reactive Condition 
Should any contamination of soil or groundwater not previously identified be 
discovered during development of the site, the Local Planning Authority should be 
contacted immediately. Site activities within that sub-phase or part thereof, should be 
temporarily suspended until such time as a procedure for addressing such 
contamination, within that sub-phase or part thereof, is agreed upon with the Local 
Planning Authority or other regulating bodies. 
 
Reason:  
To ensure that any contamination existing and exposed during the development is 
identified and remediated. 
 


PHASING 
 
(11) The development shall be undertaken in accordance with a Construction Phasing 


Plan which shall be submitted to and approved in writing by the Local Planning 
Authority prior to the commencement of development. This shall show the phasing of 
the delivery of the dwellings and the associated areas of public open space, site 
drainage and associated infrastructure (which includes the access road to the 
eastern site boundary). No work other than the provision of roads or infrastructure 
shall be undertaken on any subsequent phase of development unless the vehicular 
access to the eastern site boundary and the  affordable dwellings within any previous 
Phase have been completed and the associated areas of open space have been 
landscaped [unless outside of the planting season or as allowed for in the Section 
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106 agreement] and the footpaths have been surfaced and drained and the 
associated play and other equipment been provided unless an alternative scheme of 
phasing has been agreed. 
 
Reason: 
To ensure that the affordable units are provided at the same time as the remainder of 
the development in order to address housing needs and to ensure that they are 
integral within the development and to ensure that open space and associated 
facilities are available for the enjoyment of local residents and residents of the new 
development.  
 


(12) Construction Management Plan 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 
Management Plan (CMP) 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 and where relevant, the CMP shall incorporate the 
construction mitigation measures recommended in the Hydrock Air Quality 
Assessment (Ref: C161076-C-AQ-20170421 P0202) dated April 2017 and 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 and removal 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 earthworks and construction activities; dust 


suppression 
h) a noise control plan which details hours of operation and proposed mitigation 


measures; 
i) details of any site construction office, compound and ancillary facility buildings 
j) specified on-site parking 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:   
To minimise the impact of the works during the construction of the development in 
the interests of highway safety and the free-flow of traffic, and to safeguard the 
amenities of the area.  To protect the amenity of local residents from potential 
impacts whilst site clearance, groundworks and construction is underway. 
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(13) Construction Times Condition 
During the construction phase no machinery shall be operated, no process shall be 
carried out and no deliveries taken at or dispatched from the site outside the 
following times: 
 
a) Monday - Friday 08.00 - 18.00 
b) Saturday 09.00 - 13.00 
c) nor at any time on Sunday, Bank or Public holidays. 
  
Reason:  
To protect the amenity of local residents 
 


(14) No materials or substances shall be burnt/incinerated within the application site 
during the demolition and construction phases. 
 
Reason: 
To safeguard residential amenity and prevent pollution 
 


NOISE 
 
(15) No development shall take place on any unit on the southern site boundary adjoining 


the Castle Park Industrial Estate until a noise assessment has been undertaken by a 
suitably qualified and experienced person (Member of the Institute of Acoustics or 
equivalent) which takes account of any potentially significant sources of noise and 
hours of operation at the industrial estate. The report should have regard to relevant 
standards and guidance relating to the assessment of noise from industrial units 
affecting housing and outside amenity areas including that contained in 
BS4142:2014. The report should also include a description of any noise mitigation 
measures proposed, where relevant. This Assessment along with any noise 
mitigation works shall have been submitted to and approved in writing by the Local 
Planning Authority and thereafter the scheme shall be undertaken in accordance with 
the agreed details unless otherwise agreed in writing by the Local Planning Authority.  
 
Reason: 
There are potential noise sources outside the development site to the west of the 
proposed residential dwellings and a noise assessment of how this may affect 
nearby proposed dwellings and any associated mitigation. 
 


WASTE 
 
(16) Prior to commencement of any phase a waste audit statement for that phase shall be 


submitted and approved in writing by the Local Planning Authority. This statement 
shall include all information outlined in the waste audit template provided in 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 of 
waste management in accordance with Policy W4 of the Devon Waste Plan and the 
Waste Management and Infrastructure Supplementary Planning Document. 
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(17) A Construction Environmental Method Statement will be required at reserved matters 
stage and will need to provide substantive detail regarding appropriate buffering of 
watercourses, woodland, tree lines and other natural features in accordance with 
Natural England standing advice. 
 
Reason: 
In order to ensure that the biodiversity of the site is maintained and enhanced. 
 


LANDSCAPING AND PUBLIC OPEN SPACE 
 
(18) Provision of detailed landscape proposals 


i) No development shall take place on any phase until full details of both hard and 
soft landscape works have been submitted to and approved in writing by the 
Local Planning Authority and these works shall be carried out as approved. 
These details shall include proposed finished levels or contours; means of 
enclosure; car parking layouts; other vehicle and pedestrian access and 
circulation areas; hard surfacing materials; minor artefacts and structures (e.g. 
Furniture, play equipment, refuse or other storage units, signs, lighting etc.); 
proposed and existing functional services above and below ground (e.g. 
Drainage power, communications cables, pipelines etc. Indicating lines, 
manholes, supports etc.); retained historic landscape features and proposals 
for restoration, where relevant. 


ii) Soft landscape works shall include planting plans; written specifications 
(including cultivation and other operations associated with plant and grass 
establishment); schedules of plants (noting species, plant sizes and proposed 
numbers/densities); implementation and management programme. 


 
Reason: 
To assimilate the development into the landscape and to safeguard the appearance 
and character of the area and to provide mitigation for biodiversity interest, which is 
lost through site clearance and tree felling o create access points.  
 


(19) Implementation and maintenance of approved landscape proposals 
All planting, seeding or turfing comprised in the approved details of landscaping shall 
be carried out in the first planting and seeding seasons following the occupation or 
the substantial completion of that phase, whichever is the sooner; and any trees or 
plants which within a period of 5 years from the completion of the development as a 
whole die, are removed or become seriously damaged or diseased, shall be replaced 
in the next planting season with others of similar size and species unless the Local 
Planning Authority gives written consent to a suitable alternative. 
 
Reason: 
To assimilate the development into the landscape and to safeguard the appearance 
and character of the area. 
 


(20) Prior to the commencement of development of any phase a scheme depicting the 
method by which trees shall be protected during the course of the development shall 
be submitted to and approved in writing by the Local Planning Authority. The scheme 
shall identify a construction exclusion zone that will be enclosed by tree protection 
fencing which unless otherwise agreed in writing by the Local Planning Authority will 
be erected in accordance with figure 2 of BS 5837. The tree protection fencing will be 
erected prior to the commencement of development in accordance with the approved 
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scheme. At no time shall any works in connection with the development, including 
storage, access, cement mixing, bonfires, excavations or other level changes occur 
within the protected areas. 
 
Reason: 
To assimilate the development into the landscape and to safeguard the appearance 
and character of the area. 
 


(21) The development shall be undertaken in accordance with the recommendations for 
Ecological Mitigation and the Habitat Creation and contained the Ecological 
Assessment Incorporating Detailed Phase II Surveys which includes the provision of 
bird boxes, the provision of bat boxes, compliance with the Reptile Mitigation 
Strategy to address the identified slow worm population and Dormice population. Any 
alternative scheme for the management of this land shall be submitted to and agreed 
in writing by the Local Planning Authority. 
 
Reason: 
To maintain the ecological site interest and to safeguard and enhance local 
biodiversity. 
 


(22) Prior to the laying out/construction of the areas of public open space precise details 
shall be submitted to and agreed in writing by the Local Planning Authority. This shall 
include where applicable to that phase: 
 
a) the precise design, position and layout of the LEAP including surface treatment, 


play equipment (minimum of 10 pieces), seating, signage and means of 
enclosure 


b) the precise planting schedule, means of enclosure of the areas, position of 
seats, dog bins and signage of informal open space  


c) the design of the MUGA including surface treatment, seating, signage and 
means of enclosure (if provided on site) 


d) the works to upgrade the sports pitch 
 


The works shall thereafter be carried out as agreed and completed on site in 
accordance with the terms of the ‘‘Construction Phasing Plan’ and terms of the 
Section 106 agreement unless otherwise agreed in writing by the Local Planning 
Authority 
 
Reason: 
To ensure that the public open space is provided with facilities that will encourage 
informal recreational use. To ensure that the design of the LEAP, including the works 
of enclosure and surface materials address the requirements of sports and 
recreation for the target audience. 
 


DRAINAGE CONDITIONS 
 
(23) None of the dwellings shall be occupied in any phase until foul drainage from the 


development (and no other drainage) has been connected to the public foul or 
combined sewer unless otherwise agreed with the Local Planning Authority. 
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Reason: 
To ensure the discharge of drainage from the Development shall not be prejudicial to 
the public sewerage system and ensure there are adequate public foul sewerage 
facilities to receive foul water flows, in order to safeguard the public and environment 
 


(24) No part of the development otherwise permitted shall be commenced until a drainage 
strategy has been submitted and approved in writing by the Local Planning Authority. 
 
Reason:  
To ensure that the site is suitable drained to avoid flood damage to on site and/or 
neighbouring properties and/or the public highway. 
 


(25) 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. 
 


(26) No part of the development hereby permitted shall be commenced until the detailed 
design of the proposed permanent surface water drainage management system has 
been submitted to, and approved in writing by, the Local Planning Authority, in 
consultation with Devon County Council as the Lead Local Flood Authority. The 
design of this permanent surface water drainage management system will be in 
accordance with the principles of sustainable drainage systems, and those set out in 
the Flood Risk Assessment (Reference: R/C161076/001.07, Rev:7, dated 
15/02/2017). 
 
Reason:  
To ensure that surface water runoff from the development is managed in accordance 
with the principles of sustainable drainage systems. 
Advice: Refer to Devon County Council’s Sustainable Drainage Guidance. 
 


(27) No part of the development hereby permitted shall be commenced until the detailed 
design of the proposed surface water drainage management system which will serve 
the development site for the full period of its construction has been submitted to, and 
approved in writing by, the Local Planning Authority, in consultation with Devon 
County Council as the Lead Local Flood Authority. This temporary surface water 
drainage management system must satisfactorily address both the rates and 
volumes, and quality, of the surface water runoff from the construction site. 
 
Reason: 
To ensure that surface water runoff from the construction site is appropriately 
managed so as to not increase the flood risk, or pose water quality issues, to the 
surrounding area. 
Advice: Refer to Devon County Council’s Sustainable Drainage Guidance. 
 


(28) No part of the development hereby permitted shall be commenced until the full 
details of the adoption and maintenance arrangements for the proposed permanent 
surface water drainage management system have been submitted to, and approved 
in writing by, the Local Planning Authority, in consultation with Devon County Council 
as the Lead Local Flood Authority. 
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Reason:  
To ensure that the development’s permanent surface water drainage management 
systems will remain fully operational throughout the lifetime of the development. 
 


HIGHWAYS CONDITIONS 
 
(29) The site access and visibility splays shall be constructed, laid out and maintained for 


that purpose in accordance with plans that shall be submitted for approval by the 
Local Planning Authority where the visibility splays provide intervisibility between any 
points on the X and Y axes at a height of 1.05 metres above the adjacent 
carriageway level and the distance back from the nearer edge of the carriageway of 
the public highway (identified as X) shall be 2.4 metres and the visibility distances 
along the nearer edge of the carriageway of the public highway (identified as Y) shall 
be a minimum of 43 metres in both directions. 
 
Reason:  
To provide a satisfactory access to the site and to provide adequate visibility from 
and of emerging vehicles. 
 


(30) 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. 
 


(31) No part of the development hereby approved shall be commenced until: 
 
a) The access road has been laid out, kerbed, drained and constructed up to base 


course level for the first 20 metres back from its junction with the public 
highway. 


b) The ironwork has been set to base course level and the visibility splays 
required by this permission laid out. 


c) The footway on the public highway frontage required by this permission has 
been constructed up to base course level. 


d) A site compound and car park have been constructed. 
 
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 
 


(32) The occupation of any dwelling in an agreed phase of the development shall not take 
place until the following works have been carried out to the satisfaction of the Local 
Planning Authority: 
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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. 
 


