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1. REASON FOR REPORT 
 

Councillor Ford has requested that this application be referred to the Planning 
Committee for determination due to the potential loss of an important community 
facility. 

 
2. RECOMMENDATION 
 
 PERMISSION BE REFUSED for the following reasons: 

1. Contrary to Policy WE12 of the Teigbridge Local Plan because there would 
no longer be a sufficient choice of this type of community provision within the 
local area and it has not been demonstrated that the use is no longer viable 
in the long term; 

2. Contrary to Policies S2 and EN5 of the Teignbridge Local Plan because the 
proposals do not take the opportunity to enhance the character and 
appearance of the Listed Building. 

 
3. DESCRIPTION 
 
3.1 The site is within the village of Trusham, in designated Countryside and within the 

Trusham Conservation Area.  The building is a Grade II listed public house which in 
the past was a residential dwelling.  It was converted to a pub following approvals 
granted in the early 1980s under planning references 80/01300/COU and 
81/02565/FUL.  A previous application to change the use of the pub to a dwelling 
(reference 14/03411/COU) was withdrawn in April this year.  The property has been 
listed as an Asset of Community Value. 

  
3.2 The property is a two storey Devon longhouse set at the rear of a car park, which 

serves both the public house and the converted buildings at the front of the site that 
are in the same family ownership as the public house. 

 



 

 

3.3 The property has been run as a public house since the change of use in the early 
1980s, more recently with a restaurant use, ‘The Vanilla Pod’, in a large part of the 
ground floor area.  There are also 4 bed and breakfast rooms at first floor level. 

 
3.4 This planning application seeks consent for the change of use of the public house 

back to a dwelling.  A viability report has been submitted to support the application 
on the grounds that it is no longer viable to run the building as a public house.   

 
 Viability 
 
3.5 The viability report shows that the current owners, Mr and Mrs Nixon, took 

ownership of the public house in 2007.  The report states that, since the latter part 
of the 20th century, supermarket sales of cheaper alcohol have had a harmful 
impact upon the custom of public houses.  

 
3.6 The Cridford Inn has been for sale on the open market for six months, until 13 July 

2015 at an asking price of £395,000, which is £35,000 less than it was purchased 
for in 2007.  This reduced price reflects the fact that the roofs need significant 
repair. The report from the marketing company states that through the 19 enquiries 
from advertising the sale, there were three viewings but no further interest, with 
feedback that the location away from the A38 was too far and difficult.   

  
3.7 It is stated that the location, along narrow lanes which have suffered several 

closures in recent years, has had a limiting impact upon the custom at the public 
house.  There has been shown to be 3.4 visits per day from the local population of 
approximately 170 and a slump in turnover since 2014 of 40%.   

 
3.8 However there are several other rural public houses in the Teign Valley serving 

similar villages, including The Teign House Inn, The Artichoke, The Nobody Inn, 
and The Manor which are all trading and are accessed by the same roads. In order 
to assess whether the Viability Report provides a sound basis for concluding that a 
public house business would not be viable the Council’s Estates Manager and 
Finance Manager were consulted.  The Estates Manager considers that there is 
doubt that a £35,000 reduction in the sale price would be reflective of the trading 
environment which has been portrayed in this report.  Potentially the ‘new concept’ 
of the Vanilla Pod may have been a factor in the poor trading of the public house as 
the local clientele do not appear to want this type of establishment.  Further 
evidence relating to any consideration of price reductions or offers received would 
also be helpful, along with any justification for not accepting them.  The Finance 
Manager’s comments also raise questions about whether the overheads and losses 
are due to temporary circumstances rather than a long-term inherent lack of viability 
for a public house business in this location. 

