
PLANNING COMMITTEE
CHAIRMAN:  Cllr Dennis Smith

DATE: 14 March 2017

REPORT OF: Business Manager – Strategic Place

ITEM: 6.

CASE OFFICER Helen Murdoch

APPLICATION FOR
CONSIDERATION:

NEWTON ABBOT - 16/02419/FUL - 2 St Lukes Road -
Demolition of existing detached house and
construction of three new dwellings

APPLICANT: Bishop Charter Developments Ltd

WARD MEMBERS: Councillors  Hook, Parker and Winsor, Buckland and
Milber

1. REASON FOR REPORT

Councillors Parker and Hook have requested that the application be presented to
Planning Committee in the event that Officers are minded to recommend approval.
This is due to concerns about overdevelopment of the site, access and parking
problems, and that the development is not in keeping with the area.

2. RECOMMENDATION

Subject to the receipt of revised plans showing adequate parking provision,
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) to be submitted for approval

prior to installation
4. Removal of Permitted Development Rights in relation to the installation of

windows, rear and side extensions, roof alterations and outbuildings
5. Clearance of the site and demolition of the building to be carried out in accordance

with the recommendations of the Ecological Report
6. Surface Water Drainage Scheme to be submitted prior to commencement of

development
7. Access and parking shall be provided in accordance with the approved plans prior

to first occupation and shall be retained for those purposes in perpetuity
8. Hard and soft landscaping to include one feature tree
9. Rooflights on detached dwelling to be 1.7 metres above floor level
10.Bathrooms/en-suites to be fitted with obscure glass to be kept in perpetuity



3. DESCRIPTION

The Site

3.1 2 St Lukes Road is a detached, two storey dwelling. It occupies a spacious plot at
the junction of St Lukes Road with Aller Brake Road. The site has been cleared but
had previously been difficult to view from the road due to a mixed high hedge
including conifers which extended the length of the roadside boundaries. The
dwelling is currently vacant and appears to have been gutted inside, it is certainly not
habitable. The land to the north as you travel along St Lukes Road rises steadily with
number 4 St Lukes Road being set at a higher level than the application site. The
garden area within the current site slopes up towards the shared boundary with
Number 4. Aller Brake Road also gently inclines but the level difference between the
application site and number 3 Aller Brake Road is negligible.  The area is
characterised by wide roads and well-sized plots with a mix of detached and semi-
detached properties. Properties are set back from the road frontages with fairly
consistent building lines. There is a mix of housing designs although hipped roofs are
a regular feature. Properties benefit from on-plot parking either on drives or within
garages. Some plots are two storey whilst others are bungalows. A number have
extended into the roof space with a variety of dormer designs. Two storey bay
windows are a common feature.

The Proposal

3.2 The initial submission sought permission for 4 dwellings in the form of two pairs of
semi-detached properties, one pair fronting onto Aller Brake Road and one pair
fronting on to St Lukes Road.  Concerns were raised by Officers that this represented
overdevelopment of the site with poor external amenity space for the proposed
dwellings and a detrimental impact on the amenity of existing residents. Following
discussions the Agent has submitted a revised scheme which is now presented to
Committee for consideration.  The revised scheme comprises three dwellings, one
pair of semi-detached dwellings fronting onto Aller Brake Road and one detached
dwelling fronting on to St Lukes Road. The dwellings comprise accommodation set
over three levels with the upper level being set within the roof space. Parking is
provided by way of integral garages and parking on driveways. The corner plot does
only benefit from one parking space provided by way of an integral garage.

3.3 The design is contemporary in appearance, incorporating integral balconies at first
floor level, metal clad projecting bays which extend up to form dormer windows and
panels of timber cladding to soften the render elevations. The roof form is to be a
pitched tiled roof with gable ends. The pair of semi-detached dwellings fronting Aller
Brake Road projects forward of the neighbouring properties by approximately 1.5
metres at ground floor level, the upper levels being set slightly further back than the
ground floor elements. The property fronting St Lukes Road sits approximately 3
metres forward of the existing building line for the main houses although existing
houses do have garages sitting forward. The side of the pair of semis projects
approximately 2 metres further forward again.

3.4 There are to be two vehicle entrance points off St Lukes Road and one vehicular
access point off Aller Brake Road.



The Principle of Development/Sustainability

3.5 The application site lies within the settlement limits of Newton Abbot and within a
well-established residential area.  The site has reasonably easy access to the town
centre and the range of facilities and services that this area has to offer. The principle
of residential development in this location is fully supported, subject, of course, to all
other planning and policy requirements being satisfied.

