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1. Introduction

AECOM has been commissioned to provide 
design support to Braunton Neighbourhood 
Plan Group through the Department for 
Levelling Up, Housing and Communities 
(DLUHC) - funded Neighbourhood Planning 
Programme, led by Locality.

This document has been produced to 
inform new residential (only) development 
proposed in the Braunton Neighbourhood 
Plan Area that requires a planning 
application. It presents a summary of the key 
characteristics which make this a special 
place to live and visit and this information is 
then used to inform specific Design Codes 
and Guidelines to promote sustainable 
development and guide best practice.

The approach set out here is supported 
by the National Planning Policy Framework 
(NPPF), which encourages local authorities 
to consider using design codes, to 
help deliver high quality outcomes 
for new development. It is important 
however, that guidance finds the balance 
between promoting and reinforcing local 
distinctiveness and allowing for innovation 
and originality. The NPPF suggests that 

‘design policies should be developed 
with local communities, so they reflect 
local aspirations and are grounded in an 
understanding and evaluation of each area’s 
defining characteristics’ (NPPF, 2021).

The NPPF also emphasises that ‘the 
creation of high-quality buildings and places 
is fundamental to what the planning and 
development process should achieve. 
Good design is a key aspect of sustainable 
development, creates better places in 
which to live and work and helps make 
development acceptable to communities’ 
(NPPF, 2021). It is therefore important that 
planning policies and decisions should 
address the connection between people 
and place and how any new development will 
respond to and integrate successfully into 
the natural, built and historic environment.

1.1. Objectives

The main objective of this document 
is to establish principles so that new 
development is designed and planned with 
regard to the existing character areas and 
context of Braunton. It sets out a series of 

Design Codes and Guidelines related to 
residential development. 

The document initially provides context 
‘character assessment’ to the design 
guidelines including strategic issues 
identified by the Neighbourhood Planning 
Group together with the aspirations of the 
community, which must be considered in the 
context of any design proposal.

1.2. Process

The following steps were undertaken to 
produce this document:

 − Inception call;

 − Site visit - contextual, architectural and 
morphology analysis (28/07/2021);

 − Preparation of Design Codes and 
Guidelines derived from desktop analysis 
and stakeholder engagement with the 
Neighbourhood Planning Group;

 − Preparation of the Draft report; and

 − Submission of the Final report.
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2. Context

2.1. Location and area of study

Braunton Neighbourhood Plan (NP) Area 
(Figure 2) is located in north of Devon, 
approximately 7 km west of Barnstaple and 
7km north of Bideford. It covers an area of 
approximately 4,218ha and the NP Area has 
a perimeter length of approximately 46km.   

The Braunton NP Area is bordered on the 
western edge by the Atlantic Ocean and 
the broad expanse of Saunton Sands 
at Barnstaple Bay and the sand dunes 
of Braunton Burrows. The northern 
boundary runs from the seaward tip of 
Saunton Down, eastwards above Lobb and 
Nethercott,towards Haddon Mills and onto 
Fullabrook. From this northern point, which  
encompasses Fullabrook Down, the eastern 
edge of the NP boundary descends toward  
Pippacott Wood heading west to include 
Pippacott and to the north of Heanton 
Punchardon  and Wrafton.  The boundary 
line proceeds in a south-westerly direction, 
skirting Braunton Marshes, to meet the Taw 
Torridge Estuary. Continuing to encircle 
Crow Point at the southern-most tip of 
Saunton Sands and the Burrows. 

The main settlement of the NP Area is 
the Village of Braunton, which is one 
of the largest villages in Devon. Other 
smaller settlements include the village of 
Knowle and the hamlets of Beara,  Boode, 
Fullabrook, Halsinger, Pippacott ,Winsham, 
Lobb, Nethercott, Saunton and  Upcott. 
Farmsteads are scattered throughout the 
NP Area.  

The area is serviced by the A361 (north/
south) and the B3231 which branches from 
the A361 centrally in Braunton at the main 
settlement crossroads. Rural lanes service 
other areas of the NP Area. 

The A361 continues north to Ilfracombe 
(8km) and east to Barnstaple where it meets 
with the A39.
   

Figure 1: Views south east from Frog Lane over NP Area
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2.2. Landscape, Ecology and 
Heritage designations

The Neighbourhood Plan Area and wider 
countryside context contains a number of 
Statutory and non-statutory landscape and 
heritage designations:

Within Neighbourhood Plan Area:

• North Devon UNESCO Biosphere 
Reserve: which covers the whole parish 
extending covering an area of 5262km²;

• North Devon Area of Outstanding 
Natural Beauty (AONB): covers the 
western part of the NP Area;

• Sites of Special Scientific Interest: 
Taw-Torridge Estuary SSSI, Braunton 
Burrows SSSI, Caen Valley Bats SSSI, 
Chapel Hill SSSI, Greenaways and 
Freshmarsh SSSI and Northam Burrows 
SSSI;

• There are two Scheduled Monuments: 
Lynchets approximately 34km north-
west of Saunton Sands Hotel and a slight 
univallate hillfort called the Castle, just 
west of Knowle settlement;  

• There are a number of Listed Buildings 
throughout the NP Area of Grades I, II and 

II* status. Braunton Village Conservation 
Area was first designated in 1973, and 
last updated in 2011. The Conservation 
Area is supported by an Appraisal and 
Management Plan;  

• Heritage Coast: non-statutory 
designation covers the majority of the 
western NP Area;

• Special Areas of Conservation (SAC): 
Braunton Burrows; 

• Saunton Court Grade II Listed 
Registered Park and Gardens: located 
close to the B3231 at Saunton;

• Ancient & Semi-Natural and Ancient 
Replanted Woodland, across the NP 
Area; 

• Agricultural and landscape 
classifications, as the Village of 
Braunton has grown it has been at 
the expense of some Grades 2 and 
3 agricultural land. The rest of the 
settlements mainly lie on Grade 3 and 4 
agricultural land; and

• Braunton Great Field exceptionally rare 
medieval landscape. 

Outside the Neighbourhood Plan Area:

• North Devon Area of Outstanding 
Natural Beauty (AONB), extending from 
Coombe Martin to the Cornish border; 

• North Devon UNESCO Biosphere 
Reserve, covers a great extent of land 
beyond the NP boundary encompassing 
settlements to the north, east and south 
towards Bideford, Dulverton, Holsworthy 
and Okehampton.   

• The closest Scheduled Monuments 
outside the NP Area are Burridge Hill fort 
and Barnstaple Castle; 

• Listed Buildings are scattered beyond 
the NP Area; 

• The Heritage Coast non-statutory 
designation expands northwards to the 
edge of Ilfracombe settlement; and

• Ancient Woodland, there are 
designations for ancient woodland just 
outside the parish boundary to the east 
and north-east.

See Figures 3 & 4 below for location 
mapping.
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Figure 3: Map showing the contextual landscape, ecology and heritage designations in Braunton Neighbourhood Plan area. 
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Figure 4: Map showing the proximate landscape, ecology and heritage designations in Braunton Neighbourhood Plan area.
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Figure 5a: Map showing river and sea flooding in Braunton Neighbourhood Plan area. 

2.3. Water and flood risk

The NP Area is dissected by steep 
wooded valleys containing minor rivers 
and streams which generally flow 
southwards to meet the Taw/ Torridge 
Estuary. The River Caen and Knowle 
Water meet at Velator and are the source 
of flooding events that have significant 
impact on the urbanised areas. 
Floodrisk shown through central 
Braunton Village in Figure 5a is caused 
by both river and sea flooding, with low-
lying areas within Flood Zone 3 and Flood 
Zone 2. 
Figure 5b overleaf from North Devon 
Council provides flood threat from sea 
level rise/inundation including climate 
change, and indicate a development 
boundary. 
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Figure 5b: Map showing river and sea flooding in Braunton Neighbourhood Plan area including adjustment for climate change. 
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2.4. Historic development

Braunton’s foundation and early history comes 
from local tradition. An early church dedicated 
to St Brannock was founded atop of Chapel 
Hill around 581 AD. Due to damage from 
exposure, the Norman church to St Brannock 
was constructed at the foot of the hill by the 
13th century. The village was originally centred 
upon the church but shifted towards the Great 
Field as the agricultural industry emerged. 
Early settlement was linear, historically 
centered on two streets which which are 
now made up of five streets collectively. The 
original east street (which comprises the 
present-day Church St, East Street and South 
St), and the original west street (Chapel St and 
North St).
Until the early 19th century the village was 
bounded to the south and south-west by salt 
marshes. These marshes were drained and 
enclosed to provide fertile ground for grazing. 
During this period of development, the River 
Caen was widened and Velator Quay was 
established which enabled import and export 
on a larger scale. Challoners school was built 
1854 and the railway arrived in 1874. The 
improvement in transport connections led 
to increased tourist demand and hotels were 
constructed. 
During the 1930s the main entranceway into 

Figure 5: Braunton Village 1888 6 inch OS Map 

the village by road was widened, resulting in the 
concentration of Art Deco buildings on Exeter 
Road. Postwar expansion was concentrated 
to the north-west approaching West Hill, 
southwards to Velator approaching Wrafton 
Lane, eastwards along lower park road and 
west approaching Saunton.
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Flint scatters 
identified during 
an archaeological 
survey represents 
Prehistoric human 
activity within the NP 
Area. 
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Settlement 
developed named 
after farming 
techniques brought 
by Saint Brannock 
around 550 AD. 
The settlement was 
chief manor of the 
Braunton hundred, 
held by Saxon Kings 
and remaining in 
royal possession 
after the Norman 
Conquest. 

2.4.1 Historical timeline
A historical development timeline had 
been produced to provide a summary of 
the historical development of the Braunton 
Neighbourhood Plan Area.
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86 Settlement appears 
as ‘Brantone’ 
in Domesday. 
The placename 
‘Braunton’ did not 
appear until the 19th 
century. 
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The church of St 
Brannock was 
founded at the 
foot of Chapel Hill, 
atop of which the 
original Chapel to 
St Brannock had 
been dedicated. 
Later writings claim 
St Brannock was 
buried beneath the 
altar. 
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largest remaining 
area of Medieval 
strip farming in the 
area developed. 
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Chapel of St Michael 
founded on Chapel 
Hill.
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Braunton marshes 
used as a dummy 
airfield. Machinery 
was placed 
strategically within the 
Great Field to prevent 
the landing of enemy 
aircraft. American 
Army stationed 
in Braunton used 
Braunton Burrows for 

18
08

The Braunton 
Marshes were 
identified as having 
low value during a 
land survey. By 1811 
a plan had been 
devised to drain 
and enclose the 
marshes to provide 
fertile grazing land. 
This was completed 
by 1815. 

Velator Quay 
opened, the river 
was widened by 
this time and able 
to accommodate 
larger vessels. This 
allowed for export 
of agricultural 
produce and import 
of fertilisers and 
building materials. 18

70
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89 491 strip fields 

recorded within the 
Great Field.
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19
69 The Bulb Farm 

ceases trading. The 
farm employed 140 
workers and was part 
of the largest bulb-
growing company in 
the world during its 
peak in the 1930s. 

The number of strip 
fields in the Great 
Field had reduced to 
100. 19

89

20
12 Severe flooding 

in centre of 
Braunton effecting  
properties after 
flood defence 
overwhelmed.
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2.5. Stakeholder engagement

Members of the Braunton Neighbourhood 
Planning Group were invited to share 
their knowledge and experience of 
the Neighbourhood Plan Area during a 
site visit to discuss the stakeholders’ 
requirements, key elements of settlement 
character areas and aspirations for the 
Neighbourhood Plan Area. 

Several key considerations and strategic 
issues emerged from the consultation, 
which have informed the preparation 
of the Design Code. These issues have 
been identified at a wider scale and 
represent the aspirations of the Braunton 
Neighbourhood Planning Group that 
can be achieved through design and 
masterplanning.

These are summarised below:

• Historic rural and coastal parish 
community;

• Strong historical and cultural 
associations;

• Tourism impacts;

• The influence of the surrounding 
landscape context;

• Environmental designations;

• Attractive place to live, work and study;

• Population density of 1.9 persons 
per hectare is indicative of the rural 
settlement pattern, comprising of 
villages, small hamlets and satellite 
farmsteads set within a countryside 
coastal context;

• Detached houses and bungalows are the 
most common housing typology (45.7%) 
with 25.9% semi-detached and 16.6% 
terraced (2011 Census). 

• The aspirations of the NP Group is to 
ensure that housing is affordable for  
younger residents in particular with a 
tenure of long term rental. This is a need 
to  address so as to ensure that young 
people can stay within the NP Area.

• Constraints to vehicular transport and 
movement – main access (A361) runs 
directly through  Braunton Village centre;

• Congestion and tourism 
fluctuations;

• Pedestrian pavement limitations 
(narrow) Caen Street - Braunton 
Village centre;

• Ensuring representative character 
within new development; and

• Improving construction quality, 
material robustness and climate 
resilience.
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3. Character assessment 

3.2. Existing character 
assessments and design 
guidance

The following published character 
assessments, management strategies and 
design guidance documents are relevant 
to the Braunton Neighbourhood Plan Area:

National level

National Character Assessment

NCA Profile:145 Exmoor (NE342)

Available at: http://publications.
naturalengland.org.uk/
publication/2303045?category=587130 

National design guide: https://www.gov.
uk/government/publications/national-
design-guide

The National Design Guide illustrates how 
well-designed places that are beautiful, 
enduring and successful can be achieved 
in practice.

3.1. Introduction

This section outlines the broad physical, 
historical and contextual characteristics 
of the Braunton Neighbourhood Plan 
Area. Character assessment is used to 
describe and articulate what is special 
and distinctive about a place. It is used to 
identify recognisable patterns of elements 
or characteristics that make one place 
different from another. This guidance is 
focused on the residential  character of 
townscape and the landscape setting, 
informed by the work of the NP Group 
character assessment and the site visit 
by the AECOM consultant. Features 
introduced in this section are later used to 
inform the Design Codes and Guidelines.

Building for a Healthy Life: https://www.
udg.org.uk/publications/othermanuals/
building-healthy-life

The BHL toolkit sets out 12 questions to help 
guide discussions on planning applications 
and it can also provide useful prompts 
and questions for planning applicants to 
consider.

Living with Beauty: https://assets.
publishing.service.gov.uk/government/
uploads/system/uploads/attachment_data/
file/861832/Living_with_beauty_BBBBC_
report.pdf

This independent report introduces 
guidelines on how to promote and increase 
the use of high-quality design for new build 
homes and neighbourhoods.

