
 

 
PLANNING COMMITTEE 

 
CHAIRMAN:  Cllr Dennis Smith 

 
DATE: 
 

11 APRIL 2017 

REPORT OF: 
 

Site Inspection Team – Chairman and Vice Chairman 
and Councillors Pilkington, Prowse and Winsor 
 

DATE OF SITE 
INSPECTION: 

23 MARCH 2017 

 
 

Apologies:   Councillors Austen, Clarance and Fusco 
 

BISHOPSTEIGNTON 17/00103/REM - Former Bowling Green, Land at Garage 
Lane - Approval of details for two dwellings (approval sought for appearance, 
landscaping, layout and scale) 
 
Also present:  Cllr Golder (Ward Member), Cllr Rollason (observing) and two 
representatives of the Parish Council.  
 
Purpose of Site Inspection:  To assess the impact of the proposal on the character 
and amenities of the surrounding area and dwellings in terms of height, scale 
design, overlooking and loss of privacy. 
 
The report of the Business Manager circulated with the agenda for the last meeting 
is appended for ease of reference.  
 
The site inspection team noted the boundary of the site and the surrounding area, 
with bungalows immediately around the site. The site is level with the bungalow to 
the north at a higher level and that of the south at a lower level.  The proposal is for 
a split level dwelling with living accommodation on the first floor.  
 
The Planning Officer advised on the plans for the proposal, details of which included 
footprint, design, height, elevational materials and landscaping.  Screening to 
address overlooking and loss of privacy included a 1.8 metre high perimeter fence, 
shutters to the first floor and tree planting.  
 
In response to concerns from the Parish Council representatives about the amount 
of tree planting being overbearing and resulting in loss of views for neighbours, the 
Planning Officer advised that this could not be restricted.  
 
The Parish Council:   Object on the grounds that the proposed buildings would be 
overbearing and obtrusive, the design is not in keeping with other properties in the 
area, potential overlooking and loss of light to neighbouring properties. 
 
Comparisons were made between the current design for two dwellings and that of 
the original application for one larger dwelling. The two dwellings are of a lower 
height and less bulky.  
 
 
 

 



 

TEIGNBRIDGE DISTRICT COUNCIL 

 
In relation to overlooking it was considered that the eye line from the first floor of the 
proposed dwelling would go over the roof of the dwelling to the south and not directly 
to the windows.  
 
The Ward Member considered the application unacceptable on the grounds of scale, 
overlooking and design.  
 
Three Members of the site inspection team considered the application acceptable 
subject to conditions detailed in the report of the Business Manager appended. Two 
members abstained and wished to reserve their opinion until the meeting of the 
Planning Committee.  
 
 
 

 

DENNIS SMITH  
Chairman 
 
 



PLANNING COMMITTEE
CHAIRMAN:  Cllr Dennis Smith

DATE: 14 March 2017

REPORT OF: Business Manager – Strategic Place

ITEM: 7.

CASE OFFICER Claire Boobier

APPLICATION FOR
CONSIDERATION:

BISHOPSTEIGNTON - 17/00103/REM - Former Bowling
Green, Land At Garage Lane - Approval of details for
two dwellings (approval sought for appearance,
landscaping, layout and scale)

APPLICANT: Mr P Wailing

WARD MEMBERS: Councillor Golder, Bishopsteignton

1. REASON FOR REPORT

Councillor Golder has requested that this application be referred to Planning
Committee for determination if the Case Officer is recommending approval. The
reasons given are concerns about overlooking, scale and design

2. RECOMMENDATION

PERMISSION BE GRANTED subject to the following conditions:
1. Development to be carried out in accordance with the approved plans
2. Samples or details of the materials to be used on the external surfaces of the

building and hard paving and permeable paving to be submitted and approved prior
to first use;

3. Full details of tree species/size to be planted and implementation and management
plan shall be provided and agreed prior to planting and shall be planted in the first
available planting season following the completion of the dwellings;

4. Permitted Development Rights removed for extensions, roof
alterations/enlargements and additional windows/doors in the interests of
residential amenity.

5. Retaining walls and fencing shall be installed prior to first occupation of either
dwelling.

6. Prior to the commencement of work on site, a surface water drainage management
plan which demonstrates how surface water from the development will be disposed
of in a manner that does not increase flood risk elsewhere, shall be submitted and
approved in writing by LPA.

