
 
Committee Report – 6 February 2020 

 
 
 
 
 

              © Crown copyright and database rights 2012 Ordnance Survey 100022736 Application Number:  1/1052/2019/LA 

Registration date:  11 December 2019 

Expiry date:  5 February 2020 

Applicant:  Torridge District Council  

Agent:  Charles E Ware & Son 

Case Officer:  Laura Davies 

Site Address:  26 High Street,  
Bideford,  
Devon, 
EX39 2AN, 
 

Proposal:  Change of use from residential dwelling into 
emergency/temporary accommodation hostel to 
include minor external demolition and alterations. 

Recommendation:  Grant 

 

© Crown copyright and database rights 2020 Ordnance Survey 100022736 
 

 

 



 
 
Reason for referral: 
 
This application is before the Plans Committee for determination as the applicant is Torridge District 
Council. 
 
Relevant History: 
 
Application No.  Description  Status  Closed  

   

1/1957/1999 CHANGE OF USE OF 
OFFICES TO ONE SINGLE 
DWELLING 

PER 21.01.2000 

   

 
Site Description & Proposal 
 
Site Description: 
The application site is located on the southern side of the High Street and to the west of its junction 
with Grenville Street.  The application site relates to a two storey, terraced property which includes a 
double fronted appearance with a slate pitched roofline over.  The existing dwelling also benefits from 
a pedestrian access to the rear from a shared alleyway to the western side with access to the rear 
garden. 
 
The application site is located within the Bideford conservation area and within close proximity to 
listed buildings including those at nos. 28 and 24 High Street. 
 
Proposed Development: 
This application seeks the change of use of the existing single dwelling to five separate units of 
accommodation to be used as emergency/temporary accommodation.  The proposed development 
would therefore result in the existing dwellinghouse (Class C3) becoming a larger house in multiple 
occupation (sui generis).  This will involve internal alterations to the ground and first floor 
accommodation.  The ground floor would provide two larger units of accommodation together with a 
communal shower room and laundry/common area and access to the rear garden/patio.  At first floor 
level three further units of accommodation would be provided with further communal toilet and 
bathroom facilities and a linen store.   None of the units would be entirely self-contained with each 
providing a small kitchen area but bathroom facilities being provided communally. 
 
The proposed development also seeks the infilling of an existing window at ground floor level to the 
western side elevation, the provision of new uPVC windows to the rear and side elevations within 
existing openings, the enlargement of the existing kitchen window at ground floor level to provide an 
access to the garden and the removal of the existing glazed screen to the rear lean-to building. 
 
Consultee representations: 
 
Bideford Parish/Town Council:  
RESOLVED: That the application is approved. 
 
Environmental Protection Officer:  
INITIAL COMMENTS 19.12.19 
In relation to the above application, the Environmental Protection Team has no objections.  
 
FURTHER COMMENTS 21.1.20 
In relation to the above application, I have reviewed the premises licence for the neighbouring 
premises, Play, at 24A High Street. The permitted opening hours are Monday to Sunday 1100-0030 
hours with live and recorded music permitted daily until 2330 and 2300 hours respectively. Having 
regard for this information and the premises being located in the town centre, the Environmental 



Protection Team would not have any immediate concerns regarding the impact on the residential 
amenity of the proposed hostel, in particular as the hostel will accommodate transient as opposed to 
permanent occupants. 
 
Conservation Officer:  
 
This is an unlisted building within the conservation area designated for Bideford. The Building forms 
part of a planned section of the street which appears to be associated with the use of the site by the 
Bideford Gazette.  
 
The site appears to have formerly been Nichols Brewery and the site frontage was redeveloped with a 
contemporary style in Marland Brick.  
 
In the main the interior mouldings and fire places are contemporary with the early 20 Century date 
(1920-1920?).  The only exception appears to be that one room retains earlier mouldings and given 
the site was redeveloped it could be that some rooms were retained as part of the overall 
redevelopment of the site.  
 
The Proposed use does not require the fireplaces or mouldings to be changed and so the heritage 
merit within the building is retained. The dwelling is not listed but retains some features of interest but 
these are not so complete to suggest the building is in need of additional statutory protection. The 
frontage of the building will not be changed and so its presence within the conservation area will 
remain.  
 
The proposal is considered acceptable and would be in line with guidance contained in paragraph 200 
of the NPPF and paragraph72 of the Planning (Conservation and Listed buildings ) Act 1990 in that 
the proposal preserves the character of this building and section of the conservation area. 
 
