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Reason for referral: 
 
This application has to be determined by committee as the applicant is related to a member of staff. 
 
Relevant History: 
 
Application No.  Description  Status  Closed  

   

1/0130/2003 ALTERATIONS & 
EXTENSION TO ROOF AS 
PART OF LOFT 
CONVERSION 

PER 06.03.2003 

   

1/0869/2013/FUL Single storey side extension PER 08.11.2013 
   

GE/1055/2013 Discrepancy between 
building control plans and 
approved plans. 

XPE 20.01.2014 

   

1/0410/2014/FUL Variation of Condition 2 to 
include plan showing 
provision of front and rear 
roof windows and new door. 
(Minor material amendment 
to Planning Permission 
1/0869/2013/FUL) 

PER 12.06.2014 

     

 
Site Description & Proposal 
 
Site Description: 
This site is situated within Bideford, upon Orchard Hill. The site contains a large detached dwelling set 
within a generous curtilage. From the road the site is well screened by wall and hedgerow screening.  
 
This application relates to an existing outbuilding within the front garden of the dwellinghouse, used 
as a garden store. The existing garden store measures approximately 7.7M x 5M, with a height to 
ridge of 3.3M. The current building is constructed from painted block walling (dark green) with a fibre 
cement roof. 
 
Proposed Development: 
This application seeks householder planning permission for an extension to the garden store to create 
an office/garden store.  
 
The existing width of the garden store would remain similar (7.7M), whilst the length would be 
increased to 10M. The ridge height of the proposal would be 3.75M, and the proposal includes a dual 
pitched cat-slide style roof. The proposal would be constructed from dark green profiled sheeting, with 
uPVC fenestration. 
 
Consultee representations: 
 
Northam Parish/Town Council:  
1/0277/2020/FUL 
Recommend approval 
 
Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team has no objections.  
 



 

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

 
None received on the date of officer report 
 
Policy Context: 
 
North Devon and Torridge Local Plan 2011-2031:  
 
ST01 (Principles of Sustainable Development); ST04 (Improving the Quality of Development); ST06 
(Spatial Development Strategy for Northern Devon's Strategic and Main Centres); ST14 (Enhancing 
Environmental Assets); ST15 (Conserving Heritage Assets); DM01 (Amenity Considerations); DM04 
(Design Principles); DM05 (Highways); DM06 (Parking Provision); DM08A (Landscape and Seascape 
Character); DM08 (Biodiversity and Geodiversity); DM07 (Historic Environment); DM25 (Residential 
Extensions and Ancillary Development);  
 
Government Guidance: 
 
NPPG (National Planning Practice Guidance); NPPF (National Planning Policy Framework); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981);  
 
Planning Considerations 
 

1. Introduction:  
1.1. The main planning considerations are the principle of development, and its impact upon 

the character and appearance of the host dwelling and the wider street scene, including 
neighbouring residential amenity, parking, ecology, heritage, and drainage. 

 
2. Principle: 
2.1. The site is located within Bideford, therefore Policy ST06 of the North Devon and Torridge 

Local Plan (NTDLP) must be applied which is generally supportive of minor household 
development such as residential extensions/alterations. 

 
2.2. In addition, policy DM25 is relevant which provides specific support for Residential 

Extensions and Ancillary Development, providing that the form, scale, and design are 
acceptable, adequate parking and amenity is retained, and there are no adverse impacts 
on the occupants of neighbouring properties. Policy DM25 does proceed to identify that 
any annex accommodation would have to be attached to the main dwelling, however, a 
garden store/office is not considered to be 'ancillary/annex accommodation', and instead 
would be deemed a building incidental to the enjoyment of the dwellinghouse. Thus there 
is no requirement for an office to be attached to the main dwelling, and subject to a 
condition requiring the proposal remains incidental to the enjoyment of the dwellinghouse, 
the proposal is acceptable in principle (subject to all other material considerations listed 
above).   

 
3. Character and Appearance: 
3.1. Policy DM25 of the NDTLP relates to residential extensions and ancillary development, 

and requires householder development to be appropriate in terms of scale, design and 
location, and to retain adequate amenity space within the curtilage, maintaining necessary 
parking. In addition, Policy DM04 relates to design, and requires new development to be 
well related to existing buildings and their surroundings, to be of an appropriate design, 
scale and materials, and to be sympathetic to the character and appearance of the local 
area.  

