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1. REASON FOR REPORT 

Councillor Clarence requested Committee determination because he 
considers that by breaking into a long established retaining wall for creation of 
what would be a first double garage (or any garage) would be detrimental to 
the street scene and would spoil the character and appearance of this road. 
Interlocking the garage at ground level to the rear with additional 
accommodation would also contribute to what is already overdevelopment of 
this site.  At Committee this will give open scrutiny for the conditions the 
officers recommend to safeguard the village in general in view of the extensive 
removal of earth and the works that will be needed, should the committee vote 
in favour of the application. 
 

2. RECOMMENDATION 

 Subject to resolution of the issues identified in paragraph 3.18, PERMISSION 
 BE GRANTED subject to the following conditions: 

1. Standard 3 year time limit for commencement 
2. Development in accordance with the approved plans 
3. Construction and Traffic Management Plan to be submitted for approval 
4. External detailing in relation to window and door reveals; rainwater goods; 

eaves and soffits; mouldings and fascias.  
5. Floor/ ridge levels to be submitted and agreed 
6. Landscaping scheme to be submitted for approval 
7. Details of external materials to be submitted for approval 
8. Full structural report to be submitted for approval 
9. Removal of Permitted Development Rights for additions to the roof and 

extensions. 
10. Obscure glazing to side-facing windows in east elevation 
 
 



 

3. DESCRIPTION 

 
 The Site 
 
3.1 The site lies between Horse Lane and Broadlands with access from both 

roads. The properties in this area are on a relatively steep slope such that the 
gardens at the front are supported by a retaining wall of approximately 3 
metres in height. The wall is constructed of a grey random sized stone. Most 
of the properties along Horse lane also have a 1.5 metre stone or concrete 
decorative wall above the retaining wall. The wall is punctured where the 
pedestrian steps up to the individual properties are located. The wall is quite a 
significant feature of the street scene. 

 
3.2 Horse Lane has a carriageway width of approximately 6.6 metres. Cars are 

parked on the opposite side of the carriageway, but it is restricted on the side 
adjacent to the site. 

 
3.3 There are no properties fronting Horse Lane on the North side because there 

is a significant drop in levels, at least 2 storeys in height. Properties along 
Broadlands near to the site are quite large in large plots, a mixture of houses 
and dormer bungalows. Some of these properties have constructed garages in 
their front gardens to take advantage of the level difference between the road 
and the front of the houses. 
 

3.4  Seacroft is comparatively small in relation to its neighbouring properties. It 
currently has a flat roofed garage above a workshop off Broadlands. The 
proposal would involve removing the garage and leaving the workshop 
allowing for a parking space above the workshop at the rear. 

 
The Proposal 
 

3.5 This is an application to demolish the existing dormer bungalow and its 
 replacement with a two storey dwelling (with rooms sitting within the lower half 
 of the roof), together with a double garage and utility /wet room and plant store 
 in a building set under the front garden area. 

  
3.6  The proposed replacement dwelling is a contemporary style house, with a lot 

of glazing at the front to take advantage of the view of the Teign Estuary and 
Teignmouth beyond. The architect has kept the ridge line of the replacement 
dwelling below those of the neighbouring properties. The roof is split, with a 
dual mono pitch roof and a further mono-pitch at 90 degrees to the main roof. 
This has been done as part of the design solution but also to acknowledge the 
need to avoid loss of light to number 20 Horse Lane. Materials proposed are 
white render with a quartz grey colour standing seam zinc wall cladding. The 
upper floors of the proposed dwelling are also proposed in the same material. 
Windows are proposed as polyester powder coated aluminium and the doors 
are timber natural in colour. 
 
 
 



 

Principle of the development/sustainability 
 

3.7 The principle of replacing an existing dwelling is supported by policy S21A of 
the Teignbridge Local Plan (Settlement Limits). Consideration therefore needs 
to be around the suitability of the replacement dwelling in its context. The 
existing dwelling is a dormer style bungalow within a large plot. There have 
been a number of extensions (single storey) over the years, to incorporate a 
dormer window, sun lounge and kitchen extension.  The proposed 
replacement effectively consolidates the original and extensions with an 
additional 15 sq metres of footprint, which is not in itself excessive. The design 
has been carefully thought through and whilst not necessarily to everyone’s 
taste does reflect the architectural style of 2015. 

 
 Impact upon setting of listed buildings and the character and appearance of 

the Conservation Area 
 
3.8 18 Horse Lane lies outside the Shaldon Conservation Area. The property on 

the other side of Horse Lane and set at a much lower level is within the 
Conservation Area. The change in levels and the change in the nature of the 
built form provide a natural boundary to the Conservation Area. It could be 
said that the application site affects the setting of the Conservation Area. 
However because of the clear division created by the levels and the variety of 
building styles along Horse Lane and Broadlands, it is not considered that the 
impact on the Conservation Area would be significant. 