(33) When once constructed and provided in accordance with conditions * & * above, the 
carriageway, vehicle turning head, footways and footpaths shall be maintained free 
of obstruction to the free movement of vehicular traffic and pedestrians and the street 
lighting and nameplates maintained to the satisfaction of the Local Planning 
Authority. 
 
Reason:  
To ensure that these highway provisions remain available. 
 


(34) The garaging and vehicle parking spaces shall be provided in accordance with 
drawings to be submitted for approval at the reserved matters stage and which show 
the design, layout, drainage, materials of construction and external appearance of 
this provision. No dwelling shall be occupied until the provision relating to that 
dwelling has been made in accordance with the approved details. The parking 
provision shall thereafter be maintained for its intended purpose. 
 
Reason: 
To ensure the provision of adequate parking off the highway. 
 


(35)  As part of the reserved matters application ,details of the access strategy which shall 
allow for  points of connection (vehicular, pedestrian and cycleway) into the 
remainder of BAR01 shall be submitted to and approved in writing by the Local 
Planning Authority. 
 
Reason: 
To ensure that the remainder of BAR01 and the site can be provided in a connected 
and integrated manner. 
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POST CONSTRUCTION AND OCCUPATION 
 
(36) No dwelling shall be occupied until the means of enclosure and the bin storage area 


for that dwelling have been provided in accordance with the approved plans and 
details submitted as part of the reserved matters. 
 
Reason: 
To ensure the provision and maintenance of a private amenity area for each 
dwelling, to ensure that adequate facilities are provided for each unit separate from 
car parking areas. 
 


(37) Prior to the transfer of the public open space to the responsible management party, 
post development monitoring of the ecological site interest shall be carried out, the 
results of which shall be submitted to and approved in writing by the Local Planning 
Authority. The site shall thereafter be managed in accordance with the Habitat 
Creation and Management Plan and in accordance with any further 
recommendations resulting from the monitoring studies. 
 
Reason:  
To ensure that the pubic open space has been created and thereafter maintained to 
maximise the biodiversity of the site. 
 


RESTRICTIONS 
 
(38) Notwithstanding the provisions of the Town and Country Planning (General 


Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order) express planning permission shall be obtained for any development within 
Part 1 classes A, B and C (Extensions) in respect of any unit identified as being 
provided as an affordable unit, and in respect of all dwellings on plots adjoining 
Westacott Lane and the properties known as March End and Westacott Grange (the 
precise plots to which this condition relates will be defined at the reserved matters 
stage) and class B of Part 2 of Schedule Two of the Order in respect of the creation 
of any vehicular accesses onto Westacott Lane from any part of the site. 
 
Reason: 
To ensure that the units are not unreasonably extended or otherwise altered to take 
them outside of what would be considered as 'affordable' and to limit the creation of 
new accesses onto Westacott Lane in order to preserve the biodiversity interest and 
connectivity of the existing hedgerows. 
 


 
INSERT(S) TO FOLLOW OVERLEAF 
1. OS Location Plan 
2. List of representation names and addresses 
3. DCC Development Management Committee Agenda Item 7 
4. S106 Heads of Term 
5. Technical Note dated 20.04.17 
6. Agents Letter dated 28.04.17 
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Neighbour Representations List for Application No 62187


LETTER(S) OF OBJECTION298


R HUGHES 10  OAK TREE DRIVE
BARNSTAPLE


Date Received: 14-Dec-16


M KUO 11  OAK TREE DRIVE
BARNSTAPLE


Date Received: 22-Dec-16


CHRISTOPHER ROBERTS 8  OAK TREE DRIVE
BARNSTAPLE


Date Received: 07-Dec-16


CATHERINE GALLAGHER 29  OAK TREE DRIVE
BARNSTAPLE


Date Received: 22-Dec-16


C ROBINSON 33  OAK TREE DRIVE
BARNSTAPLE


Date Received: 21-Dec-16


A HOBBS 35  OAK TREE DRIVE
BARNSTAPLE


Date Received: 12-Dec-16


JO WILLIAMS MARCH END
WESTACOTT


Date Received: 21-Dec-16


C PAUL 25  WESTACOTT MEADOW
BARNSTAPLE


Date Received: 19-Dec-16


P BERRY 31  WESTACOTT MEADOW
BARNSTAPLE


Date Received: 19-Dec-16


NIKKI PENGELLY 29  WESTACOTT MEADOW
BARNSTAPLE


Date Received: 22-Dec-16


ASH STEER 15 HAWTHORN ROAD 
WHIDDON VALLEY 


Date Received: 05-Dec-16


SARAH GRIFFIN 18 PRIMROSE AVENUE
EX32 8RG


Date Received: 07-Dec-16


JO OSBORNE SENT BY EMAIL


Date Received: 07-Dec-16


LINDA SMITH 3 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 07-Dec-16


JO OSBORNE 45 OAK TREE DRIVE
WESTACOTT DRIVE


Date Received: 07-Dec-16


MELISSA ROBERTS 8 OAK TREE DRIVE
WESTACOTT


Date Received: 07-Dec-16


DANIEL BRIGHT 52 QUEENS ROAD


Date Received: 07-Dec-16


A BOND 7 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 08-Dec-16


JANE CHAPPELL 1 MAGNOLIA CLOSE
BARNSTAPLE


Date Received: 08-Dec-16


M CHAPPELL 1 MAGNOLIA CLOSE
BARNSTAPLE


Date Received: 08-Dec-16
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E LERWILL 1 WESTACOTT ROAD


BARNSTAPLE
Date Received: 08-Dec-16


KM JEFFERIES 48 WALNUT WAY
BARNSTAPLE


Date Received: 08-Dec-16


S LYONS 48 HAWTHORN ROAD
BARNSTAPLE


Date Received: 08-Dec-16


K CLARK 33 SOWDEN PARK
BARNSTAPLE


Date Received: 08-Dec-16


SAMANTHA 13 LABURNUM DRIVE
BARNSTAPLE


Date Received: 08-Dec-16


J THOMAS-WHEATLEY 30 LABURNUM DRIVE
WHIDDON VALLEY


Date Received: 08-Dec-16


AMY MOORE 17 OAK TREE DRIVE
BARNSTAPLE


Date Received: 08-Dec-16


A LODER 57 WOODLAND CLOSE
BARNSTAPLE


Date Received: 08-Dec-16


R RENDLE 30 WOODLAND CLOSE
BARNSTAPLE


Date Received: 08-Dec-16


V SOTHCOTT 13 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 08-Dec-16


S LAW 2 OAK TREE DRIVE
BARNSTAPLE


Date Received: 08-Dec-16


S BUMSTEAD 6 WOODLAND CLOSE
BARNSTAPLE


Date Received: 09-Dec-16


A BARRABALL 33 SOWDEN PARK
BARNSTAPLE


Date Received: 09-Dec-16


MS C JOHNSON 17 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 09-Dec-16
Date Received: 21-Dec-16


K CLARK 60 SOWDEN PARK
BARNSTAPLE


Date Received: 09-Dec-16


K ALFORD 14 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 09-Dec-16


M STEVENS 42 OAKTREE DRIVE
BARNSTAPLE


Date Received: 06-Mar-17
Date Received: 09-Dec-16


T CUDMORE 2 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 09-Dec-16


AM HARVEY 17 SPEEDWELL CLOSE
BARNSTAPLE


Date Received: 09-Dec-16


K LOCKWOOD 11 CLOVER WAY
WESTACOTT


Date Received: 12-Dec-16


K BUMSTEAD 6 WOODLAND CLOSE
BARNSTAPLE
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Date Received: 12-Dec-16


L GOULD 8 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 12-Dec-16


B GOLDING 3 MAGNOLIA CLOSE


Date Received: 12-Dec-16
Date Received: 21-Dec-16


M MORRIS 20 PRIMROSE AVENUE
BARNSTAPLE


Date Received: 12-Dec-16


A EPISKOPOS 31 MAGNOLIA CLOSE
BARNSTAPLE


Date Received: 12-Dec-16


T STUCKEY 7 LANE END PARK
BARNSTAPLE


Date Received: 12-Dec-16


C & L WALKER 10 CAMPION DRIVE
WESTACOTT


Date Received: 12-Dec-16


R WREY 30 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 12-Dec-16


M SOTHCOTT 13 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 12-Dec-16


D PICKARD 24 FOXGLOVE CLOSE
BARNSTAPLE


Date Received: 12-Dec-16
Date Received: 13-Mar-17


MS GLASSON 24 MAGNOLIA CLOSE 
WESTACOTT 


Date Received: 13-Dec-16


C MACDERMOTT 13 SHALLOW CLOSE 
BARNSTAPLE


Date Received: 14-Dec-16


A PRIEST 11 WESTACOTT MEADOW 
BARNSTAPLE


Date Received: 14-Mar-17
Date Received: 14-Dec-16


NICK LERWILL 1 WESTACOTT MEADOW 
BARNSTAPLE


Date Received: 14-Dec-16


KINGDON FAMILY 16 WESTACOTT MEADOW
WHIDDON VALLEY


Date Received: 14-Dec-16


G HARDING 32 WOODLAND CLOSE
BARNSTAPLE


Date Received: 14-Dec-16
Date Received: 22-Dec-16


M FIDDES 82 WOODLAND CLOSE
BARNSTAPLE


Date Received: 14-Dec-16


A FORD 2 LITTLEFIELD CLOSE
BARNSTAPLE


Date Received: 14-Dec-16


DIANE & MIKE MORRIS SENT BY EMAIL


Date Received: 09-Dec-16


H FORDHAM 11 KINGFISHER DRIVE
BARNSTAPLE


Date Received: 14-Dec-16
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A FORDHAM 11 KINGFISHER DRIVE


BARNSTAPLE
Date Received: 14-Dec-16


L MILLER 15 MANOR PARK
STICKLEPATH


Date Received: 14-Dec-16


V MARTIN 29 TREEFIELD WALK
BARNSTAPLE


Date Received: 14-Dec-16
Date Received: 14-Dec-16


A LEE 27 ST JOSEPHS CLOSE
BARNSTAPLE


Date Received: 14-Dec-16


D WATKINS 20 OAKTREE DRIVE
WESTACOTT ROAD


Date Received: 14-Dec-16


LOUISE HEDGES LYDCOTT HOUSE
LANDKEY ROAD


Date Received: 12-Dec-16


S FOX 20 FOXGLOVE CLOSE
BARNSTAPLE


Date Received: 14-Dec-16


BRIDGET JEFFERY 35 HAWTHORN ROAD
WHIDDON VALLEY


Date Received: 13-Dec-16


SADIE REED 19 PRIMROSE AVENUE
BARNSTAPLE


Date Received: 13-Dec-16


H GOODING 17 SWALLOW CLOSE
BARNSTAPLE


Date Received: 14-Dec-16


KAY SOWDEN 16 OAK TREE DRIVE
BARNSTAPLE


Date Received: 13-Dec-16


D GOODING EX32 8QP


Date Received: 14-Dec-16


J ROBERTS AZZURRO
HOLLERDAY DRIVE


Date Received: 15-Dec-16


SUE BARRABLE 43 LABURNUM DRIVE
WHIDDON VALLEY


Date Received: 13-Dec-16


L BOWDEN-EDGE 11 TREEFIELD WALK
BARNSTAPLE


Date Received: 15-Dec-16


J BARROW 19 OAK TREE DRIVE
BARNSTAPLE


Date Received: 15-Dec-16


K ANGELL 41 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 15-Dec-16


J SMITH WOOLBARN LAWN
BARNSTAPLE


Date Received: 15-Dec-16


N CALLISTER 56 VALLEY DRIVE
YARM


Date Received: 15-Dec-16


A CALLISTER 56 VALLEY DRIVE
YARM


Date Received: 15-Dec-16


K GOULD 8 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 15-Dec-16
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IAN MACDERMOTT 13 SWALLOW CLOSE 


