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Case Officer:  Bryony Hanlon                  Parish:  Salcombe   Ward:  Salcombe and Thurlestone

Application No:  0594/21/HHO

Agent:
Mr Richard Atkinson 
Atkinson Architects
5 Acre Place
Plymouth
PL1 4QP
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Mr Brian Lavender
2 Devon Villas, Devon Road
Salcombe
TQ8 8HD

Site Address:  2 Devon Villas, Devon Road, Salcombe, TQ8 8HD

Recommendation: Refusal

Reason for call-in: Cllr Long wishes this application to be considered by the Development 
Management Committee for a review and judgement of the harm and change to the character and 
appearance of the Conservation Area of this current application.

Reasons for refusal:
The proposed development by reason of its scale, massing and design is considered harmful to the 
character and appearance of the Conservation Area and also fails to conserve and enhance the 
landscape and scenic beauty of this part of the South Devon Area of Outstanding Natural Beauty, 
contrary to adopted policies; SPT1 (2iii, 3v) Delivering sustainable development, SPT2 (10) Sustainable 
linked neighbourhoods and sustainable rural communities, SPT11 Strategic approach to the historic 
environment, SPT12 (4) Strategic approach to the natural environment, DEV20 (2, 3, 4) Place shaping 
and the quality of the built environment, DEV21 (1, 2, 6) Development affecting the historic environment, 
DEV23 (1, 2, 3, 7) Landscape character and DEV25 Nationally protected landscapes (2, 3, 8), 
Salcombe Neighbourhood Plan Policies SALC ENV1 (a, b) and SALC B1 (1, 2a), and the guidance of 
the National Planning Policy Framework (NPPF) including but not limited to paragraphs 170, 172, 184 
and 189-202.



Key issues for consideration:
Design, scale and massing, impact on the Salcombe Conservation Area, impact on the South Devon 
Area of Outstanding Natural Beauty.

Site Description:
The application site is located on the residential street of Devon Road, Salcombe. Number 2 Devon 
Villas is part of a pair of largely symmetrical semi-detached 19th Century villas with a strong vertical 
emphasis, set in large, open gardens. From the elevated position within the town, the site enjoys long 
views of the Salcombe Estuary below. The site lies within the Salcombe Conservation Area (a 
designated Heritage Asset) and the South Devon Area of Outstanding Natural Beauty.

The existing house is particularly visible within the surrounding area, due to the topography of the land 
(sloping downward west to east) and to the layout of Devon Road itself, which forms a gentle bend 
northwards in front of Devon Villas. Devon Villas are noted as “Townscape Buildings” within the 
Salcombe Conservation Area Appraisal, with their large gardens recognised as “Green Spaces,” with 
the boundary wall to the front of the Villas noted as a “Historic Wall”. Together, these elements 
contribute positively to the character and appearance of the Salcombe Conservation Area and as such, 
the building is recognised as a non-designated heritage asset. It is acknowledged that the building has 
been extended and altered during its lifetime.

The Proposal:
The current proposal comprises the construction of a garage with stone façade and garden roof terrace 
above. It should be noted that the proposal is in part retrospective, as the three enclosing walls of the 
garage have been constructed and the floor of the garage has been levelled and surfaced. An electric 
charging point has been installed within the proposed footprint of the garage.

Consultations:

 County Highways Authority No highways implications

 Town Council No comments to make

 SHDC Heritage Officer Neutral View
As discussed I can only assess the current proposal against what could be constructed under the 
previously approved scheme (0466/19/HHO) and subsequent discharge of conditions. That scheme 
allows for rendered block retaining walls without any planting guaranteed. On that basis I must 
compare the proposed design with the worst case scenario and there are items that are better 
visually, assuming it would be well built with high quality materials, which can be controlled via 
conditions. 

The betterment is the use of a natural stone wall, deeper planting area and visually recessive railings 
as this will restore the feeling of garden to the side of the property. The negative is that there will be a 
garage door within the wall but if that is of a good design, material and colour to complement 
stonework then it can be argued that the proposal is at least neutral in terms of impact on the 
character and appearance of the conservation area.

