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1. REASON FOR REPORT 
 

Councillor Clarance requested that the matter be presented to Planning Committee 
if the Case Officer is recommending approval because of local concerns about loss 
of amenity to the occupiers of neighbouring properties, destruction of trees and loss 
of street parking. 

 
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 the approved details 
3. Details of side screen to balcony to be agreed and provided prior to first 

occupation 
4. Details of surface water drainage and calculations to be submitted 
5. Submission of a Flood Exceedance Plan to show how overland flood flows 

exceeding the drainage system design will be conveyed  to prevent flooding in 
the surrounding area  

6. Details of hard and soft landscaping 
7. Details/samples of materials  

  
3.0 DESCRIPTION 
 
3.1      The proposal is for a single 3 bedroomed dwelling situated on the east side of 

Brook Lane within the Settlement Limits of Shaldon on a small plot situated in the 
Conservation Area and adjacent to a listed building across the road. The plot has a 
road frontage of 40 metres and a depth of around 14 metres. 

 
3.2      The proposal is part of a larger site previously approved for the demolition of a barn 

and the building of a dwelling to the north west of the current proposal. The 
applicant considers that this proposal has been commenced and currently 
clarification is being sought as to whether this permission has in fact been kept 
alive such that work can still proceed. However the current proposal is away from 



 

 

 

the barn and forms a discrete entity to the south east which can be considered 
separately. 

 
3.3 The application site has a significant drop in levels towards the sea and the 

adjoining highway with the proposed dwelling positioned in the highest part of the 
site to the east side as far from the road as possible. The proposal takes the form of 
two halves angled at 135 degrees to fit into the rear ‘corner’ of the site. It backs 
onto the rear of former local authority housing in Palk Close and faces the listed 
Ringmore House and the modern dwelling, Ringmore Garden House, to the west 
across Brook Lane.  

 
3.4 The building is to be constructed with a natural slate roof, zinc gutters and rainwater 

goods with vertical cedar/larch boarding to the upper floor and render beneath, 
metal windows and timber doors. A substantial 2.5 metres high boundary wall in 
local stone similar to the opposing boundary treatment is also proposed, but is to be 
set back from the highway with an intervening area of landscaping so that the wall 
should not appear overly dominant in the street scene. The materials are 
considered to be appropriate for the location and should result in an attractive 
dwelling on this area of rather unkempt open ground with the walling giving a sense 
of enclosure and resonating with the substantial wall opposite. 

 
Impact on residential amenity of the occupiers of surrounding properties  

 
3.5 The dwelling is set close to the rear boundary with the former local authority 

housing, However no windows other than rooflights are proposed in the two 
elevations facing those properties. The building is also dug into the site such that 
much of the apparent bulk is lost from the rear as can be seen on the submitted 
drawings. Given the minimum separation distance to the rear of about 12 metres 
and the reduced height of the building it is not considered that refusal could be 
justified on the basis of loss of light or its overbearing appearance.  

 
3.6   One source of concern relates to the large windows and Juliet balcony on the 

northwest elevation as this would potentially allow an oblique view to the end 
property in Palk Close, which is split into two flats. The main purpose of the window 
is to allow an estuary view and it is considered that the oblique overlooking could 
be mitigated by a suitably designed side screen to the north of the window to 
restrict the view. A condition is attached to this effect. 

 
3.7    To the front the properties are on the opposite side of Brook Lane such that public 

viewing of the elevations is possible from highway land. The proposed dwelling is 
set back from the highway and, given the distances involved and the existing and 
proposed walling, it is not considered that the view to the opposing properties would 
be overly intrusive. The main concern relates to the larger area of glazing in 
Ringmore Garden House, however the windows facing it in the gable of the 
proposed dwelling are relatively small serving a utility room and kitchen and the 
distance of around 18 metres together with the intervening walling are considered 
sufficient to allow a reasonable degree of privacy to the occupiers of the property. 
 
