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Reason for referral: 
 
Cllr Hicks has called the application in, if the officer is minded to refuse, for the following reasons: - 

1. The pub is too small, expensive to maintain and bad for accessibility to be viable into the 
future. 

2. The people of the parish appear not to be using it. 
3. The Local Plan is out of touch with reality. 

 
It should be noted that Cllr Pennington has also called the application in, if the officer is minded to 
approve, for the following reason: - The Public House appears an essential amenity. The ND&TLP 
also details the need for services and facilities within the village, with reference to Policy BBR: 
Buckland Brewer Spatial Strategy. 
 
Relevant History: 
 
Application No. Description Status Closed 

   

1/0441/1985 CONVERSION OF FORMER 
GARAGE TO LIVING 
ACCOMMODATION 
TOGETHER WITH NEW 
CAR PARK AND DOUBLE 
GARAGE 

PER 12.01.1987 

   

1/1326/1993 EXTENSION - SKITTLE 
ALLEY 

PER 09.11.1993 

   

1/1418/1993 EXTENSION TO FORM 
SKITTLE ALLEY 

PER 18.11.1993 

   

1/1473/1997 ERECTION OF A KITCHEN 
EXTENSION 

PER 14.11.1997 

   

1/1474/1997 
 
1/0170/2003 

ERECTION OF A KITCHEN 
EXTENSION 
ERECTION OF DWELLING 

PER 
 
PER 

19.11.1997 
 
02.06.2003 

1/0508/2018/CPE Certificate of lawfulness for 
use of 'Inn Keepers Cottage' 
as a single independent 
dwellinghouse (Class C3) 
including amenity space 

PER 03.08.2018 

   
     

1/0637/2020/LBC Change of use from public 
house, to residential unit with 
annexe and associated works 

PCO  

     

 
Site Description & Proposal 
 
Site Description 
'The Coach and Horses' Public House is sited within, and towards the southern end of, the settlement 
of Buckland Brewer. It is a Grade II Listed Building within the Conservation Area designated for 
'Buckland Brewer.' The building appears as a traditional thatched stone and cob building running 
parallel to the village road and houses a pub, cottage and self-contained flat, and skittle alley with 
beer garden at the south end of the site. The beer cellar and a separate cottage and link attached at 
right angles project forward of the main frontage. There is a catering kitchen in a lean to structure at 
the rear of the building running behind the north section of the building which houses managers 
accommodation. The upper floor comprises of associated residential accommodation used in 
connection with the pub and managers accommodation. 



 
The parking area is to the rear of the adjoining cottage and public house. The surrounding area 
comprises of a series of residential housing, and a village primary school. The site is not subject to 
any landscape designations and is not located within an area at risk of flooding. 
 
Proposed Development 
The planning application seeks full planning permission for the change of use of the public house to 
residential, with the creation of a three bed dwelling within the public house building, and a one bed 
attached annexe. 
 
It is proposed to remove the two bars to create a kitchen/diner and lounge, convert the formal dining 
area to a dayroom, the pool/dart room to an office, with three bedrooms on the second floor replacing 
the existing managers accommodation, and to convert the skittle alley to a one bedroom, self-
contained annexe. The new dwellings would each benefit from their own private gardens with 
separate parking and access. 
 
There are also minor works proposed to the existing adjacent (three bed) cottage, which includes 
increased glazing to the ground floor of the existing building, (including new rooflights to the existing 
slate roofs), to add a sunroom by converting the existing commercial kitchen, and a separate parking 
and amenity area to the rear of the existing cottage. A low level wall is proposed to the rear of the 
existing cottage and close boarded timber fence surrounding the parking area. Foul drainage is to the 
main sewer, and surface water to an existing watercourse. 
 
The application is made by Mr. and Mrs. Wolfe as owners and managers of 'The Coach and Horses 
Inn.' The documentation submitted with the planning application explains that 'The current owners 
have been running the public house and restaurant for the past 19 years, beginning in 2001. 
Previously, the pub was owned by their parents who ran it for 15 years, with the original purchase 
being made in 1986.' 
 
The information submitted with the application states 'The Coach and Horses is no longer 
commercially viable and can no longer be retained as a financially sustainable business proposition. 
Ultimately, its continued use a public house is no longer justified. The property has been found to be 
unsuitable to be retained as a pub, henceforth a preferable alternative is the proposed conversion to a 
useful and much needed housing opportunity.' 
 
