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Reason for referral: 

 
This application has been called into Plans Committee by Cllr Christie so that Members can consider 
whether this proposal is overdevelopment or not.  
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/0614/1974 ALTERATIONS TO 
EXISTING BANK AND C/U 
OF ADJ. SHOP INTO EXT. 
84 HIGH STREET, 
BIDEFORD 

PER 22.01.1975 

   

1/1545/1975 ADVERTISEMENT SIGNS 
84 HIGH STREET 
BIDEFORD 

PER 11.02.1976 

   

1/0540/1983 EXTERNAL CASH 
DISPENSER 

PER 15.07.1983 

   

1/1201/1983 INSTALLATION OF CASH 
DISPENSER (SOUTH 
ELEVATION), 84, HIGH 
STREET, BIDEFORD 

PER 10.01.1984 

   

1/0813/1997 SHOP SIGN & PROJECTING 
SIGN 

REF 29.07.1997 

   

1/0510/2016/FUL Proposed change of use from 
offices to 5 units of residential 
accommodation 

PER 17.08.2016 

   

 

Site Description & Proposal 

 
Site Description:  
 
The application site (84A High Street) is located to the eastern part of Bideford, within the Town's 
main retail/recreational core. The site is a corner plot, bordering both the High Street and Mill Street. 
The building is used as a bank on the ground floor, with access gained from the elevation facing the 
High Street. The access to the upper floors of the building is from the side elevation of the building 
which faces onto Mill Street.   The upper floors are currently vacant. 
 
The application site is located within Bideford's Conservation Area, and is located in close proximity to 
various listed buildings. The building itself is not of listed status, but is considered to be a locally 
significant building as identified within the Council's Conservation Area appraisal, published in 2003. 
The application site is also located within a Critical Drainage Area.  
 
Proposal: 
 
This application seeks full planning permission for the proposed conversion of the existing office 
accommodation over Barclays Bank to a nine bedroom House in Multiple Occupation (HMO). There 
are no proposed external alterations to the building. The fire exit is located on the first floor, which 
directs people to Kings Court to the north. The provision of a HMO would include four residential 
bedrooms, two shower rooms and a kitchenette on the first floor; and five residential bedrooms, two 
shower rooms, a dining room, lounge/communal area, and a kitchen on the second floor. The bin and 



cycle storage areas are located on the ground floor. For ease of use, the measurements of each 
bedroom are listed below;  
 
Bedroom 1: 2.9m x 3.1m  
Bedroom 2: 5.7m x 2.9m  
Bedroom 3: 5m x 3.7m  
Bedroom 4: 3.5m x 5m  
Bedroom 5: 4.9m x 5m  
Bedroom 6: 2.6m x 5m  
Bedroom 7: 3.1m x 3.9m  
Bedroom 8: 2.8m x 4.9m 
Bedroom 9: 5.2 x 3.8m 
 

Consultee representations: 

 
Bideford Parish/Town Council:  
RESOLVED: Members considered the application and believe this to be overdevelopment. We have 
severe concerns of 9 bedrooms sharing 2 kitchen areas, and 1 Lounge and 1 Dining Room. There 
also appears to be lack of space for waste and recycling containers. 
 
Waste And Recycling TDC:  
There are no objections to this application. However, a bin store must be provided for residents and 
domestic waste & recycling presented only on the day of collection.  
 
Devon County Council (Highways):  
Standing Advice  
 
Housing Renewal Officer:  
With regards to the above planning consultation, the property will require a HMO licence. The national 
minimum bedroom size for a property of this nature, with shared living and dining spaces, would be 
6.52m². From the plans it appears all bedroom sizes comply with this. However, I think clarification 
should be sought. My only other concern would be waste disposal, we will not enforce specific 
standards, but the arrangement will have to be suitable. If there are issues, we can impose specific 
licence conditions as necessary. Similarly, depending on the intended level of occupation we can 
impose further conditions. The property would be suitable for 9 single occupants and maybe more, 
this would be determined under the licence.  
 
Environmental Protection:  
In relation to the above application, the Environmental Protection Team has no objections.  
 
Conservation Officer:  
The building is not listed but is sited prominently on the corner of High Street and Mill Street in the 
centre of Bideford and at the heart of the conservation area. The building was rebuilt at the turn of the 
century and has a fine interior staircase and mouldings which linked the ground and first floor. This 
stair is now blocked as the bank premises contracted to the ground floor only. 
 
