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1.     REASON FOR REPORT 
 

Councillor Clarance requests Committee consideration if officers are recommending 
approval for the following reasons: 

 

• The development is in conflict with the objectives of the outline planning 
permission which was allowed at appeal.  The Inspector in allowing four 
houses did so the grounds that a low building profile aided by excavation 
would be acceptable and not visible from Teignmouth.   

• The current application appears to be at odds with the inspector's report and 
is overdevelopment of the site. 

 
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 
4. Details for the surfacing materials to be used for all access roads and vehicle 

manoeuvring areas 
5. Foul drainage scheme to be submitted for approval 
6. Surface water scheme to be submitted for approval 

 
3. DESCRIPTION 
 

The Site 
  
3.1 The application site is a rectangular open field which lies on a hillside at the outer 

edge of Shaldon, situated between existing established residential development to 
the east at Woodleigh Park and the Coast View Holiday Park to the west and south. 
The site sits in an elevated position relative to the rest of Shaldon and above 



 

 

development at Woodleigh Park.  The site slopes to the east with an approximate 
incline of 1 in 4. 
 

3.2 The site lies within an area designated as Undeveloped Coast as defined in the 
adopted Teignbridge Local Plan 2013-2033. It lies within the Teign Estuary 
Landscape Character Area as defined in the Teignbridge Landscape Assessment. 
 

3.3 The site is bounded by leylandii type trees to the south and by mixed hedging to the 
eastern boundary. 

 
3.4 The site is served by an existing field access from Picket Head Hill.  Picket Head 

Hill is a steep and narrow lane lined on each side by typical Devon hedgebanks 
interspersed with trees. 

 
The proposal and planning background 
 

3.5 In 2012, outline planning permission was granted at appeal for the construction of 
four detached dwellings and an access drive, with scale, appearance, layout and 
landscaping reserved for later approval.  In allowing the appeal the inspector made 
the following observations: 
 
“Whilst matters of location and scale are not for consideration under this appeal, I 
note the indicative drawings submitted show the dwellings to be cut into the hillside 
with roof levels at or below that of the hedge separating the site from the caravan 
park. I have no reason to suppose that this could not be achieved.” 
 
“From more elevated positions in Teignmouth, the access road rising up to the 
dwellings would be more clearly seen.  However, with planted banks alongside it, 
the road would appear much as a traditional Devon lane which is part and parcel of 
local hillside scenery.  With a low building profile aided by excavation as I have 
described, and with the potential for adding planting, I would not expect the 
proposed dwellings themselves to be particularly visible from the western parts of 
Teignmouth.  Elsewhere, the rounded form of the hillside would shield the 
development from view.” 
 

3.6 In 2014, a reserved matters application to approve details of scale, appearance, 
layout and landscaping was granted (application reference: 14/02008/REM).  The 
approved scheme showed four houses arranged along the access road and 
orientated to face eastwards towards Woodleigh Park.  The properties were cut into 
the hillside with ridge height from ground level varying between 7.7 metres to 8 
metres (east facing elevation).  All the houses were of identical design, scale and 
massing with pitched roof and had a terrace at first floor level facing eastwards.   
 

3.7 The current application seeks reserved matters approval for four detached houses.  
The proposal seeks an alternative design, layout and scale of development to that 
previously approved in 2014.  
 

3.8 The submitted plans show four two and a half storey houses, arranged along the 
hillside along an access lane.   
 



 

 

3.9 The houses are cut into the hillside and orientated to have principal elevations 
facing eastwards.  The design comprises a twin gable, with the left hand gable 
being lower than the right hand gable to break up the scale and add interest to the 
elevation.  Each house provides garaging, bedroom and utility on the ground floor, 
living/day areas and bedroom on the first floor and guest bedroom with en-suite at 
second floor.  Each house would also have a terrace leading off the lounge/dining 
area at first floor level facing eastwards.  Garden areas are provided to the rear 
which would be at or above first floor level.   
 

3.10 Following neighbour consultation, the applicant revised the overall height of the 
development by excavating a further 300mm and reducing the height of the taller 
left hand gable by approximately 200mm.  

