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EXECUTIVE SUMMARY 
 
This application is before Members as the officer recommendation is contrary to 
the view of a Ward Member. 
 
The proposal is to convert the former public toilets to a 1-bed dwelling by adding 
a storey and carrying out a number of external changes. The site is within the town 
centre conservation area and close to a grade II listed building. It also adjoins a 
residential property which is at a higher level to the east and is opposite a 
commercial garage/workshop to the west. 
 
The site is in a sensitive location where great care is needed to ensure that the 
proposal preserves or enhances the character and appearance of the area and 
respects the listed building. Through negotiation the building has been reduced 
in scale, the finishes have been improved and the fenestration altered to achieve 
a more contemporary approach befitting the building and complimenting its 
surroundings. 
 
These changes have also improved the relationship with the neighbouring 
dwelling, eliminating privacy concerns and reducing the physical dominance. 
 
In addition, the applicant has demonstrated that measures can be put in place to 
limit the impacts of noise from the garage workshop across the road, thereby 
securing satisfactory living conditions for the future occupants of the dwelling. 
 
In summary the proposal would deliver a dwelling in an accessible location and 
bring a redundant building back into use while preserving the character and 
appearance of the conservation area and residential amenity. It is therefore 
recommended for approval subject to conditions. 
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CONSULTATIONS 
 
Local Consultations 
 
Axminster - Cllr Andrew Moulding 
I recommend that this application is approved 
 
Further comments: 
 
I retain my view that it is important that this site is developed. 
 
However, in deference to further comments made, additional negotiation with the 
applicant is required 
 
Further comments: 
 
I agree with the recommendation. 
  
Axminster  - Cllr Sarah Jackson 
Castle Street has been subject to numerous small conversions in recent years and I 
can't help feel that this is overdevelopment given the size of the plot, comments from 
an adjoining landowner (which has been marked as neutral but i read as an objection) 
and the complete lack of off-street parking. There is also a query regarding land 
ownership (the red boundary comprising two separate parcels of land) and, perhaps 
most seriously, the structural integrity and stability of the party wall to the north, which 
abuts the highway, and which both the town council and the county council have been 
made aware of as a potential hazard to pedestrian and road safety. 
 
Parish/Town Council 
Council is happy to support the amended application as submitted but welcomes the 
suggestion by officers that a Noise Assessment Report be commissioned by the 
applicant in light of concerns raised by adjoining residents and businesses. 
 
Technical Consultations 
 
Conservation 
The proposal has been assessed on the basis of impact in the conservation area and 
setting of listed buildings. 
 
Comments are as follows; 

• The heritage statement is inadequate by virtue of the absence of evidence 
including no reference to searches of the Devon Historic Environment Record 
(HER). 

• There appears to be a disparity of scale between both ground floor plans. Both 
drawings are the of the same scale yet appear different in size. 

• The historic maps dated 1889-1912 do not show this toilet block, however it 
appears on the 1951-1992 historic maps. There is a further reference to its 
existence in the 1950's in "Moulding's Memories". This text identified the 
existing grassed area to the North as being used as a garden by Herbert Jeffrey 
(aka "Lord Jeff"), with "…access from above from Market Square". 
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• The HER identifies a non-designated heritage asset in this same area as being 
the former Clink or town lock up circa 1600 and 1800. It is referenced as having 
blocked up openings but it is strongly recommended that should this asset be 
within the application site and ownership, that it is revealed with a strategy for 
interpretation and conserving this heritage asset as a basis for heritage gain. 

• The proposal - there seems scope for some alteration and use, however the 
overall scale and massing the excessive ridge height in particular, is 
unsympathetic to the character of the area and setting of the designated 
heritage assets. The site and existing building are subservient to the 
surrounding traditional historic buildings.  

