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Application Number: 1/0983/2021/FUL 

Registration date: 20 August 2021 

Expiry date:  15 October 2021 

Applicant:  Pivotal Homes Group Ltd  

Agent:  Brodie Planning Associates Ltd 

Case Officer:  Laura Davies 

Site Address:  Brunswick House,  
Torridge Hill,  
Bideford, 
Devon, 
EX39 2BB,   
 

Proposal:  Conversion of residential dwelling and annexe to 
8no. 1-bed supported-living units with ancillary 
staff facilities and associated works 

Recommendation: GRANT 

 



 

Reason for referral: 

 
This application has been called in for determination by the Plans Committee by Cllr Bushby for the 
following reasons: 
‘The reason is the conversion to eight number single occupancy living. This is a HMO in my opinion 
and if consented could be used as such at any time. We have too high a concentration of this type of 
accommodation already which is having a detrimental effect on the amenity of the area.’ 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/1084/2020/FUL Change of use from light 
industrial to residential 
annexe incidental to 
Brunswick House 

PER 06.01.2021 

   

 

Site Description & Proposal 

 
Site Description 
The application site is located to the southern end of Torridge Hill and at the junction of Torridge Hill 
and New Road.  The application site is located within the settlement boundaries of Bideford and within 
the Bideford Conservation Area.   
 
The application site relates to a two storey dwellinghouse with a traditional design which fronts onto 
Torridge Hill but is clearly visible within the street scene of New Road due to its design and elevation.  
The ground levels around the application site drop steeply from the north-west to the south-east with 
the dwelling appearing as a three storey property to the New Road frontage.  The application site 
includes a single storey attached annexe which is located to the north-west of the site and an open area 
for parking to the western side. 
 
To the north-west is a single storey commercial building and to the north-east is the Bideford Carpets 
& Furnishing Centre, which is attached to the application site.   
 
Proposed Development 
This application seeks the conversion of the existing dwelling to provide 8 one bedroom units for 
supported living together with ancillary staff facilities and associated works. 
 
The submitted plans propose the formation of three ensuite units to the ground floor, together with 
communal kitchen and living spaces along with an office.  The existing ancillary accommodation in The 
Pigeon House is proposed to be provided as a self-contained one bedroom unit with its own kitchen 
and bathroom facilities. 
 
To the first floor a further four ensuite units would be provided along with a large communal living space 
and a staff bedroom. 
 
The submitted Site Plan seeks the provision of 6 parking spaces to the frontage of the site together with 
cycle parking spaces and a refuse/recycling store. No external alterations are proposed as part of the 
development.  The proposed development would also include the partial demolition of the existing 
warehouse on the site to provide the addition parking spaces.   
 

Consultee representations: 

 
Bideford Parish/Town Council:  
RESOLVED: That the application is approved. 
 



DCC Rights Of Way:  
No response received.  
 
Conservation Officer:  
No response received.  
 
South West Water:  
With reference to the planning application at the above address, the applicant/agent is advised to 
contact South West Water if they are unable to comply with our requirements as detailed below. 
 
Clean Potable Water 
South West Water is able to provide clean potable water services from the existing public water main 
for the above proposal. The practical point of connection will be determined by the diameter of the 
connecting pipework being no larger than the diameter of the company's existing network. 
 
Foul Sewerage Services 
South West Water is able to provide foul sewerage services from the existing public foul or combined 
sewer in the vicinity of the site. The practical point of connection will be determined by the diameter of 
the connecting pipework being no larger than the diameter of the company's existing network. 
 
The applicant can apply to South West Water for clarification of the point of connection for either clean 
potable water services and/or foul sewerage services. For more information and to download the 
application form, please visit our website: 
www.southwestwater.co.uk/developers 
 
Surface Water Services 
The applicant should demonstrate to your LPA that its prospective surface run-off will discharge as high 
up the hierarchy of drainage options as is reasonably practicable (with evidence that the Run-off 
Destination Hierarchy has been addressed, and reasoning as to why any preferred disposal route is 
not reasonably practicable): 
 
1. Discharge into the ground (infiltration); or where not reasonably practicable, 
2. Discharge to a surface waterbody; or where not reasonably practicable, 
3. Discharge to a surface water sewer, highway drain, or another drainage system; or where not 
reasonably practicable, 
4. Discharge to a combined sewer.( Subject to Sewerage Undertaker carrying out capacity evaluation) 
 
Having reviewed the applicant's current information as to proposed surface water disposal for its 
development, please note that method proposed to discharge into a surface water sewerage network 
is acceptable and meets with the Run-off Destination Hierarchy. 
 