The planning application is accompanied by an application for Listed Building Consent, (planning 
reference 1/0637/2020/LBC). 
 
Consultee representations: 
 
Buckland Brewer Parish/Town Council:  
This application was discussed by Buckland Brewer Parish Council t its meeting on 7th October 2020. 
Members agreed by 5 votes to 3 to object to the application as the loss of this facility would have a 
significant impact on the future development plans for the parish.  
 
The split vote does not represent any difference in opinion about the necessity to retain a pub in the 
village. All members were unanimous on this point. It represents a difference in opinion in how that 
end might be achieved. 
 
Members also wished to bring it to the District Council's attention that a recent article in a local paper 
criticized the new Buckland Brewer Village Hall for the decline in use of the pub. This was strongly 
disputed by all at the Parish Council meeting. The village hall holds less than one licenced event a 
month and the Village Hall Trustees and publican have always been supportive of each other's 
activities.  
 
Councillor Phil Pennington has been asked to call-in the application in the event that officers are 
minded to grant permission. 



 
Conservation Officer:  
The proposal seeks to change the use of the pub and skittle alley to a house with annexe. The pub 
has a residential unit attached which currently functions as owners accommodation with the first floor 
over the pub also set up as accommodation.  
The proposal requires the subdivision of the ground floor accommodation and rationalisation of the 
first floor accommodation to enable the units to be separated on this level. Currently there is a linking 
stair which although the door leading to the managers accommodation is shut is not adequate should 
the units be used independently as is proposed. 
 
The agent was asked for additional information to examine the areas of change within the building 
which was provided on the 16th of October.  This provides photographs and justification as to why the 
areas can be changed. 
 
In terms of the core of the structure the main changes relate to separating the properties in such a 
way to provide a fire break between the units.  The area of change focusses around the central 
corridor and staircase where the works can be achieved with the addition of fire and sound 
attenuating partitions to the existing corridor wall. 
 
The blocking of the doorways is noted with the relocation of a door. This part of the proposal is not 
considered to cause significant harm to the historic fabric and would be reversible if ever this became 
necessary. 
 
There is no detail of the works which will be necessary to create the break in the building, but this can 
be secured by a condition. 
 
'Prior to the start of works to separate the Public House known as the Coach and Horses from the 
managers cottage adjoining details of the works to create a fire and acoustic partition between the 
properties to be divided shall have been submitted to and approved in writing by the Local Planning 
Authority. As agreed in writing the works shall be carried out and thereafter retained unless a further 
application is submitted to the local planning authority. Reason (for listed building) To ensure the 
works are appropriate to the fabric and character of this grade II listed building. Reason (for Planning) 
To ensure the works are appropriate to the listed building and accord with policies DM07 and ST15 of 
the North Devon and Torridge Local Plan and to accord with paragraph 66 of the Planning (Listed 
Buildings and Conservation Areas ) Act 1990.' 
 
The only area of loss is an area of wall on the first floor which is proposed to be removed to create a 
'Jack and Jill ' bathroom for the existing dwelling. In this case while the loss of a section of wall is a 
consideration in heritage terms the harm is offset by the improvement to the circulation space at this 
level as well as the provision of a first floor bathroom. 
 
On balance this loss of historic fabric is felt to be acceptable and as the original chimney is to be 
retained the significance and interpretation of this part of the building is not felt to affected 
significantly. The proposal is considered acceptable in terms of the guidance as set out in paragraphs 
189-196 of the NPPF. In this case the level of harm is considered to be 'less than substantial ' as set 
out in paragraph 196 and as such the benefit is considered to be the re-organisation of the internal 
space to enable better circulation and optimum use of the rooms. This would be the consideration 
even if the change of use of the ground floor was not proposed.  
 
There is a proposal to lower and enlarge the current catering kitchen windows to the ground and 
install a large area of glazing.  This catering kitchen is a later addition to the building and is currently 
enclosed by a close boarded fence.  The visual harm caused by this change is considered to be small 
given the current arrangement with the stationing of the gas tank and the fencing and the lower 
ground level of the building on this elevation. 
 
The proposed external works to the landscaping are also no more harmful than the existing situation 
and so there are no objections in terms of the visual impact on the setting of the listed building. 
 



The proposal has been considered under paragraphs 16, 66 and 72 of the Planning (Listed Buildings 
and Conservation Areas) Act 1990. 
 