WESTACOTT ROAD 
Date Received: 15-Dec-16


WESTACOTT ROAD RESIDENTS CO SENT BY EMAIL


Date Received: 15-Dec-16


DEBBIE BROWN 29 STOAT PARK 
WHIDDON VALLEY 


Date Received: 15-Dec-16


EMMA COSH 3 CLOVER WAY 
WESTACOTT PARK 


Date Received: 16-Dec-16


MRS J KENWOOD 15 LANE END PARK 
WHIDDON VALLEY


Date Received: 16-Dec-16


ANSLEY MOORE 7 WOODLAND CLOSE 
WESTACOTT PARK 


Date Received: 16-Dec-16
Date Received: 22-Dec-16


RACHEL SMITH 16 BROADGATE CLOSE 
BARNSTAPLE


Date Received: 16-Dec-16


NATHAN PRIEST 10 PERRYMAN SQUARE 
TIVERTON 


Date Received: 16-Dec-16


COLLINSON FAMILY 3 FOXGLOVE CLOSE 
WHIDDON VALLEY 


Date Received: 16-Dec-16


LOUISE DAY 5 LARKSPUR GARDENS 
EX32 8RA


Date Received: 16-Dec-16


SHELLIE-ANNE MAGSON 10 KESTREL WAY 
WESTACOTT 


Date Received: 16-Dec-16


LORRAINE KAMP 23 WOODLAND CLOSE 
EX32 0EG


Date Received: 16-Dec-16


JERMONE LYONS 48 HAWTHORN ROAD 
BARNSTAPLE


Date Received: 16-Dec-16


KATERINA SHADDICK 24 WESTACOTT MEADOW 
EX32 8QX


Date Received: 16-Dec-16


ROBERT BACK 7 NORTHCOTT GARDENS 
NORTHAM


Date Received: 16-Dec-16


HARVEY PRIEST 11 WESTACOTT MEADOW 
BARNSTAPLE


Date Received: 17-Dec-16


TYLER PRIEST 11 WESTCOTT MEADOW 
BARNSTAPLE


Date Received: 17-Dec-16


KATRINA PRIEST 4 PRIMROSE AVENUE 
BARNSTAPLE


Date Received: 19-Dec-16


MR K WEIR 4 PRIMROSE AVENUE 
BARNSTAPLE


Date Received: 19-Dec-16


D KINGDOM 40 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 19-Dec-16


H COOKE 1 BARTON DRIVE
BARNSTAPLE


Date Received: 19-Dec-16
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E DAUNTON 30 SILVERWOOD HEIGHTS


BARNSTAPLE
Date Received: 19-Dec-16


M GARRETT 30 HAWTHORN ROAD
BARNSTAPLE


Date Received: 19-Dec-16


T SPENCER 21 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 19-Dec-16


A CARTER 12 KESTRAL WAY
BARNSTAPLE


Date Received: 19-Dec-16
Date Received: 19-Dec-16


R SMITH 3 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 19-Dec-16


K WHEATLEY 30 LABURNAM DRIVE
BARNSTAPLE


Date Received: 19-Dec-16


L BRAMBLE 23 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 19-Dec-16


T PARKIN FARRIER 
NEW LAND LANDKEY


Date Received: 19-Dec-16


R MOUNFIELD 53 SPEEDWELL CLOSE
BARNSTAPLE


Date Received: 19-Dec-16


D ELSTON 44 WOODLAND CLOSE
BARNSTAPLE


Date Received: 17-Dec-16


N KING 23 APPLETREE CLOSE
WHIDDON VALLEY


Date Received: 19-Dec-16


L GORDON 5 HERON COURT
BARNSTAPLE


Date Received: 19-Dec-16


S PADDON 5 CAMPION DRIVE
BARNSTAPLE


Date Received: 19-Dec-16


MRS J SMITH 58 WOODLAND CLOSE
BARNSTAPLE


Date Received: 19-Dec-16


JAMES COLEMAN 3 OAK TREE DRIVE
BARNSTAPLE


Date Received: 20-Dec-16


MR A K JONES 10 MAGNOLIA CLOSE 
WESTACOTT 


Date Received: 20-Dec-16


STUART TAYLOR 5  WESTACOTT MEADOW
BARNSTAPLE


Date Received: 20-Dec-16


KAREN PATRIDGE 20 MAGNOLIA CLOSE
WESTACOTT


Date Received: 20-Dec-16


NEIL PARTRIDGE 20 MAGNOLIA CLOSE
WESTACOTT


Date Received: 20-Dec-16


ROYSTON SHADDICK 24 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 20-Dec-16


JACKIE VAUGHAN 34 LABURNUM DRIVE
WHIDDON VALLEY


Date Received: 20-Dec-16
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REV DAVID KAY 18 STOAT PARK


WHIDDON VALLEY
Date Received: 20-Dec-16


RUSSELL JOHNSTONE 26 WOODLAND CLOSE
BARNSTAPLE


Date Received: 21-Dec-16


ALISON CLARK 37 MAPLE GROVE
ROUNDSWELL


Date Received: 21-Dec-16


SIMON ROBERTS 14 SPRINFIELD ROAD
BICKINGTON


Date Received: 21-Dec-16


LYNETTE LEWIS 18 LANE END PARK
WHIDDON VALLEY


Date Received: 21-Dec-16


MR N BRAYLEY 56 SPEEDWELL CLOSE
CASTLE PARK


Date Received: 21-Dec-16


MR & MRS PARRY 6 CAMPION DRIVE
BARNSTAPLE


Date Received: 21-Dec-16


MR & MRS ARCHER 69 WOODLAND CLOSE
BARNSTAPLE


Date Received: 21-Dec-16


CHRISSIE WATTS 15 FAIRACRE AVENUE
BARNSTAPLE


Date Received: 21-Dec-16


JACKIE LENNOX 15 KESTREL WAY
BARNSTAPLE


Date Received: 21-Dec-16


LINDA GILBEY 28 LABURNUM DRIVE
WHIDDON VALLEY


Date Received: 21-Dec-16


O MAY 38 SPEEDWELL CLOSE
BARNSTAPLE


Date Received: 21-Dec-16


K BRACHTOGEL BRAMBLE HOUSE
GOODLEIGH


Date Received: 21-Dec-16


S GOODING 17 SWALLOW CLOSE
BARNSTAPLE


Date Received: 21-Dec-16


M FEATHERSTONE HUGHES AVENUE
BARNSTAPLE


Date Received: 21-Dec-16


D OSBORNE 45 OAK TREE DRIVE
BARNSTAPLE


Date Received: 21-Dec-16


JP CUDMORE 2 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 21-Dec-16


C WILLIAMS MARCH END
WESTACOTT


Date Received: 21-Dec-16


A WILLIAMS MARCH END
WESTACOTT


Date Received: 21-Dec-16


H READ 1 PARK VILLAS
BRAUNTON


Date Received: 21-Dec-16


K APPS 65 BARTON ROAD
BARNSTAPLE


Date Received: 21-Dec-16
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P APPS 65 BARTON ROAD


BARNSTAPLE
Date Received: 21-Dec-16


M SLUMAN 30 JOHN GAY ROAD
BARNSTAPLE


Date Received: 21-Dec-16
Date Received: 21-Dec-16


B NAYLOR HARMAN WALK
BARNSTAPLE


Date Received: 21-Dec-16


C CHIZMAR 40 SWALLOWFIELD
BARNSTAPLE


Date Received: 23-Dec-16
Date Received: 21-Dec-16


A HOWELLS 87 CLOVELLY ROAD
BIDEFORD


Date Received: 21-Dec-16


R H HOPKINS 2 TREMANCE
WESTACOTT


Date Received: 21-Dec-16


MR & MRS SYMES 36 MAGNOLIA CLOSE
WHIDDON VALLEY


Date Received: 21-Dec-16


S WHEATLEY 31 LABURNUM DRIVE
BARNSTAPLE


Date Received: 21-Dec-16


C FORD 26 HAWTHORN ROAD
BARNSTAPLE


Date Received: 21-Dec-16


P FORD 26 HAWTHORN ROAD
BARNSTAPLE


Date Received: 21-Dec-16


S FROUD NORDEN
KINGSBRIDGE


Date Received: 21-Dec-16


D WILLIAMS HAWTHORN ROAD
BARNSTAPLE


Date Received: 21-Dec-16


S SPRAGUE 4 CAMPION DRIVE
BARNSTAPLE


Date Received: 21-Dec-16


J LUTTMAN 26 HAWLEY MANOR
BARNSTAPLE


Date Received: 21-Dec-16


M BARROW YEO VALE ROAD
BARNSTAPLE


Date Received: 21-Dec-16


E STANBURY SHILSTONE FARM
BISHOPS TAWTON


Date Received: 21-Dec-16


R CALLISTER 22 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 21-Dec-16


R LENNOX 15 KESTREL WAY
BARNSTAPLE


Date Received: 21-Dec-16


LISA STEVENS 3 RICHARD CLOSE
BIDEFORD


Date Received: 21-Dec-16


NICK BROWN 7 CAMPION DRIVE


Date Received: 22-Dec-16


ALEX BIRD 27 SPEEDWELL CLOSE
BARNSTAPLE
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Date Received: 22-Dec-16


WILLIAM THORNE 22 FOXGLOVE CLOSE
BARNSTAPLE


Date Received: 22-Dec-16


JULIA SHEPPARD OTTER WAY
WHIDDON VALLEY


Date Received: 22-Dec-16


CHARLES PICKARD 24 FOXGLOVE CLOSE


Date Received: 22-Dec-16


CLAIRE CALLISTER 22 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 22-Dec-16


HILARY PENGELLY 4 WESTACOMBE 
BARNSTAPLE


Date Received: 22-Dec-16


MALCOLM COWBURN 4 WESTACOMBE 
BARNSTAPLE


Date Received: 22-Dec-16


BILL 32 HAMILTON CLOSE


Date Received: 22-Dec-16


LUCY DYOS 49 KALA FAIR
WESTWARD HO


Date Received: 22-Dec-16


MRS SUE KINGSBURY 16 FOXGLOVE CLOSE
WESTACOTT


Date Received: 22-Dec-16


MICHAEL WOGDEN 28 MAGNOLIA CLOSE
WESTACOTT


Date Received: 22-Dec-16


SUE BERRY 3 HERON COURT
WESTACOTT ROAD


Date Received: 22-Dec-16


DAVE EADIE RIVEN DELL
OLD STICKLEPATH HILL


Date Received: 22-Dec-16


NYKAYLA STOCKHAM 36 SPEEDWELL CLOSE
EX32 8PY


Date Received: 22-Dec-16
Date Received: 23-Dec-16


EDWINA THOMAS ROTCOMBE FARM HOUSE
BS39 6JP


Date Received: 22-Dec-16


LIZ MILLARD 13 WOODLAND CLOSE
BARNSTAPLE


Date Received: 22-Dec-16


SARAH GARRETT 11 FOXGLOVE CLSOE
EX32 8RE


Date Received: 22-Dec-16


JUDITH HARDING 35 SPEEDWELL CLOSE
WHIDDON VALLEY


Date Received: 22-Dec-16


PATRICK PENGELLY 29  WESTACOTT MEADOW
BARNSTAPLE


Date Received: 22-Dec-16


CHARLOTTE  PENGELLY 29  WESTACOTT MEADOW
BARNSTAPLE


Date Received: 22-Dec-16


S AUSTEN 97 SAMPSONS PLANTATION
FREMINGTON


Date Received: 22-Dec-16


J ROBINSON TOWN MILL COURT
BARNSTAPLE
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Date Received: 22-Dec-16