Representations: 
 
Number of neighbours consulted:  5  Number of letters of support:  0 
Number of representations received:  2 Number of neutral representations: 0 
Number of objection letters:  2  

 
Objections received can be summarised as follows: 
- Potential for noise and disturbance from neighbouring uses to proposed residents; 
- Concerns that accommodation would not just be used by families with potential impact on 
neighbouring sites; 
- Loss of privacy and security to neighbouring properties; 
- Significant increase in number of people in the property; 
- Increased noise due to increased density of people living in property; 
- Adverse impact on character of surrounding area with a concentration of vulnerable people in one 
area, with similar accommodation nearby; 
- Limited on street parking. 
 
Policy Context: 
 
North Devon and Torridge Local Plan 2011-2031:  
 
DM07 (Historic Environment); ST06 (Spatial Development Strategy for Northern Devon's Strategic 
and Main Centres); ST17 (A Balanced Local Housing Market); DM01 (Amenity Considerations); 
DM04 (Design Principles); DM05 (Highways); DM08 (Biodiversity and Geodiversity); DM25 
(Residential Extensions and Ancillary Development);  
 
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. Impact on Character and Appearance 
3. Impact on Residential Amenities 
4. Access and Parking 
5. Ecology. 
 
1. Principle of Development: 
The application site is located in the settlement of Bideford which is identified as a Strategic Centre 
within the North Devon and Torridge Local Plan.  Policy ST06 of the Local Plan notes that Bideford 
will provide a focus for housing and employment development and sustainable development 
opportunities will be secured to increase self-containment and achieve balanced development.    
 
Policy ST17 seeks to provide a balanced housing market across the district and notes that the scale 
and mix of dwellings, in terms of dwelling numbers, type, size and tenure provided through 
development proposals should reflect identified local housing needs.  More specifically, section (2) of 
the Policy notes that: 
'(2) Within development boundaries, or the principal built form of defined settlements without 
settlement boundaries, proposals for specialist housing accommodation will be supported where they: 
(a) meet an identified local need; 
(b) are proportionate in scale to the locality; 
(c) are located so they are accessible to local facilities; and 
(d) provide necessary ancillary facilities as part of the development, that complement locally available 
amenities and, where possible, be made available to the wider community'. 
 
The supporting text to Policy ST17 notes that proposals for specialist housing should provide a mix of 
units which respond to identified needs for the particular section of the community that they seek to 
accommodate and will not necessarily be expected to provide a balanced and proportionate mix of 
dwelling types and sizes.  The surrounding area is mixed in character, with residential and 
commercial uses nearby. 
 
The proposed development seeks the change of use of the existing dwelling into five separate units of 
accommodation with an element of communal facilities provided.  None of the units are entirely self-
contained.  The Design and Access Statement submitted in support of the application confirms that 
there is an identified demand for emergency accommodation in this location. 
 
The proposed provision of emergency/hostel accommodation within close proximity to various 
services and facilities within Bideford and to meet an identified need for this type of accommodation is 
considered to be acceptable in principle in this location.  The principle of the proposed development 
would be in keeping with the provisions of Policies ST06 and ST17 of the Local Plan. 
 
2. Impact on Character and Appearance: 
Policy DM04 further states that development proposals should reinforce the key characteristics and 
special qualities of the area in which the development is proposed as well as contributing positively to 
local distinctiveness, historic environment and sense of place.  Policy DM07 relates to the historic 
environment and states that proposals which conserve and enhance heritage assets and their 
settings will be supported. 
 
The proposed development would retain a residential use to the dwelling, albeit in a different form to 
the existing single dwelling.  Given the mixed character of the surrounding area, the proposed change 
to the nature of the residential use in this location is not considered to result in an adverse impact on 
the character of the surrounding area. 



 
The proposals include a number of minor alterations to the exterior of the property with the 
replacement of some windows to the rear, infilling of a window to the side elevation and alterations to 
the existing lean-to at the rear of the property.  No alterations are proposed to the front elevation of 
the property.   
 
The Council's Conservation Officer has commented on the submitted plans noting that the existing 
dwelling is not listed and whilst retains some internal features of interest, these are not so complete 
as to suggest that the building is in need of additional statutory protection.  The Conservation Officer 
notes that the frontage of the building will not be changed as a result of the development and 
therefore its existing presence in the conservation area will remain.  The Conservation Officer has 
raised no objection to the proposed development and considers that the proposal would be in keeping 
with the provisions of paragraph 200 of the NPPF in that it preserves the character of this building and 
section of the conservation area. 
 
Taking into consideration the minor nature of the proposed alterations and the proposed change of 
use, the development is not considered to result in an adverse impact on the character and 
appearance of the surrounding area or the historic environment of the conservation area.   
 