County level

Landscape and seascape assessments:
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Landscape character assessment for North 
Devon & Torridge Districts:https://www.
northdevon.gov.uk/media/290514/north-devon-
torridge-lca-191110.pdf

Landscape sensitivity assessment: https://
www.northdevon.gov.uk/media/290517/north-
devon-lsa-reduced-size.pdf

North Devon and Exmoor Seascape Character 
Assessment: https://www.northdevon.gov.uk/
media/378336/6500_seascape-character-area-
report_final.pdf

Assessment of Landscape Coastal 
Characteristics, and Landscape Value Coast 
and Estuarine Zone (Taw Estuary):https://
www.northdevon.gov.uk/media/377542/estuary-
landscape-character-low-res.pdf

North Devon Codes of practice, development 
briefs and design guides: https://www.
northdevon.gov.uk/council/strategies-plans-
and-policies/environment-and-planning-policies/
local-plan/north-devon-local-plan-1995-2011/
codes-of-practice-development-briefs-and-
design-guides/
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The following National Character Assessment (NCA) 
attributes define the characteristics associated with the 
Neighbourhood Plan Area:

NCA Profile: 145 Exmoor (NE342)

• “The vast dune system at Braunton Burrows and 
Woolacombe, the rocky coast and sandy beaches, 
and the long shingle ridge at Porlock Bay are 
distinctive coastal geological and geomorphological 
features;

• The Taw/Torridge estuary with large areas of high 
quality saltmarsh, mudflats and sandbanks providing 
a rich source of food for overwintering and migratory 
waders visible from the higher plateaux and clearly 
defining the western boundary of the area;

• 19th century farms and rectilinear moorland-edge 
enclosures with beech-topped hedgebanks and 
wind-sculpted standard beech trees and windbreaks. 
Elsewhere, older field patterns are defined by 
irregular hedges and stone walls. Medieval field 
systems occur across the area and are particularly 
notable at Braunton Great Field; and

• Villages and farmsteads nestle in sheltered valley 
bottoms often at river crossings. Buildings are 
mainly of local slate and shale rubble, sometimes 
whitewashed. A variety of local stone is used in the 
villages, along with cob and brick, with slate roofs. 
Scattered, often whitewashed farmsteads punctuate 
the western plateau”.
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Devon Character Areas

CA 58 - Taw-Torridge Estuary

• “Low-lying, open and flat topography, at 
or very close to sea level, surrounded by 
higher land to the south and north;

• Extensive areas of grazing marsh, e.g. 
at Northam Burrows, and on Braunton 
Marsh; some arable land on better 
quality soils; very limited tree and 
woodland cover;

• Diverse field boundaries, including 
brackish ditches, stone walls, thorn 
hedges and (on Braunton Great 
Field) earth banks marking individual 
landsherds or furlongs;

• Very important for biodiversity, 
supporting major populations of 
migrating and overwintering wading 
birds, fish (including sea trout and 
salmon), and rare plants and flowers;

• Important historic and cultural 
landscapes, including Braunton Marsh 
(drained in the early 19th century and 
dotted with roadside dykes, sluices, 
mortared stone walls and small stone 
linhays) and a rare surviving example of 
traditional strip-field arable farming at 
Braunton Great Field;

• Few settlements except for the 
peripheral towns of Braunton, Northam, 
Westward Ho!, Barnstaple and Bideford, 

which have a visual influence on nearby 
parts of the estuary; and

• Open estuarine views and seascape of 
Bideford Bay contrasting with the sense 
of remoteness, isolation and wilderness 
experienced within the dunes”.

https://www.devon.gov.uk/planning/planning-
policies/landscape/devon-character-areas/
north-devon-area/taw-torridge-estuary

CA 43 - North Devon Coastal Downs

• “Topography forming a repeating 
pattern of smooth-profiled downland 
ridges with steep side slopes, running 
east-west;

• Ridges running into long headlands 
(Morte Point, Baggy Point and Saunton 
Down) with smooth upper profiles and 
rocky sides descending to rugged 
shorelines;

• Occasional spring-fed streams flowing 
through relatively steep valleys to the 
sea;

• Historic landscape features include 
14th century cultivation terraces 
above Saunton, and historic field 
patterns around Croyde, Mortehoe and 
Georgeham, where hedges or stone-
faced banks divide former open fields 
into enclosed narrow strips;

• Second World War lookout post on the 
cliffs near Putsborough, and a chain of 
‘dummy pillboxes’ along Baggy Point, 
used by the Allies for D-Day training;

• Scattered farms and picturesque 
historic villages (e.g. Mortehoe, Croyde 
and Georgeham), often in sheltered 
combes;
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CA 44 - North Devon Downs

• “Rolling downland with broad rounded 
ridges and hilltops, declining in the 
south to meet the Taw-Torridge 
estuary and Barnstaple;

• Valley sides often densely wooded with 
sessile oak woods, beach-dominated 
broadleaved woodland, wet woodland 
on valley floors, and some conifer 
plantations;

• Extensive areas of valley-side ancient 
woodland, plus fragmented species-
rich acidic and neutral grassland, rush 
pasture, scrub and bracken;

• Dispersed farmsteads sited in dips 
in the landform and small nucleated 
villages and hamlets located 
in tributary valleys and around 
crossroads; much of the area remains 
undeveloped;

• Strong vernacular including cream and 
whitewashed cob/ render; exposed 
local stone with slate roofs and some 
thatch, e.g. Heanton Punchardon and 
Prixton; characteristic square stone 
church towers;

• Straight roads enclosed by 
hedgebanks across upland areas, with 
occasional gaps providing long views 

• Locally-distinctive traditional buildings 
with cob, thatch and hung slates (the 
latter particularly in exposed locations);

• Victorian linear expansion of 
settlements such as Woolacombe and 
Croyde for tourism, as well as modern 
caravan parks on hillsides; and

• Lundy Island’s distinctive long, low 
profile on the horizon is a distinctive 
feature of the seascape”.

https://www.devon.gov.uk/planning/
planning-policies/landscape/devon-
character-areas/north-devon-area/north-
devon-coastal-downs

across the landscape; steep, twisting 
valley roads between fern-rich banks;

• Caravan and holiday parks, as well 
as other tourism-related land uses, 
especially close to coast; and

• Expansive views from hill summits to 
the coast and estuary; contrasting 
secluded and intimate character within 
valleys”.

https://www.devon.gov.uk/planning/
planning-policies/landscape/devon-
character-areas/north-devon-area/north-
devon-downs 
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Braunton Conservation Area Character 
Appraisal https://www.northdevon.gov.uk/
media/305284/braunton-appraisal-low-res.pdf

Braunton Conservation Area Management Plan 
https://www.northdevon.gov.uk/media/305287/
braunton-mp-cmyk.pdf

Braunton NP Group Character Assessment 
www.brauntonparishneighbourhoodplan.org.uk 

Local level
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3.3. Character assessment 

Three distinct areas have been identified within the 
Braunton Neighbourhood Plan Area, defined by 
the NP Group and agreed with the Parish  Council; 
Braunton Village and the rural landscapes to the 
east and west of the Neighbourhood Plan Area, 
shown in Figure 7. 
Braunton’s evolution as a Village has created some 
distinct characteristics within the settlement and 
has therefore been subdivided as shown below:
• CA1 - Braunton Village;
 CA1.1 – Central;
 CA1.2 – Conservation area;
 CA1.3 – Village West; and
 CA1.4 – Village East.
• CA2 - East of the Neighbourhood Plan Area; 

and
• CA3 - West of the Neighbourhood Plan Area.
The elements that will be analysed for the above 
character areas are: 
• Settlement pattern;
• Green spaces and streetscape;
• Views and landmarks;
• Building line and boundary treatment;
• Building heights and roofline; 
• Architecture and details; and
• Land use, levels of activity and parking. Figure 6: Map showing the identified character areas within Braunton Neighbourhood Plan Area
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Character Area CA1-Braunton Village
CA1.1 - Central
Settlement pattern  
Braunton Village commercial centre is linear 
in form concentrated upon the area that 
surrounds The Square at the junction of the 
A361 and B3231, the main road network 
which runs directly through Braunton Village 
centre and connects with the wider NP Area. 
The Central character area encompasses the 
main junction and extends to the back of the 
primary building frontage plots.

There are more than 120 commercial premises 
in the Braunton Central character area, formed 
almost exclusively of terraced properties 
comprising mainly retail at street level and 
with a mix of office or residential space above. 
Building density is higher close to the centre 
with limited or no space between buildings – 
forming a continuous building frontage.

Density reduces away from the centre 
providing visual links to residential properties 
above and the slopes of East Hill and West 
Hill. The presence of long-distance views, 
including views along linear streets, open and 
green space contributes to ‘placemaking’ and 
gives a feeling of depth to the character area.

Figure 7: Terraced typology is found in the main centre creating a continuous building frontage.

Figure 8: The main centre area has a higher density than the western part of the village with limited or no spaces between buildings - 
forming a continuous building frontage along the carriageway.
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Character Area CA1-Braunton 
Village
CA1.1 - Central
Settlement pattern  
The following Nolli map figure created from 
OS Map data, illustrates the clustering and 
spatial arrangement of properties within the 
character area.

Main characteristics:

• Where parking is needed, buildings are 
shaped accordingly to maximise space 
(Caen Field Shopping Centre);

• Corner buildings at the junction turn the 
corner, retaining active edges with shop 
frontages; and

• Linear terraces with limited or short 
setbacks typifies the streetscape in the 
character area.

Figure 9: Nolli map highlights the placement of buildings and the relationship between buildings 
and external space (Not to scale).
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Character Area CA1-Braunton Village
CA1.1 - Central

Green spaces and streetscape
The Square is characterised by busy traffic as it 
provides the main access through the village, the 
wider NP Area and to areas beyond. The influence 
of traffic here is noticeable, and the street is 
susceptible to congestion especially during the 
summer peak. 

Green verges are replaced close to 44 Exeter 
Road with wider pavements, street furniture, 
signage and occasional planters and active 
retail frontages make use of the external space 
(Figure 12).  Some areas of the Central area such 
a Caen Street and East Street have very narrow 
footpaths which is a detrimental to the access and 
mobility needs of some pedestrians. Caen Street 
pavement is surfaced in contrasting red block 
paving perhaps to emphasise pedestrian access 
for that reason.  

The open green triangle along Caen Street on 
both sides of the road acts as a ‘village green’ 
and although the southern section is outside 
the Central character area, it contributes to the 
streetscape here also, accommodating street 
furniture for resting, information signage and 
socialising. At this point Public Rights of Way 
(PRoW) can be accessed along the River Caen, 
creating a linear green network that connects to 
Velator (south) and north. 

Frequent street lighting can be found along the 
main roads, side streets have limited lighting.  

Figure 10: There is lack of green spaces in the Main 
Centre, some areas of pavement include street furniture 
and planting.

Figure 11: There are areas where the pavement is wider and allows 
for spill-out cafés. 

Figure 12: The open green triangle (Conservation Area CA) along Caen Street acts as a ‘village green’ accommodating street 
furniture for resting and social interaction. It is also connected with Public Rights of Way that offer pleasant walks along the 
River Caen. 
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Character Area CA1-Braunton 
Village
CA1.1 - Central

Views and landmarks
The central junction of the A361 and the 
B3231 creates strong enclosure due to the 
terraced typology with views along building 
façades funnelled along roads and streets. 
Breaks or gaps between buildings provide 
some long-distance views towards the 
wider settlement or countryside and rising 
topography. 

In general, any element that positively stands 
out along the streetscene due to its scale, 
configuration, frontage, architecture or 
history can be considered a local  landmark 
and help residents or visitors navigate the 
area.  

Figure 13: Grade II listed Caen Primary School is considered a 
landmark. The building setback interrupts the continuity of building 
façades along the carriageway.

Figure 14: The George Inn building,  located between South Street 
and the A361, stands out and acts as a landmark and gateway 
element.

Figure 15: Long-distance views to the surrounding countryside is a unique characteristic of the village due to the configuration of the streets 
and the hilly topography. 
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Character Area CA1-Braunton 
Village
CA1.1 - Central

Building line and boundary 
treatment
Building line within the village centre is 
relatively regular following the carriageway 
and its occasional meanderings along 
Caen Street and Caen Field for example.  

Oriel window projections help punctuate 
the building line and add visual interest 
to façades and streets (Figure 19). 
Primary building elevations face the main 
carriageway. Relief provided by building 
setbacks creates variation and visual 
interest also.

There are very few front gardens within 
the Central area with buildings located 
directly at the back of pavements. The 
public realm includes some low stone 
walls.

Figure 16: Example of a hard boundary treatment, low stone wall, 
bordering a small frontage.

Figure 17: Buildings directly facing onto the pavement, occasionally 
interrupted by small garden frontages.

Figure 18: Mixed use buildings directly facing the narrow pavement. Figure 19: Active frontages.
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Character Area CA1-Braunton Village
CA1.1 - Central

Building heights and roofline
Building heights are relatively low in this 
character area comprising of predominately 2 
to 2.5-storey dwellings.     

Roofing typologies include traditional gabled 
and hipped roofs across this character area, 
some incorporating gabled dormers. The 
orientation and degree of the pitch varies 
creating a diversity along the streetscape even 
if the roof typology is consistent. Some flat 
roofed typologies exist which contrast with 
village character.

The roofscape is a prominent part of the 
Central area and  also offers a variety and 
inconsistency, due to elements like chimneys 
and dormers decorating the roofs.    

Figure 20: Continuous roofline, occasionally interrupted by chimneys.
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Character Area CA1-Braunton 
Village
CA1.1 - Central

Architecture 
The Central character area partially falls 
within the conservation area. Built form 
comprises primarily of terraces with some 
detached and semi-detached buildings. 
Rendered and whitewashed façades are 
most common, however there are also 
examples of brick and rubble stone. There is 
a higher concentration of 20th century and 
post-war buildings including some examples 
of art deco. Dormers are also common with 
the Central character. 

Traditional style buildings within the centre 
of Braunton, particularly on South Street, as 
well as to the west along Saunton Road with 
business premises on the ground floor and 
accommodation above. There are a number 
of repurposed and converted buildings, for 
example former cinemas and banks, and a 
small proportion of modern buildings such 
as the Cross Tree shopping centre. 

The main roofing material is slate, whilst a 
small number of thatched buildings also 
survives. Other features such as chimneys, 
ridges and rainwater goods including some Figure 21: Local examples of architectural details and materials.

surviving cast iron rainwater goods within 
the conservation area with decorative 
features and embellishments which add 
further architectural interest. 

Buildings within this area feature ‘structural 
polychromy’, meaning materials combine 
or contrast to create a decorative design 
feature, or to highlight architectural features. 
For example stone decorative string courses 
contrasting with brick construction. 

There is a variety of windows types from 
traditional sash to uPVC, casement, fixed 
and bay windows and leading features. Caen 
Street and The Square has some first floor 
oriel windows - bay type windows which 
appear at first floor.  

Doors appear in a wide variety of styles 
ranging from period to modern including 
some traditional 4 panel and 6 panel both 
glazed and unglazed.
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Character Area CA1-Braunton Village
CA1.1 - Central

Land use, levels of activity and parking 
The predominant land use type within the 
Central character area is retail, business and 
commerce at street level, this is combined with 
a large percentage of residential use above, 
with some office space. Civic land use elements 
also exist. Further away from the main junction 
commercial land use is replaced with residential 
as the predominant type.

There is limited on-street parking within the 
Central area such as the short-term parking 
on the west side of Exeter Street or the 30min 
parking bay outside Cawthornes on Caen Street 
(B3231). There are some examples of private on-
plot parking, parking courts and on plot garages.  
Narrow road widths mean there are some car 
park areas such as the parking court outside 
Surfed Out Surf Shop,  and larger car parks just 
outside the character area.

 

Figure 22: Traffic queuing on Caen Street. Figure 23: Short-term parking bay outside Cawthornes 
independent supermarket.

Figure 24: Active frontage. Parking on-street.
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Character Area CA1-Braunton 
Village
CA1.1 - Central
Positive aspects of character
Some positive aspects of the Central area 
that also form part of its characteristics are:

• A compact centre and strong enclosure 
characterised by the terraced continuity 
of building façade;

• Buildings fronting directly onto the 
street. Concentration of ground floor 
commercial land use creates active 
streets and movement; 

• Some areas of public realm 
enhancement which include street 
furniture offer areas for resting and 
informal gathering;

• Architectural interest, use of materials 
and variety in roof type, degrees of the 
pitch, different heights, presence of 
chimneys and dormers provide visual 
interest; 

• Long and short-distance views along 
streets or towards the countryside; and

• The main junction although susceptible to 
traffic congestion clearly defines the main 
centre and the flow of traffic contributes to 
activity levels.

