
 

North Devon Council 
Brynsworthy Environment 
Centre 
Barnstaple 
North Devon   EX31 3NP 
 
 
M. Mansell, BSc (Hons), 
C.P.F.A. 
Chief Executive. 
 
 

 

PLANNING COMMITTEE 
 

A meeting of the above Committee will be held at the Rugby Club, Barnstaple, on 
WEDNESDAY 14th FEBRUARY 2018, AT 10:00 AM  
 
(NOTE: A location plan for the Rugby Club is attached to the agenda front 
pages) 
 

NOTE: Please note that copies of letters of representation have been placed on 
North Devon Council’s website and are also available in the Planning Department. 
 
ALSO: A break at lunchtime may be taken at the discretion of the Committee 
dependent upon the speed of progress of determining the planning applications on 
the agenda. 
 
PARKING: Please note that the car park at the Rugby Club is for permit holders 
only.  The nearest car parks are located at Rolle Quay (£1.10 per hour for 1 – 4 
hours. 5 hours - £5.60, 6 hours - £6.80, 7 hours - £8.00, 8 hours - £9.20).  Fair 
View car park is £1.70 all day) 

 
Members of the Committee: Councillor Ley (Chair) 

Councillor Chesters (Vice-Chair) 
 
Councillors Bonds, Crabb, Croft, Edmunds, Flynn, Fowler, Lane, Moore, Prowse, 
Spear, Tucker, Wood, Worden and Yabsley. 
 

AGENDA 
 

1. Apologies for absence. 
 
2. To approve as a correct record the minutes of the meeting held on 10th 

January 2018 (attached). 
 

3. Items brought forward which in the opinion of the Chairman should be 
considered by the meeting as a matter of urgency. 

 

4. Declaration of Interests   (Please complete the form provided at the 
meeting or telephone the Member Services Unit to prepare a form for your 
signature before the meeting) 

 
Items must be re-declared when the item is called, and Councillors must 
leave the room if necessary 



5. To agree the agenda between Part 'A' and Part 'B' (Confidential Restricted 
Information). 

 

PART ‘A’ 
 

6. 64085: RESERVED MATTERS APPLICATION FOR ERECTION OF 
DWELLING TO INCLUDE APPEARANCE, LANDSCAPING, LAYOUT & 
SCALE (OUTLINE PLANNING PERMISSION 59288 FOR ERECTION OF 
ONE OPEN MARKET DWELLING), LAND OFF LONG LANE, 
ASHFORD, BARNSTAPLE, EX31 4BT. (Pages 3 to 14) 

 

 64109: RELOCATION OF QUINCE HONEY FARM, WEST FORD 
TRACK PAST ALLER CROSS GARAGE, SOUTH MOLTON, EX36 3RF. 
(Pages 15 to 45) 

 
 64317: CHANGE OF USE OF BUILDING TO FORM RESTAURANT 

TOGETHER WITH INTERNAL & EXTERNAL ALTERATIONS, FORMER 
HERITAGE CENTRE, QUEEN ANNES WALK, THE STRAND, 
BARNSTAPLE, EX31 1EU. (Pages 46 to 54) 

  
 64318: LISTED BUILDING APPLICATION FOR CHANGE OF USE OF 

BUILDING TO FORM RESTAURANT TOGETHER WITH INTERNAL & 
EXTERNAL ALTERATIONS, FORMER HERITAGE CENTRE, QUEEN 
ANNES WALK, THE STRAND, BARNSTAPLE, EX31 1EU. (Pages 55 to 
61) 

 
 

PART ‘B’ (Confidential Restricted Information) 
 

Nil 
 

Reminder - Members please return your agenda to the Corporate and Community Services 
Officer at the end of the meeting  

 

If you have any enquiries about this agenda, please contact Corporate and 
Community Services, telephone 01271 388253 

Note: copies of representations received relating to planning applications are available to view on 
the web, linked to the associated planning application record - www.northdevon.gov. 

 

NOTE: Pursuant to Part 3, Annexe 1, paragraph 1 of the Constitution, 
Members should note that: 
 

"A Member appointed to a Committee or Sub-Committee who: 
 

 (a) Arrives at a meeting during the consideration of an item; or 
 (b) Leaves a meeting at any time during the consideration of an item; 
 

 Shall not: 
  

 (i) propose or second any motion or amendment; or 
 (ii) cast a vote 
 

 in relation to that item if the Committee or Sub-Committee (as the case 
may be): 

 

(c) Is sitting in a quasi-judicial capacity in relation to that item; or 
 (d) The item is an application submitted pursuant to the Planning Acts 
 and, in such a case, the Member shall also leave the room if at any time 

the public and press are excluded in respect of that item."  



REGISTERING TO SPEAK 
 

 If you wish to address the Planning Committee, you should contact the Committee 
Administrator, Mrs Triggs in advance of the Committee on 01271 388253 or speak to 
her just before the meeting commences. 

 

WHAT HAPPENS AT COMMITTEE? 
 

 The Chairman will introduce himself/herself 

 The Planning Officer will present his/her report 

 The Chairman will call out the names of individuals who have registered to speak 

 Speakers will be restricted to 3 minutes each (which is timed and bleeped).  A 
maximum of six supporters and six objectors of the application may speak at 
committee.  The applicant or agent and representative of the parish council may 
also speak at committee.  

 Once public participation has finished, the Planning Officer will be given the 
opportunity to respond or to clarify any points that have arisen from the public 
participation exercise 

 The Members of the Committee shall then debate the application (at this point the 
public shall take no further part in the debate) 

 

WHEN SPEAKING 
 

 State clearly your name, who you are representing and whether you are supporting 
or objecting to the application 

 Speak slowly, clearly and loud enough for everyone to hear you, and direct your 
comments to the Chairman and the Committee 

 Try to be brief, avoid being repetitive, and try to prepare what you want to say 
beforehand. 

 
WHAT HAPPENS NEXT? 
 

 A record of the decisions taken at the meeting is produced (known as the “minutes of 
the meeting”) 

 The minutes of the meeting are published on the Council’s Website:  
www.northdevon.gov.uk 

http://www.northdevon.gov.uk/


 

 

 

 
 

APPOINTMENT OF SUBSTITUTE MEMBERS 
AT MEETINGS OF THE PLANNING COMMITTEE 

 

In accordance with the North Devon Council Constitution, a Member or Leader or Deputy Leader 
of a Political Group, appointing a substitute shall notify the Proper Officer of the name of his/her 
substitute.  Notification by a Member purporting to be a substitute Member will not be 
accepted. 
 

In the case of a substitution to the Planning Committee, the substitute Member shall sign and 
lodge this certificate with the Corporate and Community Support Manager confirming the 
acceptance of the appointment and that they have completed all Planning training modules 
provided to Members. 
 

DATE OF PLANNING COMMITTEE:  ........................................................  [Insert date] 
 

For completion by Member of the Planning Committee requiring a substitute 
 

I, Councillor..........................................  [print name], hereby declare that I appoint  
 

Councillor ........................................ [insert name of substitute Member] to substitute for  
 

me at the above mentioned meeting of the Planning Committee:  
 

[signature]..................................................... [date]............................................ 

OR 
 

For completion by Leader/Deputy Leader of a political group nominating a 
substitute 

 

I, Councillor..........................................  [print name of group Leader/Deputy Leader],  
 

hereby declare that I appoint Councillor ........................................ [insert name of  
 

substitute Member of same political Group] to substitute for Councillor  
 

.........................................[insert name] at the above mentioned meeting of the Planning  
 

Committee. 
 

[signature]..................................................... [date]............................................ 

AND 
 

For completion by substitute Member accepting appointment of substitute 
 
I, Councillor ....................................................... [print name], hereby confirm that I  
 
accept the appointment of Substitute for the above mentioned Planning Committee and  
 
hereby confirm that I have undertaken all appropriate Planning training modules in  
 
relation to the same. 
 
[signature]..................................................... [date]............................................ 
 

NOTE: FORM TO BE COMPLETED AND RECEIVED BY CORPORATE AND 
COMMUNITY SUPPORT PRIOR TO THE COMMENCEMENT OF THE MEETING 

 
 



 
 

 
 
 
 

North Devon Council protocol on recording/filming at Council meetings 
 
The Council is committed to openness and transparency in its decision-making. 
Recording is permitted at Council meetings that are open to the public. The 
Council understands that some members of the public attending its meetings may 
not wish to be recorded. The Chairman of the meeting will make sure any request 
not to be recorded is respected.  
 
The rules that the Council will apply are:  
 
 

1. The recording must be overt (clearly visible to anyone at the meeting) and 
must not disrupt proceedings. The Council will put signs up at any meeting 
where we know recording is taking place.  

 
2. The Chairman of the meeting has absolute discretion to stop or suspend 

recording if, in their opinion, continuing to do so would prejudice 
proceedings at the meeting or if the person recording is in breach of these 
rules.  

 
3. We will ask for recording to stop if the meeting goes into ‘part B’ where the 

public is excluded for confidentiality reasons. In such a case, the person 
filming should leave the room ensuring all recording equipment is switched 
off. 

 
4. Any member of the public has the right not to be recorded. We ensure that 

agendas for, and signage at, Council meetings make it clear that recording 
can take place – anyone not wishing to be recorded must advise the 
Chairman at the earliest opportunity.  

 
5. The recording should not be edited in a way that could lead to 

misinterpretation or misrepresentation of the proceedings or in a way that 
ridicules or shows a lack of respect for those in the recording. The Council 
would expect any recording in breach of these rules to be removed from 
public view.  

 
Notes for guidance: 
 
Please contact either our Corporate and Community Services team or our 
Communications team in advance of the meeting you wish to record at so we can 
make all the necessary arrangements for you on the day.  
 
For more information contact the Corporate and Community Services team on 
01271 388253 or email memberservices@northdevon.gov.uk or the 
Communications Team on 01271 388278, email 
communications@northdevon.gov.uk. 

 
 
 
 
 



The Barnstaple Rugby Club 
full address is: Barnstaple 
RFC, Pottington Road, 
Barnstaple, EX31 1JH. 

At the traffic lights at the end of Rolle Street on the B3149 turn either left or 
right onto Mill Road according to the direction that you are travelling from. 
Follow the road along and turn right onto Pottington Road.  

The Rugby Club is located on your left (Please note that the car park at 
the Rugby Club is for permit holders only. The nearest car parks are 
located at Rolle Quay (£1.10 per hour for 1 – 4 hours. 5 hours - £5.60, 6 hours 

- £6.80, 7 hours - £8.00, 8 hours - £9.20) or Fair View (£1.70 for the whole 
day)  

  





 Planning Committee - 14 February 2018 


 Report Index 
  


 


PART 1 


No Deferred Applications reported for this agenda 


 


PART 2 


 Parish App. No. Location Dec. Page 


 ASHFORD 64085 LAND OFF LONG LANE ASHFORD,  APPC     3 


 SOUTH MOLTON 64109 WEST FORD TRACK PAST ALLER CROSS GARAGE,  APPC     15 


 BARNSTAPLE 64317 FORMER HERITAGE CENTRE QUEEN ANNES WALK, THE  APPC     46      
 STRAND,  


 BARNSTAPLE 64318 FORMER HERITAGE CENTRE QUEEN ANNES WALK, THE  APPC     55 
 STRAND,  


 Total Items: 4 


 


 


 


 


 


Please note that applications shall normally be considered in the 
numerical order as shown above.  However, the order does 
change from time to time with the agreement of the Chairman 
and the consent of the Committee. 







  


 
In the following order: 
 
Part 1) Deferred Applications 
 
Part 2) New Applications 
 
With respect to the undermentioned planning applications responses from bodies consulted 
thereon and representations received from the public thereon constitute background papers within 
the Local Government (Access to Information) Act 1985. 
 
ABBREVIATIONS USED THROUGHOUT THE TEXT: 
 
AGLV - Area of Great Landscape Value 


AONB - Area of Outstanding Natural Beauty 


ASAC - Area of Special Advertisement Control 


CA - Conservation Area 


CDA - Critical Drainage Area 


CPA - Coastal Preservation Area 


CPO - Chief Planning Officer 


DCC - Devon County Council 


EA - Environment Agency 


ES - Environmental Statement 


ENP - Exmoor National Park 


GPDO - General Permitted Development Order 


HC - Heritage Coast 


LPA - Local Planning Authority 


LB - Listed Building 


NDLP - North Devon Local Plan 


NPPF - National Planning Policy Framework 


PC - Parish Council 


PROW - Public Right of Way 


SSSI - Site of Special Scientific Interest 


TPO - Tree Preservation Order 


 


Schedule of Planning Applications for Consideration  


 
 


1 of 61







  


 


PART 1  DEFERRED APPLICATIONS 
 


 
 
 


NO DEFERRED APPLICATIONS REPORTED FOR THIS AGENDA. 
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PART 2  NEW APPLICATIONS 
 


 
 
1     


App. No.: 64085 Reg.    : 13/11/2017 Applicant: MR & MRS D CLAPP 
L. Bldg.  :  Expired: 08/01/2018 Agent     : PEREGRINE MEARS RIBA 
Parish     : ASHFORD 
Case Officer : Mrs. M. Pool 
 
Proposal: RESERVED MATTERS APPLICATION FOR ERECTION OF DWELLING TO INCLUDE 
APPEARANCE, LANDSCAPING, LAYOUT & SCALE (OUTLINE PLANNING PERMISSION 
59288 FOR ERECTION OF ONE OPEN MARKET DWELLING ) 
Location: LAND OFF LONG LANE   ASHFORD BARNSTAPLE EX31 4BT 


 
PROPOSAL  
 
This is a Reserved Matters application for the erection of a single four bed open market 
dwelling together with a detached  double garage. The design is based on a typical long 
house form with the submitted plans showing a predominantly single storey structure of 
gross internal area 163 square metres with an upper floor measuring 35 square metres. 
The proposed finished floor level is +53.690, the eaves height is +56.690 of the single 
storey portion and +59.440 of the upper floor. The maximum height is proposed at 
+61.150. The finished materials are elevations of hardwood timber cladding with detailing 
of grey stone beneath a natural slate roof. 
 
Vehicular access to the dwelling would  be via an existing gated access leading to the 
parking and turning area. 
 
A fully detailed landscaping plan accompanies the submission. 
 
 
RECOMMENDATION  
 
APPROVAL subject to conditions. 
 
 
SITE AND SURROUNDINGS  
 
The application site covers 0.33 hectare and comprises a sloping grassy field which has 
historically been used for grazing. Vehicular access is obtained from Long Lane  which 
continues via a winding road to serve three other properties to the north side of the field. 
The southern boundary is formed by Higher New Close Lane from which it is separated 
from the site by a steep embankment. The field is bounded by mature hedgerows. 
The site lies in the countryside on the east side of the village of Ashford and within a 
Conservation Area. 
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REASON FOR REPORT TO MEMBERS  
 
It was agreed at the time of consideration of the outline application 59288 that the 
Reserved Matters application  would be  brought to the Planning Committee for a 
decision. 
 
 
POLICY CONTEXT 
 
Development Plan 
North Devon Local Plan 2006 
 
DVS1 Design 
DVS3 Amenity Considerations 
DVS4 Public Health and Safety 
DVS6 Flooding and Water Quality 
DVS7 Sustainable Urban Drainage Systems 
ENV1 Development in the Countryside 
ENV16 Development in Conservation Areas 
ENV17 Listed Buildings 
TRA6 General Highway Considerations 
TRA8 Residential Parking 
HSG5 Residential Density. 
 
National Planning Policy Framework and Planning Practice Guidance. 
 
Also of relevance is the statutory duty under Section 72 (1) of the Planning  (listed 
Buildings and Conservation Areas) act 1990 which requires  decision takers to pay special 
attention to the desirability of preserving or enhancing the character or appearance of 
Conservation Areas. 
 
 
CONSULTEE RESPONSES 
 
Ashford Parish Council: Wish to recommend approval. 
 
Heritage & Conservation Officer: This site is within the Ashford Conservation Area, and 
has had some planning history. I understand the rationale behind the design, and provide 
the materials specified are used, do not consider that it will cause harm to the significance 
of the heritage asset. The garden and orchard areas to the south and west of the house 
will be important in continuing the contribution made to the character of the Conservation 
Area, so it is important that these areas are maintained as such. 
 
