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Registration date: 8 August 2019 

Expiry date:  3 October 2019 

Applicant:  Atlantic Bay Fish And Chips  

Agent:  OCR Architecture 

Case Officer:  Debbie Fuller 

Site Address:  Atlantic Bay Fish & Chips,  
Golf Links Road,  
Westward Ho!, 
Bideford, 
Devon,   
EX39 1LH 

Proposal:  Removal of existing roof and replacement to 
create loft conversion, and rearrangement of 
extraction flue on rear elevation. 

Recommendation: Refuse 
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Reason for referral: 

 
The application has been called in to Plans Committee by Cllr Laws. 
 
The reasons for Cllr Laws call in are that:- 
 
The ground floor of the property was granted planning permission and the works carried out to a very 
high standard and the street scene much improved, (reference to Policy DM04). The owners now 
wish to improve their living accommodation above in the same contemporary style given the variety of 
different roof profiles including the wave roofs of the nearby flats one with a roof garden and many 
with flat roofs around the green. I cannot see any good reason to refuse, I think their contemporary 
design proposal will only further complement the works they have already carried out. 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/0035/1977 
 
1/1456/1977 
 
1/0255/1981 
 
1/0087/1983 

HOT FOOD PREMISES, 
THE SHOP 
ALTERATIONS TO 
PREMISES 
PRIZE BINGO 
ESTABLISHMENT 
AMUSEMENT ARCADE TO 
TAKE IN EXISTING SHOP 
ADJOINING WITH 
RESTAURANT OVER AND 
ALTERATIONS TO 
EXISTING FLAT 

PER 
 
PER 
 
PER 
 
PER 
 
 

23.02.1977 
 
19.12.1977 
 
28.04.1981 
 
06.05.1983 

 

1/0137/1991 SINGLE STOREY 
EXTENSION TO 
PREPARATION ROOM 

PER 07.03.1991 

   

1/0554/1996 SINGLE STOREY REAR 
EXTENSION TO 
PREPARATION ROOM 

PER 30.05.1996 

   

1/1979/1996 GROUND FLOOR WC 
EXTENSION, CONVERSION 
OF 1ST FLOOR STORE 
ROOMS TO LIVING 
ACCOMMODATION AND 
EXTERNAL STAIRCASE 

PER 05.02.1997 

    

1/0735/2010/FUL Erection of awning PER 05.10.2010 
    

1/0092/2010/DIS Discharge of condition 3 of 
planning permission 
1/0735/2010/FUL for the 
erection of awning 

XPE 03.03.2011 

     

1/0102/2019/FUL Alteration to existing frontage, 
replacement retractable 
canopy with sliding glass 
panels to form enclosed 
external seating area. 

PER 29.04.2019 

   

1/0103/2019/ADV Advertisement consent for 2 x PER 29.04.2019 



replacement fascia signs. 
     

 

Site Description & Proposal 

 
Site Description 
The building is located in Westward Ho! Area of the district outside of any special designations. It 
forms part of a terraced row with a restaurant to the north and restaurant/café sited to the south. The 
premises face west at the front on to Golf Links Road. The application site and other properties in the 
terraced row benefit from a patio/outside area to the front. 
 
Proposed Development 
The proposal is to convert and alter the roof and extend to the rear. The submitted plans show a 
curved roof form at the rear, with removal of pitched roof, and replacement with a terrace at the front. 
 
The first floor (above the restaurant) is the living area for the occupants, (living, bedroom, kitchen and 
bathroom). The purpose of converting the roof is to provide additional living accommodation for the 
employees of the fish and chip business. 
 

Consultee representations: 

 
Northam Parish/Town Council:  
It was resolved to comment that while Members did not have any issue with the proposal on the front 
elevation, they felt that the design at the rear needs improvement. They feel that the block needs to 
be broken up, perhaps with the addition of windows and the use of a different colour so that it is more 
in keeping with the surrounding properties. 
 
Environmental Protection:  
In relation to the above application, the Environmental Protection Team has no objections.  
 

