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Reason for referral: 

 
This application has been called in to Plans Committee for determination by Cllr Bushby for the 
following reasons: 
 
As a north ward councillor I wish to call in the application for a house of multiple occupancy at 5 
Buttgarden street. 
My reasons are that there are already properties of this type dealing with individuals with a variety of 
needs in Buttgarden street. Over the last year there has been several instances of antisocial 
behaviour in the street and in the streets leading to the parish church. Some I have witnessed 
personally. The police are well aware of the issues as are the local residents who I think would be 
upset to think this is going to continue on a permanent basis. 
Buttgarden street was once a very nice residential street but has deteriorated over the years due to 
properties being used for purposes such as this. 
If we have to have this type of development it needs to be shared around the town on both sides of 
the water and not centred on one area as it has a detrimental impact on amenities and existing 
residents. 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/2619/1988 DEMOLITION OF FRONT 
WALL AND REBUILDING 

PER 14.02.1989 

   

1/0017/1989 CHANGE OF BUILDING 
INTO ONE MAISONETTE 
AND TWO FLATS 

PER 14.02.1989 

   

1/0356/2018/FUL Retrospective change of use 
from Residential (C3) to HMO 
(Sui-Generis) 
 

INVAL 04.06.2018 

   

1/0865/2020/CPE Certificate of existing lawful 
use for use of property as a 
House of Multiple Occupancy  
 

WDN 27.11.2020 

   

 

Site Description & Proposal 

 
Site Description 
The site is located within the centre of Bideford along Buttgarden Street that is comprised of 
residential dwellings, commercial units and houses of multiple occupancy (HMO) at number 5 and 15. 
The site number 5 Buttgarden was historically J C Grose Surgeon and Physician. The lawful planning 
use of the property is as two residential maisonette flats under approval reference 1/0017/1989.  
 
The site is currently being used as an HMO for 8 residents under the Bideford Lighthouse Project 
CIC. The Bideford Lighthouse Project CIC is an independent not for profit organisation that provides 
supported housing for adult men who have been struggling with drug or alcohol addiction and want to 
achieve abstinence and make real changes in their lives. The project provides residents the 
opportunity to develop skills and support onto a pathway back to living independently free from 
addiction. The project is funded by housing benefit and operates with two-day time staff between 9am 
and 4pm, with on-call staff outside of these hours. The site has obtained an HMO license in 2016 and 
thus deemed to be an acceptable provision of HMO accommodation. The operational development 
that has been implemented is the removal of internal flat fire doors and the installation of a refuse 
store. 



 
 
 
Proposed Development 
The application seeks retrospective planning permission for the retention of an existing 8-bedroom 
HMO operated by The Bideford Lighthouse Project CIC.  
 

Consultee representations: 

 
Bideford Parish/Town Council:  
RESOLVED: That the application is refused. 
 
' Members believe that there is already an over-development of buildings offering this type of property 
in Buttgarden Street. 
 
' Members also consider there would be overcrowding in the building, and the idea of shared facilities 
in the 21st Century is not acceptable. 
 
 
Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team has no objections in principle. 
 
The proposed development has the potential to cause detriment to neighbouring residential amenity 
from the associated construction works. However, it is acknowledged that as the application is 
retrospective, construction works may now be complete. Should planning consent be granted, the 
Environmental Protection Team recommends a condition be imposed restricting any further 
construction works that may be required in association with the proposed development to 0700 to 
1900 hours Monday to Friday and 0800 to 1300 hours on Saturdays only with no works permitted on 
Sundays and Bank Holidays in order to protect residential amenity.  
 
Housing Renewal Officer:  
 I have visited this property with the planning officer Angelo Massos, to look at it from the perspective 
of a retrospective planning application. I can confirm that having seen the location, condition, and 
management of this property that I have no concerns personally about planning granting this.  
 
