
PLANNING COMMITTEE
CHAIRMAN:  Councillor Dennis Smith

DATE: 13 June 2017

REPORT OF: Business Manager – Strategic Place

ITEM: 4.

CASE OFFICER Eve Somerville

APPLICATION FOR
CONSIDERATION:

BOVEY TRACEY - 17/00678/FUL - Minnewater, Newton
Road - Two storey extension to rear and side and new
porch to front elevation

APPLICANT: Mr & Mrs Tweedie

WARD MEMBERS: Councillors Gribble, Kerswell and Morgan, Bovey

1. REASON FOR REPORT

Councillor Kerswell has requested Committee determination if the Case Officer is
recommending refusal because she considers that the design sits well within the
street which has a mix of properties of all shapes and sizes.

2. RECOMMENDATION

PERMISSION BE REFUSED for the following reason:

The proposal is not in accordance with the adopted Teignbridge Local Plan 2013-
2033 and the National Planning Policy Framework. More particularly, the proposal
is contrary to Policies S1A (Presumption in favour of Sustainable Development), S1
(Sustainable Development Criteria), S2 (Quality Development) and WE8 (Domestic
Extensions, Ancillary Domestic Curtilage Buildings and Boundary Treatments). The
proposed extension is not considered to represent good design, nor does the
extension comply with local policy as it does not maintain or enhance the character
and appearance of the streetscene, or respond positively to the existing
characteristics of the host dwelling.

3. DESCRIPTION

3.1 This application is a resubmission following the refusal of permission under
reference 16/03170/FUL for an almost identical proposal.  The reason for refusal of
the previous application was the same as recommended in this report.

3.2 The subject dwelling is a two storey, detached residential property located within
the settlement boundary of Bovey Tracey, with the following constraints:



 SAC 4km bat sustenance zone;
 Great crested newt zone;
 Grades I and II* listed building buffer zone.

3.3 Bovey Tracey is located on the eastern fringe of Dartmoor, and boasts two
conservation areas and numerous listed buildings due to its important history dating
back to the 11th century. Access to the town centre is taken via three main strategic
routes, namely Station Road, Newton Road and the B3344. Newton Road is largely
lined with residential properties depicting the era in which they have been built,
including St Josephs Cottages, Heathfield Terrace, large detached properties and
The Dolphin Hotel (GII listed building).

3.4 The immediate site consists of a two storey detached dwelling finished with a stone
façade, and an irregular pitched roof with an attached flat roof garage to the north of
the existing dwelling. There is sufficient land to the front to allow for off-street
parking, with land surrounding the dwelling as garden space as the dwelling is in
the centre of the site. The existing elevations of the property are reproduced below.

From the front of the property the dwelling appears to be two storey, however, due to th  of the roof, the rear aspect has the appearance of being single storey with living accommodation in the roof space with a rear dormer window at full length, as shown above.

Principle of the development/sustainability

3.5 The application site is located within the Bovey Tracey settlement limit as depicted
in the Local Plan 2013-2033.  Policies S1A, S1, and WE8 of the Local Plan are
permissive of extensions and alterations to existing residential properties, subject to
policy criteria being met. Thus, the principle of development can be acceptable,
subject to compliance with policy.

Impact upon the character and visual amenity of the area and immediate site

3.6 As discussed above the site fronts one of the strategic routes into Bovey Tracey
and the dwelling and the land to the rear can be seen from the public highway,
Newton Road. In assessing the design of the proposal, the existing street character
and materials are taken into consideration to ensure that the proposal harmonises
with that of the existing development, including the immediate site.

3.7 As access to the town is taken via Newton Road there is a clear understanding of
historical architecture, initially by stone buildings such as the Grade II* Church of St
John the Evangelist and St Josephs Cottages, this then moves to more modern
properties to the east side of the street and historical terraced properties to the
west. These buildings depict the era in which they were built and forms the setting
of the streetscene, along with the open spaces between dwellings. Although there is
a mix of architectural designs within the streetscene, they are not considered to be
of a poor quality but form a pleasant and coherent whole.



3.8 A number of properties within the street have extended to the rear.  The property
immediately to the north has a two storey extended element. However, this does
not wrap around the dwelling, and has a roof design that reduces the overall impact
and maintains a subservient appearance as shown below.

The proposed extension is not considered to reinforce the current qualities of the
existing streetscene due to its mass and particularly the design of the wrapped
element. This is not deemed to enhance or maintain the streetscene, or
complement the existing building. Indeed, it is considered to represent poor quality
design.

3.9 It is considered that a suitably designed two storey extension is likely to be capable
of being accommodated both by the host dwelling and the site but the subject
proposals are not acceptable.

3.10 The proposals for the front of the property to alter the porch are considered
acceptable.  It is proposed that the front elevation would be rendered and, again,
this would be acceptable.

3.11 The design and scale of the proposed development overall is however considered
to be inappropriate and will have an impact on the appearance and character of the
immediate and wider area. The proposed development is therefore not considered
to be in accordance with national and local policies.

Impact on ecology/biodiversity

3.12 The site falls within the following District Council designated areas:

o SAC 4km bat sustenance zone;
o Great crested newt zone.



A document has been submitted intended to be an Ecological Appraisal. However,
this is very limited both in its scope and also its content, in light of this the authority
are unable to assess the impact that the proposed would have upon the above
legally protected bats, given the extension will result in the existing roof being
extensively altered.  It is noted however that the roof has already been largely
converted to living space through the rear dormer and hence the likelihood of it
providing favourable conditions for bats and birds is limited

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)
EN8 (Biodiversity Protection and Enhancement)
EN9 (Important Habitats and Features)

National Planning Policy Framework

National Planning Practice Guidance

5. CONSULTEES

No consultations

Discussion with Ecologist about the submitted ecology report. Limited information
supplied in the report, unknown author so cannot comment.

6. REPRESENTATIONS

Application advertised by way of a site notice on 7 December 2016.

No letters of representation have been received.

7. TOWN COUNCIL’S COMMENTS

No objections

8. COMMUNITY INFRASTRUCTURE LEVY

This development is not liable for CIL because it is less than 100m2 of new build
that does not result in the creation of a dwelling.

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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