Representations: 

 
Number of neighbours consulted:  6  Number of letters of support:  1 
Number of representations received:  1 Number of neutral representations: 0 
Number of objection letters:  0  

 
One representation has been received, in support of the proposal. The reason being that the 
proposed development 'will only benefit the applicants and help them to have a better home life after 
a hard days work.' 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
ST06 (Spatial Development Strategy for Northern Devon's Strategic and Main Centres); DM04 
(Design Principles); ST04 (Improving the Quality of Development); DM08A (Landscape and Seascape 
Character); DM08 (Biodiversity and Geodiversity); DM01 (Amenity Considerations) and ST14 
(Enhancing Environmental Assets).  
 
Government Guidance: 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities) and WACA (Wildlife & Countryside Act 1981).  
 

Planning Considerations 

 
Main planning considerations 
1. Principle of development 
2. Character and appearance 



3. Residential amenity 
4. Biodiversity 
 
Principle of development 
Policy ST06 of the North Devon and Torridge Local Plan 2011-2031 (NDTLP) supports the principle of 
development within development boundaries of Main Centres. Westward Ho! is a 'Main Centre' in the 
NDTLP and ST06 allows for appropriate levels of growth that will increase the town's capacity to 
increase self containment. 
 
Policy ST04 seeks to improve the quality of development to ensure development will achieve high 
quality inclusive and sustainable design to support the creation of successful, vibrant places. ST04 
continues that design should be based on a clear process that analyses and responds to the 
characteristics of the site, its wider context and the surrounding area. 
 
It is considered that the principle of the proposed development is acceptable, although there are 
concerns in relation to the acceptability of the design of the proposal as discussed below. 
 
Impact on the Character and Appearance of the Area 
The Local Plan has policies which are relevant - Policy DM04: Design Principles and Policy ST04: 
'Improving the Quality of Development' aims to achieve high quality inclusive and sustainable design. 
 
Policy DM04 seeks to guide overall scale, density, massing, height, landscape, layout, materials 
access and appearance of development. The policy requires development to be appropriate and 
sympathetic to setting in terms of scale, density, massing, height, layout appearance, fenestration, 
materials and relationship to buildings and landscape features in the local neighbourhood.  
 
The NPPF, (specifically Part 12), attaches great importance to the design of the built environment and 
states that developments are sympathetic to local character, including the surrounding built 
environment, and permission should be refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an area and the way it functions. 
 
Local Plan policy DM08A, expects development to be of an appropriate scale, mass and design that 
respects landscape character of both designated and undesignated landscapes. 
 
The application site does not benefit from any statutory protection such as Conservation Area or 
Listed Building status, but it is one in a terrace which is considered to retain a traditional character. It 
is considered that this terrace has character in its current form, with a step down from north to south 
and an unbroken roof plane. It is considered that a change to the roof would significantly alter the 
traditional character of the building/terrace in what is a prominent location. Two pre-application 
enquiries have been made and responded to, and both of the responses were that the Local Planning 
Authority would not be able to support such a proposal. 
 
It is noted that the 'Design and Access Statement,' states that 'The roof form has been developed as 
per fig 3.09 but taking specific note of the established context in Westward Ho! Fig 3.08 and 3.10 
highlight the wide range of roof forms within the town, and in particular how the buildings to the sea 
front have a more contemporary approach than the main body of residential buildings behind. Nautilus 
apartments (fig 3.08) and Morans (fig 3.08)  both utilise a curved / wave form roof, with a copper and 
an aluminium standing seam roof cover respectively, and as such it is proposed that the scheme 
continues this form and pallet of materials.' 
 
However, the roof is highly visible from public views, especially at the front and side. The building is 
one in a terrace, and it is considered that these are read separately to Moran’s' and the apartments. 
From public views from the north, the side elevation will appear bulky, out of scale with the building 
and inappropriate in appearance given the character of the terrace. 
 
The design of the proposed alterations to the roof are not supported by your Officers, as it is 
considered that the traditional character of the existing roofscape of this terrace is worthy of retention 
given its prominent location near the centre of Westward Ho! Whilst it is accepted that there is 



contemporary architecture in near proximity, this provides more significance to the retention of the 
traditional form of the terrace roofscape in its current form. 
 
The pre-application response stated 'As a suggested way forward, it is likely that some form of 
enlargement of appropriate scale at the rear of the building would be supported, given the alterations 
that have been made to the rear of the adjacent building. A sensitively designed extension at the rear 
should therefore be considered.'  
 