There are no objections to the works proposed.  
 
Devon County Council (Highways):  
Planning Officer to refer to Standing Advice.  
 
Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team comments are outlined below. 
 
Residential Amenity 
The application site is located in close proximity to existing dwellings such that detriment to their 
residential amenity may arise from construction works associated with the proposed development if 
control measures are not in place. Should planning consent be granted, the Environmental Protection 
Team recommends the imposition of a condition restricting construction times (including site 
deliveries) be limited to 0700 to 1900 hours Monday to Friday and 0800 to 1300 hours on Saturdays 
with no works permitted on Sundays and Bank Holidays. 
 
Land Quality 
There appears to be no detailed information provided on the historic use and land quality of the 
application site. Although it is acknowledged that the proposed development will involve no significant 
groundworks, given the former commercial use and proposed sensitive end use, it is imperative that 
ground conditions are suitable for occupation and do not pose a risk to the health of future 
inhabitants. Should planning consent be granted, the Environmental Protection Team recommends 
the imposition of the following condition: 
 
Should any contamination of soil or groundwater be discovered during development of the site, the 
Local Planning Authority should be contacted immediately. Site activities within that phase or sub-
phase or part thereof, should be temporarily suspended until such time as a procedure for addressing 
such contamination, within that phase or sub-phase or part thereof, is agreed upon with the Local 
Planning Authority or other regulating bodies.  
 
Representations: 
 
Number of neighbours consulted:  13  Number of letters of support:  1 
Number of representations received:  78 Number of neutral representations: 1 
Number of objection letters:  76  

 
78 representations have been received, (76 objections, 1 in support and 1 comment from Buckland 
Brewer Hall Management Committee), (including a representation from North Devon CAMRA 
(Campaign for Real Ale), and the Management Committee of the Buckland Brewer Community Shop). 
 
Please note: 46 of the 77 objections were registered, only, under the Listed Building Application, 
although they relate to planning matters. They have been accounted for in this report. 
 
The following points have been raised: - 
 
- Amazing that the loss is even being considered; 
- Visiting pub for over ten years on my holidays/regular returning visitors; 
- Friends and family/visitors/generations have used; 
- Revenue it brings into Devon from tourism/supports holiday lets/businesses; supports the local 
community shop. 
- Support the local economy through employment of staff and purchases from local businesses, 
(including plumbers/decorators/electricians). 
- Connection with the Church (wakes); the Primary School, (attracting young families to move to the 
village) / NHS (well-being/social interaction/loneliness/road accidents). 



- Historic pub with character (low beams, log fires, thatched roof), (Grade II Listed Building and within 
a Conservation Area), loss of history/thousands of years old/since the 1300s. 
- Heritage Statement misleading as 13th C not 17th C; no reference of impact on Conservation Area; 
does not address policies ST15 and DM07. 
- Heart of the village/visually attractive/focus to the village. 
- Huge loss of an asset to the village/community/generations to come. 
- Village is expanding with new houses and people; new estate Hillpark; 
- The pub is a reason people have chosen the place to live/purchase property in the 
village/developers take a risk constructing the properties. 
- The village has limited facilities, and this is the only pub in the village. 
- The pub is within walking distance. 
- The loss would create an increase in traffic on narrow roads between villages; 
- Alternative provision is not accessible, (and to non-drivers), being Parkham and Monkleigh 3 miles 
away/unsafe to drink and drive/accidents/pressure on NHS; 
- The Village Hall maintains its licence to be able to cater for specific village/private events 
only/alcohol is not sold at large events and these events would be too large to be at the pub/does not 
compete with the pub/only one function room and no permanent bar/not a social drinking club; 
- The pub is the hub of the community/hosts regular and ad hoc community gatherings/meeting 
places for clubs, societies and charities/funeral wakes/links with the church; 
- There are regular darts, pool and skittles teams/clubs/competitions/Buckland Brewer Playing Field 
Association use as venue for meetings and fundraising quizzes/nights/Gardening Club/Community 
Shop. 
- Somewhere for people to meet and socialise/for people's wellbeing/one of key places for word of 
mouth/fostering community spirit/lifeblood for many people. 
- Found the pub to be well used and much appreciated facility/popular/large number of 
customers/occasions unable to book a table to eat. 
- Sympathy for current landlords if not a viable business;  
- Accounts not publicly available, but net income only covers eight months not full trading year/ repair 
and maintenance costs Aug 2019-Mar 2020 significantly higher that might not be in following years. 
- Marketing information shows net turnover £300,000 for the last three years with an estimated profit 
of £75,000-80,000. 
- Since original marketing the Cottage has been sold, and the asking price not reduced / has been 
asset stripped with development of property at rear and recent sale of Inn Keepers cottage to the 
front. 
- No statistical date to substantiate patronage has declined. 
- There is evidence that appears to suggest the current owners are not making the best use of the 
facilities available to generate more business/there will come a time in that Landlord's life where it 
may become too much and a more relaxing way if life will be sought. This should not become a 
reason to close a valued facility for the community. 
- There is an understanding that the job of running a pub is demanding and the landlords wish to 
move onto other things/doing this for a very long time. 
- An application to register the Coach and Horses as an Asset of Community Value (ACV) is in 
progress / a consortium in the village wants to purchase and run it / have a business plan / the 
sticking point is the purchase price, (currently £525) / offers have been ignored. 
- The asking price too high / The Bell at Monkleigh (400 years old) has larger footprint sold for £300 K 
last year. 
- Marketing pessimistic, (leaving EU/low ceilings/husband and wife would be required to run it); 
Historic nature should be attractive for marketing. 
- No theme nights to raise income as suggested/need for modern till to record popular drinks etc; only 
one sitting of food; village halls sales offered to the pub and offer declined; Village Hall sells canned 
beer from small fridge/not same ambience. 
- Covid-19 has crippled pubs, restaurants, bars etc, but is a temporary phase. 
- The proposed parking at the front will create an unsafe situation where vehicles can only back out 
onto the road. 
- Concerned about overlooking from rooflights and existing skittle alley. 
 