I feel that we could be potentially losing a significant resource that is not only unique in its current 
form, but one that is providing a service to the residents of not only Bideford, but the rest of Devon. 
As the project does not form part of the North Devon hub, it can be selective as to what type of tenant 
resides there. The Light House Project serves as a recovery facility to enable ex substance and 
alcoholic addicts to live and prepare for a tenancy and become independent again, with support 
workers providing the necessary input where required. 
 
They also have a store alongside the property that houses leisure equipment, such as cycles for the 
personal use of the tenants. They have a communal kitchen there, and a contributory budget for their 
shopping, each tenant is responsible for certain chores and they all participate with the cooking of a 
communal meal on a rota basis. 
 
There is no evidence from the police to suggest that there have been any call outs to this property for 
any issues. The property from the outside is probably the most presentable on Buttgarden Street. 
From the outside it looks like a normal dwelling, it if anything enhances the street. There is a secure 
system for tenants going in and out, and it has an office on the ground floor for the support workers. 
  
Whilst there are several HMO properties within the surrounding area, and I agree, perhaps they do 
have the stigma attached to them, which is difficult to get away from, the house was already licensed 
for 6 people already prior to this application. The whole reason why these facilities arise in this area 
are because the very people who reside in this kind of premises, require the kind of resources that the 
town offers. Their limited financial means do not allow for them to run cars etc. so the ability to live 



outside of the town is unlikely, similarly the likelihood of a property like this occurring in a residential 
area is not a viable solution neither. 
Positive moves made by individuals in society who are prepared to invest in such projects like this, 
should welcomed, after all we are trying to achieve a balance for a diverse and inclusive community 
and if the application were to be rejected, the project still stands, albeit it with a limited number of 
tenants, the financial impact we are not aware of, however if it were to become financially unviable 
then what message are we sending to society? You must also raise the question of course is this a 
form of discrimination? 
 
Licensing:  
No representations received.  
 
Conservation Officer:  
No representations received. 
 
Designing Out Crime Officer - DC&D Police:  
First Response 
Thank you for this application. 
Following consultation with the local policing team and sector inspector, I have no objections to this 
retrospective 
application. 
Kind regards 
Rick Napier 
Designing Out Crime Officer 
North Devon, Mid Devon & Torridge 
Prevention Department 
Devon & Cornwall Police 
 
Second Response 
I have forwarded the details onto local officers and will get back to you ASAP, however, I have used 
my limited skills to interrogate our system and can find only 1 directly linked incident in the past 4 
years! It might just be that Buttgarden St is a popular cut through and therefore there is a perception 
that things are worse than they actually are! 
 
I have just received the follow from our Bideford team; - 
“We have discussed this amongst the team albeit Andy (A/L), including CCTV950 and there is nothing 
of significant note that wouldn’t be recorded on our systems. As you are very well aware it is a very 
transient area and hot spots will flare up but it is normally resolved by an individual or two being 
moved on or found more suitable accommodation to meet their needs and provide a level of support 
to minimise their impact on the local community due to a chaotic life style.” 
Fortunately, this supports my/our initial thoughts regarding the area and No. 5 in particular. 
 
I hope this helps, 
 
Kind regards 
Rick 
 
 
DCC Highways 
Standing Advice 
 

Representations: 

 
Number of neighbours consulted:  8  Number of letters of support:  5 
Number of representations received:  6 Number of neutral representations: 1 
Number of objection letters:  0  

 



Letters of support and General comments were received that outlined the following comments: 
- No anti-sociable behaviour x 3 
- Support of the work and community facility in Bideford x 5 
 

Policy Context: 

 
 
North Devon and Torridge Local Plan 2011-2031:  
ST06 (Spatial Development Strategy for Northern Devon's Strategic and Main Centres); ST04 
(Improving the Quality of Development); ST14 (Enhancing Environmental Assets); ST03 (Adapting to 
Climate Change and Strengthening Resilience); ST15 (Conserving Heritage Assets); DM01 (Amenity 
Considerations); DM04 (Design Principles); DM05 (Highways); DM06 (Parking Provision); DM07 
(Historic Environment); DM08A (Landscape and Seascape Character); DM08 (Biodiversity and 
Geodiversity);  
 