 
 Heritage 
 
3.9 The building is Grade II listed.  Policy EN5 of the Teignbridge Local Plan states that 

“where appropriate development should include proposals for enhancement of the 
historic environment…”  If the change of use of the pub to a dwelling was 
considered acceptable the heritage asset of the property would benefit from 
alterations that could be carried out at the same time. No proposals have been 



 

 

submitted to remove any of the unsympathetic late 20th century additions to the 
sides and rear of the building which are associated with the present use of the 
building. In addition the removal of the fences and other structures associated with 
the present use would also be beneficial.  The internal alterations to the building 
itself are not of concern: however removal of some of the poor later additions to the 
building would be required to justify the change of use and enhance the character 
and appearance of the building.   

 
 Summary 
 
3.10 The Cridford Inn is not a defined village as listed in Policy S21 of the Local Plan.  

The main policy to consider in assessing the change of use element of this 
application is WE12 - Loss of Local Facilities:   

 
 To maintain a range of accessible services within an area, the redevelopment or 

loss of retail, leisure, community, and other key local community and 
commercial facilities for another use will not be permitted unless one of the 
following criteria apply: 

  a) there will continue to be a sufficient choice of that type of provision within 
the local area; 

  b) the existing use is causing a significant problem which can only be 
resolved with relocation and which outweighs the loss of that type of provision; 

  c) the proposed replacement use has significant benefits which outweigh the 
loss of that type of provision; or 

  d) it can be demonstrated that the use is no longer necessary or viable in the 
long term. 

 
 The Cridford Inn is the only pub in Trusham so there would be none of this type of 

provision within the village if the change of use was approved.  This would be 
contrary to criterion a) of Policy WE12  The existing use is currently causing no 
problem and the change of use to a dwelling would not have significant benefits 
that outweigh the loss of the provision.   

 
4.2 Therefore unless it can be demonstrated that the use is no longer necessary or 

viable in the long term in accordance with criterion d) the change of use is contrary 
to Policy WE12.  In view of the Estates Manager’s comments it is considered that 
the viability study does not conclusively demonstrate long term lack of viability.  It is 
therefore considered that the proposal is contrary to Policy WE12. 

 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033  

S1A (Presumption In Favour of Sustainable Development) 
S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S22 (Countryside) 
EC2 (Loss Of Employment) 
EC3 (Rural Employment) 
EC11 (Tourist Accommodation) 
WE12 (Loss of Local Facilities) 



 

 

EN5 (Heritage Assets) 
 

National Planning Policy Framework 
National Planning Practice Guidance 

 
5. CONSULTEES 
 

Finance Manager - The overheads have increased due to an injury to Ian Nixon. Is 
this long term or has this situation now improved such that the overheads can be 
reduced going forward? 

 
There are no substantial losses at the Cridford Inn until 2015. Is this linked to the 
injury to Ian? The management accounts show a loss of £30,000. If depreciation 
charges are eliminated there is a positive cash flow over the 4 years 2010 to 2014. 

 
Concern around the £100,000 drop in turnover. It is suggested that this may be 
linked to the decision to try to sell. As it is now off the market might this situation 
reverse? Also suggest the reduction in advertising may be a factor too. 

 
Can we see the balance sheet? It will clarify the strength of the business going 
forward. 

 
The property has not been on the market since 13 July 2015 – what have the 
takings been since then? 

 
 Estates Manager – Concerned that there have been several points upon which 

there has been no wider explanation or justification to persuade us that the 
business is not viable. 

  
Conservation Officer – I am very concerned that no proposals have been submitted 
to remove any of the unsympathetic late 20th century additions to the sides and 
rear of the building which are associated with the present use of the building. In 
addition I would expect to see proposals for removal of the (possibly unauthorised) 
fences and other structures associated with the present use, and a sensitive 
scheme for the landscaping and sub-division of the exterior space which appears to 
be shared between the Cridford Inn and the two adjacent converted barns.  

 
I would object to the change of use application unless it is accompanied by an 
application for listed building consent to return the building closer to its historic form 
as described above. At present there would be no benefit to the significance of the 
historic building and no certainty that any benefit would be achieved in the future. 