Flood Risk and Coastal Management Team, Devon County Council:  
It is noted that within Appendix 5 of the submitted Design and Access statement that an 
infiltration based design for the disposal of surface water has been undertaken which is 
accordance to the  methodology stipulated under Part H 'Drainage and waste disposal' of 
the Building Regulations 2010. As such given the size of the impermeable areas 
presented within the reserved matters application this methodology is appropriate, an 
appropriate infiltration rate has been determined and an appropriate soakaway designed 
to the correct technical standard (100 year +40%) and in accordance to the drainage 
hierarchy. 
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I note the public representations with regard to the exceedance pathways related to this 
proposed drainage strategy. The proposed exceedance routing should be re-assessed 
against topography which is proposed for the development, and whether this is likely to 
change or is that indicated on the topographic survey presented in Drawing No. 4945 
(Rev. A, dated 04/13) and replicated within Drawing No. 0504-PDL-103 (Rev. A, dated 
28/09/2017). However on inspection of the proposed planning application an amenity 
pond 
is proposed on the downslope of the proposed infiltration device and therefore if 
exceedance followed the current topography this would ultimately be captured by this 
feature. It should be noted that exceedance routing results in excess of the design 
standard (i.e 100 year + 40% rainfall) which is a significant event with low probability or a 
result of failure again of low probability. 
 
 
REPRESENTATIONS  
 
*At the time of preparing this report four letters of objection and two  letters of support 
have been received relating to the application.  (Copies of all the letters have been made 
available prior to the Planning Committee meeting in accordance with agreed procedures). 
 
*See attached list for representation names and addresses. 
 
In summary, the concerns raised are as follows:- 


• Impact of the development upon existing septic tank and associated pipework 


• Impact of development and the surface water drainage upon the stability of the 
southern boundary embankment 


• Ground porosity may not be suitable for soakaways. 


• Loss of   mature Cedar tree. 
 
 
PLANNING HISTORY  
 


Reference  Proposal Decision Date  
59288 Outline application  (all matters reserved except 


access) for erection of one open market dwelling 
Approved
. 


1.8.17. 


 
 
SUMMARY OF ISSUES  
 
Form and design of the dwelling. 
Impact upon the character and appearance of the Conservation Area. 
Surface water drainage and sewage issues 
Land stability. 
Loss of tree. 
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PLANNING CONSIDERATIONS  
 
Form and design of the dwelling. 
Outline planning consent for a single dwelling with all matters reserved except access was 
granted, following the signing of a Section 106 Legal Agreement to secure an off-site 
affordable housing contribution,  in August 2017. 
The current application therefore seeks approval for the reserved matters of appearance, 
layout, scale and landscaping. The submission is accompanied by a Design and Access 
Statement detailing these matters. 
With regard to the scale and appearance the design is a modern take on a historic long 
house with the  simple  linear form  characterised by a long thin building  with a dual pitch 
form set into the sloping landform.  The land to the rear will be retained with stone walls. 
The dwelling is predominantly single storey with the ridge height limited  to +61.150 as 
previously agreed.  Only the main sleeping element on the east side is two storey. The 
property is sited and designed so as to take advantage of the views which are 
predominantly to the south and over the Taw estuary. Proposed materials are stone gable 
elevations with use of timber cedar cladding to the front and rear which will be allowed to 
weather naturally to silver grey. 
The proposal falls to be assessed against Policy DVS1 Design of the adopted North 
Devon Local Plan. The proposal is of modest scale in relation to the size of the plot  and 
has been designed to historically reference  the adjacent Long House which was the 
applicant’s home previously.  This together with the use of natural materials helps to blend 
it into the landscape and results in a building of pleasing modern design. 
 
Impact upon the character and appearance of the Conservation Area. 
The statutory duty at Section 72 (1) of the Planning (Listed Buildings and Conservation 
Areas) Act 990 has been outlined above. This is reflected in Policy ENV16 Development 
in Conservation Areas of the Local Plan. In turn the guidance at paragraphs 131 and 132 
of the National Planning Policy Framework (NPPF)  requires planning authorities to take 
account of the desirability of new development making a positive contribution to local 
character and distinctiveness  and when  considering the  significance of a designated 
heritage asset giving great weight to the asset’s conservation. 
The principle of built development was accepted with the outline consent in 2017. The 
views of the Heritage and Conservation Officer were sought on the detailed proposal. She 
has concluded the design and materials will not cause harm to the significance of the 
heritage asset. The small scale of the area of built development is acknowledged  and the  
fact that the garden and proposed orchard areas to be planted around the  southern and 
western parts of the house will be important in continuing the  positive contribution to the 
character of the Conservation Area.   To ensure maintenance of these landscaped areas a 
condition will be imposed requiring implementation of the landscaping proposals.  As part 
of the outline consent a condition was imposed removing ‘permitted development’ rights 
under Class A and Class E of the Town and Country Planning (General Permitted 
Development ) Order so that extensions and new garden buildings can be subject to 
planning control in the future. 
 
Surface water drainage and sewage issues. 
 A number of neighbours raise continuing concerns about these matters, questioning the 
adequacy of the surface water drainage arrangements in view of the steeply sloping 
nature of the site.  It is contended ground porosity would not be suitable for soakaways. 
Local Plan Policy DVS6 Flooding and Water Quality and DVS7 Sustainable Urban 
Drainage Systems are relevant. The former states development will not be permitted 
where amongst other issues the disposal of sewage would harm water quality or 
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residential amenities. The latter requires development where site conditions allow and 
there is a need to control and manage surface water run-off to incorporate sustainable 
urban drainage systems.   
Under the outline consent it was conditioned that no part of the development should 
commence until a programme of percolation tests had been carried out over the site in 
accordance with BRE Digest 356 Soakaway Design (2007).  
 Section 3.2 of the submitted Design and Access Statement deals with site drainage.    
Appendix 5 of the Statement confirms that an infiltration based design for the disposal of 
surface water is proposed following three trial hole locations being dug  over the southern 
portion of the site.  The company AWP have used the percolation tests to determine the 
suitability of the ground for a soakaway drainage strategy.  The position of the soakaway 
is shown to the south of the proposed dwelling.  The areas of hard landscaping are limited 
and permeable surface treatments will be utilised on the driveway.   
The Lead Local Flood Authority, Devon County Council have been consulted on the 
application and their comments are reported above. They in essence are satisfied with the 
surface water management plan. DCC note the concerns regarding exceedance pathways 
but they note the application details include an amenity pond to the south east corner of 
the site and downslope of the proposed infiltration device. Thus if exceedance followed 
the topography this water would ultimately be captured by this feature. 
With regard to foul drainage the discharges will flow into a septic tank with a soakaway as 
agreed at the outline planning stage. 
Concerns have been expressed that the construction of the driveway could potentially 
result in damage to an existing septic tank system serving neighbouring properties.  The 
applicant is aware of the existing foul drainage system and has confirmed all reasonable 
precautions will be taken to ensure no damage occurs. Ultimately however this is a civil 
matter between the parties concerned and would not constitute a reason to refuse the 
current application. 
In respect of both surface water and foul drainage from the site there is considered to be a 
betterment to the present uncontrolled runoff from the field and the statutory consultee has 
confirmed they are satisfied with the suggested arrangements.  
Attached, as an Appendix to this report, is the agent’s response to the surface water 
drainage issues. 
 
Land stability. 
Residents living in Higher New Close Lane on the southern boundary of the site continue 
to express concern about the potential effect of construction works to erect the dwelling 
and to create the pond upon the stability of the steep embankment which forms the north 
side of the unadopted road.  
The site location plan shows the dwelling located over 30 metres at its closest point to the 
embankment. The amenity pond is just over 11 metres equivalent distance.  The dwelling, 
given this separation distance, is unlikely to undermine the stability of the bank.  The pond 
is proposed as a garden amenity feature encouraging biodiversity over the site which will 
have the additional benefit of assisting with surface water runoff. Again there is no robust 
evidence that its provision will undermine the stability of the embankment. 
 
Loss of tree. 
The application details include the proposed removal of a mature Blue Atlas Cedar tree 
adjacent to the site entrance. The accompanying Arboricultural Survey report from 
Arbmark Tree Care dated September 2017 confirms this is a Category C tree i.e. is of low 
quality with low landscape benefits. It is understood the tree would need to undergo 
crowning to allow access to the site which could lead to potential decay as well as 
reducing the tree’s visual appeal. The hillside   in this locality comprises a mixture of fields 
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and mature hedgerows and this single tree species is at odds with its surroundings.  The 
report recommends felling of the tree and the Council’s Landscape and Countryside 
Officer has not disagreed with this view.  The submitted Landscape Plan shows a Field 
Maple (Acer Campestre), which grows to 12-15 metres at maturity would be planted  as a 
replacement tree in the same locality. 
The submitted plan includes planting of a number of orchard trees to the west side of the 
house, a selection of small/medium size trees to the south of the entrance drive and 
meadow species planted around the proposed pond. These species will reflect the historic 
landscape character and all the hedges around the boundary are to remain.  
The proposal is considered compliant with Policy DVS2 Landscaping of the adopted Local 
Plan. 
 
 
CONCLUSION  
This is a Reserved Matters application following the grant of outline approval for a single 
dwelling on the site with vehicular access via an existing gated access from Long Lane. 
The form and design follows that of a Devon Long house with the four bed predominantly 
single storey dwelling, being dug into the north east portion of the hillside facilitating views 
to the Taw Estuary to the south.   The main materials are elevations of stone and timber 
cladding with a roof of natural slate. 
The proposal is not considered to harm the designated heritage asset of the Conservation 
Area and the surface water drainage proposed via an infiltration based design is 
considered acceptable on the site. 
The proposal represents sustainable development compliant with   the Development Plan 
which currently comprises the above named ‘saved’ policies in the adopted North Devon 
Local Plan and with the guidance  at paragraph 14 of the National Planning Policy 
Framework  with its presumption in favour of sustainable development. 
A recommendation of conditional approval is made. 
 
 
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 
 
DETAILS OF RECOMMENDATION  
 
APPROVE subject to the following conditions:- 
 


(1)  The development  to which this permission relates must be begun not later than 
whichever is the later of the following dates: 
(i) The expiration of three  years  from the date on which the outline permission 


was granted: or 
(ii) The expiration of two years from the final  approval  of the reserved matters 


or, in the case of approval on different dates, the final approval of the last 
such matter to  be approved. 


Reason:  The time limit condition is imposed in order to comply with the 
requirements of Section 92 of the Town and Country Planning Act 1990. 
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(2)  The development hereby permitted shall be carried out in accordance with the 


following plans:- 
Drawing number 1217_P_01 Location Plan 
Drawing number  1217_P_02 Rev. C Proposed Landscape Plan 
Drawing number  1217_P_03 Rev. F Proposed Site Plan 
Drawing number  1217_P_04 Rev. B  Proposed Site Sections 
Drawing number  1217_P_05 Rev. C Floor Plans 
Drawing number 1217_P_06  Rev. D   South/North Elevations 
Drawing number  1217_P_07  Rev. C   East/ West Elevations  
Drawing number 1217_P_08 Rev. B   Garage Plan 
Drawing  number  1217_P_09  Roof Plan. 
Reason:  to clarify the terms of the consent and to ensure the development accords 
with the submitted plans. 
 


(3)  The proposed development  shall be  constructed  in accordance with the following 
schedule of materials:- 


 
Elevations -   coursed stone Black Mountain Quarries predominantly grey in colour 
and   Frakewood   hardwood timber cladding. 
Roof- natural slate 


           Reason: In the interests of the appearance of the development and the  locality       
which is a Conservation Area. 


 
(4)   The garage, parking and turning provision as shown on drawing number  1217-


P_03 Rev. F  shall be provided in full prior to first occupation of the approved 
dwelling and the areas shall be retained thereafter for the stated purposes.  
Reason:  In order that adequate provision is made for parking and turning within the 
site for the intended occupiers and so that the amenities in the locality are not 
detrimentally affected. 


 
(5)  The maximum  height and finished floor  levels  of the dwelling shall be as follows:- 


Finished floor level of ground floor :  +53.690 
Finished floor level of first floor :  +56.590 
Eaves height of first floor element : +59.440 
Roof ridge: +61.150. 
Reason: To ensure the development accords with the submitted plans in the 
interests of protecting the character and appearance of the Conservation Area. 
 


(6)  All planting, seeding and turfing comprised in the details of Landscaping as shown 
on Drawing number 1217_P_02 Rev C  shall be  carried out in the first planting and 
seeding d seasons following  the first occupation or the substantial completion of 
the development, whichever is the sooner; and any trees or plants which within a 
period of five years from the completion of the development die, are removed or 
become seriously damaged or diseased, shall be replaced in the next planting 
season with others of similar size and species unless the Local Planning Authority  
gives written consent to any variations. 
Reason:  To assimilate the development into the landscape and to safeguard the 
appearance and character of the area. 
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NOTES TO APPLICANT 
1. The applicant is reminded of the need to comply with the provisions of the 


Wildlife and Countryside Act 1981 and the E.C. Conservation (Natural Habitats)  
Regulations 1994.  
Specifically the applicant’s attention is drawn to the need to comply with Section 
5 Conclusions and Recommendations of the  Ecological Assessment prepared 
by Brookside Ecology   dated 26 September 2017. 
 


2. The applicant’s attention is drawn to the need to submit an application to 
discharge condition (12 Construction Management Plan ) of the outline planning 
consent  59288.  


 
INSERT(S) TO FOLLOW OVERLEAF 
1. Location Plan 
2. List of representations names and addresses 
3. Agent email 29/01/2018 
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Note: This drawing is protected under copyright and may not 
be reproduced in whole or in part without the Architects' 
consent.
Peregrine Mears Architects Ltd accept no responsibility for 
works on site unless appointed to provide full architect's 
services under the RIBA Conditions of Engagement. Any 
discrepencies must be reported to the Architects before work 
commences. This is a PLANNING drawing only.
Do not scale from this drawing.
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Neighbour Representations List for Application No 64085


LETTER(S) OF OBJECTION4


ASHLEY & REBECCA JOHNSON THE LONG HOUSE
ASHFORD


Date Received: 22-Dec-17


LINDA LOMAS ASHWATER
HIGHER NEW CLOSE LANE


Date Received: 12-Dec-17


MICHAEL MOSS SENT BY EMAIL


Date Received: 04-Dec-17


MRS P MOSS RECEIVED VIA EMAIL


Date Received: 02-Jan-18


LETTER(S) OF SUPPORT2


MRS S J HUGHES FIRS CROFT
STRAND LANE


Date Received: 11-Dec-17


JAMES CLAPP 17A HAYES ROAD
CHELTENHAM


Date Received: 18-Dec-17
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Mary pool


From: Peregrine Mears <Perry@mearsarchitects.com>


Sent: 29 January 2018 12:59


To: Mary pool


Cc: David Clapp


Subject: Re: Appln. no. 64085 Land at Long Lane, Ashford. Erection of dwelling.


Dear Mary,  


 


Thank you for your email. With regard to surface water drainage, we are aware that some local residents 


expressed concerns over possible issues of flooding and the effect on the existing hedgebank at the southern 


edge of the application site adjoining Higher Newclose Lane.  However as part of the work leading up to 


this reserved matters application, a professional firm of Civil Engineers, (AWP) were appointed by the 


applicants to deal with this issue.  A series of trial holes were excavated on site to assess ground condition 


and percolation tests were undertaken under the guidance of AWP.  The results of these tests proved that 


deep bore soakaways were not required and that surface water can be discharged to ground on site. DCC 


Flood Risk & Coastal Management Team were consulted as part of this exercise and confirmed they were 


happy with the outcome and proposals in October 2017.  


 


It should be remembered that the hedgebank in question has never slipped / failed in the 60+ years that Mr 


David Clapp has lived in or been connected with Ashford.  Moreover, there is at present no surface water 


drainage management on site, so the application offers the opportunity for betterment as such a system will 


be installed as part of the development. So ultimately local residents will be better protected than they are at 


present.   


 


Yes, your assumption is correct in that the proposed topography will not need to change.  We note from the 


consultee response from DCC Flood Risk & Coastal Management Team that they believe there is a low 


probability of this happening and also low probability of failure. They are happy with the proposed surface 


water drainage system.  Therefore we feel this issue has been dealt with satisfactorily.  


 


As far as the neighbour’s concern about their septic tank goes, we assume this refers to that which serves 


Mandarin and Barncroft, the properties to the west of the application site.  This septic tank sits within the 


application site.  Mr David Clapp is well aware of this septic tank as he was responsible for installing it in 


1973!   It is worth saying that the the existing field access which the pipe runs under is presently used by 


tractors without any problems, so it is not anticipated that construction vehicles will create any additional 


issues.  However Mr & Mrs Clapp are also aware of their civil responsibilities to protect the tank and the 


pipe connecting to it so that their neighbours do not suffer as a result of the development.  


 


We trust this answers your queries.  


 


Kind regards,  


Perry 
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E-mail: mail@mearsarchitects.com 


Website: http://www.mearsarchitects.com 


Blog:  http://peregrinemearsarchitects.blogspot.co.uk/ 


Facebook: https://www.facebook.com/PeregrineMearsArchitects  
 


 


On 23 Jan 2018, at 14:34, Mary pool <MARY.Pool@northdevon.gov.uk> wrote: 


 
Dear Mr Mears, 


I refer to the above application and to my e-mail  dated 18 January 2018. 


