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Reason for referral: 
 
Applicant is a Councillor. 
 
Relevant History: 
 
Application No.  Description  Status  Closed  

     
LB/0004/2020 Internal alterations to grade 2 

listed building 
XPE 24.01.2020 

   
LB/0010/2020 Enquiry of external restrictions, 

proposal for changes to internal 
layout, change of use and 
business signage. 

XPE 24.01.2020 

     
LB/0090/2020 Internal alterations to grade 2 

listed building 
XPE 24.02.2020 

   
LB/0248/2020 Repairs to windows, lead on 

porch and bay window, 
temporary removal of guttering, 
re-rendering of front face 

XPE 28.04.2020 

   

 
Site Description & Proposal 
 
The Site. 
The property is a double fronted town house within the centre of Great Torrington sited on the north 
side of South Street. The property forms one of the continuous built frontages on this side of the street 
and forms a pair with number 31 South Street. 
 
The properties are opposite the entrance to Sydney House/South Street Car Park and are grade II 
listed. 
 
The Proposal. 
The proposal seeks listed building consent for works of repair and renovation but the works also 
involve removal and replacement of some items which require consent. 
 
The house, which is in use as a private dwelling, has recently changed hands and has not been 
altered since the interwar years.  Consequently, all the systems such as wiring, plumbing and heating 
are in need of attention.  In addition, the period during which the house has been empty has 
magnified the damp issues. 
 
The proposals to address these issues and which involve change are the replacement of the defective 
roof light over the stairwell, the removal of asbestos and other non traditional materials used to clad 
walls and alteration of a rear room to form a contemporary kitchen. 
 
The works within the rear room to become the kitchen involve the removal of fitted cupboards within 
the alcoves.  These cupboards are similar to those fitted on the first floor of the property. The works 
also involve the removal of a 1930's style tiled fireplace in the proposed kitchen and re-instatement of 
the under stairs cupboard. 
 
Other proposals seek to remove brick inserts on the 2 front reception room fireplaces to enable the 
installation of wood burning stoves.  The chimneypieces/fire surrounds will be retained. 



 
There are also proposals to remove dated kitchen and sanitary fittings to allow their replacement and 
re-ordering of the rooms. 
 
Consultee representations: 
 
Great Torrington Town Council: No objections 
 
Conservation Officer:  
This property has recently changed hands after a long period of previous ownership and consequently 
the current owners seek to bring the standard of accommodation up to a contemporary level.   
 
The site has not been inspected in relation to the current proposals owing to the current restrictions; 
however the application is supported by a well illustrated heritage statement and design and access 
statement which are of great help in recording works and allowing the proposal to be evaluated. 
 
The building is unusual in terms of the level of survival of features within the building and on the whole 
these will remain.  
  
The need to upgrade the wiring, plumbing and heating is not questioned and the removal of later 
materials such as asbestos and board sheeting used to improve the cosmetic appearance of parts of 
the property and address the damp is welcomed and supported. 
 
The works to alter the fireplaces to enable wood burning stoves to be installed in place of traditional 
grates is also reasonable proposals given the chimney pieces are retained.  The loss of the tiles 
1930s style fireplace is also not opposed although these items are now coming back into fashion.  
The fireplace does not reflect the period of the remainder of the room.   
 
The removal of the cupboards on either side of the fire place is more difficult to justify as the removal 
of one for a fridge freezer is understandable as there is limited space within this room.  The removal 
of the other door as there is a lack of storage space is accepted. However the joinery should be kept 
and stored within the building so that a future owner can re-instate the cupboards.  A condition can be 
imposed to this effect. 
 
It is accepted the loss of this joinery resolves the use of this room as a kitchen and is less harmful 
than the removal of walls to give a more open kitchen space which could form an alternative proposal. 
 
Overall the works seek to repair and upgrade the building as a dwelling and the replacement of 
rooflight, while not a replica, is accepted as a necessary solution to waterproof the structure and 
retain light to the stairwell. 
 
