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1. REASON FOR REPORT 
 

Councillor Dewhirst has requested that this application be referred to the Planning 
Committee for determination for the following reasons: 
1. Impact upon the existing street scene  
2. Effect on the amenity of the occupiers of neighbouring properties. 

 
2. RECOMMENDATION 
  
 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 details 

 
3. DESCRIPTION 
 
3.1 The application site relates to 9 Grange Close; a residential property located at the 

northern extent of the settlement limit of Ipplepen. The site lies 24 metres outside of 
the northern end of the Ipplepen Conservation Area, with the nearest protected 
building being Northlands which is approximately 0.1 miles south east of 9 Grange 
Close. 

 
3.2 The dwelling is a single storey property that occupies a substantial and prominent 

corner plot to the east of Townsend Hill, and sits level with Grange Close to the 
north. Its boundaries are formed by residential properties to the south and west, 
with natural planting, a stone retaining wall and open space.  The properties on 
Grange Close are of a similar, relatively modern, design and are set at different 
heights and scales, with many properties on Grange Close having dormer windows 
to the front and rear.  

 
3.3 The dwelling sits to the south west of the site, and shares a rear boundary with 

Highfields and side boundary with 8 Grange Close. The building is a single storey 



 

 

property with a dual pitched roof; single flat roof garage adjoining the western 
extent and gable end extension to the front.  

 
3.4 The external fabrics of the dwelling consist of a concrete interlocking tiled roof over 

render and brick elevations and white upvc fenestration.  
 
3.5  Access to the site is taken from the northern entrance, with off-street parking 

available by way of a single garage and driveway.  
 
3.6 The property benefits from amenity space surrounding the building, although 

garden space on the eastern side slopes toward Townsend Hill and is set above 
the highway. 

 
3.7 Planning permission is sought for the following: 

• Flat roof side and rear extension 3.7 metres in height, 8.8 metres in length 
and 4.2 metres in width; two glass lanterns are proposed to give the single 
storey extension light. 

• Decking and a verandah are proposed to the rear to give access to the 
proposed new extension, with glass panels in the roof slope above the 
decking. 

• Two dormer windows are proposed, one to the rear with three roof lights and 
one to the front. 

• The roof is proposed to be raised by 700mm giving room to the dormer 
windows. 

• Finished materials are proposed to match the existing materials. 
 

 The key issues in the determination of this application are: 
 
3.8 The site is located within a built-up area of Ipplepen and within walking distance to 

local amenities and public transport, thus being considered to be a sustainable 
location which accords with Policy S1 (Sustainable Development Criteria) of the 
Teignbridge Local Plan 2013-2033 which carries a presumption in favour of 
sustainable development.   

 
3.9 Policy S1 of the Local Plan requires consideration to be given to the impact on 

residential amenity of the occupiers of the existing dwellings, particularly privacy, 
security, outlook and natural light. 

 
3.10 Letters of representation have been received, with the following concerns: 

• Impact upon the street scene 

• Overbearing 

• Not in keeping 

• Distance to neighbouring boundary 

• Loss of parking 

• Loss of privacy 
 
 
 
 



 

 

Dormer windows and roof lights 
 
3.11 The application intends to introduce a dormer window and three roof lights to the 

rear of the property, which will result in additional openings to the rear. However, 
the neighbouring rear property (Highfields) has only one window facing 9 Grange 
Close and this window is obscure glazed.  Any adverse impact the proposed 
dormer window and roof lights could have upon the occupiers of the neighbouring 
property is not considered to significantly and demonstrably outweigh the benefit, 
when assessed against Policies S1 and WE8 (Domestic Extensions, Ancillary 
Domestic Curtilage Buildings and Boundary Treatments) of the Local Plan. Given 
the existing character and arrangement between these properties and the obscure 
nature of the direct facing window, it is not considered so significant that a refusal 
could be sustained. 

 
3.12 The dormer window to the front is considered to be in keeping with the street scene 

and is not felt to cause a loss of light or privacy to neighbouring residents. 
 
 Extension 
 
3.13 In terms of overbearing impact or loss of light, the height of the extension is not 

significantly greater.  8 Grange Close would not be less fit for purpose; it would 
retain sufficient light and it is not considered there would be significant harm to the 
living conditions of the occupants.  It is therefore considered that the proposal would 
not detrimentally impact on the amenity of occupiers of this property or Highfields.  

 
3.14 The proposed balcony is at ground level and given the significant height of the rear 

boundary stone wall to the rear, and angle in which the extension sits at, it is not 
deemed to result in overlooking. 

 
 Roof height 
 
3.15 It is recognised that the ridge line is proposed to be raised by 700mm, which will 

have an impact upon the street scene and the occupiers of neighbouring properties. 
However, when read in context with neighbouring properties from Townsend Hill 
and Grange Close, the additional roof height is in keeping and has been achieved 
on other properties throughout Grange Close. Any potentially harmful overlooking 
has been dealt with through a revised design, removing one dormer window to the 
rear which would have had views directly into Highfields. 

 
 Parking 
 
3.16 Given the nature of the development not resulting in an additional dwelling, and 

considering that the site has existing provision for off-street parking; parking is not a 
contributor to the determination of this application. 

 
 Summary 
 
3.17 The site is located in a residential area with a variety of architectural designs set at 

differing heights. The proposed works constitute residential development that is 
compatible within the street scene and is not considered to be detrimental to the 



 

 

wider area. Although the revised design will inevitably have some impact upon the 
occupiers of the neighbouring properties, this impact is not considered to be 
sufficient to justify a refusal. The site is not within a conservation area, does not 
impact upon listed properties and is felt to be in keeping with the existing property. 

 
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) 
 WE8 (Domestic Extensions, Ancillary Domestic Curtilage Buildings and Boundary 

Treatments) 
 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 No consultees 
  
6. REPRESENTATIONS 
 
 Three letters of representation have been received, raising the following objections: 

1. Impact on street scene 
2. Overbearing impact 
3. Not in keeping with character of area 
4. Distance to neighbouring boundary 
5. Loss of parking 
6. Loss of privacy 

 
7. PARISH COUNCIL’S COMMENTS 
 

Ipplepen Parish Council objects to the proposed development and recommends 
that the planning permission is refused for the following reasons: 
 
1. Whilst it is recognised that other properties in Grange Close have incorporated 

dormer extensions, none has increased the existing ridge line which is proposed 
by this development. 

2. Ipplepen Parish Council considers that the development proposal of the existing 
dwelling is over dominant in terms of scale and mass. 

3. It is further considered that the proposed development will have an 
unacceptable impact on the existing street scene. Furthermore, the proposal will 
have a demonstrable effect on the amenity and privacy of the occupiers of the 
neighbouring property known as Highfield. 

 
 
 



 

 

8. COMMUNITY INFRASTRUCTURE LEVY 
 

The CIL liability for this development is Nil as the CIL rate for this type of 
development is Nil and therefore no CIL is payable.  

 
9. ENVIRONMENTAL IMPACT ASSESSMENT 
 

Due to its scale, nature and location this development will not have a significant 
effect on the environment and therefore is not considered to be EIA Development. 

 
WARD MEMBER: Councillor Dewhirst, Ipplepen    



 

 

 