I would be pleased  to receive a response so I can continue  writing the Planning Committee report. 


Thank you. 


Kind regards, 


  


Mary Pool 


Senior Planning Officer 


Strategic Development & Planning 


  


Please note my working days are Monday to Thursday. 


  
 


This e-mail and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are 


addressed. If you have received this e-mail in error please notify North Devon Council ICT Unit. E-mail is inherently insecure without specific 


security measures being taken. In essence we cannot guarantee the safe and private delivery of all e-mail, both outbound and inbound, due to the 


complexity and nature of the networks that it may utilise. Please bear this in mind when sending critical or sensitive information. The views in 


this message are personal and are not necessarily those of North Devon Council.  


Senders and recipients of email should be aware that under UK Data Protection and Freedom of Information legislation these contents may have 


to be disclosed in response to a request. Under the Regulation of Investigatory Powers Act 2000, Lawful Business Practice Regulations, any E-


mail sent to or from this address may be accessed by someone other than the recipient for system management and security purposes. The 


statutory name of this council is North Devon District Council. 


________________________________________________________________________ 


<64085_Agent_180118.pdf> 
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 2     


App. No.: 64109 Reg.    : 14/11/2017 Applicant: MR P. & MR I. WALLACE 
L. Bldg.  :  Expired: 13/02/2018 Agent     : MR JOHN WOODWARD 
Parish     : SOUTH MOLTON 
Case Officer : Ms. J. Watkins 
 
Proposal: RELOCATION OF QUINCE HONEY FARM 
Location: WEST FORD TRACK PAST ALLER CROSS GARAGE   SOUTH MOLTON EX36 3RF 


 
PROPOSAL  
 
The application proposes the relocation of the Quince Honey Farm business from its 
existing location within South Molton to a new site at West Ford Farm to the north of the 
Town in close proximity to the North Aller roundabout. 
 
Quince Honey Farm has two key functions: 
 


i) a working honey farm producing honey and associated bi-products for local sale 
and national distribution and 
ii) a tourism attraction providing a half-day to single day trip for visitors to Exmoor 
and Northern Devon. 


 
The principal aim is to reconnect the farm and tourism elements. When the business first 
moved to North Road it was within the countryside with open fields to the north and west. 
Over time the operation of the farm for the purposes of honey production and exhibition of 
living bees has been restricted by the suburbanisation of the setting and construction of 
the infant school next door. The relocation of the business has been a long standing 
aspiration. 
 
To facilitate the production of honey the farm will be planted with a new orchard and 
flowers meadows. In respect of buildings there will be:  
 


• a ‘Honey Factory’ which is where honey is extracted and bottled (measuring 19m 
by 37m) and  


• a Frame Store/Workshop (10.4 m by 20.2m).  
 
The Tourism and Educational offer will include: 
 


• a Bee Exhibition Centre  (designed as a series of six linking cells averaging 8.4m 
by 9.4m),  


• an Education Centre (10.4m by 20.4m),  


• viewing galleries within  the Honey Factory (referred to above) which will also 
contain exhibition space, 


• a Visitor Centre (measuring 20.5m by 40.4m) containing a shop/café/toilets and 
offices,  


• a Play Hive (indoor play area with toilets and party rooms)(measuring 22.2m by 
29m) and  


• extensive gardens and  


• on site holiday accommodation (six camping pods containing an ensuite bedroom 
measuring 3m by 5.4m).  
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Materials are primarily timber cladding, with dark grey window detailing under merlin grey 
sheet roofing.  
 
The layout plans show significant areas of on site landscaping with the creation of a new 
orchard, copses, hedges, screen planting, wildflowers meadows and gardens areas in and 
around the new visitor buildings. A wet land area is proposed around the play hive to add 
biodiversity interest to the site. 
 
The existing farm access is very close (within 35m) to the Aller Cross roundabout and to 
improve safety it will be closed and a new ‘entrance only’ for the visitor centre will be 
created 25m to the south. Access visibility can be achieved at 215m in each direction.  A 
new internal farm track will be provided to West Ford farmhouse and the new visitor 
centre. A second new access providing the site exit is shown further south onto the 
B3226. The works include a new pedestrian footway and crossing to link up to a proposed 
bus clearway (stop). 203 car parking spaces, 6 coach spaces and 18 cycle spaces are 
shown. 
 
The application is supported by a detailed supporting statement, Landscape and Visual 
Impact Assessment, Flood Risk Assessment, Transport Statement and drainage strategy. 
 
The existing enterprise supports 47 jobs. The applicant advises that he envisages that this 
will increase to 62 initially with the ambition to grow this further. 
 
RECOMMENDATION  
 
APPROVE 
 
SITE AND SURROUNDINGS  
 
The application site is to the north of South Molton (approximately 1.5 miles from its 
current site) and is to the north of the Pathfields Industrial Estate. It lies immediately to the 
south of the A361(North Devon Link Road). The existing access is from the B3226 just 
south of the Aller Cross roundabout and the Northgate Inn. 
 
West Ford Farm amount to 21.04ha of land containing a farm house and cottage and 
traditional outbuildings.  The application site relates to 17.24ha of land all of which is to the 
south of the A361.  The farm was bisected by the A361and 3.8ha of land lies to the north 
of the A361. This includes Tichen Copse which is accessed by an underpass. It is not 
proposed to use any of this land for the new enterprise. 


There are two properties that are in close proximity to the south, Browns Antiques and 
Reclamation and the Laurels and adjoining that is a bungalow called Hazeldene. 
Separating these properties is Ford Lane.  
 
Nadrid Water runs through the site and to the rear of these properties. The application is 
supported by a Flood Risk Assessment. 
 
To the west is the Historic Park and Garden at Filleigh. The application is supported by a 
Heritage Statement. 
 
The site is not within any statutory designated landscape area. The character type is 
‘upper farmed and wooded valley slopes’. 
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The topographical survey of the site shows the land rises from a relatively level plateau 
(the site of the proposed visitor complex at 115m AOD) to a level of 141m AOD beside 
Aller Cross roundabout. 
 
 
REASON FOR REPORT TO MEMBERS  
 
This is a MAJOR application of a significant scale on an unallocated site and which is 
recommended for approval. 
 
POLICY CONTEXT 
 
Development Plan - North Devon Local Plan 2006 
 
DVS1A Sustainable Development 
DVS1 Design 
DVS2 Landscaping 
DVS3 Amenity 
DVS6 Flooding and Water Quality 
DVS7 Sustainable Urban Drainage Systems 
ENV1 Development in the Countryside 
ENV7  Agricultural Land 
ENV8 Biodiversity 
ENV11 Protected Species 
ENV15 Historic Parks and Gardens 
TRA1A Promoting Sustainable Transport Choices 
TRA6 General Highway Considerations 
TRA7 Non- Residential Parking 
ECN9 Self Catering Accommodation 
ECN13 Visitor attractions 
ECN14 Large Scale and Innovative Projects 
ECN15 Renewable energy 
 
National Planning Policy Framework 2012 (NPPF) 
 


• The Presumption in Favour of Sustainable Development – Paragraph 14 


• Core Planning Principles – Paragraph 17 points 4,5 


• Supporting a Prosperous Rural Economy – Paragraph 28 


• Promoting Sustainable Transport – Paragraph 32, 34 


• Conserving and Enhancing the Natural Environment – Paragraphs 109, 118,124 


• Determining Planning Applications – Paragraph 197 


• Planning Conditions and Obligations – Paragraphs 203, 206 
 
 
CONSULTEE RESPONSES 
 
South Molton Town Council: that this application be approved subject to the following 
comments: 


i) Consideration must be given to pedestrian access to South Molton Town. 
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ii) Consideration must be given to fostering tourism and trade links with South 
Molton Town. 
iii) Public Transport considerations especially due to a lack of a bus service on 
Sundays and Bank Holidays. 
iv) Consideration must be given to wildlife, ecology and flooding issues. 
v) That the two District Councillors ‘call in’ this planning application. 


 
Filleigh Parish Council: No objections. 
 
Planning Policy: This site is outside the defined development boundary for South Molton 
so is situated in the countryside where policy ENV1 (and emerging policy ST07(4)) will 
apply. It is considered that the proposal as a whole, including all of the surrounding 
meadows, orchards and planting warrants a rural location and will potentially diversify the 
local landscape character and biodiversity. Policy ECN13 (and emerging Policy DM17) 
supports visitor attractions in the countryside in specified circumstances. The proposal is 
considered to have a direct relationship with the rural environment and to fulfil the other 
policy requirements subject to accessibility by a range of transport modes. Emerging 
Policy ST13 supports proposals for sustainable high quality tourism development that 
promotes a year round industry, to which this proposal would contribute.  
 
Policy ECN14 relates to large scale and innovative projects (which is considered to 
include the current proposal). I can confirm this site is within the Priority Area for Rural 
Regeneration (south of the A361) and is well located in relation to the high quality road 
network. It also needs to be accessible to a range of transport modes. In view of the 
proposal’s relocation from within the town, the proposal should incorporate a travel plan 
(Policy TRA1A) that delivers sustainable transport measures. The proposed delivery of a 
new bus stop on the B3226 would contribute towards this. 
 
The site is outside the land allocated for future expansion of Pathfields Business Park so 
is not considered to conflict with that use. 
 
The site is within landscape character type 3A (upper farmed and wooded slopes) where 
the key characteristics include: 


• “A pastoral landscape, with some fields of arable cultivation on higher slopes, 
forming a strong mosaic with copses, interlinking Devon hedges and small 
woodlands as well as occasional small blocks of coniferous plantation”; and  


• “Strong pattern of medium-scale fields of medieval and post-medieval origin 
enclosed by species-rich Devon hedges with flower-rich banks. Thick hedges with 
frequent hedgerow trees found on more sheltered valley slopes”. 


The proposal is considered to complement these characteristics, subject to an appropriate 
design of the proposed new buildings. Design should be in accordance with policy DVS1 
(and emerging policies ST04 and DM04). 
 
Nadrid Water and existing riparian planting are understood to be an important bat corridor, 
where proposed additional planting should enhance biodiversity networks. Relevant 
policies include ENV8 and ENV11 (and emerging Policies ST14 and DM08). 
 
The Castle Hill historic park and garden is located west of the B3226. The impact on the 
setting of Castle Hill historic park and garden should be considered for any new buildings 
under Policy ENV15 (and emerging policies ST15 and DM07). 
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This proposal is also considered to complement Defra’s current pioneer project across the 
Biosphere Reserve which seeks to incorporate a natural capital approach into decision 
making. 
 
Highway Authority: In principle I have no objections to this proposal, however as it is in 
full with no part in outline, I do have specific issues relating to access that means I am 
raising an objection to the proposal as it is. 
 
The site is somewhat remote from the town of South Molton, there are no footways to the 
site, although if there were the distance is around 2km from the edge of the town and 
therefore people would not be particularly likely to walk to the site. The sustainability of the 
site is for consideration by the LPA considering the social, economic and other 
environmental aspects of sustainability. 
 
To give some form of non-car access to the site a bus stop is proposed near to the 
proposed site exit. However no similar bus stop is proposed on the opposite side of the 
road to enable people (most likely staff) to travel to the site by bus from South Molton. 
The proposed site entrance to the north is shown in appendix 6 of the transport 
assessment, however there is no specific plan submitted with the application showing the 
detail of this access. Appendix 6 does not show the full extent of the visibility splays, 
meaning that I can not assess whether the proposed visibility can be implemented if a 
condition were to be imposed. Additionally, appendix 6 shows two no entry signs and two 
no exit signs, meaning that no one can use the junction. I have considered legal orders for 
the prohibition of vehicles out of this access, but this would not be possible as the site will 
not be public highway. The design of the internal road network will need to be such that 
vehicles do not exit via this entrance. Furthermore there is no consideration given to 
directional signage for the site, which will most likely be required opposite the site 
entrance. A revised plan of such signage is required and any signs must not interfere with 
the visibility of the junction opposite the current farm access that goes towards the small 
industrial estate. 
 
Appendix 7 shows the proposed site exit. Similarly to appendix 6 this does not show the 
full visibility and is not a separate plan with the application that can form part of the 
approved plans list. I am concerned with the location of the proposed bus stop, being in 
the visibility splay of vehicles trying to exit the site. On this fast road, where vehicles would 
attempt to overtake the stopped bus at high speed, this should be a bus layby off the line 
of the carriageway. As mentioned above, a bus layby on the opposite side of the road is 
also required integrated with a footway and dropped crossing to the site. 
 
Appendix 8 is for the accesses to the six woodland lodges. Despite the plan showing no 
detail of this access, I have serious concern regarding the use of this access for the 
proposed lodges. The access is single width, the track unmetalled and visibility onto the 
very straight road is severely substandard. I am also concerned that the limited visibility 
that is available is not within control of the applicant but adjacent properties; who have 
objected to the use of this access. I could only support the proposed lodges on the site if 
they were better connected to the main site and use the full standard junctions proposed 
with the main site. 
 
The junction of the B3226 and the road to Filleigh, between the proposed site entrance 
and exit is considered to be accident cluster spot by the DCC road safety team. On my 
second site visit yet another vehicle was lying wrecked in the hedge at the junction. In 
order to mitigate the impact of additional traffic through this junction a contribution will 
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need to be made by the applicant of £10,000 towards improvements to this junction. 
Additionally, the applicant must provide a boundary treatment in this location to avoid 
visual distraction of the proposed site to drivers from the Filleigh direction. 
 
In conclusion, I do not think that the current proposal provides enough information for 
access proposals to be considered safe and suitable for all people and the access to the 
lodges is considered severely unsafe. 
 
Highway Authority: RECOMMENDS CONDITIONS: The applicant has removed the 
separate access to the holiday accommodation and taken my other comments into 
account. A stage 1 safety audit has been carried out, and the highway proposals altered 
as a result of this. Plan number 9282.06 revision C is therefore acceptable. These works 
will be subject to further detailed design under agreement through section 278 (Highways 
Act) including further road safety audits and details of directional signage on the highway. 
 
Project and Procurement Officer: This application for leisure use meets the recreational 
needs of its employees and visitors. Accordingly no POS contribution is sought 
 
Economic Development Officer: I have considered this application, including visiting the 
current site and understanding how the business operates. I support the business owners' 
ambitions to grow and develop this business, and understand the need for the business to 
be in a setting that is not built up. However, I believe that there may be no economic 
benefits, and indeed a risk of negative economic impacts to the South Molton town centre 
economy from this proposed relocation. Balancing that with the proposal for the Quince 
relocation and its potential for business growth I would support the principle of re-location 
on the basis that robust pedestrian and public transport links between the site and South 
Molton are in place. Whilst the distance to the town centre means that bus travel is the 
most feasible way for the public and employees to travel between the two, it should not be 
assumed that the distance is too far to walk. I would suggest it be relevant to require a 
pavement between the site and the town to enable and encourage pedestrian trips. 
 
Sustainability Officer: The submitted Landscape Visual Impact Assessment (LVIA) is not 
of an appropriate standard for the major development proposed and simply identifies 
assorted views which may experience a change in visual composition as a result of 
development. The LVIA does not set out any recognised methodology to quantify the 
significance of landscape character and visual effects in a robust and transparent manor 
and does not make appropriate use of the landscape character evidence to inform the 
assessment. 
 
The submitted Supporting Statement states that a renewable energy statement has been 
prepared but it does not currently appear to have been submitted. A formal BREEAM Pre-
Assessment should be submitted in support of this proposal. 
 
The submitted Ecological Appraisal (EA) states that a preliminary ecological appraisal of 
the site was undertaken on 10 March 2017 by Richard Green Ecology and should be read 
in conjunction with the current report. The preliminary appraisal does not currently appear 
to have been submitted. The EA identifies a significant loss of hedgerow and semi-
improved/marshy grassland with potential impacts on bats and dormice. Further impacts 
on nesting birds, hedgehogs, amphibians, badgers and otter are also identified in the 
preliminary appraisal. Given the extent of habitat loss and scale of development the Defra 
biodiversity metric should be applied in order to formally quantify losses and subsequent 
mitigation requirements. A fully detailed Landscape Ecological Management Plan (LEMP) 
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should be provided to demonstrate that the extent of habitat and species impacts are 
suitably mitigated throughout construction and operational phases of development. 
 
Sustainability Officer: The request for submission of the preliminary ecological appraisal 
was simply to ensure that the current supporting information is complete and does not 
alter the remaining points in my earlier response.  
 
Sustainability Officer No further comments on the BREEAM issue other than to say this 
(reports received 22/01/18) demonstrates a clear commitment to exceeding policy 
requirements at this stage.   
 
