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PLANNING APPLICATION REF: 2167/19/FUL  
 
Applicant Name: AG Gara Rock 
 
READVERTISEMENT - READVERTISEMENT (Revised plans received) Erection of 
3 additional holiday units within the grounds of Gara Rock Resort (comprised 
of a pair of semi-detached cottages & 1 secret suite & additional landscaping 
from that previously advertised) together with the reconfiguration of parking 
& associated works 
 
Gara Rock Hotel East Portlemouth Devon TQ8 8FA 
         20th September 2022 
 
LETTER OF OBJECTION FROM THE SOUTH HAMS SOCIETY 
 
The South Hams Society interest 
  
1.  For the last 60 years, the South Hams Society has been stimulating public interest and care for the 

beauty, history and character of the South Hams. We encourage high standards of planning and 
architecture that respect the character of the area. We aim to secure the protection and 
improvement of the landscape, features of historic interest and public amenity and to promote 
the conservation of the South Hams as a living, working environment.  We take the South Devon 
Area of Outstanding Natural Beauty very seriously and work hard to increase people's knowledge 
and appreciation of our precious environment. We support the right development - in the right 
places - and oppose inappropriate development. 

 
2.  Planning History of Gara Rock. 
 
 Gara Rock’s history dates back to the 19th century, when a remote row of coastguard cottages on 

the cliff top kept watch over one of the most dramatic sections of the South Hams coastline. 
 In 1909, those cottages were converted into a family hotel that became a haunt of the rich and 

famous during the 1930s.  Having been requisitioned during the war years, Gara Rock reopened 
as a small family hotel in 1946. 

  
In 2006 the original hotel was closed, demolished and rebuilt over a number of years in 
accordance with a succession of planning permissions. 
 
The South Hams Society continues to have concerns regarding the spread of this site both to the 
west and east and the loss of car park landscaping. 
 
The planning history is complex and long.  We start with development without planning 
permission.  This is the area marked with a red ring on the satellite image on the next page.
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The area marked with a red ring was the subject of two planning permissions 20/2039/07/F and 
3612/16/FUL which were both withdrawn (plan below).  It was allowed for the duration of the 
rebuilding of the hotel only and does not have planning permission.  
 
The site owners have continued to use the agricultural land for a gravel vehicle track, car parking and 
the provision of a catering van following the completion of the hotel development, without 
obtaining the necessary planning permission. 
 
Site of 3612/16/FUL: 
 

 
 
The Society request that the LPA investigate this breach of change of use of agricultural land for 
parking and the siting of a catering vehicle.  It affects the Public Right of Way. 
 
The Society return to the current application with the proposal to spread development outside of 
the historical build envelope and the planning history. 

 
Planning Applications 1, 2 & 3. 
 
The applications for the 2005 development were controversial and there is clear recorded evidence 
of the importance to keep the new building within the confines of the old building to prevent 
extending harm to the South Devon Area of Outstanding Natural Beauty. 
 
This is evidenced in Annex A of this letter.  
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The demand that the new development should not exceed the footprint and height of what existed 
is clearly demonstrated. 
 
On the front page, you can see the historical boundary with the wall in front of the hotel. 

 
There were two previous planning refusals in 2004 for this site: 
 

 
 
The development was finally approved by the District Council with planning application 
20/1858/05/F and again it was clearly recorded that special regard had been given in the permission.  
(Plan – Annex B) 
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Further, landscaping was an important consideration leading to condition 9.  
 

 
 
Planning Application 4. 
 
The approved planning application was subject to another application for some amendments that was 
also given approval dated 12th March 2007. 
 

 
 
It did not lead to a change of layout design and an identical landscaping condition was issued, 
condition number 8: 
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Planning Application 5. 
 
Another planning application was submitted 20/2627/07/F with further changes and this was 
approved on the 11th March 2008 (Plan Annex C). 
 
This included changes to the western block and an extra building to the east.  This new eastern block 
was tucked in behind main block.   Again the landscaping area to the east was unaffected by these 
changes.  The planning condition for the landscaping this time have grown and are significant. 
 
Landscaping planning conditions: 
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Planning Applications 6 & 7. 
 
There were two further planning applications, 20/0109/09 which was refused on the 16th March 
2009, and the second application received, 20/1244/09, was given approval on the 19th October 
2009. 
 
(Site plan is illustrated in Annex D). 
 

 
 
Planning Conditions: 
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Planning Application 8. 
 