 
3.11 Finishes are specified as natural slate roofs with clay ridge tiles, rough-cast painted 

render external walls, plinths and retaining elements, and horizontal cementatious 
boarding for the walls, cantilevered glass balustrade for the balcony with white upvc 
downpipes, soffits and eaves, powder-coated aluminium doors and windows. 

 
3.12 The existing combined sewer will be diverted to run underneath the access road 

using better piping than the existing system.  Surface water run-off is indicated to be 
discharged to a soakaway and an attenuation pond is also provided within the site.  

 
3.13 Access to the site would be taken from Picket Head Hill, with a new access drive, 

1.4 metres width in tarmac, being provided.  The vehicular access onto the highway 
has already been approved by the outline planning permission in 2012.   
 

3.14 The proposed landscaping includes the retention of the hedge along the eastern 
boundary as well as existing supplementary hedging in the site and grassland wild 
meadow mixes.  An enclosure for general waste is located approximately 12 metres 
south of the road access from Picket Head Hill, on the east side of the access road.  
An attenuation pond is also provided in this area.   
 

4. DISCUSSION 
 

4.1 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 
 

Principle of Development 
 

4.2 The site was granted outline planning permission (including access) following an 
appeal in November 2013.  The principle of development and the suitability of the 
access have therefore been approved and are not relevant to the determination of 
this application.  The matters that may be considered in the assessment of the 
current application relate to those of scale, appearance, layout and landscaping in 
respect of the submitted drawings.   
 
 



 

 

Character and Appearance of the area 
 

4.3 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 convex curve of the 
hillside, the existing development near the site and the intervening vegetation.  
Views from Woodleigh Park are barely possible and no better view can be obtained 
from the A.379. The site is on elevated, steeply-sloping, northeast-facing ground 
above the entrance to the Teign estuary and visible from the coast, estuary and 
Teignmouth promenade and beach. It forms part of the rural setting of Shaldon from 
these views. 

 
4.4 The principle of the development has been established at appeal and therefore 

assessment of the application proposals are limited to the detailed design, scale 
and layout of the development in respect of the immediate and wider setting. 
 

4.5 The proposed houses would form a row of dwellings which are not dis-similar in 
overall style and finishes to those previously approved, to existing development that 
can be found on the adjacent Woodleigh Park, as well as other dwellings in 
Shaldon.  While it is evident that the height and scale of the development is greater 
than the 2014 approved reserved matter application and that the twin gables have a 
more horizontal emphasis, the overall massing, design and height are considered to 
be suitable to the site and consistent with the Inspector's former observations about 
relationship to hedge lines and making use of excavation.   
 

4.6 The fact that the height and scale proposed is greater than that ‘indicated’ at outline 
approval is not a justified reason to reject the application proposals. The outline 
planning permission merely gave an indication of what could be achieved in design, 
footprint, layout, design, scale and massing. Any reserved matters application that 
comes forward would have all matters assessed on the basis of the details that 
come forward in relation to Local Plan policy and any other material considerations.  
 

4.7 While a large area of glazing is proposed, glazing also formed an integral element 
of the 2014 approved design and therefore this approach is not seen as being 
inconsistent with previous approvals.   
 

4.8 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. 
 

4.9 The four dwellings would be set into the hillside to a degree, such that the rear 
gardens meet the first floor level of the properties.  As noted in the appeal decision 
letter, the visual impacts would be limited to distant views from Teignmouth, with 
public nearby views very limited. The dwellings would be visible in part to the 
dwellings along Woodleigh Park, but for the most part the roofs and upper walls 
only due to the intervening vegetation on the eastern boundary, which it is proposed 
would 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.   
 



 

 

4.10 The proposed hard surface for the access road is tarmac.  Given the height, length 
and visibility of this, a more subdued colour for the access track may be more 
appropriate and a suitable condition can be employed to agree the final finish, as 
with the other proposed materials. 
 