A previous scheme for subdividing the upper floors has been supported in the past but this created 5 
flats to take advantage of the spacious rooms on the upper 2 floors. (1/0510/2016 and 1/1361/2007). 
The concern with this building is that it is prominently sited and changes to the window treatment will 
affect the views within the conservation area and the general cohesiveness of the appearance of the 
upper floors of the building. The use as flats would enable suites of rooms to have some consistency 
in window treatment but use as individual rooms gives rise for concern that the large windows will 
have varied methods of treatment. In addition there should be nothing hung out of them or within the 
glazing to prevent visual clutter. 
 
The largest concern is the pressure this use will have on the street scene. The access to this unit is 
via a narrow recessed door sited at the end of the plot on Mill Street. The issue of storage areas for 



bulky items such as bicycles and pushchairs are limited to an area within the access corridor. In 
addition there is limited internal space for the storage of refuse and the numerous boxes and caddies 
necessary for recycling. There is real danger that these items will spill onto the street and cause 
visual harm within the conservation area. 
 
The fire escape route is reliant on running behind other listed buildings (Specsavers and the former 
NatWest) the more intensive use of this gantry stair as an emergency escape is cause for concern in 
terms of increasing potential access to the rear of historic properties. 
In this case the intensive nature of the use will lead to the visual character of the building being 
affected by domestic paraphernalia. 
The scheme is likely to cause visual harm to the character of the conservation area and a building 
that currently is a positive features within the conservation area will have potential to harm the visual 
amenity of this area.  
 
Designing Out Crime Officer - DC&D Police:  
Whilst police have no objections in principle to the proposal. However, it is unfortunate, 
that historically the police have had many crime and ASB issues related with HMO's. 
Therefore with this in mind, it is respectfully requested the following information is provided:- 
 
o Who are the intended occupants 
o What security measures are being considered for the premises, specifically for the main shared 
entrance door and each residents private room 
o How will individuals mail be delivered 
o A detailed maintenance and management plan is required for the premises 
 
Residents of multi occupancy premises generally only have an interest and regard for their own 
private space, as such other areas can become neglected due to lack of ownership and responsibility. 
This can easily escalate into other problems and conflict, therefore the premises must be robustly 
managed and maintained on a regular basis. This will also help in identifying any problem areas 
which can be dealt with at an early stage. 
 
Access control is also of concern, the rear fire escape out into King Street potentially provides access 
to adjoining properties and dwellings. Under no circumstances should this become a primary route to 
and from the building.  
 
Bideford Fire Station:  
Fire-fighting facilities should be selected and designed to assist the fire and rescue service in 
protecting life, protecting fire fighters, reducing building losses, salvaging property and goods and 
minimising environmental damage. Early consultation with the Fire Authority and local authority 
building control is advised when deciding which facilities should be provided. Where appropriate, fire-
fighting facilities should include: 
o the provision of vehicular access for fire appliances to the perimeter of the building(s) or site; 
o provision of easy and quick entry to the site/building(s) for fire fighters and their equipment; 
o provision of and access to sufficient supplies of fire-fighting medium (usually water); 
o provision for removing spent fire-fighting extinguishing medium (eg drainage). 
 
Every building should be provided with suitable access for fighting purposes and where access is 
restricted, fire appliances access to buildings should be discussed with the fire and rescue service at 
an early stage.  
 

Representations: 

 
Number of neighbours consulted:  11  Number of letters of support:  0 
Number of representations received:  0 Number of neutral representations: 0 
Number of objection letters:  0  

 
No representations received. 



 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
 
ST01 (Principles of Sustainable Development); ST06 (Spatial Development Strategy for Northern 
Devon's Strategic and Main Centres); ST17 (A Balanced Local Housing Market); DM04 (Design 
Principles); DM07 (Historic Environment); DM01 (Amenity Considerations); DM05 (Highways); DM06 
(Parking Provision); ST10 (Transport Strategy); ST03 (Adapting to Climate Change and 
Strengthening Resilience); DM08 (Biodiversity and Geodiversity);  
 
Government Guidance: 
 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
The main issues in the determination of this application are  
 
1. Policy Context 
2. Design and Layout 
3. Impact on the Conservation Area 
4. Highways and Parking  
5. Residential Amenity 
6. Drainage 
7. Other Matters  
8.      Ecology 
 
1. Policy Context  
 
Paragraph 2 of the National Planning Policy Framework (NPPF) states that planning law (namely 
Section 38(6) of the Planning Compulsory Purchase Act 2004 and Section 70(2) of the Town & 
Country Planning Act 1990) requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate otherwise. The NPPF 
must be taken into account in the preparation of local and neighbourhood plans and is a material 
consideration in planning decisions. 
 