One thing I would say is that the provision of an additional parking space in the garage means there is 
an opportunity to have more planting and garden character to the front of the property. There could be 
more shrub planting areas to the north and south of the parking area and the space could be a 
reinforced planted product at least in part. This would be a definite enhancement reinstating some of 
the garden character that has been lost to extensive block paving.



In summary, with conditions controlling stonework, parapet coping, railings, hard and soft landscaping 
I consider the proposal to be at least neutral with potential to provide enhancement to the CA.

Representations:
Representations from Residents
Five letters of support have been received and include the following points: 

 Having looked at the plans I would say that this garage with garden terrace above will 
complement the house to which it is attached and form a pleasing balance with the neighbouring 
house. It will enhance the conservation area as a whole.

 The proposed garage would be a modest building, three sides of which are invisible as they are 
keyed into the sloping hillside. Only the front facade would be visible and that has been designed 
to be as low impact and garden-like as possible. We support this planning application.

 As a previous neighbour, I support this application. Unlike other garages in the immediate 
vicinity, the proposed garage is not glaringly obvious. The height and scale appears to have 
been kept to a minimum and is wholly appropriate to the style of the house.

 The above application refers to the property next door to our own, Springfield. Having studied 
the proposal we can see no reason to raise any objections. The terrace above the garage will 
be hidden from Springfield and from others further up the road by a hedge. I would recommend 
acceptance of this proposal.

 I have lived in Devon Rd for over ten years and find this application totally sympathetic to the 
area of Devon Rd where the house is positioned. It is a pleasure to see that such care has been 
taken by the architects to integrate the whole structure in such an unobtrusive way.

 It should be noted that this garage, positioned as it is, is only visible from the road for a stretch 
of just a few yards.

 This house is a very welcome permanent residence upon which a lot of time and expense has 
been spent in restoring it to its former glory.

Relevant Planning History
Planning 
Application 
Reference

Proposal Site Address Decision

41/0086/86/3: 
FUL New car hardstanding

2 Devon Villas 
Devon Road 
Salcombe.

Conditional 
approval: 
11 Mar 86

41/0223/96/6: 
CAC

Conservation Area Consent for partial 
demolition of garden wall

2 Devon Villas 
Devon Road 
Salcombe.

Refusal: 
07 Mar 96

41/0224/96/3: 
FUL Provision of car parking for two cars

2 Devon Villas 
Devon Road 
Salcombe.

Refusal: 
07 Mar 96

41/0572/96/6: 
CAC

Conservation Area Consent for partial 
demolition of stone boundary wall to form 
access

2 Devon Villas 
Devon Road 
Salcombe.

Conditional 
approval: 
21 May 96

41/0573/96/3: 
FUL New access and parking/turning space

2 Devon Villas 
Devon Road 
Salcombe.

Conditional 
approval: 
21 May 96

41/2034/00/CA
: CAC

Renewal of Conservation Area Consent 
9/41/0572/96/6 for partial demolition of stone 
boundary wall

2 Devon Villas 
Devon Road 
Salcombe TQ8 
8HD

Conditional 
approval: 
07 Feb 01

41/2035/00/F: 
FUL

Renewal of permission 9/41/0573/96/3 for 
creation of new access and parking/turning

2 Devon Villas 
Devon Road 
Salcombe TQ8 
8HD

Conditional 
approval: 
07 Feb 01



3700/18/HHO
Householder application for proposed rear 
single storey extension, garage and 
associated works

2 Devon Villas 
Devon Road 
Salcombe TQ8 
8HD

Withdrawn

0466/19/HHO

Householder application for proposed single 
storey side and rear extension with 
associated works (Resubmission of 
3700/18/HHO)

2 Devon Villas 
Devon Road 
Salcombe TQ8 
8HD

Conditional 
Approval:
08 Apr 19

1870/19/ARC
Application for Approval of Details Reserved 
by Conditions 3, 4, 5, 6 and 7 of Planning 
Consent 0466/19/HHO

2 Devon Villas 
Devon Road 
Salcombe TQ8 
8HD

Discharge of 
condition 
Approved:
09 Dec 19

3517/20/PR1
Full Pre App - Pre Application for - A 
proposed new private garage set at the side 
of the main dwelling 2 Devon Villas.

