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1. REASON FOR REPORT 
 

Councillor Haines has requested that this application be considered by Planning 
Committee for the following reasons: 

 

 Scale and design of proposed dwellings; 

 Impact on surrounding properties 
 
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 approved plans 
3. Prior to occupation parking facilities shall be provided and permanently retained 
4. Full details of means of enclosure and boundary treatments to be submitted for 

approval 
5. Restrict Permitted Development Rights (removal of Schedule 2, Part 1, Classes 

A, B, C, E and G and Part 2, Class A) 
6. Obscure glazing to all first and second floor windows on south elevation of 

dwelling A 
7. Recommendations in Ecological Survey to be followed 
8. Full details to be submitted for approval: 

 materials (to dwellings and hard surfacing);  

 windows and doors (including associated reveals, cills and  lintels);  

 any external ducting, flues or vents;  

 eaves and rainwater goods  

 meter box design and location 
 

 



 

 

3. DESCRIPTION 
 
3.1 In terms of its local context, the application site falls within the settlement limit for 

Kingskerswell, as depicted on the Teignbridge Local Plan 2013-2033 Proposals 
Map. 

 
3.2 The site is located on the west side of Huxnor Road and relates to an existing 

detached, predominantly single storey, dwelling, with a room set in the roof space.  
The existing dwelling is located between two larger detached/semi-detached two 
and three storey dwellings.   

 
3.3 This application seeks planning permission for the demolition of the existing 

dwelling and the erection of two dwellings including associated site works and 
landscaping. 

 
3.4 The key issues in the consideration of this application relate to: 
 

 Sustainability/principle of the development 

 Design/visual impact of the development on the immediate and wider locality 

 The effect of the proposal on residential amenity 

 Impact upon highway safety 

 Ecology 

 Other matters 
 

Sustainability/Principle of the development 
 
3.5 The application site is located within the built-up settlement of Kingskerswell within 

its Settlement Limit as set out in the Teignbridge Local Plan 2013-2033.  The 
relevant Local Plan policies in relation to the principle and sustainability of the 
proposed dwellings are S1A, S1 and S16. 

 
3.6 Under Teignbridge Local Plan Policy S16 (Kingskerswell), Kingskerswell will 

develop as a thriving, sustainable village where current and future generations have 
access to the homes, jobs and community facilities they need.  Investment and 
development will be guided to enable its economy and community to flourish.   

 
3.7 Policy S1 sets out various sustainability criteria which such proposals should be 

assessed against.  This reflects the thrust of government policy set out in the 
National Planning Policy Framework to support the delivery of high quality homes in 
locations identified for growth and to deliver a wide choice of high quality homes.  

 
3.8 Policy S1A expects that a positive approach is taken in favour of sustainable 

development. Proposals that accord with the policies within the Local Plan should 
be approved unless material considerations indicate otherwise. 

 
3.9 The principle of the development is therefore considered to be acceptable, and can 

be shown to be sustainable, subject to compliance with other relevant Local Plan 
policies.  

 
 



 

 

Design/visual impact of the development on the immediate and wider locality 
 
3.10 Letters of representation have raised concern that the proposals represent 

overdevelopment, will be dominant/overbearing in the street scene and are not in 
keeping with the character of the area. 

 
3.11 Huxnor Road and the surrounding area has a mixed pattern of development, with 

many of the dwellings orientated towards Huxnor Road but a significant number set 
to the rear of other development and/or orientated away from Huxnor Road.  
Dwellings to the east side of Huxnor Road, opposite the application site, are 
primarily single storey and two storey detached dwellings.  The neighbouring 
dwelling to the north of the application site (14 Huxnor Road) is a two storey semi-
detached dwelling with rooms in the roof orientated towards Huxnor Road.  The 
neighbouring dwelling to the south of the application site (18 Huxnor Road) is a two 
storey detached dwelling also orientated towards Huxnor Road.   

