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1. REASON FOR REPORT 
 

Councillor Matthews has requested that the matter to go to Committee if the case 
officer is recommending approval as it is a significant development in a residential 
area with privacy and overlooking problems for the occupiers of nearby properties. 

 
2. RECOMMENDATION 
 

PERMISSION BE GRANTED subject to the following conditions: 
1. Standard three year time limit for commencement 
2. Development to be carried out in accordance with the approved plans 

       3. Soil sampling required before development 
       4. Details of materials 

 5. Method statement to ensure retention of the stone wall to the west and north of       
the site 
 6. The parking provision indicated for 53 Coombe Vale Road shall be fully   
completed prior to the commencement of development on the proposed dwelling 

 
3. DESCRIPTION 
 
 The Site  
 
3.1     The site is located to the western side of 53 Coombe Vale Road and is used as 

garden in relation to that house. It is contained on all four sides by a combination of 
red brick and stone garden walls. The high stone walls are typical of this part of 
Teignmouth. 

 
3.2 The application site takes in an area of 0.08ha and includes the existing vehicular 

access which is used by 53 Coombe Vale Road. This existing access is proposed 
to be used for access to the site. 

 
3.3 In addition to the existing dwelling, the application site is bordered to all sides by 

other dwellings. The dwelling to the north is in excess of 25m from the boundary 



 

 

whilst all other dwellings are less than 15m with most being less than 5m from the 
boundary. 

 
 The Proposal  
 
3.4 This application is for the erection of a two storey detached dwelling to the north-

western edge of the site as shown in the block plan extract below: 
 

 
 
3.5 The proposal also includes the erection of gate pillar at the entrance to match the 

existing single pillar.  
 
3.6 The scheme proposes the inclusion of two off-road parking spaces for 53 Coombe 

Vale Road on the northern side of the property beside the access drive in addition 
to parking for the new dwelling and a turning facility. 

 
 The Principle of Development 
 
3.7 The site lies within the settlement limit for Teignmouth. Policy S18 of the 

Teignbridge Local Plan 2013-2033 looks to support new homes. The principle of 
infill housing development is therefore acceptable.  

 
 Highways 
 
3.8     Vehicular access to the site is to be provided by the existing access to 53 Coombe 

Vale Road which is to be extended into the site. This access also provides a right of 
way for 55 Coombe Vale Road next door on the northern side, plans have been 
provided which show how parking for two cars could be achieved for 53 Coombe 
Vale Road without blocking this access.  

 
3.9 The proposed dwelling would benefit from two spaces with sufficient room to turn 

within the site. This arrangement is considered to provide acceptable parking for all 
the properties involved. In particular it is noted that the occupants of 53 Coombe 



 

 

Vale already either reverse into or out of the site from the unclassified Coombe Vale 
Road and this situation would be unchanged.  

 
 Design 
 
3.10    The proposed dwelling is takes a contemporary approach to its design, using high 

quality materials including natural slate for the roof, timber windows, metal rain 
water goods,  render and timber weatherboarding to the walls, and a glazed 
balcony.  This choice of materials is modern in its mix but is consistent with the 
character of Teignmouth. 

 
3.11 The siting of the dwelling and the surrounding high walls mean it would not be 

readily seen from public vantage points and would have a limited impact upon the 
broader area. The dwelling is also set into the top end of the site because of a 
marked change in ground levels which should also serve to reduce its impact.  The 
design and its siting are considered to meet the requirements of Policy S2 of the 
Local Plan. 

 
 Residential Amenity 
 
3.12   The main area of concern that has been raised by existing residents relates to the 

high stone wall surrounding part of the site which has a significant drop in levels at 
the boundary. This has led to concerns that development close to the wall could 
compromise the integrity of the wall. Whilst this concern can clearly be appreciated 
it is considered that such issues are largely outside the remit of the planning 
system. There should be no technical reason why the dwelling could not be 
constructed in the proposed location without causing damage to the wall but would 
be down to the method of construction chosen. If approved, the development will be 
required to satisfy the Building Regulations. Part of this process will be to ensure 
that the development does not impact negatively on the loading of the all.  It is 
therefore considered that this issue can be satisfactorily addressed outside of the 
scope of the planning application.  