Issues to be addressed by the  
Design Code
The following issues identified within the 
Central area could be addressed through new 
development or active management:

• Lack of green elements along the 
streetscape due to the lack of front 
gardens; 

• Occasional narrow pavements inhibit 
pedestrian flows, although this is also a 
strong characteristic; and

• Traffic congestion within the Central area 
and associated impacts on air quality.

Prepared for:  Locality  

35AECOM



Prepared for:  Locality  

36 AECOM



Character Area CA1-Braunton Village
CA1.2 - Conservation Area
Settlement pattern  
Braunton Conservation Area, designated 1973, 
includes some of the earliest areas of settlement which 
developed in the medieval and early post-medieval 
period. The designation includes Silver St and Church 
St to the north at the foot of Chapel Hill, North St and 
Chapel St to the west and Abbots Hill and the Butts in 
the south-east. This area includes Braunton’s historic 
landmark: the church of St Brannock (NHLE 1325560) 
with it’s 13th century timber spire which is included in 
various key views. 

Most of the streets have a meandering character with 
buildings or boundary walls located directly beside 
carriageways. Building placement reinforces enclosure 
and creates a continuity along façades. Streets and their 
components have a human scale and street widths vary, 
and are at times very narrow - depicting a time before 
car dominance. 

Contextual elements within the landscape at times form 
part of the streetscene. In areas such as Silver Street 
and the east side of East Street beside Abbots Hill, this 
is reinforced by slopes and cliffs visible behind buildings. 

Figure 25: Buildings are located directly beside the carriageway.

Figure 26: Stepped pedestrian access cuts through the contours of the undulating area.
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Building typologies vary with short rows of 
terraced properties interspersed with semi-
detached and detached properties providing 
breaks/gaps, further interest is created with 
driveways and alleyways, which break the 
building line. 

The River Caen flows through the Conservation 
Area from north to south. The former rail line 
from Barnstaple to Ilfracombe forms part of the 
Tarka Trail cycle route. 

Figure 27: Steep slopes and narrow lanes create an interesting streetscape with strong enclosure. The rising topography context can 
provide long views or in this case provide a green backdrop to urban streets. 
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Character Area CA1-Braunton 
Village
CA1.2 - Conservation Area
Settlement pattern  
The following Nolli map figure created from 
OS Map data, illustrates the clustering and 
spatial arrangement of properties within the 
character area.

Main characteristics:

• Narrow meandering streets create a 
sense of enclosure (East Street & Church 
Street);

• Some buildings incorporate courtyard 
space which is typically used for car 
parking (Heanton Street);

• Linear terraced buildings front the main 
junction of the A361 & B3231; and

• The Conservation Area is densely 
populated in the south within the 
historical core of Braunton, however 
buildings become more spaced as you 
move further north and west.  

Figure 28: Nolli map highlights the placement of buildings and the relationship between buildings 
and external space (Not to scale).
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Character Area CA1-Braunton Village
CA1.2 - Conservation Area

Green spaces and streetscape
Materials and historic features contribute to 
streetscape interest. Cobbled street surfaces 
survive in some areas, as drainage channels 
at road edges, and there are some examples 
of Marland paving along the southern side of 
Heanton Street. Topographical variance means 
some buildings have steps up to their doors, or 
in a few cases, steps down to their doors, adding 
variety to the streetscape.

Public realm enhancements at The Square 
include metal and timber benches, planters and 
bins. The Tarka Trail provides level access and 
at Georgeham Cross, the old railway station 
building marks a characterful section of the 
N27 and Tarka Trail. This green river corridor, 
combined with mapping and interpretation 
signage, provides an important ecological green 
& blue infrastructure asset. These elements 
combine to provide excellent pedestrian and 
cycle access across the settlement (north/
south). 

The central triangle space discussed previously 
within the Central character area section, 
extends further into the Conservation Area 
to include the Museum of British Surfing. 
Pavements areas here side the Caen Street Car 
Park at times host small market/exhibition stalls.

Figure 29: Georgeham Cross railway station building (left) and N27 
Tarka Trail access (right). 

Figure 30: The Anchor stands at the crossing of Caen Street and 
the Tarka Trail as a memorial to Braunton mariners.

Figure 31:  Stone retaining walls and greening elements, help soften 
the streetscape and provide ecological habitat.  

Figure 32: Museum of British Surfing and external space often 
used for market/exhibition stalls. 
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Character Area CA1-Braunton 
Village
CA1.2 - Conservation Area

Views and landmarks
The Conservation Area is draped over 
undulating topography and its human 
scale development frames views along 
streets, inviting in the rising landscape 
context. Long views from elevated areas 
within the Conservation Area are possible, 
including Abbots Hill looking north which 
includes the Church of St. Brannocks, 
which is a local landmark and gives the 
Conservation Area view a unique sense of 
place, framed by a backdrop of landscape 
character types defined as ‘Secluded 
Valleys’ and ‘Downland’.

From elevated areas on the western edge 
of the valley, views from Frog Lane stretch 
south over a large portion of the NP Area 
towards RMN Chivenor and the River Taw 
Estuary.

Figure 33: View south from Frog Lane towards the River Taw Estuary

Figure 34: Local landmark of St Brannock’s Church dominates the view north from Abbots Hill, with architectural interest and material use 
of buildings contrasting against trees.
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Character Area CA1-Braunton 
Village
CA1.2 - Conservation Area

Building line and boundary 
treatment
Strong building lines within the 
Conservation Area are softened by the 
meandering character of the streets. 
Many buildings are not set back from the 
street, located directly at the edge of the 
carriageway, although there are some 
examples of narrow garden frontages or 
larger front gardens. 

Areas with boundary walls, such as at St 
Brannock’s Church, help to reinforce the 
boundary line, despite the church building 
set back.

A variety of boundary treatments include 
stone boundary walls, some rendered, 
metal railings and surviving elaborate 
wrought iron gates, hedges and modern 
masonry blockwork. The use of locally 
found pebbles adorn some gate piers and 
boundary walls providing personalised 
boundaries.  

Figure 35: Building line and examples of boundary treatments within the Conservation Area.
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Character Area CA1-Braunton 
Village
CA1.2 - Conservation Area

Building heights and roofline
Building heights are relatively low in 
this character area comprising of 
predominately 2 to 2.5-storey dwellings.

Roof typologies are pitched and vary 
between gabled and hipped roofs, with 
the majority finished in slate and examples 
of thatch. Due to the high density and the 
terraced housing typology, the roofline 
is relatively continuous. The orientation 
and degree of the pitch varies creating a 
diversity within the streetscape even with 
a consistent roof typology. Chimneys are 
frequently incorporated, incluing some 
interesting front façade external chimneys 
(Figure 36).
 

Figure 36: External Chimney Figure 37: Small monopitch dormer

Figure 38: Continuous roofline, interrupted by chimneys and slight variations in roof heights.
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Figure 37: Small monopitch dormer

Character Area CA1-Braunton Village
CA1.2 - Conservation Area

Architecture 
Built form construction types include local stone/
rubble, solid wall brick, and examples of cob. 
Rendered finishes can vary from smooth to 
rough-cast or patterned and lime is often used. In 
some cases, thin render can clearly show-off the 
stonework beneath. The combination of treatments 
adds a subtle texture and character to the street 
which modern smooth rendered painted walls 
cannot achieve.  Plinths are usually painted, or 
materials are left exposed to contrast with main 
façade treatment. Some building corners are 
chamfered, normally within very narrow areas, to 
help with the memorability of carts etc. 

The dominant roofing material is natural slate, 
commonly with brick or rendered chimneys, some 
with clay pots and sometimes contrasting ridge 
tiles. Thatch and red clay pantiles are also used, 
but less commonly.  There is great variety in doors 
and windows, ranging from traditional sash and 
casement modern uPVC replacement.

Some post-war housing falls within the 
Conservation Area which go against the style 
of the Conservation Area. For example, a short 
row of storey-and-a-half bungalows on Church 
Street, constructed in brick (cavity), with sections 
of smooth render, concrete roof tiles and flat roof 
dormers. 

Figure 39: Architectural details and materials.
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Character Area CA1-Braunton Village
CA1.2 - Conservation Area

Land use, levels of activity and parking 
The majority land use type within this character 
area is residential development. Caen Primary 
School, Braunton Parish Council,  St Brannock’s 
Church, Chaloners Road Car Park, Playground 
and Public House provide additional land use 
type variety. 

Activity levels are closely matched to the land 
use characteristic, meaning Conservation 
Area ‘Central’ areas which contain retail or civic 
elements are busier during the day and weekend 
and residential areas are quieter during the day 
when residents are working, with fluctuations 
around rush hour and end of school day. Albeit, 
COVID-19 is contributing to increased working 
from home. 

The parking typologies found in this area range 
between on-plot parking and on-street parking. 
Examples of on-street parking are found along 
North Street and Church Street. In addition, 
some on-street parking is found along Abbots 
Hill, which due to the narrowness of the road and 
the lack of pavements creates difficulties for 
pedestrians and cyclists, exacerbated by drivers 
using Abbots Hill as a rat run to avoid the centre 
of Braunton Village.

East Street and Church Street close to traffic at 
times when community events take place. 

Figure 40: On-plot parking, Figure 41: Double yellow lines, on-street parking, bollard pinch-point.

Figure 42: The Black Horse Public House. Figure 43: St Brannock’s Church is an important landmark in the 
area.
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Character Area CA1-Braunton Village
CA1.2 - Conservation Area
Positive aspects of character
Some positive aspects of the Conservation 
area that also form part of its characteristics 
are:

• Rich local vernacular materials - a reference 
for future development. In particular the use 
of Marland brick;

• Pedestrian lanes that run through 
Conservation Areas such as Rock Hill, 
provide pedestrians with a close-up (haptic) 
experience of building materials;

• Topography allowing for long and short-
distance views along the streets and 
towards the countryside and the rest of the 
village;

• The scale of the Conservation Area and the 
walkable streets;

• Excellent example of centrally placed village                
farmstead in relation to Braunton’s historic 
cellular town plan;

• River Caen; and

• The concentration of listed buildings found 
in this character area and the positive 
contribution to local character.

Issues to be addressed by the  
Design Code
The following issues have been identified 
within the Conservation area and those 
could be addressed through new 
development or active management:

• Unsympathetic interventions and 
material usage;

• Flood risk, protecting properties and 
managing water effectively; 

• Some on-street parking along narrow 
lanes causes traffic and impedes 
pedestrian movement; and

• Congestion impact on air quality. 
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Character Area CA1-Braunton 
Village
CA1.3 - Village west
Settlement pattern  
To the far west, Braunton is dominated 
by 20th century residential development 
planned in estates with buildings facing 
access roads. Primary estate roads diverge 
from the B3231 in a north/south orientation 
and secondary roads branch-off east/
west. Long primary access roads provide 
opportunities for views north to the rising 
backdrop towards Lobb, and south towards 
lowland areas of undeveloped agricultural 
land. These attributes combined with wide 
street ratios and a high number of bungalow 
typologies give the estates a generous 
spatial feeling. 
Areas to the east and closer to the main 
settlement (Braunton) have a tighter 
pattern formed either side of the River 
Caen between the A361 to the east and 
undeveloped land in the west. Development 
here is higher density, with a high degree 
of enclosure. Settlement patterns include 
buildings aligned beside roads, and also 
small courtyard typologies.
There is generally a good level of 
connectivity between neighbourhoods, 
albeit some cul-de-sac layouts exist. 

Figure 44:  Wide streets (west) views north to open landscape. Figure 45: View along South Street.

Figure 46:  Modern infill development, intimate street ratio acts like courtyard.
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Character Area CA1-Braunton 
Village
CA1.3 - Village west
Settlement pattern  
The following Nolli map figure created 
from OS Map data, illustrates the 
clustering and spatial arrangement of 
properties within the character area.

Main characteristics:

• Plot sizes increase further from the 
village centre;

• Planned new estates (west) vary in 
layout; with majority streets running 
north/south;

• Eastern areas are more organic in 
arrangement, a result of smaller-
scale and earlier development;

• Road scale increases further west 
as streets become centred on 
vehicle transport; and 

• Back to back typologies provide 
good legibility.

Figure 47: Nolli map highlights the placement of buildings and the relationship between buildings 
and external space (Not to scale).
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Character Area CA1-Braunton Village
CA1.3 - Village west

Green spaces and streetscape
Areas of green space can be found across residential 
development areas.  These include green space 
(Homer Crescent & Cavie Crescent) generous grass 
verges (entrance to Willowfield), a play park (Mowstead 
Play Park), Allotments (Lime tree Grove), Braunton 
Cricket Club and the River Caen & Tarka Trail. The River 
Caen provides an important green corridor through 
the whole character area and NP Area in general and 
the character area is also bordered to the north, west 
and south by undeveloped countryside providing a 
rural edge to the area. 

Good bicycle access means from Braunton you can 
connect with the 30 mile stretch of Tarka Trail suitable 
for cycling. A network of PRoWs serve the area 
offering access to the surrounding countryside. 

Street ratios vary across the character area. For 
example South Street (east) properties are located 
directly beside the carriageway with only limited 
stretches of pavement (1.5m) and a carriage width of 
4m. By comparison Pixie Lane (west) has areas with 
pavements on both sides (3m wide north and 1.5m 
south and a 6m carriage width. This represents an 
approximate total street width of 5.5m in the east, 
compared to 10.5m in the west of the character area.

Certain steep areas mean development follows 
topographic contours leading to an upper and lower 
side of the street (Frog Lane).

Figure 48: Wide streets and countryside backdrop Figure 49: Important green corridor through the settlement. 

Figure 50: Terraced streets with upper and lower development sides.
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Character Area CA1-Braunton 
Village
CA1.3 - Village west

Views and landmarks
This area is overlooked by West Hill and 
slopes down to the Great Field, with 
long distance views omnipresent over 
surrounding low-lying land, including views 
to Braunton Burrows, and north towards 
a rising countryside backdrop. Greater 
enclosure and a tighter urban grain to areas 
in the east, means views are reserved 
through townscape, down linear streets and 
to elevated backdrop areas. 

Local landmarks include views toward 
distinct areas townscape, surrounding 
landscape, River Caen and architectural 
heritage features. 

Figure 51: Distant views and rural development edge. Figure 52: River Caen, characterful bridge benches.

Figure 53:  Views toward Braunton Burrows from Fairlyn Grove.
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Character Area CA1-Braunton 
Village
CA1.3 - Village west

Building line and boundary 
treatment
In the west, front gardens and back gardens 
are commonplace with estates planned 
with more generous plots. Building line is 
quite formal, as seen in the Nolli map Figure 
48, with minimal variation in alignment.  
Within eastern areas, there is some 
variation in building line and offsets from 
the carriageway, and roads have an organic 
meandering character. In distinctly older 
areas such as South Street, front gardens 
are less common. 

Both western and eastern areas incorporate 
a range of boundary treatments. These 
range from traditional brick (Marland style 
at times) and stone walls to contemporary 
steel gates, featheredge timber fencing and 
smooth rendered finishes. Open or very low 
boundary walls in some areas add to the 
generous feeling of space.  

Examples of facing gables occurs across 
the character area which adds diversity to 
even formal streetscene layouts. 

Figure 54: Modern box steel section timber gates, brick & stone piers 
and cut stone slips to masonry block wall with slate copings.

Figure 55: Rendered blockwork wall, slate pier copings and featheredge 
timber fencing. Full-length featheredge used on secondary elevation.