 
3.12 The proposal shows a two storey detached dwelling set to the rear of the site and a 

three storey detached dwelling orientated at right angles to Huxnor Road as set out 
in the extract from the submitted Block Plan below. This arrangement has layout 
characteristics that are already represented within Huxnor Road and the 
surrounding area.   

 

 
 



 

 

3.13 The area of Huxnor Road is characterised by a mixture of design styles.  Most of 
the properties clearly display design characteristics of the age in which they were 
constructed and overall represent a wide variety of design styles and ages.  A 
common factor between the properties is that many have rendered elevations with 
slate or tiled roofs. Whist the proposals represent the introduction of a different 
design approach to those currently represented in Huxnor Road it is considered that 
they would be complimentary to the existing extensive mixture of design styles.  
The predominantly rendered elevations of the proposed dwellings which relates to 
the palette of many of the houses nearby will assist in bringing some consistency to 
the street scene. 

 
3.14 In response to representations revised plans have been received during the course 

of Officer assessment: 
 

 Dwelling B (to the rear of the site) has been reduced in height from a three 
storey to a two storey dwelling.  This has resulted in a reduction in the height of 
the dwelling from 9.5 metres to 7 metres.   

 The finished floor level of both proposed dwellings has been reduced.  A 
reduction of approximately 0.3 metres for dwelling A (to the front of the site) and 
a reduction of approximately 0.5 metres for dwelling B. 

 Dwelling A and the garages have been relocated to the south side of the site. 

 The access road has been relocated to the north of the site.  
 
3.15 For the reasons stated above it is therefore considered that the proposals will not 

be unacceptably dominant or overbearing in the street scene and are sufficiently in 
keeping with the varied character of the area. 

 
3.16 The application site is larger than many in Huxnor Road and is considered to be of 

sufficient size to locate two dwellings without overdeveloping the site. 
 
3.17 It is recommended that a condition is imposed requiring full details and samples, 

where appropriate, of the materials to be used. 
 

Residential Amenity  
 
3.18 The nearest properties to the proposals are 14 Huxnor Road, to the north, 18 

Huxnor Road, to the south, 20 Huxnor Road, to the north west and 11 and 15 
Huxnor Road to the east.  Letters of representation have raised concern that the 
proposals will give rise to unacceptable overlooking of all of these neighbouring 
dwellings and also 12 Huxnor Road to the north. 

 
3.19 14 Huxnor Road: 
 

During the course of the application dwelling A has been re-positioned to the south 
side of the application site taking it further away from 14 Huxnor Road.  Due to the 
increased distance it is not considered that dwelling A gives rise to any 
unacceptable overlooking of 14 Huxnor Road. Proposed dwelling B, to the rear of 
the site, is not considered to give rise to any unacceptable overlooking to 14 
Huxnor Road as there are no window openings to the north elevation.  
 



 

 

Dwelling A is located in a parallel position to 14 Huxnor Road, with similar front and 
rear building lines.  It is therefore considered that dwelling A will not give rise to any 
unacceptable loss of light to 14 Huxnor Road.  Dwelling B, located further to the 
rear of the site and to the south of 14 Huxnor Road, is considered to give rise to 
some loss of light to the rear garden.  However, given the size of the rear garden of 
14 Huxnor Road this is not considered to be an unacceptable loss of light. 
  

3.20 18 Huxnor Road: 
 
 Dwelling A is considered to have the potential to give rise to overlooking of the 

house and garden of 18 Huxnor Road.  A condition has therefore been 
recommended that all windows above ground floor level in the south elevation of 
dwelling A will be obscure glazed.  With the benefit of this obscure glazing condition 
dwelling A is not considered to give rise to any unacceptable overlooking of 18 
Huxnor Road.  Proposed dwelling B, to the rear of the site, is not considered to give 
rise to any unacceptable overlooking to 18 Huxnor Road as there are no window 
openings to the south elevation.   

