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Reason for referral:

Call in request by Cllr Davis due to potential impact upon the streetscene and residential amenity.

Relevant History:

Application No. Description Status Closed
  

1/0344/2017/FUL First floor extension, internal 
alterations and garage 
conversion

WDN 03.08.2017

  

Site Description & Proposal

Site Description: 

The application site (Bedewill) is located in the central area of Appledore adjacent to the conservation 
area. The site is located at the north end of Green Lane and is a corner plot that is visible from 
Staddon Road.  The surrounding properties on Green Lane have a linear formation of semi-detached 
dwellings with a mixture of single and two storey dwellings; the adjacent conservation area is 
comprised of three storey terrace dwellings. 

The application site (Bedewill) is a semi-detached bungalow. The dwelling is constructed with 
concrete tiles, rendered walls, and PVCu fenestration. The bungalow measures approximately 11.4 
metres in width and a depth of 7.4 metres. The height of the ridge line measures from 4.9 metres to 
5.9 metres as the land slopes from north to south. The dwelling benefits from a front and rear 
gardens, along with front driveway parking and an attached single storey garage measuring 7.5 
metres in width and a depth of 2.85 metres with a height of 2.45 metres.   

Proposed Development: 

The application seeks full planning permission to demolish the existing bungalow and erect a two 
storey detached dwelling. The proposed dwelling will measure 11.4 metres in width and a depth of 
7.35 metres. The height of the ridge line will measure 6.1 metres to 6.5 metres due to the slope of the 
land, it is to be noted that the application site will be excavated and the ridge line will increase the 
existing ridge line by 0.43 metres. The proposed materials to be used will match the existing dwelling 
and will additionally including cream cladding, grey aluminium windows and permeable brick paving 
for the drive way. 

The proposal seeks permission to erect a single storey attached garage which incorporates a first 
floor terrace. The garage will measure 5.05 metres in width on the east elevation and narrows to 2.4 
metres on the west elevation, with a depth of 7.1 metres. The garage will measure 3.5 metres in 
height to the first floor level. The terrace will incorporate an additional a 0.7 metre high render wall 
and glass balustrade around the perimeter of the terrace. 

Consultee representations:

Northam Parish/Town Council:

First response 
It was resolved to recommend that this application be refused as per comments made previously, i.e. 
the proposal would not be in character with the surrounding street scene. It would also be overbearing 
in relation to the neighbouring bungalows. Further to this, members raised concerns about possible 
overlooking. 



Second response 
It was resolved to recommend that this application be refused as per comments made previously; The 
proposal would not be in character with the surrounding street scene. It would also be overbearing in 
relation to the neighbouring bungalows. Further to this, members raised concerns about possible 
overlooking. In addition, Members are concerned about the loss of a bungalow which are much 
needed in the area.

Conservation Officer: 

No representations  

Tree & Landscape Officer: 
 
No representations 

Devon County Council (Highways): 

Standing Advice

Representations:

Number of neighbours consulted: 15 Number of letters of support: 0
Number of representations received: 8 Number of neutral representations: 0
Number of objection letters: 8

8 objections have been received from interested third parties and their comments are summarised as 
follows:

- Overlooking and impact upon character and appearance of area due to size
- Stability of land
- Highway safety due to narrow roads
- Impact upon residential amenity

Policy Context:

Torridge District Local Plan: 

DVT1 (Development in Strategic Centres); DVT6 (Local Distinctiveness); DVT7 (Building Design); 
DVT11 (Impact of Development on Amenity); ENV1 (Conservation Interest); ENV10 (Mitigation and 
Enhancement); DVT19 (Access and Parking); DVT18 (Impact of Development on Traffic); 

Draft North Devon and Torridge Local Plan: 

DM01 (Amenity Considerations); DM04 (Design Principles); DM05 (Highways); DM06 (Parking 
Provision); ST06 (Spatial Development Strategy for Northern Devon's Strategic and Main Centres); 
ST14 (Enhancing Environmental Assets); DM08 (Biodiversity and Geodiversity); 