 
 Impact on residential amenity of surrounding properties  

 
3.9  The proposed replacement dwelling has a larger footprint than the existing 

dwelling and the first floor is more pronounced than the existing property. So in 
terms of bulk and massing the proposed replacement is larger. However the 
impact of that increase needs to be seen in terms of the development 
surrounding the proposal. The two properties either side have larger massing 
more because they incorporate two storeys (the second storey being in the 
roof at number 16 and half in the roof at number 20), whereas the existing 
dwelling has two single storey extensions at the front and side. The ridge 
height of the existing dwelling is also lower than those adjacent; 1.5 metres 
lower than number 16 and 2.3 metres lower than number 20. As a result the 
existing property does appear diminutive to the adjacent properties. 

  
3.10 Properties along Broadlands above the site are large properties in large plots. 

Many of these properties incorporate rooms in the roof space or in some 
cases a first floor, as with number 11 Broadlands – a contemporary style two 
storey house. The proposal does increase the footprint by 15 square metres 
and the massing has increased – the first floor is more substantial 
incorporating a first floor which sits into the roof slope, slightly. The ridge line 
of the proposed dwelling does however remain level with number 16 and 
below number 20. The proposed dwelling is slightly closer to number 16, but 
the same distance from number 20. The applicants’ architect has attempted to 
reduce the massing to number 20 by altering the slope of the roof so that it 
slopes towards the property instead of having a gable end. There are 3 



 

windows in this side elevation, however they are all to bathrooms or WC’s so 
will be obscure glazed. There is therefore no impact in terms of loss of privacy. 
The question is whether the plot can take a property of increased size. 
Because of the smaller scale nature of the existing dwelling, any increase will 
to some seem to be excessive. However the plot is a reasonable size, the 
distance to the neighbours is almost as existing, and the ridge height has been 
kept below adjoining dwellings, such that the proposed dwelling maintains the 
rhythm of the street scene. It is considered that the site can accommodate a 
larger dwelling. 

 

Land drainage/flood risk 
 

3.11 The site does not lie in an area at risk of flooding. 
 

Highway safety 
 

3.12 The site is accessed off an unclassified County Route which is restricted to 30 
mph and has one recorded slight accident in the area although not connected 
to this dwelling. It has been confirmed that Devon County Council does not 
own or maintain the retaining wall which the applicant proposes to remove to 
create the access to the garage.  The number of trips this development will 
create will not be a severe effect on the Highway. The County Highway 
Authority therefore has no objections, and due to the location of the proposed 
development the Highways Officer recommends a condition for the developer 
to have a robust Construction and Traffic Management Plan in place. 

 

Design  
 

3.13 A number of the objections received have raised concerns with the design of 
the proposed replacement dwelling, suggesting that it does not accord with the 
existing character of the area. The proposal is a contemporary design solution; 
however there are elements within the design where the architect has tried to 
reflect elements within the surrounding area. For example the main roof slopes 
north and south in line with surrounding properties. The use of grey zinc for 
the roof covering reflects the grey roof tiles used elsewhere. Equally the use of 
the zinc on the upper floor walls helps to give the illusion that the first floor is in 
the roof of the building. 

 
3.14 The flat roofed section on the front elevation first floor attempts to reflect the 

flat roof dormer windows on nearby properties. All of this has however been 
done in a contemporary way. This is, after all, a building designed in the 21st 
century and thus reflects the architecture of the day whilst acknowledging 
features in nearby properties, albeit in a contemporary manner.  A similar 
contemporary style replacement dwelling has recently been constructed at 15 
Horse Lane (approximately 100 metres to the west) following planning 
permission granted under reference 12/00574/FUL and the new property is an 
attractive addition to the built environment. 
 

3.15 There is a significant amount of glazing on the front elevation, which has been 
identified by some as out of character, however the glazing reflects the view 



 

that is available from this site and has been incorporated in a modern way 
(achievable now because of modern techniques in glass production), as 
opposed to the more traditional manner in the surrounding properties, with 
lower level walls and glazing bars. Careful consideration of the detailed design 
features of the dwelling is required to ensure that the building is of a high 
quality as required by Policy S2 of the Teignbridge Local Plan. Conditions are 
recommended to secure this. 

 
3.16 The proposed garage 
 

Many letters of objection also raised concern with regard to the stability of the 
retaining wall at the front of the site because the applicant is proposing to 
breach the wall to incorporate a garage utility and lift. The areas of concern 
relate to whether such work would affect the stability of the rest of the wall and 
whether the surrounding roads will be able to cope with the amount of spoil 
that would need to be removed from the site. Whilst this issue is not strictly a 
planning matter, a planning condition is recommended to require a full 
structural report together with any necessary mitigation measures to be 
submitted to the Local Planning Authority prior to the commencement of 
development. This will thus ensure that there is no negative structural impact 
from the development.  