 
Dwelling A is located in a parallel position and to the north of 18 Huxnor Road, with 
similar front and rear building lines.  It is therefore considered that dwelling A will 
not give rise to any unacceptable loss of light to 18 Huxnor Road.  Dwelling B, due 
to its location to the north of 18 Huxnor Road is not considered to give rise to any 
unacceptable loss of light. 

 
3.21 20 Huxnor Road: 
 

During the course of the application dwelling B has been reduced in height from a 
three storey to a two storey dwelling.  This has resulted in the removal of second 
floor windows in the west elevation and a reduction in the height of the dwelling 
from 9.5 metres to 7 metres.  A further height reduction has been achieved by the 
lowering of finished floor levels by approximately 0.5 metres.  Due to this reduction 
in height and the removal of second floor windows, the proposals are not 
considered to give rise to unacceptable overlooking to 20 Huxnor Road.       

 
Due to the orientation, siting and distance between the dwellings and 20 Huxnor 
Road the proposals are not considered to give rise to any unacceptable loss of 
light. 

 
3.22 11, 12 and 15 Huxnor Road: 
 
 Due to the distance between the proposals and these neighbouring dwellings and 

Huxnor Road that separates 11 and 15 from the application site, the proposals are 
not considered to give rise to any unacceptable overlooking or any unacceptable 
loss of light to these dwellings. 
 

3.23 A condition to restrict permitted development is proposed to safeguard future 
residential amenity. This would require planning applications to be made for 
extension or alteration to the dwellings in future or the addition of outbuildings or 
similar features. 

 



 

 

3.24 Given the scale of the development, the replacement of one dwelling with two, the 
development is unlikely to cause any additional amenity harm through noise or 
disturbance.  
 
Highway Safety  

 
3.25 It is not considered that the replacement of one dwelling with two dwellings on 

Huxnor Road will give rise to an unacceptable increase in traffic movements to and 
from the site.  It is also considered that the proposals will not give rise to additional 
highway safety issues as regards safe ingress and egress from the site and 
pedestrian safety.   

 
3.26 Three off-road parking spaces and two garages are provided by the proposed 

development.  This is considered to be a sufficient off-road parking provision for two 
dwellings.  A condition is proposed that prior to occupation parking facilities shall be 
provided and permanently retained. 

 
Biodiversity and Ecology 

 
3.27 Ecological survey/bat survey results indicated the historic presence of bats but no 

evidence of any roosting activity and no significant roosting potential was identified.  
  
3.28 The recommendations for new bat roost provision given in the applicant's ecological 

report, and standard safeguards to prevent threat of harm to reptiles during 
building/conversion works, should be secured by condition if planning permission is 
granted.  

 
3.29 The site falls on the extreme edge of a recorded breeding territory for cirl buntings 

and in the wintering zone. However, whilst the site has these designations the land 
is not suitable for cirl buntings given its already developed nature. It is considered 
that the development would not lead to harm to any such recorded birds and the 
application is acceptable from this perspective.   

 
3.30 Subject to the conditions set out above being imposed, the proposal would not 

harm ecology or biodiversity and therefore accords with Policy EN8 (Biodiversity 
Protection and Enhancement) of the Teignbridge Local Plan. 

 
 Other matters 

 
3.31 Local residents have raised concerns over boundary treatments. As the treatment 

chosen is a vital part of ensuring a scheme successfully assimilates itself into the 
street it is considered that a condition requiring full details of means of enclose and 
boundary treatments should be secured by condition if planning permission is 
granted.  
 

3.32 Letters of representation have been received that consider the gardens provided for 
the proposed dwellings are too small.  Whilst it is acknowledged that the private 
garden areas for each of the two proposed dwellings are smaller than many other 
gardens in the immediate area, it is not considered that the space provided is an 
unacceptable level for those that would occupy the dwellings.      



