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Application No: 71459 Application 

Expiry: 
12 June 2020 

Application Type: Full application Ext Of Time 
Expiry:  

 

Publicity Expiry: 18 May 2020 
Parish/Ward: Barnstaple/Roundswell 
Location:  Unit 1B (Formerly Barum Autoparts)  

Seven Brethren Bank  
Barnstaple  
Devon  
EX31 2AS 

Proposal: Change of use of building to an operational police station 
together with the erection of four ancillary buildings 

Agent:  Devon & Cornwall Police 
Applicant: Devon & Cornwall Police 
Planning Case Officer: Ms. J. Watkins  
Departure: N 
EIA Development:  EIA Conclusion: Development is outside the scope 

of the Regulations. 
 
Decision Level/Reason for Report to 
Committee (If Applicable): 

 
NDC own the property 

      
   



 
Site Description 
 
The building is on the Seven Brethren employment estate and is accessed from the 
estate's road network. It is opposite to the existing Leisure Centre and is in close 
proximity to the short and long stay car parks. Pedestrian access from the Town Centre 
would be via the Long Bridge. The site is 0.7 miles from the existing Police Station in 
North Walk and 0.5 miles from the Pannier Market. 
 
It consists of two storey block with associated warehousing. The existing building has 
previous used by Barum Auto Parts Ltd, as an automotive warehouse and sales centre. 
The building is primarily clad (dark grey profiled sheeting) with some limited areas are 
brick finish around the pedestrian entrances. The warehouse is accessed by two full 
sized roller shutter doors.  
 
The site contains an enclosed yard and around 22 demarked parking spaces. 
 
Recommendation: 
 
Approve 
Legal Agreement Required:- No 
 
Planning History 
  

 
 
Constraints/Planning Policy 
 
Constraint / Local Plan Policy Distance (Metres) 
Advert Control Area Barnstaple Within constraint 
Burrington Radar Safeguard Area  Within constraint 
Chivenor Safeguard Zone  Within constraint 
Historic Landfill Buffer Within constraint 
Land is potentially contaminated Within constraint 
Landscape Character is: 7 Main Cities and Towns Within constraint 
Unclassified Road  
Within Barnstaple South Development Boundary ST06 Within constraint 
Within Adopted Mixed Use Allocation: BAR13 Seven 
Brethren 

Within constraint 

Planning Decision Decision Date 
70677 
 

Withdrawn Invalid 
 

28 October 2019 
 

Address: Barum Auto Parts Ltd  
Seven Brethren Bank  
Barnstaple  
Devon  
EX31 2AS 
Proposal: Change of Use from B2 (General Industrial) to D1 (Nursery) 
 



Within Adopted Unesco Biosphere Transition (ST14) Within constraint 
Within Braunton Burrows Zone of Influence Within constraint 
Within Flood Zone 2 Within constraint 
Within Flood Zone 3 (on the western border) Within constraint 
SSSI Impact Risk Consultation Area Within constraint 
  
BAR - Barnstaple Spatial Vision and Development Strategy 
BAR13 –Seven Brethren 
DM01 - Amenity Considerations 
DM02 - Environmental Protection 
DM03 - Construction and Environmental Management 
DM04 - Design Principles 
DM05 - Highways 
DM06 - Parking Provision 
DM13 - Safeguarding Employment Land 
DM19 - Town and District Centres 
DM20 - Development Outside Town and District Centres 
ST01 - Principles of Sustainable Development 
ST03 - Adapting to Climate Change and Strengthening Resilience 
ST05 - Sustainable Construction and Buildings 
ST11 - Delivering Employment and Economic Development 
ST12 - Town and District Centres 
  
  
Consultees  
  
Name Comment 

 
Barnstaple 
Town Centre 
Manager 
 

No response 

Barnstaple 
Town Council 
 

No response 

Building Control 
Manager 
 
Reply Received 
20 April 2020 

20/04/2020 14:23 - Details of the means of escape strategy 
required, in particular the escape from both upper floor sections to 
show that the stairs lead directly to a final exit and place of safety 
away from the building. On the ground floor details required of 
escape route, in particular if escape is to be via secure yard. 
Details required of provision for wheel chair users to access all 
floors and wheel chair user toilet facilities and means of escape 
provision for disabled occupants. 