A ALLAN BROOK GARDENS
ATHERINGTON


Date Received: 22-Dec-16


C GRIFFIN 26 MAGNOLIA CLOSE
BARNSTAPLE


Date Received: 22-Dec-16


M PRIEST 11 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 22-Dec-16


T BENNETT 68 INDEPENDENT STREET
CLOVELLY


Date Received: 22-Dec-16


R MOYSE APPLEGARTH
STATION CROSS


Date Received: 22-Dec-16


MR & MRS WHITE HILLS DEAN
WEST DOWN


Date Received: 22-Dec-16


MARK BAKER 15 LARKSPUR GARDENS
BARNSTAPLE


Date Received: 22-Dec-16


R JONES 47 WOODLAND CLOSE
BARNSTAPLE


Date Received: 22-Dec-16


A GARRIOCK 16 TREEFIELD WALK
BARNSTAPLE


Date Received: 22-Dec-16


A KNIGHT 5 TREEFIELD WALK
BARNSTAPLE


Date Received: 22-Dec-16


V COBBETT 10 PERREYMAN SQUARE
TIVERTON


Date Received: 22-Dec-16


C HEDGE 29 BROADFIELD ROAD
BARNSTAPLE


Date Received: 22-Dec-16


H STACEY 15 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 22-Dec-16


S THOMAS 16 MEAD PARK
BICKINGTON


Date Received: 22-Dec-16


S ALFORD 14 WESTACOTT MEADOW
BARNSTAPLE


Date Received: 22-Dec-16


MR E THOMAS 16 MEAD PARK
BICKINGTON


Date Received: 22-Dec-16


J WHEATLEY 36 LOWER MOOR
BARNSTAPLE


Date Received: 22-Dec-16


A WHEATLEY 36 LOWER MOOR
BARNSTAPLE


Date Received: 22-Dec-16


L DENNIS 3 THE RYLANDS
GLOUCESTER


Date Received: 22-Dec-16


S WALSH 10 LABURNAM DRIVE
BARNSTAPLE


Date Received: 22-Dec-16


S WOOLDRIDGE 2 LARKSPUR GARDENS
BARNSTAPLE


Date Received: 22-Dec-16
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GEMMA BURCH 66 WOOLBARN LAWN 


WHIDDON VALLEY 
Date Received: 22-Dec-16


LISA HOLDEN 39 APPLETREE CLOSE 
EX32 8PN


Date Received: 22-Dec-16


HELEN MURPHY 8 BICTON STREET 
BARNSTAPLE


Date Received: 22-Dec-16


CHRIS CHALLIS 9 MAGNOLIA CLOSE 
BARNSTAPLE


Date Received: 22-Dec-16


MICHAELA HAGHIR 5 PORTLEDGE PLACE 
FAIRY CROSS 


Date Received: 22-Dec-16


JASON MILTON 36 TAW VIEW 
BARNSTAPLE


Date Received: 23-Dec-16


MRS LYNN ROBERTS 24 WOODLAND CLOSE 
BARNSTAPLE


Date Received: 23-Dec-16


GREG CHALLIS 9 MAGNOLIA CLOSE 
BARNSTAPLE


Date Received: 23-Dec-16


ANDREW MEASURES 43 BARTON ROAD 
WHIDDON VALLEY 


Date Received: 23-Dec-16


NIGEL THOMPSON 64 BARTON ROAD 
BARNSTAPLE


Date Received: 23-Dec-16


SAMUAL SHEPPARD BARNSTAPLE


Date Received: 23-Dec-16


JASMINE BARNSTAPLE


Date Received: 23-Dec-16


BARBARA JUFFS 42 SPEEDWELL CLOSE 
CASTLE PARK


Date Received: 23-Dec-16


DOROTA GAWLAK 12 STICKLEPATH HILL 
BARNSTAPLE 


Date Received: 23-Dec-16


VICKY HUMPHREY 78 WOODLAND CLOSE 
BARNSTAPLE


Date Received: 23-Dec-16


LEO BARRABALL 33 SOWDEN PARK 
BARNSTAPLE


Date Received: 23-Dec-16


TOBI BARRABALL 33 SOWDEN PARK 
BARNSTAPLE


Date Received: 23-Dec-16


KATHERINE RENDLE 30 WOODLAND CLOSE 
BARNSTAPLE


Date Received: 23-Dec-16


M MOORE 17 OAKTREE DRIVE
WHIDDON VALLEY 


Date Received: 23-Dec-16


PAUL MACKENZIE 17 FOXGLOVE CLOSE 
WESTACOTT 


Date Received: 23-Dec-16


MATTHEW CARTER 31 TREEFEILD WALK
WHIDDON VALLEY 


Date Received: 23-Dec-16
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THERESA HUGHES 10 KINGFISHER DRIVE


Date Received: 23-Dec-16


NATALIE HYND 43 WOODLAND CLOSE


Date Received: 23-Dec-16


KIRSTEN PHILLIPS 64 WOODLAND CLOSE 
WHIDDON VALLEY


Date Received: 23-Dec-16


KURT HYND 43 WOODLAND CLOSE


Date Received: 23-Dec-16


HEATHER COX 8 BROAD CLOSE 
NORTH MOLTON


Date Received: 22-Dec-16


ANDY MOORE 17 OAKTREE DRIVE 
WESTACOTT PARK 


Date Received: 23-Dec-16


CROSS 10 WEST MEADOW CLOSE 
BRAUNTON 


Date Received: 23-Dec-16


T FOSTER 6 SPPEDWELL CLOSE 
WHIDDON VALLEY 


Date Received: 23-Dec-16


RICHARD HURVED 9 WESTCOTT MEADOW 
BARNSTAPLE


Date Received: 23-Dec-16


BEVERLEY HURVED 9 WESTCOTT MEADOW 
BARNSTAPLE


Date Received: 23-Dec-16


MATTHEW PAUL 25 WESTACOTT MEADOW 
EX32 8QX


Date Received: 23-Dec-16


PAUL BODEN 18 FOXGLOVE CLOSE 
BARNSTAPLE


Date Received: 23-Dec-16


MRS J GREGORY TAWBORO 
CHESTWOOD 


Date Received: 23-Dec-16


EMMA TANTON 33 APPLETREE CLOSE 
WHIDDON VALLEY 


Date Received: 23-Dec-16


ROSE MARIE MIDDELTON 61 BARTON ROAD 
WHIDDOWN VALLEY 


Date Received: 23-Dec-16


G M KINGSBURY 16 FOXGLOVE CLOSE
OAK PARK


Date Received: 23-Dec-16


M J MEASURES 9 KINGFISHER DRIVE
WESTACOTT


Date Received: 03-Jan-17


NIKITA TRAINOR-ROULSTONE 37 MAGNOLIA CLOSE
WESTACOTT


Date Received: 23-Dec-16


MELANIE MCKENNA 1 CLOVER WAY
WHIDDON VALLEY


Date Received: 23-Dec-16


EMMA KING 29 MAGNOLIA CLOSE
BARNSTAPLE


Date Received: 23-Dec-16


MARTIN LUNXTON 29 MAGNOLIA CLOSE
BARNSTAPLE


Date Received: 23-Dec-16
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Neighbour Representations List for Application No 62187
CLAIR JONES 47 WOODLAND CLOSE


WESTACOTT
Date Received: 23-Dec-16


LINDY JONES 47 WOODLAND CLOSE
WESTACOTT


Date Received: 23-Dec-16


GEORGIA HOCKRIDGE 47 WOODLAND CLOSE
WESTACOTT ROAD


Date Received: 23-Dec-16


MARIUS DECU 12 VICTORIA PARK
FISHPONDS 


Date Received: 23-Dec-16


CHRIS CORKER 12 VICTORIA PARK
FISHPONDS 


Date Received: 23-Dec-16


HILARY BROOKE 16 KINGFISHER DRIVE
WESTACOTT


Date Received: 23-Dec-16


KATE MOORE 7 WOODLAND CLOSE
BARNSTAPLE


Date Received: 03-Jan-17


COLEEN WILKES SENT BY EMAIL


Date Received: 03-Jan-17


JENI HOOKER 7 CORPORATION STREET
NEWPORT


Date Received: 03-Jan-17


VICTORIA BEXLEY 40 APPLETREE CLOSE
BARNSTAPLE


Date Received: 03-Jan-17


CLARE KIRTON 3 LARKSPUR GARDENS
WESTACOTT


Date Received: 03-Jan-17


R GUBB 21 SWALLOW CLOSE
BARNSTAPLE


Date Received: 03-Jan-17


ROBERT GREEN 3 LARKSPUR GARDENS
WESTACOTT


Date Received: 03-Jan-17


GRAHAM F FROUD NORDEN
KINGSBRIDGE


Date Received: 03-Jan-17


RICHARD GLASSON 24 MAGNOLIA CLOSE
BARNSTAPLE


Date Received: 03-Jan-17


CHRIS FENSOME 23 TEAL WAY
PORTISHEAD


Date Received: 03-Jan-17


ANDREW GRIFFIN 31 MONKS ROAD
BINLEY WOODS 


Date Received: 03-Jan-17


SARAH PAGE 9 FOXGLOVE CLOSE
BARNSTAPLE


Date Received: 03-Jan-17


DELPHINE BOWDEN WAYTOWN FARM 
KENTISBURY


Date Received: 03-Jan-17


PHIL JEMMETT 1 SWALLOW CLOSE 
WESTACOTT ROAD 


Date Received: 03-Jan-17


EMMA OAK TREE DRIVE 
BARNSTAPLE


Date Received: 03-Jan-17
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Neighbour Representations List for Application No 62187
ANTHEA EMMONS 3 LINDEN GARDENS 


BARNSTAPLE
Date Received: 03-Jan-17


KATIE TAYLOR 5 WESTACOTT MEADOW 
BARNSTAPLE


Date Received: 04-Jan-17


GEOFF WOODLEY 8 CAMPION DRIVE 
WESTACOTT 


Date Received: 05-Jan-17


SUZANNE PENTNEY-TIGHE 8 SWALLOW CLOSE 
BARNSTAPLE


Date Received: 05-Jan-17


JEREMY ROBINSON 33 OAKTREE DRIVE 
BARNSTAPLE 


Date Received: 05-Jan-17


JOHN CHALLIS 9 MAGNOLIA CLOSE 
BARNSTAPLE 


Date Received: 06-Jan-17


JONATHAN BACK 38 WESTACOTT MEADOW


Date Received: 06-Jan-17


CHARE CHAPPLE LILLY BARN 
GOODLEIGH 


Date Received: 06-Jan-17


LILLIA BACK 38 WESTACOTT MEADOW


Date Received: 06-Jan-17


GEORGE JONATHAN BACK 38 WESTACOTT MEADOW


Date Received: 06-Jan-17


JOANNE ASHBY 19 SOWDEN PARK 
BARNSTAPLE 


Date Received: 07-Jan-17


SAVILLS OBO BARWOOD LAND EMBASSY HOUSE
QUEENS AVENUE


Date Received: 24-Mar-17
Date Received: 08-Feb-17


SHARON THOMAS 24 EAST PARK ROAD
BARNSTAPLE


Date Received: 23-Dec-16


ANDY MARCELLA SENT VIA EMAIL


Date Received: 14-Mar-17


ANN-MARIE MCBRIDE 7 MAGNOLIA CLOSE 
BARNSTAPLE 


Date Received: 06-Apr-17


LETTER(S) OF SUPPORT1


GREGORY SHAMBROOK 32 NEW STREET
TORRINGTON


Date Received: 22-Dec-16


LETTER(S) OF COMMENT15


ROGER REEVE 27  WESTACOTT MEADOW
BARNSTAPLE


Date Received: 05-Dec-16


S McMANUS 13 OTTER WAY
EX32 8PS


Date Received: 08-Dec-16
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Neighbour Representations List for Application No 62187
W MCKENNA 46 WOODLAND CLOSE


BARNSTAPLE
Date Received: 19-Dec-16


L MAY 38 SPEEDWELL CLOSE
BARNSTAPLE


Date Received: 21-Dec-16


S ANDREW 26 GREENBANK ROAD
BARNSTAPLE


Date Received: 21-Dec-16


MR A COLSTICK 4 CAUSEWAY CLOSE
NORTHAM


Date Received: 21-Dec-16


S SCOTT 3 LINDEN CLOSE
BRAUNTON


Date Received: 21-Dec-16


A PIRRIE 7 CLARENCE COTTAGES
ILFRACOMBE


Date Received: 21-Dec-16


J COOPER 22 HAWTHORN ROAD
BARNSTAPLE


Date Received: 21-Dec-16


S TEATHER 19 FOXGLOVE CLOSE
BARNSTAPLE


Date Received: 21-Dec-16


J LETHABY 3 HELE LANE
ROUNDSWELL


Date Received: 21-Dec-16


K BRAYLEY 56 SPEEDWELL CLOSE
BARNSTAPLE


Date Received: 21-Dec-16


MATTHEW ROY 26 GREEN BANK ROAD
BARNSTAPLE


Date Received: 21-Dec-16


K SCOTT 1 ORCHARD PLACE
BARNSTAPLE


Date Received: 22-Dec-16


SAMUAL SHEPPARD BARNSTAPLE


Date Received: 23-Dec-16
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PTE/17/23


Development Management Committee
5 April 2017


Highway Consultation
North Devon District:  Outline application for residential development of up to 149 
residential units including vehicular access, landscaping, open space, drainage, 
infrastructure & all associated development (some matters reserved) at land at 
Westacott Grange, Landkey, Barnstaple
Applicant:  Mr Graham Fincham
Application No. ND/62187/2017


Report of the Head of Planning, Transportation and Environment


Please note that the following recommendation is subject to consideration and 
determination by the Committee before taking effect.