The proposal is considered acceptable under guidance set out in paragraphs 189-196 of the NPPF in 
that works result in less that substantial harm to the fabric of the building and this is justified by the 
upgrading of residential accommodation to a contemporary standard the continued use of the 
property as a dwelling within the town centre. 
 
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  

 
No Representations. 
 
 
 
 



 
Policy Context: 
 
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 considerations in this case are: 
 
1. Impact on the heritage asset 
2. Impact on protected species. 
 

1. The impact on the heritage asset. 
 

The duty of the Council as a Local Planning Authority is set out in paragraph 16 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990.  The duty in relation to Listed Buildings is to 
preserve its setting or any features of special architectural or historic interest which the building may 
possess. Paragraph 193 of the NPPF states that when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be given to the 
asset's conservation (and the more important the asset, the greater the weight should be). This is 
irrespective of whether any potential harm amounts to substantial harm, total loss or less than 
substantial harm to its significance. 
 
The works are proposed as part of a scheme of repair and renovation and the condition of the 
property necessitates works which trigger the need for a listed building consent. 
 
The works that result in loss or change to the building are the removal of cupboards and fire inserts as 
well as the replacement of a roof window.  Works to upgrade or replace the wiring and 
plumbing/heating will impact on the fabric of the building but not so significantly to require details and 
the work is essential to enable continuing occupation. 
 
The Conservation Officer has commented and accepts the proposal although seeks the retention of 
the joinery from the cupboards to be removed.  This can be stored in the roof space and a condition 
imposed to achieve this. 
 
Overall the works are not considered to harm the significance of the building and the re-ordering of 
the interior will retain the residential use within the town centre.  The proposal is considered 
acceptable under guidance as expressed in paragraph 196 of the NPPF and paragraph 16 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990. 
 

2. The impact on protected species. 
 

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).   
 
The application is supported by a wildlife trigger list which confirms that there are no works in areas of 
the building which would be attractive to protected species.  In addition, the urban location makes the 
area unattractive to protected species and as such your officers are content that the duty under the 
NERC act has been met. 
 
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 works to which this consent relates must be begun not later than the expiration of three 

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

Section 18 of the Planning (Listed Buildings & Conservation Areas) Act 1990 
   
 2         The works hereby permitted shall be carried out in accordance with the approved plans listed 

in the Plans Schedule. 
                                         
           Reason: To ensure the works are carried out in accordance with the approved plans and are 

appropriate for the heritage asset on which it will be added. 
 
3         The joinery and doors to be removed from the kitchen shall be retained and stored on site for 

future re-instatement.   
 
           Reason: To ensure the works retain the currently superfluous historic fabric of the building 

within the building itself to comply with the provisions of paragraph 196 of the NPPF and 
section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 

 
Plans Schedule 
 
Reference Received 

  

Location Plan  03.06.2020 
   

Floor Plans  11.05.2020 
         

Proposed Rear Elevation Indicating Soil 
Pipe  

03.06.2020 

   

Proposed Side Elevation  03.06.2020 
   

Proposed Side Elevation Indicating Soil 
Pipe  

03.06.2020 

   

Roof Plan  03.06.2020 
   

Proposed Kitchen Layout  03.06.2020 
   

Proposed Utility Room Layout  03.06.2020 
     

Proposed Rooflight  03.06.2020 
   

Skirting Board Details  03.06.2020 
   

Understairs Cupboard Details  03.06.2020 
     

Proposed Front Room Fireplace  03.06.2020 
     

Proposed Kitchen Fireplace  03.06.2020 
     

Proposed Music Room Fireplace  03.06.2020 
   

Garden Room Boiler Details  03.06.2020 
   

Heritage Statement  03.06.2020 
  

 
 



 
Statement of Engagement 
 
The National Planning Policy Framework (paragraphs 38) requires local planning authorities to work 
positively and proactively with applicants to achieve sustainable works to listed buildings. 
     
The works to extend the dwelling have been justified and is considered acceptable in terms of the 
paragraph 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 
      
In this instance the Council did not require any additional information following the consultation 
process and the Council is content therefore that it has demonstrated a positive and proactive manner 
in in relation to the consideration of the listed building consent. 
        
 