2 Devon Villas 
Devon Road 
Salcombe TQ8 
8HD

Pre-
application:
(No Officer 
support)

0313/20/HHO Householder application for construction of 
garage and associated works.

2 Devon Villas 
Devon Road 
Salcombe TQ8 
8HD

Refusal:
26 Mar 20
(Appeal 
dismissed:
29 Jun 20)

ANALYSIS

Principle of Development/Sustainability
The application site is located within the built form of Salcombe; a residential dwelling currently 
occupies the site and the principle of residential development is therefore established. The site is also 
located within the South Devon AONB and the Salcombe Conservation Area. 

Design/Landscape
The Villas are recognised within the Conservation Area Appraisal as a significant positive feature of 
the Conservation Area and the fact that they sit within largely unspoiled/undeveloped gardens is part 
of the special architectural and historic character. As well as being an important example of the 19th 
Century villa style, the building is also an appealing focal point when viewed from the east 
progressing down Devon Road towards the town; it is desirable to protect that view.

It is noted that the proposal is a revision of a similar scheme that was refused and later dismissed at 
appeal under 0313/20/HHO. However, the current proposal differs from the scheme previously 
considered by the Inspector in that the garage does not project beyond the existing building line of the 
main dwelling and that the scheme now includes a natural stone façade and a terrace with soft 
landscaping above. It is also acknowledged that the applicant engaged with the LPA’s Pre-Application 
Advice Service to discuss these revisions to the scheme. However, the applicant was advised that the 
proposal was unlikely to be supported, as Officers did not consider that the principle of a garage could 
be supported on the site, in light of the Inspector’s decision on the previous application. 

In that decision, the Inspector noted that the proposal would “undermine the strong vertical emphasis 
of the house,” resulting in an “awkward and incongruous relationship with the house, thereby causing 
significant harm to its character and appearance.” The Inspector also noted that this harm would be 
“appreciable in public views from Devon Road given the wide vehicular access and the position of the 
development above the highway level”. The Inspector also considered that despite the soft 
landscaping included with the proposal, the creation of a garage would result in the introduction of 
further hard urban form within the site and that “the sense of the gardens flowing around the building 
would be lost, even if planters were provided on the terrace”.

Officers have had regard to this planning history in the determination of the current application but 
would stress that the current proposal has been considered on its own merits. Officers note that a 



number of letters of support have been received for the current application, with supporters 
recognising that the design of the scheme would be set into the existing slope of the land, that public 
views would only be available of the front façade from a short section of Devon Road. Other 
supporters have commended the time and expense spent on works to the existing dwelling to date. It 
is also noted that the Town Council have confirmed that they do not have any comments to make on 
the proposal.

Officers do acknowledge that the proposal has been recessed relative to the previous scheme and 
now broadly aligns with the existing building line. However, as a consequence of this change, the 
proposal now appears wider than the previous scheme, with the garage door measuring c. 3.7m 
compared to the 2.5m wide door previously refused. As such, the proposal still reads as an expansive 
block form with a distinctly horizontal emphasis, in stark contrast to the elegant vertical proportions of 
the host dwelling. This additional hard urban form and the new garage façade will serve as an abrupt 
separation of the front and rear garden areas, despite the stone facing and soft landscaping to the top 
of the garage included with the scheme as a whole. In this regard, the proposal does not overcome 
the substantive objections to the scheme, as considered under the previous appeal decision. Officers 
acknowledge the comments of supporters who note that the proposal would only be visible from the 
public realm for a short section of Devon Road, however, Officers consider that this does not justify 
the harmful impacts of the proposal. 