Recommendation:  It is recommended that North Devon Council be advised 
that Devon County Council, as Highway Authority recommend no objection to 
the application subject to planning conditions and the signing of a section 106 
agreement securing contributions as set out in Appendix I and II to this report 
including £641,557.89 towards the upgrade of the A361 Landkey Junction.


1. Summary 


1.1 This Report relates to the Highway Authority response on an outline planning 
application for the erection of 149 dwellings on land adjacent to Westacott 
Grange on the edge of Barnstaple in the parish of Landkey.  Access to the site 
is proposed through a park currently owned by North Devon Council onto 
Westacott Road which is in Barnstaple parish.


1.2 This application has been brought to this committee by Councillor Mathews 
(Barnstaple South) under Standing Order 25 (2).


1.3 The key highway considerations are:


• The impact of additional traffic on the junction of the A39 Eastern Avenue with 
Westacott Road and Rose Lane (locally known as the Tesco roundabout).


• The point of access to the site in regards to the proposed allocated housing 
site BAR01 within the Draft Torridge and North Devon Local Plan.


2. Background


2.1 The Torridge and North Devon Local Plan is currently in draft, unadopted and 
considered to have little weight.  This draft contains an allocation called 
BAR01 for approximately 950 dwellings at Westacott north of the A361 and 
east of housing along Westacott Road.  Access to this allocated site is 
proposed to be primarily from the A361 with a secondary access off Westacott 
Road.  Either a secondary access through the park onto Westacott Road or a 
route via Castle Park Road are considered in the draft plan proposals.
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2.2 This planning application for 149 dwellings is on land within the wider BAR01 
allocation within the draft plan and seeks access onto Westacott Road 
through a park owned by North Devon Council.  This is within the red line of 
the application.  The ownership of the land is not a matter of concern for the 
Highway Authority.


3. Traffic Impact


3.1 A transport assessment (TA) has been provided and following comments from 
the Highway Development Management Officer a TA addendum has been 
provided including further information.


3.2 The development is predicted to generate 58 vehicle movements leaving the 
site in the AM peak hour and 24 movements entering the site.  In the PM peak 
hour there are predicted to be 55 movements entering the site and 27 leaving.


3.3 Developer traffic counts showed that on Westacott Road north of the site 
entrance there are 429 vehicles in the AM peak hour and 465 in the PM peak 
hour.  Further south of the entrance, west of Castle Park Road, the traffic 
volume is larger, being 953 vehicles in the AM peak and 816 in the PM peak.


3.4 The increase in traffic on Westacott Road south of the site entrance is 
therefore predicted to be in the region of 10% in the AM and PM peak hours.  
North of the site entrance is not predicted to see an increase in traffic due to 
this being a cul-de-sac serving the primary school and residential properties.


3.5 Westacott Road is typically 7m wide for the majority of its length.  This road 
serves a considerable level of residential properties, a primary school and 
various businesses including one of North Devon’s busiest – Actavis, an 
international pharmaceutical company.  There are traffic calming features on 
Westacott Road and in the vicinity of the park, either side of the proposed site 
access are ‘build out’ traffic calming features.


3.6 Westacott Road feeds into the A39 via a roundabout junction which also joins 
Rose Lane, a road serving retail sites such as Homebase and Tesco.


3.7 The TA shows that the Westacott Road arm of the Tesco roundabout is 
currently operating at 63% in the AM peak hour and 60% in the PM peak 
hour.  This is across the entire one hour period.


3.8 Due to nearby developments that have been permitted already such as Mount 
Sandford Green, the Westacott Road arm of this is junction modelled to 
operate at 74% capacity in the AM peak hour and 73% in the PM peak hour.


3.9 With the proposed development traffic from these 149 dwellings on top of the 
current traffic levels and committed development traffic, the Westacott Road 
arm of the roundabout is predicted to operate at 81% capacity in the AM peak 
hour and 77% in the PM peak hour.  This is over the entire peak hour.
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3.10 The TA work identifies that at the Tesco Roundabout on the Westaway Road 
arm there are currently queues of an average of 20 vehicles at the worst time 
within the peak hour.  The maximum queuing time observed was 53 seconds 
for one vehicle at the give way line, although this is not considered to be a 
normal queuing time for vehicles using this junction. 


3.11 Queuing of this nature is short lived and these delays occur in only part of the 
morning and evening peak hours as well as at the end of the school day and 
when employment sites on Westacott Road change shifts.  These queues and 
delays do not last the entire hour and dissipate in a reasonable time.  This 
junction, and others assessed nearby, operate in this manner just like many 
others in any urban area.


3.12 As indicated by planning inspectors at other sites, such as Pinn Court in 
Pinhoe, the issue of one junction in an urban area operating at or above 
capacity is not considered as a severe highway impact.


3.13 It is therefore acknowledged that the queues and delays will get slightly longer 
with the proposed additional 82 vehicle movements through the junction in the 
peak hour.  However this impact is not considered to be 'severe' as is the test 
set out in paragraph 32 of the National Planning Policy Framework.


3.14 This is an urban area with non-car modes of travel available and much spare 
capacity outside of the peak hours, which themselves do not last for the entire 
peak hour.


3.15 The developer has proposed a 5.5m access road off Westacott Road with 2m 
wide footway on one side and shared 3m wide foot and cycle way on the 
other.  An additional 1m strip is proposed to be left as verge to allow for future 
widening of the road to the required 6.5m to serve the wider allocated site 
BAR01.


3.16 Whether or not changes to the traffic calming features need to be made, and 
exactly what those changes would be, along with the detailed design of the 
road, can be left until a later date when the developer is progressing their 
detailed designs and section 278/38 agreements.  It is considered acceptable 
for the traffic calming to either stay where it is or be altered to a different type 
of calming by the developer.


3.17 The application puts a great emphasis on walking links that use Westacott 
Lane (a lane running north-south on the eastern side of the park).  This lane is 
currently unsuitable for use, and the developer must improve this lane to a 
suitable standard for all people to use in order to achieve safe and suitable 
access to and from the site.


3.18 Regarding the safety of people using the park adjacent to the proposed road, 
this would be no different to the current situation whereby people use the park 
which is adjacent to Westacott Road.  Safe accesses, crossings and 
boundaries can be provided by the developer. 
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4. Wider Context


4.1 The proposed development is on land within part of the BAR01 allocation 
within the draft local plan.  This allocated site requires a primary access from 
the A361 at Landkey Junction and a secondary access to Westacott Road.  
As part of this allocated site there are a number of infrastructure requirements 
to make the development acceptable in transport terms and mitigate the 
cumulative impact of development.  While this application alone cannot deliver 
the primary access as that land is not within the red line boundary, a financial 
contribution towards improvement to the A361 Landkey Junction must be 
made in order not to prejudice the financial viability of the remainder of the 
allocated site.


4.2 Similarly, contributions are required towards the park and change site and bus 
services to serve the BAR01 allocation.  These must be related in scale to the 
size of the development in proportion to the size of the allocated site (950 
dwellings).


4.3 It is acknowledged that a 5.5m road is acceptable to serve the proposed level 
of development, however there is a requirement for the whole BAR01 
allocation to provide a wider road through the site.


4.4 The developer must build a 6.5m wide road from the outset to avoid future 
disruption from roadworks if the road were to be widened and provide an 
adequate design and construction of the road (including drainage) from the 
outset.


4.5 As acknowledged above, a 5.5m wide road is acceptable for this site alone.  
Therefore the difference in cost between the 6.5m road and 5.5m road will be 
deducted from the financial contributions towards transport measures on the 
rest of the site.


4.6 The A361 Landkey Junction scheme is to be estimated at £1,600,000 for the 
purposes of the allocated site.


4.7 Bus service contributions are £720,000 to provide new bus services serving 
the site for three years.


4.8 A park and change site is estimated at £2,000,000.


4.9 With 950 dwellings on the allocated site and 149 on this site this calculates as 
a total transport contribution of £677,557.89


4.10 The estimated difference in cost of the 240m long 5.5m wide and 6.5m wide 
roads is £36,000.


4.11 Therefore, the following items are required to be included within a section 106 
agreement to make this site acceptable in transport terms.  Without the 
following items being secured, the Highway Authority should recommend 
refusal of the application.
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• £641,557.89 towards the upgrade of the A361 Landkey Junction.


• Resurfacing of Westacott Road to a standard and on an area to be agreed 
with the County Council.


• A minimum 6.5m wide access road from Westacott Lane to the eastern 
boundary of the application site and minimum 3m wide cycleway alongside.


4.12 The trigger for payment of the contribution would not need to be until late on 
in the phasing of the development and this exact trigger should be left for 
negotiation by the Local Planning Authority subject to the viability of the site.


4.13 The applicant has confirmed that they are willing to pay these contributions 
subject to the viability of the site.  These contributions and others for the site 
including education and affordable homes will be subject to a viability 
assessment and it is ultimately for North Devon Council to decide what 
contributions are required to mitigate the impact of the development if it is to 
be approved. 


5. Recommendation


5.1 It is recommended that North Devon Council be advised that Devon County 
Council, as Highway Authority, recommends no objection to the application 
subject to the imposition of planning conditions and obligations set out in set 
out in Appendices I and II of this report.


Dave Black 
Head of Planning, Transportation and Environment


Electoral Divisions:  Barnstaple South, Chulmleigh & Swimbridge


Local Government Act 1972: List of Background Papers 


Contact for enquiries: Brian Hensley


Room No.  AB2 Lucombe House, County Hall, Exeter, EX2 4QD


Tel No: (01392) 383440


Background Papers Date File Reference
District Council planning application Current 62187


mc090317dma
sc/cr/residential development Westacott 149 units
04  280317
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Appendix I
To PTE/17/23


Section 106 contributions


£641,557.89 towards the upgrade of the A361 Landkey Junction.


Resurfacing of Westacott Lane to a standard and on an area to be agreed with the 
County Council.


Construction of a minimum 6.5m wide access road from Westacott Road to the 
eastern boundary of the application site with a minimum 3m wide cycleway 
alongside.
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Appendix II
To PTE/17/23


Conditions


HIGHWAYS CONDITIONS


1. No part of the development otherwise permitted shall be commenced until a drainage 
strategy is submitted and approved in writing by the Local Planning Authority.


REASON:  To ensure that the site is suitable drained to avoid flood damage to on 
site and/or neighbouring properties and/or the public highway.


2. Prior to commencement of any part of the site the Planning Authority shall have 
received and approved a Construction Traffic Management Plan (CTMP) including:


(a) the timetable of the works;
(b) daily hours of construction;
(c) any road closure;
(d) hours during which delivery and construction traffic will travel to and from the 


site, with such vehicular movements being restricted to between 9:00am and 
5pm Mondays to Saturday inc. and no such vehicular movements taking 
place on Sundays and Bank/Public Holidays unless agreed by the planning 
Authority in advance;


(e) the number and sizes of vehicles visiting the site in connection with the 
development and the frequency of their visits;


(f) the compound/location where all building materials, finished or unfinished 
products, parts, crates, packing materials and waste will be stored during the 
demolition and construction phases;


(g) areas on-site where delivery vehicles and construction traffic will load or 
unload building materials, finished or unfinished products, parts, crates, 
packing materials and waste with confirmation that no construction traffic or 
delivery vehicles will park on the County highway for loading or unloading 
purposes, unless prior written agreement has been given by the Local 
Planning Authority; 


(h) details of proposals to promote car sharing amongst construction staff in 
order to limit construction staff vehicles parking off-site


(i) details of wheel washing facilities and obligations
(j) the proposed route of all construction traffic exceeding 7.5 tonnes.
(k) details of the amount and location of construction worker parking.


