
PLANNING APPLICATION REPORT 

Case Officer:  Claire Boobier                  Parish:  South Huish   

Ward:  Salcombe and Thurlestone

Application No:  4277/20/FUL

Agent/Applicant:
Trinity Square Developments
Airport House
Purley Way
Croydon
CR00XZ

Site Address:  Lantern Lodge Hotel, Grand View Road, Hope Cove, TQ7 3HE

Development:  Amendment to previously approved 2101/19/FUL for additional 
installation of 2 no. concealed gas tanks below lawn 

Reason Item is being put before Planning Committee:

Head of Development Management considers it appropriate for Committee to determine this 
application since Planning Committee determined the original application 2101/19/FUL and 
previous applications at this site.



Cllr Long has also requested the application be determined by Planning Committee given the 
strong view of the Parish Council and other objections, also the possible conflict with policy, 
climate change and sustainability objectives.

Recommendation: Conditional Approval

Conditions:
1.Time Limit
2. In accordance with approved plans
3. Details and location of signage to warn of the presence of the gas tank to be provide
4. Details of bollards or other means of enclosure to prevent users of the carpark driving onto 
the lawn
5.Deliver on commitments set out in DEV 32 Summary document

Informative:
1. Proactive statement
2. Responsibility for compliance
3.To make applicant aware of the Hazardous Substances Consent process which, if required, 
would need to be applied for separately.

Key issues for consideration:

The key issues relate to the principle of the development and the impact on the character and 
appearance of the area and impact on amenity.

Site Description: 

The 0.245 hectare site lies in Outer Hope, at the north western side of the settlement. 

The application building was formerly a privately run bed and breakfast with 14 rooms to rent. 
To the front of the building, on the western elevation fronting the South West Coast Path, is an 
attached indoor swimming pool.

Lantern Lodge Hotel is bounded by residential development to the north, east and south. To 
the west of the site lies Cliff Road, which provides access to properties to the north of the site. 
To the west beyond the access road lies the South West Coast Path and the coastal cliffs.

The land slopes downwards from north to south. Properties to the north of Lantern Lodge Hotel, 
are at a higher level, and Cliff House to the south is at a lower level. The main ridge levels to 
these properties step down following the natural topography of the land.

Viewed from the west seaward elevation, the existing building is two storeys in height with a 
main pitched roof over that runs in a north to south direction parallel to the coastal footpath. 
Three pitched roof projecting gables are a distinctive feature of the western elevation. The 
pitched roofs are clad in red tiles, the walls are predominantly painted render, windows and 
doors are white uPVC. Most of the first floor of the seaward elevation benefits from a projecting 
balcony. The building housing the swimming pool is single storey in height and projects out 
from the front face of the main building by 15.4m. The main view of the swimming pool from 
outside the site is of its flat roof which is clearly visible due to the topography, this is a negative, 
alien feature in the landscape.



Planning consent was granted under consent 2101/19/FUL for the demolition of hotel (14 guest 
bedrooms, 4 staff bedrooms, indoor swimming pool, lounge/bar/dining areas etc) and 
construction of mixed use development of 9 serviced short term holiday let apartments 
(providing total of 16 bedrooms), 1 unit of managers accommodation and 5 residential 
apartments.

The application site lies within the built up area of Hope Cove and lies within the South Devon 
Area of Outstanding Natural Beauty (AONB) and Heritage Coast.

Public Rights of Way run along the western and northern site boundaries.

The Proposal:

The application is for full planning permission for the installation of 2 no. gas tanks that would 
be concealed below the lawn, to serve the development granted consent under 2101/19/FUL.

The original consent 2101/19/FUL was proposed to have electric heating via heat pumps 
however the application is made due to reports by the applicant of limitations on local electricity 
capacity which is resulting in them requesting the use of gas tanks as an alternative.

Consultations:

 Environmental Health Section No objection

It is not anticipated that there would be any environmental health concerns in relation to this 
application to install a calor gas system as a back up to the alternative energy uses able to 
be provided at the site.

 South Huish Parish Council Object

South Huish Parish Council have considered planning reference 4277/20/FUL and 
unanimously OBJECT to the application. 

The application does not support the South Huish Neighbourhood Plan policy SH Env 6,
Encouraging renewable energy and low carbon development, it is also in contradiction of JLP
policy DEV35 (Renewable and low carbon energy).