Officers are mindful of the duty noted at Section 72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 to pay special attention to the desirability of preserving or enhancing 
the character or appearance of the conservation area in exercising planning functions. Whilst the 
Heritage Officer has not confirmed that that the application should be refused, his conclusion is that 
the impact of the development proposed is neutral. Having considered the Heritage Officer’s 
comments, Officers are of the view that the proposal fails to overcome the issues identified by the 
Inspector. It is considered that the harm to the Conservation Area would be “less than substantial” 
(para 196, NPPF, 2019) and therefore must be balanced against any public benefit arising from the 
proposal. The construction of the development could benefit the local economy through increased 
employment and spending, but this would be modest due to the very small scale of the development. 
However, this benefit does not outweigh the resultant harm to the character and appearance of the 
Conservation Area. 

In addition, as the site is located within South Devon AONB, policy DEV25 requires that proposals 
“conserve and enhance the natural beauty of the protected landscape with particular reference to their 
special qualities and distinctive characteristics or valued attributes”. The proposal fails to meet this 
policy test, as it does not conserve or enhance the character and appearance of the Salcombe 
Conservation Area, an historic settlement recognised within the South Devon AONB Management 
Plan as one of the distinctive characteristics of the AONB. 

As such, the proposed development by reason of its scale, massing and design is considered harmful 
to the character and appearance of the Conservation Area and also fails to conserve and enhance the 
landscape and scenic beauty of this part of the South Devon Area of Outstanding Natural Beauty, 
contrary to adopted policies; SPT1 (2iii, 3v) Delivering sustainable development, SPT2 (10) 
Sustainable linked neighbourhoods and sustainable rural communities, SPT11 Strategic approach to 
the historic environment, SPT12 (4) Strategic approach to the natural environment, DEV20 (2, 3, 4) 
Place shaping and the quality of the built environment, DEV21 (1, 2, 6) Development affecting the 
historic environment, DEV23 (1, 2, 3, 7) Landscape character and DEV25 Nationally protected 
landscapes (2, 3, 8), Salcombe Neighbourhood Plan Policies SALC ENV1 (a, b) and SALC B1 (1, 2a), 
and the guidance of the National Planning Policy Framework (NPPF) including but not limited to 
paragraphs 170, 172, 184 and 189-202.

Neighbour Amenity
While the introduction of the raised deck area above the garage is likely to result in a degree of 
overlooking of the neighbouring front garden at Springfield to the south, given the degree to which the 
front garden is already overlooked, it is not considered that the resultant harm is so significant as to 



warrant a refusal solely on this basis. It is also noted that the occupant of Springfield has submitted a 
letter of support for the proposal. On this basis, the proposal is considered to accord with the 
provisions of DEV1 and DEV2.

Highways/Access
The applicant has stated that the proposal would result in improved vehicle turning and manoeuvring 
within the site through the creation of the additional space within the garage. It is noted that there are 
no changes to the existing vehicular access point out on to Devon Road. Officers have had regard to 
the previous appeal decision, existing parking and turning arrangements within the site and the lack of 
any site specific comment from Devon County Council Highways. As such, it is not considered that 
the proposal would result in such a significant reduction in risk to highways safety in terms of 
improved manoeuvring so as to outweigh the harm to the character and appearance of the 
Conservation Area. 

The applicant has noted that the proposal will provide space for electric vehicle charging points; this is 
acknowledged and is considered to accord with the provisions of DEV32. However, it is considered 
that there is sufficient space to provide such facilities elsewhere within the site boundary and as such, 
the benefits associated with such facilities are not considered to outweigh the harmful effects of the 
proposal as a whole on the character and appearance of the Conservation Area.

Other Matters
One letter of support notes that the proposal is welcome partly due to the use of the dwelling as a 
permanent residence. While this comment is noted, in this instance, the use of the dwelling as a 
permanent residence is not considered material to the planning application.