Figure 56: Open frontages add to the feeling of space in the street. Figure 57:  Blockwork wall, slate coping, and featheredge fencing. 
Wide grass verges front carriageway, here planted with a 
wildflower meadow mix.
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Character Area CA1-Braunton 
Village
CA1.3 - Village west

Building heights and roofline
Within western areas where density is 
lower, buildings are either two storey or 
single storey, and entire roads tend to 
have a dominant typology, meaning there 
are few mixed estate roads. Single storey 
typologies here are generally <5m and two 
storey typologies <9m. 

By comparison, eastern areas of the 
character area has greater variation 
with examples of single storey, storey-
and-a-half, two-storey and three-storey 
upto <13m. The mix is more pronounced 
also, with proximity variation. The recent 
development at Caen View is a medium 
sized development of three-storey town-
style houses. The Barton Lane area also 
has a three storey apartment building.

Pitched gabled roofs are the dominant 
typology, albeit there are examples of 
hipped and monopitched roofs with pitch 
variation and the inclusion of chimneys. 
Gaps between buildings allow views of 
countryside to interrupt the urban grain.

Figure 58: Unusual monopitch typology Homer Road. Figure 59: Roof type variation, pitched gabled and hipped examples

Figure 60: Housing mix: (east) three-storey, beside two-storey and a single storey bungalow.
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Character Area CA1-Braunton 
Village
CA1.3 - Village west

Architecture 
To the west of the character area 20th 
century residential development consists of 
cavity blockwork or brick construction, with 
façades finished in stone, brick, render, tile-
hanging, weatherboard or timber clad.  The 
eastern side of the character area mirrors 
the same construction types, but also 
features more traditional examples such as 
cob or solid stone/rubble construction.

Roofing finishes range from concrete tiles 
(red, grey, profiled, and flat), slate, red clay 
pantiles and examples of thatch. 

Windows in post war dwellings are almost 
exclusively uPVC, however some timber 
framed, including timber sash windows 
remain on older properties.  

Figure 61: Architectural details and materials.

Prepared for:  Locality  

58 AECOM



Character Area CA1-Braunton Village
CA1.3 - Village west

Land use, levels of activity and 
parking 
The character area has quite pronounced land 
use functions and defined areas.  The western 
area comprises majority residential housing, 
with Pixe Dell Stores and Kingsacre Community 
Primary School the only amenities provided. 
In eastern areas the southern gateway to the 
character areas is marked by Velator Industrial 
Estate and retail frontage which includes a 
cafe, soft play facility and retail shops.  Further 
north, The Gym and Tesco superstore is located 
adjacent the recent Caen View residential 
development and opposite the Lower Caen 
River corridor. In central eastern areas just below 
the Conservation Area,  Caen Street car park, 
Caen Medical Centre and further south the 
Mariners Arms Public House, Mariners Close - 
Housing Care on South Street and Esso Petrol 
Station with Instavolt car charging facility. 

Centrally located, Great Field Gardens at the 
Saunton Road end of Field Lane is a retirement 
housing complex built in 2018 and run by a 
self-managing group. Eastern areas due to the 
proximity to Braunton Village are more active, 
with the Caen Street Car Park - the largest car 
park in Braunton, and a starting location for 
many visitors.

Figure 62: Mariners Close - Housing Care.

Figure 63: Velator road, Quay Cafe and retail units. Figure 64: Mariners Arms Public House.
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Character Area CA1-Braunton 
Village
CA1.3 - Village west

Positive aspects of character
Some positive aspects of the village west 
character area that also form part of its 
characteristics are:

• Architectural variation and quality in 
eastern areas;

• Inclusion of green spaces in some 
western areas; and

• River Caen.

Issues to be addressed by the  
Design Code
The following issues have been identified 
within the West character area  and 
those could be addressed through new 
development or active management:

• There is a sense of suburban sprawl and 
lack of personality to far western areas;

• Areas lacking in architectural/
construction quality, and over-use of 
uPVC;

• Lack/loss of green infrastructure such as 
Devon hedges, hedges and trees; 

• A lack of hub type amenities and 
variation of land use types within western 
areas; and
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Character Area CA1-Braunton Village
CA1.4 - Village east

Settlement pattern  
The topography of the Village East character area 
creates two distinct areas as it is interrupted by 
Braunton Down promontory. The landform is aligned 
in an east/west projection, creating a separate valley 
(Boode) to the north with development in the  lower 
area branching off North Down Road. The second 
area is the lower majority, which wraps around the 
lower southern perimeter of Braunton Down, into 
Knowle Water to the A361, and to development 
along Moor Lea.

The settlement pattern consists of primary roads; 
North Down Road, Higher Park Road, Lower Park 
Road with a meandering character and the A361 and 
Wrafton Road which are quite linear. Development 
is arranged along primary, secondary and tertiary 
access and there is a good level of connectivity and 
fewer cul-de-sacs than in western areas. 

Closer to Braunton Village density is higher, with a 
tighter urban grain and suburban feel. Towards the 
outer edge density reduces, and roads gradually 
become more rural in character, However, there are 
recent examples of development at higher density 
and with a high development-to-plot ratio thus 
impacting the provision for outside/green space. 

There is a good mix of property typologies, including 
terraces, bungalows, semi-detached and detached 
dwellings.

Figure 65: Example of a linear development of terraced housing 
on Wrafton Road.

Figure 66: Example of a bungalow development with well-sized 
front gardens and regular building lines.

Figure 67: Recent development with high development-to-plot 
ratio.

Figure 68: Semi-detached dwellings with garden frontage.
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Cattle Grid

Character Area CA1-Braunton Village
CA1.4 - Village east
Settlement pattern  
The following Nolli map figure created from OS 
Map data, illustrates the clustering and spatial 
arrangement of properties within the character 
area.

Main characteristics:

• In the south and far north east streets are linear 
and post-war estates are planned regimentally  
along streets with back to back spatial 
efficiency;

• Post-war estates inlcude front and gardens , 
often with off road parking;

• Central areas below Braunton Downs 
demonstrate greater organic growth;

• The southern character area gateway on 
Wrafton Road illustrates the spaces between 
buildings, before a later compression at the 
northern end; 

• Some school buildings are designed with inner 
courtyards which provides useful secure space; 
and

• The linear arrangements of Hazel Avenue 
juxtapose development between Boode Road 
and Ash lane.

Figure 69: Nolli map highlights the placement of buildings and the relationship 
between buildings and external space (Not to scale).
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Character Area CA1-Braunton 
Village
CA1.4 - Village east

Green spaces and streetscape
Braunton Down acts to break up the 
development sprawl of the eastern side 
of Braunton Village. The rural landscape 
edge and borrowed views contribute to 
street greening and Chapel Hill, East Hill 
woods and Braunton Down are prominent 
landscape features. 

Braunton Recreation Ground is a key green 
infrastructure (GI) asset located on the main 
approach to the village, there are no other 
parks within character area.

Streetscape ratios change moving away 
from the older centre with wider streets in 
the east, this is emphasised in bungalow 
developments due to the low typology. 
Pavement provision is generally good and 
street trees, verges and private gardens 
help to soften streets.

Figure 70: The Braunton Recreational Ground is an open green space on Wrafton Road.

Figure 71: Open boundaries, on-plot driveways and private 
gardens soften the street.

Figure 72: Vernacular features. Lane bordered with rich vegetation, 
trees, Devon hedge and hedgerows.
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Character Area CA1-Braunton 
Village
CA1.4 - Village east

Views and landmarks
The landscape features of Chapel Hill, 
East Hill woods and Braunton Down are 
prominent within the character area, 
providing a regular contextual reference to 
the surrounding countryside and interest 
along the streetscape with evolving views. 
St Michael’s Chapel is also visible from 
northern areas of the character area. 

Braunton Academy, the Primary School and 
the Braunton Recreation Ground marks the 
southern gateway to the NP Area on Wafton 
Road and is considered a local landmark.

Further examples of landmarks of local 
cultural appeal and architectural interest 
include a chapel and a row of Bay Fronted 
semi-detached dwellings on Hill View which 
add character to the streetscape, creating 
memorable and legible routes. 

Figure 73: Southern gateway view - Braunton Academy. Figure 74: Old chapel, Marland brick entrance arch.

Figure 75: East street view from Abbots Hill. Figure 76: Views from development areas towards Braunton Downs.
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Figure 74: Old chapel, Marland brick entrance arch.

Figure 76: Views from development areas towards Braunton Downs.
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Character Area CA1-Braunton 
Village
CA1.4 - Village east

Building line and boundary 
treatment
There is a variety of building lines and 
boundary treatments within this character 
area which reflects the evolution of the 
character area. 

On Wrafton Road,  enclosure provided by 
the taller buildings of the Braunton Academy 
(west) constrast with space provided by 
the east side. Here (east) a grass verge 
with tree planting and hedge fronting the 
carriageway, with generous set back, 
combined with low buildings reinforce the 
feeling of space. Further along Wrafton Road 
at Braunton Footpath 83, properties (west) 
include larger garden frontages behind a tall 
boundary wall, and properties (east) garden 
frontages become smaller with housing and 
boundaries formally aligned.

Cul-de-sac developments further east and 
south of Lower Park Road, including South 
Park, Moor Lea and The Brittons, have 
slightly irregular building lines allowing for 
varied building setbacks, creating different 
widths of front gardens. Easterly Park goes 
against this nearby precedent, opting for 
small garden frontages and large dwellings. 

Figure 77: Stone wall boundaries, one with timber fencing and 
another enhanced with planting. Driveway added (right) away from 
junction.

Figure 78: Gate piers with cappings, low wall, metal railings and 
gates. House set back from road with garden frontage.

Figure 79: New stone wall boundary and timber gate. Tonal 
pattern in timber is a good match for the natural character of 
the stone.

Elsewhere, a mixture of terraced, detached, 
semi-detached housing and bungalows 
typologies are set along roads in a linear 
format with slightly regular building lines and 
changes in building orientation. Examples 
of note with unusual alignment include Ash 
Road, Ash Lane and larger properties along 
Higher Park Road, aligned to maximise views 
west. 

Within wider estates there is a mixture of 
boundary treatments, hard and soft. Hard 
boundary treatments, like stone walls, some 
with brick intrusions, railings and softer 
boundary treatments, including open lawned 
boundaries, Devon hedgebanks, hedges 
and trees.In areas with greater topographic 
variation such as East Hill, retaining walls are 
integral to development and form a notable 
presence at street level.
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Character Area CA1-Braunton 
Village
CA1.4 - Village east

Building heights and roofline
Building heights are relatively low in 
this character area comprising of large 
single storey post-war developments 
(south), combined with larger later/earlier 
developments which are two/two and 
a half storey in height. There are some 
development areas with a better mix of 
typologies than others, meaning streets are 
more characterful.

Roof typologies vary between gabled, 
hipped, some incorporating gabled 
dormers and examples of flat felted 
gables. The orientation and degree of the 
pitch varies creating a diversity along the 
streetscape even if the roof typology is 
consistent. Roof finishes comprise mainly 
of slate or concrete tile and chimneys are 
commonly included.  

Figure 80: Roof type variation between bungalows Figure 81: Pitched gabled roofs finished in concrete tiles and flat 
roof dormers (felted) 

Figure 82: Development typology variation, two storey beside 
bungalow.

Figure 83: Development transition too abrupt, with tall gable too 
close to boundary beside single storey dwelling. 
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Character Area CA1-Braunton 
Village
CA1.4 - Village east

Architecture 
The village east character area is primarily 
residential in character, dominated by post-
war housing, with some pockets of high 
quality traditional dwellings. 

In large parts, there is a spacious feel to 
the character area with detached houses 
and bungalows set back behind generous 
driveways and front gardens. There are 
several examples of facing gable ends. 

Building materials and architectural details 
are uniform, primarily brick construction, 
albeit examples of stone and rubble 
construction exist. Full or part rendered 
façades are typical, as is the use of 
concrete or slate tiles. 

Variation to these finishes include areas 
such as Moor Lea, of rendered finish, with 
mock-style timber, cut stone features and 
dark red/brown coloured uPVC windows 
and doors.  Weatherboard cladding 
commonly used. 

Windows and doors are typically modern 
white uPVC. Figure 84: Architectural typlogies and materials.
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Character Area CA1-Braunton Village
CA1.4 - Village east

Land use, levels of activity and 
parking 
Residential development is the primary land 
use type within the character area. Braunton 
Academy and associated educational facilities 
are located on Wrafton Road at the gateway 
to the character area, with additional land use 
diversity brought by the Barchester Tyspane 
Care Centre (Nursing Home), The Fortescue 
House Club, Braunton Recreation Ground, and 
retail such as Braunton Mobility. Within wider 
residential areas there are no amenity shops or 
local hubs. 

The parking typologies found in this area range 
between on-plot parking, garage parking and 
on-street parking, on-plot parking is common, 
albeit with some areas reliant on on-street 
parking such as the northern end of Wrafton 
Road, Hills View and Lower Park Road (middle). 
East Hill residents make the best of the limited 
space and difficult terrain they have, with some 
parking half-on/half-off the carriageway.

The schools on Wrafton Road generate traffic 
in the morning and afternoon. and Wrafton 
Road and Hill View are often used by traffic 
wanting to avoid queuing in central Braunton. 

Figure 85: Example of on-plot parking. Figure 86: Example of on-street parking.

Figure 87: Example of spacious driveway on-plot parking with garage. Figure 88: Road side driveway with garage, with dwelling stepped 
down behind. 
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Character Area CA1-Braunton 
Village
CA1.4 - Village east

Positive aspects of character
Some positive aspects of the village east 
character area that also form part of its 
characteristics are:

• Examples of local vernacular, including 
use of Marland brick and Devon 
hedgebanks;

• The design of a ‘public verge’ at Seven 
Acres Park, which adds to street 
greening; 

• Road water management details at 
Seven Acres Park;

• Variety of building typologies and 
lines adds a visual interest along the 
streetscape, whilst meeting the needs of 
the local demographic; 

• Variety of boundary treatments, both 
hard and soft, offers a different feeling of 
enclosure and sense of place for each 
street;

• Different streetscapes including narrow 
lanes, country lanes, streets with verges 
and pavements, or no pavements, all 
contribute to an interesting streetscene 

Issues to be addressed by the  
Design Code
The following issues have been identified 
within the East of Braunton village and 
those could be addressed through new 
development or active management:

• Generic post-war developments 
and more recent unsympathetic 
development; 

• New developments which spatially 
fail to transition adequately between 
developments (new and existing);

• Some higher density developments, not 
located at settlement gateways forms an 
abrupt edge with non-developed land;

• Some developments have a high 
development-to-plot ratio, and lack 
garden and green spaces provision; 

• Impact of traffic on air quality and 
townscape character of Wrafton Road 
and Hills View.

and neighbourhood with diverse 
character; 

• Variety and inconsistency in the roof 
types due to the different degrees 
of the pitch, different heights or 
presence of chimneys or dormers on 
the roof; and

• Sympathetic examples of extensions 
and infill developments that respect 
the surrounding scale, density, 
architectural style and prevalence of 
nature. 
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Character Area CA2-East of the 
Neighbourhood Plan Area

Settlement pattern  
The east of the parish is dominated by agriculture, 
primarily arable with some pasture. Within secluded 
valleys the nucleated settlements of Knowle Village 
and the hamlets of Beara, Fullabrook, Pippacott and 
Winsham are located, whilst Boode and Halsinger sit 
just above on open downland.