REASON:  To ensure that the site is developed in a considerate manner and in the 
interest of public safety. 


3. The site access and visibility splays shall be constructed, laid out and maintained for 
that purpose in accordance with plans that shall be submitted for approval by the 
Local Planning Authority where the visibility splays provide intervisibility between any 
points on the X and Y axes at a height of 1.05 metres above the adjacent 
carriageway level and the distance back from the nearer edge of the carriageway of 
the public highway (identified as X) shall be 2.4 metres and the visibility distances 
along the nearer edge of the carriageway of the public highway (identified as Y) shall 
be a minimum of 43 metres in both directions.


REASON:  To provide a satisfactory access to the site and to provide adequate 
visibility from and of emerging vehicles.
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4. 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.


5. 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.


6. No part of the development hereby approved shall be commenced until:
A) The access road has been laid out, kerbed, drained and constructed up to 


base course level for the first 20 metres back from its junction with the public 
highway.


B) The ironwork has been set to base course level and the visibility splays 
required by this permission laid out.


C) The footway on the public highway frontage required by this permission has 
been constructed up to base course level.


D) A site compound and car park have been constructed.


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


7. The occupation of any dwelling in an agreed phase of the development shall not take 
place until the following works have been carried out to the satisfaction of the Local 
Planning Authority:
A) The spine road and cul-de-sac carriageway including the vehicle turning head 


within that phase shall have been laid out, kerbed, drained and constructed 
up to and including base course level, the ironwork set to base course level 
and the sewers, manholes and service crossings completed;


B) The spine road and cul-de-sac footways and footpaths which provide that 
dwelling with direct pedestrian routes to an existing highway maintainable at 
public expense have been constructed up to and including base course level;


C) The cul-de-sac visibility splays have been laid out to their final level;
D) The street lighting for the spine road and cul-de-sac and footpaths has been 


erected and is operational;
E) The car parking and any other vehicular access facility required for the 


dwelling by this permission has/have been completed;
F) The verge and service margin and vehicle crossing on the road frontage of 


the dwelling have been completed with the highway boundary properly 
defined;


G) The street nameplates for the spine road and cul-de-sac have been provided 
and erected.
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REASON:  To ensure that adequate access and associated facilities are available for 
the traffic attracted to the site.


8. When once constructed and provided in accordance with conditions 5 & 7 above, the 
carriageway, vehicle turning head, footways and footpaths shall be maintained free of 
obstruction to the free movement of vehicular traffic and pedestrians and the street 
lighting and nameplates maintained to the satisfaction of the Local Planning 
Authority.


REASON:  To ensure that these highway provisions remain available.
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Planning'application'by'M'Baker'(Property'Services)'Ltd'and'Progress'Land'
(Barnstaple)'Ltd'


Land'at'Westacott'Grange,'Barnstaple'
==========================================================================!


!


!


!


!


!


!


!


Site!at!Westacott!Grange,!Barnstaple!


Planning!application!for!residential!development!of!up!to!149!dwellings!


plus!associated!development!


For!M!Baker!(Property!Services)!Ltd!and!Progress!Land!(Barnstaple)!Ltd!


Proposed!Section!106!Heads!of!Terms!


!


!


!


!


!


!


!


!


!


!


!


Our!Ref:!! JHP0066!


Date:! ! April!2017!
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Planning'application'by'M'Baker'(Property'Services)'Ltd'and'Progress'Land'
(Barnstaple)'Ltd'


Land'at'Westacott'Grange,'Barnstaple'
==========================================================================!


!


!


!


The!following!Heads!of!Terms!are!proposed!for!the!development!identified!


above.!The!provisions!in!this!document!are!submitted!having!regard!to!the!


nature! of! the! proposals;! the! application! of! Regulations! governing! the!


application!of!S106!Agreements!and!the!obligations!contained!therein;!and,!


local!planning!policy!which! sets!out!how!and!when!S106!Agreements!are!


deemed!necessary!and!the!contents!of!them:!!


1.! North!Devon!Council!(NDC)!will!be!the!Local!Planning!Authority!for!


the!purposes!of! the!Agreement!and!within!which! the!application!


site!(the!‘Site’)!is!situated!and!by!whom!the!obligations!contained!


in!the!Agreement!are!enforceable;!�!


2.! The!obligations!to!be!contained!in!any!Agreement!are!(a)!necessary!


to!make! the! Development! acceptable! (b)! directly! related! to! the!


Development! and! (c)! fairly! related! in! scale! and! kind! to! the!


Development.!The!necessity!for!their!inclusion!shall!have!regard!to!


the!Community!Infrastructure!Levy!Regulations!(as!amended)!and!


other! regulations! governing! the! content! of! S106! Agreements! as!


appropriate;!�!


3.! Affordable!Housing!S!The!provision!of!30%!of!the!total!number!of!


residential!units!to!be!provided!as! ‘Affordable!Housing’!(AH).! !On!!


that,!basis!the!scheme!the!subject!of!the!application,!requires!45!


units!in!total!which!equates!to!34!social!rent!and!11!intermediate.!


The! AH! is! to! be! provided! in! accordance! with! detailed! delivery!


arrangements! including! a! phasing! plan! for! the! residential!


development!of!the!Site!which!is!to!be!agreed!with!the!Council;!�!


4.! Open! Space! S! The! provision! of! onSsite! open! space! to! include!


amenity!space.!Such!provision!will!include!arrangements!for!future!


maintenance!which!may!be!via!i)!an!onSsite!management!company,!


ii)!or!arrangements! for! the!transfer!of! those!areas!to!the!Council!


and/or!an!appropriate!public!body!with!agreement!to!be!reached!


on! the! payment! of! an! appropriate! commuted! sum.! This! will! be!


provided!in!accordance!with!a!specification!to!be!agreed!with!the!


Council.!The!phasing!of!the!introduction!of!the!open!space!will!be!


defined!in!the!S106!Agreement.!!The!development!will!also!provide!


a)! improvements! to! the! existing! area! of! equipped! play! on! the!
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Planning'application'by'M'Baker'(Property'Services)'Ltd'and'Progress'Land'
(Barnstaple)'Ltd'


Land'at'Westacott'Grange,'Barnstaple'
==========================================================================!


!


!


!


recreation!ground!adjacent!to!Westacott!Road.!!This!will!include!a!


minimum! of! 10! pieces! of! play! equipment! plus! associated!


infrastructure;! b)! a!MUGA! to! an! agreed! specification,! and! c)! the!


informal! pitch! area! which! is! already! part! of! the! open! space! at!


Westacott! to!be!upgraded!to!provide!a! junior!pitch!with!suitable!


pitch! drainage,! line! markings! and! goal! posts.! ! The! exact!


specification!of!a),!b)!and!c)!are!to!be!agreed!in!accordance!with!a!


detailed!scheme.! !Further,!an!offSsite!open!space!contribution!of!


£59,850!is!to!be!provided!in!respect!of!built!recreation!facilities;!


!


5.! Education! Contribution! S! The! Developer! commits! to! providing! a!


contribution! towards! the! improvement! of! local! educational!


facilities! (secondary! provision)! to! the! sum! of! £3,288! per! family!


dwelling);!


6.! Health! and! Well! Being! S! The! Developer! commits! to! providing! a!


contribution! of! £395.55! per! dwelling! (based! on! the! details! of!


development!as!presented!–!this!figure!may!be!revised!depending!


upon!the!final!details!of!development)!to!local!medical!facilities;!


7.! Highway! Matters! –! The! developer! commits! to! providing! a!!


contribution!of!£641,557.89!towards!highway!infrastructure.!!!!This!


amount! includes! a! contribution! towards! the! delivery! of! such!


infrastructure!both!in!respect!of!the!application!site!and!the!wider!


delivery! of! development! across! the! draft! allocation! known! as!


BAR01! as! identified! in! the! emerging! North! Devon! and! Torridge!


Local!Plan;!ii)!resurfacing!of!Westacott!Lane!to!a!standard!and!on!


an!area!to!be!agreed!with!the!County!Council;!iii)!the!provision!of!a!


minimum! 6.5m! wide! access! road! from! Westacott! Lane! to! the!


eastern! boundary! of! the! application! site! and!minimum! 3m!wide!


cycleway! alongside;! and! iv)! the! provision! of! suitable! junction!


arrangements! at! the! point! where! the! access! road! serving! the!


development!meets!Westacott!Lane.!!Details!of!the!above!and!the!


payment! of! any! contribution(s)! will! be! subject! to! phasing! as!


appropriate;!


8.! Legal!costs!–!The!developer!commits!to!contributing!to!legal!costs!


at!a!minimum!of!£500.!
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1.0 INTRODUCTION 


1.1 Preamble 


1.1.1 This Technical Note (TN) has been prepared by Hydrock Consultants Ltd on behalf of the 
applicant, M Baker (Property Services) Ltd and Progress Land (Barnstaple) Ltd. This TN is issued 
as a response to a number of points raised by North Devon Council. 


1.2 North Devon Council (NDC) Comments 


1.2.1 North Devon Council (NDC) provided a number of comments to the applicant on March 17th 
2017, principally regarding the access to the site. The points raised (and subsequently to be 
addressed in this TN) are summarised as follows; 


1. Impact of proposed site access on existing traffic calming (chicanes) on Westacott Road 
2. Conflict between pedestrians/cyclists and traffic originating from the proposed site 


access 
3. Improvements to Westacott Lane carriageway surface 
4. Mitigation of rat-running from the site along Westacott Lane to the Goodleigh Road 


1.2.2 The above points are addressed in this Technical Note. 


2.0 RESPONSE  


2.1 Impact of proposed site access on existing traffic calming on Westacott Road 


2.1.1 NDC have raised a query regarding the impact of the proposed site access on the existing traffic 
calming (chicanes); and furthermore what, if any, impact there may be on pedestrians/cyclists 
and traffic at the site access as a result of the proximity of the site access and the chicanes. 


2.1.2 The access has been revised following comments from Devon County Council’s Highways Officer, 
and is designed to accommodate a 6.5m carriageway and 3.0m shared foot/cycleway to the 
south of the carriageway. To the north of the carriageway, a 0.5m verge and 1.5m Devon Bank 
will be created, providing a safe and secure segregation between the access road and adjacent 
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park. The Revised Access Plan is shown on drawing 161076-02-T01, attached as Appendix A to 
this report. 


2.1.3 The access is shown to not be in conflict with the existing traffic calming features on Westacott 
Road. In addition, the response from DCC Highways (recommending approval of the site) states 
that ‘it is considered acceptable for the traffic calming to either stay where it is or be altered [at 
a later date]’. 


2.1.4 As stated in the Transport Assessment (TA) (Hydrock ref: 02297-TP-RP-XX-5001-P4), the site 
access has been designed in accordance with guidance set out in Manual for Streets, with 
visibility splays of 2.4m x 43m, which can be viewed on drawing 161076-02-T02 at Appendix B. 
The visibility splays are informed by speed readings undertaken by an Automated Traffic Counter 
(ATC) positioned at the site access. The 85th percentile speeds are shown to be 29mph to the 
north and 30mph to the south, thus visibility splays of 43m in either direction is considered to 
be appropriate.  


2.1.5 A swept path analysis has been undertaken using a large refuse vehicle to ensure that the largest 
vehicle likely to visit the site can negotiate the access.  This can be seen on drawing 161076-02-
AT01 and AT02 contained within Appendix C. 


2.1.6 The access is therefore considered to be suitable and not in a position whereby it would 
negatively impact upon the existing traffic calming on Westacott Road. 


2.2 Conflict between pedestrians/cyclists and site access traffic 


2.2.1 Comments have been made regarding the possibility for conflict between pedestrians/cyclists 
and vehicular traffic, particularly with regards to flows towards Orchard Vale School.  