Councillor D 
Knight 
 

No response 

Councillor G 
Lofthouse 
 

No response 
 
 
 



DCC - 
Development 
Management 
Highways 
 
Reply Received 
6 May 2020 

NO OBJECTION -I have no highway objections to raise against 
this application. However, I do appreciate there may be an issue 
with parking if this matter is not properly operated. This, in turn, 
could have connotations for parking on the public highway and 
restrict overall traffic movements. Therefore, I would expect a 
Parking Management Plan to be agreed as part of any decision. 

Economic 
Regeneration 
Officer 
 
Reply Received 
27 April 2020 

I am writing on behalf of North Devon Council Economic 
Development in support of this application. Our team has been 
working closely with Devon and Cornwall Police to identify a 
suitable new location for operations in Barnstaple. This temporary 
solution would work well whilst a more permanent site is identified.  
The temporary nature of the proposal works well with the proposed 
development programme for Seven Brethren. 
 

Environmental 
Health Manager 
 
Reply Received 
28 April 2020 

I have reviewed this application in relation to Environmental 
Protection matters. 
 
I have no objection. 
 
 

Landscaping & 
Countryside 
Officer 
 

No response 

Open Space 
Officer 
 

No response 

Planning Policy 
Unit 
 
Reply Received 
6 May 2020 

The site is within the defined development boundary for Barnstaple 
where the principle of development is acceptable in accordance 
with Policy ST06 of the adopted Local Plan. I note the change of 
use to the former Barum Autoparts is to provide a temporary 
Operational Patrol Base and Custodial Facility for Devon & 
Cornwall Constabulary. 
 
As you are aware, Seven Brethren currently incorporates a range 
of retail, commercial and leisure uses. Policy BAR13 of the 
adopted Local Plan supports the regeneration and environmental 
enhancement of Seven Brethren to deliver new economic 
development, recreation and leisure uses, including enhanced 
pedestrian and cycle links along the river frontage between the 
Longbridge and the iron bridge. In terms of the Local Plan, 
economic development is defined as 'including those within B use 
classes, public and community uses and main town centre uses 
(excluding housing development)'. This far more flexible approach 
to development could in my opinion be accepting of this proposed 
use under this definition and therefore I am less concerned by the 
implications of Policy DM13. 
 
Paragraph 10.67 of the Local Plan recognises that the existing 



'configuration of car parking, dropping off and picking up points for 
buses, coaches and taxis around Barnstaple railway station as well 
as vehicular traffic movements in the surrounding area causes 
conflict between users'. Therefore, from a policy perspective I 
would wish to be assured that these existing problems are not 
exacerbated by this proposed use which has the potential to 
greatly increase the level of traffic movements over and above the 
existing use as a sales and distribution centre for car parts.  
 
However, I would wish to be assured that the proposed use would 
not adversely impact on existing businesses in the area in 
accordance with Policy DM01. 
 
The site is within flood zones 2 and 3. A police station is required to 
be operational during flooding so is a 'Highly Vulnerable' use and 
should be avoided within areas at highest risk of flooding such as 
this. However, it is recognised that existing flood defences at 
Seven Brethren are planned for improvement over the short term. 
Paragraph 3.18 states 'in recognition of the increased flood risks 
from climate change and in line with national policy, the Local Plan 
will apply a precautionary approach to the location of new 
development. This will avoid inappropriate development in areas at 
risk of flooding or coastal change and minimise risks for people, 
property and infrastructure'. The developer's site-specific flood risk 
assessment should demonstrate that the site will be safe and that 
people will not be exposed to hazardous flooding from any source 
and clearly demonstrate how the operation of any mitigation 
measures can be safeguarded and maintained effectively through 
the lifetime of the development. It is recognised that the proposal is 
only for a temporary facility. It should be noted that paragraph 164 
of the NPPF (February 2019) no longer requires development for a 
change of use to be subject to the sequential or exception tests. All 
issues around flooding should be in accordance with Policy ST03 
of the adopted Local Plan and the consultation response of the 
Environment Agency. 
 
Subject to the above policy considerations being adequately 
addressed, there is no policy objection in principle to the temporary 
change of use of the existing building to an Operational Patrol 
Base and Custodial Facility for Devon & Cornwall Constabulary. 

