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Reason for referral: 

 
The application has been called in by Councillor Wiseman as a Plans Committee Member for the 
following reason: 
 
'The application raises questions around the size of the buildings being able to provide high quality 
tourism development, and the impact the development will have on the listed buildings, in line with 
ST13.' 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/1038/1977 CONVERSION OF SHOP 
INTO RESTAURANT, THE 
LAURELS INN 
PETROCKSTOWE 

PER 03.10.1977 

   

1/0065/1995 DEMOLITION OF OLD 
COACH HOUSE 

PER 04.05.1995 

       

1/1118/2021/FUL Change of use from a mixed 
use of public house and 
private dwelling to solely a 
private dwelling 

PCO  

     

    
 

 

Site Description & Proposal 

 
Site Description 
The application site is located within the settlement of Petrockstowe, which is designated as a Rural 
Settlement within the adopted North Devon and Torridge Local Plan. The site does not fall within any 
other land designations and the property is not a designated heritage asset.  However, there are a 
number of protected heritage assets within close proximity including: 
 
O Three, Grade II listed cottages adjacent to the application site to the east; 
O Petrockstowe War Memorial, which is a Grade II heritage asset and is located immediately to the 
east; 
O Properties 1 and 2 Church Gate, which are Grade II heritage assets and are located immediately to 
the south; and 
O The Grade II*, Church of St Petrock, which is located immediately to the west of the application 
site.  
 
The site is set back from the road and is seen as central to the settlement. The application site is 
attached to a two-storey public house with the principal elevation to the east.  The main outside area 
for the public house is to the front of the property and attached to the south gable end are two single-
storey outbuildings.  The vehicle parking and turning is to the north of the buildings, which is accessed 
from the public classified highway that runs along the eastern boundary.  
 
There is a current application (1/1118/2021/FUL) in the system which is still being considered by the 
Local Planning Authority for 'Change of use from a mixed use of public house and private dwelling to 
solely a private dwelling.' 
 
 
 
 



Proposed Development 
 
The application seeks outline permission for the conversion of a redundant building into 2 units of 
holiday accommodation. The applicant applied for outline planning permission with all matters 
reserved.  
 
As set out in the Development Management Procedure Order, Outline Planning Permission means: 
 
“a planning permission for the erection of a building, which is granted subject to a condition requiring 
the subsequent approval of the local planning authority with respect to one or more reserved matters;” 
 
Therefore, unless a building is being erected (or building works i.e alteration or extension) then a ‘Full’ 
application would be required. The LPA advised the agent of the restrictions of Outline applications, 
however, the agent indicated that alterations/works may be proposed and stated “The LPA will of 
course be able to assess all of the subsequently proposed works at that time and should it deem them 
unacceptable, then of course any such detailed application may be refused”. 
On this basis the application was validated. 
 
The application has been accompanied by a Location Plan, Block Plan and Supporting Statements. 
The statement submitted details 'The proposed holiday units would be within the footprint of, and fully 
the existing buildings at the site.' 
 
The Town and Country Planning (Development Management Procedure) (England) Order 2015, Part 
3, Article 5 (2) notes: "Where the authority who are to determine an application for outline planning 
permission are of the opinion that, in the circumstances of the case, the application ought not to be 
considered separately from all or any of the reserved matters, the authority must within the period of 1 
month beginning with the date of receipt of the application notify the applicant that they are unable to 
determine it unless further details are submitted, specifying the further details they require."  
 
Within the first month of the application the Agent was emailed requesting further details relating to 
access, scale, appearance and layout. Therefore, the only matter reserved is ‘landscaping’ and the 
application should be considered on this basis.  
 

Consultee representations: 

 
Petrockstowe Parish/Town Council:  
Petrockstowe Parish Council offer the following comments: Extract from the supporting statement 
"There is parking to the south within public parking areas and to the north, within the carpark adjacent 
to the public house, so the site make use of existing established parking areas adjacent to the 
proposal site which directly adjoins the main road through the village." 
 
We believe the public parking area referred to is the property of the Parish Council and while used for 
existing residents/parishioners of Petrockstowe and visitors to the church, is not to be considered as a 
"public parking area”. Often it is at capacity for current users. There are no public parking areas within 
Petrockstowe, only on-street parking. The public house is currently under a planning application for 
delicensing so would need to have a condition attached to it to enable parking to be made available 
should this application be successful. 
 
