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1. REASON FOR REPORT 
 

Councillor Brodie has requested that the application be presented to Planning 
Committee in the event that Officers are minded to approve. This is due to concerns 
with regard to design, scale, overlooking, loss of light and loss of residential amenity.  

 
2. RECOMMENDATION 
 

Subject to omission or screening of the balcony on the north elevation and 
consideration of any further letters of representation, 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. External materials (including windows and doors and anti-glare film) to be 

submitted prior to installation 
4. No additional windows to be installed on the north or west elevations at first floor  
5. Removal of Permitted Development Rights in relation to rear and side extensions 
6. Unsuspected land contamination condition 
7. Surface water drainage  
8. Tree protective fencing 
9. Retention and maintenance of the existing boundary hedging along the northern 

and eastern boundaries 
10. Joinery details 

 
3. DESCRIPTION 
 
 The Site 
 
3.1 50A Seymour Road is located within the settlement limits of Newton Abbot and lies 

in an elevated position at the top of Knowles Hill. The existing property is a bungalow 
set within extensive grounds which in parts are dominated by a variety of mature 
trees. This site and adjacent sites are covered by a group Tree Preservation Order.  



 

 

The site is accessed off a private drive and includes a steep gradient. The application 
site currently comprises a level section of grass enclosed by established hedging. 
There is a detached garage building on this site although it would appear that given 
the lack of access track or hardstanding leading to it, that it is used more for storage 
than for the parking of vehicles.  The garage has an approximate footprint of 7.2 
metres x 5.9 metres and incorporates a pitched roof with a ridge height of 4.2 metres.  

 
3.2 Although the main body of the application site is level there is a small section of the 

amenity space proposed which sits at a higher level and which is dominated by a 
number of mature trees. This space is currently garden space although it appears 
not to be regularly used given access difficulties. This land runs to the south of 32 
Seymour Road. The application makes no proposals in this area merely transferring 
it from being connected to the existing dwelling to the proposed. A number of existing 
dwellings lie close to the application site namely numbers 34, 36, 38 and 46 Seymour 
Road. These properties, due to the topography of the area, sit at a lower level than 
the application site. The level changes are fairly sharp with the land dropping away 
at the point of the boundaries. The top of the garage including the upper section of 
the end gables are visible from the surrounding properties either from gardens or in 
some cases from windows.  

 
 The Proposal 
 
3.3 The application seeks permission for a detached dwelling with associated parking 

and private amenity space. The proposed dwelling provides accommodation set over 
two levels and provides living accommodation at first floor with bedrooms on the 
ground floor. The dwelling has a contemporary design incorporating a flat roof boxed 
element which partly over-hangs the ground floor. The application submission 
highlights that the narrower width of the upper floor reduces its visual impact.  The 
upper box is to be clad in timber with the view that it will weather and age and fade 
into the tree line over time. The lower level will have an off-white render finish. The 
east elevation will, at first floor, incorporate a full height and full length wall of glazing: 
this will be openable and will create, when open, an enclosed balcony element. A 
balcony is also proposed along the northern elevation at first floor. The land around 
the dwelling will be set to private amenity space with parking provided away from the 
house on an area set off the access drive.  The dwelling has been positioned taking 
into account the root protection areas of protected trees and the concerns raised by 
neighbouring residents with regard to overlooking and overbearing concerns.  

 
 The Principle of the Development/Sustainability 
 
3.4 The application site lies within the settlement limits of Newton Abbot and within a 

well-established residential area. The site is within easy access to the town centre 
and the range of facilities and services which this area has to offer. As such the 
principle of residential development in this location is fully supported, subject of 
course to all other planning and policy requirements being fully satisfied.  

 
 Impact upon the character and visual amenity of the area 
 
3.5 The application site is covered by a group tree preservation order. The trees across 

this site individually and in combination with protected trees on adjacent sites have a 



 

 

significant visual amenity value. Given their elevated position they are widely visible 
from the surrounding area. Care has been taken during the course of this application 
to ensure that the dwelling is positioned such that it will not compromise the root 
protection areas of these trees, nor put these trees at danger in the future due to a 
pressure to fell as a result of the proximity to the proposed dwelling.  The trees are 
already in close proximity to a number of residential properties but the proposed 
dwelling is not considered to present a new and unacceptable relationship. 
Appropriate conditions are included to ensure that root protection areas are not 
compromised during the construction phase of the development.  