This application is located within the development boundary of Bideford, a main strategic centre as 
identified within Policy ST06 (Spatial Development Strategy for Northern Devon's Sub-regional, 
Strategic and Main Centres) of the North Devon and Torridge Joint Local Plan 2011-2031 (the 
NDTLP).  The policy states that Bideford will seek to promote sustainable development opportunities 
to increase self-containment and achieve balanced development to enable the town to meet its own 
housing and economic needs and those of the surrounding area.  
 
Part F of Paragraph 85 of the NPPF supports residential development in town centre locations to help 
facilitate the increased vitality of town centres. Policy ST17 of the NDTLP  supports a range of 
housing, tenure, size and types which help to meet identified local housing needs, subject to 
consideration of site character/context and development viability. This application seeks to provide 
residential accommodation to help to meet a recognised shortage of one bedroom units within the 
district of Torridge, as identified within the Councils Housing and Economic Needs Assessment. 
Chapter 5 of the NPPF also supports a flexible and diverse approach for varied housing provision to 
meet identified need.   
 
The principle of a HMO in a sustainable location within Bideford is therefore considered to be 
acceptable in this regard, subject to other policy considerations.  
 



2. Design and Layout 
 
Policy DM04 expects that development proposals adhere to the standards of good design. The policy 
states that good design seeks to guide overall scale, density, massing, height, landscape, layout, 
materials, access and appearance of any new developments. The policy provides fourteen design 
principles that developments should have regard to. In terms of national planning policy, paragraph 
130 of the NPPF makes it clear that whilst planning permission can be refused for poorly designed 
developments, in those instances where the design accords with the expectations of development 
plan policy, design should not be used by the decision-maker as a valid reason to object to the 
development.  
 
This application relates solely to the conversion of an existing building for an alternative use, and 
therefore the main consideration will be ensuring that the proposal includes an appropriate layout. 
The building as aforementioned includes 9 residential bedrooms, 4 shower rooms, 2 kitchens, a 
lounge and dining room.  The Council’s Housing Renewal Officer has confirmed that the minimum 
standard for a 9 residential bedroom within a HMO is 6.52m2. The smallest room within this proposal 
would offer approximately 8.99m2 of space, with the largest room offering approximately 24.5m2. 
Another issue to consider is accessibility to bin and cycle storage, which was an initial concern as 
raised by the Housing Renewal Officer within his initial response. An updated plan has been sought 
and received which includes nine separate compartments for bin storage and appropriate cycle 
storage on the ground floor. This is deemed to be an acceptable level of bin storage, providing 
facilities for each occupant.  
 
On this basis, the proposed conversion is considered to meet Policy DM04 of the NDTLP and 
Paragraph 130 of the National Planning Policy Framework.  
 
3. Impact on Conservation Area  
 
The building is considered to be a locally important building within Bideford's Conservation Area, as 
identified within the Conservation Area Appraisal, published in 2003. However, the building is not 
specifically designated as a heritage asset and is not of listed status. Policy DM07 expects proposals 
for development to conserve and enhance heritage assets and their settings. In this instance, the 
conversion of an existing building with minimal external alterations would not be considered to have 
an adverse impact on the setting of the conservation area. The conservation officer notes the 
changes to window treatments, but this in itself is not considered to be result in adverse harm to the 
Conservation Area. On this point, it is worth noting that planning permission was approved in 2016 
(REF: 1/0510/2016/FUL) for the proposed change of use from the previous office use to five 
residential apartments, and therefore the consideration for this case should be whether any greater 
harm is caused to the conservation area by the increase in occupants.   This previous permission is 
extant and represents a fall back position for the applicant. 
 
4. Highways and Parking  
 
Policy ST10 of the NDTLP seeks to ensure that development proposals would not adversely impact 
local or strategic transport networks.  
 
Policies DM05 and DM06 of the recently adopted North Devon and Torridge Joint Local Plan expect 
that all development must ensure safe and well designed vehicular access, the protection and 
enhancement of existing pedestrian routes, and an acceptable range of parking provision.  
 
Paragraph 109 of the National Planning Policy Framework states that permission should only be 
refused on highway grounds, if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe.  
 
In this instance, the location of the application site within a town centre, where there is a good level of 
provision of public car parks and public transport would therefore not require additional 
highway/parking infrastructure. The proposal is therefore considered to be acceptable with regards to 
Policies ST10, DM05 and DM06 of the NDTLP. 