 
3.13   Given the location and proximity to other properties the issue of the impact upon 

privacy has been raised. In particular how the development relates to two semi-
detached dwellings close to the west of the site known as 4 and 6 Reed Vale. The 
proposed dwelling would have a bedroom and bathroom window at first floor level 
on the side facing west and the proposed balcony would allow for some views over.  
4 and 6 Reed Vale have little in the way of fenestration on their rear elevations 
which face the site; the windows that do exist consist of obscure glazed bathroom 
windows.  The intervening substantial stone wall acts as a barrier for the ground 
floor. This interrelationship is considered to be acceptable. 

 
3.14 Loss of light has been raised as a concern to the west. However, the substantial 

wall already acts as a significant barrier and as the dwelling is set behind this wall it 
is not considered to result in any appreciable additional impact. The proposal is 
therefore considered to be acceptable in terms of its impact upon the amenities of 4 
and 6 Reed Vale.  

 



 

 

3.15   The other dwellings to the north are further away from the proposal and as the 
majority of its main windows face south into the rear garden, it is considered that 
there would be no significant overlooking which would compromise the amenities of 
the occupiers of these other adjacent properties and no loss of light.   

 
3.16 53 Coombe Vale Road, lies to the east but due to limited fenestration and the 

difference in levels, the impact upon its amenities is considered acceptable.. 
 
3.17 Finally the dwelling to the south is separated by the proposed dwelling by a 21m 

garden. This relationship is typical of an urban setting and it is considered that this 
relationship is acceptable. 

 
3.18 The development, in terms of its impact on amenities, is acceptable. 
  
 
 Ecology 
 
3.19    Whilst there is no evidence that suggests that the site is home to significant ecology 

the site does fall within 10km of the Exe Estuary Special Protection Area and the 
Dawlish Warren Special Area of Conservation. In accordance with the Joint 
Approach a unilateral undertaking to provide the necessary mitigation arising from 
recreational impacts has been submitted. 

 
Contaminated Land 

 
3.20 A consultation response has been received from Environmental Health which has 

requested that soil sampling takes place prior to the commencement of 
development and, if necessary, a mitigation strategy is put in place. This is due to a 
former garage, now redeveloped, to the south of the site. In this case it is 
considered reasonable to include a condition of this nature as there is evidence to 
suggest that there could be contaminants that need to be remediated.  

 
Conclusion 

 
3.21    It is considered that there are no technical objections to the proposal and the design 

and siting are acceptable. It is considered that the proposal complies with relevant 
policies and permission should be forthcoming subject to conditions set out in the 
recommendation. 

 
4. POLICY DOCUMENTS 
 
           Teignbridge Local Plan 2013-2033 
           S1A (Presumption in favour of Sustainable Development) 
           S1 (Sustainable Development Criteria) 
           S2 (Quality Development) 
           S18 (Teignmouth) 
 EN9 (Important Habitats and Features) 
 EN10 (European Wildlife Sites) 
    
 



 

 

5. CONSULTEES 
 
            Devon County Council Highways - Use Standing Advice to assess impacts upon 

the highway network. 
 
            Environmental Health Officer -  A soil sampling condition is recommended and a 

report including any necessary remediation is submitted and approved prior to 
commencement of development. 

  
6. REPRESENTATIONS  
 
           6 letters of objection from 5 households, raising the following points: 
 

1. Two storey dwelling very close to boundary with a 3.5 metres difference in levels 
held back by the retaining wall. The proposal will lead to increased loading and 
further instability and failure of the wall.   

2. The dwelling will look straight into bathroom windows of 4 and 6 Reed Vale and 
block light from the back of the property. 

3. The shared sewer is prone to failure because of its age and requires frequent 
inspection and clearance and has flooded in the past. 

4. Structural engineering report for 4 Reed Vale indicates historic settlement. 
Concerns that the level of disruption caused by building works might exacerbate the 
situation. 

5. Happy to negotiate over shared driveway but would like to see exact details of the 
new driveway and parking positions of cars. May be rather congested and 
concerned about cost implications of maintenance.  

6. No details on type of dwelling or number of storeys. 
   
7. TOWN COUNCIL’S COMMENTS 
 

The Committee consider this to be a significant development in a residential area 
that appears to have overlooking and privacy issues with nearby properties. The 
Ward Member Councillor D Matthews recommends Committee consideration if the 
case officer is minded to approve.  

 
8.       COMMUNITY INFRASTRUCTURE LEVY 
 

The proposed gross internal area is 138m².  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 £18,332.64.  This is based on 138 net m2 at £125 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 Cox and Mathews, Teignmouth West 