It should be noted that comments relating to the applicants being hard working and / or other personal 
comments are not material planning considerations. 



 
Policy Context: 
 
North Devon and Torridge Local Plan 2011-2031:  
BBR (Buckland Brewer Spatial Strategy); ST01 (Principles of Sustainable Development); ST03 
(Adapting to Climate Change and Strengthening Resilience); ST04 (Improving the Quality of 
Development); ST07 (Spatial Development Strategy for Northern Devon's Rural Area); ST14 
(Enhancing Environmental Assets); ST15 (Conserving Heritage Assets); ST22 (Community Services 
and Facilities); DM01 (Amenity Considerations); DM02 (Environmental Protection); DM04 (Design 
Principles); DM07 (Historic Environment) and 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 
 
Main planning considerations 
1. Principle of development 
2. Access, Parking and Highway Safety 
3. Character and appearance 
4. Residential amenity 
5. Flooding and Drainage 
6. Ecology 
 
Principle of development  
The application site is located in the Local Centre of 'Buckland Brewer, and as a result, the provisions 
of Policy ST07 of the North Devon and Torridge Local Plan (NDTLP) are relevant in relation to the 
spatial development strategy for the District. This states at Section (1) that; 'Local Centres, will be the 
primary focus for development in the rural area; development will be supported in accordance with the 
local spatial strategies, to enhance the sustainability of the locally important service centres and to 
enable wider than local needs to be met.' 
 
The self-sufficiency of communities will be improved through growth that makes them more balanced 
and sustainable delivering accessible and proportionate infrastructure. The Local Plan will improve 
opportunities to access housing, jobs high quality education, training and a wide range of services 
and community facilities, with opportunities to lead healthy lives.  
 
A 'Public House' is included in the definition of a 'Community Facility,' in the Local Plan. The Local 
Plan recognises that many rural communities have experienced the loss of important local services 
such as public houses. 
 
In addition, Paragraph 83 of the National Planning Policy Framework (NPPF) makes it clear that to 
support a prosperous rural economy, Local Planning Authorities should, amongst other things, 
promote the retention and development of local services and community facilities in villages, such as 
local shops, cultural buildings, public houses etc. Paragraph 92 of the NPPF, in terms of promoting 
healthy and safe communities, states that planning policies and decisions should guard against the 
unnecessary loss of value facilities and services. This section of the NPPF states more generally, at 
paragraph 91, that planning policies and decisions should aim to achieve healthy and inclusive places 
which promote social interaction, including opportunities for meetings between people who might not 
otherwise come into contact with each other. 
 
Policy BBR of the Local Plan (Buckland Brewer Spatial Strategy) also emphasises an intention to 
'retain and expand existing services and facilities in the village'. 
 