 



 

3.2. The proposal extends the existing outbuilding by 5 metres towards the existing dwelling 
and away from the highway. The proposal is unlikely to be significantly more prominent 
from the public highway, and would not cause harm to the street scene. The design of the 
outbuilding/extension is generally consistent with the existing outbuilding on site, and its 
scale would not be out of proportion with the existing house or grounds. Therefore it is 
considered by your officers that the proposal complies with Policies DM04 and DM25 of 
the NDTLP.   

 
4. Neighbouring Amenity: 
4.1. Policy DM01 of the NDTLP requires development to maintain amenity appropriate to the 

locality and not to result in a significant loss of amenity for the occupiers of neighbouring 
dwellings. This proposal would be single story, and is well distanced from any neighbour. 
As a result, the proposal is not deemed to result in any overbearing impacts, loss of light, 
or privacy concerns, and policy DM01 is considered to be satisfied.  

 
4.2. The Council's Environmental Protection Team was consulted on this application and have 

no concerns regarding nuisance. Therefore the proposal is also compliant with DM02 of 
the NDTLP.  

 
5. Parking: 
5.1. Paragraph 109 of the NPPF advises that development should only be prevented or 

refused on transport grounds if there would be an unacceptable impact on highways 
safety, or the residual cumulative impacts on the road network would be severe.  

 
5.2. Policy DM05 of the NDTLP relates to highways, and notes: 

 
(1) All development must ensure safe and designed vehicular access and egress, 
adequate parking and layouts which consider the needs and accessibility of all highways 
users including cyclists and pedestrians. 
(2) All development shall protect and enhance existing public rights of way, footpaths, 
cycle ways and bridleways and facilitate improvements to existing or provide new 
connections to these routes where practical to do so. 

 
5.3. In addition, policy DM06 of the NDTLP relates to parking provision, and notes that 

developments will be expected to provide adequate parking depending on the needs of the 
scheme.  

 
5.4. This proposal does not impact on parking or highways and is acceptable.  

 
6. Ecology:  
6.1. 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 within the NDTLP through policies 
ST14 and DM08, which require development to maintain or where possible enhance 
biodiversity and militate against the potential loss of habitats.  

 
6.2. An Ecological Appraisal was submitted as part of the planning application, which indicated 

that there are no impacts predicted to bats, bat roosts or nesting birds from the proposed 
works and no further surveys are required.  

 
6.3. DM08 and ST14 require proposals to produce a biodiversity ‘net gain’. The submitted 

ecology appraisal indicates that bird boxes would be appropriate, and this will be 
conditioned.  

 
6.4. Torridge District Council is satisfied that scheme complies with the statutory duties 

resulting from the above acts. 



 

 
7. Heritage: 
7.1. Policies ST15 and DM07 of the NDTLP, and Part 16 of the NPPF requires that great 

weight is given to the conservation of heritage assets, with any harm caused to the 
heritage asset or its setting to be outweighed by the public benefits of the proposal. 

 
7.2. This proposal is within 50metres of a listed building (Tower House), which is to the west of 

the proposal. Nonetheless, due to the minor nature of the scheme and the reasonable 
boundary screening, this proposal is deemed to have a neural impact on the setting of this 
listed building and the proposal is acceptable in this regard.  

 
8. Drainage: 
8.1. This proposal is within a Critical Drainage Area (CDA). A statement has been provided 

which details potential mitigation, including attenuation butts. In addition, there is an 
existing building on site and the proposal will not cause much more of an impact than the 
existing property due to its minor scale. The proposal is acceptable in this regard. 

 
9. Conclusion: 
9.1. In conclusion, this proposal for an extension to an existing outbuilding is acceptable in 

principle. Due to its scale and design, the proposal is unlikely to cause any impact upon 
the character and appearance of the host dwelling and the wider street scene, and does 
not harm neighbouring residential amenity. Parking, ecology, heritage, and drainage is 
acceptable. As such approval is recommended. 

 
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         The building hereby permitted shall be used solely for incidental purposes to the enjoyment of 

the dwellinghouse known as Orchard Lodge. 
            
           Reason: The use of the building for ancillary purposes would be contrary to DM25 of the 

NDTLP.  
 
4         Prior to the occupation of the office hereby approved, a bird box shall be installed on the east 

or north facing elevation of said building and shall be retained and maintained thereafter.  



 

                       
            Reason: To ensure that adequate provision is in place for ecological mitigation/net gain in 

accordance with ST14 and DM08 of the NDTLP. 
 
  
Plans Schedule 
 
Reference Received 

    

D2002 P1  02.04.2020 
   

D2002 S1A  20.04.2020 
  

  
Statement of Engagement 
 
In accordance with 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. 
 


