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1. REASON FOR REPORT 
 
 Councillor Ballinger initially requested Planning Committee consideration as he 

considered that the application did not address objections from residents.  Following 
local elections and a change in Ward Membership for Kingskerswell, Councilor 
Haines has confirmed that he would like this application to be taken to Planning 
Committee for determination as the previous Reserved Matters application (ref: 
13/03563/REM) was determined by Planning Committee and it is considered that 
this approach would be consistent.  

 
2. RECOMMENDATION 
 

 RESERVED MATTERS BE APPROVED subject to the following conditions: 
1. Development to be carried out in accordance with approved plans 
2. Hard and soft landscaping scheme, including boundary treatments 
3. Samples and details for external materials to be provided 

 
Informative 
1. Conditions 3, 4, 6, 7 and 8 of outline planning application ref: 13/00386/OUT 

remain applicable. 
 
3. DESCRIPTION 
 
 The site 

3.1 The site is steep, falling from high ground on the eastern side to lower ground on 
the western boundary where the site adjoins dwellings on Mount Pleasant Road.  
There are no dwellings immediately adjoining the site on its southern or eastern 
boundaries. Access is taken between No. 18 and No. 20 Fluder Hill. 



 

 

3.2 The site is located outside of the settlement boundary to Kingskerswell, on land 
designated as Countryside.  The site is also located on land designated as a 
strategic open break area in the Teignbridge Local Plan 2013-2033. 

Planning History Background  

3.3 In April 2013 outline planning permission was granted for 3 dwellings on this site, 
including details of access, layout and scale (reference 13/00386/OUT).  
Appearance and landscaping were reserved for later approval.  

3.4 The approved layout shows the access lane cutting straight across the site from the 
access point, splitting the site in two.  Three dwellings are shown on the western 
(lower) side of the access lane.  Two turning heads are shown, one at the southern 
end of the site and one nearer the centre.  Each dwelling would have two off-street 
external parking spaces.   

3.5 Scale includes the height, width and length of the development.  The approved 
cross section of the dwellings indicates that they would be three storeys high on the 
western facing elevations with an overall height to the ridge (when viewed from the 
west) of approximately 10.5 metres from finished floor level and approximately 11.6 
metres from ground level.   When viewed from the access road they would appear 
single-storey with an overall height to the ridge of approximately 4 metres.  It should 
be noted that the height parameters are noted in the outline approval to be 
indicative as the site slopes at different levels and the approved cross section is 
indicative of one plot only. 

3.6 In 2013 reserved matters approval was sought for appearance and scale (reference 
13/03563/REM).  The application included dwellings with a similar footprint and 
layout to the outline application; with rear three storey elevations being 
approximately 14-16 metres from the western boundary (the boundary line is not 
straight).  The rear elevations, from where they met the ground to the top of the 
highest part of the roofs, measured between 10.4 and 11.4 metres tall when viewed 
from the west. When viewed from the access road they appeared approximately 4 
metres tall while presenting only one storey.   

3.7 The dwellings were proposed to be finished in blue bricks, white rendered sections 
and grey single-ply crimped membrane roofs.  Windows would be grey in colour.  
Cedral cladding in a wood colour (an artificial material) was proposed to be used on 
the front elevation around the front doors.  The roof was also designed as a mono-
pitch in order to keep the level of the dwellings down but also provided in two 
sections to provide some visual interest.  The overall design and finishes were 
shown to be more modern than the predominant housing stock nearby but on the 
whole the officer considered the design and appearance to be of a good quality. 

3.8 The reserved matters application was presented to Planning Committee on 7 May 
2014 with an officer recommendation to approve. The application was refused for 
the following reason:  
 

1. The design of the proposed dwellings would not be in keeping with the 
surrounding area and would therefore be contrary to Policies S1 (Sustainable 
Development Criteria) and S2 (Quality Development) of the Teignbridge Local 



 

 

Plan 2013-2033 and to the advice contained within the National Planning Policy 
Framework and National Planning Practice Guidance. 

 Application proposal 

3.9 The current application is for reserved matters approval for appearance and 
landscaping and seeks to address the previous reason for refusal relating to 
“appearance” in the revised design approach.  

3.10 The proposed dwellings are set out in a linear form, with the building line, footprint 
and overall design being consistent across the plots. The dwellings are sited 
approximately 6 metres to 14 metres from the western boundary (the boundary line 
is not straight). 

3.11 The submitted cross section of the dwellings indicates that they would be three 
storeys high on the western-facing elevations and appear single storey to the 
access road. 