 
3.6 Although not covered by a Conservation Area designation or any formal landscape 

designation, Knowles Hill along with Wolborough Hill and Highweek form the 
characteristic setting for the centre of Newton Abbot as they are distinctive raised 
areas of development.  The application site is positioned on the upper level of 
Knowles Hill and is afforded wide ranging views, particularly to the east and the north. 
It is noted that a number of local residents have raised concerns about the wider 
visual impact that a dwelling such as this could have on the area, particularly the 
large glazed window.  

 
3.7 The architectural detailing and the built form which characterises Knowles Hill is 

mixed both in age of properties and in size and design. However, all built 
development seeks to work with the difficult gradients that the hill presents and as 
you work your way up the hill there is an inevitable element of the dwellings on the 
higher levels looking down towards or out over the roofs of the dwellings on the lower 
levels. The element of overlooking will be addressed later in the report.  

 
3.8 In light of the mixed house designs across Knowles Hill it is considered that there 

would be no reasonable justification not to support a more modern and contemporary 
design solution to the characteristics of this site. The proposed design incorporates 
good quality materials applied in a carefully considered approach to add visual 
interest to the design and to break up its overall bulk. The contemporary design 
incorporates a flat roof, thus reducing height and bulk, and the over-sailing box 
concept makes a visual feature out of reducing the upper levels of accommodation. 
The proposed glass wall will incorporate an anti-reflective glass film. The building 
may be visible in glimpsed views and more distant views but, it is considered that 
these views are likely to be very limited and against a back drop of the trees which 
characterise the top of the hill. It is considered that the proposal accords with the 
design aspects of Policy S2. 

 
 Impact on residential amenity of surrounding properties 
 
3.9 Concerns about loss of privacy and overbearing nature of the development have 

been raised by neighbouring residents. The applicant and agent have, following 
discussions with the Case Officer, sought to re-visit the design and the position of 
the proposed dwelling, pulling it back from the northern and eastern boundaries. This 
revised design is currently still out to public consultation. To date no letters of 
representation have been received.  

 
3.10 The previous scheme was positioned much closer to the northern and eastern 

boundaries causing neighbouring residents to raise concerns about a loss of amenity. 



 

 

It is unlikely that given the off-set from the boundaries, the height of existing boundary 
treatment and the lower level of the neighbouring properties that the previous 
dwelling would have led to direct overlooking but, it was considered that there would 
certainly be a sense of overlooking and a feeling of overbearing which would be 
detrimental to the amenity values.  As such the application has been pulled off both 
boundaries. The dwelling will be set, at first floor level, 6.9 metres back from the 
central point of the eastern boundary. This distance when combined with the hedge 
and the drop in land levels would not permit direct overlooking. The relationship with 
numbers 36, 38 and 46 Seymour Road are considered acceptable.  At first floor level 
the dwelling is set 6.8 metres back from the centre of the northern boundary. The 
balcony which sits over the larger ground floor and runs parallel to the northern 
boundary sits 4.8 metres back from the northern boundary. There are concerns that 
unless a privacy screen is added to the balcony it could present an opportunity for 
overlooking 34 Seymour Road. The agent has been asked to either remove the 
balcony or provide details of a suitable privacy screen. Members will be updated on 
the outcome of these discussions.   

 
3.11 The dwelling is orientated to take account of the pleasing views, particularly to the 

east. The western elevation has one first floor window from which there would be no 
direct views towards the existing dwelling. Adequate amenity space would still be 
maintained for the existing dwelling and the off-set between the two would not 
present any worries about overbearing development.  

 
 Highway Safety 
 
3.12 The proposals have been assessed using the Devon County Council Standing 

Advice. The site is accessed off of a private drive which leads onto Petroc Drive, 
which is a private road. The visibility is good and vehicular movements low and at 
low speeds. Although there are no pavements on Petroc Drive it is a wide road with 
reasonable visibility and it is not considered, given the short section that would be 
traversed, that there would be a safety concern. It is not considered that there would 
be any highway objections.  The site proposes adequate on-plot parking to serve 
both dwellings.  The comments about damage to the private road and the need to 
obtain access rights would not be planning matters.  