Please note, discharge of surface water to the public combined sewer will not be permitted (even re-
connection of existing surface water drainage to a combined drainage) unless supporting evidence is 
presented which rules out a connection to a public surface water sewer in the vicinity. South West Water 
requires all surface water from the development to be directed to the nearest surface water sewer that 
facilitates a gravity connection. This may be the 630 mm diameter public surface water sewer located 
to the north of the development site, but the point of connection will be dependent on local ground levels 
and sewer depths. Please find attached the Brunswick House sewer records for reference. A point of 
connection enquiry can be applied for via the link provided above. 
 
I trust this provides confirmation of our requirements, however should you have any questions or 
queries, please contact the Planning Team on 01392 442836 or via email: 
DeveloperServicesPlanning@southwestwater.co.uk.  
 
 
 
 



Representations: 

 
Number of neighbours consulted:  16  Number of letters of support:  0 
Number of representations received:  0 Number of neutral representations: 0 
Number of objection letters:  0  

 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
 
ST06 (Spatial Development Strategy for Northern Devon's Strategic and Main Centres); ST15 
(Conserving Heritage Assets); ST14 (Enhancing Environmental Assets); BID (Bideford Spatial Vision 
and Development Strategy); DM01 (Amenity Considerations); DM02 (Environmental Protection); DM04 
(Design Principles); DM05 (Highways); DM06 (Parking Provision); DM07 (Historic Environment); DM08 
(Biodiversity and Geodiversity); ST17 (A Balanced Local Housing Market); DM13 (Safeguarding 
Employment Land) 
 
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. Drainage 
6. Ecology. 

 
1. Principle of Development 

The application site is located within the settlement of Bideford which is identified as a Strategic Centre 
within the North Devon and Torridge Local Plan.  The provisions of Policy ST06 of the Local Plan are 
therefore relevant which states that development proposals will be supported within the development 
boundaries of the Strategic Centre and specifically notes in relation to Bideford that this will provide a 
focus for housing and employment development.  Policy ST06 further notes: ‘Sustainable development 
opportunities will be secured to increase self-containment and achieve balanced development to enable 
the town to meet its own needs and those of the surrounding area’. 
 
Policy BID relates to the settlement of Bideford notes that this will continue to be a focus for growth in 
northern Devon which will be delivered without prejudice to the valued environmental assets, having 
due regard to the importance of the area’s setting and landscape quality.  Part (1) (a) of Policy BID sets 
out the housing targets for Bideford and notes that these should include affordable and supported 
homes to meet all of the community’s housing needs, with associated development and infrastructure.   
 
Policy ST17 seeks to achieve a balanced local housing market.  Section (2) of Policy ST17 relates to 
specialist housing accommodation and states: 
‘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 Planning & Heritage Statement confirms that the applicant is a registered social housing 
provider and the intention is for the application site to be used to meet a specific need to accommodate 
people with learning difficulties and/or on the autistic spectrum.  The Statement further notes that there 
is an evidenced demand for the need for this kind of supported living accommodation and it is confirmed 
that the scheme is being development in collaboration with Devon Adult Social Care and The Northam 
Care Trust. 
 
The principle of the proposed development in this location is considered to meet an identified need for 
supported housing and would provide 8 separate unit with various different amounts of self-
containment.  The addition of 8 supported living units in this location is considered to be proportionate 
to the locality and would be located close to the facilities and services of the town centre in Bideford.   
 