2.2.2 The proposed site access not only retains the existing cycle infrastructure on Westacott Road, 
but also provides a 3.0m wide shared foot/cycleway to the south of the access road into the 
development site which ties into the pedestrian and cycle infrastructure on Westacott Road.  


2.2.3 As shown in the traffic distribution diagrams in the TA, just 1% of development traffic will turn 
right out of the site towards the Orchard Vale School during the peak hours. Therefore, little to 
no traffic increase will occur to the north of the site and in the vicinity of the school.  


2.2.4 The increase in traffic on Westacott Road is not considered to be ‘severe’ and this is reiterated 
in the recommendation for approval by DCC Highways. This reflects and furthermore reinforces 
the statement that the addition of the development traffic to Westacott Road will not jeopardise 
or increase conflict between pedestrian and cycle traffic using the carriageway and footways. 


2.2.5 In addition, appropriate pedestrian crossing facilities and cycle facilities have been proposed and 
incorporated into the design of the access and access road, which provides a safe and 
appropriate route for those travelling by non-car modes to and from the school. 


2.3 Improvements to Westacott Lane 


2.3.1 NDC and DCC have made comments about the current condition of Westacott Lane. The lane is 
a metalled track, however has become rutted and unsuitable for regular use. It is proposed to 
limit vehicular use of the lane (discussed further in Section 2.4); however it would be used by 
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pedestrian and cycle traffic on a regular basis, thus requiring improvements to the extant 
surface. It is anticipated that this would be secured through a legal agreement such as a S106. 


2.4 Mitigation of rat-running along Westacott Lane  


2.4.1 With the surface improvements on Westacott Lane, it is imperative that the route does not 
become a rat-run alternative to access the Goodleigh Road to the north. However, access needs 
to be maintained along Westacott Lane for traffic, as it is a designated public highway. 


2.4.2 In order to prevent rat-running, vehicles will be restricted from turning into Westacott Lane at 
the point at which the access road crosses Westacott Lane. To achieve this, a mixture of physical 
measures and signage will be used to make turning into Westacott Lane extremely difficult at 
the crossroads.  


2.4.3 A physical narrowing to a single-track (3.50m wide) on the site access road will be accompanied 
by a build-out to create a 90° crossroads at the junction. A low wall will sit at on the corners of 
the build-out, with signs indicating no-turning from any direction (ie. Either from Westacott Lane 
into the site access, or from the site access into Westacott Lane). Priority will be given to the 
traffic on the site access road, with give-way markings on the Westacott Lane arms. Figure 2.1 
shows a similar arrangement at Emersons Green, Bristol. 


 


Figure 2.1: Emersons Green Lane (minor arm) / Guest Avenue junction  


2.4.4 The physical and signage measures will allow access to the entirety of Westacott Lane from the 
Goodleigh Road, without creating a rat-run for residents of the site. 


Page 83 of 96







M Baker (Property Services) Ltd and Progress Land (Barnstaple) Ltd 


Land at Westacott Grange, Barnstaple, Devon   
Technical Note (reference: 02297-TP-RP-XX-0001-P1) 


   
Page: 4 


 
 


3.0 CONCLUSIONS 


3.1.1 This Technical Note has been prepared by Hydrock Consultants Ltd on behalf of the applicant, 
M Baker (Property Services) Ltd and Progress Land (Barnstaple) Ltd. The purpose of this TN is to 
respond to comments set out by North Devon Council. 


3.1.2 It should be noted that the planning application has been recommended for approval by the 
local highway authority,Devon County Council. Where appropriate, the comments made by DCC 
in the recommendation for approval have been referred to in this Technical Note. 


3.1.3 The comments set out by NDC have been addressed in turn, demonstrating that safe and suitable 
access to the site can be achieved for both vehicular and non-vehicular traffic. The site access 
junction has been revised to 6.5m as requested by DCC, and additional measures have been 
implemented at the junction of Westacott Lane and the site access road to mitigate rat-running 
along Westacott Lane. 
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APPENDIX A 
 


Revised Access Plan 
 


DRAWING REF: 161076-02-T01 
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Visibility Splay Plan 
  


DRAWINF REF: 161076-02-T02 
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APPENDIX C 
 


Swept Path Analysis Plans 
 


DRAWING REF: 161076-02-AT01 and AT02 
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North	  Devon	  Council	   	   	   	   	   	   	   28th	  April	  2017	  
Lynton	  House	  
Commercial	  Road	  
Barnstaple	  
EX31	  1DG	  
	  
	  
	  
Dear	  Sir/Madam	  
	  
Land	  at	  Westacott	  Grange,	  Barnstaple	  
Planning	  application	  for	  residential	  development	  by	  M	  Baker	  (Property	  Services)	  Ltd	  and	  Progress	  
Land	  (Barnstaple)	  Ltd,	  Council	  Ref:	  62187	  


	  
We	  refer	  to	  the	  above	  outline	  planning	  application	  currently	  being	  considered	  by	  the	  Council.	  
	  
As	   the	   Council	   will	   be	   aware,	   a	   letter	   together	   with	   accompanying	   documentation	   has	   been	  
submitted	   under	   separate	   cover	   (by	   Jillings	   Heynes	   Planning	   Ltd	   (JHP)	   that	   provides	   outstanding	  
amended	  and	  additional	  information	  in	  relation	  to	  the	  application.	  	  This	  includes	  the	  following:	  
	  


•   Amended	  plans	  showing	  revised	  access	  arrangements	  and	  the	  provision	  of	  open	  space;	  
•   A	  Highways	  Technical	  note;	  
•   An	  Air	  Quality	  Assessment;	  
•   Revised	  S106	  Heads	  of	  Terms;	  


	  
This	   letter	  supports	   the	   JHP	   letter	  and	  accompanying	  documentation.	   	  We	  consider	   that	   the	  Council	  
now	   has	   all	   the	   necessary	   information	   to	   recommend	   approval	   of	   the	   planning	   application	   to	   the	  
Planning	  Committee	  on	  10th	  May	  2017.	  	  In	  addition	  to	  this	  information	  already	  submitted	  however,	  we	  
wish	  to	  address	  the	  content	  of	  third	  party	  representations	  that	  have	  been	  submitted	  in	  relation	  to	  the	  
application.	  	  	  
	  
As	  the	  Council	  will	  be	  aware,	  the	  proposed	  development	  of	  the	  site	  has	  been	  the	  subject	  of	  extensive	  
discussion	  with	  Council	  officers,	  consultees	  and	  the	  wider	  community	  on	  a	  regular	  basis.	  	  The	  aim	  has	  
always	   been	   to	   respond	   positively	   to	   any	   concerns	   that	   have	   been	   highlighted	   and	   address	   them	  
accordingly.	  	  	  
	  
From	  monitoring	   the	   progress	   of	   the	   determination	   of	   the	   application	   and	   through	   discussion	  with	  
Council	  officers	  and	  other	  key	  stakeholders,	  we	  note	  that	  there	  have	  been	  a	  number	  of	  objections	  to	  
the	  application	  from	  third	  parties.	   	   	  These	  are	  summarised	   in	  the	  email	   from	  Jean	  Watkins	  to	  Jillings	  
Heynes	  Planning	  dated	  17th	  March	  2017.	  	  	  	  
	  
We	   have	   reviewed	   the	   responses	   and	   consider	   that	   the	   information	   so	   far	   provided	   with	   the	  
application,	  both	   in	   its	  original	  and	  amended	   form,	   comprehensively	  deals	  with	   those	  concerns	   that	  
are	  relevant	  land	  use	  planning	  considerations.	  	  	  


Page 92 of 96







	  


 


Company Reg. No. 07804734   


Registered Address : Two Acres . Under Lane . Newmills . Launceston . Cornwall . PL15 8SN 


www.heynesplanning.co.uk 


	  


	  
We	  note	  that	  there	  has	  been	  objection	  to	  the	  application	  to	  certain	  highway	  proposals.	  	  The	  Technical	  
Note	   prepared	   by	   Hydrock	   addresses	   these	   highway	   concerns	   and	   we	   are	   not	   aware	   of	   any	   other	  
objections	  from	  any	  of	  the	  ‘technical’	  consultees	  so	  far	  consulted	  on	  the	  application.	  	  The	  outstanding	  
matters	   that	   did	   need	   to	   be	   addressed	   have	   been	   covered	   by	   the	   additional/amended	   information	  
submitted.	  	  	  
	  
Importantly,	  all	  of	   the	   technical	   information	  has	  been	  reviewed	  by	   the	  Highways	  Department	  of	   the	  
County	   Council	   and	  no	  objection	   is	   raised	   to	   the	  proposed	   access	   and	  highway	  designs,	   or	   highway	  
impacts.	   In	   addition,	   the	   application	   has	   been	   formally	   considered	   by	   Devon	   County	   Council	  
Development	  Management	  Committee	  held	  on	  5th	  April	  2017	  when	   it	  was	   resolved	  not	   to	  object	   to	  
the	  application,	  after	  considering	  the	  proposed	  access	  and	  all	  of	  the	  highway	  impacts	  of	  the	  proposals.	  	  	  
	  
Notwithstanding	  the	  above,	  the	  case	  officer	  has	  forwarded	  representations	  made	  by	  and	  on	  behalf	  of	  
Barwood	  Land	  to	  the	  application.	  	  The	  case	  officer	  has	  asked	  us	  to	  address	  the	  comments	  made,	  not	  
because	  they	  have	  any	  greater	  weight	  than	  those	  submitted	  by	  other	  third	  parties,	  but	  because	  they	  
raise	  a	  number	  of	  issues	  relating	  to	  the	  acceptability	  or	  otherwise	  of	  the	  application	  and	  how	  it	  sits	  in	  
relation	  to	  the	  proposed	  allocation,	  reference	  BAR01	  in	  the	  emerging	  North	  Devon	  and	  Torridge	  Local	  
Plan.	  	  	  	  


The	  key	  concerns	  are	  identified	  in	  the	  Savills	  letter	  dated	  24th	  March	  2017	  where	  it	  states:	  


“The	   failure	   to	   comprehensively	   masterplan	   the	   allocation	   site	   and	   instead	   propose	   a	   piecemeal	  
approach	  to	  development	  raises	  a	  number	  of	  specific	  concerns.	  Indeed,	  there	  is	  a	  significant	  risk	  that	  
the	  detailed	   scheme	  would	  preclude	  or	   significantly	   frustrate	   the	  delivery	  of	   the	  wider	  allocation	  by	  
pre-‐determining	  the	  design	  process	  and	  creating	  constraints	  to	  the	  future	  masterplanning	  process	  on	  
the	   wider	   allocation.	   Additionally,	   delivery	   of	   part	   of	   the	   allocation	   area	  would	   place	   an	   increased	  
burden	  on	  the	  remainder	  of	  the	  allocation	  site	  through	  the	  failure	  to	  make	  an	  appropriate	  contribution	  
to	  the	  strategic	  extension’s	  infrastructure	  requirements.	  This	  could	  significantly	  inhibit	  the	  delivery	  of	  
the	  wider	  allocation	  site	  through	  placing	  a	  disproportionate	  and	  insupportable	   infrastructure	  burden	  
on	  the	  other	  developers.”	  	  