Government Guidance:

NERC (Natural Environment & Rural Communities); NPPF (National Planning Policy Framework); 
NPPG (National Planning Practice Guidance); WACA (Wildlife & Countryside Act 1981); 

Draft North Devon and Torridge Local Plan Status:

The North Devon and Torridge Local Plan Development Plan Document (DPD) ‘the Plan’ was formally 
submitted, in accordance with Part 20(3) of the Planning and Compulsory Purchase Act 2004, to the 
Secretary of State on the 10th June 2016 for independent examination. This followed formal 



‘publication’, in accordance with regulation 19 of The Town and Country Planning (Local Planning) 
(England) Regulations 2012 (as amended) that was achieved on the 26th June 2014. Under the 
provisions of paragraph 216 of the National Planning Policy Framework (NPPF), decision-takers may 
give weight to relevant policies in an emerging plan once formal ‘publication’ has occurred (from the 
day of publication). The NPPF goes on to note in paragraph 216 that the weight that may be afforded 
to such relevant policies is however dependent upon: the stage of preparation of the emerging plan; 
the extent of unresolved objections to the relevant policies; and the degree of consistency of the 
relevant policies in the emerging plan to the NPPF.

The Plan is in the advanced stages of formal preparation, with hearing sessions taking place in 
November/ December 2016 and January 2018. Consultation concluded on further proposed Main 
Modifications in April 2018 and the Council now awaiting receipt of the Inspector’s Report on the 
Examination of the Plan. It is therefore considered appropriate, in accordance with paragraph 216 of 
the NPPF, to apply weight to the policies of emerging Plan, with limited, moderated or significant 
weight applied to individual policies of the emerging Plan; based on the extent to which they have 
been subject to change as part of the examination process and taking account of the proposed main 
modifications the Local Plan (Examination documents: SUB8 – Main Modifications (May 2016) and 
MMD01 – Further Main Modifications (July 2017)). 

In line with Paragraph 215 of the NPPF the Saved Policies of the Torridge District Local Plan 1997 – 
2011, will continue to form part of the Development Plan for Torridge until formally replaced by the 
North Devon and Torridge Joint Local Plan on its adoption, with the weight to be afforded to the 
individual Saved Policies dependent upon their consistency with the NPPF. 

Planning Considerations

The main planning considerations are the principle of development, and its impact upon the character 
and appearance of the host dwelling and the wider street scene, including neighbouring residential 
amenity, parking and ecology.

Principle:

The site is located in the development boundary of Appledore; Policy DVT1 of the Torridge District 
Local Plan (TDLP) must be applied which permits development providing it is of a nature and scale 
which is appropriate to the function of the existing site. Under the emerging North Devon and Torridge 
Local Plan (NDTLP) the development is assessed by Policy ST06 which reinforces the provisions 
outlined in the adopted Policy DVT1. In this instance the proposal is for a replacement of the existing 
dwelling to a detached two storey dwelling which is considered to be appropriate for, and 
proportionate to the original dwellinghouse. The proposal accords with Policies DVT1 and ST06 and 
is therefore is acceptable in principle, subject to other Policy considerations.

Character and Appearance:

Policies DVT6 and DVT7 of the TDLP require new development to be well related to existing buildings 
and their surroundings in terms of design, scale and materials, and to be sympathetic to the character 
and appearance of the local area. Policy DM04 of the NDTLP collaborates with the adopted Policies 
DVT6 and DVT7 and reinforces the outlined provisions of the adopted Policies.   

Concerns were raised when the application was first submitted from local residents and other third 
parties regarding impacts upon the streetscene and overdevelopment of the site as well as not in 
keeping with the adjacent conservation area.  

