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1. REASON FOR REPORT

Councillor Bullivant has requested that the application be referred to Planning
Committee for a decision as he considers that the plans are now only subject to
design interpretation and feels the Applicant has met all reasonable requests made
by Planning Officers.

2. RECOMMENDATION

PERMISSION BE REFUSED for the following reason:

The existing outbuilding and its roof form make a positive contribution to the
distinctive character of the area.  Its proposed alteration and enlargement in the
manner proposed will remove much of its historic character. Its original design and
former function will cease to be legible and the positive role it currently plays in the
setting of Whitehill House will be diminished.  The proposal will therefore result in
harm to the setting of the Grade II listed Whitehill House. The proposal will also
result in the loss of the historic character of the host dwelling which is regarded as
an undesignated heritage asset of local interest. The proposal is therefore contrary
to Policies S1A, S1, S2 and E5 of the Teignbridge Local Plan and the advice
contained in the National Planning Policy Framework.

3. DESCRIPTION

3.1 16 Whitehill Road is a historic residential property, which would have once formed
part of the stable yard of the adjacent listed building, Whitehill House, although the



subject dwelling is not listed itself as it had been separated from, and was in
separate ownership to, the main house at the date of listing. The site is within the
Newton Abbot Settlement Limit as designated within the Teignbridge Local Plan,
with access being taken from Whitehill Road. It should be noted that Whitehill
House has been divided into three properties, 17, 18 and 19, although it was once
one dwelling and is still read as one dwelling from the streetscene, for ease of
reference this will be discussed as one property.

3.2 Under an earlier application (reference 16/01917/FUL), this proposal has been
subject to design negotiation.  The application was delayed due to the requirement
for a Natural England bat licence and additional report which was required prior to
decision. Ultimately the application was withdrawn when design objections could
not be overcome.  The application has now been resubmitted without any further
design changes.

3.3 Permission is sought for the conversion of the outbuilding, which is being used as
residential storage, to an annexe and office space. To facilitate this conversion, the
application seeks to raise the existing ridge line and incorporate roof lights, a first
floor, and a double garage. The proposal seeks to introduce larger standard
casement openings as opposed to the existing heritage windows.

Principle of development

3.4 The application site is located within the Newton Abbot Settlement Limit as depicted
in the Teignbridge Local Plan.  Policy S21A is permissive of development within
Settlement Limits that is consistent with the provisions and policies of the Local
Plan. Policy S1A requires the determining authority to assess any adverse impacts
of granting permission that would significantly and demonstrably outweigh the
benefits when in balance with local and national policies.

Thus the principle can be considered acceptable, in that the proposed site is within
the settlement limit, however, the development is not considered acceptable in
terms of Policies S1A, S1, S2 and EN5 of the Local Plan.

3.5 Policy S1A takes into account whether:

a) any adverse impacts of granting permission would significantly and
demonstrably outweigh the benefits, when assessed against the policies in the
National Planning Policy Framework taken as a whole; or

b) specific policies in that Framework indicate that development should be
restricted.

For the reasons outlined below it is considered that the impact of the conversion
and the proposed height of the building along with an inappropriate design are
considered to harm the setting of the adjacent listed building and this outweighs any
benefit the proposal would have for current/future occupiers of the outbuilding.

3.6 Policy S1 addresses the suitability and location of the development and discusses
the benefits development would have upon the immediate and wider area. In
particular looking at:



g) maintenance or enhancement of the character, appearance and historic interest
of affected landscapes, seascapes, settlements, street scenes, buildings, open
spaces, trees and other environmental assets.

3.7 As discussed below, the proposal does not maintain or enhance the character and
appearance of the historic environment. It is therefore considered that the proposal
does not comply with Policy S1.

3.8 Policy S2 seeks to ensure that new development will be of high quality design.
Whilst the principle may be acceptable, the scale and details of the proposal are not
considered to represent quality development. The Conservation Officer does not
believe the proposed works better reveal the historic significance of the building,
although the conversion in principle would likely be acceptable. The height feature,
however, jars with the simplicity of the historic elevation and is an ungainly addition.
The enlarged first floor element appears over-large in its context – the standard
casement windows do not reveal or reflect the protected setting of the adjacent
listed building. The proposal is not considered to constitute Quality Development in
line with Policy S2.

3.9 Policy EN5 of the Local Plan seeks to protect and enhance the area’s heritage
assets.  In order to comply with Policy EN5 development should “respect and draw
inspiration from the local historic environment responding positively to the character
and distinctiveness of the area, important historic features, their settings and street
patterns”.  For the reasons set out below it is considered that the development does
not comply with Policy EN5.

Impact upon the character of the area and setting of the listed building

3.10 The site lies off Whitehill Road, which is a narrow one-way road, with the boundary
to the site being constructed of a high stone wall, which also forms part of the
elevations of the subject outbuilding.

3.11 In assessing the design of the proposal, the existing building, street character and
materials should be taken into consideration to ensure that the proposal
harmonises with the existing development.

3.12 The proposal introduces a higher roof design which it is considered, due to its scale
and massing, would not sit comfortably with the existing streetscene and will
dominate the focal point of the site, which is currently the historic fabric. The roof
and overall development has not been designed in a manner which allows the
outbuilding to retain its historic features as a sympathetic and subservient addition
to the existing property.  As a result the development fails to integrate with or
enhance the character of the adjoining and immediate built environment as required
by Policies S2 and EN5 of the Local Plan.