 
3.17 The proposed garage will involve the removal of substantial amounts of soil. In 

order to prevent this from becoming a local problem a further condition is 
recommended requiring the submission of a traffic management plan, which 
will also need to be approved by the Local Planning Authority (in consultation 
with Devon County Council highways) prior to the commencement of 
development. 

 
3.18 With regard to the garage proposed, it is a double garage with an additional 2 

metres to accommodate a walkway through to the utility and lift. The applicant 
has been asked to reduce the width of the structure to the width of the double 
garage only. At the time of writing the applicant has not confirmed whether he 
is agreeable to this. An update will be provided before the Committee. 
Additionally the extent of white render on the proposed garage and the rest of 
the retaining wall is of concern as it is starkly different to the stone clad mid 
grey of the rest of the retaining wall. The Applicant has therefore been asked 
to reconsider this element of the scheme. The garage with a grey door against 
the existing grey wall will have less of an impact than the stark white render.  
The Applicant’s response is awaited. 
 

3.19 Conclusion 
 

Whilst concerns have been raised by nearby residents to the proposed 
dwelling it has been demonstrated that the plot is of sufficient size to 
accommodate a dwelling of the size proposed; the architect has given due 
consideration both in terms of height and design features to reflect elements of 
surrounding dwellings in a contemporary way. Because of this it is considered 
that it is a proposal which will ultimately sit within the street scene acceptable, 
and be a building which reflects architecture of 2016. 



 

 
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 
 
National Planning Policy Framework 
 
National Planning Practice Guidance 
 

5. CONSULTEES 

 

Devon County Council (Highways) - The site is accessed off an unclassified 
County Route which is restricted to 30 MPH and has 1 recorded slight 
accident in the area although not connected to this dwelling. I have been 
asked to carry out a search on whether Devon County Council own or 
maintain the retaining wall which the applicant proposes to remove to place a 
garage. I have confirmation that Devon County Council does not own this wall 
neither do they maintain this wall. 
 
The number of trips this development will create will not be a severe affect on 
the highway. The County Highway Authority therefore has no objections, and 
due to the location of the proposed development the County Highway 
Authority would recommend a condition for the developer to have a robust 
Construction and Traffic Management Plan in place. 
 

6 REPRESENTATIONS 

 

23 letters of objection have been received together with two comments and a 

petition signed by 23 signatories raising the following issues: 

 

1. The design is out of character with the area. 
2. The proposal will have a detrimental impact on the Conservation Area 

which adjoins Horse Lane. 
3. Overdevelopment of the site 
4. The retaining wall should not be breached because it will cause 

instability in the wall. 
5. The construction of the garage in the retaining wall could affect the 

neighbouring gardens and stability of the properties. 
6. The proposal fails to keep local residents safe. 
7. Loss of privacy to adjoining properties. 
8. How will the spoil be removed from the site, when there are narrow 

roads to manoeuvre in?  
9. Will the roads be repaired if they are damaged during the construction 

of the development? 



 

10. The design of the development should have taken into account the 
heritage of the area and the impact that Mrs Homeyard had in the 
1920’s and 1930’s and the arts and crafts style along Broadlands. 

11. The proposed development is completely different in style, introducing: 
jarring and alien forms; excessive building volume; and unsympathetic 
materials and finishes into the existing line of houses. The volume of 
the building will be significantly increased over the existing building, 
presenting a blocking frontage to Broadlands. 

12. The wall was constructed after a major land slippage in the area in the 
1960’s. 

13. The development could have adverse impacts on insurers for 
surrounding residents. 

14. The lift could cause power outages, unless it is subject to a separate 
phase electrical supply. 

15. It is a ‘brutalist’ building design. 
16. The excavation required for the garage, the lift and the utility space will 

be enormous. 
17. Parking opposite the garage may be lost, creating more difficulty for the 

residents and visitors of Horse Lane and Broadlands 
18. There is a drain between 16 and 18 Horse Lane, which could be 

damaged by any ground movement. 
19. Breaching the wall could set a dangerous precedent. 
20. There is no reference to the local vernacular in the design or materials 

proposed. 
 

7. PARISH COUNCIL’S COMMENTS 

 

Object to the application on the grounds of overdevelopment. We have serious 
concerns on the implication of breaching the retaining stone wall on Horse 
Lane. The neighbours’ comments to be considered especially, concerns 
regarding loss of light, the large amount of objections received on such a small 
site and any further precedent it would set to the development of the lower 
side of Horse Lane. 

 
8. COMMUNITY INFRASTRUCTURE LEVY 

 
The proposed gross internal area is 326 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 177 
square metres.  The CIL liability for this development is £34,164.02.  This is 
based on 149 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 MEMBERS:   Councillor Clarance, Shaldon and Stokeinteignhead  



 

 