The proposed development would result in the loss of part of the existing warehouse on the site.  Policy 
DM13 of the Local Plan seeks to safeguard employment land and notes that non-employment uses on 
sites or buildings previously used or allocated for employment uses will not be supported, unless it 
meets a number of criteria: 
‘(a) there is sufficient quality and quantity of employment sites available in the local area to provide 
opportunities for local employment uses; or 
(b) it can be demonstrated through appropriate marketing that the site no longer provides a realistic 
prospect for employment uses; or 
(c) the existing use is causing harm to surrounding uses and the new use will not cause harm for the 
existing neighbouring uses; and in all cases 
(d) a sequential test has been applied for redevelopment of the site based on the following order of 
preference:  (i) employment based redevelopment 
  (ii) mixed use including employment generating redevelopment 
  (iii) non-employment generating redevelopment.’ 
 
The existing warehouse would be partially retained and the applicant has confirmed that the unit is 
currently used by a cabinet maker and this use would be retained within the part of the warehouse to 
be retained.  There would therefore be no loss of employment as a result of the development.  The 
nature of the proposed supported living unit within the wider site which would include ancillary staff 
accommodation and an element of employment generation by the nature of its use.  On this basis, the 
proposed development is not considered to result in the loss of employment generating land. 
 
The principle of the proposed use of the existing dwelling as 8 one-bed supported living units with 
ancillary staff accommodation is considered to be supported by Policies ST06, ST17, DM13 and BID of 
the Local Plan. 
 

2. Impact on Character and Appearance 
Policy DM04 sets out the design principles for consideration in relation to development proposals noting 
that development proposals should be appropriate and sympathetic to their setting in terms of scale, 
density, massing, height, layout appearance, fenestration, materials and their relationship to buildings 
and landscape features. 

 
In addition, Policy DM07 of the Local Plan relates to the historic environment and states that proposals 
which conserve and enhance heritage assets and their setting will be supported.  Where there is 
unavoidable harm to heritage assets and their settings, proposals will only be supported where the 
harm is minimised as far as possible and an acceptable balance between harm and benefit can be 
achieved. 
 
The application site is located in the Bideford Conservation Area and within 50 metres of a listed 
building, The Folly, located to the opposite side of the road.  Notwithstanding this, the residential nature 
of the proposed development would be retained and no external alterations are proposed as part of the 
proposed formation of the units for supported living.  The resulting impact on the conservation and 
enhancement of heritage assets and their settings is therefore considered to be minimal.   
 



The proposed formation of the units of supported living would not result in any external alterations and 
therefore the proposed development is considered to be appropriate and sympathetic to its setting and 
would be in keeping with the provisions of Policy DM04 in this regard. 
 

3. Impact on Residential Amenities 
Policy DM01 of the Local Plan notes that development proposals will be supported where they would 
not significantly harm the amenities of any neighbouring occupiers or uses and the intended occupants 
of the proposed development would not be harmed as a result of existing or allocated uses. 
 
The most immediately adjacent buildings to the application site are in commercial use and the proposed 
use of the existing dwelling as 8 supported living units is not considered to result in a harmful impact 
on the amenities of these neighbouring uses.   
 
The nearest neighbouring dwelling is at The Folly to the opposite side of Torridge Road, however this 
dwelling is set at a significantly greater height than the application site, with a large retaining wall fronting 
onto Torridge Hill.  This increases the separation between the two properties.  The proposed 
development, due to its nature and relationship to the nearest neighbouring property, is not considered 
to result in an adverse impact on the amenities of existing occupiers.   
 
In terms of the future occupants of the 8 units, each would include their own bathroom facilities, with 
communal kitchen facilities for the overall use, although the self-contained unit within The Pigeon House 
would also include separate kitchen facilities.  The internal layout of the proposed development is 
considered to ensure a suitable standard of amenity for future occupants. 
 
On this basis, the proposed development is considered to be in keeping with the provisions of Policy 
DM01 of the Local Plan. 
 

4. Access and Parking 
Policy DM05 of the Local Plan states that all development must ensure safe and well designed vehicular 
access and egress, adequate parking and layouts which consider the needs of all highway users.  Policy 
DM06 relates more specifically to parking provision noting that an appropriate scale and range of 
parking provision should be included within developments to meet anticipated needs. 
 