 
 



 

 

 

Land drainage/flood risk 
 

3.8 Concerns about flood risk and drainage have been raised. However it should be 
noted that the site is not within an area of high flood risk and that surface water 
drainage can be agreed through conditions as recommended in this report 

 
Highway safety 
 

3.9 The County Highway Authority recommends that the Standing Advice issued to 
Teignbridge District Council is used to assess the highway impacts of the 
development.  It is considered that the additional unit will not have a demonstrable 
impact upon highway safety concerns. It is understood that the lane is used for 
overspill parking for nearby housing and sufficient space exists to park around two 
vehicles along the lane whilst still allowing the lane to be used for single direction 
traffic: however this consideration is not considered to be sufficient justification to 
refuse permission for the dwelling. A condition has been recommended in this 
report to ensure that appropriate surfacing materials are used for the turning space 
and vehicle parking and manoeuvring areas 

 
Other matters  

 
3.10   It is noted that the row of semi-mature trees to the rear of the site are to be laid to 

form a boundary hedge.  Whilst the trees offer some screening to the rear of Palk 
Close previous discussions with the Tree Officer indicated the trees were not of 
significant merit to warrant retention and no objection is raised to this element of the 
proposal. The proposal will, it is considered, make a positive contribution to the 
Conservation Area and will not adversely affect the setting of Ringmore House.  A 
habitat mitigation payment has been made to mitigate potential harm to Dawlish 
Warren and the Exe Estuary. 

 
           Conclusion 
 
3.11    The application has been the subject of significant local objection and the agent has 

sought to address these concerns by the submission of revised plans involving 
lowering the building into the site by 1 metre and removal of a balcony on the north 
west elevation.  The proposal would allow a further dwelling in a sustainable 
location and it is not considered that the concerns raised could reasonably be used 
to justify refusal subject to the conditions outlined. Approval is therefore considered 
to be appropriate. 

 
4. POLICY DOCUMENTS 
 
           Teignbridge Local Plan 2013-2033 

S1A (Presumption in Favour of Sustainable Development) 
S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S21 (Villages) 
EN5 (Heritage Assets) 
EN9 (Important Habitats and Features) 
EN10 (European Wildlife Sites) 



 

 

 

 
National Planning Policy Framework 

 
National Planning Practice Guidance 

 
5. CONSULTEES 
 

Devon County Council (Highways) - The County Highways Authority recommends 
that the Standing Advice issued to Teignbridge District Council is used to assess 
the highway impacts.  

 

Drainage Engineers (Property) - I advise as follows: 
 
1. The applicant has stated within the application form that surface water will be 

disposed of by means of a sustainable drainage system, however no details 
have been provided as to how they intend to achieve this. 

 
2. Surface water drainage design details and calculations including on- site 

percolation test results must be submitted for approval prior to construction 

commencing on site. 

3. The applicant is also required to submit a Flood Exceedance Plan as per CIRIA 
C635 or equivalent to show how overland flows exceeding the drainage system 
design capacity will be conveyed overland to prevent flooding to people and 
property within the surrounding area. 

 
In summary, I recommend that the planning consent for this application is 
conditional on the applicant providing the following details for approval prior to the 
commencement of works on site: full surface water drainage details, to include 
drainage design, specification and supporting calculations, construction phase 
surface run-off prevention and water quality measures, details of the management, 
maintenance and water quality treatment stages and overland flood routing for 
approval in writing by the Local Planning Authority. Works shall then proceed in 
accordance with the approved. 

 
Tree Officer – The following advice was received at pre-application stage 
There is a row of three ash trees adjacent to the eastern boundary of the site, the 
trees have been severely reduced in the past, owing to the previous management of 
the trees they have a very poor form. 
 
While the trees do contribute to the visual amenity of the area, owing to the poor 
form and the condition of the trees the making of a tree preservation order to protect 
the trees is not considered appropriate.  
 
Owing to the above there is no arboricultural objection to the proposal. 

 
Conservation Officer - Awaited. 

  
 
 



 

 

 

 
6. REPRESENTATIONS 
 

The comments/objections listed below relate in the main to the originally submitted 
plans. Amended plans have been received and any additional or superseding 
comments will be reported to Committee. 
 

           15 letters of objection/comment have been received raising the following points: 
1. Land was heavily populated with trees all of which have been removed by the 

applicant before that land was neglected but is now cleared. Harm to wildlife 
particularly bats from this action. 

2. The remaining trees are to be laid to a boundary hedge; this cannot be a 
satisfactory boundary and will not be seen from the house as the elevation is 
blank but neighbours will see it. 