Conclusion
The proposed development by reason of its scale, massing and design is considered harmful to the 
character and appearance of the Conservation Area and also fails to conserve and enhance the 
landscape and scenic beauty of this part of the South Devon Area of Outstanding Natural Beauty, 
contrary to adopted policies; SPT1 (2iii, 3v) Delivering sustainable development, SPT2 (10) 
Sustainable linked neighbourhoods and sustainable rural communities, SPT11 Strategic approach to 
the historic environment, SPT12 (4) Strategic approach to the natural environment, DEV20 (2, 3, 4) 
Place shaping and the quality of the built environment, DEV21 (1, 2, 6) Development affecting the 
historic environment, DEV23 (1, 2, 3, 7) Landscape character and DEV25 Nationally protected 
landscapes (2, 3, 8), Salcombe Neighbourhood Plan Policies SALC ENV1 (a, b) and SALC B1 (1, 2a), 
and the guidance of the National Planning Policy Framework (NPPF) including but not limited to 
paragraphs 170, 172, 184 and 189-202 and it is therefore recommended that the application be 
refused.

This application has been considered in accordance with Section 38 of the Planning & 
Compulsory Purchase Act 2004 and with Sections 66 and 72 of the Planning (Listed Buildings 
and Conservation Areas) Act 1990.

Planning Policy

Relevant policy framework
Section 70 of the 1990 Town and Country Planning Act requires that regard be had to the 
development plan, any local finance and any other material considerations. Section 38(6) of the 2004 
Planning and Compensation Act requires that applications are to be determined in accordance with 
the development plan unless material considerations indicate otherwise.  For the purposes of decision 
making, as of 26 March 2019, the Plymouth & South West Devon Joint Local Plan 2014 - 2034 is now 
part of the development plan for Plymouth City Council, South Hams District Council and West Devon 
Borough Council (other than parts of South Hams and West Devon within Dartmoor National Park).

The relevant development plan policies are set out below:



The Plymouth & South West Devon Joint Local Plan was adopted by South Hams District 
Council on 21 March 2019 and West Devon Borough Council on 26 March 2019.

SPT1 Delivering sustainable development 
SPT2 Sustainable linked neighbourhoods and sustainable rural communities 
SPT9 Strategic principles for transport planning and strategy 
SPT10 Balanced transport strategy for growth and healthy and sustainable communities 
SPT11 Strategic approach to the Historic environment 
SPT12 Strategic approach to the natural environment 
TTV1 Prioritising growth through a hierarchy of sustainable settlements 
TTV2 Delivering sustainable development in the Thriving Towns and Villages Policy Area 
DEV1 Protecting health and amenity
DEV2 Air, water, soil, noise, land and light 
DEV10 Delivering high quality housing 
DEV20 Place shaping and the quality of the built environment 
DEV21 Development affecting the historic environment 
DEV23 Landscape character 
DEV25 Nationally protected landscapes 
DEV26 Protecting and enhancing biodiversity and geological conservation 
DEV27 Green and play spaces 
DEV28 Trees, woodlands and hedgerows 
DEV29 Specific provisions relating to transport 
DEV31 Waste management 
DEV32 Delivering low carbon development 
DEV35 Managing flood risk and Water Quality Impacts 

Other material considerations include the policies of the National Planning Policy Framework (NPPF) 
including but not limited to paragraphs 170, 172, 184 and 189-202 and guidance within the Planning 
Practice Guidance (PPG). Additionally, the following planning documents are also material 
considerations in the determination of the application: South Devon AONB Management Plan (2019-
2024), Salcombe Conservation Area Appraisal (2010), Salcombe Conservation Area Management Plan 
(2010), Plymouth and South West Devon Joint Local Plan Supplementary Planning Document 2020.

Neighbourhood Plan
Following a successful referendum, the Salcombe Neighbourhood Plan was made at Executive 
Committee on 19 September 2019. It now forms part of the Development Plan for South Hams District 
and is used when determining planning applications within the Salcombe Neighbourhood Area. It is 
considered that the proposal conflicts with the policies below; 

SALC ENV1 (a, b) Impact on the South Devon Area of Outstanding Natural Beauty. 
SALC B1 (1, 2a) Design Quality and safeguarding Heritage Assets

Considerations under Human Rights Act 1998 and Equalities Act 2010
The provisions of the Human Rights Act 1998 and Equalities Act 2010 have been taken into account 
in reaching the recommendation contained in this report.