Part 3 of Policy ST22: 'Community Services and Facilities' of the NDTLP is relevant and states the 
following: - 



 
(3) Development that involves the loss of community services and facilities will not be supported 
unless there is compelling evidence to demonstrate: 
 
(a) the existing use is no longer commercially viable or could not be made commercially viable; or 
(b) there is alternative local provision that is accessible to the local community by walking or 

cycling; and in either case 
(c) the premises are no longer required to meet the needs of the local community. 
 
The Local Plan emphasises that applications for a change of use will require a thorough analysis of 
the existing operation and the attempts to secure the future and viability of the business. Paragraph 
8.9 states: - 
 
'In all instances, all public and commercially operated facilities and services must demonstrate:  
 
(a) the need for alternative community facilities has been researched and that it can be evidenced 

there has been no, or insufficient demand;  
 
(b) opportunities to support the facility by the introduction of other services have been explored. 

The dual use of premises for a number of community functions may help support the viability 
of facilities which may be experiencing financial difficulties; 

 
(c) efforts have been undertaken to secure the financial viability of the facility through applications 

for grant aid, business advice and discussions with community groups, Parish Councils, the 
Council, Devon County Council and other national or local bodies with a direct interest in rural 
service provision. These bodes can also help to identify the need for alternative community 
facilities; and 

 
(d) the facility is not commercially viable. In order to determine if this is the case, the Council will 

require submission of trading accounts for the last three full years in which the facility was 
operating as a full-time business.' 

 
The applicants have submitted accounts for three years. However, despite a fall in turnover, the 
business shows a net profit (after tax), (£28,524 in 2016; £38,085 in 2017; £47,493 in 2018; and 
£37,077 in 2019), and as such appears to be commercially viable. It should also be noted that a figure 
of £12,000 is included within the accounts as a rental cost, which, as the directors of the company, 
the applicants, are also the landlords to which the rent of 12k per annum is paid.  
 
The applicants argue that they cannot afford to pay for a manager and a chef (national rates) and 
draw a decent wage for each of the owners. The information submitted with the application states, 
'the only times when a profit was achieved was as a consequence of saving on staff costs when the 
chef and assistant were no longer employed in 2015 and all the work being undertaken on by Mr and 
Mrs Wolfe with no opportunity for any break in work commitments, holidays etc.' 
 
And, that there have been costs associated with maintenance: 'My clients have not wanted to close 
the pub and has tried various options to boost income over the years and keep the pub viable (as 
aforementioned). The financial strain exacerbated as the pub is a 13th Century cob and thatch-built 
property which requires a huge amount of maintenance.' However, it is considered that these are one 
off costs, which are not every year and help to improve the facility in the longer term. 
 
There have also been assets sold off, to help with the costs of repair: 'to aid the pub, the owners 
developed a holiday cottage in 2003, to subsidise the pubs income. In 2019, they were forced to sell 
the holiday cottage to generate capital for necessary pub renovation works, including new thatch roof, 
new cottage kitchen and cottage bathroom, which were beyond repair. Moreover, the adjoining car 
park in 2008 was separated, and planning permission approved for a detached dwelling, which again 
my clients were forced to sell due to the need to complete maintenance on the pub.' 
 



The Design and Access Statement states 'The proposal will provide a viable return on investment and 
allow my clients to return to a position of financial stability.' The applicants state that there has been a 
'continuing declining trade even before Covid-19.' There is no disputing the challenges faced by public 
houses today, particularly in the context of changing drinking habits and legislation relating to smoking 
and drink driving. 
 
However, these are all choices as to how the pub is run and reflect personal circumstances. There 
are different costs for different pubs, (i.e., interest on loans, repairs, marketing, mortgage payments). 
However, given that there is a healthy net profit, (after taxation), the public house is considered to be 
viable and there is no evidence that the existing use could not be made commercially viable.  
 
Demand for the facility 
Information with the planning application states, 'Over the years, the current owners have tried to 
expand the business with marketing efforts such as leaflet drops, social media, local papers, and a 
continuous page in Devon Life. This has been in addition to adapting the menu to meet modern 
demands. Unfortunately, in recent times there has been an overall decline in demand for this facility, 
which is not only limited to this particular village, but nationally, which has resulted in the business 
being unviable for a considerable amount of time.' 
 
