
PLANNING COMMITTEE
CHAIRMAN:  Cllr Dennis Smith
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REPORT OF: Business Manager – Strategic Place

ITEM: 4.

CASE OFFICER Claire Boobier

APPLICATION FOR
CONSIDERATION:

DAWLISH - 16/03085/FUL - 109 Kingsdown Crescent -
First floor rear extension

APPLICANT: Mrs M Morris

WARD MEMBERS: Councillors Hockin, Mayne and Price Dawlish Central
and North East

1. REASON FOR REPORT

Councillor Price requested that the application be referred to Committee for
determination if the case officer is recommending approval as the occupiers of the
neighbouring property have concerns about the height restricting natural light into
their amenity area and overlooking from upstairs window over and into their property.

NB - During the course of considering the application revised plans were received
which removed the upstairs window to address the overlooking concern raised.

2. RECOMMENDATION

PERMISSION BE GRANTED subject to the following conditions:
1. Standard 3 year time limit for commencement;
2. Development to be carried out in accordance with the approved plans;
3. Materials to match existing property.

3. DESCRIPTION

The Site

3.1 109 Kingsdown Crescent is a semi-detached property within the settlement limit of
Dawlish.

3.2 The property has an existing large single storey flat roofed extension to the
rear.



The Proposal

3.3 The application seeks permission for a first floor extension above the existing flat
roofed single storey rear extension to provide additional living accommodation in the
form of a bedroom and en-suite bathroom.

3.4 The walls to the first floor extension would be pebble dashed render to match the
existing render finish to the rear walls at first floor level.  The roof would be tiled to
match the existing and windows, rainwater goods, fascias, soffits and bargeboards
would be upvc to match those of the existing property.

The Principle of the Development/Sustainability

3.5 The application site lies within the settlement limits of Dawlish and within a well-
established residential area and the application proposal is for an extension to an
existing residential property.

3.6 The principle of extending the existing residential property in this location is fully
supported by Policies S1, S1A and WE8 of the Local Plan, subject of course to all
other planning and policy requirements being fully satisfied.

Impact upon the character and visual amenity of the area.

3.7 The extension is confined to the rear of the property with only private views into the
property from within neighbouring properties and from within their private rear
gardens.  Views from the leisure centre and surrounding open space are largely
screened by the existing tree line vegetation on the boundary with the application site.

3.8 The proposed design and materials are considered to be compatible with the host
dwelling and given the limited views of the property it is not considered that the
proposal would harm the character and visual amenity of the area.  It is considered
that the proposal integrates with the existing property and accords with the design
aspects of Policy S2 of the Local Plan.

Impact on residential amenity of surrounding properties

3.9 An objection has been received from 105 Kingsdown Crescent objecting to the first
floor side elevation window overlooking 105 and the height and length of the
extension having an overbearing impact and causing loss of light to this property.

3.10 During the course of the application the Case Officer visited both the application site
and 105 Kingsdown Crescent and requested that the window overlooking 105
Kingsdown Crescent be removed and that the applicant consider the concerns raised
by the neighbour with regard to the scale and massing of the building.

3.11 Revised plans were received which removed the first floor side elevation window
facing 105 Kingsdown Crescent and added a roof light instead to achieve the required
light level to meet Building Regulations. No alterations were made to the scale and
massing of the proposed extension. Consideration was, however, given to the
replacement of the proposed roof with a flat roof, however this was discounted as it



was considered that this would result in an awkward roof junction between the host
property and the extension and would result in a poor design.

3.12 Further revised plans were then received during the course of preparing this
Committee report which removed the roof light and instead increased the height of
the rear window to the proposed bedroom by adding a fixed light to the window
opening previously proposed to achieve the required light level to meet Building
Regulations without the need for a roof light.

3.13 It is considered that the removal of the window and roof light facing 105 Kingsdown
Crescent has overcome the concern raised about overlooking.  The other windows
proposed to the rear do not raise overlooking concerns as these face the rear garden
of the property and the open space surrounding Dawlish Leisure Centre beyond.

3.14 It is not considered necessary to impose a condition restricting additional windows in
the first floor side elevations of the extension, as any new windows at this level would
need to be fixed shut and obscure glazed unless above 1.7 metres from the floor level
of the room in which they are to be installed; these restrictions will prevent the owner
inserting windows in the future in the side elevations of the extension which would
overlook the neighbours.

