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Minutes of Woolfardisworthy Parish Council Planning Meeting held on the  
8th August at 7.30pm at Bucks Cross Village Hall 

 

1.0 Attendance 

Cllrs:  Hamilton (Chair), Medd, Spittles, Taylor, Hill, Ashworth and Heywood. 

District Cllr Robin Julian. 

 

Members of the public 

 

Apologies 

None 

 

2.0 Public Comment Session 

The following concerns were raised by members of the public: 

 

Peter Hames 

1. The site is not derelict as describe in the application.  The property was marked by agents 

when it was up for sale as suitable for residence. Considerable publicity appeared in 

national newspapers.  The roof had been completely renewed in the last 10 years by the 

previous owner. 

 

2. Brackenside is highly important historically as a Manor House for the Walland Cary Estate. 

The property is also a rare example of an unspoilt 19th century country house, exhibiting 

interesting articles architectural features, and complete with retained outbuildings, walled 

garden and standing in its own extensive grounds. 

 

3. The surrounding trees also as protected by a Tree Preservation Order. 

 

4. The site sits within the Area of Outstanding Natural Beauty (AONB), which should be 

protected from development. 

 

5. The Ecology Report covering the five acres is inadequate.  The report is not structured in 

the way required, there is no breakdown of species, no survey evidence, no inclusion of 

desk studies or evidence of the wildlife importance.  There is also no list of plants, birds, 

animals on the site, no list of protected species, or the likely impact that the development 

will have, including any mitigating measures. The site, which has changed very little since 

the 1950s, has high ecological value that has not been fully assessed. 

 

6. In terms of the sustainability test, the historic and environmental importance of the 

Manor House and grounds should outweigh any limited economic and social benefits.  
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Philip Spittles 

1. The land falls within the North Devon AONB, which carries the highest level of protection 

from in appropriate development in the country.  The development would lead inevitably 

to reduction in the tranquillity of the area. 

 

2. The company (Parkdean Resorts) purchased the property and grounds with the intention 

of using it to site more static caravans and lodges.  The only reason for doing this is to 

make money; similar lodges are currently being advertised for £184k.   They seek to 

mitigate financial motives by claiming the local area would benefit from increased visitor 

numbers, however even is true they would in no way balance the permanent damage to 

and loss of the AONB. 

 

3. The spread and over development of the site will increase the already considerable 

impact on the area.  With many of the current mobile homes being lived in for 12 months 

of the year representing the creeping urbanisation upon the small village of Bucks Cross. 

 

4. Mr Spittles agreed with the environmental concerns previously raised by Mr Hames.  The 

survey suggests that if the development goes ahead many steps will need to be taken to 

mitigate the destruction of the habitat. This mitigation should not be necessary as the 

development is completely inappropriate and will inevitably lead to the destruction of 

bats and many other species of flora and fauna 

 

5. The proposed development would lead to a desecration of this mature woodland and 

despite steps to mitigate the destruction, this part of the AONB would be destroyed 

forever. 

 

6. Due to the variety of flora and fauna in the site the previous owner Miss Arrell gifted the 

house and grounds to the RSPCA while she still lived there in the hope that they would 

maintain it as an animal sanctuary. It is disgraceful that the RSPCA did not abide by the 

wishes of Miss Arrell who specifically did not want the property to end up in the hands of 

Bideford Bay Holiday Park knowing that they would most likely wish to develop it as this 

application demonstrates. 

 

7. The landscape and visual appraisal report is full of factual inaccuracies and flawed 

conclusions and should not be replied on in any decision making process. 

 

8. The applicant proposes to use the existing draining system for foul sewage. However 

conditions on the previous planning application, granted 8th July 2017 (1/0995/2015/FUL), 

states that there should be a drainage investigation carried out to confirm that the sites 

existing package treatment plant has sufficient capacity to accommodate the additional 

foul sewage that will be produced.  

 

This condition (12) has not been met to date, and therefore if this was an issue for 9 units 

how will the foul drainage system cope with a further 22 units? 
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9. Since 1948 when the Elwes family sold the Walland Cary Estate the boundary of the 

current campsite has changed very little, but the density of caravans and chalets has 

increased to the point where the site is now full to capacity, hence why the company are 

looking to purchase adjoining land in the hope that they can expand.  There have been 

attempts by previous owners to develop woodland and fields all of which have been 

rejected.   