Property & 
Technical 
Services 
 
Reply Received 
6 May 2020 

From a landowners perspective I have no objection, however I 
would like to see some screening of the new storage areas and for 
the storage areas to blend with existing cladding. 

Sustainability 
Officer 
 
Reply Received 

If trees are to be removed as you have noted then the Wildlife 
Trigger List has not been filled out correctly and a Wildlife 
Assessment is required. I can not see any evidence of such an 
assessment or any statement justifying why an assessment is not 



5 May 2020 required. Should the loss of trees be unavoidable, suitable 
mitigation and compensatory planting will be necessary to ensure a 
net gain for biodiversity is demonstrated.  

  
  Neighbours 
Comments No Objection Object Petition No. Signatures 
1 0.00 0.00 0.00 0.00 

 
This proposed building has public access so should have a Changing Places Toilet.  
 
This is a Building Control issue. 
 
Considerations 
 
Proposal Description 
 
The roof construction at the existing Barnstaple Police Station at North Walk has been 
assessed as being in need of urgent works yet is beyond economic repair.  This 
application seeks permission to use an industrial unit at Seven Brethren for a temporary 
period whilst the Devon and Cornwall Police consider plans for a new operating base to 
serve North Devon. 
 
The proposed building it to be provided as an Operational Patrol Base and Custodial 
Facility providing the following facilities: 
 

 Suitable desk space for up to 154 staff and any one time, this allows for short 
term growth. 

 Sufficient parking for 12 operational vehicles, 2 vans, motorcycle and cycle 
storage areas. 

 Partnership Rooms, Interview and separate Meeting and Briefing Areas.  
 Ancillary accommodation including Staff Rest areas, Locker Rooms, and Shower 

/WC / Drying facilities and equipment and storage facilities. 
 Secure compound. 

 
The premises will be operational 24hrs a day, 365 days a year. Public access will be 
facilitated by a Public Enquiry Office located on the ground floor. The first floor of the 
premises are to be used for open plan offices. 
 
Custody Facilities are to be provided as a self-contained unit within the site, with a 
secure perimeter fencing. 
 
Amended plans have been received which remove other outside storage areas which 
can now be provided inside the building. This results in no loos if trees or site edge 
landscaping. 
 
Planning Considerations Summary 
 
 Principle 
 Design 
 Amenity 



 Ecology 
 Flood Risk 
 Highways 
 
Planning Considerations 
 
In the determination of a planning application Section 38 of the Planning & Compulsory 
Purchase Act 2004 is relevant.  It states that for the purpose of any determination to be 
made under the planning Acts, the determination is to be made in accordance with the 
development plan unless material considerations indicate otherwise. The development 
plan for this area includes the Devon Waste Plan and North Devon and Torridge Local 
Plan.  The relevant Policies are detailed above. 
 
 
The National Planning Policy Framework (NPPF) is a material consideration. 
 
Principle 
 
The site is within the defined development boundary for Barnstaple where the principle 
of development is normally supported in accordance with Policies ST06 and DM12. 
DM12 states that economic development will be supported on existing and allocated 
employment land within development boundaries provided that there is no undue 
detriment to residential amenity, public highway users, town centre vitality, landscape 
character and the environment generally and that the development has an adequate 
and safe access and does not give rise to excessive or inappropriate traffic and will 
contribute to the general aim of reducing the need to travel by private car. In terms of 
the Local Plan, economic development is defined as 'including those within B use 
classes, public and community uses and main town centre uses (excluding housing 
development)'.  
 
Policy BAR13 of the adopted Local Plan supports the regeneration and environmental 
enhancement of Seven Brethren to deliver new economic development, recreation and 
leisure uses, including enhanced pedestrian and cycle links along the river frontage 
between the Longbridge and the Iron Bridge.  
 
As set out in the Planning Policy response there is no policy objection in principle to the 
temporary change of use of the existing building to an Operational Patrol Base and 
Custodial Facility for Devon & Cornwall Constabulary. 
 
Design 
 
Both Section 12 of the NPPF and Policy DMO4 of the NDTLP support good design and 
the integration of new development into the natural, built and historic environment. The 
application is primarily a change of use of an existing building with limited alterations to 
its external appearance.  
 
The main visual change will be the siting of a portable building to be used for custodial 
purposes. The custodial building will be sited to the rear of the car parking area and will 
have limited impact on the street scene.  
 