We request that until the application for the public house is decided, no decision is made on this 
application as the 2 applications are interlinked. 
  
Further, these almshouses are adjacent to the village War Memorial. We feel it is insensitive to 
convert them to holiday lets. Should they be used as additional accommodation to the public house, 
this could be acceptable as the outside areas of the public house could be utilised. 
 
Conservation Officer:  



The outbuildings at the Laurels are sited at a strategic location in the centre of this linear village.  The 
location is visually sensitive and although not a conservation area is within a cluster of listed buildings. 
The application describes the outbuildings as Almshouses but it would be good to know where this 
attribution came from. The structure on site currently is of some heritage merit but as there is no 
supporting heritage statement it is not possible to understand what weight to give the surviving 
structure.   
 
The guidance within the NPPF sets out  in paragraph 195: 
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. They should take this into 
account when considering the impact of a proposal on a heritage asset, to avoid or minimise any 
conflict between the heritage asset's conservation and any aspect of the proposal. 
 
In this case the report states the structures were almshouses but there is no supporting information as 
to the underpinning heritage merits. 
 
The conclusion states that the structure will be restored and enhanced but as there are no plans or 
supporting images there is no way to evaluate this and the impact on the setting of the surrounding 
listed buildings.   
 
The Church is listed at II* and the boundary to the rear of the site is the Churchyard wall….as such 
liaison with the Diocese and Historic England at a pre application stage would have been beneficial. 
The current form of the building shows that it has been much altered and the single storey lean to 
form does not lend it self to conversion.  There is little opportunity to raise the roof without harming the 
setting of the church and views from the space around the war memorial into and out of the 
churchyard.  In addition the rear yard is very limited to offer amenity or additional space for any 
residential use. 
In this case the proposal cannot be satisfactorily evaluated under this outline form and should be 
resisted as not following the guidance in paragraph 195 to 202 of the NPPF. 
  
Devon County Council (Highways):  
No comment received  
 
Historic England - Southwest Casework:  
Thank you for your letter of 30 November 2021 regarding the above application for planning 
permission. On the basis of the information available to date, we offer the following advice to assist 
your authority in determining the application.  
 
Historic England Advice 
 
The significance of the heritage assets 
 
The application site lies immediately to the east of the Church of St Petrock, a grade II* listed church. 
The pedestrian access to the church is immediately beside the application buildings and the boundary 
wall of the church runs behind the buildings. There are clear views of the church and its entranceway 
from the public highway, and these views also contain the application buildings and other historic 
cottages and a public house. 
 
The buildings that are the subject of the application are referred to as 'old almshouses'. They appear 
on the tithe map of the mid 19th century and therefore must pre-date that time. Given their physical 
relationship to the church it is highly likely that they will have had some historic association with the 
church and its work in the local community. 
 
To the front of the application buildings is a grade II listed war memorial. This sits within an attractive 
small garden. There is a low wall between the application buildings and this important community 
space, and they are seen in views together. 
 



The impact of the proposals on the heritage assets 
 
Because of the outline nature of the application, there is no accompanying information about what 
works will be required to convert the buildings into holiday use. The impact of the works on the 
significance of the church, where a part of that significance stems from its setting, cannot therefore be 
assessed. The impact of the proposals on the setting of the war memorial can also not be assessed. 
External works to the roof, windows, openings, walls etc. could all have harmful impacts. We consider 
that this information is necessary for your authority to make an informed determination of the 
application. 
 
The application does not contain a heritage statement, which might describe the history of the 
buildings and any remnant features that they might have that are worthy of retention. It is not clear if 
the buildings have been altered to an extent that they no longer have any heritage interest, or if they 
may have residual interest that would lead your authority to consider them non-designated heritage 
assets. We consider that this additional information would be helpful to your authority in its 
determination of the application. 
 
Historic England's position 
 
We do not consider that there is sufficient information contained within the application for your 
authority to ensure that any harm that may be caused to the church has been avoided or minimised 
(National Planning Policy Framework (NPPF), paragraph 195. We also consider that there is 
insufficient information within the application to assess whether your authority should be considering 
the buildings to be non-designated heritage assets, and then to apply the appropriate weight in your 
decision making (NPPF, paragraph 203). 
 