The existing access arrangements into the application site would be unaltered by the proposed 
development, with two pedestrian accesses into the building from Torridge Hill.  The existing frontage 
of the site would provide six off-street parking spaces, although these would not all be dependent.  In 
addition, separate provision for cycle parking would be made to the north-western side of the dwelling.   
 
The proposed demolition of the warehouse would improve the visibility splays for vehicles exiting the 
site onto Torridge Hill and the proposed development is not considered to significantly increase the 
number of vehicle movements.   
 
The application site is located to the south-west of Bideford Footpath no. 6 which provides a link from 
New Road to Bull Hill to the west.  The application site is located at some distance to this public right of 
way and the proposed development would not impact in any way on the public right of way.  No 
comments have been received from the County Council’s Public Rights of Way Officer raising any 
concerns about the proposal. 
 
The proposed access and parking provision is considered to be suitable for the proposed development 
and would be in keeping with the provisions of Policies DM05 and DM06 of the Local Plan. 
 

5. Drainage 
The submitted application form confirms that the development would be connected to the mains for foul 
drainage and the direction of surface water drainage to the mains sewer.  No alterations are proposed 
to the existing drainage systems and the proposal works would not increase the existing hard surfaced 
area to the site.   
 
 



6. 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 North Devon and Torridge District Local Plan through Policy DM08 which requires new development 
to 'avoid adverse impacts on existing ecology features as a first principle, and enable net gains by 
designing in biodiversity features'.  
 
A Preliminary Roost and Nest Assessment has been submitted in support of the application which 
confirms that the main dwelling includes solid walls and an unlined slate roof with the roof in a good 
condition with negligible potential for bats to gain ingress.  The Pigeon House annexe is also noted to 
be of a similar construction with a similar conclusion reached by the Ecologist.  The Assessment further 
notes that there are no nesting features as existing for birds however there is the potential for some 
birds, such as House Martins to nest against the walls or under the eaves.   
 
The Assessment also considers the existing warehouse on site which is intended to be demolished as 
part of the proposed development.  This has a largely slate roofline with some clear plastic panels, 
permitting light into the building.  The Assessment confirms that there is no evidence of bat usage and 
negligible potential.  Further, the annexe does not contain any nesting features, although there is the 
potential for some birds to nest under the eaves in the same manner as the main dwellinghouse.   
 
The Assessment confirms that the proposed development would not result in the loss of any roosting 
features however notes that bats can use the existing buildings at any time and therefore sets out 
actions which should be taken if bats or nesting birds are found during the construction process.  The 
submitted Assessment does not include any mitigation, due to the development not result in any loss 
of roosting or nesting sites, however proposes enhancements in the form of bird nesting boxes to be 
added to the eastern or northern elevations of the existing buildings.  A condition to ensure that the 
appropriate precautionary approach to the proposed development is followed and to secure the 
enhancements could be included as part of any planning permission granted. 
 
On this basis, a harmful impact on protected species is not considered to result and the development 
would accord with the provisions of Policy DM08 of the Local Plan. 
 
Conclusion: 
The principle of the proposed use of the dwelling, in this location, as supported living is in keeping with 
Local Plan policies. The proposed development is considered to be in keeping with the character and 
appearance of the existing buildings and would not result in an adverse impact on the surrounding 
conservation area or setting of listed buildings.  In addition, a harmful impact on the amenities of 
neighbouring occupiers or protected species is not considered to result.  The proposed development 
would include a suitable provision for access and parking. 
 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 
 

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 
 

3. The development hereby approved shall be undertaken in strict accordance with the mitigation 
and enhancement measures set out in the Preliminary Roost and Nest Assessment report 
prepared by Ecological Services Ltd. and dated July 2021.   
 
Reason: To ensure that the proposed development does not result in a harmful impact on 
protected species 

 
 
 

Plans Schedule 

 
Reference Received 

      

03  20.08.2021 
   

04  20.08.2021 
       

07  20.08.2021 
   

08  20.08.2021 
   

09  20.08.2021 
  

 
 

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. 
 