3.13 The site is located directly adjacent to Whitehill House which is a Grade II listed
property that sits north of the subject site. It is considered that the proposal would
have a harmful impact upon the setting of this legally protected building, as well as
being an overly dominant addition when read in context with the host dwelling which



is considered to be an undesignated heritage asset. Paragraph 128 of the National
Planning Policy Framework requires the Applicant/Agent to describe the
significance of heritage assets affected and how the proposal would impact upon
their setting. This has not been done, so the Authority are unsure what regard has
been given by the Applicant to the setting of Whitehill House.

3.14 The conversion is considered to be of a poor design and does not relate well to the
existing dwelling, or respond to the clear historical character and architectural
design of the existing building. For these reasons the proposed development is in
conflict with Policies S2 and EN5 of the Local Plan.

3.15 The Planning (Listed Buildings and Conservation Areas) Act 1990 requires the
Local Planning Authority to consider the impact of development upon the setting of
listed buildings. In assessing the design of the proposal, the existing street
character and materials should be taken into consideration to ensure that the
proposal harmonises with the existing development and accord with the Act.

3.16 The two storey conversion will be seen from the public highway, and will be read in
context with the grade II listed building. The harm to the setting of the listed building
is considered to be material.

3.17 This is considered to be in conflict with sections 66 and 72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990 and does not conform to the
Teignbridge Local Plan 2013-2033, in particular EN5.

Impact upon the character and visual amenity of the existing site

3.18 The adjacent listed Whitehill House (numbers 17, 18 and 19) is early 19th century
and benefits from having typical architectural elements of its time. The subject site
is considered to have once formed part of Whitehill House as a stable yard. The
Conservation Officer therefore regards this property as an undesignated heritage
asset of local interest. In addition to the positive contribution it makes to the
character and appearance of the wider area, the property also forms part of the
setting of Whitehill House.

3.19 Despite certain unsympathetic and over-sized 20th century elements to the site, the
property and boundary wall makes a positive contribution to the area. In light of the
above sensitivity, the planning authority would look for any application to better
reveal the historic character of the undesignated heritage asset in which the subject
building sits, and to make a similarly positive contribution to the existing site.

3.20 It is considered a scheme that retained the subservient appearance and historic
fabric would be more likely to be acceptable to the Local Planning Authority –
although clearly any such scheme would need to be considered on its merits at the
time.

3.21 The Authority have been advised by the Agent that the residential element is
intended for family members. This could be achieved using only the ground floor,
although this would, of course, reduce the overall accommodation that could be
provided. Nevertheless there is a significant amount of floorspace already within



the site and the impact of additional development on the setting of Whitehill House
does place a limit on what can be achieved.

Impact upon residential amenity

3.22 Due to extensive boundary treatment of tall walling, the proposal is not considered
to have a detrimental impact upon the neighbouring residential amenity.

Impact on ecology

3.23 The site sits adjacent to strategic allocation NA2 for the provision of residential
properties, employment land, along with new infrastructure and landscaping, on
approximately 30 hectares of land. This allocation also requires the protection of
the South Hams SAC for greater horseshoe bats, which this proposal must also
comply with. As discussed above there have been problems due to the ecology-
rich location, which have led to the application being delayed. However, these have
been resolved and the required reports have been submitted which suggests that a
bat licence would be forthcoming.

Conclusion

3.24 Refusal is recommended on the grounds that the proposal would result in a harmful
impact upon the legally protected setting of the nearby listed building, Whitehill
House, and the historic fabric of the subject site.

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)
EN5 (Heritage Assets)
WE8 (Ancillary Domestic Curtilage Buildings and Boundary Treatments)

National Planning Policy Framework

National Planning Practice Guidance

Listed Buildings and Conservation Areas Act 1990

5. CONSULTEES

Conservation Officer - The site forms part of the former service yard associated
with the Grade II listed Whitehill House. It is probable that 16 Whitehill Road
originated as the stable yard to Whitehill House; however it is not curtilage listed as
it had been separated from, and was in separate ownership to, the main house at
the date of listing.



While the building is not listed, it is close to the grade II listed Whitehill House and
historically had a functional relationship with the listed house. It may be regarded as
being an undesignated heritage asset of local interest, but more importantly it forms
part of the setting of Whitehill House.

The existing outbuilding is a fairly small, single storey structure probably designed
to be used as a cart shed, feed store, and store or privy block. It is an attractive and
simple building which makes a positive contribution to the setting of Whitehill
House.

The view of the existing outbuilding and its roof form from Whitehill Road is
attractive and makes a positive contribution to the distinctive character of the area.

The proposed alteration and enlargement of the outbuilding will remove much of the
historic character from the outbuilding. Its original design and former function will
cease to be legible. The positive role it currently plays in the setting of Whitehill
House will be diminished.

I have particular concerns about the impact of the proposed roof alterations when
viewed from Whitehill Road.

The proposed garage building will not sit comfortably with the existing curved wall.

As I previously suggested at pre-application stage, my preference would be for the
retention of the existing single storey form throughout, with a careful use of space
internally to make best use of natural light from the existing large openings rather
than seeking to introduce new elements. In my view this would be preferable to the
substantial changes to the external appearance of the building which are proposed,
and which will entail the loss of historic character of the building.

While the planning balance is a matter for you as case officer, I am unconvinced
that this proposal is in accordance with Policies S2 and EN5 of the Local Plan.
Paragraph 137 of the NPPF will also apply.

6. REPRESENTATIONS

No letters of representation have been received

7. TOWN COUNCIL’S COMMENTS

No comments received.

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. 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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