Recommendation 
 
Historic England has concerns regarding the application on heritage grounds. These concerns are 
outlined above. We recommend that further information is sought to allow your authority to make an 
informed determination of the application, taking into account the impact that the proposals would 
have on nearby designated heritage assets. We consider that the issues and safeguards outlined in 
our advice need to be addressed in order for the application to meet the requirements of paragraphs 
195 and 203 of the NPPF. 
 
In determining this application you should bear in mind the statutory duty of section 66(1) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the desirability 
of preserving listed buildings or their setting or any features of special architectural or historic interest 
which they possess. 
 
Your authority should take these representations into account and seek amendments, safeguards or 
further information as set out in our advice. If there are any material changes to the proposals, or you 
would like further advice, please contact us. 
 
DCC Archaeology Section:  
I refer to the above application.  The proposed development involves the conversion of two former 
almshouses adjacent to the Laurels Inn, this range of buildings is shown on the mid-19th century 
Tithe Map.  However, the information submitted in support of this application is not sufficient to enable 
an understanding of the age or significance of these buildings as heritage assets or of the impact of 
the proposed development upon these potential heritage assets.  The supporting information contains 
no information or description of the nature of the extant buildings. 
 
Given the potential for the extant buildings to be heritage assets and the absence of sufficient 
heritage information, the Historic Environment Service objects to this application.  If further 
information on the impact of the development upon the heritage of the site is not submitted in support 
of this application then I would recommend the refusal of the application. This would be in accordance 
with guidance Policy DM07 in the North Devon and Torridge Local Plan (2018) and paragraphs 194 
and 195 of the National Planning Policy Framework (2021). 



 
The additional information required to be provided by the applicant would be the results of a historic 
building appraisal.  Guidance for this work can be found on here.  
 
The results of these investigations will enable the significance of any heritage assets within the 
proposed development area to be understood as well as the potential impact of the development 
upon them, and enable an informed and reasonable planning decision to be made by your Authority. 
  
I will be happy to discuss this further with you, the applicant or their agent.  The Historic Environment 
Team can also provide the applicant with advice of the scope of the works required, as well as contact 
details for archaeological contractors who would be able to undertake this work. Provision of detailed 
advice to non-householder developers may incur a charge. For further information on the historic 
environment and planning, and our charging schedule please refer the applicant to: 
https://new.devon.gov.uk/historicenvironment/development-management/. 
  

Representations: 

 
Number of neighbours consulted:  12  Number of letters of support:  0 
Number of representations received:  14 Number of neutral representations: 0 
Number of objection letters:  14  

 
14 objection comments have been received for the application detailing the following: 
 
- Enough holiday cottages within the village already; 
- No parking assurance; 
- Parking given is not for the public; 
- No regular and reliable bus service; 
- One bus a week on a Friday; 
- 'Almshouses' size of sheds, how can they be turned into living accommodation; 
- They are fronted by the War Memorial and the Church cemetery; 
- Disrespectful to the War Memorial; 
- Insufficient space to create holiday units; 
- Future of The Laurels pub is uncertain - could hinder parking etc; 
- Drainage concerns; 
- Noise; 
- Privacy; 
- The sheds are an asset for the future viability of the pub and would give the new owners scope o 
develop the pub with extra accommodation to support the business or to be kept as storage units; 
- Amenity area proposed is more like an access alley set against the churchyard boundary wall; 
- No garden/amenity area; 
- Very few pedestrian pavements; 
- Very few facilities. 
 
The above comments will be addressed in the main body of the report. 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
 
ST07 (Spatial Development Strategy for Northern Devon's Rural Area); ST13 (Sustainable Tourism); 
DM18 (Tourism Accommodation); DM04 (Design Principles); ST04 (Improving the Quality of 
Development); ST15 (Conserving Heritage Assets); DM07 (Historic Environment); DM01 (Amenity 
Considerations); ST10 (Transport Strategy); DM05 (Highways); DM06 (Parking Provision); ST03 
(Adapting to Climate Change and Strengthening Resilience); DM02 (Environmental Protection); DM08 
(Biodiversity and Geodiversity); ST14 (Enhancing Environmental Assets);  
 
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 planning considerations with this application are: 
 
1. Application Context  
2. Principle of Development 
3. Impact on Character and Appearance/Listed Buildings 
4. Impact on Residential Amenities 
5. Access and Parking 
6. Drainage 
7. Ecology 
8. Conclusion 
 
1. Application Context 
The Town and Country Planning (Development Management Procedure) (England) Order 2015, Part 
3, Article 5 (2) notes: "Where the authority who are to determine an application for outline planning 
permission are of the opinion that, in the circumstances of the case, the application ought not to be 
considered separately from all or any of the reserved matters, the authority must within the period of 1 
month beginning with the date of receipt of the application notify the applicant that they are unable to 
determine it unless further details are submitted, specifying the further details they require."  
 