• Boundaries - it has a great impact on the historic boundary walls the rear (East) 
neighbours gable end with garden wall. The plans, although incorrect, show 
that there will be some demolition of the roadside garden wall. The proposed 
first floor and roof overhang the rear East wall, with the eaves projecting over. 
This creates an awkward spatial relationship between the physical structures 
and the odd space left between them. This will likely hinder any ease of access 
for future maintenance of both this site and the adjoin neighbour. At present 
they share a rainwater down pipe on the South-Eastern corner by the steps of 
Symes Lane. 

• The openings are too generic particularly the windows on the (main) West and 
North elevations. Both of which are prominent in the street and be seen in 
context to the historic brislings, the grade II listed Old Chapel specifically. They 
do not respect the local vernacular. 

• Roof, this is far too high, an alternative solution should be considered. 
• In conclusion, although there is scope for some change the proposal is 

excessive in scale and massing. It makes no contribution to the character and 
setting of the designated and non-designated heritage assets. At present the 
proposal creates less than substantial harm. 

  
Further comments: 
 
This application has under gone various changes to its additional floor. These 
comments are based on the latest changes and are as follows; 

• The materials proposed are supported such as the timber windows and doors 
and the natural slate roof. It is recommended that there is a condition to detail 
the style of the joinery as well as the finished colour. 

• The render finish is fine, however the one colour finish for this unusual building 
will be crucial in order for it to blend into the street scene and therefore 
recommend that this is a condition. 

• The rooflights should be conservation type and recommend that as a condition. 
• This latest design has taken my suggestion to position the first floor window into 

the North west corner in order benefit from the view and to ease any neighbour 
overlooking concerns. It is a shame that it is not as dramatic design intervention 
as a frameless corner window solution would be, but presume this is constricted 
by budget. The ground floor bathroom window seems to be at a height where 
the public could assess or look through from the steps in this elevation. It is a 
shame that there is no window on this elevation at first floor however small, as 
this would allow natural  cross ventilation to this space. 
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• Doors - it is shame that the existing openings have not been re-used, however 
the garden access from inside, with the retention of the historic stone boundary 
wall is a positive gain. It might still be easier and space efficient if the garden 
door opened outwards. 

• Bedroom, there is scope to use the space under the stairs for bedroom storage. 
• This is supported, but recommend the details as noted, are conditioned. 

  
Environmental Health 
I have considered the application and I have environmental health concerns in relation 
to noise.  
 
This application involves the introduction of noise sensitive dwelling in close proximity 
to an existing industrial/commercial operation (garage workshop).  I am concerned that 
the noise impact from the neighbouring industrial/commercial operation has not been 
assessed and therefore, no noise mitigation has been taken into consideration during 
the design phase for the residential unit.   
 
The industrial/commercial operation is likely to generate significant amounts of noise 
(due its close proximity) and therefore, the impact of this noise is likely to cause 
significant adverse effects.    
 
I recommend that the applicant undertakes a noise assessment.  Prior to the 
commencement of the development, a scheme to demonstrate that the internal and 
external noise levels within the residential unit will confirm to be the "good" design 
range detailed within British Standard BS 8233: 2014 Guidance on sound insulation 
and noise reduction for buildings shall be submitted to and approved in writing by the 
Local Planning Authority.  
 
This will help inform the decision making process for the proposed new residential 
dwelling.  If the noise assessment highlights noise as an issue, mitigation will need to 
be considered and assessed in order to determine if it is at an appropriate level to 
achieve the good design range for internal and external noise levels. 
  
Further comments: 
 
In response to the applicants questions, I'm happy with the SPL of 93 (LAeq) at 1m, 
I'd say 5 wheel nuts over 4- worse case of 30 sec and I agree that desk based 
approach is sufficient in demonstrating that the BS 8233 internal noise levels can be 
met. 
 
Further comments: 
 
I have reviewed the submitted noise assessment I have no Environmental Health 
concerns with the application. 
 