Impact upon the character and visual amenity of the area

3.6 The wider area is characterised by the wide roads and spacious plots and a large
amount of soft landscaping and feature trees. The sense of space is assisted by the
buildings being set back from the road. There is a mix of detached and semi-
detached properties and whilst the majority are set below hipped roofs the actual
properties have a mix of styles and designs. As such it would be hard to argue that
there is a well-established architectural character for the area.  The three properties
proposed are of contemporary design. The pair fronting onto Aller Brake Road lie
adjacent to another pair of semi-detached properties with a further pair a few plots
up. As such, a pair of semis is considered acceptable. The proposed dwellings offer
accommodation over three levels with the second floor being provided within the roof
space. This coupled with the level change means that the pair fronting Aller Brake
Road will not sit higher than the adjacent pair and the detached dwelling is
considerably lower than the other properties fronting St Lukes Road. Many of the
adjacent properties benefit from dormers and thus the appearance of three levels of
accommodation is not considered to be out of keeping with the wider area.

3.7 The inclusion of the integral balconies is also not considered to be a discordant
feature. The adjacent pair have balconies at first floor level and other properties have
raised terraces and entrance areas as well as balconies. It would have been
preferable for the roof form to be hipped rather than gable ends so as to tie in with
the main roof character of the area, however the Agent was not willing to amend.
There are gable features within the wider area on dormers, bays and projecting
elements and it is considered that whilst a hipped roof would be preferable the
inclusion of pitched gable roofs would not be a reason for refusal.

3.8 The palette of materials is considered acceptable, there is a mix of brick and render
in the area and, whilst metal cladding is not a common feature, it works well with this
contemporary design. The timber cladding is also considered to act well as a feature
element softening the render elevations. There are small timber clad features within
the wider area. The contemporary design approach is considered, in its own right, to
be well executed with the proportions and use of materials resulting in three well-
designed properties. The design is considered to be acceptable within the wider
context as it makes use of existing architectural features albeit in a more
contemporary form.

3.9 The main point for consideration is the encroachment forward of existing building
lines and the amount of built form within smaller plots than is widely characteristic of
the area. Concerns have been raised about overdevelopment of the site. Following
the submission of the original application for 4 dwellings the Agent was advised that



perhaps two dwellings, provided as a simple pair of semi-detached properties across
the Aller Brake road frontage, may be more appropriate. However, the Applicant
wishes to pursue three dwellings. This does push the building lines forward: however,
all properties maintain a comfortable set back from the public domain allowing private
front and side amenity space as well as off-road parking. Therefore it is not
considered that there could be a substantive reason for refusal based on exceeding
the building lines. When viewed from Aller Brake Road, the pair are set back with
space either side giving a comfortable appearance and not one which suggests
overdevelopment.  When viewing the proposals from the junction of St Lukes Road
with Aller Brake Road the close proximity between the rear of the pair of semi-
detached dwellings and the side of the detached dwelling is more notable and gives
a less spacious feel than is characteristic of the area measuring just over 9 metres
at its widest point and just under 9 metres at its closest point.  Whilst this is perhaps
not as spacious as the wider area it is considered that it does not present harm which
is unduly detrimental to the character of the wider area. As such it is not considered
that the proposals would be detrimental to the character and appearance of the wider
area.

Impact on residential amenity of surrounding properties

3.10 Neighbouring residents have raised a number of concerns about the aesthetics and
parking and these have been looked at above and in sections to follow. This section
looks specifically at the impact of the proposed dwellings on the amenity of
neighbouring residents with regards to loss of privacy, overbearing, overshadowing
and additional noise.

3.11 The concerns raised about a loss of privacy are duly noted. The Agent has worked
on the plans particularly in relation to the detached dwelling to limit windows on the
upper levels which may give rise to possible overlooking to 3 Aller Brake Road. This
has included the use of rooflights on the second floor, positioning bathroom windows
on the more sensitive elevations and angling windows. It is anticipated that the
development will cause some element of overlooking, the existing dwelling would
also have caused some element of overlooking. With regard to the other properties
surrounding the site it is considered that distance, topography and or existing
vegetation are such that it would be hard to substantiate a case for overlooking and
loss of privacy.

3.12 Concerns about the overbearing nature of the development have also been duly
noted. The proposed buildings are no higher than existing properties and are set off
shared boundaries. This has been looked at in conjunction with a loss of sunlight.
Plans have been provided showing the shadowing caused at varying times of the
day. The proposed dwellings would cause some overshadowing to adjacent plots,
particularly the proposed detached dwelling. However, the level of overshadowing is
not such that it restricts all sunlight all of the day from all of the amenity space. In
view of this it is not considered that the proposal offers an overbearing form of
development such that neighbouring amenity would be unduly harmed.