Within the first month of the application the Agent was emailed requesting further details for the 
following reasons: 
 
'In the opinion of the Local Planning Authority, it is not possible to assess the potential level of harm 
on the setting of the neighbouring Grade II* listed church and Grade II Listed War Memorial, or the 
amenity of nearby residential properties, without considering matters of access, scale, appearance 
and layout at this outline stage. Furthermore, without these details, it is not possible to establish 
whether any required physical alterations/extensions would be acceptable so as to establish the 
principle of two holiday units at the site. Therefore please take this email as a request for further 
information relating to access, scale, appearance (including elevations and material details) and 
layout.' 
 
Following this e-mail a document supplying additional information in written form was submitted by the 
agent but stated that all that was being sought at this stage is confirmation that the proposed 
development could be acceptable 'in principle'. It is appropriate for the applicant to know whether the 
principle of development is acceptable before undertaking the significant commitment in time and 
resources that would be involved in a detailed application.  
 
In light of the above the relevant consultees have been consulted for the proposal and the following 
assessment is based on the information that has been provided for the outline application.  
 
2. Principle of Development 
Section 38 (6) of the Planning and Compulsory Act 2004 states that key consideration in the 
determination of a planning application is the development plan.  Applications should be determined 
in accordance with the development plan unless material planning considerations indicate otherwise.  
For the purpose of the development plan the statutory development plan is comprised of the North 
Devon & Torridge Local Plan 2011-2031 (NDTLP). 
 
In planning terms, the site is located within the rural settlement of Petrockstowe, and therefore would 
need to comply with Policy ST07 (3) of the North Devon and Torridge Local Plan (NDTLP).  Policy 
ST07 (3) sets out that development in Rural Settlements which contain at least one prescribed service 



or community facility, appropriately located development of a modest scale will be enabled to meet 
locally generated needs. 
 
Policy ST13 of the NDTLP, broadly supports 'high quality tourism development that promotes a year-
round industry' and 'tourism growth should be sustainable and should not damage the natural or 
historic assets of northern Devon.' 
 
Specifically in relation to tourism accommodation outside Sub-regional, Strategic, Main and Local 
Centres, the NDTLP includes Policy DM18(2) (Tourism Accommodation) states that the development 
of new tourism accommodation will be supported where it: 
(a) Is related directly to and compatible in scale with an existing tourism, visitor or leisure 
attraction; or 
(b) Reuses or converts existing buildings; or 
(c) Improves the facilities for or diversifies the range or improves the quality of existing tourism 
accommodation; 
 
And in all cases: 
(d) The scale and character of the proposal is appropriate for the size of the existing settlement or 
tourism attraction; 
(e) The local road network can accommodate the type and scale of traffic to be generated and the 
safety of public highway users is maintained; 
(f) Is designed to respect and enhance the key characteristics of the relevant landscape 
character types; 
(g) Identified environmental and heritage assets are not subject to significant harm, are conserved 
or enhance, with particular respect to the setting and special qualities of naturally important 
landscapes, undeveloped coast, biodiversity and heritage designations; and 
(h) Protects and enhances the setting and special qualities of the Area of Outstanding Natural 
Beauty and provides an overall environment enhancement when assessed throughout a year. 
 
The National Planning Policy Framework (NPPF) supports the sustainable growth and expansion of 
all types of business in rural areas both through conversion of existing buildings and well-designed 
new building and sustainable rural tourism which respects the character of the countryside (pp.84).   
 
In light of the above, the proposal for the conversion of the buildings for use as 2 no. holiday 
accommodation units could be seen to be compliant with criterion (c) of DM18, however, any 
application also needs to be compliant with (d)-(h) of the policy and this is where the application falls 
down being in outline form. The application site is surrounded by several heritage assets, including a 
Grade II* Church and a Grade II War Memorial; in the closest proximity to the site. In light of this it is 
considered that there is insufficient information to assess the impacts of the proposal on the setting of 
these assets. Any external works could have harmful impacts and therefore the additional information 
requested during the process of the application is still considered necessary to make an informed 
determination of the application.   
 