DC Footpath Officer 
Regarding the above application the only comment PROW wishes to make is that the 
Public Footpath Axminster No.92 will need to have a temporary closure on it when 
works commence. The applicant can apply for this using the forms on our website. 
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Other Representations 
1 letter of objection and 1 letter of representation have been received (in summary); 
 
Objection 
 
- loss of light 
- overlooking from balcony 
- impact on historic character 
- impact on adjacent wall 
 
Representation 
 
- limited parking available.  
- construction disruption.  
 
PLANNING HISTORY 
 
None. 
 
POLICIES 
 
Adopted East Devon Local Plan 2013-2031 Policies 
Strategy 6 (Development within Built-up Area Boundaries) 
D1 (Design and Local Distinctiveness) 
EN9 (Development Affecting a Designated Heritage Asset) 
EN10 (Conservation Areas) 
EN14 (Control of Pollution) 
EN19 (Adequacy of Foul Sewers and Adequacy of Sewage Treatment System) 
EN22 (Surface Run-Off Implications of New Development) 
TC2 (Accessibility of New Development) 
TC9 (Parking Provision in New Development) 
 
Government Planning Documents  
NPPF (National Planning Policy Framework 2021) 
National Planning Practice Guidance 
 
Site Location and Description 
 
The proposal concerns the former public toilets in Castle Street, Axminster which 
closed around 15 years ago and were sold by the Council to the applicant. Since that 
time there appears to have been no active use of the building. The site also includes 
a small parcel of land, known as 'Jeff's Patch', which adjoins the north side of the 
former toilets; this did not belong to the Council but the applicant registered possession 
of the land in June 2019 and the Land Registry title document shows that he is now 
the owner. 
 
The site is located within the centre of Axminster and is in the designated conservation 
area. On the south side of the building is Symes Lane, a pedestrian path which leads 
up to Market Square and provides access to a number of residential properties, 
including the neighbour adjoining the eastern edge of the site, 'Stepsway'. The nearest 
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building on the south side of the site is The Old Chapel, which is listed grade II. 
Opposite the site is Castle Garage which provides car repairs and MOTs. To the north 
of the site is the rear garden of a property on Market Square. The terrain is such that 
Stepsway, its rear garden, and the garden of the property on Market Square are all at 
a higher level than the application site. 
 
Proposal 
 
This application seeks planning permission to convert and extend the former public 
toilets to create a 1-bed dwelling. To achieve this it is proposed to add a storey to the 
existing single storey building. The new first floor would accommodate an open plan 
living room, kitchen and dining area. On the ground floor there would be a bedroom, 
bathroom and hall/study. The total floor area would be 55.4 square metres which is 
slightly under the Nationally Described Space Standard for a 1-bed, 2-person, 2-storey 
dwelling such as this but it would still provide adequate indoor space. Outside, bin and 
bicycle storage would be provided in front of the building and a garden space would 
be created on 'Jeff's Patch'. 
 
As part of the adaptations, the existing doors would be partially blocked up to create 
window openings and one of the existing windows would be enlarged to create a front 
door accessed from a new set of steps rising up from road level. 
 
ANALYSIS 
 
The main issues concerning this proposal are the principle of the development, the 
impact on the conservation area, and the impact on the occupants of neighbouring 
properties. 
 
The principle of the development 
 
The public toilets have been closed for around 15 years but the town centre is also 
served by public toilets in the West Street car park. Although the Council is currently 
reviewing public toilet provision in the district, it is not considered likely that there is 
new demand for the former toilets in Castle Street. The loss of this facility is therefore 
accepted. 
 
The proposal is situated within the built up area boundary of Axminster and close to 
the town centre. The occupants of the dwelling would have convenient access to all of 
the amenities on offer, including public transport in the form of trains and buses. Space 
to park a car would not be provided for the occupants but there are public car parks 
nearby should the need arise. 
 