 

 

Mr Hassell (CPRE) 

1. Pleased to see the strong objection letter submitted by the AONB. 

 

2. Sarah Chappell, Conservation Officer at Torridge District Council was asked to submit a 

Building Preservation Notice (BPN).  Historic England has added Brackenside House to the 

list of building of special architectural and historic interest, therefore the BPN means that 

the building is subject to the same protection for a period of six months. Mr Hassell noted 

that it is worth pushing ahead with the application in getting the building listed. 

 

3. Mr Hassell is disgusted by the behaviour of the RSPCA, giving up the legacy of the 

building. 

 

 

Mr Shackson 

1. Questioned whether the will of Miss Arrell could be contested?  Shirley, a resident of 

Bucks Cross, stated that she took Anne to a solicitor regarding the will.  Unfortunately 

because the property was handed over to the RSPCA eight years prior to the will it cannot 

be contested. 

 

2. Following the outcome of Route 39 Academy, Mr Shackson had concerns as to whether 

the argument of development within the AONB would be listened to.  The AONB has 

submitted a strong rejection letter and the Parish must continue to defend it.  

 

 

3.0 Declarations of Interest 

Cllr Spittles declared a personal interest and left the hall. 

 

 

4.0 Planning applications 

1/0511/2017/FULM – Demolition of derelict building Brackenside House and redevelopment 

and use of land for the siting of 22 holiday lodge caravans (affecting a public right of way).  

Brackenside, Bucks Cross. 

 

Cllr Ashworth proposed to send a letter to Torridge District Council outlining the points raised 

below by the Parish.  Seconded by Cllr Medd. Those present, excluding Cllr Spittles agreed. 
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Area of Outstanding Natural Beauty 

 The proposed development site falls within the North Devon Area of Outstanding Natural 

Beauty, as well as being in the UNESCO Biosphere Reserve and the Coastal Preservation 

Area.  All carry the highest level of protection from inappropriate development.  Due to 

the importantce of the site it should be protected from any development. 

 

Tree Preservation Order 

 It is imperative Torridge District Council enforce, and ensures, that any Tree Preservation 

Orders are strictly adhered to. 

 

Over development of the site 

 The existing site is already saturated, it is at maximum capacity.  Any further development 

would have a considerable impact on the area. Many of the current units are being lived 

in for 12 months of the year.  The view is that any further development represents the 

creeping urbanisation upon the small village of Bucks Cross. 

 

Foul Water System 

 The applicant proposes to use the existing draining system for foul sewage. However 

condition 12 of the previous planning application, granted 8th July 2017 

1/0995/2015/FUL, states “Prior to the commencement of works hereby approved, a 

drainage investigation shall be carried out to confirm that the sites existing package 

treatment plant has sufficient capacity to accommodate the additional foul sewage that 

will be produced in association with the approved development. A report shall be 

submitted to the Local Planning Authority detailing the findings of the investigation. If 

upgrades are needed, full details shall be provided to and agreed in writing by the LPA, 

and any such upgrades shall be carried out in accordance with those details prior to the 

commencement of works, and shall be retained and maintained thereafter. 

 

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

Local Planning Authority is satisfied of the management of foul sewerage prior to 

works commencing on site. Failure to provide this information prior to works 

commencing on site could lead to the risk of contamination and public safety issues. 

 

This condition, for 9 units, has not, to date, been met. Should TDC grant this application 

permission to progress, then a further drainage investigation should be carried out to 

confirm that the site’s existing package treatment plant has sufficient capacity to 

accommodate the additional foul sewage that will be produced from a further 22 units.  

 

Environment, Ecology and Historic Importance 

 The Ecology Report covering the five acres is inadequate.  The report is not structured in 

the way required, there is no breakdown of species, no survey evidence, no inclusion of 

desk studies or evidence of the wildlife importance.  There is also no list of plants, birds, 

animals on the site, no list of protected species, or the likely impact that the development 

will have, including any mitigating measures. 
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 Brackenside is highly important historically as a Manor House for the Walland Carey 

Estate. The property is also a rare example of an unspoilt 19th century country house, 

exhibiting interesting architectural features and complete with retained outbuildings, 

walled garden and standing in its own extensive grounds. 