Considering the principle of development it is acknowledged that the proposal is for the conversion of 
existing buildings, however there is insufficient information to assess the impact of the proposal in 
terms of the scale and character of the proposal and whether it could be designed to respect and 
enhance the key characteristics of the surrounding landscape and that any identified heritage assets 
are not subject to significant harm. In light of this the application is considered to be contrary to ST07, 
ST13 and ST18 of the NDTLP.  
 
3. Impact on Character and Appearance/Listed Buildings 
The Local Plan policies on design are relevant - Policy ST04 (Improving the Quality of Development) 
and Policy DM04 (Design Principles), which both aim to achieve high quality, inclusive and 
sustainable design.  
 
Policy ST04 supports development proposal that achieve high quality inclusive and sustainable 
design to support the creation of successful, vibrant places.  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 Policy DM04. 
 
Policy ST15 of the NDTLP, states that 'great weight will be given to the desirability of preserving and 
enhancing northern Devon's historic environment by: 
(a) Conserving the historic dimension of the landscape; 
(b) Conserving the cultural, built, historic and archaeological features of national and local 
importance and their setting, including those that are not formally designated; 
(c) Identifying and protecting locally important buildings that contribute to the area's local 
character and identity; and  
(d) Increasing opportunities for access, education and appreciation of all aspects of northern 
Devon's historic environment, for all sections of the community. 
 
Policy DM04 supports developments with good design and the policy seeks to guide overall scale, 
density, massing, height, landscape, layout, materials, access and appearance of new developments.  
It seeks not just to manage land use but support the creation of successful places and respond to the 
challenges of climate change. The policy lists 13 design principles that proposals must meet in order 
to be supported by the policy. 
 
Policy DM07 of the NDTLP requires that all proposals affecting heritage assets should be 
accompanied by sufficient information, in the form of a Heritage Statement, to enable the impact of 
the proposal on the significance of the heritage asset and its setting to be properly assessed. The 
policy also outlines that proposals that conserve and positively enhance the heritage asset and their 
setting will be support and 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.  
 
Policy DM18 of the NDTLP supports tourism accommodation where the scale and character of the 
proposal is appropriate to the size of the existing settlement and where any identified heritage assets 
are not subject to significant harm, are conserved or enhanced with particular respect to the setting 
and special qualities of heritage designations.  
 
The National Planning Policy Framework (NPPF), and in particular part 12: Achieving well-designed 
places, attaches great importance to the design of the built environment and states that development 
should in terms of design: 
(a) Function well and add to an overall quality of the area, not just for the short term but over the 
lifetime of the development; 
(b) Be visually attractive as a result of good architecture, layout and appropriate and effective 
landscape; and 
(c) Be sympathetic to local character and history, including surrounding built environment and 
landscape setting, while not preventing or discouraging appropriate innovation or change. 
 
In addition to this, Paragraph 199 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.' 
 
Paragraph 202 of the NPPF states that, 'Where a development proposal will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should be weighed 
against the public benefits of the proposal including, where appropriate, securing its optimum viable 
use.' 
 
The application seeks outline permission with all matters reserved so no formal plans have been 
submitted in terms of scale and design. The only indication given is in the supporting statement that 
details the footprint of the building subject to the application are not proposed to increase, and the 
height would be consistent with the street scene in order to ensure that the scheme is sympathetic 
and consistent with the historic form.  
 



Historic England, the Councils Conservation Officer and Devon County Council Historic Environment 
Team have been consulted on the application, due to the historic assets that could be impacted by 
the proposal. All of the consultees have stated that there is insufficient information to assess the 
impact of the proposal on the heritage assets, or to enable an understanding of the age or 
significance of these buildings as heritage assets. The Conservation Officer states: 'The structure on 
site currently is of some heritage merit but as there is no supporting heritage statement it is not 
possible to understand what weight to give the surviving structure. The application describes the 
structures as almshouses but there is no supporting information to know where the attribution came 
from and therefore to underpin the heritage merits of the site.' 
 