However, many representors have written to say there are clubs and societies, quiz nights etc 
regularly held at the pub, and people comment that sometimes it is so popular it is difficult to book a 
table to eat. There are several comments that state that people choose to live there, and others are 
looking to move there because of the existence of a public house. 
 
In relation to this, the adopted Local Plan includes several allocations for residential development 
within Buckland Brewer and applications relating to the development of some of these sites are 
currently being considered by the Council, whilst others have been granted planning permission and 
would be expected to come forward for development in the relative near future.  As such, it is 
expected that across the plan period there will be a significant increase in the population of Buckland 
Brewer, which should have a positive impact on the settlement's ability to retain community facilities 
such as Public Houses.  
 
Alternative local provision 
Policy ST22 does not require the existing or future viability of the facility to be demonstrated if there is 
alternative provision that is accessible to the local community by walking or cycling (criteria b). 
 
No other public house exists in 'Buckland Brewer,' the closest alternatives located in neighbouring 
villages of 'Parkham' (2.3 miles) and 'Monkleigh' (2.6 miles), but they are not accessible to the local 
community by walking or cycling. 'Buckland Brewer' is on a hill, and surrounded by unlit, rural lanes 
with no footways. The bus service would not provide an alternative.  
 
There is however a Village Hall, and the information submitted with the planning application, from the 
applicant states: - '...the construction of the nearby Village Hall, which has an alcohol licence, kitchen 
and parking for a vast number of cars is certainly a relevant factor regarding village facilities. As such, 
the Village Hall is also able to sell alcohol in direct competition and at a discount to The Coach and 
Horses, thus affecting turnover. There is also a nearby public house in Monkleigh offering similar 
facilities, but in a more accessible location.' 
 
It is considered, by the Local Planning Authority, that the Village Hall is not an 'alternative' to the pub. 
The facilities function quite differently. The representations by local residents attest that the village 
hall does not have the same historic character and ambience, (low beams, log fires, thatched roof), 
and that the hall is for more structured events, (specific village/private events), rather than 'a drink 
after work.' The Village Hall maintains its licence to be able to cater for events, and alcohol is only 
sold at large events, and these events are too large to be at the pub. The hall has only one function 
room and does not have a permanent bar. It has been confirmed by the Village Hall Management 
Committee that the hall does not compete with the pub.  
 



The Parish Council confirm that 'The village hall holds less than one licenced event a month and the 
Village Hall Trustees and publican have always been supportive of each other's activities.'  
 
The dual use of the facility and/or opportunities for other services to support the business have not 
been explored, although the website advertises takeaways are available. There are comments from 
objectors that offers have been made for the licensees of the public house to sell alcohol at village 
hall events, but this offer has not been taken up.  
 
The comments received suggest that the pub is popular, by people who live near and far, and the 
dining facilities, skittle alley, pool table are all used, although the applicants state that, only 25, (of the 
objectors), use the pub at least once or more than once a week. The facilities seem comprehensive, 
(bars, pool table, two dining areas, beer garden, parking and in an accessible central village location), 
and in addition, the public house has historic character and ambiance. The inside may be small, but 
this is a cosy character that residents and/or visitors enjoy in Devon pubs, and there are beer gardens 
front and rear, a pool table area and two areas for dining. The pub is on the main road through the 
village and can be easily seen by visitors to the area and is advertised on the road outside of the 
village, between Bideford and Parkham. 
 
Marketing 
Paragraph 8.10 of the NDTLP states 'Commercially operated facilities must further demonstrate a 
comprehensive sustained marketing campaign (to be agreed in advance by the Council), has been 
undertaken for its existing use, offering the facility for sale using an agreed realistic valuation of the 
premises for a period of at least 12 months before an application is submitted.' 
 
The documentation states that the applicants have had the pub on the market since 2017 with no 
solid interest: - 'The property and business have been for sale with a variety of agents over the years 
with a reducing asking price in line with various Commercial Agents recommendations. Although, the 
pub has increased its asking price slightly in recent times as the aforementioned extensive works 
have been carried out (to the gardens, thatch, toilet facilities and kitchen). The works were completed 
to make the property and business more appealing to the market. However, this has not been the 
case with no offers being submitted or viewings since the works have been completed.' 
 
It is noted that representations have been made by residents that cast doubt on the robustness of the 
marketing activities that have been undertaken.  
 
