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Agent:  Mr Andrew Thomas 
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Site Address:  Coach and Horses Inn,  
Buckland Brewer,  
Bideford, 
Devon, 
EX39 5LU,   
 

Proposal:  Change of use from public house, to residential 
unit with annexe and associated works 

Recommendation: Grant 



 
 
Reason for referral: 
Call in by Ward Member(s) Pennington and Hicks. 
 
 
Relevant History: 
 
Application No. Description Status Closed 

   

1/0636/2020/FUL Change of use from public 
house, to residential unit with 
annexe and associated works 

PDE  

     

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 Erection of a kitchen 
extension 

PER 19.11.1997 

   

LB/0559/2016 Replacement multifuel stove XPE 20.09.2016 
     

LB/0327/2020 Internal alterations XPE 01.07.2020 
   

1/0636/2020/FUL Change of use from public 
house, to residential unit with 
annexe and associated works 

PDE  

   

 
Site Description & Proposal 
 
The Site. 
 
The Coach and Horses Public House is sited within and to the south of the settlement of Buckland 
Brewer.  The pub is sited 200 metres south of the church. The building is within the conservation area 
and listed at grade II. The building appears as a traditional thatched stone and cob building running 
parallel to the village road. 
 
The building comprises of a pub and skittle alley with beer garden at the south end of the site.  The 
beer cellar and a separate cottage are link attached at right angles and project forward of the main 
frontage. There is a catering kitchen housed 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 Proposal. 
 
The proposal seeks to change the use of the public house to residential and subdivide the building to 
form 2 dwellings. 
 
 
 
Consultee representations: 
 
Buckland Brewer Parish/Town Council:  



This application was discussed by Buckland Brewer Parish Council at 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. 
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. 
 
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 paragraph 16 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990. 



There are no objections to the works proposed. 
  
 
Representations: 
 
Number of neighbours consulted:  13  Number of letters of support:  1 
Number of representations received:  64 Number of neutral representations: 1 
Number of objection letters:  62  

 
There have been representations made on the listed building application which are noted below. 
It should be noted that representations on this application are considered in relation to the impact on 
the fabric of the listed building and that other issues are more appropriately considered under the 
'twin' planning application 1/0636/2020/FUL. 
 
All generally include the following points: 

 The pub forms an important focal point and hub for the village.  This includes hosting darts, 
skittles, and pool teams as well as quizzes and social evenings. 

 The loss of the pub would affect the community spirit of the village and affect locals who are 
not able to travel. 

 There would be an impact on house prices 
 The planning status of the village and its allocation of housing was dependant on the pub 

being in the village.  
 The village has lost a butcher, post office and shop (the shop is now run by the community) 

the loss of the pub would effectively make the village a dormitory. 
 The location and operation of the new village hall is not in competition with the pub and cannot 

replace it as the social hub of the settlement. 
 Overall, the comments are supportive of the applicants who are considered hard working and 

valued as friends to the people making representations. 
 
 
Policy Context: 
 
 
North Devon and Torridge Local Plan 2011-2031:  
 
None considered. The primary legislation for Listed building applications is the Planning(Listed 
Buildings and Conservation Areas) Act 1990. 
 

(2) In considering whether to grant listed building consent for any works the local planning authority or 

the Secretary of State shall have special regard to the desirability of preserving the building or its 

setting or any features of special architectural or historic interest which it possesses. 

 
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 representations made to this application are noted but are not able to be considered under the 
Planning (Listed Buildings and Conservation Areas) Act 1990 as this legislation relates solely to the 
physical work to the listed building and its setting and considerations such as raised with regard the 
use and viability are considered under the twin planning application where the planning legislation 
does enable such concerns to be considered. 
 
The proposed works to the fabric of the building are set out in the agent's additional heritage 
statement dated 16.10.2020. This document sets out the areas of change proposed and examines the 
significance of each change.  In this case most of the works proposed are in areas of the property that 
are later additions such as the skittle alley and catering kitchen. There is a loss of a section of internal 
wall on the first floor, but it is considered acceptable given the chimney it is attached to will be 
retained. The conservation officer has made comments and has no objections to the proposals in 
listed building terms. 
 
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).   
In this case the location of the building and the nature of the works proposed which are mainly internal 
mean that the habitat potential for protected species is not altered significantly. 
A wildlife trigger list has been submitted with the application as required and officers consider that the 
duty under the above-mentioned acts has been observed. 
 
 
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 considering 
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 development 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. 
                                
 
 3         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, the works shall be carried out and thereafter retained unless a further application is 
submitted to the local planning authority. 

 
           Reason: To ensure the works are appropriate to the fabric and character of this grade II listed 

building. 
 
 
 
Plans Schedule 
 
                          
                           

Reference Received 
                          
              

1289.02.01.P3  07.10.2020 
   

1289.02.02.P3  07.10.2020 
   

1289.02.03.P3  07.10.2020 
   

1289.02.04.P3  07.10.2020 
   

1289.02.05.P3  07.10.2020 
       

1289.BLK REV B  07.10.2020 
   

1289.SLP REV B  07.10.2020 
  
     

 
  
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 subdivide this building have been justified in listed building terms 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 asked for and received amended heritage 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. 
    