To address the concerns raised a site meeting with the agent was conducted on the 20th April 2018. 
The agent made amendments to the plans which were submitted on the 27th April 2018. The revised 
plans for the proposed replacement dwelling's scale, design and external finishing materials to be 
used would be in keeping with the character, appearance and setting of the dwellinghouse and the 
street scene. The removal of the gable front on the east elevation maintains the linear form of the 



existing dwelling and neighbouring properties. Furthermore the proposal reduced the overall ridge 
line, by further excavation and reduction in height and therefore the proposal would be 0.43 metres 
above the existing dwellings ridge line. An objection raised concerns that the proposal is not in 
keeping with the adjacent conservation area. The Conservation Officer was consulted and made no 
comments therefore this no significant harm the character of the conservation area.

The proposed development scale, design and external finishing materials to be used would be in 
keeping with the character, appearance and setting of the dwellinghouse. The proposal will be visible 
from the highway to the north and east but due to its scale/appearance, it is not considered to be 
harmful to the character of surrounding area.

Northam Town Council made a representation on the revised plans that the proposal was still out of 
character with the surrounding street scene and therefore their objection to the proposal still stands 
however it is considered that these concerns have been addressed and therefore the proposal 
complies with policies DVT6 and DVT7 of the TDLP and DM04 of the NDTLP. 

Neighbouring Amenity:

Policy DVT11 of the TDLP requires extensions to maintain amenity appropriate to the locality and not 
to result in a significant loss of amenity for the occupiers of neighbouring dwellings. Policy DM01 
reinforces the provisions outlined in the adopted Policy DVT11.  

Third parties raised concerns on the originally submitted plans with regards the impact of the proposal 
on residential amenity of existing properties.  In particular objection was raised to the ridge line being 
much higher than neighbouring bungalows and will be overbearing and cause overlooking. 
Additionally, there were concerns to the proposed dwelling overlooking of gardens. Also there were 
structural stability objections to the neighbouring properties and concerns for disturbance of noise 
during construction. 

The revised plans have reduced the overall height and have removed the proposed front gable to an 
appropriate, proportionate and acceptable proposal which does not cause a significant increase to the 
overall massing of the proposed dwelling therefore, the proposed replacement dwelling will not cause 
any significant overbearing impact in comparison to the existing dwelling. 

The proposed replacement dwelling will not cause significant harm from overlooking to neighbouring 
properties as the proposal is designed with windows to accommodate for natural lighting. Furthermore 
the site is located in a highly dense residential location, therefore given the close proximity between 
properties there is naturally overlooking; this proposal will not cause significant overlooking harm.  On 
the west elevation their will be a bathroom on the first floor which will be visible from the public 
highway but Condition 4 will ensure that the window is obscured glazing to maintain privacy to the 
proposed dwelling and the public. 

The proposed terrace is visible from the public highway but due to the location of being a corner plot 
there is no immediate properties that are overlooked. Given the topography of the land the public 
highway and foot path are to the north elevation which is on raised ground. The proposed terrace will 
be at a similar level to the foot path therefore, the proposed terrace will not cause significant 
overlooking to neighbouring properties as the proposed terrace would have a similar view as the 
public footpath. 

Representations have been made in regards to noise disturbance during construction therefore 
Condition 3 will restrict the hours of construction operations. 

The scale and location of the proposed replacement dwelling would not cause significant adverse 
impact on the amenities of occupiers of nearby dwellings in terms of overlooking, loss of privacy, 
dominance, overshadowing, and loss of daylight or sunlight. 

Northam Town Council made a representation on the revised plans that the proposal was still out of 
character with the surrounding street scene and therefore their objection to the proposal still stands 



however it is considered that these concerns have been addressed and therefore the proposal 
complies with policies DVT11 of the TDLP and DM01 of the NDTLP.

Highway, Access and Parking:

Policies DVT18 and  DVT19 of the TDLP requires new development to ensure safe and well design 
vehicle access and provide adequate parking considering the needs of all highway users. Policies 
DM05 and DM06 reinforces the provisions outlined in the adopted Policies DVT18 and DVT19.