3.15 The proposed first floor extension will alter the outlook from the ground floor windows
of 105 Kingsdown Crescent, particularly from the kitchen window of the property
which faces the application site. However, it is not considered, given the separation
distance between properties of approximately 15 metres, the difference in orientation
between the properties, and that the application property is already stepped forward
of the ground floor habitable room windows of 105 Kingsdown Crescent, that a refusal
on the grounds of an overbearing impact or sense of enclosure could be justified.

3.16 Furthermore, the occupiers of 105 Kingsdown Crescent have raised concern with
regard to loss of light to their kitchen. Having visited 105 Kingsdown Crescent it is
noted that the kitchen is served by an additional window to the window facing the
application site.  It is therefore considered that a refusal on the grounds of loss of light
would be unjustified given the separation distance between properties and that the
window facing the application site is not the only source of light to the kitchen of 105
Kingsdown Crescent. It would be difficult therefore to sustain an argument of the
proposal resulting in a significant loss of light to 105 Kingsdown Crescent to justify a
refusal at appeal.

3.17 The extension is set off the boundary with the adjoining neighbour and is therefore
not considered to have an overbearing impact or result in loss of light to this property.

3.18 The proposal is therefore considered, on balance, not to result in a detrimental impact
to the residential amenity of neighbours and a refusal on the grounds of impact on
residential amenity is considered unjustified in this case.

Highway Safety

3.18 No alterations are proposed to the access under this application and therefore no
highway safety concern is raised.



Conclusion

3.19 It is recommended that permission be granted subject to conditions.

4. POLICY DOCUMENTS

Teignbridge Local Plan 2013-2033
S1A (Presumption in favour of Sustainable Development)
S1 (Sustainable Development Criteria)
S2 (Quality Development)
S21A (Settlement Limits)
WE8 (Domestic Extensions, Ancillary Domestic Curtilage Buildings and Boundary
Treatments)
EN8 (Biodiversity Protection and Enhancement)
EN9 (Important Habitats and Features)
EN10 (European Wildlife Sites)
EN11 (Legally Protected and Priority Species)

National Planning Policy Framework

National Planning Practice Guidance

5. CONSULTEES

None

6. REPRESENTATIONS

One representation was received to the original plans from the owner of 105
Kingsdown Crescent objecting to the proposed length and height which includes an
overlooking window planned for this property extension. The representation
comments that 105 Kingsdown Crescent backs towards the south-easterly direction,
this overbearing extension will mean a loss of privacy and completely obstruct light
and sunlight into the rear of 105 Kingsdown Crescent which is already partly
obscured by the house itself.

Following receipt of this comment a site visit was carried out by the case officer to
105 Kingsdown Crescent and the applicant was asked to remove the window in the
side elevation of the property as the case officer considered that this caused an
unacceptable level of overlooking, the applicant was also asked to give consideration
to 105 Kingsdown Crescent’s concerns with regard to the scale and massing of the
building.

Revised plans were received which removed the window in the side elevation and
introduced a roof light instead to meet Building Regulations.  No alterations were
made to the scale and massing of the building.

These revised plans were re-consulted on and no further representations were
received.



Following this consultation, further revised plans were then received whilst preparing
the Committee report which make some further minor amendments these are:

 The proposed en-suite window has been increased in width by 300mm (from
1200mm wide to 1500mm wide)

 The rear window to the proposed bedroom has been increased in height by
adding a fixed light below the window opening previously proposed to improve
the natural light for this room which has resulted in the previously proposed
roof light to the end elevation roof being removed.

 The window serving the existing rear bedroom has been increased in width by
400mm (from 1200mm to 1600mm wide).

It was not considered necessary to reconsult on these further amendments because:
 The existing rear bedroom window can be enlarged under permitted

development and therefore planning permission would not be required for this
alteration;

 The enlargement of the en-suite window and rear bedroom window would offer
no overlooking potential to neighbours as they overlook the rear garden of the
application property with open space surrounding Dawlish Leisure Centre
beyond;

 The removal of the rooflight reduces any perceived overlooking to 105
Kingsdown Crescent overcoming the objector's overlooking concerns by
ensuring that there is no glazing in the elevation facing them.

7. PARISH COUNCIL’S COMMENTS

No objection to this application

8. COMMUNITY INFRASTRUCTURE LEVY

The CIL liability for this development is Nil as the CIL rate for this type of development
is Nil and therefore no CIL is payable.

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.
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