Knowle Village is the largest settlement in the 
character area, located approximately 2km north of 
Braunton centre along the A361, and east of Knowle 
Hill Castle, an Iron Age hill fort on the promontory 
above the River Caen. Development has formed 
either side of the A361, with the majority located on 
higher ground east of the A361 (opposite side to River 
Caen). A network of access comprising secondary 
and tertiary roads with some cul-de-sacs, creates 
a triangular form, narrow in the south. Development 
is formed along roads behind garden frontages or 
directly beside the carriageway. 

The hamlets of Beara, Boode, Halsinger, Pippacott 
sit along single rural lanes and exist mainly as farms, 
with some modern farm dwellings or private housing 
development, such a Halsinger and Beara. There is a 
mix of buildings either located beside the carriageway 
or set further back. 

Fullabrook hamlet comprises Fullabrook Farm and 
Fullabrook Barton and Fullabrook Mill. Fullabrook 
Mill straddle the NP Area boundary. These hamlets 
nestle at the bottom of Fullabrrok Down and are the 

Figure 89: Knowle Village is developed along both sides of the main 
road with slightly irregular building setbacks. Figure 90: Knowle Village, properties front communal parking area.

Figure 91: The rest of the hamlets have a more rural character with 
country lanes running along farm houses.

 Braunton Parish                                                           
Character Assessment  

Character Areas - 2                                                     
East of Parish 

Boode 

Settlement at Boode from at least the early                        
11th Century. The hamlet is primarily made up  
of two farms, one of which, Boode Farm,                          
includes two listed buildings. The farmhouse    
itself which dates from around 1830-40 and an 
18th Century barn. At the western end is Boode 
House, also listed, a manor house retaining 
some elements from 17th Century and with    
commanding views towards the sea. As the road 
exits the hamlet, it slopes back down into the 
valley towards Braunton village. 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 BOODE  -  Boode farmhouse outbuildings 

 BOODE  - Lane entering Boode from the North 

 BOODE  - Boode farmhouse circa 1830-40. Listed building 

 BOODE  - Boode farmhouse. Listed building 

 BOODE  -  Boode farmhouse outbuildings 

 BOODE  - Example of old cobb and stone agricultural building  

Figure 92: Farm buildings appear random in placement (Boode). 

most northerly in the NP Area. The surrounding area has a strong sense of upland 
remoteness, with the lane across Fullabrook Down having a very open aspect 
that allows views across the very large agricultural fields.  Fullabrook Down is the 
highest point in the NP Area and it is clearly visible from other parts of the NP Area.

Buildings aligned perpendicular to roads is a common arrangement.
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Figure 93: Nolli map highlights the placement of buildings and the relationship 
between buildings and external space (Not to scale).

Character Area CA2-East of the 
Neighbourhood Plan Area
CA2-East of the Neighbourhood Plan Area
Settlement pattern  
The following Nolli map figure created from 
OS Map data, illustrates the clustering and 
spatial arrangement of properties within the 
character area.

Main characteristics:

• Limited development areas. Nucleated 
settlements comprise of a village. hamlets 
and satellite farmsteads:

• The main development planning occurs 
at Knowle, elsewhere there is limited 
relationship between buildings; and

• There is no evidence of farms formed 
around a central courtyard which is 
common in rural areas.
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Character Area CA2- East of the 
Neighbourhood Plan Area
Green spaces and streetscape
There is a distinct bucolic character away 
from the A361. Rural valleys are bookended 
by agricultural land, broadleaf woodland 
areas, and water courses and tributaries that 
feed the River Caen or Knowl Water. The only 
public green space is Knowle Play Space.  

Streets are influenced by the surrounding 
rural landscape, and development responds 
organically to topography. There are two 
main prevailing street typologies; rural 
country lanes, with no pavements, or 
examples such as  Knowle Village, with 
pavements and some street furniture  
limited to street signs and lights with some 
telegraph poles. Hamlets tend to very small 
and lack a centre, or a defined public space. 
The hamlets of Halsinger,  Winshams and 
Beara have distinct streetscapes. 

Figure 94: Large grass verge area within Knowle Village beside the 
A361.

Figure 95: First World War Memorial bench in Knowle village. 

Figure 96: Street adapted as playing area Church Hill Lane. Figure 97: Knowle Park

 

 

 

 

 

 

 

 

 

 

 

 Village of Knowle 

On the western side of the village there are dwellings 
in a mixture of styles and the work units of Knowle 
Industrial Estate. All of these buildings are on land 
between the A361 and the River Caen – some of this 
land is designated as being at risk of flooding                      
(zone 3 designation).  

This run of land is also where the old Knowle Mill, its 
pond and leat were located.  

Knowle Mill’s waterwheel and pit wheel are walled in  
a building that now occupies the site.                                    
Devon Historic Records state that this mill become 
one of the largest flour mills in North Devon. 

 

Braunton Parish                                                           
Character Assessment  

Character Areas - 2                                                     
East of Braunton Parish 

 

 KNOWLE - 1st World War Memorial Bench   KNOWLE - Methodist chaple 

 KNOWLE - Cottage Close beside the A361 

 KNOWLE - Row of cottages off Church Hill Lane 

 KNOWLE - Dwellings on Stepstone Lane 

KNOWLE - Courtyard of Methodist chaple. Sunday school plaque                      
on wall 
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Character Area CA2-East of the 
Neighbourhood Plan Area
Views and landmarks
The area offers outstanding views from 
elevated areas to the countryside with 
some sea view opportunities, due to the 
rural setting, topography and alignment 
of landforms and valleys. Views are also 
created by the formation of settlements 
nestled in valleys beside rural lanes.

Knowle Hill Castle is a prominent feature 
of the character area and can be seen 
from distance. There is also a memorial 
on Halsinger Down although its origins are 
unclear. 

Fullabrook Wind Farm is prominent in 
north eastern areas on Fullabrook Down. 
Fullabrook Down rises to 239m AOD which 
makes it the highest point in the NP Area. 

Figure 98: Winsham Cross track towards Halsinger. Figure 99: Coastal views from the top of Down Lane, below 
Halsinger Down memorial.  

Figure 100: Lower Winsham climb looking back to Knowle. Figure 101: A view from Boode House.

Prepared for:  Locality  

79AECOM



Character Area CA2-East of the 
Neighbourhood Plan Area
Building line and boundary 
treatment
Areas of Knowle Village have a relatively 
regular building line with dwellings 
arranged facing carriageways, including 
more recent development at Manor Mill 
Road and the middle eastside of Winsham 
Road. Attempts have also been made 
through building placement and typology 
variance to add street character.  Other 
areas of Knowle, due to the irregularity 
of plot shapes or infill development 
demonstrate building line variance 
(irregular) . 

In wider areas there is a combination of 
buildings aligned along carriageways such 
as on Down Lane in Halsinger or Boode 
and those rotated perpendicular to the 
main access such as Lower Winsham 
Road or Pippacott. 

Boundaries are quite traditional in the area, 
formed by building elevations fronting the 
carriageway, stone walls, railings, brick 
walls and hedges. Areas of more recent 
post war development in Knowle include 
timber fences, rendered blockwork walls or 
reconstituted stone walls.
 

Figure 102: Post-war development Knowle. Boundaries range 
including post and rail timber fencing, picket fencing, 
blockwork walls and hedges.

Figure 103: Example of Devon hedge bank, brick gate piers and 
timber featheredge fencing.

Figure 104: Farm buildings in Halsinger directly beside the 
carriageway.

Figure 105: Development frontages behind stone walls, Boode.
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Character Area CA2-East of the 
Neighbourhood Plan Area
Building heights and roofline
The average building height in this 
character area is two - two and a half 
storeys and roofs are pitched, either hipped 
or gabled. Roofs are finished in a range 
of materials including slate, red/brown 
concrete tiles, red pantiles, standing seam 
metal and some examples of thatch at 
Higher Winsham.

Knowle Village, due to its higher density 
in comparison to the rest of the hamlets, 
demonstrates some areas of roofline 
continuity with terraced typologies, albeit 
with subtle variation.  Non-residential 
buildings can be taller including more 
modern barn buildings or industrial areas 
(Knowle Industrial Estate).

Within wider areas roofline becomes less 
continuous as it is interrupted by building 
arrangement and setback variance. Where 
density is lower and buildings are spread 
out, there are generous gaps between 
buildings. There are however some 
exceptions in wider rural areas, such as at 
junctions, where buildings are often formed  
closer to each other, creating stronger 
enclosure and roofline continuity. Chimneys 
are common within the character area.  

Figure 106: Thatched roof, Higher Winsham. Figure 107: Roofing finish variation on the same house. Slate, 
standing seam and red concrete tiles.

Figure 108: Terrace roofline subtle variation Figure 109: Red pantiles, with roof extension over entrance porch. 
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Character Area CA2-East of the 
Neighbourhood Plan Area
Architecture 
The character area demonstrates a mixture of 
materials and architectural styles reflecting the 
evolution and  different periods dwellings were built, 
with many outlying settlements containing buildings 
of listed status.

A large part of central Knowle was built post war,  
comprising of bungalows of cavity blockwork 
construction finished with render and roofed with 
brown concrete tiles. Façade variation includes 
pastiche quoins, cut stone slips and fixed window 
shutters. This area contrasts with the original and 
traditional dwellings within Knowle constructed of 
stone, rubble or brick some finished in lime render.  
Knowle includes a collection of traditional pitched 
roof stone buildings along the A361 frontage, and 
Knowle Mill is nearby with surviving waterwheel and 
pit wheel. Knowle Industrial estate buildings are either 
steel frame, metal clad buildings (façade and roof) or 
blockwork construction. Opposite, there is a recent 
small-scale residential development of two-storey 
dwellings with rendered façades, red brick plinths 
and red pantile (style) roofs.

There is evidence of buildings that have either been 
repurposed or absorbed by replacement dwellings. 
In addition, there is infill development between the 
old lanes further up the valley. In wider areas, there 
are many surviving traditional farm buildings and 
housing, combined with modern farm houses and 

Figure 110: Local examples of architectural details and materials.

outbuildings. Extensions, restorations and barn conversions are common, and 
there are some high quality examples.  

Window styles vary between casement and sashes, the majority uPVC.
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Character Area CA2-East of the 
Neighbourhood Plan Area
Land use, levels of activity and parking 
Knowle Village mainly comprises residential 
buildings, with the Ebrington Arms Public House, 
Knowle Garage, Norris Auto Services, Londis 
convenience store with post office, Methodist 
Church and small industrial estate.

Within the wider context Shirmart Holiday Park 
and various farm operations exist, as does 
Fullabrook Wind Farm and a solar farm east of 
Ash Barton. 

Parking is mainly on-plot, however, there is also 
on-street parking in areas such as Manor Mill 
Road, Churchford Road, Stanbury Road and 
Norley Road. A communal parking frontage is 
located at the bottom of Church Hill Lane and 
junction with the A361.

In wider areas traditional farm buildings with 
associated outbuildings and modern farm 
dwellings incorporate off-street parking 
provision. 

The A361 is a busy primary access road for 
the NP Area and wider North Devon Context, 
prone to traffic congestion during rush hours 
or the holiday season. Narrow pavements and 
cars speeding can be problematic for residents 
and inhibit pedestrian usage. Within rural areas, 
roads are quiet and farm traffic is common.

Figure 111: On-plot parking in Knowle. Figure 112: Local example of on-plot parking in Knowle.

Figure 113: Local campaign to slow A361 traffic. Figure 114: On-street parking
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Character Area CA2-East of the 
Neighbourhood Plan Area

Positive aspects of character
Some positive aspects of the East of the 
Neighbourhood Plan Area that also form 
part of its characteristics are:

• Ecological landscape and heritage 
assets;

• The character of hamlets, including 
the preservation and maintenance 
of heritage buildings, though use of 
appropriate materials i.e cob and slate;

• The setting and rural lanes with 
meandering character which influence 
the character of development;

• Outstanding views towards the 
surrounding countryside;

• Quality examples of individual housing 
such as those on Church Hill Lane;

• Character of older streets in Knowle; and  

• Building conversions to dwellings that 
respect the former character of the 
building.

Issues to be addressed by the  
Design Code
The following issues have been identified 
within the  East of the Neighbourhood Plan 
Area and those could be addressed through 
new development or active management:

• West part of Knowle Village is 
susceptible to flooding;

• Inappropriate building heights, rooflines 
and design; 

• Pastiche use of materials and finishes; 
and

• The scale of the post-war development 
change in Knowle.
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Character Area CA3-West of the 
Neighbourhood Plan Area

Settlement pattern  
Development in the west of the parish is restricted 
to small areas north of the B3231 (Saunton Road) 
including: Buckland Cross and Manor, and settlements 
within the North Devon Area of Outstanding Natural 
Beauty (AONB): North Lobb, Lobb and Saunton. 
Saunton has developed either side of the road. Further 
development areas north of the B3231 include: 
Nethercott, Upcott, Lobb Fields Caravan and Camping 
Park, Braunton Football Club, East Saunton and Warren 
Farm.

South of the B3231 development includes: Velator 
Quay, FJ Hartnoll & Son, Sandy Lane Farm Nursery, 
Saunton Golf club, Crow Point and Sandy Lane Car 
Park. The backdrop to the character area is formed 
by extensive intertidal sands at Saunton Beach, the 
marine levels and coastal plains of Braunton Great 
Field, Braunton Marsh and the Taw Estuary. 

The substantial Buckland Manor house built circa 
seventeenth century is situated on the hillside north 
of Braunton Village and just below it, St. Brannocks 
Cottage accessed via the same private driveway, 
consisting of a large property with grounds and a 
tennis court.

North Lobb comprises a single farm with associated 
outbuilding planned at either side of the access road. 
The settlement pattern of Lobb is formed by a central 
1ha area of pasture with access track around the 
perimeter which serve several small farms. Here there Figure 115: Access to Lobb, building placement beside road, Thatched dwelling in the distance. 
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Figure 116: Nethercott building arrangement.

Figure 117: Example of building alignment and setback, Saunton  B3231.

is some evidence of buildings arranged to create central 
courtyards, whilst other buildings are planned along the 
access road. Saunton is located is two parts, the principal 
part is close to St. Anne’s Church, where the settlement is 
formed over both sides of the road. Dwellings are large and 
detached.

The extension to Saunton is formed beside the access to 
the beach. Large private dwellings and a hotel lie south of 
the B3231 with sea views. 

East Saunton and Warren Farm, approximately 700m from 
Saunton comprise two original farms, now with some 
sections separated as private dwellings. Characterful 
buildings are arranged at different angles to the access 
road and formed at junctions. 
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Figure 118: Nolli map highlights the placement of buildings and 
the relationship between buildings and external space (Not 
to scale).

Character Area CA3-West of the 
Neighbourhood Plan Area
CA3-West of the Neighbourhood Plan Area  
The following Nolli map figure created from 
OS Map data, illustrates the clustering and 
spatial arrangement of properties within the 
character area.

Main characteristics:

• Limited development areas. Clusters 
of buildings north of the B3231 mainly 
represent farms with associated 
buildings;

• Some areas with farms and legacy farm 
buildings have become areas of cluster 
development; 

• Housing development follows the B323,  
the major connections from Braunton 
towards the coast; and

• Great field area free from residential 
development.

Prepared for:  Locality  

90 AECOM



Character Area CA3-West of the 
Neighbourhood Plan Area
Green spaces and streetscape
Streetscape comprises of two typologies: 
the B3231 and rural Devon lanes. The 
B3231 main access road between Braunton, 
Saunton and wider context, is finished in 
macadam with single pavement (north) 
street lighting and cycle lane provision in 
both carriage directions up to The Fairway.  
From here the pavement becomes a 
shared pedestrian/bicycle access, at West 
Meadow Road street lighting columns 
are only present on the northern side and 
the pavement terminates at Braunton FC. 
Road speed is 30mph exiting the suburban 
area and rises to 40mph at the settlement 
marker. 