3.13 Concerns have been raised about additional levels of noise from not only the
proposed balconies but simply from having the number of dwellings proposed in such
close proximity to existing properties and the likelihood that this will lead to more



intense levels of noise.  The balconies are positioned either fronting the highway or
positioned such that they are away from the existing residential properties.
Balconies/roof terraces are a fairly common feature within this residential area and
in light of their size and orientation are unlikely to give rise to unacceptably high levels
of noise.  There will be three external amenity spaces used by three families where
previously there was only one amenity space used by one family; however, whilst
this may lead to additional outside activities and noise it again would be hard to
substantiate a case for refusal based on unacceptable levels of noise.

Highway Safety

3.14 A frequently-raised concern from neighbouring residents relates to additional
vehicular movements and additional cars parked on the road as a result of the
proposed development and the implications this will have on road safety. This is
understandable given that the proposed development is at a road junction. The
development has been assessed by the Highways Engineer who is satisfied by the
arrangements and the positions of the proposed access drives.  Having looked at the
garaging and proposed drives it is not considered that sufficient on-plot parking has
been provided. The garages are too small to meet the standard requirements and all
apart from one drive are too short to take a car. Whilst the surrounding roads are not
restricted for parking by yellow lines it is considered that the development should
provide adequate and usable parking on the plots for each dwelling.  The Agent has
been asked to re-visit the plans and Members will be updated on this matter
accordingly. Failure to adequately address this matter may result on the
recommendation being amended to one of refusal.

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)

Newton Abbot Neighbourhood Plan

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 m.p.h.

The number of personal injury collisions reported to the police between 1 January
2010 and 31 December 2015 is none.



The number of trips this development could generate will not be a severe effect on
the Highway, therefore the County Highway Authority has no objections.

Tree Officer - The majority of trees within the site have recently been removed. One
oak tree adjacent to the northern boundary remains, this tree can be retained
following the redevelopment of the site.

Owing to the lack of trees there are no arboricultural objections to the proposal. A
landscape plan is required showing the planting of 18-20cm container grown trees.

Drainage Engineers - The applicant is required to submit the surface water drainage
design to Teignbridge District Planning Authority for approval.

The proposed surface water drainage system must be designed in accordance with
the CIRIA SuDS Manual 2015. Priority should be given to provide a sustainable
infiltration drainage system.

Surface water drainage design details to include the following information:

Surface water system design calculations are required for the 1 in 1, 1 in 10, 1 in 30
and 1 in 100 year event plus 40% climate change. Cv should be 1.0 as per sewers
for adoption.

For all infiltration systems including permeable paving, details to include the
soakaway test results from each of the trial test pit, trial pit size, depth and locations,
ground water levels, storage volume calculations, empty time calculation (50% drain
down within 24 hours).

Full details of the Management Company that will be responsible for the private
surface water drainage system and also a copy of the SUDs maintenance schedule
is required

Design exceedance plan should be submitted. This plan should clearly show how the
exceedance flows from the proposed drainage system are routed to safe
storage/drainage areas within the application site to ensure no flooding to properties
occurs.

Biodiversity Officer - Requested a survey of the existing building be undertaken. (This
has been done and submitted and shows no evidence of use by bats or nesting birds
but makes recommendations for clearance works).

6. REPRESENTATIONS

30 letters of objection have been received in association with the original proposal
for four dwellings. 12 letters of objection and three letters of support have been
received in association with the revised plans. The following planning related
comments have been made:

1. Redevelopment in this area is good as it is a nice area
2. With a good scheme of planting the proposals could look really good. The

revised number is more appropriate



3. It is in keeping with the local area
4. It is a wide road and can accommodate cars parked on the road
5. The design is a good solution for this plot
6. Concerns about additional cars causing highway safety concerns, more noise

and pollution
7. Loss of privacy
8. The design is not in keeping with the wider area
9. The noise from so many dwellings including balconies would be overbearing
10.The angled window will not work
11.Dwellings are positioned too far forward and do not respect the established

building lines
12.Will  cause overshadowing for neighbours
13.Dwellings too close to the neighbouring boundaries
14.May set a precedent for other plots which would be detrimental to the overall

character of the area.
15.The dwellings are some distance from services and there is a lack of good

public transport so residents will rely on cars
16.Pollution during construction
17.How will the land be stabilised?
18.There will be increased surface water run-off
19.Loss of vegetation and biodiversity
20.Height not in keeping with the wider area
21.Loss of light
22.Materials will not age well and will look poor

7. TOWN COUNCIL’S COMMENTS

Original Submission:

No objection in principle to development of site but recommend refusal on the
grounds of overdevelopment and the proposal was not in keeping with the area.

Revised Submission:

The committee recommended refusal on the grounds of overdevelopment of the
corner site and the adverse affect on the street scene.

8. COMMUNITY INFRASTRUCTURE LEVY

The development will be liable for CIL. As revised plans have been requested the CIL
will be calculated on the final plans and Members will be updated on the Committee
Update Sheet.

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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