The original application was developed based on the use of low carbon technologies, SHDC
approved it with this in mind and to return to fossil fuel is a huge step backward which must
not be approved as it is totally out of line with the long-term policies of Government, District
and Parish Council.

Representations:

Seven letters of objection have been received the concerns raised are summarised below (see 
case file for full representations):

 Applicant asking for gas tanks due to limitations on local electricity capacity, surely 
should be for developer to provide the necessary infrastructure and why was this 
capacity issue not picked up when development was planned?

 Astounded that documents show 26% reduction;



 Calor Gas is not a renewable or low carbon technology;
 Direct contradiction to carbon, climate and emissions policies adopted in the Joint Local 

Plan and the South Huish Neighbourhood Plan.
 Proposal doesn’t accord with declared Climate Emergency;
 Proposal doesn’t accord with government guidelines that from 2025 new dwellings 

should not be reliant on fossil fuels;
 Proposal will remove commitment made in previous application and increase use of 

fossil fuels;
 Seems counterproductive as in the not too distance future the development would be 

advised to replace the calor gas heating system proposed;
 Concern with regard to siting of tanks adjacent to cliffs thought to be unstable and 

overspill car park

Relevant Planning History

2101/19/FUL Lantern Lodge Hotel – Demolition of hotel (14 guest bedrooms, 4 staff bedrooms, 
indoor swimming pool, lounge/bar/dining areas etc) and construction of mixed use 
development of 9 serviced short term holiday let apartments (providing total of 16 bedrooms), 
1 unit of managers accommodation and 5 residential apartments.  Conditional Approval

ANALYSIS

Principle of Development/Sustainability:

The application is for full planning permission for the installation of 2 no. gas tanks that would 
be concealed below the lawn to serve the development granted consent under 2101/19/FUL.

The original consent 2101/19/FUL was proposed to have electric heating via 15 Air Source 
Heat Pumps (ASHPs), however, the application is made due to limitations on getting sufficient 
electricity supply locally, which is resulting in the request to use gas tanks as an alternative.

In order to increase the electricity supply capacity to the site to achieve the capacity required 
to serve the ASHPs, it would require the installation of new cables to increase capacity; this 
relies upon permission to run cables along third party land outside of the applicant’s control.  

This application is therefore made to provide gas tanks on land within the applicant’s control in 
order to address the capacity issues they have found, without the need for third party consent.

The key policy for considering this application in the Local Plan is policy DEV32 (Delivering low 
carbon development), which requires developments to achieve regulated carbon emissions 
levels of 20 percent less than that required to comply with Building Regulations Part L.  Further 
information has been submitted during the course of the consideration of this application to 
demonstrate that the proposal would provide 22.86 % less than the Building Regulations Part 
L requirement using the gas tanks or 26.95% with the additional provision of 3 ASHPs which 
calculations show could be delivered using the current available electricity supply out of the 
ASHPs proposed on the original scheme.

The Joint Local Plan was adopted prior to the Council declaring a Climate Emergency. It 
nonetheless, is the current Local Plan on which all planning applications should be determined 
against.



Whilst it is recognised that the Council and Central Government have declared a climate 
emergency, and the direction of travel is for the Country to phase out the use of non-renewable 
technologies and move to renewable technology methods and that granting consent for this 
development does not align with this direction of travel; the previous application proposal for 
use of electric to achieve energy supply for the development would be preferable, however 
Officers conclude that the applicant has demonstrated compliance with policy DEV32 of the 
current Joint Local Plan and has been able to demonstrate the proposal can achieve in excess 
of the required 20 % less than Building Regulations Part L which is the current policy 
requirement.  Therefore, it is not considered that the Council currently has the ability to 
resist this development.   In principle, therefore, on balance, the proposal is concluded to 
accord with the requirements of policy DEV32 of the Joint Local Plan.

The application site also lies within the South Huish Neighbourhood Plan designated area. 
Policy SH Env6 (Encouraging renewable energy and low carbon development) of the 
Neighbourhood Plan sets out that where planning permission is required the development of 
small scale renewable energy generation supported by the community will be encouraged.  
The Parish Council have suggested in their comments on the application that the proposal is 
contrary to this policy.  However, whilst the policy encourages the use of renewables it does 
not specifically prevent the use of non-renewable sources and as such, it is not considered that 
this policy is sufficient to resist the principle of the proposed development.