3.12 The drawings have undergone some revisions since first being submitted, including 
amending the design and fenestration as well as changing external materials in 
order to offer more architectural interest and break up the scale and massing of the 
elevations.  The rear elevations would appear, from where they meet the ground to 
the top of the highest part of the roofs, to be between 11 metres and 12.5 metres 
tall when viewed from the west. When viewed from the access road they would 
appear approximately 4 metres tall while presenting only one storey. 

3.13 The dwellings would all have the same finishes.  This would include stone cladding, 
white rendered sections and timber cladding under natural slate roofs.  Windows 
and doors would be grey in colour.    The roof would be pitched in order to provide 
a more traditional appearance that assimilates with roof forms in the locality.   

 Discussion 
 
3.14 The main issues in the determination of this application relate to: 

 

• The principle of the development 

• The effect of the development on the character and appearance of the area 

• The impact on residential amenity 

• Highway safety 
 
Principle of Development 
 

3.15 The site lies on land designated as Countryside in the Local Plan where Policy S22 
seeks to resist new residential development unless special justification is provided. 
The site is also located within an area designated as a strategic open break where 
Local Plan Policy EN1 seeks to limit development that would harm the openness of 
the landscape or result in the loss of environmental or heritage assets.  

 
3.16 The site was granted outline planning permission (including access, scale and 

layout) in April 2013.  Therefore, the principle of development, the suitability of the 
access, the layout and scale of the dwellings have therefore been approved and are 



 

 

not matters to be considered in the determination of this application.  The matters 
that may be considered in the assessment of the current application relate to those 
of appearance and landscaping in respect of the submitted drawings.   
 
Character and Appearance of the area 
 

3.17 In terms of the immediate site context, the site cannot be easily seen from public 
vantage points in close proximity to the site, owing to the backland location of the 
site; the topography of the site; the existing housing developments near the site and 
the intervening vegetation.  The approved access road is on an elevated position 
within the site with the three dwellings being constructed into the slope. The scale 
approved at outline stage assumes single storey development to the access road 
and three storeys facing west towards Mount Pleasant Road.  The scale 
parameters submitted with the current reserved matters application accord with this 
requirement. 

 
3.18 As stated previously, the scale and layout of the development has been established 

at outline stage and therefore the assessment of the current application proposal is 
limited to the detailed design and appearance of the development in respect of the 
immediate and wider setting. 

3.19 The proposed dwellings have a linear layout and follow the same building line.  The 
design is similar across the plots with external material being used to add variety 
and interest while maintaining cohesion. In terms of external materials, render and 
slate are fairly common and traditional materials in the locality and therefore the 
combined external appearance and materials are considered to reflect that of the 
local vernacular and would aid in ensuring that the built development is cohesive in 
this locality. 

3.20 Letters of representation have raised concerns about the design and appearance of 
the development, particularly with respect to the rear, west-facing elevation.  The 
fenestration has been chosen to provide verticality in the elevation with the 
projecting gable and use of external materials breaking up the width of the building. 
Given the topographical constraints of the site and that layout, scale and access 
have been approved at outline stage; options available to reduce height include a 
flat roof or mono-pitch roof.  However, while these roof forms may lower height the 
resultant design quality would not be as high.  

3.21 The three dwellings would be set into the slope of the site to a degree, such that the 
rear gardens generally meet the first floor or eaves level of the properties at Mount 
Pleasant Road.  The visual impacts would be limited to distant views from 
Kingkerswell. The dwellings would be visible in part to the dwellings along Mount 
Pleasant Road, but for the most part the roofs and upper walls only due to 
topography and the intervening vegetation on the western boundary, which it is 
proposed should be enhanced as part of the application proposals.  It is therefore 
concluded that the development would blend in with the existing surrounding 
development in distant views and would not appear overdeveloped or incongruous 
in this setting.   

 



 

 

3.22 The proposed hard surface for the access road has not been specified.  Given the 
height, length and visibility of the access track, a subdued colour for the access 
surface would be appropriate and a suitable condition can be imposed to agree the 
final finish.  In addition to condition 8 of the outline planning application (Landscape 
Environmental Management Plan) it is considered that full details for landscape 
provision, implementation and maintenance should be required by condition.   This 
should include the enhancement of the existing western hedgerows in front of the 
houses at Mount Pleasant Road.   

Residential amenity 

3.23 The site sits in an elevated position above its neighbours on Mount Pleasant Road.  
Letters of representation have raised concerns about the relationship of the 
development to these properties in relation to impacts upon overlooking, 
overshadowing and being overbearing in design, scale and appearance. 

3.24 The development clearly sits in a commanding position above its neighbours to the 
west.  It should also be noted that a recently-approved dwelling to the rear of 
number 1 (known as 1A) has been constructed, but does not appear on the map 
attached to this report.  Some planting along the boundary between this dwelling 
and the site has been undertaken with some type of fir species, which in time is 
likely to provide a good screen between the two. 