Rural lanes are surfaced with macadam and 
usually edged by field boundaries (hedges) 
or buildings located directly beside the road. 

Access to greenspace/openspace is 
provided by the N27 and network of PRoWs 
providing access to the North Devon AONB. 
Braunton Burrows, although privately owned 
by the Christie Estate is publicly accessible, 
Braunton FC sports field, Saunton Golf 
Course, Saunton Sands beach (3.5km long) 
and the historic Velator Quay which includes 
maintained green spaces and picnic 
benches.

Figure 119: A view east at settlement marker (B3231) and transition 
to 30mph zone. 

Figure 120: Streetscape Upcott

Figure 121: Great Field and Braunton Burrows. Figure 122: Rural signpost (Nomans Land crossing) and N27 route 
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Character Area CA3-West of the 
Neighbourhood Plan Area
Views and landmarks
The lack of development, a flat lowland and 
a rising backdrop (North), combined with 
the areas rich landscape, ecological and 
heritage assets provides an abundance of 
opportunities for interesting views. 

From multiple areas there are extensive 
views down across the Great Field area 
towards Braunton Burrows, Saunton Sands, 
coast, and estuary beyond, including 
Hartland Point and Lundy Island.

• Other key landmarks are listed below:

• Velator Quay;

• Saunton Sands Hotel, Art-Deco building; 
and 

• Local architectural building heritage 
landmarks.

Figure 123: Local architectural heritage and examples of 
vernacular construction form local landmarks.

Figure 124: Contextual views across the Great Field area towards 
Braunton Burrows, Saunton Sands, coast and estuary. beyon.

Figure 125: Stone wall, pasture and a Braunton Burrows backdrop.  
Figure 126: Saunton Court
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Character Area CA3-West of the 
Neighbourhood Plan Area
Building line and boundary 
treatment
Building line primarily responds to access, 
orientation or views within the character 
area. There are no terraces, or areas 
of development where building line is 
overly apparent, however one noticeable 
characteristic is the placement of buildings 
perpendicular to the main access or 
buildings placed directly at the edge of the 
road, thus forming the boundary. Examples 
of this typology are seen throughout the 
rural areas, and generally relates to farming 
typologies.

Boundaries in the character area are quite 
traditional/agricultural in influence with 
examples of stone walls, some capped 
with standing stones, brick walls, timber 
pale style fencing and modern featheredge 
examples. Hedges are common and there 
are examples of Devon hedges. 

Figure 127: Vegetated boundaries. Primary façade faces the access 
road.

Figure 128: Dwelling location beside access lane, with building façade 
acting as plot boundary.

Figure 129: Building setback beside building placed perpendicular 
to access. Stone wall boundary with oval capping. Planters define 
entrance.

Figure 130: Dwelling and boundary at carriageway edge, Upcott.
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Character Area CA3-West of the 
Neighbourhood Plan Area
Building heights and roofline
The character areas residential building 
height is predominantly two storeys, 
combined with single storey converted farm 
buildings and post war farm bungalows. 
Non-residential buildings can be taller 
including more modern barn buildings.

Traditional pitched roofs are the main roof 
typology, pitched dormers and monopitch 
porches are common. Roof finishes include 
slate and red clay pantiles.  

Chimneys are widely incorporated.

Figure 131: Roof material diversity. Upcott. Figure 132: Gabled slate roof, brick chimney. monopitch porch

Figure 133: Single storey farm bungalow. Figure 134: Roof finish Nethercott. 
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Character Area CA3-West of the 
Neighbourhood Plan Area
Architecture 
Development is nucleated mainly in 
the hamlets of North Lobb, Lobb and 
Nethercott. Saunton Court is a Registered 
Park and Garden, comprising formal and 
kitchen gardens and grade II* medieval 
manor which Sir Edwin Lutyens was 
commissioned to remodel. Large coastal 
properties north of Saunton Sands are a 
combination of traditional and modern, 
and modern building demonstrate some 
traditional character including slate roofs 
and stone.

Within rural areas, there are examples of 
cob buildings, lime rendered and sat on 
stone plinths with thatched roofs,  and stone 
buildings with slate roofs.   

Window and door construction ranges with 
the age of the buildings.

 

Figure 135: Local examples of architectural details and materials.
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Character Area CA3-West of the 
Neighbourhood Plan Area
Land use, levels of activity and parking 
Despite its rural character, the scale of the 
character area includes varied land use 
types – albeit in low quantities. Including (not 
exhaustively): a church, working farms, Velator 
Quay, residential and tourist accommodation, 
camping and caravan sites, a football club,  car 
parks and a vineyard.

The area and surrounding context is a popular 
tourist destination primarily accessed by motor 
vehicle. This combined with the local road 
network and characteristic lanes which connect 
the NP area, means the area is susceptible to 
traffic congestion during the holiday season. 
Increased traffic volume and towing vehicles 
means the road network can be overloaded, and 
pedestrian/bicycle use can be impeded.  The 
B3231 Saunton Road is very susceptible, used 
to access Saunton Sands and Croyde Village. 
During high tourist season Saunton Beach car 
park can fill up, and vehicles park on the road or 
in layby/passing places.

Residential parking provision is generally 
provided on-plot, but in some areas, such as the 
Warren Farm area, where parts of the farm have 
been sold off as private housing, vehicles park on 
the access road, albeit this is likely a private road. 

Figure 136: Access to Velator Quay Figure 137: On-plot parking in B3231.

Figure 138: Warren Farm area, street parking. Figure 139: Private frontage Nethercott.
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Character Area CA3-West of the 
Neighbourhood Plan Area

Positive aspects of character
Some positive aspects of the West of the 
Neighbourhood Plan Area that also form 
part of its characteristics are:

• Ecological, landscape and heritage 
assets;

• Viewpoints towards countryside and 
coast; 

• Spatial arrangement characteristics of 
some farm typologies and hamlets; and

• Traditional architectural typologies and 
material use.

Character Area CA3-West of the 
Neighbourhood Plan Area

Issues to be addressed by the  
Design Code
The following issues have been identified 
within the West of the Neighbourhood Plan 
Area and those could be addressed through 
new development or active management:

• Simplification and erosion of 
architectural vernacular character; 

• Loss of ecological and landscape 
elements; and

•  The reduction of local/traditional 
material usage. 
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Design Codes and 
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4. Design Codes and Guidelines

4.1. Introduction
This section is divided into two 
parts. The first is a set of key 
elements to consider when 
assessing a design proposal. 
These are presented as general 
questions which should be 
addressed by developers 
and their design teams who 
should provide clarification and 
explanation as necessary. 

The second part is the design 
guidance and codes, setting out 
the expectations of the Braunton 
Neighbourhood Plan Area. The 
elements that are more general 
are what we mean by design 
guidelines. Other elements that 
are more prescriptive or set 
out parameters are the design 
codes. The design codes are 
set out as ‘Area-wide Design 
Principles’ and ‘Character Area 
Specific Design Principles’ to 
ensure codes are adaptable to 
the unique characteristics of the 
Plan Area. Area-wide principles 
apply to the entire Plan Area. 
Images have been used to reflect 

good precedent and demonstrate 
design issues for consideration.

The guidance advocates for 
character-led design which 
responds to and enhances 
the landscape and townscape 
character. It is important that new 
development responds to local 
context and enhances the “sense 
of place” whilst meeting the 
aspirations of residents. 

This document focuses on 
residential development only, 
considering the local pattern 
of streets, the spatial layout of 
buildings, the spaces around 
buildings, construction traditions, 
materiality and the natural 
environment. Highlighting these 
to help determine the character 
and identity of new development,  
whilst recognising that new 
construction technologies 
can deliver good design with 
enhanced building performance. Figure 140: Townscape material evolution. Concrete tile beside thatched roof
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4.2. General design 
considerations
This section sets out a series of general 
design principles followed by questions 
against which the development proposals 
should be evaluated.  

As an initial appraisal, there should be 
evidence that development proposals 
have considered and applied the following 
general design principles:

 −

 − Development should strive for 
sustainability principles across all areas 
of development delivery; 

 − Development should demonstrate 
synergy with, and be complimentary to, 
existing settlement in terms of physical 
form, movement/access and land use 
type;

 − Development should relate sensitively 
to local heritage buildings, topography/
landscape features, countryside setting 
and long-distance views;

 − Development should reinforce or 
enhance the established character of the 
settlement;

 − Development should integrate with 
existing access; public rights of way 
(PRoW), streets, circulation networks and 
understand use;

 − Development should explore 
opportunities for new development to 
enhance access to public green space, 
to reflect settlement needs;

 − Development should reflect, respect and 
reinforce local architecture and historic 
distinctiveness, avoiding pastiche 
replication;

 − Redevelopment of heritage buildings 
including farms should aim to conserve 
as many vernacular features as is 
practicable;

 − Development should retain and 
incorporate important existing landscape 
and built-form features into the 
development which add richness;

 − Building performance in terms of ‘the 
conservation of heat and fuel’ over-and-
above building regulations, should be a 
key design driver for new development;

 − Development should respect 
surrounding buildings in terms of scale, 
height, form and massing;

 − Development should adopt contextually 
appropriate materials, architectural 
details and construction details;

 − Development should ensure all 
components e.g. buildings, landscapes, 
access routes, parking and open space 
relate well to each other; to provide safe, 
connected, attractive and cohesive 
environments; 

 − Development should integrate 
low energy and energy generative 
technologies within the development at 
the start of the design process; and

 − Development should use nature-based 
water management solutions/ SuDS to 
manage on-site water.

Figure 141: Gate pier, chamfered corners, with contrasting brick.
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4.2.1. Key points to consider when 
assessing planning applications
The aim is to assess all proposals by 
objectively answering the questions below. 
Not all the questions will apply to every 
development. The relevant ones, however, 
should provide an assessment overview as to 
whether the design proposal has considered 
the context and provided an adequate design 
proposal. 

The following fundamental questions 
should be used to evaluate the quality and 
appropriateness of development proposals 
within the Braunton Neighbourhood Plan 
Area:

Pattern and layout of buildings 
 − What are the essential spatial 

characteristics of the existing 
development area and street pattern; 
are these reflected in the new proposed 
development?

 − Are building densities appropriate for the 
development area?

 − Is the plot to development ratio in-
keeping/appropriate for the location?

 − How will the new design or extension 
integrate with the existing street 
arrangement?

 − Does the proposal respect, incorporate 
and enhance local landscape features 

including topographic features and 
hydrology?

 − How does the proposal relate to its 
setting? Have important physical and 
visual assets been identified and does the 
design respect these assets?

 − If the design is within or adjacent to a 
heritage asset or within a Conservation 
Area, have all elements which contribute 
to their significance been considered and 
respected in the new proposal? (Heritage 
assets include listed buildings and 
registered landscapes).

 − Does the new proposal preserve or 
enhance the setting of the heritage asset 
or Conservation Area?

Access
 − Does it favour accessibility, permeability 

and connectivity over cul-de-sac layouts? 
If not, why not?

 − Are new points of access appropriate in 
terms of visibility, patterns of movement 
and road speed?

 − Do the new points of access and street 
layout pay regard to all users of the 
development; in particular pedestrians, 
cyclists and those with disabilities?

 − Do the points of access conform to the 
statutory technical requirements?

Building heights and roofline
 − Is the proposed new development building 

height appropriate for the location? Is it 
appropriate to reflect the proximate scale 
of development?

 − Does the proposed development height 
compromise the amenity of adjoining 
properties? Does the proposal overlook 
any adjacent properties or gardens?

 − Does the height, form and massing of 
new buildings pay regard to the sites 
contextual visual sensitivities? 

 − If a proposal is an extension, is it 
subordinate to the existing property?

Building line and boundary 
treatment

 − Does the proposal respect the existing 
building line/enclosure character and 
harmonise with the adjacent properties? 

 − Has the appropriateness of the boundary 
treatments been considered in the 
context of the site? The Devon tradition 
of hedgebanks should be incorporated 
where possible.

Green spaces and street scape
 − Providing continuous green infrastructure 

linkages is important for biodiversity. 
Do proposals enhance existing green 

Prepared for:  Locality  

102 AECOM



corridors and biodiversity habitat 
networks?

 − In rural and edge of settlement locations 
does the development negatively impact 
visual character or interrupt existing 
tranquillity within the area, and has this 
been fully considered and sufficient 
mitigation included?

 − Is there adequate private/ communal 
amenity space for the development?

 − Will any communal amenity space be 
created? If so, consider the usage of new 
owners and existing residents, including 
how will it be managed?

 − Have aspects of active and passive 
security been fully considered and 
integrated with development?

 − Is active travel promoted across the 
site, and does this connect to existing 
networks? Has adequate protection been 
put in place to protect 

 − Has adequate protection been put in place 
to protect existing green infrastructure 
during construction?

Views and landmarks
 − What are the existing key views and visual 

landmarks in the area and have these been 
retained and enhanced in the proposal?

 − Does the development fall within key 
settlement views? How are these 
respected in the design?

 − Are new views and visual connections with 
the existing settlement and surrounding 
area incorporated into the proposal?

Architectural details and materials
 − Has the local geology and architectural 

character been reflected in the 
contemporary or traditional design of new 
proposals?

 − Does new development demonstrate 
strong design rationale, quality material 
specification and good detailing 
appropriate for the coastal climatic 
conditions?

 − Is building performance a priority, relating 
to sustainability, running costs and user 
enjoyment?

 − Has a fabric first approach to energy 
efficiency been integrated as a primary 
design driver? Are there opportunities 
to improve the thermal performance 
of the building fabric and future proof 
development?

 − Do the proposed materials harmonise 
with the local vernacular and geology? Are 
the construction details and materials of 
sufficient high quality?

 − Can local materials be specified?

 − Have window, door, eave, verge and roof 
details been refined and considered in the 
context of the overall design?

Parking and utilities
 − Has adequate provision been made for car 

and cycle parking?

 − For appropriate housing typologies, are 
there opportunities to accommodate 
mobility vehicle storage areas when 
required?

 − Does new development include fast 
internet speeds and working from home 
space?

 − Has adequate provision been made for 
bin storage, including communal areas 
when appropriate with facilities for waste 
separation and recycling?

 − Is the location of bin storage facilities 
appropriate in relation to the travel distance 
from the collection vehicle?

 − Has the design of bin storage facilities 
been fully considered; including the 
quality of materials and location within the 
development? 

 − Does the installation of utilities include 
appropriate access for maintenance/ 
servicing?

 − Is the use of renewable energy and energy 
saving/efficient technologies encouraged 
and maximised? Are these technologies 
well integrated?

 − Does the lighting strategy reflect the 
strategy of the settlement for both private 
and public lighting applications?
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A compact centre and strong enclosure characterised by the 
terraced continuity of building façade.

01.a

Buildings fronting directly onto the street. Concentration of 
ground floor commercial land use creates active streets and 
movement. 

01.a, 0.1.i

Some areas of public realm enhancement which include street 
furniture offer areas for resting and informal gathering.

01.h, 02.h, 02.j

Architectural interest, use of materials and variety in roof type, 
degrees of the pitch, different heights, presence of chimneys 
and dormers provide visual interest.