Landscape Officer: I’m generally content that, whilst there will clearly be adverse 
landscape impacts as a result of the proposed development on currently undeveloped 
land, the landscape impacts will be relatively minor. Similarly there will also clearly be 
some minor adverse visual impacts, which should be able to be adequately mitigated for 
through the provision of new soft landscaping. 
 
However, whilst soft landscape proposals have been submitted I do not consider them to 
fully address all of the relevant matters (i.e. no details of earth/turf banks to be created in 
association with hedgerow planting / no details in respect of soft landscaping of car park 
area etc) or to maximise potential biodiversity gain.  
 
In this respect I concur with the sustainability officer, in that insufficient information has 
been provided. However, on balance I am content that both the landscape and ecological 
impacts could be adequately addressed through the submission and implementation of a 
detailed landscape and ecological management plan (LEMP) and that hopefully this could 
be secured prior to determination or through the imposition of an appropriate condition. 
 
Natural England: Natural England has no comments to make on this application.  
 
County Archaeologist: I refer to the above application and your recent consultation. 
Assessment of the Historic Environment Record (HER) and the details submitted by the 
applicant do not suggest that the scale and situation of this development will have any 
impact upon any known heritage assets. The Historic Environment Team has no 
comments to make on this planning application 
 
Historic England: The proposed new Quince Honey Site is adjacent to the eastern 
boundary of the grade I registered park and garden, Castle Hill (RPG). The park has a 
strong agricultural feel within this section and the current site reinforces the rural open 
character of the area but with some utilitarian features, including old quarry sites, the 
industrial estate at North Aller and Browns Antiques and Reclamation Yard. 
 
Historic England does not wish to comment on the principle of development within this 
location. However, if the council considers the site to be acceptable for the use, then we 
would ask that a number of steps are taken to minimise the potential visual impact in 
views from the RPG and the rural quality it retains. 
 
We note from the plan that the boundary vegetation will be retained, we would advise that 
this should be strengthened to minimise any potential views into the site. In particular 
around the junction at Aller Cross, where the road will arrive perpendicular to the 
boundary of the site and may allow for direct views in. There is a particular concern 
regarding the equipment shed, which will be on direct alignment with the road. In the RPG, 
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clumps of trees are used to punctuate views as well as for screening utilitarian features. 
We would suggest that a clump of trees could be planted at Aller Cross junction in order to 
form a more formal termination point at the end of the route from Filleigh but also 
strengthen the screening in this position. Further details, in the form ofa landscaping 
scheme should be provided to ensure that the screening offered is satisfactory. 
 
In the main, the development is low level, no more that 1 to 1½ stories with an agricultural 
character due to their simple use of architecture and materials. The main focus of the site 
is the hexagonal Exhibition Centre and Play Hive, which are much larger in scale up to 2 
storeys. The cross sections suggest that the orchard and additional planting will help 
screen the larger structures. We would again stress the need for additional screening as 
well as the more intensive clump of native specimen trees at the Aller Cross junction to 
ensure that views from the park itself are minimised. The council need to ensure they are 
satisfied that these structures will not be visible in views from the park and that the 
screening is sufficient, particularly in principal views along accesses and vantage points 
within the RPG. 
 
Conservation Officer: This proposal relates to the relocation of Quince Honey Farm to 
land at Aller Cross. At present the Quince Honey Farm is sited in the grade II listed former 
workhouse buildings within South Molton. We have had many discussions in the past over 
the condition and capacity of the existing listed and ancillary buildings, and I understand 
and accept the desire to relocate. This will leave the listed buildings without an established 
use, however, and it is worth flagging up at this stage the need to maintain the buildings in 
a reasonable weathertight condition once they become vacant. I would also suggest that 
any prospective new users of the listed buildings should engage with the LPA at an early 
stage in their deliberations. 
 
The proposed new site for the Honey Farm is on the eastern side of the B3226, just south-
east of the Aller Cross roundabout. The boundary to the grade I registered historic 
parkland of Castle Hill runs along the western side of the B3226 at this point. Currently, 
the site is farmland and the hedge boundary to the eastern edge of the road is of varying 
heights, so there are views from the over the farm land to the agricultural buildings at West 
Ford Farm. The setting of the historic asset at this point is composed of an agricultural 
context, fairly typical to this area. 
 
The introduction of the Honey Farm development to this land will inevitably change the 
character of the landscape, and is likely to have an effect on the setting of the heritage 
asset. I acknowledge that there may well be public benefits associated with the proposal 
as a whole, so would suggest that the aim should be to protect the setting by shielding the 
more utilitarian aspects of the development as far as possible, so as to minimise harm. In 
this respect, the additional landscaping and hedge planting will be helpful. I have read and 
agree with the comments of Historic England regarding this aspect. The car parking is 
quite extensive and though it is in the middle of the site, it will in particular need effective 
planting around it so that the large area of hard surfacing does not become a dominant 
feature in views from the wider landscape.  
 
In terms of the new buildings, the Play Hive, Honey Factory and frame store, Educate, and 
Visitors Centre buildings all share a similar design theme and have consistent materials. 
Though their layout is untypical, and they have features which relate to the specific 
purpose of the honey farm, their massing and general appearance is relatable to a typical 
working farm in this area. Because of this, in my view they would not be out of place in this 
context. In the middle of the group the Bee Exhibition building is intended to be something 
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of a showpiece. Its form is eye-catching and instantly relatable to the theme of the site, but 
the consistent use of materials will tie it to the surrounding buildings.  
 
The overall use of the rest of the land, as expressed on the master plan, is as wildflower 
gardens, meadows and an orchard. These uses are entirely appropriate for the setting of 
the parkland, and are welcomed.  
 
Conservation Officer: It looks as if the landscaping has been strengthened adjacent the 
junction with the Filleigh Road, which is good. I do not have enough knowledge of the type 
of trees or planting densities etc to say whether the revised scheme addresses the 
comments I made, or those of Historic England.  
 
Devon Gardens Trust: The Gardens Trust is the Statutory Consultee on development 
affecting all sites on the Historic England Register of Parks and Gardens of Special 
Historic Interest. The Devon Gardens Trust is a member of The Gardens Trust and 
responds to consultations on in the County of Devon. We have looked at the documents 
on your web site. We do not wish to comment on this application but we would emphasise 
that this does not in any way signify either our approval or disapproval of the proposals 
 
Building Control: Adequate access will be needed for the fire service vehicles. The 
majority appears ok but clarification will be needed to show that the accommodation pods 
have adequate access to show that the access roads/tracks are wide enough and suitable 
with turning area. 
 


South West Water: I refer to the above application and would advise that whilst South 
West Water has no objection in principle a public trunk water main as shown on the 
attached plan runs through the site where landscaping/tree planting is proposed. 
This is unacceptable as it seriously impedes access to this water main for the purposes of 
repairs in the event of a burst and therefore it will either need to be diverted or the planting 
removed from the proposal 
 
Environment Agency: We object to this proposal on flood risk grounds. The submitted 
Flood Risk Assessment (FRA) is unacceptable because it has not correctly assessed the 
flood risks affecting the site and not, therefore, demonstrated that all development will be 
safe from flooding over its lifetime, without increasing flood risk elsewhere. We 
recommend that the application is not determined until a satisfactory Flood Risk 
Assessment (FRA) has been submitted. 
 
Before determining the application your Authority will also need to be content that the 
flood risk Sequential Test has been satisfied in accordance with current Government 
guidance within the National Planning Policy Framework (NPPF) if you have not done so 
already. The reasons for this position are set out below together with advice on 
environmental permitting for the foul drainage system. 
 
Our flood map shows that part of the site is located within Flood Zone 3, defined as having 
a high probability of flooding. The applicant should take a sequential approach to the 
layout of the site and, where possible, locate all development (particularly the more 
vulnerable accommodation pods) outside of the floodplain. The FRA will need to 
accurately identify which parts of the site are most at risk to assist the applicant in 
determining an appropriate site layout. 
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However, in this case the flood flows used to determine the floodplain extent appears to 
be incorrect. We estimate that it needs to be at least double the amount used in the 
submitted FRA. We are able to provide a flood flow node points just outside the site, which 
should be used. The FRA will then need to be revised and the floodplain extents agreed 
with us. Once the floodplain extents have been agreed, we will require all obstructions to 
flows, including raised flower beds, to be placed outside the floodplain. We also have 
particular concerns about the proposed location of the accommodation pods, their height 
above the floodplain and how the pods are access via a ford. The level survey also does 
not cover the area where the pods are proposed. Further information must be submitted to 
demonstrate that the proposed accommodation pods will be located and designed so that 
they will be safe from flooding over their lifetime without increasing flood risk elsewhere.  
 
If the FRA is unable to demonstrate that the development proposed in this application will 
be safe from flooding over its lifetime without increasing risk elsewhere we are likely to 
maintain our objection to the application. Production of a revised FRA will not in itself 
result in the removal of an objection. 
 
Environment Agency: The revised Flood Risk Assessment (FRA) (Rev1, dated 19/12/17) 
is acceptable and we therefore remove our objection to the proposal. We recommend that 
the implementation of the proposed mitigation measures in section 5 are secured by 
condition (see below). 
 
Advice – Flood Risk 
The revised floodplain extent as set out in appendix A Drg 5001 Rev B, shows a better 
flood outline than our flood zone maps for this site. This demonstrates that a sequential 
approach has been taken to the layout of development ensuring that there will be no built 
development within the floodplain. The proposed mitigation measures in section 5 of the 
FRA are sufficient to ensure that the development will be safe. In addition to 
recommending that no buildings and structures will be within the floodplain, it also details 
suitable finished floor levels for each building, the need for an escape route to higher 
ground from the pods and the use of our flood warning system. We recommend that these 
measures are secured through a planning condition and would be happy to suggest 
wording if necessary. We would also advise the applicant to prepare a flood plan which 
outlines how the business will respond to a flood.  
 
Flood and Coastal Risk Management Team : At this stage, we object to this planning 
application because we believe it does not satisfactorily conform to saved Policy DVS6, 
relating to flooding and water quality, and saved Policy DVS7, relating to sustainable 
drainage systems, of North Devon Council's Local Plan (1995-2011). The applicant will 
therefore be required to submit additional information in order to demonstrate that all 
aspects of the proposed surface water drainage management system have been 
considered. 
 
The applicant should clarify the greenfield runoff rates calculated for this site, Table 3 
within the submitted Flood Risk Assessment (Ref. J-231-Rev.01; dated 7th November 
2017) displays different rates to those presented in Appendix D. The minimum flow rates 
in the calculations in Appendix D have been adjusted and so the flow rates for the 1 in 1 
and 1 in 30 year rainfall events are showing discharge rates for the 1 in 100 year rainfall 
event. 
 
The applicant will also be required to submit MicroDrainage model outputs, or similar, in 
order to demonstrate that all components of the proposed surface water drainage system 
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have been designed to the 1 in 100 year (+40% allowance for climate change) rainfall 
event. The applicant should also demonstrate the route/s of the proposed overflows to be 
utilised during exceedance events. Clarification of the detention basins proximity to any 
flood zones is needed. 
 
An ordinary watercourse runs through this site, so if any temporary or permanent works 
need to take place within this watercourse to facilitate the proposed development (such as 
an access culvert or bridge), Land Drainage Consent must be obtained from Devon 
County Council's Flood and Coastal Risk Management Team prior to any works 
commencing. Details of this procedure can be found at: 
https://new.devon.gov.uk/floodriskmanagement/land-drainage-consent/. 
 
Flood and Coastal Risk Management Team :  Following my previous consultation 
response (above), the consultant acting on behalf of the applicant has provided additional 
information in relation to the surface water drainage aspects of the above planning 
application, in an e-mail dated 23rd January 2018, for which I am grateful. At this stage, 
we have no in-principle objections to the above planning application, from a surface water 
drainage perspective, assuming that the following (below) pre-commencement planning 
conditions are imposed on any approved permission 
 
Designing Out Crime Officer: From a crime and disorder perspective Police have no 
objections in principle to this application. However, I am unable to comment in depth as 
the available drawings do not reveal at this stage any details that would be of concern to 
the police. It should be noted that a sensible and practical level of security, which will not 
adversely affect the efficiency of the honey farm, is essential for a successful and 
profitable business. The majority of criminal incidents in commercial development relate to 
property crime. This is because the modern business contains a vast array of portable and 
desirable goods with a ready market, such as plant and machinery and raw materials, 
personal computers, laptops, and other valuable electronic equipment. 
 
Following a recent site visit I have referred the application details to the Police Road 
Casualty Reduction Officer (RCRO) and will forward any comments. I look forward to 
reviewing a more detailed application in due course but in the meantime please do not 
hesitate to contact me if I can assist further.  
 
Road Casualty Reduction Officer: The area of concern is from the direction of Filleigh as 
the T junction emerges onto the B3226. We have a fairly regular occurrence of vehicles 
coming from Filleigh direction, failing to appreciate the T junction and sailing straight on 
ahead, regularly demolishing the direction board opposite and coming to rest in the land 
just below West Ford Cottage. There have been two such incidents in as many weeks. 
One involved a vehicle emerging from the Filleigh direction and T boning one on the B 
3226, both vehicles ending up in the field of West Ford Cottage.  The route down from the 
A361  with a right turn towards Filleigh is also a regular route for HGV’s using Hill village 
as you know. I certainly wouldn’t wish to delay the relocation of the Farm but would 
highlight that some form of traffic management/ site safety from vehicle incursion be 
investigated before the project gathers pace. 
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Environmental Health: I have reviewed this application in relation to Environmental 
Protection matters and comment as follows: 
 
1) Foul Drainage 
The proposals include installation of a private system for disposal of sewage via a 
package treatment plant discharging to a local watercourse. Such a system would require 
the approval and a permit from the Environment Agency. The applicant should be advised 
to contact the Environment Agency with a view to confirming that their proposals will be 
acceptable. You may wish to consult the Environment Agency on this point also.  The 
proposed system may also require approval under Building Regulations. 
 
2) Bee Keeping Risk Assessment 
I note that the proposed Bee Exhibition building is located around 100m to the north of an 
existing business and a little further from existing residential properties. The keeping of 
large numbers of bees can, under certain circumstances, have impacts on the occupiers 
of neighbouring properties. I recommend the Applicant be asked to provide a risk 
assessment demonstrating that any potentially significant risks to neighbouring properties 
have been considered and will be suitably controlled. The assessment should be prepared 
by a suitably qualified bee specialist. 
 
3) Food and Safety 
The proposals include commercial production of honey for sale and proposed cafe 
kitchens associated with the visitor attractions. Such activities are likely to be subject to 
food and safety regulations. I have copied in North Devon Council's Food and Safety 
Officer in case she has any comments on the proposals at this stage.   
 
4)  Construction Phase Impacts 
In order to ensure that nearby businesses and residents are not unreasonably affected by 
dust, noise or other impacts during the construction phase of the development I 
recommend the following condition be imposed (see below). 
 
5)  Advisory Note: Caravan Site Licensing 
The proposals include 6 "Woodland Accommodation Pods". The applicant should be 
advised to contact North Devon Council's Caravan Site Licensing team in relation to 
possible caravan site licensing requirements. 
 
Environmental Health: The submitted honeybee management statement addresses my 
concerns relating to assessing and controlling potential environmental risks associated 
with keeping bees. I have no further comments on this issue. 
 
 
REPRESENTATIONS  
 
At the time of preparing this report 3 letters of representation have been received relating 
to the application from: 


 
Mr S Brown & Miss R Drakeley, The Laurels, North Road 


Jan Simmonds,  Hazeldene,  Barnstaple Road 


Keith Simmonds,  Hazeldene, North Road 
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These raise the following issues: 


• The future use of Ford Lane 


• B3226 is used by speeding traffic 


• Loss of privacy to the rear of adjoining residential properties 


• Impact on water quality 
 
(Copies of all the letters have been made available on the Council’s website prior to the 
Planning Committee meeting in accordance with agreed procedures). 
 
PLANNING HISTORY  
 


Reference  Proposal Decision Date  


63768 Extension & Alteration to Dwelling CC 27.10.17 
62817 Prior Notification Application for the Erection of 


Agricultural Building use for Storage of Machinery 
& for Maintenance, Repair & Storage of Hives 


Prior 
Approval 
not 
required 


6.04.17 


 
SUMMARY OF ISSUES  
 


• Tourism Provision and Economic Impact 


• Highways and Access 


• Design and Scale 


• Heritage 


• Landscape and Visual Impact 


• Amenity 


• Ecology 


• Flood Risk and Drainage 


• Other 
 
 
PLANNING CONSIDERATIONS  
 
Tourism Provision and Economic Impact 
 
Paragraph 28 of the NPPF states that sustainable rural tourism and leisure developments 
that benefit businesses in rural areas should be supported. This includes supporting the 
provision and expansion of tourist and visitor facilities in appropriate locations where 
identified needs are not met by existing facilities. 
 