Taking into account the above consultee comments it is concluded that insufficient information has 
been submitted to be satisfied that the proposal, would not have a significant impact on the heritage 
assets and the character and appearance of the site. As such the proposal is contrary to policies 
ST04, DM04, DM07, ST15, and DM18 of the NDTLP and paragraph 195 to 202 of the NPPF.  
 
4. Impact on Residential Amenities 
Policy DM01 of the NDTLP relates to amenity considerations and notes, development will be 
supported where: 
(a) It would not significantly harm the amenities of any neighbouring occupiers or uses; and 
(b) The intended occupants of the proposed development would not be harmed as a result of the 
existing or allocated uses. 
 
DM04 also aims to ensure the amenities of existing and future neighbouring occupiers are 
safeguarded. In addition to this, one of the core principles of the NPPF is to secure high-quality 
design and a good standard of amenity for all existing and future occupants of land and buildings.  
 
Fourteen objection comments have been submitted for the application, which have been summarised 
in the representations section. As the application is in outline form no scaled plans have been 
submitted in terms of the amenity to be associated with the holiday units. The supporting information 
details that this is a matter to be considered at reserved matters stage, and that design would be able 
to be submitted to minimise amenity impacts. However, the application site is located between the 
public green which contains the war memorial and the churchyard of the Church of St Petrock.  The 
current boundary treatment between the site and the public green, consists of a low stone wall.  
 
The application site appears to benefit from a small parcel of amenity space to the rear of the 
property, therefore there is likely to be limited harm from the adjoining churchyard. However, at this 
stage without further information it is considered that an assessment cannot be made on the impact 
that the proposal could have on the amenity of the nearby residential properties, or the intended 
occupiers.  
 
5. Access and Parking 
Paragraph 111 of the NPPF advises that development should only be prevented or refused on 
transport grounds if there would be an unacceptable impact on highways safety, or the residual 
cumulative impacts on the road network would be severe. In addition, Paragraph 112 notes that 
development should minimise the scope for conflict between pedestrians, cyclists and vehicles, 
respond to local character and design standards, allow for the efficient delivery of goods, and access 
by service and emergency vehicles. 
 
Policy ST10 of the NDTLP, sets out the transport strategy for Northern Devon.  It aims to reduce the 
environmental and social impact of transport by ensuring that access to new developments is safe 
and appropriate. 
 
Policy DM05 of the NDTLP relates to highways and states: 
(1) All development must ensure the 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. 



(2) All development shall protect and enhance 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. 
 
In addition to this, Policy DM06 of the NDTLP relates to parking provision and states: 
(1) Development proposals will be expected to provide an appropriate scale and range of parking 
provision to meet anticipated needs, having regard to: 
(a) Accessibility and sustainability of the site; 
(b) Availability of public transport; 
(c) Provisions of safe walking and cycle routes; and  
(d) Specific sale, type and mix of development. 
(2) Proposals must encourage the use of sustainable modes of transport through careful design, 
layout and integration of the existing built form. 
 
It is acknowledged that the site benefits from a car park and vehicle access to the north, used in 
association with the use as a public house. However, the public house is currently closed and is 
subject to an application to change the use to the dwelling. In light of this it is considered that there is 
no assurance of the parking proposal to be associated with the holiday units. The statements have 
highlighted further parking provision but it has been detailed by the Parish Council that this is owned 
by the Parish and is not for 'public use'. The Parish Council have detailed that there is no public 
parking in the settlement and only on-street parking. At this stage without the submission of further 
information, it is considered that there is insufficient information to be satisfied that there is sufficient 
parking provision for the proposal.  
 
6. Drainage 
Policy ST03 of the NDTLP notes that development should 'adopt effective water management 
including Sustainable Drainage Systems, water quality improvements, water efficiency measures and 
the use of rainwater'.  In addition, Policy DM04 notes development should provide effective water 
management including Sustainable Drainage Systems, water efficiency measures and the reuse of 
rainwater. 
 
The NPPF and Planning Practice Guidance provide further advice on foul drainage, with a 
hierarchical approach being used.  The Planning Practice Guidance notes that new development 
should aim to discharge foul water into the public sewer; however, if this not possible then a package 
treatment plant may be used. However, if a package treatment plant is not possible to use, then a 
septic tank will be considered. Justification for the use of alternative drainage systems other than 
mains drainage is required. 
 