 
 Other matters 
 
3.13 A request has been made by the Environmental Health Officer for a payment of £150 

to be secured via a Section 106 agreement. This is due to the fact that the site lies 
within an Air Quality Management Area and the application proposes additional 
parking provision. The development is CIL liable. Whilst Air Quality Monitoring is 
viewed as a non-infrastructure item and thus could be sought through an agreement 
or condition the amount being sought from this application would be small, given that 
it covers mitigation and monitoring. The contribution sought is based on a formula 
and can therefore be described as a “tariff style” contribution.  The National Planning 
Policy Guidance advises that “tariff style planning obligations (section 106 planning 
obligations) should not be sought from small scale and self-build development”.  In 
view of this national advice it is not considered that the contribution should be sought 
as it would be unlikely that this position could be sustained at appeal. 

 



 

 

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) 
S14 (Newton Abbot) 
EN12 (Woodlands, Trees and Hedgerows) 
 

Newton Abbot Neighbourhood Plan 
 

National Planning Policy Framework 
 

National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Tree Officer - There are no objections to the proposal subject to the following 

condition: 
 

No materials shall be brought onto the site or any development commenced, until the 
developer has erected tree protective fencing around all trees or shrubs to be 
retained, in accordance with a plan that shall previously have been submitted to and 
approved in writing by the Local Planning Authority.  The fencing shall be in 
accordance with Figure 2 of BS 5837 2012. The developer shall maintain such fences 
to the satisfaction of the Local Planning Authority until all development the subject of 
this permission is completed.  The level of the land within the fenced areas shall not 
be altered without the prior written consent of the Local Planning Authority. No 
materials shall be stored within the fenced area, nor shall trenches for service runs 
or any other excavations take place within the fenced area except by written 
permission of the Local Planning Authority.  

 
 Environmental Health (Contaminated Land) - Unsuspected land contamination 

condition required. 
 
 Environmental Health (Air Quality) - Should permission be granted then I recommend 

that the applicant enters into a section 106 agreement to secure a financial 
contribution of £150. This is based upon the introduction of three parking spaces 
inside the current Newton Abbot Town Centre Air Quality Management Area, in order 
to offset and mitigate the increase in traffic pollution as a result of the development. 

  
6. REPRESENTATIONS 
 

The current proposal is the third scheme to be submitted under this application. To 
date there have been no letters of representation in direct response to the scheme 
being presented to the Planning Committee. However, at the time of writing the 
report, the public consultation period was still open. Below are the details about the 
public representations in relation to the previous schemes: 
 



 

 

Second Scheme: Seven letters of objection have been received and 2 letters of 
comment in relation to the previous scheme. These raised the following planning 
related matters:  
 

1. Loss of privacy to both external garden space and habitable rooms 
2. Additional vehicles especially construction traffic may damage the private road 

and lead to highway safety issues given the lack of pavement  
3. Concerns about the loss of trees which are an intrinsic part of Knowles Hill 
4. Loss of light 
5. The proposal would be overbearing 
6. There are errors and inaccuracies in the plans 

 
Initial Scheme: 14 letters of objection and 2 letters of comment some residents have 
made more than one representation. These raised the following planning related 
matters:  
 

1. Block out natural light 
2. Overbearing 
3. Will destroy the character of the road 
4. Lots of wildlife on the site 
5. Stability of the bank 
6. Concerns about damage to the private road and concerns about highway 

safety due to no pavements and no lights 
7. Will be visible from wider area, concerns about the character of the area which 

is currently dominated by the trees 
8. Inaccuracies on the plans 
9. Overdevelopment of the site 
10. Cause a loss of privacy 

 
7. TOWN COUNCIL’S COMMENTS 
 
 Have submitted a number of responses, each time raising no objections. No 

comments have been received to date in relation to the latest scheme.  
 
8. COMMUNITY INFRASTRUCTURE LEVY 

 
 The proposed gross internal area is 126.37 square metres.  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 is zero. The 
 CIL liability for this development is £3,798.28.  This is based on 126.37 net m2 at 
 £70 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 MEMBERS:   Councillors Brodie and Grainger, Bushell   
  



 

 

 