 

 A submission has been made by TDC to Historic England to add Brackenside House to the 

list of Building of Special Architectural and Historic interest.  Therefore, this along with 

Torridge District Council’s Building Preservation Notice, means that the building is 

protected for a period of six months, or, if granted, in perpetuity.  Woolsery Parish Council 

would like written assurances and updates from Torridge District Council’s Conservation 

Officer that the application for the listed building status will be actively continuing to 

moved forward over the next 6 months. 

 

Sustainability & Economic benefits 

 In terms of the sustainability test, the historic and environmental importance of the house 

and grounds should outweigh the limited the economic and social benefits. 

 

 Parkdean Resorts state that “The holiday park use generates local employment both 

directly at the site and indirectly through the off-site spending of visitors”, however this 

spend is questionable since in its own planning statement it declares “The site has its own 

shop, restaurant, bar and other facilities”, and also includes an on-site entertainment 

centre and take-away as well as other social amenities. These all discourage clients from 

leaving the site, and minimises “the off-site spending of visitors”.  The recent meeting held 

within the Parish regarding this application also revealed negligible “local employment” 

benefits to those within the Parish. 

 

 Despite claims to the contrary, the holiday camp is not full throughout the year, even at 

peak season. It is questioned whether there is a need for an additional 22 units. 

 

Transport Survey, including impact on the Highways 

 Parkdean Resorts market Bideford Bay as a family destination, however, the Transport 

Survey was carried out on the 29th April 2017, which is not the busiest time.  It is well 

known that taking children out of school in term time is becoming more restricted and it is 

recommended that the Transport Survey should be carried out again, but during the peak, 

non-term time, season, such as the last weekend in August to give a full and accurate 

picture. 

 

 With the proposed development of 22 units and the increase of potential visitors to the 

area, concerns were raised with regards to the increase in traffic on the Highways. 

 

 In Parkdean’s Transport Statement they make much of the location of the bus stops close 

to Bideford Bay, however for visitors wanting to go, or return from, Bideford or Barnstaple, 

there are only three truly useable services for those on holiday. It is well known that the 

vast majority of visitors to Bideford Bay use their own transport to and from the site each 

day, adding to the daily density of traffic in the area.  It should also be noted that there is 
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a 44-minute bus journey to Barnstaple Railway Station, making ‘journeys into south 

Devon’, from Bucks Cross, using public transport 2 hours or more each way. 

 

Building Condition 

 The building is not derelict as described in the application, with the roof having been 

completely renewed in the last 10 years by the previous owner. The property was 

marketed by agents, when it was up for sale, as suitable for residence after some 

refurbishment. Considerable publicity to this effect, appeared in national newspapers.   

 

Security 

 If approved the development will open another border adjacent to a public road.  

Concerns were raised with regards to security, and if fencing is required this will have a 

visual impact on residents and members of the public. 

 

Visual Impact 

 The proposed development will not be surrounded by the existing holiday park; therefore 

the proposal will impact local residents’ visual amenity. 

 

Contents of the building 

 It is important that the integrity of the fixtures, fittings and other contents within the 

building is maintained. 

 

Site visit and decision making 

 Before any decision is made regarding the application, a site visit should take place.  The 

planning decisions should be made by solely Council members and not be the 

responsibility of officers of Torridge District Council. 

 

Accuracy of Planning Statement 

 Parishioners have raised inaccuracies with the cardinal directions given in Parkdean’s 

Planning Application. 

 

 Parkdean’s application also includes a variant number of lodges to be erected, though the 

title application is for 22 lodges, paragraphs 5.5 and 6.2 refer to 27 lodges.  

 

Action:  The Clerk to draft a response and send to all Councillors before submitting to 

Torridge District Council.  When agreed submit response before approved TDC deadline, 16th 

August 2017. 

 

 

5.0 Decisions 

1/0506/2017/FUL – Landing Light for Devon Air Ambulance.  Woolsery Primary School Field, 

Woolsery.  Application granted. 