The Planning Unit is aware that the applicant has wished to relocate his business for a 
considerable period of time and more particularly since the development of the school in 
that ‘live bee exhibits’ and the school use are not ideal neighbours. The listed building is 
also very constraining in terms of providing a flexible modern tourism facility. The applicant 
has consistently expressed a wish to remain close to South Molton in order to retain the 
links with the town. 
 
This site is outside the defined development boundary for South Molton so for the 
purposes of planning policy is situated in the countryside where Policy ENV1 (and 
emerging Policy ST07(4)) will apply. In such locations development will be permitted 
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provided a rural location is required. In this instance the applicant wishes to reconnect the 
two arms of his business on one site. As a ‘farm’ enterprise a rural location is required. 
The next two tests are that the scheme should provide economic or social  benefits  and 
that it protects or enhances the countryside’s beauty, the diversity of its landscape and 
historic character, the wealth of its natural resources and its ecological, recreational and 
archaeological value. This will be addressed below. 
 


Policy ECN13 (and emerging Policy DM17) supports visitor attractions in the countryside 
provided the criteria of the policy can be met. Visitor attractions in rural areas should be 
sited, designed and landscaped to minimise their impact on the character of a settlement 
or the surrounding area. The proposal is considered to have a direct relationship with the 
rural environment and whilst it is not based on a building reuse, the property does contain 
residential accommodation to allow for oversight. The other criteria of this policy in respect 
of accessibility by a range of transport modes and access to the high quality road network 
will be discussed below. 
 
Emerging Policy ST13 supports proposals for sustainable high quality tourism 
development that promotes a year round industry, to which this proposal would contribute.  
Policy ECN14 relates to large scale and innovative projects (which is considered to 
include the current proposal). The applicant has set out that the relocation of his business 
will result in significant economic investment including the creation of additional jobs. The 
site is within the Priority Area for Rural Regeneration (criteria B) (south of the A361) and is 
well located in relation to the high quality road network.  It also needs to be accessible to a 
range of transport modes (Criteria D). The impact on the character of the area will be 
discussed in the heritage and landscape sections of this report. 
 
Whilst a small element of the overall scheme, the applicant is proposing to provide six 
holiday pods to accommodate tourists and those on bee keeping courses. Policy ECN8 
and ECN9 of the adopted Local Plan are in accordance with the NPPF and state that due 
to the economic importance of tourism to North Devon new self-catering accommodation 
will be permitted where it is used in association with existing recreational facility providing 
the scale is compatible with the existing development and there is no harm to the 
surrounding area or road network. The scale of the proposal is considered to add a 
discreet well sited ‘camping’ style use within the landscaped setting of the new tourism 
venture. 
 
These units have been re-sited away from existing residential properties and will be 
accessed from the proposed on site infrastructure (car parking and access). 
 
The existing enterprise has been based on the edge of South Molton for many years and 
has strong links and associations with the town. The applicant has identified that the 
former workhouse building and the location now do not allow him to both develop his 
business and provide flexible and adaptable space to provide a modern and dynamic 
tourism use. The business currently supports 47 jobs. The relocation of the business onto 
this new site represents significant capital investment into a new venture and will result in 
further jobs. The applicant advises that he envisages that this will increase to 62 initially 
with the ambition to grow this further.  
 
The Economic Development Officer has responded that she ‘believe(s) that there may be 
no economic benefits, and indeed a risk of negative economic impacts to the South 
Molton town centre economy from this proposed relocation’. This comment would be 
contrary to the applicant’s economic impact statement which indicates: 
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‘The business currently provides 47 jobs on site. The move to West Ford will create 
an additional 15 jobs from the day the doors open. Over the 5 years following the 
relocation the plan is to expand the operation to offer a further 37 jobs. In addition 
to the jobs directly supported on the premises the enterprise supports a number of 
jobs within the wider community; providing an outlet for local farm producers as well 
as a range of local service providers from stationary suppliers to cleaners. 


 
The project will also support local construction jobs during the relocation phase and 
an increased number of jobs within service industries once open’. 


 
The Economic Development Officer  does however conclude that ‘Balancing that with the 
proposal for the Quince relocation and its potential for business growth I would support the 
principle of re-location on the basis that robust pedestrian and public transport links 
between the site and South Molton are in place’. 
 
The Quince Honey Farm has typically some 46,000 visitors annually consisting of holiday 
makers, coach excursions, school trips and local families. The economic benefits of this 
application are significant. The applicant is committed to maintaining links with the Town 
as set out below: 
 


“Quince Honey Farm has a long standing commitment to supporting the economic 
well-being of South Molton through the provision of local jobs and utilisation of local 
business services”. 
 
“In terms of those local businesses already providing support services and goods to 
the farm the planned increased in tourism business will present opportunities for 
them to expand alongside”. 
 
“In terms of tourism business, the relocation will allow the farm to divert greater 
visitor numbers from the passing A361 North Devon Link Road into the attraction 
and in turn in to South Molton and Pathfields”.  
 
“The farm will promote the town centre and local businesses via the display, in the 
entrance to the visitors centre, of a large scale map of South Molton, including 
Pathfields, with the location of those businesses wanting to be promoted to visitors 
shown.” 
 
“The farm promotes the area on its website and the farm will continue to promote 
other North Devon Tourism attractions via the usual leaflet stand” 
 
“The farm will also promote, via its Travel Plan, sustainable travel into and out of 
South Molton via the provision of covered cycle stands and the new bus stop 
services”. 
 
“In terms of the existing premises at North Street the vacation of the premises 
opens the opportunity for the re-use of the listed building for local start-up 
businesses in need of work space close to the Town Centre”. 


 
It is considered that the economic case for the relocation and expansion of this business is 
both convincing and material to the decision making process as will be discussed in the 
balance below. 
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Highways and Access 
 


The submission is accompanied by a Transport Statement and Travel Plan. The site is 
readily located for ease of access to the ‘high quality’ road network being within a 100m of 
the A361 (North Devon Link Road). The applicant has worked closely with the Highway 
Authority to achieve an access and egress scheme that achieves an acceptable level of 
visibility (215m in each direction from both the entrance and exit), limits conflict with the 
adjacent junction and provides internal site controls to manage traffic. The proposed site 
access arrangements are in line with current design guidance, Policy TRA6 of the NDLP  
which requires that safe access is available for all modes of transport travelling between 
the site and an existing highway as well as para. 32 of the NPPF. The scheme is 
considered to providing a safe and suitable access.  
 
The access to the accommodation lodges has been removed from Ford Lane and is to be 
accessed via the proposed Honey Farm. Vehicle and pedestrian access would be from 
the internal car park arrangements. As a result the existing agricultural access (Ford Lane) 
onto the B3226 will not be used by development traffic. 
 
The scheme provides a bus lay-by for the proposed southbound stop and provides a 
northbound stop some 100m south of the Filleigh junction.  The 155 service operates at 
an hourly frequency between Exeter and Barnstaple via Tiverton and South Molton. 
Dropped kerb crossing points have been provided and a new pedestrian connection into 
the site on the eastern side of the B3226 is available for pedestrians to access the site. 
 
On the B3226 within the vicinity of the proposed development site there are no pedestrian 
footways. The nearest pedestrian footway on the B3226 is some 850m south of the 
proposed site. There is significant intervening land between the application site and the 
existing footway so the extension of the footway provision would be on land outside of the 
applicant’s control. As Phase 4 of Pathfields is delivered local infrastructure will extend 
nearer to the site. The deficiencies in the footpath network would need to be considered in 
the balance. 
 
With regards to the comments of the Road Casualty Reduction Officer, the Transport 
Statement indicates that there have been a total of 8 accidents (7 slight and one serious)  
within the most recent five year review period. Four involved single vehicles during the 
evening and early morning hours outside of the operational periods of the development 
site. The Transport Statement argues that ‘the majority if not all of development traffic 
would approach the new site from either the north from the A361 or south on the B3226 as 
per the existing site traffic. It is unlikely that development would directly increase traffic 
through the existing priority junction’. It is argued that the relocation of the existing use will 
not increase safety concerns. 
 


Policy TRA7 of the North Devon Local Pan sets out the maximum levels for parking 
provision for new non-residential developments. A total of 203 car parking spaces would 
be provided on-site within the main car park including 6 disabled bays. Parking for 8 
coaches would also be provided and a total of 6 car parking spaces would be provided for 
the accommodation lodges. 
 


Cycle parking stands able to accommodate 18 bicycles would be provided for use by staff 
and visitors. The stands would be provided in a convenient location close to the main 
Honey Farm reception. Policy TRA1A states that any development, which is likely to have 
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an impact on the local highway network must have sufficient access for a range of 
transport modes with walking and cycling given high priority. Cycle and access to public 
transport is fully accommodated within the scheme. 
 
In view of the proposal’s relocation from within the town, the proposal should secure a 
travel plan (Policy TRA1A) that delivers sustainable transport measures. The proposed 
delivery of a new bus stop on the B3226 would contribute towards this. The applicant will 
offer staff access to a cycle to work scheme and encouraged them to register with Devon 
Car-Share to reduce the carbon generated by the scheme in operation.  
 
The application fully addresses access by a range of sustainable transport measures 
albeit the deficiencies in footpaths in the locality is recognised. 
 
Design and Scale 
 
Paragraphs 56 to 68 of the NPPF and policy DVS1 state that a development should add to 
the overall quality of an area and reflect its character and should support good design and 
the integration of new development into the natural, built and historic environment. 
 
The Masterplan and design is environmentally led and has had significant regard to the 
potential impact that a new venture would have on the open countryside and on adjoining 
properties. In terms of the new buildings, the Play Hive, Honey Factory and frame store, 
Educate, and Visitors Centre buildings all share a similar design themes and have 
consistent materials namely timber cladding under a dark grey roof.  
 
The layout is around a central planted area and the form and layout including 
hardsurfacing features uses a honeycomb of hexagonals to relate internal and external 
space to the specific purpose of the honey farm and the nature of the visit that a tourist 
would make. It is considered that the building massing and general appearance is 
reflective of a ‘working farm’. The complex will result in new single storey and two storey 
built forms on open agricultural land but in design terms these are not considered to be 
out of place or scale in this context and  the consistent use of materials will visually tie the 
complex to the surrounding buildings including the farmstead at West Ford. 
 
The Bee Exhibition building is intended to be a focal building which will be ‘eye-catching’ 
and instantly relatable to the theme of the site as is the design of the landscaped areas 
based on hexagonal grids. This ‘honeycomb’ is an organisational and underlying pattern 
that informs the central garden and spills out into the landscape beyond. Within the 
garden the ‘combs cells’ are mounded beds planted with differing nectar rich flowers that 
together form a wildflower meadow. The narrow paths between the beds will be of grass 
and children will be allowed to run free along these. At the heart of the garden will be an 
immersive hive feature. Details for this structure are still to be finalised and this will be 
subject to a follow up application. 
 
The scheme accords with design Policy DVS1. 
 
In respect of sustainable design Policies DVS1a and ECN15 require the scheme to 
achieving a BREEAM ‘Very Good’ rating. The supporting reports indicate a commitment to 
this. 
 
The layout of the scheme addresses the concerns of the Designing Out Crime Officer with 
regard to the provision of screened security fencing and lighting 
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Heritage Assets 
 
A Core Planning principle of the NPPF is to ‘conserve heritage assets in a manner 
appropriate to their significance’ (17). Local planning authorities have specific duties to 
make informed planning decisions on how ‘special interest’ (127) and ‘significance’ (17; 
126) are managed. 
 
The Site is adjacent to the eastern boundary of the grade 1 registered park and garden, 
Castle Hill (RPG). The park has a strong agricultural feel within this section and the 
current site reinforces the rural open character of the area but with some utilitarian 
features, including old quarry sites, the industrial estate at North Aller and Browns 
Antiques and Reclamation Yard. Following consultation with the Devon Gardens Trust and 
Historic England the applicant has been asked to minimise the potential visual impact in 
respect of views from the RPG towards the site to ensure that the rural quality is retained. 
 
It is accepted that the introduction of the Honey Farm development will inevitably change 
the character of the landscape, and is likely to have an effect on the setting of the heritage 
asset in that an undeveloped agricultural context will alter. This however can be mitigated 
by ensuring that  boundary vegetation is be retained and strengthened to minimise any 
potential views into the site particularly at the Filleigh junction. The landscape design has 
been refined to ensure that clumps of trees punctuate views as well as for screening 
utilitarian features.  
 
The development is low level, no more that 1 to 1½ stories with an agricultural character 
due to their simple use of architecture and materials. The main focus of the site is the 
hexagonal Exhibition Centre and Play Hive, which are much larger in scale up to 2 
storeys. The cross sections show that the orchard and additional planting will help screen 
the larger structures. The car parking area is extensive and will need effective planting 
around it so that the large area of hard surfacing does not become a dominant feature in 
views from the wider landscape.  
 
In respect of Policy ENV15, the landscaping proposals are such that in time the structures 
will be screened from the park and from key accesses and vantage points. 
 
In respect of Policy ENV14 (Locally Important Archaeological Sites), assessment of the 
Historic Environment Record (HER) and the details submitted by the applicant (Heritage 
Assessment) do not suggest that the scale and situation of this development will have any 
impact upon any known heritage assets. No further archaeological work is required. 
 
At present the Quince Honey Farm is sited in the grade II listed former workhouse 
buildings within South Molton. The relocation will leave the listed buildings without an 
established use. These buildings need to be retained and maintained in a reasonable 
weathertight condition once they become vacant. The applicant already has approval for a 
small scale housing scheme and has advised that there will be the opportunity for the re-
use of the listed building for local start-up businesses in need of work space close to the 
Town Centre. 
 
Landscape and Visual Impact 
 
The methodology of the submitted Landscape and Visual Impact Assessment has been 
criticised by the consultees. It examines public viewpoints of the site within a five mile 
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radius. It identifies where the site would be visible and concludes that ‘Any harm caused 
by the development of the site will be mitigated via the implementation of the proposed 
landscaping scheme which has been designed to reinforce the landscape and broaden 
the biodiversity supported’. 
 
The Landscape Officers assessment is that there will be adverse landscape impacts as a 
result of the proposed development on currently undeveloped land but that the landscape 
impacts will be relatively minor. Similarly there will also clearly be some minor adverse 
visual impacts, which should be able to be adequately mitigated for through the provision 
of new soft landscaping. 
 
In respect of visual impact the LVIA sets out that the key matters are: 
 


1. The impact on the registered parkland.  
2. The close views from Aller Straight. These are restricted, in the long term, by virtue 


of the belt of native tree planting proposed along this boundary, and 
3. The view from Filleigh Footpath 15. This is an elevated view and the proposed 


orchard is positioned between the observer and the proposed buildings. 
 
The proposals are largely screened by virtue of the fact that they are located within a 
natural bowl. 
 


In summary the landscaping scheme provides: 
 


1) 635 linear metres of new mixed native hedge, much of which will be as traditional 
Devon hedge bank.  This will be more than double the 300m lost from within the 
site to accommodate the proposals and meets the mitigation requirements 
suggested in the EA.  The location of the hedge to be removed does not lend itself 
to translocation.  
2) 0.21 hectares of native shrub planting to form scrub to the edge of the proposed 
woodland, including a high percentage of willow, which is extremely beneficial to 
insects, especially moths and therefore other fauna higher up in the food chain 
including birds and foraging bats.    
3) 1.17 hectares of woodland planting with a high percentage of alder and birch, 
typical components of wet woodland and ideally suited to the conditions on site.  
This is also respectful of the lowland landscape character in the immediate vicinity 
i.e. stream side woodland alongside Nadrid Water on site (with high component of 
alder and willow) and woodland in the lower valley to the south east of South Aller.   
Wet woodland is listed as a habitat in the Devon Biodiversity Action Plan, within 
which opportunities should be sought to expand wet woodland. The total area of 
woodland including scrub edge will be 13,840 sq. m. 


 
The soft landscape proposals do not fully address all of the relevant matters (i.e. no 
details of earth/turf banks to be created in association with hedgerow planting / no details 
in respect of soft landscaping of car park area etc) or to maximise potential biodiversity 
gain.  
Both the landscape and ecological impacts could be adequately addressed through the 
submission and implementation of a detailed landscape and ecological management plan 
(LEMP) and that hopefully this could be secured prior to determination or through the 
imposition of an appropriate condition. 
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It is considered that the landscaping scheme and LEMP once finalised will enhance the 
natural capital on the site and as such accords with policy DVS2 and will minimise the 
environmental impact of the works as required by policies ENV1, ECN13 and ECN14. 
 
Hard Landscaping will be required in respect of the new internal access road and car 
parking areas. The masterplan shows: 
 


• The internal access roads will be bitmac, including the coach parking and 
disability bays. 