Government Guidance: 
NERC (Natural Environment & Rural Communities); NPPF (National Planning Policy Framework); 
NPPG (National Planning Practice Guidance); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
Main planning considerations are as follows: 
 

1. Principle  
2. Character and Appearance upon a Conservation Area 
3. Amenity 
4. Highways  
5. Ecology  

 
 
1. Principle 
1.1 The application site is located in the settlement of Bideford, which is identified as a Main Centre 

within the adopted Local Plan (2018). The provisions of Policy ST06 are relevant which notes that 
Main Centres will support appropriate levels of growth that will increase the town’s capacity to 
increase self-containment, to meet their own needs and those of surrounding communities. 

 
1.2 The provision of a HMO accommodation provides an affordable provision of accommodation 

within Bideford which is a sustainable location to access the Towns services and facilities. 
Nonetheless, when assessing the principle of development comments raised by the Town Council 
and within the call-in reasons need to be considered. Concerns have been raised regarding the 
density and location of HMOs within the vicinity of the Buttgarden Street. Within Buttgarden Street 
at number 15 is an existing HMO that is a licensed 7 bed, within the wider area at 66 Meddon 
Street is a 5 bed HMO. Additionally, there a number of larger HMOs up to 16 bedrooms within the 
High Street of Bideford.  

 
1.3 In terms of assessing the cumulative impact of HMOs within the location of Buttgarden there is no 

adopted policies within the Local Plan to stipulate criteria, location or density for the provision of 
HMO accommodation nor an article 4 directive restriction. The accommodation operates as an 
independent community facility that provides a support facility to men in need of support to 
recover from addiction within the local area and wider parts of the South West. The application 
has received five letters of support for the works The Lighthouse Project CIC conducts to support 
people whilst living at 5 Buttgarden Street and beyond there stay. Within Buttgarden Street there 
is only two existing HMOs including 5 Buttgarden Street the remainder of Buttgarden is 
predominately residential with some ground floor commercial units.  

 
1.4 The cumulative impact of HMOs within the vicinity of Buttgarden Street, is based on the registered 

list of HMOs on the Council website records. It is considered the application provides an 



acceptable addition of accommodation that does not result in and unacceptable density of the 
provision of HMO accommodation within the vicinity of the site.  

 
1.5 As a part of the application the Council Housing Renewal Team were consulted and provided 

comments in support of the provision of accommodation at 5 Buttgarden Street. The internal living 
space and provision of facilities is considered to be acceptable and was confirmed from a site visit 
that the existing HMO license remains valid. Additionally, the occupants have storage facilities 
within a rented garage within close proximity to the property that provides storage of bikes, fishing 
equipment, surfboards and personal storage facilities. Therefore, the facility itself is deemed an 
acceptable HMO that operates uniquely with on site management of the accommodation.    

 
1.6 Therefore, in light of the above the principle of the development is considered acceptable and in 

accordance with Policy ST06.  
 
 
 
2. Character and Appearance Upon an Conservation Area  
2.1 Policies ST04 and DM04 requires new development to be well related to existing buildings and 

their surroundings in terms of design, scale and materials, and to be sympathetic to the character 
and appearance of the local area. 

 
2.2 Policy DM07 requires development to preserve and enhance the character or appearance of the 

Conservation Area and important features are retained and enhanced, additionally DM07 refers to 
the NPPF for national guidance.   
 

2.3 Paragraph 200 of the NPPF states that Local planning authorities should look for opportunities for 
new development within Conservation Areas and within the setting of heritage assets to enhance 
or better reveal their significance. Proposals that preserve those elements of the setting that make 
a positive contribution to or better reveal the significance of the asset should be treated 
favourably. Paragraph 201 of the NPPF states that not all elements of a Conservation Area will 
necessarily contribute to its significance.  

