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APPLICATION FOR 
CONSIDERATION: 
 

IDEFORD - 15/02137/FUL -  The Firs - Raising of roof 
and extensions to form additional accommodation 
including rear balcony 
 

APPLICANT: Mr & Mrs P Shears 
 
1. REASON FOR REPORT 
 
 The applicant is an employee of the Council 
 
2. RECOMMENDATION 
 
 PERMISSION BE GRANTED subject to the following conditions: 

1. Development to be carried out in accordance with the approved plans 
2. Standard 3 year time limit for commencement 

 
3. DESCRIPTION 
 
 The site 
 
3.1 The application site is located to the south side of Church Road and directly 

opposite the Grade II Listed Church of St Mary and St Martin. 
 
3.2 The dwelling is a split level bungalow which is single storey when viewed from the 

road but, due to the sloping nature of the site, is two storey with a lower ground floor 
when viewed from the rear.   

 
3.3 The site is bounded on the north east by a green lane, to the south west by Netty 

Meadows (another similar property) and to the south east by agricultural fields.  
There is a stream beyond the south east boundary, the flood zone (2) of which 
extends approximately half way up the garden and is not encroached upon by the 
proposals.  

 
3.4 There is an integral garage to the front with a parking and turning area within the 

front garden.  There is an external balcony on the left hand side ground floor 
window.  

 
 
 



 

 

 The application  
 
3.5 The proposal seeks planning permission to raise the ridge height of the bungalow 

by 1.8 metres and to increase the pitch of the roof slopes to provide an additional 
floor of ancillary accommodation within the new roof slope, together with the 
provision of four roof lights and a dormer gable roof extension to the front elevation 
and two dormers with balconies and two roof lights in the rear elevation.  Natural 
slate is proposed for the new roof, in place of the current concrete interlocking tiles. 

 
3.6 At lower ground floor level it is proposed to create additional rooms within existing 

voids.  This level will then provide the main living accommodation.  The details 
include the provision of a new doorway and window in both the north east and the 
south west elevations.  The south east elevation is proposed to be opened up to 
provide full lounge-width windows facing onto the rear garden. 

 
3.7 The ground floor level is proposed to provide bedroom accommodation and a study.  

A doorway is to be blocked up and a new window provided in the north east 
elevation and a new window is proposed for the south west elevation.  To the rear 
an external balcony on the left hand side is proposed to be replaced by a Juliet 
balcony, a further Juliet balcony sited centrally and a new external balcony sited to 
the right-hand side all facing onto the rear garden. 

 
3.8 The first floor (roof) level is shown to provide two additional bedrooms.  One new 

window in the south west gable is shown to be obscure glazed.  The balconies in 
the roof also face towards the rear. 

 
3.9 The proposed works involve an extension to an existing dwelling, and are in 

accordance with Policy S1A (Presumption in Favour of Sustainable Development) 
of the Teignbridge Local Plan.  

 
 Impact upon the setting of listed buildings 
 
3.10 Although at 1.8 metres the proposed ridge height increase is substantial and the 

increase in roof slope will create more massing, as the site is screened very 
effectively from the rear and both sides by trees and hedges, it is considered that 
the impact on the setting of the listed building (Church) at the front is actually quite 
minimal.  The church is visible from the site and vice versa: however, there is 
considered to be sufficient separation and road frontage screening between the two 
to ensure that it will be difficult to see both the dwelling and the church in the same 
viewpoint.  Furthermore the natural roof slate is considered to be an improvement in 
visual and conservation terms.  The Conservation Officer has raised no objections.  
The development is therefore in accordance with Policy EN5 (Heritage Assets) of 
the Teignbridge Local Plan.  

 
 Impact on the character and visual amenity of the area 
 
3.11 The site lies within an Area of Great Landscape Value; however, it is in a village 

location and is therefore a developed area to some extent.  The resulting changes 
will not be overly visible in the street scene and will not adversely affect the 
character or appearance of the locality.  The development therefore accords with 



 

 

Policy EN2A (Landscape Protection and Enhancement) of the Teignbridge Local 
Plan. 

 
 Impact on residential amenity of the occupiers of surrounding properties  
 
3.12 The application details illustrate that the proposed first floor gable window in the 

south west elevation is to be obscure glazed.  A second new window sited in the 
floor below this is not.   It is considered that that neither the height increase nor the 
new side windows will have any undue impact on light, outlook or privacy to the 
adjoining neighbour and overlooking is in part reduced by the relocation of the 
ground floor balcony to the right hand side of the rear elevation. 

 
3.13 As the site is extensively screened by the trees and hedges and the left-hand side 

first floor (roof) balcony by the extended chimney, it is considered that the proposal 
would not unduly affect the residential amenities of the occupiers of neighbouring 
properties.  It is therefore in accordance with Policies S1 (Sustainable Development 
Criteria) and S2 (Quality Development) of the Teignbridge Local Plan.  

 
 Impact on ecology/biodiversity 
 
3.14 The ecological survey revealed no presence of bats or nesting birds.  The proposal 

shows biodiversity enhancements in the form of bat roost details in the north east 
and north west gables as suggested in the ecological report.  The development is 
therefore in accordance with Policy EN11 (Legally Protected Species) of the 
Teignbridge Local Plan. It is considered however that the standard bat informative 
should be added to the decision notice in line with the Biodiversity Officer's standing 
advice.  

 
3.15 It is not considered that the development would have any undue impact on the 

surrounding trees or hedgerows although the tree labelled as T2, sited along the 
north east boundary shown on drawing number S01, is in close proximity to the 
bungalow, the slight increase of the height of the garage roof at this point would not 
adversely affect its roots or canopy.  The application is in accordance with Policy 
EN12 (Woodlands Trees and Hedgerows) of the Teignbridge Local Plan.   

 
 Land drainage/flood risk 
 
3.16 It is considered that there will be no increased flood risk as a result of the 

development.  The house is sited outside Flood Zone 2 and there is no real 
increase in hard surfacing at the site which would increase surface water run-off.  
The application is therefore in accordance with EN4 (Flood Risk) of the Teignbridge 
Local Plan.  

 
 Highway safety 
 
3.17 The development would have no undue impact on highway safety, as it will not 

reduce the available parking and turning available on site. 
 



 

 

3.18 It is considered that the development is in accordance with Policy WE8 (Domestic 
Extensions, Ancillary Domestic Curtilage Buildings and Boundary Treatments) of 
the Teignbridge Local Plan. 

 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013–2033 
 S1A (Presumption in Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 
 S2 (Quality Development) 
 WE8 (Domestic Extensions, Ancillary Domestic Curtilage Buildings and Boundary  
 Treatments) 
 EN2A (Landscape Protection and Enhancement) 
 EN4 (Flood Risk) 
 EN5 (Heritage Assets) 
 EN8 (Biodiversity Protection and Enhancement) 
 EN9 (Important Habitats and Features) 
 EN11 (Legally Protected and Priority Species) 
 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Conservation Officer - Advises the Planning Officer to have regard to the setting of 

the Grade II Listed Church opposite but since application relates to a late C20th 
building which is not in a Conservation Area has no further comments 

 
 Biodiversity Officer - Recommends informative in accordance with Standing Advice.  
  
6. REPRESENTATIONS 
 
 None 
   
7. PARISH COUNCIL’S COMMENTS 
 
 Awaited 
 
8. COMMUNITY INFRASTRUCTURE LEVY 
 
 This development is not liable for CIL because it is less than 100m2 of new build 
 that does not result in the creation of a dwelling. 
 
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 Austen and Walters, Kingsteignton East 



 

 

  



 

 

 