The car repair garage opposite the site is likely to give rise to some noise and 
disturbance during working hours. The proposed dwelling would have its main outlook 
towards the garage, as would the garden, although both would be offset from the 
workshop. Owing to the close proximity between the dwelling and the 
garage/workshop, advice has been sought from the Council's Environmental Health 
department. Based on a desktop assessment it has been concluded that noise 
generating activities would be for a brief duration and would only take place within the 
workshop. On this basis noise impacts on the occupants of the dwelling can be 
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managed through design. A noise assessment has subsequently been submitted with 
Environmental Health concluding that it demonstrates that the site is an appropriate 
location for a dwelling.  
 
Impact on conservation area 
 
The existing building dates from the mid-twentieth century and is believed to have 
replaced an earlier building although details of that building are unknown. The site 
occupies a prominent position at the end of a terrace and is clearly visible across the 
forecourt of The Old Chapel when approaching from the south. Owing to the curve of 
the road, the building is less prominent when approaching from the north where the 
views are dominated by the garages and workshops opposite. 
 
The proposed dwelling would be more prominent than the unobtrusive and recessive 
toilet block but through negotiation it has been reduced in height by 750mm and the 
white render has been replaced with 'dark beige' render. As a result it would blend into 
the streetscene more successfully than the original scheme and compliment rather 
than draw attention away from the more historic buildings. Subject to securing details 
of the materials and finishes by condition, the updated palette of materials is an 
appropriate response to the building's surroundings. 
 
Other changes include a new window treatment, a pitched roof over the bin/bike store 
and removal of the steps/balcony from the north elevation. The window treatment in 
particular reflects a more contemporary approach which is considered appropriate for 
the horizontal proportions of the building and takes advantage of the views to the 
countryside from the first floor. In conservation terms this is considered preferable to 
an inauthentic traditional style of fenestration that would not suit the proportions of the 
building or appropriately reinforce the character of surrounding buildings. 
 
Given the improvements secured through negotiation the proposal would preserve the 
character and appearance of the conservation area. 
 
Amenity 
 
The eastern edge of the site adjoins Stepsway and its rear garden. Stepsway fronts 
onto Symes Lane and its rear elevation faces north, overlooking a small garden. Both 
the house and the garden are elevated relative to the application site and there is a 
stone wall which separates Stepsway's garden from the site. The wall is about 1.5m 
high (measured on Stepsway's side) which allows an outlook towards the countryside 
to the North West. On the rear of Stepsway there is a small glazed extension which is 
used as a utility/storage area. The roof of the toilet block extends beyond the glazed 
extension by about one metre and its pitched roof slopes away from the boundary up 
to a ridge about one metre higher than the garden wall. Currently, therefore, the toilet 
block is an unobtrusive building which does not negatively impact on the neighbour's 
enjoyment of their garden. 
 
The proposal would raise the eaves height of the building by about 1.4 metres to a 
position just above the height of the boundary wall. Whilst this would make the roof of 
the building more prominent, it would slope away from Stepsway and only extend 
along a short length of the garden boundary. Consequently it would not appear 
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dominant or overbearing. With regard to light, there would be some additional shading 
of the glazed extension and part of the garden in the afternoon and evening but the 
main amenity area at the end of the garden is unlikely to be adversely affected. 
 
Previous concerns about overlooking from the windows and balcony on the north 
elevation have been addressed by omitting the balcony, repositioning the window and 
lowering the height of the building. As a consequence, current privacy levels in the 
garden of Stepsway would be maintained. A further improvement is the omission of 
one of the rooflights from the east elevation, thereby presenting a blank roofslope to 
the garden of Stepsway. 
 
Following negotiations to address concerns about the impact of the development on 
the occupant of Stepsway the scheme has been substantially altered and now 
achieves an acceptable relationship. 
 
Other matters 
 
The owners of the garage opposite the site have raised concerns about disruption to 
their business during construction works. However, works would be for a temporary 
period and it is not anticipated that any road closure would be required. Whilst there 
may be occasions when deliveries to the site cause temporary disruption to traffic such 
occasions would be brief and limited in number. 
 