In summation, on balance, on the basis of the information supplied, it is considered the 
proposal complies with current policies of both the Joint Local Plan and Neighbourhood Plan. 

Design/Landscape and Ecological Considerations:

The site is located in the South Devon AONB and adjacent to the Heritage Coast designation.

The gas tanks would be concealed under the lawn.  As a result, the development once 
completed is not considered to result in any adverse harm to landscape character or visual 
amenity.  

The lawn is also considered to provide little ecological interest and a report has been submitted 
with this application to advise that no bat roosts were found in consideration of the main building 
Lantern Lodge.  It is not therefore considered that the application would cause any adverse 
harm to biodiversity. Given the nature of the proposal, it is not considered necessary or 
appropriate to seek biodiversity enhancements

The proposal is therefore not considered to conflict with policies DEV23, DEV24, DEV25 or 
DEV26 of the Joint Local Plan or with policies SH Env2 or SH Env5 of the South Huish 
Neighbourhood Plan.

Neighbour Amenity:

As the proposed development would be concealed under the lawn it would not give rise to 
any neighbour amenity concerns.

The proposal is therefore not considered to conflict with policies DEV1 or DEV2 of the Joint 
Local Plan.

Health and Safety Considerations:



Concern has been raised with regard to the concealed nature of the tanks and peoples’ 
knowledge of their presence.

If approved, it is recommended conditions be placed on the consent to ensure signage is 
provided to alert members of the public to the presence of the tanks and for the use of bollards 
or similar details to prevent users of the adjacent carpark inadvertedly driving onto the lawn 
where the gas tanks would be concealed.

An informative would also be applied to the decision to make the applicant aware of the 
Hazardous Substances Consent process which, if required, would need to be applied for 
separately. 

With these conditions applied, the proposal is not considered to conflict with policy DEV1 or 
DEV2 of the Joint Local Plan.

Highways/Access:

No changes are made to access arrangements.  It is important to note that the proposed gas 
tanks would be located below the existing lawn and will not therefore reduce parking availability 
on the site.  As set out above given that the gas tanks would be installed under the lawn and 
adjacent to a car park, to prevent any health and safety hazard from the potential for vehicles 
to drive on the lawn from the car park, a condition is recommended to be applied to secure 
some markers and signage to alert users of the car park to the presence of the tanks.

The proposal is not considered to conflict with policy DEV29 of the Joint Local Plan.

Other Matters:

As this is a stand-alone application for the gas tanks only, whilst it would be used in connection 
with the approved development at the site granted consent under 2101/19/FUL, there is no 
need to impose the conditions of this earlier consent onto the decision for the current 
application as these still stand on the original application decision.

Some concern has been raised with regard to the position of the lawn adjacent to the cliffs and 
stability of these cliffs.  Whilst, this concern is noted, it is not considered that there are policy 
grounds on which to refuse the application on the basis of proximity to the cliff.

Conclusion:

Whilst it is recognised that the Council and Central Government have declared a climate 
emergency, and the direction of travel is for the Country to phase out the use of non-renewable 
technologies and move to renewable technology methods and that granting consent for this 
development does not align with this direction of travel; the previous application proposal for 
use of electric to achieve energy supply for the development would be preferable, however 
Officers conclude that the applicant has demonstrated compliance with policy DEV32 of the 
current Joint Local Plan and has been able to demonstrate the proposal can achieve in excess 
of the required 20 % less than Building Regulations Part L which is the current policy 
requirement.  Therefore, it is not considered that the Council currently has the ability to 
resist this development.   In principle, therefore, on balance, the proposal is concluded to 
accord with the requirements of policy DEV32 of the Joint Local Plan.



It is worth noting that the Joint Local Plan was adopted prior to the Council declaring a climate 
emergency however it nonetheless is the Local Plan on which current decisions should be 
determined.  Furthermore, whilst the South Huish Neighbourhood Plan encourages the use of 
renewables it does not have a clear stance on resisting non-renewable sources in policy SH 
Env6 of the Neighbourhood Plan.

Officer recommendation, on balance, therefore is one of approval for this application based on 
current policies.

This application has been considered in accordance with Section 38 of the Planning & 
Compulsory Purchase Act 2004.

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 March 26th 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 March 21st 2019 and West Devon Borough Council on March 26th 
2019.