4.11 In addition to the existing landscaping, a further hedgebank is to be planted on the 
western side of the existing western hedgerows in front of the houses.  This will 
reduce even further the likelihood of any overlooking of the occupiers of 
neighbouring properties.  Another bank is to be made up along the western side of 
the access track to define the new boundary of the field.  The landscaping is 
considered acceptable subject to a condition to agree final planting plans and 
management of the communal areas. 
 
Residential Amenity 
 

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

 
4.13 As noted above, the existing field is bounded by substantial hedgerows which vary 

in height and depth along its course.  At present this provides good screening of the 
site and while standing at the highest point on the site, none of the rear windows of 
the properties on Woodleigh Park are visible. 
 

4.14 The development would provide a more forward (easterly) point from which views 
may be possible.  However, the sections shown on the plans illustrate that with the 
additional planting, views into the properties on Woodleigh Park would be extremely 
difficult even from the front balcony/terrace areas.  Furthermore the properties 
would be separated by at least 38 metres which is a considerable distance as 
compared with many other modern housing developments.  In conjunction with the 
elevated position it is considered that the development would afford views out over 
the neighbouring properties, rather than into them.  The development is considered 
to be acceptable in respect of amenity and would not cause harmful overlooking or 
overshadowing of the adjacent properties or gardens at Woodleigh Park. 
 
Foul sewage and surface water disposal  
 

4.15 Letters of representation have raised objections in relation to foul water disposal.  It 
is stated that the proposed houses would exacerbate an existing foul water problem 
in the area causing overflows at Woodleigh Park.   
 

4.16 The principle of having four dwellings at this site has been established by the 
outline planning permission and the 2014 reserved matters approval included the 
following condition: 
 
“4. All of the new houses shall connect into the proposed new public sewer shown 
on Drawing number 2A prior to the first occupation of any dwelling.  The dwellings 
shall not be first occupied until the unadopted sewer from Coast View Holiday Park 
is connected into the new public sewer.  The point of connection shall be no further 



 

 

than 3 metres north of the boundary of the site with Coast View Holiday Park, in 
accordance with details that shall have been submitted to, and approved in writing 
by, the Local Planning Authority.  The old unadopted sewer crossing the site shall 
be stopped up.  Evidence of written agreement of the final arrangements for the 
upgrading of the sewer on the site from South West Water shall be submitted to the 
Local Planning Authority prior to any re-connection works or stopping up taking 
place. 
 
REASON:  To ensure that the sewer is adequate to deal with the existing and 
proposed foul sewage flows in the interests of amenity.” 
 

4.17 The applicant has advised that there is an existing unadopted sewerage pipe 
running from the Coast View Holiday Park across part of the site and from there it 
discharges into an adopted sewer to mains drainage in Picket Head Hill.  The 
applicant proposes to replace the existing sewerage pipe that runs from the site into 
the mains drains in Picket Head Hill and South West Water  have confirmed to them 
that this is acceptable.   A new sewer will be made up in the services trench to be 
constructed under the access track and alongside the existing public sewer.  The 
construction would then be subject to the approval of South West Water.  Once 
completed, the new connection can be made between the sewer from Coast View 
Holiday Park and the new public sewer.   
  

4.18 As with the previous 2014 reserved matters approval, it is recommended that a 
suitable condition is imposed to ensure that a foul drainage scheme is incorporated 
with the agreement of South West Water. 

 
4.19 The Parish Council has raised concerns regarding the drainage arrangements for 

the adjacent site. Planning application ref: 12/01547/MAJ for the use of land for 
stationing of static caravans for holiday use all year round at the adjoining site was 
approved on 5 October 2012 subject to conditions, including condition 9 relating to 
details for foul and surface water drainage.  While officers are aware that this site 
seeks to connect into the replacement foul water drain proposed at the application 
site, it is not possible to withhold approval of this application on the basis of the foul 
water arrangements on a separate site.  
 

4.20 It is proposed to discharge surface water to a soakaway, however, an attenuation 
pond is also indicated on the submitted block plan.  The applicant has advised they 
are currently in discussion with South West Water about this.  Due to the 
topography of the site and to prevent flooding of third party land it is recommended 
that a condition requiring full details for surface water disposal and approval by the 
Council be imposed. 
 