3. Impact on Residential Amenities: 
Policy DM01 of the Local Plan states that development will be supported where it would not 
significantly harm the amenities of neighbouring occupiers or the intended occupiers of the proposed 
development.   
 
The proposed development would result in a change of use from one single dwellinghouse to five 
separate units, with an element of communal facilities.  The number of occupants is therefore likely to 
increase.  It is further noted that there is an adjacent commercial use located to the rear of the 
dwelling which includes access via the shared footpath which extends along the western boundary.   
 
The Council's Environmental Protection Officer has commented on the proposal and raised no 
objections.  The Environmental Protection Officer has further confirmed that the licensing hours of the 
site go beyond those currently operated by the neighbouring owner however would not consider that 
there are any immediate concerns regarding the residential amenities of future occupants of the 
application site, noting the temporary nature of future residents. 
 
Concerns in terms of residential amenities have been raised in representations noting that the 
adjacent commercial premises to the rear which has a shared access with the application site is open 
on three nights of the week until 11pm.  The representations note that there have been no incidences 
of issues with noise to date with the adjacent residential use however raises concerns about the 
changed nature of the use of the application site and the shared access. 
 
The access which extends to the west of the main dwelling is principally used to access the rear 
garden of the application site, with a locked gate and wall which separates the rear garden area of the 
application site from the access to the adjacent use.  The main access into the five proposed unit will 
be from the front of the building, directly from the High Street.  On this basis, a conflict between the 
two uses in terms of access and security is unlikely to result.   
 
Further, it is noted that the application site is in residential use as existing and this would remain the 
case as a result of the proposed development, albeit in a different form.  There are a number of 
different uses within the surrounding area, both residential and commercial and many neighbouring 
properties are sub-divided to provide more than one unit of accommodation (such as flats).  The 
proposed development would not therefore be unusual in the surrounding area in terms of the likely 
number of occupants and the associated number of comings and goings. 
 
On this basis, the proposed development is not considered to result in a harmful impact on the 
amenities of neighbouring or future occupiers and would be in keeping with the provisions of Policy 
DM01 of the Local Plan.   
 



4. Access and Parking: 
Policy DM05 of the Local Plan emphasises that all development must ensure safe and well designed 
vehicular access and egress, adequate parking and layouts which consider the needs and 
accessibility of all highway users. 
 
The existing dwellinghouse does not benefit from any off-street parking provision and the proposed 
development would not include any.  There is existing parking provision on-street immediately 
opposite the site which is subject to a time restriction and the application site is within a short walking 
distance of car parks close to the town centre.  Surrounding properties equally do not include off-
street parking provision and this is part of the character of the surrounding area, in close proximity to 
the town centre.   
 
It is noted that objections have been raised in representations in relation to the limited on-street 
parking which is available and the likely additional demand from future residents as a result of the 
development.  Given the prevailing character of the surrounding area and the nature of the proposed 
use as temporary/emergency hostel accommodation, the application site is considered to be in a 
sustainable location with access to facilities and services without the use of the private car.  In 
addition, there is a wider availability of car parking within nearby car parks should it be required by 
future occupants. 
 
On this basis, no objection is raised to the proposed access and parking arrangements.   
 
5. 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).  This is further 
reinforced within the Torridge District Local Plan through Policies ST14 and DM08 of the Local Plan, 
which require development to maintain or where possible enhance biodiversity and mitigate the 
potential loss of habitats. 
 
A completed Wildlife Trigger List has been submitted in support of the application which confirms that 
some works will involve alterations to the roofspace.  Correspondence has been received from the 
applicant in relation to these works confirming that the existing slate roof to the rear of the property is 
proposed to be replaced.  The replacement of materials to the roof do not expressly require planning 
permission and therefore are not a material consideration in the determination of this application.  
Notwithstanding this, the applicant would be bound by the provisions of the above legislation in 
relation to protected species irrespective of the need for planning permission. 
 
Conclusion: 
The proposed change of use and minor alterations are not considered to result in an adverse impact 
on the character and appearance of the surrounding conservation area or result in an adverse impact 
on residential amenities.  The proposed development is also considered to be acceptable in terms of 
the parking provision and impact on protected species. 
 
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. 
 
Plans Schedule 
 
Reference Received 

  

19:24:LP  05.12.2019 
   

19:24:PL03  06.12.2019 
   

19:24:PL04A  06.12.2019 
   

002 Rev. E  12.11.2019 
   

004 Rev. E  12.11.2019 
      

  
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 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. 
 


