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existing building 
 

APPLICANT: Consolidated Land Limited 
 
1. REASON FOR REPORT 
 

 Councillor Shantry requested Committee consideration if officers are recommending 
approval for the following reasons: 
1. Potential overdevelopment of the site 
2. Impact on the street scene and in particular the Passmore Edwards building  

 
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. Joinery details for any replacement windows and doors on the Bank Street 
 elevation to be agreed 
4. All external materials to be agreed 
5. Bicycle storage area to be provided in accordance with the approved plans and 
 permanently retained 
6. Hours of construction works to be 8 a.m.- 6 p.m. Monday-Friday and 8 a.m.- 12 
 p.m. on Saturdays and no working on Sundays or Bank Holidays 
 

3. DESCRIPTION 
 
3.1 17 Bank Street is positioned on the edge of a pedestrianised area of central Newton 

Abbot.  It is one half of a Victorian building with a striking façade having the “Royal 
Casino” on the ground floor and three floors of accommodation above which is 
currently arranged as six flats.   

 
3.2 The rear of the property is in comparison rather unattractive: it is a facade not 

designed to be seen from public view anyway but because of redevelopment of 
other sites around it, it is now very open and visible in views from the south west 
which also take in the Grade II Listed Passmore Edwards Library Building.  It should 
be noted that the site does not fall within a Conservation Area. 



 

 

 
3.3 This application seeks to renovate the building and redevelop the existing 

residential accommodation to create 13 units, consisting of 9 flats and 4 bedsits.  
 
3.4 The renovations will include the removal of the old external staircase and the 

provision of a new spiral fire escape installed to the rear of the property which will 
discharge into the existing yard area and then through a protected corridor to Bank 
Street. 

 
3.5 Devon Building Control Partnership has been in discussion with the Agents and has 

agreed that the general principles of means of escape within the building are 
satisfactory.  

 
3.6 The renovations will also involve the replacement of existing windows where 

necessary.  Those on Bank Street retain the existing window style; the ones to the 
rear have UPVc units. The fire escape will be clad in galvanised metal panels 
finished in factory-applied grey paint.  The old gable wall on the west elevation, left 
following the demolition of a previously adjoining building, will be partly removed 
and re-formed as a natural limestone wall and the existing plastic weatherboarding 
will be replaced by a rendered wall finish.   

 
3.7 A bin storage area is provided within the ground level yard.  The management 

company will arrange for the bins to be placed on Bank Street and returned after 
collection.  A bicycle storage area is also being provided in the rear yard with one 
space allocated for each flat, in line with the recommendation of the Devon County 
Council Highways Officer.  

 
3.8 Teignbridge District Council's Housing Officer advised that the flats were closed in 

2010 following the serving of Emergency Prohibition on the building on fire safety 
grounds.  He states that he has recently held talks with the Applicant about bringing 
the property back into use and has stated that he would be more than keen to see 
this happen, providing the flats are of an adequate standard.  His initial advice was 
that four of the units fell below Teignbridge District Council's adopted space 
standards for Houses In Multiple Occupation, numbers 3, 8, 9 and 11.  The 
applicant has since provided a revised layout plan (Drawing Number 5021 AL (0) 07 
Revision D) which shows precise measurements and enlargement to the smallest 
flats the result of which is that the Housing Officer is satisfied that these flats now 
comply with the space standards required and he has no further issues with the 
proposed development. 

 
3.9 The site lies within a Flood Risk Zone: however there has been no objection raised 

by the Environment Agency, providing that the development proceeds in 
accordance with the submitted Flood Risk Assessment. 

 
3.10 Devon County Education Officer has requested some monies to be taken through 

CIL funding for education.  However as the conversion does not create any 
additional floorspace it is not CIL liable.  The proposal only relates to one bed and 
bedsit accommodation in any event so it is unlikely that there will be school-age 
children occupying the accommodation. 

 



 

 

3.11 Teignbridge's Environmental Control Officer has suggested a condition limiting the 
hours of construction works which is considered a reasonable and justifiable 
condition.  He has also suggested noise limits during construction, however if there 
are time limits for construction imposed it is considered that the noise levels 
experienced during construction would not pose too great a problem.   

 
3.12 Environmental Control have also recommended that the flats are acoustically 

improved and ventilated in order to minimise nuisance to future occupants caused 
by noise, activity and disturbance occurring outside the flats.  It is considered, 
however, that this is only an increase in density of an existing residential use.  It is a 
town centre location and the principle of residential use in a town centre location is 
considered acceptable.   The accommodation will have to comply with Building 
Regulation requirements which cover this issue to some extent anyway.  No air 
quality issues have been raised. 