This structure will only be on site for the extent of time that the police require the 
premises and any harm that results will be short term. 
 
The site will be enclosed by a 1.8 m mesh fence. Again this is not an ideal feature in the 
public realm but is an operational necessity for the police and within the context of the 
employment estate is acceptable. 
 
Amenity 
 
Policy DM01 of the NDTLP states that development will be supported where there is no 
significant harm to the amenities of neighbouring occupiers and the intended occupants 
of the proposed development. In this instance given the context of the site, there are no 
amenity issues with the proposal. 
 
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 2017 (Habitats Regulations 2017). 
 
Paragraph 175 of the NPPF and policy DM08 of the NDTLP states that adverse impact 
on protected species should be avoided where possible and sufficient mitigation used. 
An ecology report has not been provided. As the building is modern in construction and 
form and has been in active use, there is no reason to consider that the new use will 
adversely impact on protected or other species. 
 
The D&A and the amended plans indicate that the existing soft landscaping will remain 
unaltered. 
 
Flood Risk and Drainage 
 
The site is within Flood Zone 3, where there is a high probability of flooding. The final 
part of the flood protection works associated with Anchorwood bank have yet to be 
undertaken. Police Stations fall within a ‘Highly Vulnerable’ class within the EA’s risk 
assessment. 
 
PPS25 previously advised that a sequential approach to land use in terms of flood risk 
is applied. This means allowing development in high risk areas only if lower risk area 
are not suitable and appropriate measures are taken to mitigate against flood risk are 
already present or shall be employed. It should be noted that paragraph 164 of the 
NPPF (February 2019) no longer requires development for a change of use to be 
subject to the sequential or exception tests. All issues around flooding should be in 
accordance with Policy ST03 of the adopted Local Plan and the consultation response 
of the Environment Agency 
 
The FRA argues that the use is ‘of a temporary nature, and that future proposals are to 
be progressed for permanent location outside the Flood Risk Area’. The FRA argues 
that ‘the property is considered essential to serve the local community,….The 



conversion of the existing vacant of the building are considered sustainable 
development… 
 
The proposed development is for the change of use of existing ground floor areas to be 
provided as office accommodation for use as Police Response Base, the existing use is 
redundant and is therefore classified as brownfield site. There will be no significant 
increase in risk of flooding compared to the existing situation. 
 
The FRA argues that it can be demonstrated that the proposals are safe where 
additional measures taken to ground floor area to limit damage. 
 
Measures to limit damage 

 Flood board guides to be provided at Entrance doors. 
 Materials used within the Entrance area shall water resistant. 
 Incoming Electrical services are to be located at high level, (already provided) 
 Any existing low level electrical sockets and switched spurs shall be raised to a 

level above the anticipated flood level. 
 Where gas meters are to be installed, these shall be proposed at high level. 
 Water supply pipework insulation shall be provided with closed cell resistant 

materials 
 Incoming Telecom services shall be provided at high level. (already provided) 

 
The Police have indicated that where required by either the Planning Authority or 
Environment Agency emergency evacuation plans will be provided within the 
management plan of the premises in order that adequate flood warnings and evacuation 
plans are maintained. Until the delivery of the flood defence works for Seven Brethren 
this is recommended. An advisory note has been applied. 
 
Highways 
 
Paragraph 10.67 of the Local Plan recognises that the existing 'configuration of car 
parking, dropping off and picking up points for buses, coaches and taxis around 
Barnstaple railway station as well as vehicular traffic movements in the surrounding 
area causes conflict between users'. These existing problems should not be 
exacerbated by this proposed use which has the potential to greatly increase the level 
of traffic movements over and above the existing use as a sales and distribution centre 
for car parts.  
 
Policy DMO5 of the NDTLP states that all development should ensure safe and well-
designed vehicular access, adequate parking and protect and enhance any public rights 
of way, footways and other connections. In respect of pedestrian access, the building is 
only a short walk from the Town Centre and from public transport points. 
 
The impact on the highway network is likely to be neutral given the existing use and the 
fact that this is a relocation of a facility from 0.7 miles away. The Highway Authority 
raise no issues of concern. 
 
14 car parking spaces are shown. Given the proximity of both the short and long stay 
car parks, there is adequate space for vehicles visiting the police station and for staff to 
park clear of the highway. The roads around the site have double yellow lines so any 



parking on the highway would be the subject of enforcement. In that the Police deal with 
highway safety as one of their roles it is considered that they would reasonably manage 
their staff so that their usage did not result in an issue. 
 