Appendices II and III of the submitted Planning Statement set out letters from two commercial estate 
agents that clarify that there has been a low level of interest in the business.  One of the letters 
advises that the sale of public houses has been difficult for a number of years due to low financial 
returns and issues with securing mortgage finance.  The other advises that the prospective sale has 
not been helped by the EU Referendum and subsequent uncertainty in licensed and commercial 
property markets, and, more recently, the impact of Covid-19.  Your officer has no reason to doubt the 
veracity of the information provided; however it remains the case that the assessment of the proposal 
concludes that the use of the premises as a Public House is currently viable, and there is no evidence 
that this use would not continue to be so.  In addition, it has not been shown that the premises are not 
required to meet the needs of the local community.  
 
In conclusion, the proposal is in principle, not acceptable in policy terms. The proposed works do not 
meet Part 3 of Policy ST22. It has not been demonstrated that (a) the existing use is no longer 
commercially viable or could not be made commercially viable; or (b) that there is alternative local 
provision that is accessible to the local community by walking or cycling. In addition, from the number 
and content of the representations received, it is considered that the premises are required to meet 
the needs of the local community (c). Further development is proposed for Buckland Brewer and 
planning policies and decisions should guard against the loss of valued facilities, but also plan 
positively for the provision of community facilities. The proposal is therefore, contrary to Paragraphs 
83 and 92 of the NPPF. 
 
 
 



Access, Parking and Highway safety 
Paragraph 109 of the NPPF advises that development should only be prevented or 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. 
 
Policy DM05 in the Local Plan requires development to have safe and well designed vehicular access 
and egress, adequate parking and layouts which consider the needs and accessibility of all highway 
users including cyclists and pedestrians, and all development shall protect and enhance existing 
public rights of way, footways, cycleways and bridleways and facilitate improvements to existing or 
provide new connections to these routes where practical to do so. Policy DM06 of the Local Plan 
states that proposals will be expected to provide an appropriate scale and range of parking provision 
to meet anticipated needs. Policy DM04: 'Design Principles' has a criterion related to 'safe and 
appropriate highway access. 
 
There are adequate parking spaces allocated for each dwelling for parking and the proposed 
development accords with Policy DM06 of the Local Plan in terms of the scale to meet anticipated 
needs. There is no turning area provided, and vehicles will be forced to reverse into the road that runs 
through the village, with very little visibility. However, the village is in a low speed area, (20 miles per 
hour), and Devon County Council Highways have confirmed that the traffic speeds are generally 
compliant with this, and the volumes of traffic are low. There are already examples of reversing onto 
the highway from private drives on the road through the village, and there is no history of an 
associated crash problem with these. Therefore, it is considered that the impact would not be severe 
enough to warrant a refusal on highway grounds, and the proposed development accords with 
policies DM04 (h), DM05 and DM06 of the Local Plan. 
 
Character and appearance 
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 its setting in terms of scale, density, massing, height, layout appearance, fenestration, 
materials and relationship to buildings and landscape features in the local neighbourhood. Policy 
ST04 states 'design will be based on a clear process that analyses and responds to the 
characteristics of the site, its wider context and the surrounding area taking full account of the 
principles of design found in DM04.' 
 
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. 
 
Policy ST15: Conserving Heritage Assets of the Local Plan aims to preserve and enhance northern 
Devon's historic environment, and Policy DM07 supports proposals which conserve and enhance 
heritage assets and their settings. 
 
The NPPF, (specifically Part 16), states that 'Local Planning Authorities should identify and assess 
the particular significance of any heritage asset that may be affected by a proposal (including by 
development affecting the setting of a heritage asset) taking account of the available evidence and 
any necessary expertise.'  
 
The property is Grade II Listed, and within a Conservation Area, and the impact on the setting is of 
importance. The Local Authority's Conservation Officer has been consulted and has no objections. 
 
There is an accompanying report for the Listed Building Consent application, (planning reference 
1/0637/2020/LBC), which is also to be considered by the Plans Committee. 
 



The proposal to lower and enlarge the current catering kitchen windows to the ground and install a 
large area of glazing does not impact on the Conservation Area as it is to the rear. This catering 
kitchen is a later addition to the building and is currently enclosed by a close boarded fence. The 
visual harm caused by this change is considered to be small given the current arrangement with the 
stationing of the gas tank and the fencing and the lower ground level of the building on this elevation. 
 