 
3.13 It is considered that the development will integrate with and enhance the character 

of the adjoining built environment and the setting of the nearby listed building will 
not be adversely affected.  The current use of the site is residential and it is 
considered that the redevelopment will provide much-needed small accommodation 
in this sustainable town centre location.  

 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033 
 S1A (Presumption in Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 
 S2 (Quality Development) 
 S13 (Town Centres) 
 S14 (Newton Abbot) 
 EC9 (Developments in Town Centres) 
 EN4 (Flood Risk) 
 EN5 (Heritage Assets) 
 EN6 (Air Quality) 
 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
5. CONSULTEES 
 
 Devon County Council (Highways) - The site is located within the town centre within 
 walking distance of a range of services and facilities, public transport links and 
 public car parks.  There should be a secure cycle parking facility capable of 
 accommodating a minimum of one cycle per dwelling to be provided within the site. 
 
 Housing Officer - Advised that four of the units fell below Teignbridge District 
 Council's adopted space standards for Houses in Multiple Occupation (HIMO) i.e. 
 Flats 3, 8, 9 and 11.  He forwarded a copy of the space standards document and 
 advised that the flats were closed in 2010 following the serving of Emergency 
 Prohibition on the building on fire safety grounds.  He advised that he has recently 



 

 

 held talks with the applicant about bringing the property back into use and stated 
 that he would be more than keen to see this happen providing the flats are of an 
 adequate standard. 
 
 We have since received a revised layout plan (reference 5021 AL (0) 07 Revision 

D) which shows precise measurements and enlargement to the smallest flats the 
result of which is that the Housing Officer is satisfied that these flats now comply 
with the space standards required and has no further issues with the proposed 
development.  

 
 Environment Agency - No objections to the proposal providing development 
 proceeds in accordance with the submitted Flood Risk Assessment. 
 
 Environmental Control Officer - Suggested conditions requiring a method statement 
 regarding noise and the prevention of disruption of the neighbouring noise-sensitive 
 premises to be agreed. 
 
 Suggested an hours of construction works condition including noise limits 
 generated.  
 
 Also recommends that the flats are acoustically improved and ventilated in order to 

minimise nuisance to future occupants caused by noise, activity and disturbance 
occurring outside the flats.   

 
 Building Control - Have been in discussion with the Agents and have agreed that 
 the general principles of means of escape within the building are satisfactory  
 
 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 £36,928.13 for primary school facilities, equivalent to 3.25 primary aged 
children. These figures have been calculated in accordance with the County 
Council’s Education Infrastructure Plan and Section 106 Approach and takes into 
account existing capacity in the surrounding schools. It is anticipated that these 
contributions would be provided for through CIL. 

 
 If the application is approved we will deem the houses to be built and the number of 

school spaces considered to be available in Teignbridge will be reduced accordingly 
- this will be taken into account when calculating contributions from future 
applications. 

 
6. REPRESENTATIONS 
 
 There have been two letters of representation raising the following issues: 

1. This is an important town centre site  



 

 

2. Full Council should decide 
3. The rear view is very visible and needs to be the best it can be 
4. As good as it is, it will still be a rear view 
5. Can a pitched roof or a “Carpet Right” front be considered? 
6. Make it look more like the front of a building 
7. Please make it exceptional 
8. The rear buildings should be demolished leaving the Victorian main building 

 and extended shop 
9. Are there any government grants available to help the owners? 
10. Hoping that Planning can influence what is best for the town 
11. Or the third floor could be replaced with a pitched roof with dormers 
12. Application should be refused as it would be visually damaging 
13. Wishes to speak at Committee 
   

7. TOWN COUNCIL’S COMMENTS 
 
 The Committee accepted the principle that the premises were suitable for an 

increase in the number of units, however it was of the view that 13 was excessive 
and constituted overdevelopment.  The Committee sought assurances that the 
proposed means of escape in case of fire was sufficient 

 
 Councillors Mrs C Bunday and Mr M Hocking declared personal interests in the 

application and took no part in the discussion or voting thereon.  
 
8. COMMUNITY INFRASTRUCTURE LEVY 
 
8.1 The CIL liability for this development is zero as there is no new floor space being 

created 
 
WARD MEMBERS:   Councillors Bunday and Shantry, College 
  



 

 

 
 