• The main car park will be clean stone compacted 


• The yard serving the honey factory and frame store will be concrete 


• The path linking the Bus Stop to the Play Hive and Visitors centre will be 
bitmac 


• Other paths will be clean stone compacted 


• Gathering areas immediately beside each building will be hard paved 
 


Further information will be required re site planting and  lighting and can be conditioned. 
 
Amenity 
 
The masterplan has been revised to remove the holiday lodges from the southern part of 
the site next to existing residential properties. The masterplan is now also showing a 
substantial hedge bank around the southern edge of the site to limit public access.  The 
applicant has confirmed that the Farm Track Ford Lane is not to be used by the tourism 
attraction. It is considered that with these controls and the proposed landscaping that the 
amenity of the two residential properties to the south can be secured in line with Policy 
DVS3. 
 
The application is also supported by a Honeybee Management Plan which has been 
considered by the Environmental Health Unit. The honeybee exhibition which will contain 
around 20 colonies of live honeybees of a species chosen for their ‘gentle nature’. It 
advises that in order to minimise risk of direct contact between bees and visitors, 
members of public will enter and exit the exhibition building on the north side. The area to 
the south and rear of the honeybee exhibition is off limits to members of the public and 
staff. This eliminates the possibility of bees bumping into people during their ‘take off’ flight 
to reach cruising height. The potential for impact of the A361 and the adjoining Brown’s 
Antiques are considered to be at a distance in excess of that required by the honeybees to 
reach their 15 feet / 4.5m cruising altitude. The risk is considered de minimus. The plan 
indicates that staff are fully trained in dealing with bee stings. 
 
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). 
 
The Ecological Appraisal indicates that the proposal would result in the loss of 
approximately 3 ha of semi-improved/marshy grassland and approximately 275 m of 
hedgerow. This would result in a minor adverse ecological impact on a local scale. In 
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mitigation it is proposed to turn areas of improved/poor semi-improved grassland on the 
site (approximately 4 ha) into nectar-rich flower meadows and plant a new orchard 
(approximately 1.2 ha) in the centre of the site. Floodplain areas in the east of the site will 
remain undeveloped.  
 
Formal areas around the visitor attraction are to be planted with a mix of native and non-
native flowering nectar-rich species to encourage invertebrates. It is considered that the 
landscaping proposed results in biodiversity gain in line with policy ENV8. 
 
Dormice were confirmed as nesting in hedges around the site. Unmitigated hedge 
clearance could result in the killing or injury of dormice and loss of potential dormouse 
foraging and nesting habitat. The proposed hedge clearance will therefore require a 
European Protected Species Licence (EPSL) from Natural England. Mitigation measures 
including  a two-stage or persuasive hedge clearance under an ecological watching brief; 
mitigation planting and habitat management to compensate for habitat loss; and the 
installation of nest boxes to provide alternative habitat and habitat connectivity for 
dormice, and to minimise any potential disturbance to acceptable levels will be 
conditioned.  
 
At least eight species of bat were recorded over the site, including greater horseshoe and 
lesser horseshoe bats. It is not considered that the site forms part of an important bat 
corridor. It is recommended that the proposed development ensures that the retained 
hedgerows (especially the west boundary hedge) and tree-lined stream remain dark, 
ensuring that any light spill.  Any external lighting within the development, e.g. for access, 
should use low-level bollard lighting, or be controlled by passive infrared (PIR) sensors 
with cowls to prevent upward light spill and reduce any potential impacts from lighting on 
foraging and commuting bats.  Again this will be conditioned. 
 


The sensitive management of hedges, new hedges, areas of scrub and wild flower 
meadows is recommended for the benefit of invertebrates and species that feed on them, 
such as birds and bats. Subject to such measures being secured within a LEMP it is 
considered that Policy ENV11 is addressed. 
 
The scheme as a whole is environmentally sensitive and the proposal, including all of the 
surrounding meadows, orchards and planting will potentially diversify the local landscape 
character and biodiversity in line with ENV8 and ENV11. 
 
Flood Risk and Drainage 
 
The Environment Agency (EA) indicative flood map shows that most of the site is located 
within Flood Zone 1, where there is at little or no risk from tidal or fluvial flooding and 
therefore suitable for all types of development. However, the eastern part of the site is 
near to the Nadrid Water and is Flood Zone 3, indicating a high probability of fluvial 
flooding (1 in 100 or greater annual probability of river flooding). The applicant has revised 
his Flood Risk Assessment in line with advice from the EA and this has resulted in no ‘in 
principle’ objections to the scheme. The following mitigation measures are recommended 
for the proposed development: 
 


• No built development or structures should be located within any of the areas shown 
as susceptible to flooding. 
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• Finished floor levels for the proposed buildings should be set at a level not lower 
than the 100-year fluvial event + 40% climate change + 300mm freeboard, at the 
Cross Section nearest to each building: 


Visitor Centre (Cross Section 5) = 113.56m AOD 
Play Hive (Cross Section 4) = 113.34m AOD 
Educate (Cross Section 4) = 113.34m AOD 
Honey Factory (Cross Section 4) = 113.34m AOD 
Exhibition (Cross Section 4) = 113.34m AOD 
Glamping pods (interpolated between Cross Section 5 & 6) = 114.74m AOD 


• Occupants of the proposed glamping pods should be provided with an alternative 
access/egress route in an easterly direction away from the flood zone. It is 
proposed to provide this via a pedestrian route through the neighbouring fields and 
on to Hacche Lane. 


• The owner/operator of the site could sign up to the Environment Agency flood alert 
system for this area. At West Ford, the system will provide and alert for an extreme 
flood event which may present a risk to Nadrid Water and the nearby areas. 


 
Similarly the DCC Flood Risk Management Team have considered the surface water 
strategy and now have an acceptable amount of information to be able to recommend 
conditions. Policies DVS6 and DVS7 are addressed. 
 
Foul drainage will be dealt with by a package sewerage treatment plant. There are no 
objections to this from the statutory consultees subject to the appropriate approvals.  
 
Other 
 
The site comprises Grade 3 and 4 agricultural land. The aim is improve the productive use 
that will result in the enhancement and expansion of the biodiversity of habitat supported 
on the farm. There is limited conflict with Policy ENV7 in that some land will be lost to 
production. 
 
CONCLUSION  
 
The application will result in the development of a new tourism venture in the open 
countryside with the loss of a small amount of agricultural land to productive use contrary 
to Policy ENV7. The policies of the development plan allow such a venture provided there 
are significant social and economic benefits to the rural economy and the environmental 
impact is fully assessed and mitigated in line with ENV1. In this instance the scheme is 
environmentally responsive and whilst it will have a minor adverse visual impact, 
mitigation is proposed and will result in significant environmental enhancement through 
the proposed replacement of hedges and extensive new landscaping resulting in the 
delivery of new orchards, copses and wild flower meadows. The works will sustantially 
address biodiversity and ecology requirements of Policies ENV8 and 11. 
 
It is considered that the relocation and expansion of the visitor attraction would comply 
with Policies ECN13 and 14 and whilst the concerns of South Molton Town are 
understood in that the existing attraction by being on the edge of the town centre is 
perceived as being more likely to result in linked trips by virtue of its location, the existing 
business will be maintaining its links and association with the Town. The small element of 
tourist accommodation in line with ECN9 will similarly support economic growth. The 
significant investment in the business and the proposed new jobs are a significant 
planning consideration that is given significant weight. 
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The site has good access to the North Devon Link Road and into South Molton and 
positive improvements are offered in respect of access to public transport and a 
commitment to a travel plan in line with TRA1a and TRA6. The site will provide adequate 
parking in line with TRA7. Technical issues such as foul and surface water drainage are 
resolved in line with DVS6 and 7. 
 
The design of the scheme retains a rural vernacular whilst using the design clues of the 
honey bee as a focal point for an attractive and interactive tourism attraction and 
addresses Policy DVS1 and DVS1a. The scale and relationship to historic assets have 
warranted careful consideration and additional mitigation in the form of planting is secured 
to address policy ENV15 and to limit views of the site from the Historic Park and Garden.  
 
Third part amenity is also secured in line with Policy DVS3. 
 
The economic and environmental benefits of the scheme are considered significant and 
outweigh the impact that this new development will have on the open countryside. The 
application is recommended for approval. 
 
 
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 
 
DETAILS OF RECOMMENDATION  
 
APPROVE with delegated authority being given to the Planning Manager  
 


a. to apply the following draft conditions or 
b. amend/add any conditions following the submission of the updated landscaping 


details, CMP, LEMP and other plans/details (the applicant has indicated that he 
wishes to provide more information prior to Planning Committee/the issue of the 
decision to avoid the pre-commencement planning conditions listed below). 


 
(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 and thereafter operated in 
accordance with the following listed plans and documents (unless varied during the 
S38/s278 process or in response to the discharge of the following conditions or to address 
other issues that arise due the course of construction). 
 


a. Location Plan Drawing Number W274 17 11 


37 of 61







Planning Committee on the 14/02/2018  


b. Site Levels Survey Drawing Number W274 17 13 
c. Masterplan W274 17 14G 
d. Central Complex Plan W274 17 15H 
e. Landscape and Lighting Overview W274 17 16C 
f. Site Sections As Proposed Drawing Number W274 17 17 
g. Visitors Centre Café Shop Drawing Number W274 17 31 B 
h. Play Hive Drawing Number W274 17 32 D 
i. Hone Factory Drawing Number W274 17 33 B 
j. Frame Store Drawing Number W274 17 34 B 
k. Educate Centre Drawing Number W274 17 35 B 
l. Bee Exhibition Centre Drawing Number W274 17 36 D 
m. Accommodation Pod Drawing Number W274 17 37 A 
n. Planting Specification Drawing Number 162-01A 
o. Orchard Planting Schedule Drawing Number 162-01and Orchard Planting 


Schedule 
p. Honeybee Management Statement 
q. Proposed Site Access and Egress, Drawing Number 2982.06 Rev C 
r. Stage 1 Road Safety Audit (Ref: SA1743) prepared by Road Safety Audit 


Ltd; and Stage 1 Road Safety Audit Response Report (January 2018) 
s. Conceptual Suds Layout Plan Drawing Number 3001 Rev D 
t. Flood Risk Assessment J-231-Rev 01 dated 03/01/18  
u. MicroDrainage Summary of Results for Area 1 Pond (File Area 1 LTS.SRCX; 


dated 18th January 2018) and MicroDrainage Summary of Results for Area 
2 Pond (File Area 2 QBAR.SRCX; dated 17th December 


v. BREEAM Industrial and Other Building Reports dated January 2018 
w. Ecological Appraisal October 2017 
x. Draft Travel Plan November 2017 
y. Foul Drainage Statement 


 
Reason: 
The Local Planning Authority is satisfied on balance that the drawings and details 
contained in the reports propose a form of development that delivers significant economic 
and environmental benefits and which addresses design, amenity, landscape, highway 
and infrastructure issues in a manner which is visually appropriate and sustainable in line 
with development plan policies ENV1 and ECN13 and 14. 


 
(3) Before the site is opened to the public as a tourism venture, the precise position, 
design and timing of use of all site lighting shall be submitted to and agreed in writing by 
the Local Planning Authority and thereafter the lighting scheme shall be provided on site in 
accordance with the agreed details. 


Reason: 
In order to safeguard dark skies, local amenity and the ecological interest of the site in line 
with ENV1 and ENV11. 
 
(4) Before the site is opened to the public as a tourism venture a detailed traffic 
management plan to support and reinforce the planned traffic routing around the site to 
include details of the location and design of site signage shall be submitted to and 
approved in writing by the Local Planning Authority. Any signs must not interfere with the 
visibility of the junction opposite the current farm access that goes towards the small 
industrial estate. The scheme shall be implemented in full before the site is first opened to 
the public. 
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Reason: 
To ensure that the access and egress are used as proposed in the interests of the safe 
functioning of the highway network. 
 
(5)  Implementation and maintenance of approved landscape proposals 
 
All planting, seeding or turfing comprised in the approved details of landscaping shall be 
carried out in the first planting and seeding seasons following the occupation or the 
substantial completion of the development, whichever is the sooner; and any trees or 
plants which within a period of 5 years from the completion of the development die, are 
removed or become seriously damaged or diseased, shall be replaced in the next planting 
season with others of similar size and species unless the Local Planning Authority gives 
written consent to any variations. 
 
Reason: 
In order to ensure that the replacement planting occurs to mitigate for the removal of 
hedgerows and that screening of the site occurs to limit views from the Historic Park and 
Garden in line with policy DVS2 and ENV15 and that the biodiversity of the site is 
enhanced in line with policy ENV8. 
 
(6) Before work commences on site a fully detailed Landscape Ecological Management 
Plan (LEMP) shall be submitted to and approved in writing by the Local Planning Authority 
and shall demonstrate that the extent of habitat and species impacts are suitably mitigated 
throughout construction and operational phases of development in line with the submitted 
Ecological Appraisal dated October 2017. 
 
Reason: 
In order to ensure that the recommended ecological mitigation is fully delivered in line with 
Policies ENV8 and ENV11. 
 
DRAINAGE CONDITIONS 
 
(7) The works shall be undertaken in accordance with the mitigation measures in section 5 
of the Flood Risk Assessment (FRA) (Rev1, dated 3/01/18) 
 


a. No built development or structures should be located within any of the areas shown 
as susceptible to flooding as shown on Drawing 5001 in Appendix A. 


b. Finished floor levels for the proposed buildings should be set at a level not lower 
than the 100-year fluvial event + 40% climate change + 300mm freeboard, at the 
Cross Section nearest to each building and shall namely be as follows: 


Visitor Centre (Cross Section 5) = 113.56m AOD 
Play Hive (Cross Section 4) = 113.34m AOD 
Educate (Cross Section 4) = 113.34m AOD 
Honey Factory (Cross Section 4) = 113.34m AOD 
Exhibition (Cross Section 4) = 113.34m AOD 
Glamping pods (interpolated between Cross Section 5 & 6) = 114.74m AOD 


c. Occupants of the proposed glamping pods should be provided with an alternative 
access/egress route in an easterly direction away from the flood zone. It is 
proposed to provide this via a pedestrian route through the neighbouring fields and 
on to Hacche Lane. 
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d. The owner/operator of the site could sign up to the Environment Agency flood alert 
system for this area. The Environment Agency operate a countrywide system that 
covers river flooding. At West Ford, the system will provide and alert for an extreme 
flood event which may present a risk to Nadrid Water and the nearby areas. 


Reason: 
In order to ensure that the water environment and flood risk is managed 
 
(8) No part of the development hereby permitted shall be commenced until the detailed 
design of the proposed permanent surface water drainage management system has been 
submitted to, and approved in writing by, the Local Planning Authority, in consultation with 
Devon County Council as the Lead Local Flood Authority. The design of this permanent 
surface water drainage management system will be in accordance with the principles of 
sustainable drainage systems, and those set out in the Flood Risk Assessment (Ref. J-
231; Rev. 01; dated 3rd January 2018), MicroDrainage Summary of Results for Area 1 
Pond (File Area 1 LTS.SRCX; dated 18th January 2018) and MicroDrainage Summary of 
Results for Area 2 Pond (File Area 2 QBAR.SRCX; dated 17th December 2018). 
 
Reason:  
To ensure that surface water runoff from the development is managed in accordance with 
the principles of sustainable drainage systems. 
Advice: Refer to Devon County Council’s Sustainable Drainage Guidance. 
 
(9) No part of the development hereby permitted shall be commenced until the full details 
of the adoption and maintenance arrangements for the proposed permanent surface water 
drainage management system have been submitted to, and approved in writing by, the 
Local Planning Authority, in consultation with Devon County Council as the Lead Local 
Flood Authority. 
 
Reason:  
To ensure that the development’s permanent surface water drainage management 
systems will remain fully operational throughout the lifetime of the development. 
 
(10) No part of the development hereby permitted shall be commenced until the detailed 
design of the proposed surface water drainage management system which will serve the 
development site for the full period of its construction has been submitted to, and 
approved in writing by, the Local Planning Authority, in consultation with Devon County 
Council as the Lead Local Flood Authority. This temporary surface water drainage 
management system must satisfactorily address both the rates and volumes, and quality, 
of the surface water runoff from the construction site. 
 
Reason:  
To ensure that surface water runoff from the construction site is appropriately managed so 
as to not increase the flood risk, or pose water quality issues, to the surrounding area. 
Advice: Refer to Devon County Council’s Sustainable Drainage Guidance. 
 