3. DESCRIPTION
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Site Description

3.1 The application site is the former Bowling Green in the centre of Bishopsteignton.

3.2 The site is located within the village settlement of Bishopsteignton and is located
adjacent to but outside of the Bishopsteignton Conservation Area.

3.3 The site consists of made up ground forming the level area of the green with a sloping
bank forming the north boundary and the site also slopes towards the south
boundary.

3.4 The area is grassed with no mature trees on site.

3.5 The site is accessed off Fore Street via Garage Lane.

3.6 The site is surrounded by residential properties, with predominantly bungalows to the
west, south and east and bungalows to the north with two storey dwellings beyond,
fronting onto Fore Street.

3.7 There is extensive planning history for this site with several renewed applications for
dwellings on this plot.  The only consents which now remain able to be implemented
are permission reference 14/00154/OUT outline consent for two dwellings (for which
this application seeks to provide the reserved matters details) and 14/03039/FUL a
full planning application granted for a single dwelling on the plot.

3.8 The approved single dwelling is a detached one and a half storey dwelling house with
rooms in the roof and an integrated double garage.  The appearance of this is a large
house of traditional bungalow design with dormers in the pitched roof located centrally
on the site.  The footprint of this approved single dwelling is indicated by the red
shading on the block plan submitted for the current application and the scale of the
approved dwelling is outlined on the site sections for the current application.

Proposal

3.9 Outline planning consent was granted for two dwellings on the former bowling green
site under permission reference 14/00154/OUT with approval sought at that time for
access only.  Access was approved off Fore Street via Garage Lane.

3.10 This application follows this outline approval and now seeks approval for the reserved
matters for the two dwellings namely appearance, landscaping, layout and scale.
Access to the site is not to be reconsidered under this reserved matters application.

Principle of the development/sustainability

3.11 The proposal is an infill development within the village envelope of Bishopsteignton
and therefore in policy terms it is a sustainable location for residential development.

3.12 The principle of residential development on this site has been accepted by the
granting of the outline planning consent 14/00154/OUT for two dwellings on this site.
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Scale, Layout and Appearance and impact on character and appearance and visual
amenity of the area

3.13 The two new proposed detached dwelling houses would be self or custom build plots
built to be close to Passive House Standards.  The proposed dwelling houses are
split over two stepped storeys with an eaves height similar to the roof ridge level of
the lowest part of the roof of the approved single dwelling (14/03039/FUL). This is
achieved by setting the new proposed dwellings into the made-up ground and
keeping the internal floor to ceiling height at 2.3 metres on the ground floor level.

3.14 The new proposal compared with the single dwelling which could be implemented
introduces a gap between the two detached dwellings which lines up with the
windows serving the main habitable living accommodation at Green Ridge to maintain
their view across the site.

3.15 The roof shape of the two houses has been designed to form a low eaves height
similar to the neighbouring bungalows when viewed on the elevations facing the
neighbours and the overall height of the dwellings is lower than the overall ridge
height approved for the single dwelling on this plot (14/03039/FUL).

3.16 The proposal results in a smaller footprint for the two dwellings compared with the
one larger dwelling and also provides reduced height dwellings compared with the
approved larger single dwelling which can still be implemented.

3.17 Overall, it is considered that the scale of the dwellings has less of an impact on
neighbours than the previously-approved dwelling due to the reduced height and
footprint compared with the single dwelling and the scale and layout of the proposal
being comparable with the principal design of the surrounding bungalows which are
single storey with rooms in the roof.  It is considered that the overall scale is
comparable with the scale and massing of neighbouring properties and is therefore
deemed to be acceptable.

3.18 The appearance of the dwellings, whilst contemporary in nature, has taken design
cues from the traditional bungalows surrounding the site in order to integrate the
proposed new dwellings with the existing adjoining built environment as required by
Policy S2 of the Local Plan.

3.19 The scale and massing and overall height of the dwellings accords with neighbouring
bungalows surrounding the site and the design of the dwellings mimics design
features found locally such as the sloping roofs incorporated on the north and west
elevations to tie in with the sloping roofs found on the surrounding bungalows and
the material palette of render, cladding and slate coloured roof to blend in with the
materials found in the local area.