The next planning application was submitted in 2010 (20/0027/10/F) and approval was given on 20th 
May 2010.  (The site plan is shown in Annex E). 
 
The landscaping conditions: 
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Planning Application 9. 
 
Finally, the landscaping plans submitted in 2010. 
 

 
 
These were withdrawn. 
 
Planning Application 10.  
 

The first planning application for landscaping 20/1710/11/F was received on 05 July 
2011 and received approval on the 5th January 2012 (Plan - Annex F). 
 
The following planning conditions are important.  
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Planning Conditions: 
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Planning Application 11. 
 
On the 28th of April 2012, planning application 20/1058/12/F was submitted.  This was in fact an 
application to vary some of the previous planning application conditions (Plan – Annex G). 
 

 
 
Relevant to the application 20/1710/11/F is conditions 2 & 10.  New condition 2: 
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And condition 10 has been replaced with this condition 5. 
 

 
 
 
The remaining conditions remain in force. 
 

 
 
The approval date was 6th August 2012.  The D&A statement for landscaping: 
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That is the last of the planning applications that deal with the landscaping for Gara Rock Hotel. 
 
Condition five of the planning application clearly states: 
 
‘The landscaping scheme shall be strictly adhered to during the course of the development and for a 
period of 10 years thereafter.’ 
 
The earliest start date is 6th August 2012.  It is not known when the 10 year period started.  There is 
a clear and sustained record of the importance of the landscape area and its purpose: 
 

To ensure the provision of an appropriate landscaping scheme in the interests of the visual 
amenities of the locality and to assimilate the development into its surroundings. 
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We now arrive at the current application with an application date of 11th July 2019: 
 

 
 
At the beginning of 2022, new drawings were submitted that effectively changed the application and 
this has now led to a new description and re-advertisement.  
 
The current planning application. 
 

 
 
The Society notes that the newly submitted plans for landscaping now include the area of land to 
the west of the site that continues to be used for a car park and catering facilities despite a 
planning application for that use (3612/16/FUL) having been withdrawn. 
 
This land is not land that is included in either of the two site location plans submitted for this 
planning application. 
 
The Society therefore objects to the area of land, where we have raised a breach of planning, being 
included in this application as it fails satisfy any landscape mitigation from the PRoW vantage point. 
 
The three additional holiday units are to be located to the east of the current built boundary 
extending into the landscaped area of the original planning approval for the hotel.  Those units also 
removes car park landscaping.  It should be obvious that this would be an unacceptable loss of 
landscaping areas from the hotels development plan.  The cottage units will be located at the end of 
the car park and will clearly be prominent from the Public Right of Way 
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The Society include two images of local views from the Public Rights of Ways. 
 
The first image is a view from the Public Right of Way as you walk down the lane towards the coast 
and look east past the car park.  The cottages are to be located at the end of the car park and will 
damage that view. 
 
The proposed extra landscaping that is not within the site location plan will be behind your back in 
this scene and therefore serves no landscape mitigation purpose. 
 
You can see that the building to the east has been kept out of the view and these cottages will 
destroy that effort to restrict the visual impact of the replacement hotel. 
 
It does not matter whether it is one, two or three or five cottages in a line because they will be built 
in a line running into the distance. 
 
The removal of two of the car park partition landscape stone walls on the left, along with increased 
numbers of cars parked, will make the car parking more prominent in the landscape (Annex H). 
 

   

 
 
The second image is to illustrate that the previous ‘secret’ suite looks alien to the landscape with 
prominent green framed glass box structure. 
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The previously approved not so secret suite. 
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The South Hams Society believes that this planning application is fundamentally wrong.  It 
degenerates and unbalances the existing building with development protruding easterly out into the 
heritage coast.  The re-development of a much loved old hotel was a hard fought local campaign to 
protect this coastal location. 
 
Planning approval would clearly eat up the landscaping of the hotel development that was important 
to its approval. 
 
The Society believe that this proposal fails to protect, maintain and enhance the unique landscape 
and seascape character and special qualities of the area and therefore fails to comply with JLP policy 
DEV24. 
 
The proposal also fails the requirements of JPL policy for nationally protected landscapes DEV25, and 
in particular paragraphs 2, and 8 i), 8 ii), 8 iii), 8 iv), 8 v), 8 vi), and 8ix). 
 
The South Hams Society therefore continues to object to the expansion of this site, both in an east 
and west direction.       
 

For and on behalf of the South Hams Society. 

Richard Howell, 

Chairman 
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 Annex A. 
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