 
 Devon County Council (Highways) – No objections 
 
6. REPRESENTATIONS 
 
 57 letters of objection including the following planning grounds: 

1. No other social hub if this closes 
2. Accommodation for tourists would be lost 
3. Facility for local events 



 

 

4. Precedent for other village public houses to close 
5. Under 6 minutes drive from the A38 
6. The public house has been nominated for an Asset of Community Value twice, 

and succeeded  
7. Loss of employment 
8. Diminish the aesthetic quality of the listed building once fences. etc., were used 

to demark parking and garden  
 

Two letters of comment on the following ground: 
1. Details of the marketing and viability report not available yet 

 
7. PARISH COUNCIL’S COMMENTS 
  
 I am writing as Chairman of the Trusham Parish Meeting to ask that this application 

should be refused.  
 

A Parish Meeting was called on Tuesday, November 23 2014 to discuss the 
previous application for change of use and the village hall was packed with 54 
residents present and 21 apologies for absence from a total of 161 on the Electoral 
Roll. The meeting was also attended by Stephen Purser, our then Teignbridge 
District Council Councillor.  

 
The meeting heard an explanation of the reasons for the application from a 
representative of the applicant and had an opportunity to ask questions.  
In the discussion which followed after the applicant left the meeting there was 
strong support in the meeting for finding some solution which would retain a public 
house in the village but repeated criticism of the way the Cridford Inn had been 
operated in recent years under the present management. It was recognised that 
energetic efforts had been made to generate custom but the concentration on 
running a restaurant rather than providing traditional pub facilities had not met local 
need. 

 
Nothing has happened in the months since that meeting to change this position 
except that it has become clearer that the licensee, Mrs Tracey Nixon, has taken up 
an attitude to the village which has not encouraged support.  
In the current Teignbridge Local Plan you are required under Clause WE12 Loss of 
Facilities to refuse change of use unless one of four criteria applies. The relevant 
clauses for this application are a) and d); b) and c) have not been put forward by 
the applicant. 

  
a) “ There will continue to be a sufficient choice of that provision within the local 
area”  
 

 The Cridford Inn is the only public house in Trusham. The nearest pubs are about 3 
miles distant in Chudleigh, Lower Ashton and Hennock which cannot be considered 
to be the ‘local area’ in this context.  

 
d) “it can be demonstrated the use is no longer necessary or viable in the long 
term”  
 



 

 

 We fully accept that the current management is trading at the Cridford Inn at a level 
which does not allow them to meet their financial commitments although detailed 
figures have been withheld as confidential and also that the premises would be 
more valuable if this change of use were allowed. We strongly disagree that it has 
been demonstrated that there is no viable alternative. The recent marketing 
process was abandoned soon after a second visit from a team trying to put together 
a proposal for community to purchase the pub was refused in June on the grounds 
that they had not set up an incorporated structure and would not be able to prepare 
a bid in the time required. We think that this demonstrates that there was no real 
attempt to encourage a bid to be put forward.  

 
There is a very strong feeling of support in the village for a public house which 
offers traditional facilities which include good food at reasonable public house 
prices and we hope that a practicable solution can be found to provide this and that 
change of use to residential is not allowed.  

 
8. COMMUNITY INFRASTRUCTURE LEVY 

 
 The proposed gross internal area is 402.25m2.  The existing gross internal area in 
 lawful use for a continuous period of at least six months within the three years 
 immediately preceding this grant of planning permission 402.25m2. The CIL 
 liability for this development is £0.  This is based on 0 net m2 at £200 per m2 and 
 includes an adjustment for inflation in line with the BCIS since the introduction of 
 CIL.   

 
9. ENVIRONMENTAL IMPACT ASSESSMENT 
 

 Due to its scale, nature and location this development will not have significant 
 effects on the environment and therefore is not considered to be EIA Development.  

 
WARD MEMBER:   Councillor Ford, Teign Valley 



 

 

 