CONSTRUCTION MANAGEMENT  
 
(11) Prior to the commencement of development, including any site clearance, 
groundworks or construction within each sub-phase (save such preliminary or minor works 
that the Local Planning Authority may agree in writing), a Construction Management Plan 
(CMP) to manage the impacts of construction during the life of the works, shall be 
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submitted to and approved in writing by the Local Planning Authority. For the avoidance of 
doubt and where relevant, the CMP shall include:- 
  
a)     measures to regulate the routing of construction traffic; 
b)     the times within which traffic can enter and leave the site; 
c)      the importation and removal of spoil and soil on site; 
d)     the removal /disposal of materials from site, including soil and vegetation; 
e)     the location and covering of stockpiles; 
f)      details of measures to prevent mud from vehicles leaving the site and must include 
wheel-washing facilities 
g)     control of fugitive dust from earthworks and construction activities; dust suppression 
h)      a noise control plan which details hours of operation and proposed mitigation 
measures; 
i)       details of any site construction office, compound and ancillary facility buildings 
j)       specified on-site parking for vehicles associated with the construction works and the 
provision made for access thereto; 
k) a point of contact (such as a Construction Liaison Officer/site manager) and details of 
how complaints will be addressed 
The details so approved and any subsequent amendments as shall be agreed in writing 
by the Local Planning Authority shall be complied with in full and monitored by the 
applicants to ensure continuing compliance during the construction of the development. 
 
Reason:   
To minimise the impact of the works during the construction of the development in the 
interests of highway safety and the free-flow of traffic, and to safeguard the amenities of 
the area.  To protect the amenity of local residents from potential impacts whilst site 
clearance, groundworks and construction is underway. 
 
HIGHWAY CONDITIONS 
 
(12)The site access roads shall be hardened, surfaced, drained and maintained thereafter 
to the satisfaction of the Local Planning Authority for a distance of not less than 20 metres 
back from its junction with the public highway. 
 
Reason:   
To prevent mud and other debris being carried onto the public highway. 
 
(13) The existing access onto the B3226 shall be effectively and permanently closed in 
accordance with details shown on drawing number 2982.06 Rev C and ***as soon as the 
new access is capable of use. 
 
Reason:  
To prevent the use of a substandard access and to minimise the number of accesses on 
to the public highway. 
 
(14) No part of the development hereby approved shall be brought into its intended use 
until the access, parking facilities, commercial vehicle loading/unloading area, visibility 
splays, turning area, access drive and access drainage have been provided in accordance 
with the approved drawings and shall be  retained for their intended purpose at all times. 
 
Reason:  
To ensure that adequate facilities are available for the traffic attracted to the site. 
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(16) Provision shall be made within the site for the disposal of surface water so that none 
drains on to any County Highway. 
 
Reason: 
In the interest of public safety and to prevent damage to the highway. 
 
 
(17) The site shall not come into its intended use until the highway works as shown on 
drawing no. 2952.06C have been constructed and made available for use. For the 
avoidance of doubt these works include but are not limited to bus laybys, footways and 
required signage. 
 
Reason:  
To minimise the impact of the development on the highway network and ensure timely 
delivery of required infrastructure. 
 
POST CONSTRUCTION 
 
(18) Prior to the occupation of any part of the tourism part of the site a final BREEAM post-
construction sustainable build certificate shall be submitted to and approved in writing by 
the Local Planning Authority indicating the achievement of a rating of Very Good. If the 
rating is not achieved measures shall be submitted to ensure that the build standard is 
upgraded within an agreed time frame. 


 
Reason: 
To ensure that the development is built in accordance with the policy requirement set out 
in DVS1a 
 
(19) A final Travel Plan shall be submitted to and approved in writing by the Local 
Planning Authority and shall thereafter be implemented as part of the operation of the site 
and shall be reviewed and updated on an annual basis and made available to the Local 
Planning Authority on request. 
 
Reason: 
To ensure the delivery of sustainable travel and transport measures which are updated to 
reflect current good practise during the operation of the site. 
 
NOTES 
 
1. The Environments Agency advise the applicant to prepare a flood plan which outlines 
how the business will respond to a flood. Further advice on this can be found in the 
following links: https://www.gov.uk/prepare-for-a-flood 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/292937/LI 
T_5284_ab06c2.pdf 
Advice to applicant – Environmental Permitting 
Any non-mains foul drainage system associated with this development will require an 
Environmental Permit from the Environment Agency under the Environmental Permitting 
Regulations 2010. The applicant is advised to contact our National Permitting Service on 
03708 506 506 for further advice and to discuss the issues likely to be raised. You should 
be aware that the permit may not be granted. Additional 'Environmental Permitting 
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Guidance' can be accessed online at https://www.gov.uk/permits-you-need-for-septic-
tanks. 
Advice to applicant – Pollution Prevention 
We refer the applicant to the advice contained within our Pollution Prevention 
Guidelines (PPGs), in particular PPG5 – Works and maintenance in or near water and 
PPG6 – Working at construction and demolition sites. These can be viewed via the 
following link: https://www.gov.uk/government/collections/pollution-prevention-guidance-
ppg 
We also advise that the use or disposal of any waste should comply with the relevant 
waste guidance and regulations. 
 
2. Environmental Health advise that the proposals include installation of a private system 
for disposal of sewage via a package treatment plant discharging to a local watercourse. 
Such a system would require the approval and a permit from the Environment Agency. 
The applicant should be advised to contact the Environment Agency with a view to 
confirming that their proposals will be acceptable. You may wish to consult the 
Environment Agency on this point also.  The proposed system may also require approval 
under Building Regulations. 
 
The proposals include commercial production of honey for sale and proposed cafe 
kitchens associated with the visitor attractions. Such activities are likely to be subject to 
food and safety regulations.   
 
The proposals include 6 "Woodland Accommodation Pods". The applicant should be 
advised to contact North Devon Council's Caravan Site Licensing team in relation to 
possible caravan site licensing requirements. 
 
 
 
 
INSERT(S) TO FOLLOW OVERLEAF 


1. Location Plan 
2. List of representations names and addresses 
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Neighbour Representations List for Application No 64109


LETTER(S) OF OBJECTION1


MR S BROWN & MISS R DRAKELEY THE LAURELS
NORTH ROAD


Date Received: 05-Dec-17


LETTER(S) OF COMMENT2


KEITH SIMMONDS HAZELDENE
NORTH ROAD


Date Received: 24-Nov-17


JAN SIMMONDS HAZELDENE
BARNSTAPLE ROAD


Date Received: 30-Nov-17
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 3     


App. No.: 64317 Reg.    : 02/01/2018 Applicant: MR & MRS P RHODES 
L. Bldg.  : I Expired: 27/02/2018 Agent     : PEREGRINE MEARS 
Parish     : BARNSTAPLE 
Case Officer : Mr. M. Brown 
 
Proposal: CHANGE OF USE OF BUILDING TO FORM RESTAURANT TOGETHER WITH 
INTERNAL & EXTERNAL ALTERATIONS 
Location: FORMER HERITAGE CENTRE QUEEN ANNES WALK THE STRAND  BARNSTAPLE 
EX31 1EU 


 
PROPOSAL  
 
This application seeks detailed planning permission to change the use of building from a 
Heritage Centre (D1) to a restaurant (A3) together with internal and external alterations. 
 
The external alterations include the insertion of new windows to the front elevation and an 
extraction system to the rear.  The enclosure of a small rear courtyard is also proposed. 
 
The internal alterations include widening of openings and general refurbishment. 
 
RECOMMENDATION  
 
Approve 
 
SITE AND SURROUNDINGS  
 
The site is located in a designated conservation area.  The Strand and Castle Street run to 
the north of the application site.  There is a private carpark to the north west side which is 
screened by a tall wall, whilst there is a green space and the River Taw with its associated 
flood defences to south west. The town mosaic is directly to the south east 
 
Listed as two separate buildings, this fascinating structure on the Strand in Barnstaple 
provides an echo of the town’s maritime history. The Grade I listed colonnade, whilst 
strangely unsymmetrical, is a highly decorated, classical structure built in Beerstone and 
financed by the Corporation of Barnstaple. Originally built in the early C17, the current 
building is an early C18 reconstruction, formerly used as a Merchants Walk and a place 
for deal-making and trading.  
 
Set behind this classical façade is a mid-C19 grade II listed bath house. It is thought that 
the colonnade may have been dismantled and re-built to integrate with the new structure 
at this time. The bath house has had many uses over time, Masonic Hall, elderly rest 
home and Heritage Centre among them. Since early 2016 the building has been empty. 
 
The significance of the Walk as a survival of Barnstaple’s mercantile past is indisputable. 
As a grade I listed building it is considered to be in the top 2.5 % of listed buildings in the 
country and therefore of exceptional interest. 
 
REASON FOR REPORT TO MEMBERS  
 
The building is owned by the District Council 
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POLICY CONTEXT 
 
The development plan for this area includes the North Devon Local Plan relevant policies 
include:- 
DVS1 (design) 
DVS3 (amenity) 
DVS6 (flight risk) 
ENV16 (conservation area) 
ENV17 (listed building) 
 
The National planning policy framework is a material consideration, as is the conservation 
area appraisal and its associated management. 
 
In considering to grant planning permission which affects a listed building or its setting the 
Local Planning Authority shall have special regard to the desirability of preserving the 
building or its setting or any features of architectural or historic interest which it possesses 
in accordance with Section 66 of the Listed Building Act. 
 
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states a 
general duty of a Local Planning Authority as respects conservation areas in exercise of 
planning functions.  In the exercise, with respect to any buildings or other land in a 
conservation area special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area. 
 
 
CONSULTEE RESPONSES 
 
Barnstaple Town Council – Recommends approval, subject to the comments of the 
Conservation Officer. The Town Council considers this a welcome revitalisation of this 
area of the town. 
 
The Clerk should write to North Devon District Council to remind them of a prior 
commitment to the cleaning of the exterior Queen Anne's Walk building once the traffic 
restriction in The Strand had reduced the flow of traffic. These works should be carried out 
prior to occupation of the building. This request should not be considered a comment on 
planning applications 64317 or 64318. 
 
Heritage and Conservation Officer - The advice given at pre-application stage has been 
taken on board, and I do not consider that the work proposed will cause harm to the 
significance of the heritage asset. 
 
Historic England - We are therefore pleased to see that the building can be brought back 
into beneficial use and support the aspirations of the project for this highly significant 
building and Barnstaple as a whole. 
 
This application seeks to convert the building into a café/ restaurant. Historic England’s 
remit in relation to this application is predominantly the works affecting the Grade I listed 
Walk and therefore we will not comment on the remaining proposals. It is proposed to 
reopen two blocked windows in the south-east wall of the former heritage centre into the 
colonnade in order to better link the two spaces and provide natural light into the interior. 
These windows, while admittedly replicating those seen in images from the 1960s are 
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wide with many small panes and appear an incongruous form in this prominent and 
attractive classical facade. Historic England would suggest that slightly narrower windows 
with a more vertical emphasis would sit more comfortably in relation to the rhythm of the 
colonnade and the rest of the building. We feel that the replication of a weak design purely 
due to recent historical precedent could diminish the quality, strength and simplicity of the 
façade and would hope that some minor modifications to the design will result in a more 
successful and sensitive result. 
 
Historic England has no objection to the application on heritage grounds but would 
suggest that the above comments should be taken into consideration. We consider that 
the application meets the requirements of the NPPF, in particular paragraph numbers 128 
and 131. 
 
The Environment Agency – Awaited. 
 
Environmental Health Officer – Formal response awaited.  It is anticipated  that prior 
approval of the Local Planning Authority will be required for any extraction equipment, 
unless that currently specified is sufficient. 
 
In order to ensure that nearby residents are not unreasonably affected by impacts during 
the construction phase of the development a construction hours condition may also be 
required and an asbestos advisory note 
 
Devon County Council Highways – No highway objections to raise against this 
application. 
 
REPRESENTATIONS  
 
At the time of preparing this report 0 letters of representation have been received relating 
to the application. 
 
PLANNING HISTORY  
 


Reference  Proposal Decision Date  


NA /AD 331 Proposed advertisement sign (2 Castle Street) CC 29.11.65 


NA 2999 Proposed change of use: workshop to car showroom (2 
Castle Street) 


CC 8.12.65 


NA 3110 Proposed conversion of Masonic Lodge to Old People’s 
Rest Room (Queen Anne’s Walk) 


UC 26.5.66 


NA 3579 Proposed change of use:  car showroom to light 
industrial workshop (2 Castle Street) 


W 2.2.68 


75/416/4/7 Demolition of building (2 Castle Street) No 
decision 


 


75/736/4/3 Proposed landscaped area & formation of parking space  
for 4 ambulances (2 Castle Street) 


CC 15.1.76 


80/932/4/4 Proposed change of use: disused railway line to 
extension of Castle Quay 


R 
Appeal 
Allowed 


1.9.81 
 


9.6.82 


48 of 61







Planning Committee on the 14/02/2018  


82/2214/4/7 Listed Building Application: proposed disabled persons 
toilet facilities, elderly persons rest & day centre (Queen 
Anne’s Walk) 


UC 1.2.83 


85/338/4/3 Town & Country Planning General Regulations 1976: 
Proposed fire escape door (Queen Anne’s Walk) 


CC 4.6.85 


85/339/4/7 Town & Country Planning General Regulations 1976: 
Proposed fire escape door (Queen Anne’s Walk) 


CC 4.6.85 


12827 Listed Building Application: Proposed restoration of 
riverside elevation incl. replacement windows, insertion 
of new window etc. (Queen Anne’s Walk) 


CC 21.1.91 


21281 Listed Building Application: proposed alterations to 
former day care centre to form heritage centre (Queen 
Anne’s Walk) 


CC 9.2.96 


23901 Listed Building Application: proposed formation of 
disabled access and ramp (Queen Anne’s Walk) 


CC 14.8.97 


24474 Proposed siting of 2 no. non illuminated free standing 
signs for Barnstaple Heritage Centre (Queen Anne’s 
Walk) 


CC 20.7.98 


24475 Listed Building Application: Proposed siting of 2 no. non 
illuminated free standing signs for Barnstaple Heritage 
Centre (Queen Anne’s Walk) 


CC 20.7.98 


26917 Application under Regulation 3 of the T & C P Gen Regs 
1992 in respect of conversion of existing bus station 
offices to form café, toilets & shop together with 
formation of amenity area with associated works (land to 
east of Queen Anne’s Walk) 


CC 14.9.99 


26919 Listed Building Application for works in connection with 
conversion of bus station to create amenity area and 
associated works including delineation of The Great 
Quay with associated hard and soft landscaping (land to 
east & south of Queen Anne’s Walk) 


CC 10.9.99 


28699 Siting of 3 no. non illuminated free standing signs for the 
Heritage Centre (Queen Anne’s Walk) 


CC 7.11.00 


28700 Listed Building Application in respect of siting of 3 no. 
non illuminated free standing signs for the Heritage 
Centre (Queen Anne’s Walk) 


CC 7.11.00 


30176 Listed Building Application in respect of non illuminated 
signs (Queen Anne’s Walk) 


W 29.1.01 


35340 Listed Building Application: Install six glass panel doors 
(Queen Anne’s Walk) 


W 15.7.03 


48823 Listed Building Application for siting of replacement 
heritage trail plaque (Queen Anne’s Walk) 


CC 22.10.09 


49249 Listed Building Application for installation of 2 no. CCTV 
cameras (Queen Anne’s Walk) 
 


CC 8.1.10 
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49309 Installation of 2 no. CCTV cameras (Queen Anne’s 
Walk) 


CC 24.12.09 


64318 Listed Building application for works to enable the 
premises to change from a Heritage Centre (D1) to a 
restaurant (A3).   


On this 
agenda 


 


 


SUMMARY OF ISSUES  
 
Planning Policy 
Heritage Asset and Design 
Amenity 
Highways 
Flood Risk 
 
PLANNING CONSIDERATIONS  
  
Planning Policy 
The site abuts the town centre designation and the secondary shopping frontage, as set 
out in the local plan.  The National Planning Policy Framework also seeks to protect town 
centre uses.  In this policy context there is a thrust to protect and maintain the vitality and 
viability of the town centre.  The proposed use will help to protect the town centre vitality 
and viability.  It will also help with the recent Council initiative to secure uses on The 
Strand. 
 
Heritage Asset and Design  
Extraction equipment is a requirement of such a use.  Providing it is designed 
appropriately impacts on the heritage asset will be minimal.  The proposed extraction 
equipment would not be visible outside of the site as it will site behind roof and walls.  
 
Providing the proposed new windows are revised to address the concerns of Historic 
England their insertion is considered to be acceptable. 
 
As such the design is considered to be acceptable as it will not impact on the significance 
of this important asset. 
 
Amenity 
The nearest residential properties are to the north west of the adjacent carpark with other 
properties in the locality only being commercial. 
 
The former authorised use of the building as a tourist attraction is noted in that it did 
attract people to the area which in itself can already cause limited disturbance. 
 
