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1. REASON FOR REPORT 
 

The site is owned by Teignbridge District Council. 
 
2. RECOMMENDATION 

 
PERMISSION BE GRANTED subject to the following conditions: 
1. Standard 3 year time limit for commencement 
2. Works to be carried out in accordance with the approved plans 
3. Stone sample panel to be constructed on site and agreed prior to 

commencement of works  
4. Railing details to be submitted and agreed prior to installation. 

 
3. DESCRIPTION 
 

 Site Description and Proposal 
 
3.1 Teignmouth Lifeboat Station is located between the upper and lower point car parks 

within the Teignmouth Conservation Area and is a Grade II listed building. 
 
3.2 This application seeks permission for the reinstatement of a low level random 

rubble wall and addition of an internal mezzanine for water tank and storage.  A full 
planning application for the random rubble wall (14/03708/FUL) is also on the 
agenda for this Planning Committee. 

 
3.3 The boundary fence which used to be in the position of the proposed boundary wall 

is reported to have been removed by an out of control car crashing into the fence.  
It is proposed to reinstate a boundary treatment in the same position as the 
removed fence with a dwarf wall constructed of natural stone, capped with concrete 
to match the adjacent wall and it is proposed to install stainless steel railings on top 
of the wall.  The wall is proposed as a safety measure and also to direct any flood 
water caused by wave action around the station, away from the rear door, reducing 



 

 

the likelihood of flooding similar to that experienced at the building in February last 
year. 

 
3.4 The internal mezzanine floor is sought to house a wash-down tank and storage as 

South West Water regulations require that the wash down facilities at Teignmouth 
Lifeboat Station are fed from a break tank as opposed to directly from the mains.  
The proposal for the internal mezzanine is intended to prevent the need for an 
external store and it is proposed that the internal mezzanine will be supported by 
bearing supporting beams to the existing walls to minimise impact on the historic 
fabric of the building.  Furthermore, the area could also be used for high level 
storage, freeing space in the boathouse. 

 
 Impact on listed building and conservation area 

 
3.5 The Conservation Officer has been consulted and advises that the insertion of new 

steel beams to support a water tank will not harm the significance of the building 
and will allow it to continue in its original intended use as a lifeboat boathouse.  An 
alternative solution was discussed at pre-application stage: installing steel supports 
against the internal walls to support a water tank independent of the existing 
building. This was not considered to be a good solution as it would reduce the 
available space for crews inside the boathouse and would appear more visually 
intrusive than the proposed scheme.  

 
3.6 The construction of a new section of boundary wall along the line of an earlier (now 

lost) boundary wall will not harm the significance or the setting of the building. It is 
likely to benefit the listed building by reducing the risk of flooding in the building and 
provide some protection from accidental damage by vehicles. It will also more 
clearly delineate the immediate curtilage of the listed building and separate it 
visually from the adjacent car park. Overall therefore the proposed works are 
judged to not harm the significance of the listed building and are deemed 
acceptable.  
 

3.7  Two conditions are recommended: a materials condition for the wall requiring a 
stone sample panel to be constructed on site in order to ensure that the stone, the 
mortar, and the finished appearance are in keeping with the character of the listed 
building and a condition to agree the detailed design of the railings to ensure that 
the railings are not too chunky/heavy abutting the building. 

 
3.8 In summary, the proposed wall and railings and internal mezzanine are considered 

acceptable in principle and, subject to suitable conditions being applied as set out 
above there will be no harm to the setting of the grade II listed building.  
Furthermore, with such conditions in place to ensure appropriate materials the 
proposal is not assessed to adversely harm the character and appearance of the 
Teignmouth Conservation Area. 

 
 Design Considerations 
 
3.9 Historically there has been a dwarf boundary wall at this site which has since been 

lost as shown in the photograph contained within the Heritage Statement. The 
proposed wall and railings are also similar in design/materials to those to the 
boundary of the adjacent car park.  There are no objections therefore to the design 



 

 

in principle subject to the conditions recommended by the Conservation Officer as 
set out in the above section being applied. 

 
3.10 The mezzanine is inside the building and therefore does not have an adverse 

impact on the visual appearance of the building. 
  
 Flood risk Considerations 
 
3.11 The building has suffered from flooding through the rear door as a result of wave 

action around the station last February.  The proposed wall would enable flood 
water to be directed away from the building and therefore reduce flood risk to the 
building.   

 
3.12 The internal mezzanine is for storage and to house the water tank and therefore is 

not a vulnerable use. No objection is therefore raised on flood risk grounds to the 
proposal. 

 
 Residential Amenity considerations 
 
3.13 Given the location of the proposed works in relation to neighbouring residential 

properties no residential amenity concerns are raised. 
 
 Conclusion 
 
3.14 Reinstating a dwarf boundary wall with railings above in principle is considered 

acceptable subject to suitable conditions being applied to ensure appropriate 
materials/finish for the wall and railings.  The proposal with such conditions 
attached is not considered to harm the setting of the grade II listed building and will 
assist with protecting the building from flood risk.  The internal mezzanine is 
considered to be able to be provided with limited impact on the historic fabric of the 
building so the proposal is therefore assessed to have an acceptable impact on the 
listed building whilst enabling the use of the building to continue.  Conditional 
approval is therefore recommended. 

 
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) 
 EN4 (Flood Risk) 
 EN5 (Heritage Assets) 
 
 National Planning Policy Framework 
 
 National Planning Policy Guidance 
 
 
 
 
5. CONSULTEES 



 

 

 
 Conservation Officer  - The insertion of new steel beams to support a water tank 

will not harm the significance of the building and will allow it to continue in its 
original intended use as a lifeboat boathouse.  

 
An alternative solution was discussed at pre-app stage: installing steel supports 
against the internal walls to support a water tank independent of the existing 
building. This was not considered to be a good solution as it would reduce the 
available space for crews inside the boathouse and would appear more visually 
intrusive than the proposed scheme. I gather a structural engineer has assessed 
the capacity of the existing walls to bear the weight of the water tank and is happy 
that they can do so with no additional alterations.  

 
The construction of a new section of boundary wall along the line of an earlier (now 
lost) boundary wall will not harm the significance or the setting of the building. It is 
likely to benefit the listed building by reducing the risk of flooding in the building and 
provide some protection from accidental damage by vehicles. It will also more 
clearly delineate the immediate curtilage of the listed building and separate it 
visually from the adjacent car park.  

 
Overall therefore in my view the proposed works will not harm the significance of 
the listed building and are acceptable. I suggest a materials condition for the wall 
requiring a stone sample panel to be constructed on site. This will ensure that the 
stone, the mortar, and the finished appearance are in keeping with the character of 
the listed building.  

 
A further representation from the Conservation Officer was received in relation to 
the railing details commenting that there is not much detail on them shown on the 
elevation drawings. A condition to agree the detailed design of the railings is 
recommended in order to avoid anything too chunky or heavy abutting the building 
being installed. 

 
6. REPRESENTATIONS 
 
 No representations received 
   
7. TOWN COUNCIL’S COMMENTS 
 
 No objections. 
 
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. EIA 
 

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 Fusco and Russell, Teignmouth East 



 

 

 