3.20 It is considered that these details will ensure that the overall appearance of the
buildings, whilst contemporary in design, will integrate with the surrounding area.  It
is therefore considered that the appearance of the dwellings is acceptable and will
not harm the character and appearance or visual amenity of the wider area. A
condition is however recommended for samples/details of materials to be used to be
submitted and agreed in writing by the Local Planning Authority prior to use to secure
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appropriate material finishes for the dwellings. It is also recommended that a
condition be applied to remove permitted development rights for extensions, new
windows/doors and roof alterations/additions in the interests of neighbouring
residential amenity and to retain the design of the dwelling and the amount of amenity
space approved which is considered an appropriate size for the site.

Landscaping

3.21 The two proposed dwellings have adequate amenity garden space.  It is proposed
that the level areas will form lawn with soft landscaping to the banked boundaries.

3.22 New mature tree planting is proposed to form screening to surrounding buildings and
between the two plots.  Whilst, there is currently no tree planting on the site the
introduction of trees in this area is not considered to be detrimental to the character
of the area and will be of benefit to local wildlife.  No information has been provided
with the application of the proposed trees to be planted and therefore it is
recommended that a condition be imposed for details of tree species and size to be
agreed prior to planting to ensure an appropriate specimen(s) is chosen.  There is
however no objection in principle to tree planting.

3.23 Hard landscaping is proposed in the form of new 1.8 metres high fences, a new
retaining wall to the northern boundary and hard paving and decking around the
dwellings, and permeable paving for the parking areas.  It is recommended that a
materials condition be applied for details of the hard and permeable paving to be
agreed prior to installation to ensure that appropriate materials are used.

3.24 Overall, it is considered that the landscaping is suitable for these residential plots.
Subject to conditions to ensure that appropriate surface materials are used, and that
appropriate trees are chosen and planted in the first available planting season
following the erection of the dwellings, the landscaping proposed is deemed to be
acceptable.

3.25 It is recommended that a condition be applied for the fencing/retaining walls to be
provided prior to first occupation of either dwelling to ensure that appropriate
screening is provided in the interests of neighbouring residential amenity.

Impact on residential amenity of surrounding properties

3.26 It is assessed that the siting of the proposed dwellings would not give rise to an
overbearing impact or significant loss of light to neighbouring properties given their
scale and massing and location centrally on the site.

3.27 It is also assessed that the proposed dwellings would not result in a significant level
of overlooking of neighbouring dwellings and/or significant loss of privacy to
neighbours.

3.28 During the course of the application concern was raised with the applicant about the
potential to directly overlook Green Ridge from the first floor gallery window to the
north-east of the dwelling referred to as the ‘End House’.  Revised plans were
received which introduce horizontal screen louvres to this window to prevent
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overlooking of Green Ridge. It is considered that with this amendment in place the
other windows/doors and rooflights to this property do not offer the opportunity for an
unacceptable level of overlooking to the north, east or west because the windows
and doors at ground floor level will be screened by existing and proposed boundary
treatments and the upper floor windows and rooflights to these elevations are either
high level and therefore do not offer the potential for overlooking or serve non-
habitable rooms (stairs and bin store) where potential for overlooking is minimised
by the less intensive use of these areas of the dwelling.

3.29 To the south elevation the ‘End House’ has doors to the ground floor level and a
balcony and Juliet balcony in the roof.  The most-affected neighbour to the south is
11 Deans Close whose rear elevation faces the site.  This elevation has mainly
obscure glazed windows and a conservatory and is sited lower than the application
site.  Clear sight lines from the glazing in the roof and from the balcony would be over
the roof of 11 Deans Close and views into Deans Close would be obscured by the
proposed 1.8 metres high fence and over time the proposed tree planting would
further screen the site from 11 Deans Close.  The view from the doors at ground floor
level into 11 Deans Close would also be blocked by the proposed fence and again
over time further blocked by new tree planting.  It is considered that, on balance, this
relationship is acceptable.

3.30 With regard to the second dwelling, referred to as ‘Wood House’, glazing is restricted
on the north elevation to doors at ground floor level which can adequately be
screened by the proposed boundary treatments to the north.

3.31 To the west glazing is also restricted to the ground floor which prevents an
unacceptable level of overlooking.

3.32 Glazing is proposed at ground floor level and first floor level in the east elevation
however as this faces Garage Lane and the properties beyond are at a considerable
distance from the site it is not considered that glazing to this elevation would result in
an unacceptable level of overlooking/loss of privacy.

3.33 To the south, glazing is proposed at ground floor level which would not result in the
potential for an unacceptable level of overlooking due to proposed boundary
treatments and, over time, tree screening.  In the roof additional glazing and a large
balcony is proposed.  Sight lines from these areas would allow clear views over the
roof of 11 Deans Close with sight lines into 11 Deans Close being obscured by the
proposed fencing and, over time, the proposed tree planting.