 
2.4 As a part of this application, the Council’s Conservation Officer was consulted however, no 

comments were received. The proposed development has not altered the external appearance of 
the building and thus has retained the character and appearance of the existing built form which is 
in keeping with the Conservation Area of Bideford. In terms of the provision of design facilities the 
site has incorporated refuse storage space within the rear courtyard area.  Therefore, the 
proposed development is considered to accord with the above policies. 
 

 
3. Amenity 
3.1 Policy DM01 of the Local Plan 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.  

 
3.2 Within the call-in reason concerns were raised regarding antisocial behaviour within vicinity of 

Buttgarden Street. As a part of the application the Police Designing Out Crime Officer was 
consulted and initially raised no objection to the application. Further comments were received that 
did not deem the HMO use of 5 Buttgarden to have registered antisocial behaviour incidences and 
within Buttgarden Street there was only one incident recorded over the past four years. The officer 
provided further comments that Buttgarden Street is a transient area that may give the perception 
of antisocial behaviour. There is limited evidence to demonstrate that there is significant amenity 
harm to neighbouring residents resulting from the HMO use of 5 Buttgarden Street. 

 
3.3 The proposed operations of The Light House Project provide management and support as well 

selection of occupants because of the independent operations of the organisation. Additionally, 
three letters of support have been received that outline no antisocial behaviour has arisen from 5 
Buttgarden Street and there are no amenity concerns from the existing operations of the property.   



 
3.4 Therefore, in light of the above the application is considered to not result in any significant amenity 

harm to neighbouring residences and thus accords with Policy DM01.  
 
 
4. Highways  
4.1 Policies ST10 and DM05 of the Local Plan seek, inter alia, to ensure that development does not 

adversely affect the local or strategic highway network and that vehicular accesses are safe and 
well designed.  In addition, DM06 seeks to ensure that appropriate parking provision is delivered 
as part of development. 
 

4.2 The Highways Authority has been consulted in respect of the application and provided standing 
advice. As the site is within a sustainable location with the provision of sustainable modes of 
transport it is considered that the proposal will accord with the above relevant policies.  

 
 
5. Ecology  
5.1 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).  

 
5.2 This is further reinforced within the Local Plan through Policies ST14 and DM08, which require 

development to maintain or where possible enhance biodiversity and mitigate against the potential 
loss of habitats. Policy ST14 promotes the addition of providing net gain where possible through 
management, expanded network of designated sites and green infrastructure.   

 
5.3 A Wildlife Trigger List was submitted as part of the planning application which concluded that 

there will be no effect on protected species as a result of this scheme, additionally it is considered 
unnecessary for net gain to be implemented, due to the nature and scale of the development. It is 
thereby considered that the local planning authority has satisfied its statutory duty. 

 
 
6.0 Conclusion  
6.1 In conclusion, the application is considered acceptable in principle and provides a unique 

community facility that supports vulnerable men on their pathway to recovery from addiction and 
independence. Furthermore, the use of the property as a HMO is not considered to significantly 
result in a cumulative harm in terms of density of HMOs within the vicinity of the site, nor result in 
any significant antisocial behaviour nor amenity harm to neighbouring residents. Additionally, the 
project has enabled the maintenance of the property that is considered to retain the Character and 
Appearance within the Conservation Area of Bideford.  The proposal is considered in accordance 
NDTLP Policies ST06, ST10, ST14, DM01, DM04, DM05, DM06, DM07 and DM08 and thus is 
accordingly recommended that approval should be granted.  

 
 

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 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 

  

2014 P 001 00  15.02.2021 
   

2014 P 002 00  15.02.2021 
         

2014 P 006 00  15.02.2021 
   

2014 P 007 00  15.02.2021 
  

 
 

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. 
 