As part of this application DDC Highway Authority were consulted and provided standing advice. A 
number of neighbouring properties made representations objecting to the proposal with concerns for 
vehicle access, additional traffic generated and parking.  The proposed development would maintain 
parking for two vehicles with the retention of a garage on the site and driveway parking therefore, the 
proposal is negligible in comparison to the existing dwelling's parking and access. The objection 
additionally, relates to the construction phases which given the scale of development would not be 
reasonable for the applicant to provide a construction management plan, therefore Condition 3 will 
restrict operations hours on the site in order to reduce disturbance during construction. 

Ecology: 

Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010). This is further 
reinforced within the Torridge District Local Plan through Policies ENV1 and ENV10, which require 
development to maintain or where possible enhance biodiversity and mitigate against the potential 
loss of habitats. The Emerging North Devon Torridge Local Plan Policies ST14 and DM08 reinforce 
the provisions outlined in the adopted Policies ENV1 and ENV10 however, Policy ST14 promotes the 
addition of providing net gain where possible through management, expanded network of designated 
sites and green infrastructure.  

A Wildlife Trigger List was submitted as part of the planning application which concluded that there 
will be no affect to protected species as a result of this scheme, additionally it is considered 
unnecessary for net gain to be implemented, due to nature and scale of the development. It is thereby 
considered that the local planning authority has satisfied its statutory duty.

Conclusion:

In conclusion, the proposed development has been revised and would not cause significant harm to 
the character and the surrounding area as the proposal has been design to be well related and 
respect to the character and appearance of the existing dwelling and surrounding streetscene. The 
proposal will not cause a significant overbearing impact as the proposed design of the proposal is an 
appropriate and proportionate to the surrounding street scene. The proposal will not cause significant 
overlooking and Condition 4 will ensure that the amenity of the proposed dwelling and public is 
maintained. The proposal will not cause a significant noise and traffic disturbance as Condition 3 will 
restrict the operation hours during construction in order protect the amenity of neighbouring 
properties. The proposal will not cause a significant impact to the highway nor parking or access once 
completed as the proposed development will retain on site parking for two vehicles with a proposed 
garage and driveway parking.  Therefore the proposal would be in accordance to the TDLP Policies 
DVT1, DVT6, DVT7, DVT11, DVT18, DVT19, ENV1 and ENV10 and NDTLP Policies ST06, ST14, 
DM01, DM04, DM05, DM06, DM08. 

Human rights

Consideration has been given to the Human Rights Act 1998.

Conclusion



It is therefore considered that subject to the compliance with the attached conditions and taking into 
account all other material planning considerations, including the development plan the proposal would 
be acceptable. 

Recommendation

GRANT subject to the following conditions

 1       The development to which this permission relates must be begun no later than the expiration of 
three years beginning with the date on which this permission is granted.

Reason: The time limit condition is imposed in order to comply with the time requirements of 
Section 91 of the Town and Country Planning Act 1990 (as amended).

 2         The development hereby permitted shall be carried out in accordance with the approved plans 
listed in the Plans Schedule.

                      
           Reason: To ensure the development is carried out in accordance with the approved plans.

 3      Construction works shall not take place other than between 0730hrs and 1800hrs on Mondays 
to Fridays, Saturdays between 0900hrs and 1700hrs and at no time on Sundays and Bank 
Holidays.

           
           Reason: To protect the amenities of neighbouring properties.

 4      The obscure glazing to the first floor bathroom window on the west elevation indicated on the 
plan 538 30 C hereby granted planning permission, shall be implemented prior to occupation 
of the development hereby permitted and shall thereafter be retained as such.  

           
           Reason: In the interests of the amenities of neighbouring residents.

Plans Schedule

Reference Received
538 30 C 27.04.2018

 

538 01 14.03.2018
 

538 11 14.03.2018
   

6191 A01 14.03.2018
 

Statement of Engagement

In accordance with paragraphs 186 and 187 of the National Planning Policy Framework (NPPF) in 
dealing with this application, the Council has worked with the applicant in the following positive and 
proactive manner. In this instance there was no need for further engagement as the development as 
submitted is considered to accord with the development plan.  In such ways the Council has 
demonstrated a positive and proactive manner in seeking solutions to problems arising in relation to 
the planning application.