On	  the	  point	  of	  the	  application	  delivering	  unacceptable	  piecemeal	  development	  and	  prejudicing	  the	  
comprehensive	  development	  of	  draft	  allocation,	  reference	  BAR01,	  we	  note	  the	  lengthy	  commentary	  
provided	  by	  Savills	  in	  relation	  to	  this	  matter.	  	  However,	  the	  question	  that	  must	  be	  asked,	  in	  the	  very	  
simplest	   of	   terms,	   is	   how	   does	   the	   approval	   of	   the	   application,	   in	   advance	   of	   any	   other	   planning	  
applications/development	   across	   the	   draft	   allocation,	   reference	   BAR01	   or	   indeed	   any	   intended	  
masterplanning	  process,	  actually	  prejudice	  or	  compromise	  the	  wider	  comprehensive	  development	  of	  
that	  allocation.	  	  The	  following	  key	  points	  need	  to	  be	  considered	  in	  this	  context:	  


•   The	  area	  of	   the	  draft	  allocation,	   reference	  BAR01	  covers	  65	  hectares	  while	   the	  application	  
site	   is	   approximately	   8.64	   hectares.	   	   The	   area	   of	   the	   application	   site	   therefore	   represents	  
only	  approximately	  13%	  of	  the	  site	  area	  wider	  allocation;	  
	  


•   Barwood	  Land	  have	  never	  indicated	  that	  housing	  is	  not	  the	  appropriate	  use	  for	  the	  site,	  and	  
given	   that	   it	   is	   adjacent	   to	   existing	   housing,	   it	   is	   appropriate	   to	   place	   housing	   and	   open	  
space/play	  facilities	  on	  the	  land	  rather	  than	  any	  other	  use	  such	  as	  commercial,	  or	  industrial;	  	  	  	  
	  


•   Noting	   the	   character,	   configuration	   and	   topography	   of	   the	   site	   it	   can	   only	   realistically	   be	  
developed	   for	   housing	   and	   open	   space/recreational	   use.	   	   The	   amount	   of	   housing	   and	  
recreational	  land/open	  space	  is	  appropriate	  in	  our	  view;	  
	  


•   The	   layout	  reflects	  the	  draft	  policy	  with	  parkland	   located	  on	  the	  higher	   land	  which	  will	   link	  
into	  the	  wider	  allocation	  area	  as	  per	  the	  draft	  local	  plan	  proposal;	  	  	  
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•   On	  the	  point	  regarding	  the	  proposals	  prejudicing	  the	  design	  process	  and	  creating	  constraints	  


to	  future	  development,	  it	  should	  be	  noted	  that	  the	  application	  is	  submitted	  in	  outline.	  	  The	  
Council	  has	  the	  opportunity	  though	  the	  submission	  of	  a	  future	  application	  for	  the	  approval	  of	  
reserved	  matters	  to	  insist	  on	  the	  highest	  standards	  of	  design;	  
	  


•   The	  application	  delivers	  a	  key	  item	  of	  infrastructure,	  namely	  the	  provision	  of	  the	  access	  road	  
leading	  from	  the	  site	  to	  Westacott	  Road	  on	  the	  eastern	  boundary.	  	  The	  provision	  of	  such	  an	  
access	  road	  is	  in	  full	  accordance	  with	  the	  draft	  allocation,	  reference	  BAR01	  policy;	  
	  


•   As	  agreed	  with	  officers	  the	  impact	  of	  the	  access	  road	  on	  the	  park	  has	  been	  minimised	  while	  
ensuring	  the	  protection	  of	  trees	  on	  the	  southern	  boundary.	  	  The	  impact	  of	  the	  road	  through	  
the	  park	   has	   therefore	   been	   minimised	   as	   much	   as	   possible	   and	   its	   location	  through	   the	  
development	  site	  is	  in	  the	  optimum	  position; 
	  


•   There	   are	   no	   objections	   from	   technical	   consultees	   to	   the	   scheme	   as	   either,	   a	   standalone	  
application,	  or	   in	  relation	  to	  the	  fact	  that	   it	  prejudices	  the	  delivery	  of	  the	  remainder	  of	  the	  
draft	  allocation;	  
	  


•   The	  proposals	  provide	  the	  requisite	  amount	  of	  affordable	  housing	  as	  per	  the	  draft	  policy	  and	  
the	  proposed	  mix	  of	  dwellings	  is	  considered	  acceptable	  by	  the	  Council’s	  housing	  officer;	  
	  


•   The	  applicant	  has	  agreed	  to	  make	  contributions	   (through	  the	  S106	  Agreement)	  not	  only	   to	  
delivering	   infrastructure	   in	   respect	   of	   the	   application	   site	   but	   also	   across	   the	   wider	   draft	  
allocation,	   BAR01.	   	   This	   addresses	   the	   issue	   of	   ensuring	   the	   delivery	   of	   a	   comprehensive	  
development.	   	   The	   approach	   has	   been	   followed	   after	   direct	   discussion,	   consultation	   and	  
agreement	  with	   the	  officers	  of	   the	  Council.	   	   	   	   Both	   the	  applicant	  and	   the	  Council	  planning	  
officers	  consider	  this	  to	  be	  an	  appropriate	  and	  effective	  way	  of	  contributing	  to	  delivering	  a	  
comprehensive	  development	  across	  the	  draft	  allocation,	  reference	  BAR01.	  	  	  


The	  issue	  of	  comprehensiveness	  forms	  the	  bulk	  of	  the	  objection/representation	  from	  Savills	  on	  behalf	  
of	  Barwood	  Land.	  	  However,	  we	  fail	  to	  see	  how	  the	  approval	  of	  the	  application	  prejudices	  the	  wider	  
comprehensive	  delivery	  of	  the	  draft	  allocation,	  reference	  BAR01.	  	  The	  proposed	  non-‐residential	  uses	  
can	  still	  be	  delivered	  notwithstanding	  the	  proposals	  that	  are	  the	  subject	  of	  the	  application,	  and	  they	  
are	   more	   appropriate	   for	   different	   parts	   of	   the	   site	   in	   any	   event.	   	   The	   distribution	   of	   uses	   is	  
considered	  further	  below,	  	  	  


•   From	   a	   commercial	   perspective,	   the	   employment	   development	   will	   need	   to	   be	   provided	  
close	   to	   the	   junction	  on	   to	   the	  A361	   for	   reasons	  of	  ease	  of	  access	  and	   the	  need	   to	   create	  
large	   platforms	   to	   create	   sufficient	   floorspace.	   	   Employment	   units	   tend	   to	   be	   grouped	  
together	   and	   this	   type	   of	   development	   is	   both	   commercially	   inappropriate	   for	   the	  
application	   site,	   and	   considering	   the	  adjacent	  housing	  and	   topography	  of	   the	   site,	   is	   not	   a	  
suitable	  use	  for	  the	  site;	  
	  


•   Other	   smaller	   scale	   employment	   uses	   are	   better	   located	   around	   a	   district	   or	   local	   centre	  
creating	  a	  hub	  of	   activity	   and	  destination	   location	   in	   a	   central	   location	   to	   serve	   the	  whole	  
allocation;	  
	  


•   Other	   key	   elements	   of	   infrastructure	   such	   as	   community	   and	   retail	   uses	   are	   better	   also	  
placed	   in	   a	   central	   location	   to	   serve	   the	   whole	   development	   rather	   than	   being	   on	   the	  
periphery;	  
	  	  


•   The	   proposed	   park	   and	   ride	   will	   need	   to	   be	   located	   ‘close	   to’	   the	   new	   A361	   junction	   as	  
outlined	  in	  the	  draft	  policy	  in	  order	  to	  have	  maximum	  benefit	  to	  attract	  vehicular	  traffic.	  	  The	  
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proposed	   development	  will	   facilitate	   the	   delivery	   of	   the	   park	   and	   ride	   through	   a	   financial	  
contribution	  agreed	  with	  officers;	  
	  	  	  


•   The	  parkland	  and	  open	  space	  should	  be	   located	  on	  the	  higher	   land	  as	  per	   the	  draft	  policy,	  
which	  the	  planning	  application	  also	  delivers;	  
	  


•   Other	  play	  areas	  and	  informal	  open	  space	  should	  be	  delivered	  throughout	  the	  site	  as	  per	  the	  
open	  space	  on	  the	  application	  site	  in	  line	  with	  play	  space	  standards	  and	  the	  Council’s	  policy;	  
	  


•   The	  proposed	  junction	  onto	  the	  A361	  is	  not	  allocated	  on	  the	  application	  site	  and	  again	  the	  
development	  will	  facilitate	  its	  delivery	  through	  a	  financial	  contribution;	  and,	  	  
	  


•   The	  approval	  of	  the	  application	  for	  the	  site	  does	  not	  in	  any	  way	  affect	  the	  planning,	  layout	  or	  
delivery	  of	  the	  wider	  allocation.	  	  	  


Reference	   is	   also	   made	   to	   integration	   of	   key	   items	   of	   infrastructure	   across	   the	   site.	   	   Given	   that	  
Barwood	  Land	  have	  control	  of	  the	  vast	  majority	  of	  the	  draft	  allocation,	  reference	  BAR01	  we	  are	  really	  
struggling	   to	  understand	  why	   there	   is	   such	  concern	  being	   raised.	   	  The	  matters	  covered	   in	   the	  S106	  
Heads	  of	  Terms	  (agreed	  with	  the	  officers)	  provide	  appropriate	  levels	  of	  contributions	  that	  will	  assist	  
with	   facilitating	   key	   elements	   of	   infrastructure	   across	   the	   whole	   of	   the	   draft	   allocation.	   	   The	  
application	   proposals	   provide	   only	   a	   limited	   amount	   of	   development	   and	   cover	   a	   limited	   area	  
compared	  to	  the	  draft	  allocation,	  reference	  BAR01	  as	  a	  whole.	   	  They	  can	  easily	  be	  integrated	  into	  a	  
wider	  scheme.	  	  	  


Importantly,	  the	  objectors	  fail	  to	  recognise	  the	  positive	  effect	  of	  this	  scheme	  which	  is	  to	  deliver	  a	  key	  
item	   of	   infrastructure	   i.e.	   the	   access	   road	   onto	   Westacott	   Road,	   which	   will,	   in	   turn,	   assist	   with	  
facilitating	  the	  delivery	  of	  the	  whole	  of	  draft	  allocation,	  reference	  BAR01.	  	  	  The	  delivery	  of	  the	  access	  
does	  not	  prevent	  other	  access	  points	  being	  delivered	  to	  serve	  the	  wider	  allocation.	  	  


The	  draft	  allocation	  is	  one	  of	  the	  largest	  in	  the	  emerging	  Local	  Plan	  and	  its	  delivery	  is	  key	  in	  ensuring	  
that	   the	   overall	   strategic	   objectives	   of	   the	   Plan	   (and	   the	   Councils)	   can	   be	   met.	   	   Refusing	   this	  
application	   would	   send	   the	   wrong	   message	   to	   the	   local	   community	   in	   North	   Devon	   and	   the	  
development	  industry	  alike.	  	  


An	   approval	   of	   the	   application	   in	   the	   very	   near	   future	   would	   allow	   the	   applicant	   to	   submit	   an	  
application	   for	   the	   approval	   of	   reserved	  matters	   and	   subject	   to	   anticipated	   timescales	   for	   delivery	  
being	  met,	  the	  development	  would	  be	  underway	  in	  2018.	   	  The	  applicant,	  Progress	  Land,	   is	  part	  of	  a	  
larger	  group	  of	  companies	  and	  the	  construction	  ‘arm’	  Progress	  Developments	  SW	  Ltd	  will	  undertake	  
the	  development.	   	   It	   is	   important	  to	  be	  aware	  that	  Progress	  Land	  and	  Progress	  Developments	  are	  a	  
south-‐west	   based	   company	   employing	   local	   people	   and	   if	   planning	   permission	   is	   granted	   and	   the	  
development	   goes	   ahead,	   local	   people	   at	   all	   levels	   from	   site	   to	   office	   will	   be	   employed	   in	   its	  
construction.	  	  This	  can	  only	  be	  of	  benefit	  to	  the	  local	  community.	  	  	  


Critically	  for	  the	  Council,	   if	  the	  development	  were	  to	  happen,	  the	  Councils	  housing	  supply	  would	  be	  
boosted	  so	  meeting	  a	  key	  objective	  of	  the	  NPPF.	   	  A	  significant	  amount	  of	  affordable	  housing	   is	  also	  
proposed.	   	   The	   scheme	   provides	   an	   opportunity	   to	   improve	   local	   infrastructure	   including	   the	  
extended	   and	   enhanced	   recreation	   area	   which	   will	   be	   ‘upgraded’	   to	   the	   benefit	   of	   the	   local	  
community.	  	  We	  therefore	  urge	  the	  Council	  to	  support	  the	  application.	  	  
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If	  you	  have	  any	  queries	  regarding	  the	  content	  of	  this	  letter	  please	  do	  not	  hesitate	  to	  contact	  us.	  	  	  


Yours	  faithfully	  


Ed	  Heynes	  
Director	  	  
Heynes	  Planning	  Ltd	  	  
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