3.34 In summary, it is considered that the proposal has been designed to minimise impact
on the residential amenity of neighbouring occupiers through the siting of
windows/doors, introduction of horizontal louvres to the End House, and proposed
boundary screening and tree planting.

3.35 Whilst it is accepted that the development may result in the perception of overlooking,
it is not assessed that the sight lines from the proposed accommodation and
balconies will result in a significant level of overlooking/loss of privacy that would
justify a refusal of planning permission.  It is also not assessed that the proposal will
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result in an unacceptable overbearing impact or loss of light to neighbours.  On
balance, it is assessed that the residential amenity impact is acceptable.

Other Matters

3.36 A number of the representations received raised comments about access.  The site
is to be accessed off Fore Street via Garage Lane: however this is not a matter for
consideration under this reserved matters application.  Access was approved under
the outline consent.

Summary and Conclusion

3.37 It is considered that the proposal would integrate with the adjoining built form in
accordance with Policy S2 of the Teignbridge Local Plan and that the proposal has
been designed to minimise impact on the residential amenity of neighbouring
occupiers.  The landscaping proposals are also deemed appropriate for this
residential development.  Approval of the reserved matters – layout, scale,
appearance and landscaping is recommended 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)
S21 (Villages)

National Planning Policy Framework

National Planning Practice Guidance

Bishopsteignton Neighbourhood Plan

5. CONSULTEES

Conservation Officer – No comment to make.

Drainage (Economy & Assets) - The applicant should provide a surface water
drainage management plan which demonstrates how surface water from the
development will be disposed of in a manner that does not increase flood risk
elsewhere, in accordance with the principle of Sustainable Drainage Systems.
The applicant is therefore, advised to refer to Devon County Council’s draft
Sustainable Design Guidance, which can be found here:
http://new.devon.gov.uk/floodriskmanagement/sustainable-drainage/

6. REPRESENTATIONS

6 letters in objection to the proposed scheme and 1 letter in support have been
received during the consultation period.
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The letter in support raises the following summarised points (see case file for full
representation):

1. What is now planned is far better than anything previously granted
2. The design is pleasing and very respectful of its neighbouring properties
3. In comparing this to previous planning permissions granted it is clear that the

applicants have managed to lower the ridge height by one metre, arrange the
windows in a way that prevents any possibility of overlooking, reduce the total
footprint and reduce the square footage of the buildings.  The gap between
the buildings line up with the main living accommodation at Greenridge which
in addition to the lowering of the ridge heights should benefit that property

4. They are proposing to build two passive houses of different but complimentary
designs, on an infill site

5. The site still has current full planning permission to build one very substantial
house (bigger in every respect than these two proposed put together) as well
as outline permission with access granted to build two on the plot

6. This application is simply to deal with reserved matters on that outline
permission, and in my opinion they have dealt with “appearance, landscaping,
layout and scale” in an admirable way and should be granted this application

The letters in objection raise the following summarised concerns/issues (see case
file for full representation):

1. The dwellings are two large for the plot
2. The dwellings are not bungalows as per the surrounding existing properties
3. Dwellings are overbearing for adjoining neighbours as the surrounding

dwellings are single storey units
4. Dwellings are out of character with surrounding area
5. Dwellings are out of scale with nearby properties
6. I note the applicant has included similar materials but what stands out on the

elevation plans is the large expanses of white render, cladding and enormous
windows as the units are so large

7. Houses would have a big impact on the low lying bungalows surrounding the
site with privacy and overlooking issues

8. The trees may well disguise the houses but does not alleviate their height or
closeness to boundaries and are not a permanent solution and in any event
there are no trees on site therefore their inclusion would detrimentally change
the general appearance of the neighbourhood here

9. Access concerns for two dwellings (NB: Access is not a reserved matters
consideration this was considered at outline stage)

10. This application for two houses is more substantial than the two extant
approvals

11. Concern levels will be raised and cause a loss of light as well as increased
privacy issues

7. PARISH COUNCIL’S COMMENTS

Bishopsteignton Parish Council wish to object on the following grounds: the proposed
buildings are overbearing and obtrusive and the design is not in keeping with other
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properties in the area.  There is potential overlooking and loss of light to neighbouring
properties.

8. 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.

9. ENVIRONMENTAL IMPACT ASSESSMENT

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.
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