A concern has been raised about the stability of a wall adjoining the northern edge of 
the site. However, there is nothing to indicate that the development would adversely 
affect this wall and the development may lead to any issues being addressed that 
otherwise might be overlooked. 
 
CONCLUSION 
 
The proposal would deliver a dwelling in an accessible location and bring a redundant 
building back into use. Following negotiations the design is now sympathetic to the 
conservation area and the amenities of the occupier of the adjacent dwelling and 
therefore the proposal is recommended for approval. 
 
RECOMMENDATION 
 
APPROVE subject to the following conditions: 
 
  1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission and shall be carried out as approved.  
 (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 permitted shall be carried out in accordance with the 

approved plans listed at the end of this decision notice. 
 (Reason - For the avoidance of doubt.) 
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 3. Notwithstanding the approved plans, no development other than demolition 
(including partial demolition) shall take place until a schedule of materials and 
finishes (including paint colour) and, where so required by the Local Planning 
Authority, samples of such materials and finishes, to be used for the external 
walls, roofs, windows and doors of the proposed development have been 
submitted to and approved in writing by the Local Planning Authority. 
Development shall be carried out in accordance with the approved details. 

 (Reason - To ensure that the materials are sympathetic to the character and 
appearance of the conservation area in accordance with Policy EN10 - 
Conservation Areas of the East Devon Local Plan 2013-2031.) 

 
 4. Notwithstanding the approved plans, the rooflights shall be of a 'conservation' 

type, being flush with the plane of the roof and slim framed. Details of the 
design and finish shall be submitted to and approved in writing by the local 
planning authority prior to the commencement of any roof construction works. 
Thereafter, the development shall be carried out in accordance with the details 
agreed and so maintained.  

 (Reason - To safeguard the character and appearance of the conservation area 
in accordance with Policy EN10 - Conservation Areas of the East Devon Local 
Plan 2013-2031.) 

 
 5. Notwithstanding the approved plans, no door or window shall be installed until 

section drawings at a scale of 1:2/1:5 have been submitted to and approved in 
writing by the Local Planning Authority. Development shall be carried out in 
accordance with the approved details. 

 (Reason - To safeguard the character and appearance of the conservation area 
in accordance with Policy EN10 - Conservation Areas of the East Devon Local 
Plan 2013-2031.) 

 
 6. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order 2015 (or any order revoking and re-
enacting that Order with or without modification) no windows, doors, rooflights 
or other openings other than those shown on the plans hereby permitted shall 
be formed in any elevation or roof slope of the building without the prior express 
consent of the Local Planning Authority. 

 (Reason - To protect the privacy of adjoining occupiers and the character and 
appearance of the conservation area in accordance with Policies D1 - Design 
and Local Distinctiveness and EN10 - Conservation Areas of the East Devon 
Local Plan 2013-2031.) 

 
NOTE FOR APPLICANT 
 
Informative: 
In accordance with the requirements of Article 35 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 in determining this 
application, East Devon District Council has worked positively with the applicant to 
ensure that all relevant planning concerns have been appropriately resolved. 
 
Informative: 
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Should a temporary closure of Public Footpath Axminster No. 92 (Symes Lane) be 
necessary when works commence the applicant must first apply to Devon County 
Council: https://www.devon.gov.uk/prow/change-rights-of-way/apply-for-a-temporary-
closure/. 
 
Plans relating to this application: 
  
0 Location Plan 15.03.21 

  
2158-1-6 G Proposed roof plans 27.10.21 

  
2158-1-9-2 G Proposed Combined 

Plans 
27.10.21 

  
2158-1-1 F Proposed Floor Plans 27.10.21 

  
2158-1-9-1 G Proposed Elevation 27.10.21 

  
2158-1-0 G Proposed Floor Plans 27.10.21 

 
 
 
List of Background Papers  
Application file, consultations and policy documents referred to in the report. 
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