 

 

Summary and Conclusion 
 
3.33 The Planning Act, the National Planning Policy Framework (NPPF) and Policy S1A 

of the Local Plan require that applications for planning permission must be 
determined in accordance with the development plan unless material considerations 
indicate otherwise.  

 
3.34 It is considered that this proposal would provide additional sustainable village 

homes in accordance with Policy S16 and is not considered to be contrary to other 
relevant policies within the Local Plan. It is therefore concluded that the proposal is 
acceptable and the application should be approved subject to the recommended 
conditions. 

   
4. POLICY DOCUMENTS 
 

Teignbridge Local Plan 2013-2033 
S1A (Presumption in Favour of Sustainable Development) 
S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S16 (Kingskerswell) 
EN8 (Biodiversity Protection and Enhancement) 

 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Devon County Council (Highways) - Devon County Council Highways recommend 

that the Standing Advice issued to Teignbridge District Council is used to assess 
the highway impacts.  

  
6. REPRESENTATIONS 
 

10 letters of objection were received for the original proposals raising the following: 
1. Proposals are too large/overdevelop the site. 
2. Will give rise to parking and access problems. 
3. Will give rise to highways safety issues. 
4. Design and materials not in keeping with the area. 
5. Overlooking to house and garden of 18 Huxnor Road. 
6. Loss of light to 18 Huxnor Road. 
7. Noise disturbance from cars parking to 18 Huxnor Road. 
8. Proposed dwellings will have small gardens. 
9. Proposed dwellings are too high. 
10. Dwelling B is too high and will reduce light to 20 Huxnor Road. 
11. Dwelling B would overlook 20 Huxnor Road. 
12. Buildings may be converted to flats in the future. 
13. Loss of light and loss of privacy to 11 Huxnor Road. 
14. Orientation of Dwelling A is not in keeping with the area. 
15. Loss of light to house and garden of 15 Huxnor Road. 



 

 

16. Loss of light to 14 Huxnor Road. 
17. Loss of privacy to garden at 14 Huxnor Road. 
18. The rear dwelling (B) should be reduced in height. 

 
23 letters of objection were received for the revised proposals raising the following: 

1. Design not in keeping with the area. 
2. Dwelling A is still too high. 
3. Will give rise to parking problems. 
4. Loss of light to 14 Huxnor Road. 
5. Proposals are too large/overdevelop the site. 
6. Dwelling A is still overbearing. 
7. Orientation of Dwelling A is not in keeping with the area. 
8. Will give rise to highways safety issues. 
9. Dwelling B is still too high and will reduce light to 20 Huxnor Road. 
10. Dwelling B will overlook 20 Huxnor Road 
11. Access to parking bay to the west will be difficult. 
12. Question over accuracy of plans for Dwelling A. 
13. Flue on Dwelling A very close to 18 Huxnor Road and looks obtrusive. 
14. No south boundary treatment shown 
15. Overlooking to house and garden at 18 Huxnor Road by both proposed 

dwellings. 
16. Loss of light to 18 Huxnor Road by dwelling A. 
17. Proposed dwellings will have small gardens. 
18. Insufficient parking. 
19. Safety issues for pedestrians. 
20. Overlooking of all close neighbours. 
21. Design should allow adequate hedges/boundary treatments. 
22. Dwellings will overlook neighbours in Edginswell Lane. 
23. Dwellings will overlook gardens of 14 and 12 Huxnor Road. 
24. Approval will set precedent for other future local development. 

 
7. PARISH COUNCIL’S COMMENTS 
 
 Original submission 
 Object not in keeping with surrounding properties. 
 
 Comments on revised plans awaited 
 
8. COMMUNITY INFRASTRUCTURE LEVY 
 

 
 The proposed gross internal area is 340 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 93 square metres. 
 The CIL liability for this development is £19,822.91.  This is based on 247 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 Cook and Haines, Kerswell with Combe 



 

 

 
 



 

 

 


