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construction of 9 apartments with parking 
 

APPLICANT: Wyse Homes Ltd 
 
1. REASON FOR REPORT 
 

Councillor Price requested that the application be called into Planning Committee if 
Officers were minded to approve due to concerns that the proposals, despite 
alterations, would still have an overbearing impact on the property to the north of 
the site.  

 
2. RECOMMENDATION 
 

Subject to the completion of a Section 106 Agreement to secure a financial 
contribution of £56,000 towards off-site affordable housing, 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. No development until a full landscaping scheme has been submitted to and 

approved in writing by the Local Planning Authority 
4. Works shall be carried out in accordance with the precautionary 

recommendations set out in the Ecological Survey  
5. Prior to the commencement of the development details of a scheme of 

biodiversity enhancements to include nest boxes shall be submitted to and 
approved in writing by the Local Planning Authority 

6. Drainage scheme to be submitted for approval prior to commencement 
7. Parking to be provided prior to first occupation 
8. Submission of materials for approval prior to commencement 
9. Windows shown to be obscure glazed shall be at level 4 or above and retained 

in perpetuity 
10. Balcony screen details to be approved in writing by the Local Planning Authority 
11. The access, drive and parking spaces shall be completed on site prior to first 

occupation and shall be retained for those purposes in perpetuity 
12. Tree protection plan to be submitted  

 
 
 



 

 

3. DESCRIPTION 
 
3.1 9 East Cliff Court is located on the southern side of East Cliff Road. The site is set 

well back from the road frontage and is tucked behind 7A East Cliff Road which 
occupies a roadside position. The site is served by a vehicular access point 
positioned between 7A and Outlook Court. To the east and west of the site are 
blocks of flats. Those to the west are the modern block known as Outlook Court 
with an older block of flats to the west known as High Cliff Court. The site slopes 
down from north to south affording views across the area from the top section of the 
site. The site is presently occupied by a single detached dwelling which is 
positioned approximately a third of the way down the site and is angled away from 
the western boundary of the site. There are a number of trees within the lower 
section of the site, these are mostly un-notable however, at the bottom of the site is 
a protected Holm Oak. Development on adjacent land has already compromised in 
part the Root Protection Area (RPA) for this tree meaning that the RPA within this 
development site must be protected.  

 
3.2 A previous application for the demolition of the dwelling and construction of a block 

of 6 flats was approved at Committee in 2013 under reference 12/03399/FUL.  The 
approved building made use of the slope of the site by utilising the drop in ground 
levels to achieve undercroft parking. The accommodation was set out over three 
levels. The front of the building (that at the northern end of the site) measured 8.8 
metres above ground level whilst the rear of the building, which was lower down the 
site, was to be 11 metres above ground level.  The design of the building 
incorporated a flat roofed design with featured eaves. The flats were to benefit from 
balconies on the south east elevation and angled windows on the west, east and 
north to minimise overlooking. The elevations were to be dressed in render and 
timber cladding. The approved building was to sit significantly further into the site 
than Outlook Court and approximately in line with High Cliff Court. Parking for 10 
cars including visitor parking was to be provided.  

 
3.3 This application seeks to amend the approved scheme. During the course of the 

application revised plans have been submitted so that the application scheme 
presented to Members is for the demolition of the existing dwelling and the 
construction of a block of 9 apartments to be served by 14 on-site parking spaces.  
The proposed block will be largely built on the same footprint as the previously- 
approved scheme although it has been pulled away marginally from the western 
boundary.  The scheme will sit slightly lower in height than that previously 
approved. As such the proposed building in its now-amended form would come no 
closer to 7A East Cliff Road (the property that the Ward Councillor is concerned 
about) and there is no additional height whereby it could be suggested that the 
building would introduce a new element of overbearing.  