However, the rear extension as proposed is still above the existing ridge line. Revised plans have 
been submitted in response to Northam Town Council's consultation response as 'they felt that the 
design at the rear needs improvement. They feel that the block needs to be broken up, perhaps with 
the addition of windows and the use of a different colour so that it is more in keeping with the 
surrounding properties.' However, the revised design indicates the rear extension still above the ridge 
line, which, it is considered, will still have a detrimental impact on the front of the property and the 
street scene. 
 
Taking account of the above, it is considered that the proposed alterations to the roof would detract 
from the character and appearance of the area, with the result that the proposal conflicts with the 
relevant policies referred to above. 
 
Residential Amenity 
Policy DM01 of the NDTLP seeks to ensure the protection of the amenities of the neighbouring 
occupiers of the site, as well as future occupiers of the development. Policy DM04: 'Design principles' 
has a principle regarding amenity. 
 
The proposed balcony does not overlook any neighbouring properties, and the windows shown on the 
rear extension will not harm privacy of neighbouring properties. It is considered that the design, 
location and appearance of the development are such that there is no significant adverse impact on 
the amenities of occupiers of the dwellings in terms of dominance, overshadowing, and/or loss of 
daylight or sunlight and the proposal accords with Policies DM01 and DM04 of the Local Plan. 
 
Biodiversity 
Policies ST14 and DM08 of the Local Plan require that development ensures the protection and 
enhancement of biodiversity. The proposal triggers the need for a Wildlife Report because it involves 
works to the roof. The submitted Ecological Assessment Report, (dated July 2019), by Brookside 
Ecology, states that 'The building is assessed as having 'Negligible suitability for roosting bats' as it is 
very well sealed providing no access for bats or birds. No evidence of there presence was found 
within roof voids or elsewhere. The assessment concludes there would be negligible additional risk of 
impact on protected and notable species and habitats by the proposals.' Therefore, no further survey 
work is required. 
 
Conclusion 
The conversion of the roof with its associated alterations in the manner proposed is not supported as 
there are concerns in respect of the impact of the proposal on the host building and character and 
appearance of the area. As such, the recommendation is to refuse the application. 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Recommendation 

 
REFUSE for the following reason:- 
 
 1         The proposed alterations to the roof would not be sympathetic to the setting in terms of scale, 

massing, design and appearance, and have a detrimental effect on the visual character of the 
surrounding area. The host building is part of a traditional terrace of unbroken roof planes in a 



prominent central location. This terrace of buildings retains their own traditional character, 
which are read separately to more contemporary architecture adjacent the site and is 
considered worthy of retention in its traditional form. The proposed development would 
therefore be contrary to Policies DM04: 'Design Principles,' ST04: 'Improving the Quality of 
Development' and 'DM08A: Landscape and Seascape Character,' of the North Devon and 
Torridge Local Plan (NDTLP), the National Planning Policy Framework (NPPF) and the 
National Planning Policy Guidance (NPPG). 

  

Plans Schedule 

 
Reference Received 

        

1812_P_001 03  08.08.2019 
   

1812_P_102 02  08.08.2019 
   

1812_P_103 02  17.10.2019 
   

1812_P_104 03  17.10.2019 
   

1812_P_105 03  17.10.2019 
   

1812_P_106 02  08.08.2019 
  

 

Statement of Engagement 

 
In accordance with paragraphs 38 of the National Planning Policy Framework (NPPF) in dealing with 
this application, the Council has worked with the applicant in the following and positive and proactive 
manner. The LPA have made available detailed advice in the form of our statutory policies in the 
Development Plan, Supplementary Planning Documents, Planning Briefs and other informal written 
guidance, as well as offering a full pre-application advice service, in order to ensure that the applicant 
has been given every opportunity to submit an application which is likely to be considered favourably.  
In such ways the Council has demonstrated a positive and proactive manner in seeking solution to 
problems arising in relation to the planning application. 
            
The applicant entered into pre-application discussions where key issues were identified. The 
documents submitted have failed to address the issues raised at a pre-application stage. Further 
discussion was had in a face to face meeting, but these issues have not been adequately addressed. 