Any extraction equipment also has the potential to generate noise and odour disturbance.  
But this can be controlled to acceptable tolerances through planning conditions if 
permission is granted. 
 
The proposed outside seating area will also add another dimension in terms of potential 
amenity impacts.  Given the position thereof in relation to other uses the impacts are 
anticipated to be within acceptable tolerances having regard to the development plan, 
albeit that final comments of the Environmental Health Officer are awaited. 
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Controlling the construction phase hours of works is considered necessary, due to the 
proximity of residents.  This could be controlled by a planning condition.  Subject to the 
appropriate planning conditions, the proposed use and any associated extraction 
equipment should not result in unacceptable residential amenity impacts.   
 
Highways 
Due to the town centre location and the associated sustainable travel choices that this 
allows for, the scheme is considered to be acceptable in highway terms. 
 
Flood Risk 
The final comments of the Environment Agency are awaited.  However, the following is 
considered to be appropriate.  The development raises some issues relating to flood risk 
which will need to be satisfactorily addressed to ensure no adverse environmental 
impacts. 
  
The Environment Agency (EA) flood map indicates that the site lies within Flood Zones 3, 
defined as having a high probability of flooding. The existing heritage centre is classified 
as a ‘less vulnerable’ use and therefore the EA recommend that the proposed 
development does not result in an increase in vulnerability to flooding through the 
introduction of a new use with a higher vulnerability.  Restaurants, cafes and shops are all 
classified as ‘less vulnerable’ uses. 
 
As there is no change in vulnerability the proposal is acceptable in principle in flood risk 
terms.  The EA would normally look to the applicant to improve the resilience of the 
building to flooding where possible.  Given the listed status of the building the scope for 
this is limited, however, the applicant could prepare a flood plan for use during a flood 
event.  This could be secured by a planning condition. 
 
CONCLUSION  
 
The National Planning Policy Framework sets out that in determining planning 
applications, local planning authorities should take account of: 
● the desirability of sustaining and enhancing the significance of heritage 
assets and putting them to viable uses consistent with their conservation; 
● the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality.. 
 
The proposal will help to maintain vitality and viability of the town centre whilst ensuring 
that a heritage asset is preserved and maintained into the future. The proposed works will 
maintain the significance of the asset. The scheme would also bring forward sustainable 
development in terms of employment.  
 
Having regard to the above the proposal is considered to accord with the Development 
Plan and Duties outlined above.  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: 
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 Article 8 – Right to Respect for Private and Family Life 
 THE FIRST PROTOCOL – Article 1: Protection of Property 
 
DETAILS OF RECOMMENDATION  
 
Subject to the receipt of satisfactory revised plans delegate to the Chief Planner to 
APPROVE subject to planning conditions including the following:- 
 
(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 plans 
submitted as part of the application, numbers:- 
1727_P_01 and received on 02/01/2018, 
1727_P_02 and received on 02/01/2018, 
1727_P_03 Rev No. A and received on 02/01/2018, 
1727_P_04 Rev No. A and received on 02/01/2018, 
1727_P_05 Rev No. A and received on 02/01/2018, 
1727_DAS_01 and received on 02/01/2018, 
DE1711-24-01 Rev. 0 and received on 02/01/2018, 
('the approved plans'). 
 
Reason: 
To confirm the drawings to which the permission relates and to ensure the development 
accords with the approved plans. 
 
(3)  Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development)(England) Order 2015 (or any order revoking and  re-enacting that Order) 
the development hereby permitted shall be restricted to uses within Class A3 (café 
Restaurant) of the Town and Country Planning  (Use Classes) Order 1987 (as amended) 
and for no other purposes whatsoever. 
 
Reason: 
Only the proposed use is appropriate and any other use would need to be the subject of a 
separate application to be considered on its merits having particular regard to flood risk 
and amenity. 
 
(4) During the construction phase no machinery shall be operated, no process shall be 
carried out and no deliveries taken at or dispatched from the site outside the following 
times: 
a) Monday - Friday 08.00 - 18.00, 
b) Saturday 09.00 - 13.00 
c) nor at any time on Sunday, Bank or Public holidays 
 
Reason: 
To protect the amenity of local residents 
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(5) IF RECOMMENDED BY THE ENVIRONMENTAL HEALTH OFFICER.  Details of any 
extraction equipment shall be submitted to and approved in writing by the Local Planning 
Authority prior to the extraction equipment being installed.  The equipment shall be 
installed in accordance with the approved details and retained as such thereafter. 
 
Reason: 
In the interests of amenity. 
 
(6) Any extraction equipment shall not protrude above the north western wall. 
 
Reason: 
In the interests of the character and appearance of the heritage assets. 
 
(7)  A flood plan shall be prepared prior to the first occupation of unit for the use hereby 
approved and retained thereafter. 
 
Reason: 
In the interests of flood resilience and to minimise flood risk. 
 
NOTE: 
Details of flood plans and the Environment Agency flood warning system can be found at:- 
https://www.gov.uk/prepare-for-flooding/future-flooding. 
 
It is strongly recommend that any operator registers with the EA’s flood warning service at: 
https://www.gov.uk/sign-up-for-flood-warnings 
 
NOTE TO APPLICANT 
 
(A) Asbestos - Advisory Note 
 
The buildings are of an age where materials containing asbestos may have been used in 
their construction or subsequent modification.  The buildings should be surveyed for such 
materials prior to demolition / conversion by a suitably qualified person. Where found, 
materials containing asbestos should be treated and, where relevant, disposed of in 
accordance with current legislation and guidance. 
 
(B)  This application does not grant permission for the erection of any means of enclosure 
to the grassed area  to the south west of the building. 
 
In accordance with paragraphs 186 and 187 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 consideration of 
design, heritage assets, amenity, flood risk and highways. 
 
INSERT(S) TO FOLLOW OVERLEAF 
1. Location Plan 
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 4     


App. No.: 64318 Reg.    : 22/12/2017 Applicant: MR & MRS P RHODES 
L. Bldg.  : I Expired: 16/02/2018 Agent     : PEREGRINE MEARS 
Parish     : BARNSTAPLE 
Case Officer : Mr. M. Brown 
 
Proposal: LISTED BUILDING APPLICATION FOR CHANGE OF USE OF BUILDING TO FORM 
RESTAURANT TOGETHER WITH INTERNAL & EXTERNAL ALTERATIONS 
Location: FORMER HERITAGE CENTRE QUEEN ANNES WALK THE STRAND  BARNSTAPLE 
EX31 1EU 


 
PROPOSAL  
 
This application seeks listed building consent for works to enable the premises to change 
from a Heritage Centre (D1) to a restaurant (A3).   
 
Internal and external alterations are proposed.  The external alterations include the 
insertion of new windows to the front elevation and an extraction system to the rear.  The 
enclosure of a small rear courtyard is also proposed. 
 
The internal alterations include widening of openings and general refurbishment. 
 
RECOMMENDATION  
 
Approve 
 
SITE AND SURROUNDINGS  
 
The site is located in a designated conservation area.  The Strand and Castle Street run to 
the north of the application site.  There is a private carpark to the north west side which is 
screened by a tall wall, whilst there is a green space and the River Taw with its associated 
flood defences to south west. The town mosaic is directly to the south east. 
 
Listed as two separate buildings, this fascinating structure on the Strand in Barnstaple 
provides an echo of the town’s maritime history. The Grade I listed colonnade, whilst 
strangely unsymmetrical, is a highly decorated, classical structure built in Beerstone and 
financed by the Corporation of Barnstaple. Originally built in the early C17, the current 
building is an early C18 reconstruction, formerly used as a Merchants Walk and a place 
for deal-making and trading.  
 
Set behind this classical façade is a mid-C19 grade II listed bath house. It is thought that 
the colonnade may have been dismantled and re-built to integrate with the new structure 
at this time. The bath house has had many uses over time, Masonic Hall, elderly rest 
home and Heritage Centre among them. Since early 2016 the building has been empty. 
 
The significance of the Walk as a survival of Barnstaple’s mercantile past is indisputable. 
As a grade I listed building it is considered to be in the top 2.5 % of listed buildings in the 
country and therefore of exceptional interest. 
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REASON FOR REPORT TO MEMBERS  
 
The building is owned by the District Council 
 
POLICY CONTEXT 
 
The development plan for this area includes the North Devon Local Plan relevant policies 
include:- 
DVS1 (design) 
ENV16 (conservation area) 
ENV17 (listed building) 
 
The National planning policy framework is a material consideration, as is the conservation 
area appraisal and its associated management. 
 
Section 16 of the Listed Building Act states that in considering whether to grant listed 
building consent for any works the Local Planning Authority shall have special regard to 
the desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses. 
 
CONSULTEE RESPONSES 
 
Barnstaple Town Council – Recommends approval, subject to the comments of the 
Conservation Officer. The Town Council considers this a welcome revitalisation of this 
area of the town. 
 
The Clerk should write to North Devon District Council to remind them of a prior 
commitment to the cleaning of the exterior Queen Anne's Walk building once the traffic 
restriction in The Strand had reduced the flow of traffic. These works should be carried out 
prior to occupation of the building. This request should not be considered a comment on 
planning applications 64317 or 64318. 
 
Heritage Conservation Officer - The advice given at pre-application stage has been 
taken on board, and I do not consider that the work proposed will cause harm to the 
significance of the heritage asset. 
 
Historic England - We are therefore pleased to see that the building can be brought back 
into beneficial use and support the aspirations of the project for this highly significant 
building and Barnstaple as a whole. 
 
This application seeks to convert the building into a café/ restaurant. Historic England’s 
remit in relation to this application is predominantly the works affecting the Grade I listed 
Walk and therefore we will not comment on the remaining proposals. It is proposed to 
reopen two blocked windows in the south-east wall of the former heritage centre into the 
colonnade in order to better link the two spaces and provide natural light into the interior. 
These windows, while admittedly replicating those seen in images from the 1960s are 
wide with many small panes and appear an incongruous form in this prominent and 
attractive classical facade. Historic England would suggest that slightly narrower windows 
with a more vertical emphasis would sit more comfortably in relation to the rhythm of the 
colonnade and the rest of the building. We feel that the replication of a weak design purely 
due to recent historical precedent could diminish the quality, strength and simplicity of the 
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façade and would hope that some minor modifications to the design will result in a more 
successful and sensitive result. 
 
Historic England has no objection to the application on heritage grounds but would 
suggest that the above comments should be taken into consideration. We consider that 
the application meets the requirements of the NPPF, in particular paragraph numbers 128 
and 131. 
 
REPRESENTATIONS  
 
At the time of preparing this report 0 letters of representation have been received relating 
to the application. 
 
 
PLANNING HISTORY  
 


Reference  Proposal Decision Date  


NA /AD 331 Proposed advertisement sign (2 Castle Street) CC 29.11.65 


NA 2999 Proposed change of use: workshop to car showroom (2 
Castle Street) 


CC 8.12.65 


NA 3110 Proposed conversion of Masonic Lodge to Old People’s 
Rest Room (Queen Anne’s Walk) 


UC 26.5.66 


NA 3579 Proposed change of use:  car showroom to light 
industrial workshop (2 Castle Street) 


W 2.2.68 


75/416/4/7 Demolition of building (2 Castle Street) No 
decision 


 


75/736/4/3 Proposed landscaped area & formation of parking space  
for 4 ambulances (2 Castle Street) 


CC 15.1.76 


80/932/4/4 Proposed change of use: disused railway line to 
extension of Castle Quay 


R 
 


Appeal 
Allowed 


1.9.81 
 


9.6.82 


82/2214/4/7 Listed Building Application: proposed disabled persons 
toilet facilities, elderly persons rest & day centre (Queen 
Anne’s Walk) 


UC 1.2.83 


85/338/4/3 Town & Country Planning General Regulations 1976: 
Proposed fire escape door (Queen Anne’s Walk) 


CC 4.6.85 


85/339/4/7 Town & Country Planning General Regulations 1976: 
Proposed fire escape door (Queen Anne’s Walk) 


CC 4.6.85 


12827 Listed Building Application: Proposed restoration of 
riverside elevation incl. replacement windows, insertion 
of new window etc. (Queen Anne’s Walk) 


CC 21.1.91 


21281 Listed Building Application: proposed alterations to 
former day care centre to form heritage centre (Queen 
Anne’s Walk) 


CC 9.2.96 
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23901 Listed Building Application: proposed formation of 
disabled access and ramp (Queen Anne’s Walk) 


CC 14.8.97 


24474 Proposed siting of 2 no. non illuminated free standing 
signs for Barnstaple Heritage Centre (Queen Anne’s 
Walk) 


CC 20.7.98 


24475 Listed Building Application: Proposed siting of 2 no. non 
illuminated free standing signs for Barnstaple Heritage 
Centre (Queen Anne’s Walk) 


CC 20.7.98 


26917 Application under Regulation 3 of the T & C P Gen Regs 
1992 in respect of conversion of existing bus station 
offices to form café, toilets & shop together with 
formation of amenity area with associated works (land to 
east of Queen Anne’s Walk) 


CC 14.9.99 


26919 Listed Building Application for works in connection with 
conversion of bus station to create amenity area and 
associated works including delineation of The Great 
Quay with associated hard and soft landscaping (land to 
east & south of Queen Anne’s Walk) 


CC 10.9.99 


28699 Siting of 3 no. non illuminated free standing signs for the 
Heritage Centre (Queen Anne’s Walk) 


CC 7.11.00 


28700 Listed Building Application in respect of siting of 3 no. 
non illuminated free standing signs for the Heritage 
Centre (Queen Anne’s Walk) 


CC 7.11.00 


30176 Listed Building Application in respect of non illuminated 
signs (Queen Anne’s Walk) 


W 29.1.01 


35340 Listed Building Application: Install six glass panel doors 
(Queen Anne’s Walk) 


W 15.7.03 


48823 Listed Building Application for siting of replacement 
heritage trail plaque (Queen Anne’s Walk) 


CC 22.10.09 


49249 Listed Building Application for installation of 2 no. CCTV 
cameras (Queen Anne’s Walk) 


CC 8.1.10 


49309 Installation of 2 no. CCTV cameras (Queen Anne’s 
Walk) 


CC 24.12.09 


64317 Proposed change of use of building from a Heritage 
Centre (D1) to a restaurant (A3) together with internal 
and external alterations 


On this 
agenda 


 


 


 
SUMMARY OF ISSUES  
 
Heritage Asset and Design 
 
PLANNING CONSIDERATIONS  
  
Extraction equipment is a requirement of such a use.  Providing it is designed 
appropriately impacts on the heritage asset will be minimal.  The proposed extraction 
equipment would not be visible outside of the site as it will site behind roof and walls.  
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The applicant has advised that revised details to address the concerns of Historic England 
are to be provided.  As such the works are likely to be acceptable.   
 
The other works will accord with the overall character of the Listed Building. 
 
As such, the design is considered to be acceptable as it will not impact on the significance 
of this important asset, subject to an acceptable window design being provided. 
 
CONCLUSION  
 
The proposal will ensure that a heritage asset is preserved and maintained into the future. 
The proposed works will maintain the significance of the asset. The scheme would also 
bring forward sustainable development in terms of employment.  
 
Having regard to the above the proposal is considered to accord with the Policies and 
Duties outlined above.  Approval of the application is therefore recommended subject to 
the imposition of 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 
 
DETAILS OF RECOMMENDATION  
 
Subject to the receipt of satisfactory revised plans delegate to the Chief Planner to 
APPROVE subject to planning conditions including the following:- 
 
(1)  This Listed Building Consent is granted subject to the condition that the works to 
which it relates must be begun not later than the expiration of three years beginning with 
the date on which the Consent is granted. 
 
Reason: 
The time limit condition is imposed in order to comply with the requirements of Section 18 
of the Planning [Listed Buildings and Conservation Areas] Act 1990. 
 
(2)  PLAN NUMBERS TO BE REVISED ON RECEIPT OF REVISED WINDOW DETAILS. 
The works hereby permitted shall be carried out in accordance with the plans submitted as 
part of the application, numbers:- 
1727_P_01 and received on 02/01/2018, 
1727_P_02 and received on 02/01/2018, 
1727_P_03 Rev No. A and received on 02/01/2018, 
1727_P_04 Rev No. A and received on 02/01/2018, 
1727_P_05 Rev No. A and received on 02/01/2018, 
1727_DAS_01 and received on 02/01/2018, 
DE1711-24-01 Rev. 0 and received on 02/01/2018, 
('the approved plans'). 


59 of 61







Planning Committee on the 14/02/2018  


 
Reason: 
To confirm the drawings to which the permission relates and to ensure the works accord 
with the approved plans. 
 
(3) Any extraction equipment shall not protrude above the north western wall. 
 
Reason: 
In the interests of the character and appearance of the heritage assets. 
 
INSERT(S) TO FOLLOW OVERLEAF 
1. Location Plan 
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