SPT1 Delivering sustainable development
SPT2 Sustainable linked neighbourhoods and sustainable rural communities
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
TTV26 Development in the Countryside
DEV1 Protecting health and amenity
DEV2 Air, water, soil, noise, land and light
DEV20 Place shaping and the quality of the built environment
DEV23 Landscape character
DEV24 Undeveloped coast and Heritage Coast
DEV25 Nationally protected landscapes
DEV26 Protecting and enhancing biodiversity and geological conservation
DEV28 Trees, woodlands and hedgerows
DEV29 Specific provisions relating to transport
DEV32 Delivering low carbon development
DEV33 Renewable and low carbon energy (including heat)
DEV35 Managing flood risk and Water Quality Impacts 
DEV36 Coastal Change Management Areas

South Huish Neighbourhood Plan



The site is located within the Neighbourhood Plan area for the South Huish Neighbourhood 
Plan.  The key policy for the consideration of this application is:

SH Env 1 Settlement Boundaries and avoidance of coalescence
SH Env2 Impact on the AONB
SH Env 5 Locally Important Views
SH Env 6 Encouraging renewable energy and low carbon development

Other material considerations include the policies of the National Planning Policy Framework 
(NPPF) and guidance in Planning Practice Guidance (PPG). Additionally, the following 
planning documents are also material considerations in the determination of the application: 

The Plymouth and South West Devon Supplementary Planning Document (SPD) July 
2020 was adopted by Plymouth City Council on 22 June 2020, West Devon Borough 
Council on 9 June 2020 and South Hams District Council on 16 July 2020.

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.

Conditions:

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: To comply with Section 91 of the Town and Country Planning Act, 1990 as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The development hereby approved shall in all respects accord strictly with the following 
drawings received by the Local Planning Authority on:

17 January 2021:
Site Location Plan
Landscaping Plan
Drawing no. 21392 Issue A Tank Details

26 February 2021:
Calor LPG Brochure Specification

14 May 2021:
DEV32 Summary Statement

Reason: To ensure that the proposed development is carried out in accordance with the 
drawings forming part of the application to which this approval relates.

3. Prior to the first use of the gas tanks hereby approved, details of signage proposed to be 
installed, including a plan to detail location of the signage on site and means of fixing to warn 
members of the public of the presence of the concealed gas tanks below the lawn shall be 
submitted to and agreed in writing by the Local Planning Authority. Once approved, the signage 
shall be erected prior to first use of the gas tanks in accordance with the approved details and 
thereafter shall only be removed from the site in the event that the gas tanks are removed.



Reason: In the interest of health and safety.

4. Prior to the first use of the gas tanks hereby approved, details of bollards or other means of 
enclosure to act as a preventative measure to prevent users of the car park driving onto the 
lawn where the concealed gas tanks hereby approved would be located, shall be submitted to 
and agreed in writing by the Local Planning Authority. Once approved, the bollards or other 
means of enclosure shall be erected prior to first use of the gas tanks in accordance with the 
approved details and thereafter shall only be removed from the site in the event that the gas 
tanks are removed.

Reason: In the interest of health and safety.

5. The development hereby approved shall be carried out in accordance with the commitments 
set out in the DEV 32 Summary Statement received by the Local Planning Authority on 14 May 
2021.  All measures contained within the hereby approved document in relation to use of 
renewable technologies to limit carbon emissions shall be implemented prior to first occupation 
of the development approved under planning consent 2101/19/FUL.

Reason: To ensure that the development contributes towards delivering a low carbon future 
and supports the Plan Area target to halve 2005 levels of carbon emissions by 2034 and to 
contribute towards the use and production of decentralised energy.

Informatives:

1. This authority has a pro-active approach to the delivery of development.  Early pre-
application engagement is always encouraged. In accordance with Article 35(2) of the 
Town and Country Planning Development Management Procedure (England) Order 
2015 (as amended) in determining this application, the Local Planning Authority has 
endeavoured to work proactively and positively with the applicant, in line with National 
Planning Policy Framework, to ensure that all relevant planning considerations have 
been appropriately addressed.

2. The responsibility for ensuring compliance with the terms of the approval rests with the 
person(s) responsible for carrying out the development. The Local Planning Authority 
uses various means to monitor implementation to ensure that the scheme is built or 
carried out in strict accordance with the terms of the permission. Failure to adhere to the 
approved details can render the development unauthorised and vulnerable to 
enforcement action.

3. Please be advised that if required, Hazardous Substances Consent would need to be 
applied for separately and this consent does not override the need for any other 
consents.