The lack of on-site car parking means that this site is not sustainable in the long term for 
the permanent relocation of the police station and hence a temporary permission is 
recommended so that the impact on traffic flows and car parking can be reassessed. 
 
Conclusion 
 
The Police require alternative suitable premises and whilst a Town Centre location 
would be preferable an alternative site cannot be identified within the time period 
required. As this is sequentially the next available location and as there is good 
pedestrian access to the Town Centre and adequate access to car parking, the public 
access part of the police function could reasonably be delivered from this locality. The 
application is considered to accord with the adopted development plan.  Approval of the 
application is therefore recommended subject to the imposition of planning conditions. 
 
HUMAN RIGHTS ACT 1998  
 
The provisions of the Human Rights Act and principles contained in the Convention on 
Human Rights have been taken into account in reaching the recommendation contained 
in this report.  The articles/protocols identified below were considered of particular 
relevance: 
 
 Article 8 – Right to Respect for Private and Family Life 
 THE FIRST PROTOCOL – Article 1: Protection of Property 
 
Recommendation 
Approve with the following conditions 
Legal Agreement Required:- No 
 
  
1. The development to which this permission relates must be begun not 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 requirements of 

Section 91 of the Town and Country Planning Act 1990. 
 
2. The development hereby permitted shall be carried out in accordance with the 

Design and Access Statement (which includes the Flood Risk Assessment) and 
the following approved plans: 

 084.001-005 Location and received on the 17/04/20,  
 087.001-003A Floor and received on the 26/05/20,  
 087.001-004A Elevation-Section and received on the 26/05/20,  
 087.001-005 Floor-Elevation Ancillary Facilities and received on the 17/04/20 
 ('the approved plans'). 
  



 Reason: 
 To ensure the development is carried out in accordance with the approved 

plans in the interests of proper planning. 
 
3. The use hereby permitted and the siting of the custody suite shall be 

discontinued and the site restored to its former condition on or before 30th June 
2025. 

  
 Reason: 
 To enable the Local Planning Authority to maintain control of development 

which is required for a temporary period to allow an essential public service to 
continue to operate in the Town and to safeguard the functioning of the highway 
network on a site with limited car parking in an area where adjacent car parking 
may be developed in line with BA13 and DM06 of the North Devon and Torridge 
Local Plan. 

 
Informatives 

1. Flood Resilience 
 

 In view of the potential flood risks in this locality, the use of flood resilient 
construction practices and materials in the design and build phase is 
recommended. Choice of materials and simple design modifications can make 
the development more resistant to flooding in the first place, or limit the damage 
and reduce rehabilitation time in the event of future inundation. Detailed 
information on flood proofing and mitigation can be found by referring to the 
CLG free publication 'Improving the Flood Performance of New Buildings'. 
Please see the link below: 

 http://www.planningportal.gov.uk/uploads/br/flood_performance.pdf 
  
 It would also be advisable for the applicant to prepare a flood plan which 

outlines how the Police will respond to a flood. Further advice on this can be 
found in the following link: 

  
 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/2

92937/LIT_5284_ab06c2.pdf 
 
 It is recommended that the applicant registers with the Environment Agency’s 

flood warning service at: 
 https://www.gov.uk/sign-up-for-flood-warnings 
 
 
2. Advisory Note: Asbestos  
  
 The existing buildings on the site appear to be of an age where asbestos 

containing materials (ACMs) may have been used in their construction or 
subsequent modification. Buildings constructed after 1990 are much less likely 
to incorporate ACMs than those built prior to this date. If ACMs may be present, 
a survey should be undertaken by a competent person prior to works 
commencing. Where ACMs are present they must be dealt with and where 
relevant be disposed of in accordance with asbestos regulations and health and 



safety guidance.   
  
 
3. Statement of Engagement 
 In accordance with paragraph 38 of the National Planning Policy Framework the 

Council has worked in a positive and pro-active way and has imposed planning 
conditions to enable the grant of planning permission. This has included 
considering the impact of the use on the Town Centre and car parking 
demands. 

 
  

Inserts 
 

1. Location Plan 
2. List of Representations 

 
  

 