Policy DM02 of the NDTLP states that 'developments will be supported where it does not cause an 
unacceptable risk to public health and safety due to: 
(a) Coastal erosion or land stability; 
(b) Its siting on known or suspected contaminated land which is unsuitable for the use proposed; 
or 
(c) The storage or use of hazardous substance; 
 
Unless taking account of appropriate remedial, preventative or precautionary measures to remove, 
reduce or mitigate risk to an acceptable level.' 
 
As the application is for outline permission with all matters reserved then drainage will be considered 
in full at the reserved matters stage.  
 
7. 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 NDTLP through Policies DM08 and ST14 which state that all developments must 
ensure that the importance of habitats and designated sites are taken into account.   



 
The local planning authority also has a duty under Section 40 of the Natural Environment and Rural 
Communities (NERC) Act 2006 to have regard to biodiversity in exercising its functions. This duty 
includes the requirement to have regard to protected species.  
 
A Wildlife Trigger List has been submitted for the application which is considered to accord with the 
statutory requirements as set out above. However, if the application is approved and a reserved 
matters application is submitted then a Wildlife Report may be required if it is triggered by any of the 
proposed works. e.g. the removal of the roof/increase in roof height.  
  
8. Conclusion 
During the process of the application the Agent was contacted to submit further information in line 
with The Town and Country Planning (Development Management Procedure) (England) Order 2015, 
Part 3, Article 5 (2). The Agent submitted additional information in written form, but no formal 
drawings or heritage statements were submitted to address access, scale, appearance (including 
elevations and material details) and layout. Taking this into account and the outstanding objections 
from three consultees, it is concluded that there is insufficient information submitted alongside the 
application to assess the impact of the proposed development. Therefore, it is considered that an 
assessment cannot be made on the impact of the proposed development on the surrounding heritage 
assets and therefore the proposal is contrary to the principle of development, the impact on character 
and appearance/listed buildings, impact on amenity and impact on the highway. 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 
 

Recommendation 

 
REFUSE for the following reasons: 
 
 1         In the opinion of the Council, the proposed development required further information to be 

submitted to assess the proposed development and the potential impact on the surrounding 
heritage assets. On this basis, it is concluded that there is insufficient information to assess 
that the proposed holiday units would not have a significant impact on the heritage assets (St 
Petrocks Church Grade II* and the Grade II listed War Memorial) in close proximity to the site. 
The adverse impacts of the proposal are therefore considered to significantly and 
demonstrably outweigh the benefits. The proposal is therefore contrary to Policies ST07, 
ST13, DM18, DM04, ST04, DM07, and ST15 of the adopted North Devon and Torridge Local 
Plan 2011-2031 (NDTLP), and paragraphs 195-202 of the National Planning Policy 
Framework. 

 
 2         Insufficient information has been provided in relation to the layout for the proposed holiday 

units. In the absence of such information, it is not possible for the Local Planning Authority to 
confirm that the holiday units can be accommodated on site without having a significant impact 
on the amenities of neighbouring properties as well as the intended occupiers. The proposed 
development would therefore be contrary to the provisions of Policies DM01 and DM04 of the 
North Devon and Torridge Local Plan (2018) as well as guidance set out within the NPPF. 

 
 3         Insufficient information has been provided in relation to the parking and access provision for 

the proposed holiday units. In the absence of such information, it is not possible for the Local 
Planning Authority to confirm that a safe and suitable access and adequate parking can be 
accommodated on site for the proposal.  The proposed development would therefore be 
contrary to the provisions of Policies DM05 and DM06 of the North Devon and Torridge Local 
Plan (2018) as well as guidance set out within the NPPF. 

 
 



Plans Schedule 

 
Reference Received 

  

BLOCK PLAN  24.09.2021 
   

LOCATION PLAN  24.09.2021 
  

 

 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 and positive and proactive 
manner. We have made available detailed advice in the form of our statutory policies in the 
Development Plan, Supplementary Planning Documents, Planning Briefs and other informal written 
guidance, as well as offering a full pre-application advice service, in order to ensure that the applicant 
has been given every opportunity to submit an application which is likely to be considered favourably.  
In such ways the Council has demonstrated a positive and proactive manner in seeking solution to 
problems arising in relation to the planning application. 
            
The applicant entered into pre-application discussions where key issues were identified. The 
application has been submitted in outline form, and although further information was requested during 
the process of the application, the documents submitted have failed to address the issues raised 
therefore no further discussion was deemed necessary at application stage. 
 