 
3.4 The scheme will continue to use the existing access point off East Cliff Road. The 

refuse bin storage area for Outlook Court lies adjacent to this access point with the 
actual access gates opening onto the access area. The proposals do not seek to 
amend, block or alter the ability of residents of Outlook Court to use this area.  The 
scheme will continue to provide undercroft parking as well as parking across the 
rest of the site. The parking arrangements have needed to take into account the 
requirements of the Tree Officer to ensure that the root protection area for the Holm 



 

 

Oak is not compromised. The parking is positioned on a rather ad hoc basis around 
the site but all spaces are accessible and usable. Two of the spaces will need to 
serve one unit as they are set out one behind the other which leaves a remaining 
12 spaces to serve the other 8 apartments and visitors. This is in line with the 
standards previously approved. There is no objection from the Highways Officer to 
the revised parking layout including the space adjacent to the entrance. Following 
revisions to the original submission being secured, whilst the building will provide 
an additional 3 apartments, the external alterations will be largely cosmetic. A 
render and timber clad exterior are still proposed along with balconies on the rear 
(south eastern) elevation. The side elevations will still incorporate angled windows 
as well as high level obscure glazed windows.  

 
3.5 Continuing to set the building further down into the site and ensuring that there is 

no additional height to that already approved will limit the impact on the streetscene 
and, whilst visible, it is not considered to be dominant or overbearing.  

 
3.6 Concerns have been raised about the pressure that the development would put on 

the surrounding area in terms of additional vehicular movements and the parking of 
cars, all of which are suggested to compromise highway safety. The Highway 
Authority’s Officer has assessed the site and has not raised any objections. The 
revised plans do see an amendment to the parking number and layout and, whilst 
the number of spaces proposed is still considered acceptable given that one unit 
has been removed, the Highways Officer was consulted again and remains 
satisfied with the proposals.  

 
3.7 Concerns have also been raised about a detrimental impact upon the amenity of 

neighbouring residents. It is understood that residents have concerns about the 
impact on their privacy: however it is considered the proposal has continued to 
incorporated specific design techniques to overcome overlooking such as the 
angled windows which were a feature of the previously-approved scheme. The 
proposed building continues to be positioned further down the site to limit direct 
overlooking. The reduction in the overall height of the building from the initial 
submission will ensure that the building is not unduly overbearing.  The concerns 
about the initial scheme were well founded: however it is considered that the 
revised scheme which moves the scheme back to a similar bulk and massing as 
that previously approved addresses these concerns appropriately. The bin storage 
area has been revised and the Waste Officer has confirmed that this adequate in 
size although its position within the site will require bins to be taken to the road side 
for collection. The revised location pulls it away from the entrance point and the 
windows on 7A East Cliff Road.  

 
3.8 In light of the above and having given all planning matters consideration it is not 

considered that the proposed development would be detrimental to the character 
and appearance of the surrounding area and would not be to the detriment of the 
amenity of neighbouring residents.  The previous permission for 6 flats remains 
extant and would have similar impacts on the appearance of the area and the 
residential amenity of surrounding properties.  There are therefore no grounds on 
which refusal on these matters could be substantiated. 

 



 

 

3.9 In view of the adoption of the Teignbridge Local Plan since the last planning 
permission, and the increase in the number of units, an off-site affordable housing 
contribution has been negotiated in accordance with Policy WE2.  In this instance 
an off-site contribution is appropriate as it would not be feasible to manage one unit 
of affordable housing in a single block of flats with shared circulation space. 

 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033  
 S1A (Presumption in Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 

S2 (Quality Development) 
S17 (Dawlish) 
S21A (Settlement Limits) 
WE2 (Affordable Housing  
EN12 (Woodlands, Trees and Hedgerows) 
 
National Planning Policy Framework 
 
National Planning Practice Guidance 
 
Affordable Housing Supplementary Planning Document – December 2010  

 
5. CONSULTEES 
 
 Environmental Health Officer (Contaminated Land) - No objections 
 
 Police Architectural Liaison Officer - We would normally seek to have this designed 

out due to the crime implications these parking arrangements can bring. 
 