Summary and conclusion 
 

4.21 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.  
Existing and proposed landscaping would enhance the appearance of the site and 
further protect the amenity of the occupiers of neighbouring properties.  Conditions 
of permission would also ensure that adequate arrangements are made to upgrade 
the sewer facilities and to ensure that a satisfactory surface water disposal scheme 



 

 

is implemented.   The proposal is considered to be consistent with the indicative 
parameters of the outline planning permission and has many similarities to the 2014 
approved reserved matters application.  It is therefore recommended that reserved 
matters approval is given, subject to conditions. 

 
5. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033 

S1 (Sustainable Development) 
S2 (Quality Development) 
EN2 (Undeveloped Coast) 
EN2A (Landscape Protection and Enhancement) 
EN12 (Woodland, Trees and Hedgerows) 
WE11 (Green Infrastructure) 

  
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 
6. CONSULTEES 
 

Devon County Council (Highways) - The outline application assumed that the 
dwellings would be served by a private drive, which was considered to be 
acceptable and it is assumed this is still the situation.  The application demonstrates 
the visibility splay as required for the outline application.   There are no objections to 
the proposed development. 
 
South West Water - Development is not permitted within 3 metres of the sewer, and 
the ground cover should not be altered substantially.  Should any encroachment 
occur, the sewer would need to be diverted at the applicant’s expense.   South 
West Water will allow foul water to be connected to the public foul or combined 
sewer.   However, permission will not be granted for the surface water from this site 
to return to the public or combined sewer and therefore it is recommended that 
investigations are undertaken to remove surface water using Sustainable Urban 
Drainage Systems, such as soakaways.  

  
7. REPRESENTATIONS 
 
 20 letters of representation have been received raising the following objections: 

1. The development is on protected land, in the countryside and off a countryside 
lane, in a Conservation area and in the undeveloped coast. 

2. This is not a sustainable location for residential development. 
3. The development would create an urban extension to the village and be highly 

visible from the coast and estuary.  The large areas of glass would make them 
highly visible from the coastline due to the reflection of the sun in the morning. 
The proposal is in conflict with Policy EN2 which states that ‘developments 
which would have detrimental effects on the coast and estuary would not be 
accepted’. 

4. The application was originally refused unanimously by 18 Councilors.  The 
refusal was overturned by one inspector.   



 

 

5. The current reserved matters approval does not accord with the Inspector's 
observations about design, scale and visibility from public vantage points.  

6. The design has no relationship to the site's context or development at 
Woodleigh Park. 

7. Foul water disposal arrangements need to be addressed, particularly those at 
Coast View Caravan Park. The drainage in the area is an issue causing 
overflows into Woodleigh Park. 

8. Concerns about surface water disposal and run-off onto third party land. 
9. The highway cannot accommodate increased volumes of traffic and the gradient 

of the hill and its narrowness are not acceptable to accommodate the 
development.  

10. Concerned about the removal of hedges. 
11. The proposed tarmac access road is not porous material and would be 

prominent in the wider landscape. 
12. Better retaining walls to prevent landslides should be provided. 
13. Concerned that additional hedging would cause overshadowing in the gardens 

of Woodleigh Park properties. 
14. Overshadowing of garden areas and overlooking into gardens and properties at 

Woodleigh Park. 
15. Breach of Human Rights Act, Protocol 1, Article 1 with regard to peaceful 

enjoyment of property and Article 8 respect for private and family life. 
 
8. PARISH COUNCIL’S COMMENTS 
 
 Object to the application as the proposed plans are considered to be in 

contravention of the outline planning permission given at appeal.  The Parish 
Council object to any development at Highfield whilst the site is subject to a 
planning infringement.  No development should happen until condition 9 of the 
planning application of the adjacent site is met.  There are concerns regarding how 
the existing site will connect into the main sewerage system.  

 
9. COMMUNITY INFRASTRUCTURE LEVY 
 
 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 MEMBER:   Councillor Clarance, Shaldon and Stokeinteignhead 
  



 

 

 
 



 

 

 
 