04.a-n, 05.a-l

 
The following section pulls through the positives 
identified within the character assessment and 
identifies specific design codes to safeguard these 
attributes:

 

 
CA1.1 - Central

 

Positives to be safeguarded by the Design Code

Rich local vernacular materials - a reference for future 
development. In particular the use of Marland brick;

05.a,b,c,d,e,h,l

Pedestrian lanes that run through Conservation Areas such as 
Rock Hill, provide pedestrians with a close-up (haptic) experience 
of building materials.

01.b, 01.c, 02.i

Topography allowing for long and short-distance views along the 
streets and towards the countryside and the rest of the village.

01.a, 01.d01.f, 03.a, 03.b, 03.c

The scale of the Conservation Area and the walkable streets. 01.a
Excellent example of centrally placed village  farmstead in 
relation to Braunton’s historic cellular town plan.

01.a

River Caen as a green and blue infrastructure asset. 01.d, 02.d, 03.a,

 

 
CA1.2 - Conservation Area

 

Positives to be safeguarded by the Design Code

Area-wide Design Principles to offer protection:
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Examples of local vernacular, including use of Marland brick and 
Devon hedgebanks.

02.b, 05.a,b,c,d,e,h,l

The design of a ‘public verge’ at Seven Acres Park, which adds to 
street greening.

02.a-n

Road water management details at Seven Acres Park. 02.g, 02.k
Variety of building typologies and lines adds a visual interest 
along the streetscape, whilst meeting the needs of the local 
demographic.

04.b, 04.h

Variety of boundary treatments, both hard and soft, offers a 
different feeling of enclosure and sense of place for each street.

01.a, 02.b, 02.d, 05.b,c,d,g

Different streetscapes including narrow lanes, country lanes, 
streets with verges and pavements, or no pavements, all 
contribute to an interesting streetscene and neighbourhood with 
diverse character.

01.a, 01.c, 01.g, 02.a

Variety and inconsistency in the roof types due to the different 
degrees of the pitch, different heights or presence of chimneys 
or dormers on the roof.

04.h, 04.j

Sympathetic examples of extensions and infill developments 
that respect the surrounding scale, density, architectural style 
and prevalence of nature.

06.a-k

 

 
CA1.4 - Village east

 

Positives to be safeguarded by the Design Code

Area-wide Design Principles to offer protection:

Architectural variation and quality in eastern areas. 04.b, 04.e, 04.f
Inclusion of green spaces in some western areas. 02.a - 02.n
River Caen as a green and blue infrastructure asset. 01.d, 02.a - 02.n, 

 

 
CA1.3 - Village west

 

Positives to be safeguarded by the Design Code
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Ecological landscape and heritage assets. 01.d, 02.a-n
The character of hamlets, including the preservation and 
maintenance of heritage buildings, though use of appropriate 
materials i.e cob and slate.

05.a-l, 06.a-k

The setting and rural lanes with meandering character which 
influence the character of development.

01.a, 01.g

Outstanding views towards the surrounding countryside. 01.d, 03.a-d
Quality examples of individual housing such as those on Church 
Hill Lane.

04.b, 04.e, 04.f, 02.b, 05.a,b,c,d,e,h,l

Character of older streets in Knowle. 01.a - 01.g, 04.e, 04.f

 

 
CA 2 - East of the Neighbourhood Plan Area

 

Positives to be safeguarded by the Design Code

Ecological, landscape and heritage assets. 01.d, 02.a-n
Viewpoints towards countryside and coast. 01.d, 03.a-d
Spatial arrangement characteristics of some farm typologies 
and hamlets.

01.a, 01.g

Traditional architectural typologies and material use. 01.a - 01.g, 04.e, 04.f, 05.b,c,d,e,g,h

 

 
CA 3 - West of the Neighbourhood Plan Area

 

Positives to be safeguarded by the Design Code

Area-wide Design Principles to offer protection:
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Lack of green elements along the streetscape due to the lack of 
front gardens.

01.d, 02.a-n

Occasional narrow pavements inhibit pedestrian flows, although 
this is also a strong characteristic.

01.c, 01.e, 02.i

Traffic congestion within the Central area and associated 
impacts on air quality.

01.c, 02.g, 02.i, 02.j, 02.k, 06.k 07.h

 
The following section pulls through the issues identified 
within the character assessment and identifies specific 
design codes for improvements:

 

 
CA1.1 - Central

 

Issues to be addressed by the  Design Code

Unsympathetic interventions and material usage. 05.b, 05.c, 05.d, 05.e, 05.f, 05.g, 05.h, 05.l
Flood risk, protecting properties and managing water effectively. 01.d, 01.e, 02.g, 07.e
Some on-street parking along narrow lanes causes traffic and 
impedes pedestrian movement.

01.b, 01.c, 01.e, 02.i, 02.j, 

Congestion impact on air quality. 01.c, 02.g, 02.i, 02.j, 02.k, 06.k 07.h

 

 
CA1.2 - Conservation Area

 

Issues to be addressed by the  Design Code

There is a sense of suburban sprawl and lack of personality to far 
western areas.

01.b, 01.e, 01.i, 02.a, 03.a - 03.d

Areas lacking in architectural/construction quality, and over-use 
of uPVC.

05.b - 05l

Lack/loss of green infrastructure such as Devon hedges, hedges 
and trees.

01.d, 02.a-n

 

 
CA1.3 - Village west

 

Issues to be addressed by the  Design Code

Area-wide Design Principles to address issues:
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Generic post-war developments and more recent unsympathetic 
development.

01.a - 01.g, 02.a,b,f,g,i,n, 03.a - 03.f, 04.b - 04.n, 05.a -05.i, 
07.a - 07.h

New developments which spatially fail to transition adequately 
between developments (new and existing).

01.a, 01.f

Some higher density developments, not located at settlement 
gateways forms an abrupt edge with non-developed land.

01.a, 01.f, 02.l

Some developments have a high development-to-plot ratio, and 
lack garden and green spaces provision.

02.l

 

 
CA1.4 - Village east

 

Issues to be addressed by the  Design Code

West part of Knowle Village is susceptible to flooding. 01.d, 01.e, 02.g, 02.k
Pastiche use of materials and finishes. 05.b - 05.h
The scale of the post-war development change in Knowle. 01.a, 04.a

 

 
CA 2 - East of the Neighbourhood Plan Area

 

Issues to be addressed by the  Design Code

Simplification and erosion of architectural vernacular character. 05.b - 05.h
Loss of ecological and landscape elements. 01.d, 02.a-n
The reduction of local/traditional material usage. 05.b - 05.h

 

 
CA 3 - West of the Neighbourhood Plan Area

 

Issues to be addressed by the  Design Code

Area-wide Design Principles to address issues:

Prepared for:  Locality  

109AECOM



development edge diagram                     

N

w

E

S

Building alignment 
creates a relationship 
with the access road.

Building placement with enclo-
sure creates a develpoment 
centre. 

Example of how build-
ing placement could 
create opportunities 
for dual vehicle or 
pedestrian circulation

Design Code 01
Pattern and layout of buildings  

 
The illustration highlights a rural development typology 
from within the NP Areas with good urban design 
principles including:

• Multi-directional access;

Figure 142: An example of a good development spatial arrangement within the Neighbourhood Plan Area (Warren Farm).

 
• A central development focus;

• Green space; 

• Human scale streetscape; and
 
• Character and individualism.
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• Green space;

Area-wide Design Principles

a. Development should adopt the predominant enclosure and 
density characteristics demonstrated in the surrounding context. 
New development should strive to knit with the existing settlement 
and landscaoe by adopting similar characteristics or evolving the 
design; 

b. New development should be designed to be permeable, the use 
of cul-de-sacs which do not loop or provide pedestrian/bicycle 
enhanced access should be resisted;

c. There should be ample space within development to design-in 
non-vehicular connections, route options to connect with existing 
PRoWs and other active travel assets; 

d. New development layouts should integrate opportunities for 
contextual views, habitat corridors and nature based solutions; 

e. Development should be considered strategically at settlement 
level and developments should not be considered in isolation. 
Informed by robust contextual analysis to explore opportunities 
to integrate elements which improve settlement functions for 
residents;

f. Edges of developments should be highly considered. New 
development should engage with existing edges and building 
elevations should project an attractive and positive frontage. Edge 
of settlement development should gradually transition to the 
surrounding developments or landscape context, unless part of a 
intended densification at settlement gateway;

g. New development layouts should respond to site specific micro-
climates to increase building efficiency and the environmental 
comfort for building users, both internally and externally; 

h. Passive surveillance for enhanced security should be considered 
and designed-in to the development; particularly relating to 
streets, pedestrian/bicycle access, play and parking areas; and 

i. New development close to large residential areas should consider 
the integration of some mixed-use retail amenity hubs, to support 
local residents.

Figure 143: An example street scale, garden frontage and traffic calming.
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Character Area Specific Design Codes

CA1.1 – Central
a. Development should incorporate active edges and  

should turn corners and project positively;
b. Spatial/vertical design should reflect the flood risk in  

the area; and 
c. Mixed-use development combining residential 

with  shop frontages should be prioritised, 
excluding chnage of use.

CA1.2 – Conservation Area
d. New development should explore opportunities for  

narrow vehicular access to the rear to support   
car parking/storage in combination with green   
infrastructure;

e. Spatial/vertical design should reflect the flood risk in  
the area; and 

f. New development should firmly reflect the organic  
meandering aesthetic and enclosure of the   
Conservation Area.  

CA1.3 – Village West & CA1.4 – Village East
g. Connection points should be designed-in to 

development to enable later secondary connections 
from newer development to connect to existing 
developments; 

CA2 - East of the Neighbourhood Plan Area
h. Within rural areas, storage/ancillary building 

alignment should be scrutinised to ensure synergy 
with proximate buildings.

CA3 - West of the Neighbourhood Plan Area & CA2 - 
East of the Neighbourhood Plan Area
i. Development should not create settlement 

coalescence; and
j. Rural typology spatial precedent should be reinforced 

through new development adoption.

Figure 144: Buildings arranged to provide access and privacy.

Figure 145: Simple fenestration respects privacy, and building combines with wall to create enclosure.

Figure 146: Development gaps and connections to existing access networks.
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Figure 147: Example of design attributes.

 
Narrow 5 metre access road  

Building gable terminates at road 

 
Front garden setback creates central space

 
Street enclosure reinforced by building placement

 
Building façade responds to junction

 
Enclosure maintained by Devon hedgebank
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Area-wide Design Principles

a. New development streets should be tree lined. Mature trees 
and hedges contribute to the character of the Neighbourhood 
Plan Area and existing elements should be retained in any new 
development;

b. Devon hedges are a traditional feature of the Devon landscape 
and should be used to provide ecological networks;

c. Turf should not be specified that contains plastic netting;
d. New development should provide interconnectivity between 

existing green infrastructure networks and use the most 
appropriate species to maximise enhancements; 

e. Development new planting should be appropriate for the coastal 
microclimate, soil type and be cognisant of, and resilient to climate 
change;

f. Biodiversity Net Gain requirements should be delivered on-site 
only;

g. Nature based solutions, including SuDS and open SuDS water 
management should be integrated and used to deliver new 
development;

h. Passive security should be a consideration on all active travel and 
open space concepts;

i. Opportunities to connect-up existing main settlements through 
active travel options should be a development design driver;

j. Active travel infrastructure should be located close to bus stops, 
as creating active travel ‘hubs’ will encourage sustainable travel 
options;

k. Traffic calming measure should integrate SuDS open SuDS or 
green infrastructure.;

l. Development-to-plot ratios should reflect existing nearby ratios;  
m. New development should incorporate bolt-on features to assist 

biodiversity including bat bricks, bird boxes and hedgehog gravel 
boards; and

n. Open space or play spaces should be explored and integrated to 
meet community  needs.

Design Code 02
Green infrastructure, active 
travel and open space  

Figure 148: An example of a green pinch, which can also be designed as part of a SuDS strategy.
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Stone sets form 
central 
water management 
gulley

Development street greening
Seven Acres Park within CA1.4 – Village 
East offers an exceptional example of 
development street greening within the NP 
Area. The development of 19 dwellings is 
arranged in broadly two areas (east & west). 
The eastern area has a small lawned area 
with estate fencing and tree planting, with 
5 large houses sited behind gardens. The 
western section comprises 14 dwellings 
formed along a cul-de-sac road with turning 
heads north south. 

Property boundary walls in the western 
area are sited approximately 1-2m back 
from the road edge, which provides space 
for a planted verge which creates the rich 
streetscape. Whilst the management 
and maintenance of this arrangement is 
unknown and would need to be factored,   
the precedent provides an excellent 
example of how to soften streetscape, meet 
biodiversity/ecological requirements or 
integrate with SuDS.

 
Boundary wall set 
back 1.5m behind 
planted verge

 
Structured planting: 
ground cover, larger 
shrubs and trees.

Prepared for:  Locality  

116 AECOM



Figure 149: Examples of ecologically beneficial design details.
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Area-wide Design Principles

a. Existing views of landscape assets or heritage significance 
should be maintained and used as a good placemaking 
opportunities within new development;

b. New development should be carefully sited to minimise 
negative impacts on views to and from the surrounding 
countryside landscape and coastal context; 

c. Robust visibility analysis should be conducted to understand 
the extent of proposed development visibility within the NP 
Area and used to inform appropriate mitigation and guide the 
siting of development to minimise negative impacts on the 
surrounding countryside landscape and coastal context;

d. Demonstrable design awareness should aim to integrate 
the development within its surroundings, with appropriate 
mitigation included such as trees and landscaping;

e. Settlement edges should transition gradually using mitigation 
planting, development layouts and materiality to break-up 
development massing; 

f. Densification at strategic and appropriate gateways should 
be encouraged, thus preserving greenfield areas from 
development sprawl;

g. Resident privacy should be designed into new development 
and care should be taken maintain privacy of existing 
developments; and

h. Passive views can provide natural surveillance and security for 
development. Designers should use this concept, particularly 
towards streets, pedestrian access, open space, play and 
parking areas.

Design Code 03
Views and landmarks

Figure 150: Cows, wind turbines and church steeple.
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Character Area Specific Design Codes

CA1.1 – Central & CA1.2 – Conservation Area
a. New development should retain and enhance 

views along streets, including respecting 
architectural heritage assets.

CA1.3 – Village West CA1.4 – Village East
b. Suburban sprawl must respect the proximate 

landscape, coastal and other settlement (hamlets) 
contextual views, to prevent detrimental impacts 
through further homogenous extensions. 

CA1.4 – Village East
c. Poor examples of new development densification, 

which limit contextual views should not set the 
precedent for future development. 

CA2 - East of the Neighbourhood Plan Area & CA3 
- West of the Neighbourhood Plan Area
d. Characteristic valleys and lane development of 

the NP Area should continue, and visually obvious 
large dwellings in sensitive locations should be 
resisted, and appropriate  mitigation requested.  

Figure 151: An example of sensitively sited buildings nestled below woodland backdrop (Braunton Down).

Figure 152: Example of wayfinding, Parish Hall and Caen Community School spire, Braunton Burrows in the distance.

Figure 153: An example of how breaks in development and pedestrian connections can provide view opportunities. 