However, owing to the location of the site and intended use, we suggest that the 
rear of the site is formed into a private gated area supported with electric automatic 
gates (a minimum of 1800mm in height spanning the entire gap). This will protect 
the car parking areas. 

  
Lighting should also be provided using low intensity photo-cell controlled lighting to 
the undercroft areas. 
 
Devon County Council (Highways) - This application is for 10 apartments which 
does accommodate for 15 spaces one for each the apartments and 5 visitors 
parking spaces which will provide a level of parking greater that 1.5 spaces per 
dwelling which is an acceptable level. 

 
Access road in will be 3 metres wide which will be acceptable for 10 apartments. 

 On a previous application which was withdrawn and present already permitted 
 application 12/03399/FUL it has been agreed the visibility of 2 metres x 34 metres 
 in the west and 28 metres to the east would be acceptable as the speeds in this 
 area are unlikely to be 30 mph and assuming speeds are 25mph then 34 metres 
 and 28 metres are considered to be acceptable. 

 



 

 

No objections to the revised layouts. 

 
Devon County Council (Education) - Due to the number of families and children 
expected to move into this development, it is anticipated that this application will put 
pressure on local primary schools, where there is no capacity to accommodate 
them.  

 
Teignbridge District Council have set out that they intend school facilities to be 
funded through CIL. It should be noted that this development will create the need 
for funding of new primary school places and it is anticipated that these will require 
funding to £28,406.25 for primary school facilities, equivalent to 2.50 primary aged 
children.  It is anticipated that these contributions would be provided for through 
CIL. 
 
Tree Officer - There are no arboricultural objections to the revised plans. 
 
Waste Officer - Just about enough space is provided for adequate bin storage.  We 
would prefer for the bin store to be closer to the entrance to the site because the 
lorry will not be able to enter the site and the residents will therefore have to ensure 
that the bins are at the kerbside for collection.  

  
6. REPRESENTATIONS 
 
 9 letters of objection have been received and two letters of comment. It should be 

noted that a number of the comments relate to the original scheme with four 
representations from the same people (2 objections, 2 comments).  These raise the 
following planning related matters:  

1. Concerns about overlooking from the north elevation and due to the height 
2. The additional vehicular movements will impact upon residential amenity 
3. The submitted plans have inaccuracies 
4. The parking space adjacent to the drive at the site access is dangerous 
5. Overdevelopment of the site 
6. The proposals are overbearing 
7. Inappropriate design for this area and would have a significant impact on the 

skyline of this part of East Cliff Road 
8. Unacceptable impact upon protected tree 
9. Concerns that the existing sewerage system will be unable to cope 
10. Impact on light for the occupiers of  neighbouring properties 
11. Visibility at the access point will be limited due to parked cars 
12. Concerns about the location of the bin store 
13. Loss of green area 
14. Noise disturbance and fumes from vehicles using the drive due to the 

gradient 
15. Detrimental impact on wildlife 

   
7. TOWN COUNCIL’S COMMENTS 
 
 RESOLVED unanimously by Members present and voting that this Council 

recommends refusal of this application for the following reasons:  



 

 

1. The proposed development of this site results in overlooking of both adjoining 
properties and is an invasion of established privacy, particularly from the three 
upper floors.  

2. Overdevelopment of the site.  
3. The building form is not appropriate to this location and does not reflect the 

character of adjoining properties.  
4. Members confirmed their support for the recommendations of the Arboricultural 

Officer. 
 
8. COMMUNITY INFRASTRUCTURE LEVY 
 
 The proposed gross internal area is 753.95 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 215 square 
metres. The CIL liability for this development is £48,685.90.  This is based on 
538.95net m2 at £85 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 Hockin, Mayne and Price, Dawlish Central and North 
East 
  



 

 

 