The proposed external works to the landscaping are considered to be no more harmful than the 
existing situation. The proposed parking to the front was a previous situation historically, and it is 
considered that the impact is not harmful. There are no objections in terms of the visual impact on the 
setting of the listed building and/or the Conservation Area, and the proposed development accords 
with Policies DM04, DM07, ST04 and ST15 of the Local Plan and parts 12 and 16 of the NPPF. 
 
Residential Amenity 
Policy DM01 of the Local Plan confirms that development will be supported where it would not harm 
the amenities of neighbouring occupiers or uses or result in harm to the future occupiers of the 
development from existing or allocated uses. Policy DM04: 'Design Principles' aims to ensure the 
amenities of existing and future neighbouring occupiers are safeguarded. 
 
There are no windows proposed on the gable end of the proposed converted skittle alley, and the 
windows to be added to the rear do not have a significant impact on the neighbouring dwelling due to 
the distance (14 metres), and that there is a wall in between. The windows will provide additional 
daylight to the occupants. 
 
Adequate parking spaces and private amenity areas for each dwelling is proposed. 
 
Environmental Protection make the comment that, should planning consent be granted, a condition be 
applied to restrict construction times (including site deliveries) to 07:00 to 19:00 hours Monday to 
Friday and 08:00 to 13:00 hours on Saturdays with no works permitted on Sundays and Bank 
Holidays. And the imposition of a condition relating to contamination of soil or groundwater. 
 
The proposed works accord with Policies DM01 and DM04 of the Local Plan.  
 
Flooding and Drainage 
Policy ST03 of the Local Plan, requests that development be designed and constructed to take 
account of the impacts of climate change, by adopting effective water management including 
Sustainable Drainage Systems (i.e., reducing rates of surface water run-off). Foul drainage is to the 
main sewer, and surface water to an existing watercourse. 
 
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). Policies ST14 
and DM08 of the Local Plan require that development ensures the protection and enhancement of 
biodiversity. 
 
The application is accompanied by a Wildlife Trigger List, but the proposed development does not 
trigger the need for a statement or report. 
 
There is however a requirement for net gain where possible, and if approved a condition to erect a 
bird (i.e., swallow) box should be added. 
 
As such the proposals are considered to accord with Policies ST14 and DM08 of the NDTLP and the 
above statutory duties are met.  
 
Conclusion 
As set out above, the Local Planning Authority (LPA) considers that the application demonstrates, for 
the reasons set out in this report, that the public house has been and remains viable. It is considered 



that the proposal is likely to have a negative impact on the village, due to the loss of a community 
facility. The Buckland Brewer spatial strategy seeks to retain and expand existing services and 
facilities in the village. The business has been marketed for sale and has generated little interest, 
however it is evident from the application that the public house use is viable. In the event that the 
public house was sold, the submitted accounts suggest that the business has every prospect of 
success. The LPA consider that this traditional rural public house represents a valued facility for the 
local community and other users. As such, it is considered that the application is contrary to Policy 
ST22 of the NDTLP and Paragraphs 28 and 92 of the NPPF. 
 
Human rights 
 
Consideration has been given to the Human Rights Act 1998. 
 
Recommendation 
 
REFUSE for the following reason: - 
 
 1       The proposed development is contrary to Part 3 (criteria a, b, and c) of Policy ST22 'Community 

Services and Facilities,' because it has not been demonstrated that the existing use is no 
longer commercially viable or could not be made commercially viable (a), that there is 
alternative local provision that is accessible to the local community by walking or cycling (b), 
and it is considered that the premises are required to meet the needs of the local community 
(c). It is also contrary to Paragraphs 83 and 92 of the NPPF. 
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1289.BLK REV B  07.10.2020 
   

1289.SLP REV B  07.10.2020 
 

                           
  

Statement of Engagement 
 
The National Planning Policy Framework (paragraph 38) requires local planning authorities to work 
positively and proactively with applicants to achieve sustainable development.  
            
A pre-application response was sent outlining reasons why the Local Planning Authority could not 
support the proposed change of use. Meetings have been held remotely with the architect and two 
planning agents, including one with a senior planning officer/manager.  
 
In this instance the applicant/agents required further discussions with the planning officer, and every 
request for meetings has been answered and the additional information submitted by the 
applicant/agents for further consideration has been assessed. Throughout the application process 
guidance has been given to the applicants and all outstanding issues have been identified. 
            
The Council has therefore demonstrated a positive and proactive manner in seeking solutions to 
problems arising in relation to the planning application. 
 