3. The site was to be used as a garden for house approved below. As not now to 
be used as garden this is detrimental. 

4. Loss of light and overlooking. 
5. Drainage situation not clear and proposal will create more run-off to the bottom 

of the site from the houses and hard surfaces. Area already subject to flooding. 
6. Timber and metal windows not in keeping with surrounding Conservation Area. 
7. Views from kitchen and utility room will look straight into Ringmore Garden 

House. Ask that they be obscure glazed and fixed. 
8. Proposal will block light and sunshine to Palk Close and solar panels will be 

affected. 
9. Out of character and overdevelopment of rural setting. 
10. Loss of parking in area used as overspill area from Palk Close. 
11. Proposal will overlook courtyard and spoil ambiance of listed building. 
12. Shaldon needs more affordable homes. 
13. Could be reduced in height to limit impact. 
14. Access on blind bend. 
15. Barn should be listed, good chance of bats being in residence.  
16.  Balcony will overlook. 
17. Area congested and services at capacity. 
 

7. PARISH COUNCIL’S COMMENTS 
 

The consultation has meant that a revised plan will be submitted to Teignbridge 
taking into account concerns of the neighbours, Shaldon Parish Council have asked 
to see sight of the revised plan to ensure that neighbours' objections have been 
taken into consideration.  

     Further comments on amended plans awaited. 

8. COMMUNITY INFRASTRUCTURE LEVY 
 

The proposed gross internal area is 168m².  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 nil. The CIL liability for 
this development is £35,708.79.  This is based on 168 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 Clarence, Shaldon and Stokeinteignhead. 
   ________________________________ 
 

    Extract of the Minutes of the Committee held on 12 January 2016 
 

SHALDON - 15/02609/FUL - Land Opposite Ringmore House, Brook Lane – 
Dwelling 

 
 The Committee noted the following further information:  

 The comments of the Conservation Officer relating to materials, building size 
and boundary treatments, which had been circulated before the meeting.  

 A further letter of objection raising no new issues but requesting a restriction if 
approved of no further height to be added to the dwelling at a later date.  

 The comments of the Parish Council on the revised plans that the revisions had 
addressed the design and many issues, but that a smaller property would fit better 
on this plot. 

 
 Public Speaker: Objector, Mr Scull – He and other residents living around the site 

objected on the grounds that: the officer’s recommendation in the report at agenda 
page 9 was arrived at before the comments of concern from the Council’s 
Conservation Officer and the Parish Council had been submitted;  
 
the proposal constitutes overdevelopment of the plot with a footprint of 1800 square 
feet; trees and a hedge have been removed without formal consent; current 
flooding concern which will be exacerbated; loss of  2 to 3 on-street parking spaces 
which will result in parking on pavements; detrimental to the listed Ringmore House 
and the Conservation Area; overlooking and loss of privacy; proposed pallet of 
materials is of concern; no objection to the concept of a dwelling on the site but the 
current proposal is unsuitable; the dwelling should be smaller, more in keeping with 
the area and less of an impact on adjacent properties and the Conservation Area.  
 

 Public Speaker: Supporter, Mr Cunningham – The site is within the village 
envelope; substantial properties surround the site and it concurs with the street 
scene design; following concerns raised by residents at a former Parish Council 
meeting the plans were revised and the height lowered by 1 metre, achieved by a 
deeper dig out and the removal of a balcony which was considered too large; the 
overall site is 500 square metres and the dwelling represents 22% of the entire site 
being 110 square metres; no trees were removed without prior discussion and 
agreement with the Council’s Arboriculturist; obscure glass as requested can be 
used and the privacy screen reintroduced.  

  



 

 

 

 The Principal Planning Officer advised that the revised plans were submitted a 
while ago enabling objectors to comment on them. The concerns of the 
Conservation Officer do not warrant refusal of the application and can be 
addressed by condition. 

 
 Comments raised by Members of the Committee included: residents are not 

satisfied with the revised plans which do not address concerns of height, footprint 
and overdevelopment; too dominant and needs to be further dug into ground; and 
detrimental to the area.  

 
 It was proposed by Councillor Prowse and seconded by Councillor Winsor that 

consideration be deferred pending a Members site inspection.   
 
 Resolved 
 

 Consideration deferred pending a Member site inspection.   
 (17 votes for and 0 against) 



 

 

 

 