 
5. Residential Amenity  
 
Policy DM01 of the NDTLP states that development will be supported where it would not significantly 
harm the amenities of any neighbouring occupiers or uses, and the intended occupants of the 
proposed development would not be harmed as a result of existing or allocated uses. The ground 
floor of the building is currently being used as a bank, which is not expected to give rise to any 
nuisance from or to the occupants of the residential floors above. As discussed earlier in the report, 
the proposed layout is considered to meet the minimum standards for room sizes, and the ratio 
between the number of occupants to shared bathrooms, lounge/dining room and kitchens is 
considered to be suitable. Environmental Protection responded to the consultation with no objections 
regarding the proposal.   
 
It is noted that the proposal would not provide any outdoor amenity space for the future occupiers.  
This is considered to be acceptable, given the site’s town centre location and consequent ease of 
access to areas of green space.  It is not unusual for a development of this type to not provide 
dedicated amenity space. 
 
As such, the proposal is to be deemed acceptable with regards to Policy DM01 of the NDTLP.  
 
6. Drainage 
 
Policy ST03 of the NDTLP notes that development should 'adopt effective water management 
including Sustainable Drainages Systems, water quality improvements, water efficiency measures 
and the use of rainwater'. This is reflected in Policy DM04.   
 
The NPPF and Planning Practice Guidance provide further advice on foul drainage, with a hierarchal 
approach being used. The PPG notes new development should aim to discharge foul water into the 
public sewer. This application is consistent with this approach with foul drainage discharged into the 
mains sewer. The proposal is for the conversion of an existing building, and therefore there is no 
additional need for surface water management.  
 
7. Other Matters  
 
The consultation responses provided on behalf of the DC&D Police and Bideford Fire Station do not 
object to the proposal, however ask for further information which is not strictly planning related. Some 
of these questions have been raised by the submission of the business plan (submitted and uploaded 
January 4th). It is clear that questions regarding the intended occupants of the building are irrelevant 
with regards to planning control, as whilst the applicant intends to use the building to serve assisted 
living residents (please see letter from Home Life, Real Life uploaded 7th January), there would be no 
specific planning restriction to do so. Other questions such as security matters, delivery of mail, and 
fire safety measures may be a matter for building control, but are not a consideration for this planning 
application, whilst these may have been answered by the applicant.   
 
8.  Ecology  
 
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010).  This is further 
reinforced by Policies ST15 and DM08 of the North Devon and Torridge District Local Plan which 
require that development ensures the protection and enhancement of biodiversity. 
 
The applicant has provided a wildlife trigger list which is considered to accord with the statutory 
requirements as set out above. There are no recommendations derived from the submitted 
information. 
 
Conclusion:  



 
This proposal accords with the policies contained within the development plan, and other material 
considerations such as the NPPF. The proposal provides a rare opportunity to provide a number of 
one bedroom units of accommodation within a sustainable town centre location, meeting the needs of 
the local community.   
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

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

Recommendation 

 
GRANT subject to the following conditions 
 
 1         The development to which this permission relates must be begun no later than the expiration 

of three years beginning with the date on which this permission is granted. 
            
 Reason: The time limit condition is imposed in order to comply with the time requirements of 

Section 91 of the Town and Country Planning Act 1990 (as amended). 
 
 2         The development hereby permitted shall be carried out in accordance with the approved plans 

listed in the Plans Schedule. 
            
           Reason: To ensure the development is carried out in accordance with the approved plans. 
 
3.  Prior to the first occupation of any of the residential units hereby permitted, the waste and 

recycling storage shown on the Waste / Cycle Storage Plan dated 28 November 2018 shall be 
constructed and made available for use.  Thereafter, no waste or recycling associated with the 
development hereby permitted shall be stored in the ground floor communal hallway other 
than in the waste and recycling storage area. 

 
 Reason:  To ensure that the development is appropriately served by waste and recycling 

facilities. 
 

Plans Schedule 

 
Reference Received 

  

Location Plan  01.11.2018 
   

Block Plan  01.11.2018 
     

Proposed Floor Plan  06.11.2018 
   

Waste and Cycle Storage Plan  28.11.2018 
  

  

Statement of Engagement 

 
In accordance with paragraph 38 of the National Planning Policy Framework (NPPF) in dealing with 
this application, the Council has worked with the applicant in the following positive and proactive 
manner. In this instance there was no need for further engagement as the development as submitted 
is considered to accord with the development plan.  In such ways the Council has demonstrated a 



positive and proactive manner in seeking solutions to problems arising in relation to the planning 
application. 
 