Prepared for:  Locality  

119AECOM



Area-wide Design Principles

a. New development should respond to the scale and form of existing 
buildings and variety should be encouraged;

b. New development should provide property sizes that meet the local 
need including affordable housing in line with Braunton Parish Council’s 
Housing Need Assessment  evidence base on housing type;

c. Development should accord with existing floor storey heights;
d. A rising topography backdrop should not be used as a reason to increase 

the height of buildings.  Development height should take precedent 
from surrounding settlement character and respect topography;

e. The use of some perpendicular sited buildings should be used to mark 
boundaries, create enclosure and accord with settlement character;

f. Frontage variation (set back) should be used and designed as an 
urban design control tool, to provide enclosure or create space where 
appropriate;

g. Traditional two storey pitched roofed houses should continue to be the 
predominant typology within the NP Area;

h. Roofline variation demonstrated throughout the NP Area should be 
continued within new development areas;

i. Flat roofs for buildings, extensions, garages, dormer windows and 
porches should be avoided. However flat roofs with ecological green/
brown roofs may be acceptable; 

j. If chimneys are included, chimney height should be proportionate to the 
dwelling. Chimney position and height should consider neighbouring 
property window locations and prevailing winds; 

k. Decorative bonds such as Flemish Bond should be used to accord 
with settlement character;

l. Contrasting string courses are commonly seen throughout the NP 
Area; 

m. Generous eave and verge overhangs should be incorporated to provide 
improved weather resilience especially in exposed coastal locations; 

n. Eave and verge overhangs must be sufficiently large enough to throw 
rain water clear of the façade to minimises streaking or staining of 
render; and

o. Buildings should be construcuted along contours to minimise the 
reliance on large retaining walls.

Design Code 04
Architecture and details

Figure 154: High quality example of traditional and contemporary design and detailing.
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Character Area Specific Design Codes

CA1.1 – Central & CA1.2 – Conservation Area
a. Flood resilient details should be integrated in 

all new development including renovations and 
shop refits;

b. Residential typologies should be developed to 
provide enhanced flood security, for example 
vaulting upper storeys to use pitched roof height 
to expand liveable space , and use of the ground 
flood for non-living secure storage purposes;  

c. Within Central and Conservation areas, new 
development should enhance nearby heritage 
assets, and not cause unacceptable impacts; 

d. The building fabric of older/heritage properties 
should be left to breathe and insulation and 
draught proofing should be used to boost the 
thermal efficiency of older building stock;

e. Architectural detailing, regardless of style, be 
it contemporary of traditional - the emphasis 
should be on quality within these key settlement 
areas.

CA1.3 – Village West 
f. In areas close to the River Caen – there should 

also be an emphasis on flood resilient details for 
all new development including renovations and 
shop refits. There should also be advancement 
to create a suitable residential typology with 
enhanced flood security;

Figure 155: Contrasting chimney.

Figure 156: Reclad pitched dormers add synergy to front door.

Figure 157: Decorative stone string course, small pane sash windows.
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Character Area Specific Design Codes

CA1.3 – Village West & CA1.4 – Village East
g. Building orientation should be planned to 

maximise solar gains, and materials used 
to compliment this strategy;

h. Roads should be planned to run east-
west to facilitate south-facing front or rear 
housing layouts; and

i. As areas are well protected from northern 
winds, tree belts should be used to 
break the prominent south westerly 
wind and provide shelter to increase the 
conservation of heat and fuel;

CA2 - East of the Neighbourhood Plan Area 
& CA3 - West of the Neighbourhood Plan 
Area
j. Traditional/agricultural typology design 

should be encouraged;

Figure 158: A good example of synergy-of-scale and massing despite variance in typology.

Figure 159: Example of post rain event water flow down Ash Road & Ash Lane. A case for enhanced development water management.  

Figure 160: An example of extension innovation.
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Figure 159: Example of post rain event water flow down Ash Road & Ash Lane. A case for enhanced development water management.  

Area-wide Design Principles

a. On exposed building elevations subject to prevailing winds and 
rain, materials should be considered carefully and appropriate 
façade treatments specified; 

b. Materials should be specified that are sustainable and ensure 
longevity. The preference for locally sourced materials should be 
encouraged;

c. Brick is a common and practical construction material in the NP 
Area, and this use should continue for new developments;

d. Stone construction is seen across the NP area and local stone 
should continue to be specified to provide local geological 
character;

e. Traditional/innovative ways of building with cob or the use of straw 
bale construction should be encouraged;

f. The use of alternative materials and reduction in use of concrete 
retaining walls and structural walls for housing should be promoted;

g. Slate or terracotta tiles accord with local character. Thatch 
specification should be encouraged;

h. Innovation, where appropriate to context, which explores the 
integration of green/brown roofs or standing seam roofs should 
also be encouraged;

i. Windows size should be appropriate and within scale of the 
building facade;

j. Contextually appropriate boundaries, including brick or stone walls 
and the use of native hedges should be used;

k. Traditional, natural or sustainably sourced innovative materials are 
most appropriate for soffits or verge cappings;  

l. Textured render is a common feature of the NP Area; 
m. Render treatments can be used to safeguard render from staining 

on cavity constructed buildings;
n. Recycled plastic weatherboard style cladding must be specified; 

and  
o. Appropriate renders should be used which suit the construction 

type.

Design Code 05
Materials 

Figure 161: Softened lines of lime render

Prepared for:  Locality  

123AECOM



Character Area Specific Design Codes

CA1.1 – Central, CA1.2 – Conservation Area 
& CA1.3 – Village West
a. Solid wall boundaries can be used as a 

method of flood resilience combined with 
flood gating.

CA1.1 – Central & CA1.2 – Conservation 
Area
b. Replacement doors or fenestration should 

be replaced with like for like materials; and 
c. Slate or red clay tiles should be specified 

generally, or innovative high quality roofing 
materials encouraged.

CA1.3 – Village West & CA1.4 – Village East
d. Materials should be specified to increase 

quality and the personality of the area.
CA2 - East of the Neighbourhood Plan Area 
& CA3 - West of the Neighbourhood Plan 
Area
e. Cob construction should be encouraged 

throughout the NP area. Recent industry 
development provides opportunities for 
traditional building techniques to gain 
planning/building regs approval; and 

f. Innovation using reimagined traditional/
agricultural materials should be 
encouraged. 

Figure 162: Marland brick accents.

Figure 163: Good example of a modernised bungalow.

Figure 164: Textured render.
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Details and materials
The following images illustrate some good 
examples of Neighbourhood Plan Area 
building details and material choices that 
both evoke the character of the area, and 
set an achievable precedent for developer 

Details for consideration:
• Rendered façade with 

contrasting window detail;

• Slate roof and eave bracket 
detail;

• External chimneys; and
• Stone wall contrasting 

Slate roof and eave bracket detail

Brick piers and stone wall  

Roof Contrast Boundary DetailDetails: 

Smooth render
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Metal rainwater 
goods, Lindab or 

Window 
character

Protection Materials Character AccessDetails: 

Details for consideration:
• Building proportions;
• Window type and use of 

contrasting colour; 

• Quality rainwater goods;
• Eavwe and verge 

overhangs offer 
enhanced protection; 
and

• Pitched porch.

Generous 
overhangs with 
capping system 
offer enhanced 
water ingress 
protection and 
façade protection 

Generous pitched 
porch with timber 
detail 

Simple subtle 
external lighting
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Contrasting façade 
finish 

Fenestration rhythm 

Material Access Rhythm ProtectionDetails: 

Details for consideration:
• Slate roof;
• Eave and verge overhangs;
• Contrasting façade finish;
• Stone boundary walls; and
• Garden frontage.

Generous 
overhangs

Pitched open 
porch
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Colour Palette

There are a range of construction types and 
materials used across the NP Area, and the heritage 
buildings are generally more reflective of the local 
vernacular. 

Building materiality should be a conduit which 
connects people and place via the influence of 
geology and geography combined with visual 
reminders of local industry and commerce, which 
also shape building type and material usage. New 
development should therefore aspire to reconnect 
with the local vernacular by using local materials 
wherever possible. 

Materials can also inform colour, leading to a 
settlement colour palette developed using local 
materials. Future development proposals should 
therefore demonstrate that the palette of materials 
has been selected based on an understanding of 
the surrounding built environment and sustainability 
principles. The following examples have been 
included to demonstrate local character material 
precedent:

Local stone

Red brick

Organic render character 

Buff brick

White render/wash

Cob wall sat on stone wall

Slate

Local stone
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Area-wide Design Principles

a. Mortars and renders should be specified carefully to ensure their suitability 
for use with older renovation projects;

b. The thermal upgrading of heritage assets is an important stage in 
renovation. Details should be cognisant of interstitial condensation risk; 

c. Modifications or extensions to brick-built properties should use suitable 
bricks of similar appearance and size. Modern metric system bricks (215 
x 102.5 x 65mm) should not be used with imperial masonry (230 x 110 
x 68mm) structures. As a guide buildings built before 1965 are likely 
constructed with imperial size bricks;

d. Extensions should always be subordinate to the existing building and 
should not exceed the footprint of the original building envelope. The 
original building should remain the dominant element of the property 
regardless of the number of extensions;

e. Extensions and plot infill should not cause unacceptable detriment to 
the privacy of neighbouring dwellings, and design should be cognisant of 
window position;

f. Infill plot development should respect the scale, massing and architectural 
details of the character area within which it sits; and

g. The architectural style of an extension should accord with the host building, 
using the same or innovative complimentary design language, character 
and fenestration rhythm; 

h. Developments which aim to renovate, upgrade and enhance agricultural 
derelict or degrading properties should be encouraged as re-use is more 
sustainable and often provides more character; 

i. Modifications to existing buildings should preserve and enhance the 
existing building’s architectural style; 

j. Modern design with contrasting high-quality materials is often the best 
approach for extensions to listed or heritage buildings of significance, with 
clear definition between old and new. For more information see: https://
www.spab.org.uk/advice/alterations-and-extensions-listed-buildings; and

k. External working from home office spaces should be well designed, 
provide enough natural light, be thermally efficient and secure.

Design Code 06

Building modifications, 
extension, conversion and 
plot infill  

Figure 166: This renovation is part of a small plot infill development. This renovated property 
dwelling has retained original character.
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Figure 167: Simple and clever porch enhancement provides extra weather protection for residents and storage area.

Figure 168: Garage conversion.

Figure 169: Provides more internal living space.

Figure 170: Porch extension.
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Figure 168: Garage conversion.

Figure 169: Provides more internal living space.

Figure 170: Porch extension.

Code: Extensions

Both extensions present a negative approach 
when considering how it fits to the existing 
building. Major issues regarding roofline and 
building line.

X

Good example for side extensions, respecting 
existing building scale, massing and building 
line.

Loft conversion incorporating 
skylights.

Loft conversion incorporating 
gabled dormers.

Original roofline of an existing 
building.

Loft conversion incorporating 
gabled dormers.

Loft conversion incorporating 
gabled dormers which are out 
of scale and do not consider 
existing window rhythm nor 
frequency.

X

The extension has an appropriate scale and 
massing in relation to the existing building. 
Ancillary structures should be subordinate to the 
main dwelling.

Design treatment in case of loft conversion:

• Minimum 0.5m recess from edge of gable to dormer.

• Maximum height of dormer not to exceed existing 
ridge.

• Avoid side windows that could harm neighbours 
privacy.

• No extension to project forward of original roof 
footprint.

Extensions provide building 
flexibility for residents to 
meet their growing family 
or spatial requirements, 
without the inconvenience 
of moving. An extension 
can transform a property’s 
appearance and increase 
its functionality. The design 
of extensions should 
therefore be used as an 
opportunity to enhance 
dwellings, and therefore 
extension type, position 
and materials should be 
considered robustly.  

Code: Extensions
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Figure 171: Well integrated PV on slate roof.
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Area-wide Design Principles

a. Appropriate areas for waste and recycling should be 
considered and integrated within the development design; 

b. Renewable technologies should be explored and integrated 
where site conditions provide sustainable advantages;

c. Care should be taken to design-in these technologies and 
ensure cables and ducting etc are well integrated. PV, solar 
thermal or other building mounted services should be located 
discretely. For heritage or listed buildings, installation should 
respect key elevations of the historic asset.

d. Passive solar should form an important strategy due to 
Braunton’s southerly aspect;

e. Simple rainwater harvesting facilities such as water butts 
should be integrated within scheme design to reduce water 
consumption; 

f. Maintenance and meter reading should be considered, and 
utilities located discreetly with good access; 

g. Sensitive lighting design should accord with the light strategy 
of the NP Area. Development lighting design should consider 
ambient lighting levels and identify sensitive receptors to 
artificial lighting. Incorrect lighting specification can impact 
neighbouring properties and be harmful to wildlife; and

h. Electric vehicle charging, mobility vehicle charging, and secure 
storage should be considered and integrated where needed.  

Design Code 07
Waste, recycling and utilities
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Sustainability starts by design: beginning with 
contextual analysis, identifying opportunities 
and constraints and using this to inform the 
layout and construction type. 
Though combining materials and diligent 
construction detailing, problems such as 
thermal bridging should be designed-out and 
materials which are more sustainable and give 
better energy performance and should be 
specified. 
Older buildings can also achieve increased 
energy performance, through the retrofitting 
of insulation, or replacing windows with models 
that have improved R-values. 
Retrofitted cavity blown insulation should be 
avoided as it stops the effectiveness of a cavity 
to drain and can lead to damp and interstitial 
condensation issues.
Developers should be encouraged to go above 
and beyond current building regulations to 
future proof development.  

For more information on sustainability and 
building performance :
Building for Life 12: https://www.designcouncil.
org.uk/resources/guide/building-life-12-third-
edition 
BREEAM: https://www.breeam.com
The following diagram identifies some methods 
and areas where new or existing properties can 
increase energy conservation and reduce their 
environmental impact:
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Design Code 08
Sustainability and building performance
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5. Deliverability

5.1. Delivery Agents
The Design Code will be a valuable tool for securing 
context-driven, high quality development in the 
Braunton Neighbourhood Plan Area. It will be used 
in different ways by different actors in the planning 
and development process, as summarised in the 
table below:

Actor How they will use the Design Code
Applicants, developers and landowners As a guide to the community and Local Planning Authority expectations on 

design, allowing a degree of certainty – they will be expected to follow the 
Guidelines as planning consent is sought.

 Where planning applications require a Design and Access Statement, the 
Statement should explain how the Design Code  has been followed. 

Local Planning Authority As a reference point, embedded in policy, against which to assess planning 
applications.
The Design Code  should be discussed with applicants during any pre-
application discussions.

Parish Council As a guide when commenting on planning applications, ensuring that the 
Design Code  is followed.

Community organisations As a tool to promote community-backed development and to inform 
comments on planning applications.

Statutory consultees As a reference point when commenting on planning applications.
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5.2. Deliverability
The National Planning Policy Framework (paragraph 35) emphasises that a 
proportionate evidence base should inform plans. Based on a ‘positive vision 
for the future of each area; a framework for addressing housing needs and 
other economic, social and environmental priorities; and a platform for local 
people to shape their surroundings’ (see paragraph 15). Policies should be 
‘underpinned by relevant and up-to-date evidence. This should be adequate 
and proportionate, focused tightly on supporting and justifying the policies 
concerned, and take into account relevant market signals’ (paragraph 31). 
Crucially planning policies ‘should not undermine the deliverability of the 
plan’ (paragraph 34).

Neighbourhood Plans need to be in general conformity with the strategic 
policies in the corresponding Local Plan. Where new policy requirements 
are introduced (that carry costs to development) over and above Local Plan 
and national standards it is necessary to assess whether development will 
remain deliverable. The principles and guidance set out in this document and 
within the Neighbourhood Plan’s policies are aligned with national policy and 
non-statutory best practice on design.

The values and costs of construction will vary based on location, situation, 
product type, design (architecture, placemaking etc.) and finish; and the 
state of the market at the point of marketing the properties. The guidelines 
herein constitute place making principles and guidance to help interpret and 
apply the statutory policies within the Neighbourhood Plan. Good design is 
not an additional cost to development and good placemaking can result in 
uplifts in value.
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