3.25 The rear boundaries of the properties on Mount Pleasant Road all appear to have 
varying degrees of planting and vegetation, some of which would appear to offer 
good screening already.  There are gaps here and there, however, but it is further 
noted that these dwellings themselves are afforded views out over their neighbours 
further to the west and that there is a varying degree of inter-visibility as is normally 
experienced in built-up areas. 

3.26 The distance of the proposed dwellings to the west boundary, and then again to the 
dwellings on Mount Pleasant Road, is quite generous and the overall effect 
therefore is that although there may be some overlooking and the dwellings would 
of course be visible, the privacy and amenity of the occupiers of the neighbouring 
dwellings would be likely to be maintained to an acceptable degree.  The 
landscaping of the site remains to be resolved and so there is an opportunity to 
provide additional boundary planting (as stated above).  None of the dwellings 
would have external balconies above ground floor level.  Juliet balconies would be 
provided however on the middle level on the western elevation.  These are not 
considered to afford any more overlooking than full length windows. 

3.27 The scale of the dwellings when viewed from the west would be relatively tall but 
the lower floors are likely to be lost to view behind the dwellings along Mount 
Pleasant Road and their rear boundary screening.   

3.28 It should be noted that the principle of developing the site has been agreed, 
including a scale of dwellings very similar to that proposed in this application.  It is 
not open for the Council to revisit the principle of the development.  Given the 
nature of the hill on which the site is located some views over neighbouring 
properties are inevitable but the distances involved are enough to avoid any serious 
loss of amenity.  The difference in levels between the dwellings and those below the 



 

 

site would be such that the occupants in reality are more likely to be looking out 
over their neighbours and not at them. 

 
3.29 The development is therefore considered to be acceptable in respect of amenity 

and would not cause harmful overlooking or overshadowing of the adjacent 
properties or gardens at Mount Pleasant Road. 
 
Highway safety 
 
Letters of representation have raised concerns about highway safety.  The access 
and service road were approved at outline stage. The visibility at the access and 
traffic generated by the proposed development were considered to be acceptable.  
This is therefore not a matter that may be re-visited under the reserved matters 
approval. 
 
Summary and conclusion 
 

3.30 The proposed development is considered to be reasonably well designed to fit in 
with other existing development around the site and to respect the local vernacular 
in its use of external materials and finishes.  Existing and proposed landscaping 
would enhance the appearance of the site and further protect the amenity of the 
occupiers of neighbouring properties.  The proposal is considered to be consistent 
with the indicative parameters of the outline planning permission. It is therefore 
recommended that reserved matters approval is given, subject to conditions. 

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

S2 (Quality Development) 
S22 (Development in Countryside) 
EN1 (Strategic Open Breaks) 

  
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Devon County Council (Highways) - Recommended that the Standing Advice 

issued to Teignbridge District Council is used to assess the highway impacts. 
  
6. REPRESENTATIONS 
 
 17 letters of objection received raising the following points: 
 

1. Object to the scale and design 
2. Should be smaller scale and lower like other developments in the area 
3. Loss of privacy/overlooking 



 

 

4. Out of keeping with area and village character/neighbouring properties 
5. Overbearing  
6. Three storey development is out of keeping in the area 
7. Consideration needs to be given to land slippage 
8. Site location plan is incorrect as it does not identify the new dwelling in the 

garden of 1 Mount Pleasant Road (known as 1A) 
9. The development at 1A was restricted to 1.5 storeys in the interests of 

residential amenity.  This application is not consistent with this decision.  
10. Impact on on-street parking, visibility at the access, motorist use Fluder Hill at 

high speed  
11. Application is similar to the previously-refused reserved matters application 
12. Concerns that landscaping would not be provided and maintained as required 

 
 A further 15 objections were received in respect of the revised plans 
  

1. Object to the scale, height and design 
2. The revisions do not address concerns 
3. Loss of privacy/overlooking, overbearing 
4. Safety of excavation should it take place on the track 
5. Adverse impact on landscape, biodiversity and wildlife 
6. Out of keeping with area and village character/neighbouring properties 
7. Previous reason for refusal has been ignored 

 
7. PARISH COUNCIL’S COMMENTS 
  
7.1 Kingskerswell Parish Council has raised no objections to the original submission or 

revised plans. 
 
8. COMMUNITY INFRASTRUCTURE LEVY 
 
8.1 This development is not liable for CIL because it is a reserved matters application 

for development with an existing outline permission granted before the 
implementation of CIL 

 
WARD MEMBERS:   Councillors Cook and Haines, Kerswell with Combe 
 



 

 

 


