
PLANNING APPLICATION REPORT 

Case Officer:  Wendy Ormsby                    Parish:  Dartington   Ward:  Dartington and Staverton

Application No:  4017/17/FUL

Agent/Applicant:
Mr Richard Boyt
South Hams Planning Ltd
7 Manor Park
Kingsbridge
TQ7 1BB

Applicant:
Mr Bernard Moles
Cott House, Cott Lane
Dartington
TQ9 6HE

Site Address:  Cott House, Cott Lane, Dartington, TQ9 6HE

Development:  Relocation of detached garage and erection of two detached dwellings

Reason item is being put before Committee:  At the request of the Ward Member due to 
impact on bats and having regard to the concerns raised by the Parish



Recommendation: Conditional approval

Conditions

1. Time limit
2. Accord with plans
3. Approval of external materials
4. Landscaping
5. Drainage - surface water
6. Drainage - foul
7. Accord with the Preliminary Ecological Appraisal
8. Development in accordance with AIA
9. Tree protection measures
10. Provision of new access road prior to occupation
11. Construction  and delivery hours
12. Removal of PD – extensions, outbuildings, means of enclosure and hardstandings
13. No external lighting on or beyond the west elevations of the dwelling houses unless agreed by 

LPA.

Key issues for consideration:

Design/character of the area
Neighbour amenity
Ecology/Trees

Site Description:

The site consists of the large, well landscaped rear garden for a large 1930’s detached house, which is 
situated to the west of Cott Lane, within an established residential area in Dartington. The northern 
boundary of the site adjoins the dwellings off Droridge, with the curtilages for the dwellings at 
“Deepdene” and “Little Woodcote” to the south. The western boundary of the site consists of a stream 
with the dwellings off Droridge to the north. Cott lane forms the eastern boundary of the site. The 
dwelling at “Cott House” is sited towards the centre of the plot, with a large rear garden sloping 
downwards to the stream on the western boundary. There is a detached garage immediately to the 
south west of the dwelling The surrounding area is characterised by low density detached dwellings set 
within large gardens.

The site is located within the Dartington Development Boundary. The access lane which serves the two 
adjoining dwellings to the south of the site is a Public Right of Way.

The Proposal:

The application seeks consent for the demolition of the garage adjoining “Cott House” and the 
construction of two detached houses within the rear garden of the existing dwelling.  The proposed 
dwellings will be two storey with a lower ground floor and they will be set into the downward western 
slope of the land. The design of the dwellings is modern in form with timber framing and stone and 
timber cladding. The dwellings will have metal dual pitched roofs. The dwellings have a south east-
north west orientation

Vehicular access to the new dwellings will be from an extension to the driveway which serves “Cott 
House” from Cott Lane to the east of the site. The existing garage serving “Cott House” is to be 



demolished to provide space to extend the driveway to the new dwellings.  A new garage to serve “Cott 
House” is to be built on the north eastern side of the dwelling.

Consultations:

 County Highways Authority – No objections to the proposals; standard advice regarding access and 
parking provision has been given.

 Environmental Health Section – No comments received.

 Dartington Parish Council.  Objection:   Over-development of site in view of proposed development 
and subsequent visual effect on adjacent properties. Loss of tree cover. Inadequate provision for 
drainage. Impracticable proposals for parking and access arrangements with possible subsequent 
effect on Cott Lane. Boundary proposals seem not to accord with land ownership records. 

 SHDC Trees:  No objection

 SHDC Ecology:  No objection, potential impacts regarding light spillage can be addressed by 
condition.

 Environment Agency:  No comment received.

 Drainage – No objections; sufficient information has been submitted to demonstrate a workable 
drainage scheme can be provided. Conditions relating to the submission and approval of a foul 
and surface water drainage system are required.

Representations:

Representations from Resident

Approx 11 letters raising objections to these proposals has been received from local residents with 
concerns including the following:

 The height of the dwellings will impinge upon the adjoining dwellings
 Loss of privacy to adjoining dwellings
 Lighting and noise will adversely affect the adjoining properties
 Increased traffic and pollution in Cott Lane.
 Increased housing density in the area which is out of character
 Loss of trees on the site which have TPO’s
 An unwelcome precedent for similar development in the locality
 The dwelling for unit 1 is too close to the side boundary
 The dwellings would adversely affect the wildlife on the site.
 The development will encroach into an attractive wooded valley
 The dwellings would have an overbearing impact upon the adjoining properties

Relevant Planning History

14/1785/15/F – Erection of detached dwelling and associated parking within the garden – Deepdene, 
Cott Lane, Dartington – Conditional Approval.



ANALYSIS

Principle of Development/Sustainability:

The site is located within the Dartington Development Boundary, where new residential development 
would be acceptable in principle and in accordance with the National Planning Policy Framework, 
which supports development in sustainable locations. The proposals will need to be considered in 
relation to all other relevant development plan policies and site specific material planning issues which 
are highlighted below.

The site is located within the built-up area for Dartington and is conveniently sited close to the village 
facilities. The site can be classified as being within a sustainable location for the dwellings.

Design/Landscape

The Dartington area contains a variety of architectural styles for the buildings and two new 
contemporary dwellings would not be out of keeping in this context. The existing dwellings in the 
immediate vicinity of the site are generally detached with reasonable sized plots. The proposed 
development would introduce two new dwellings into the rear garden area for an existing dwelling at 
“Cott House”. The site is not within a prominent position from a public viewpoint in the immediate 
locality. The sub-division of the existing large dwelling plot would not have a significant impact on the 
overall residential character of the area. The design of the proposed dwellings is considered to be 
acceptable as a type of contemporary architecture. The well screened nature of the site would mean 
that the proposed dwellings would not harm the character of the area. The landscape character of the 
locality would not be adversely affected by these proposals.

Visual impact

The site is located to the rear of a large detached dwelling which has a well landscaped plot. It is well 
screened by trees and shrubs from the immediate surroundings and it can be contended that the 
proposed dwellings will not form a prominent or intrusive feature in the area. The visual impact of 
these proposals within the local area is considered to be acceptable.

Neighbour Amenity:

The adjoining properties which could be affected by these proposals are “Deepdene” and “Little 
Woodcote to the south of the site and the adjoining dwellings off Droridge Lane to the north of the 
site. However, on balance it is considered that the new dwellings would be sited sufficiently far 
enough away from the adjoining properties so as not to cause a significant loss of privacy or visual 
dominance for the adjoining residents.  The two new dwellings would not result in any other harmful 
impacts upon the amenities enjoyed by the occupants of the adjoining properties. The new dwellings 
would not be clearly visible from the adjoining properties off Droridge to the north of the site and from 
the adjoining dwellings to the south of the site. The existing dwelling at “Cott House” would still retain 
a good size private garden area and would not be significantly overlooked by the new dwellings.

It is also considered that noise arising from the occupation of the two new dwellings is not a justifiable 
reason for refusal of the development. The noise generated from a private garden is a normal 
domestic activity.

Impact on residential amenity is acceptable.
.
Highways/Access:

Devon County Council have given due consideration to the proposed access arrangements and have 
raised no technical objections. In view of the access arrangements and the proximity of the existing 



dwelling to the access driveway, a construction management plan as a conditional requirement has 
been recommended for any approval.

The proposals make adequate parking provision for the two new dwellings and ensure garaging and 
parking space for the existing dwelling is provided. It is recommended that a condition to ensure the 
parking provision for all three dwellings on the site is fully implemented prior to the occupation of the 
new dwellings.

Biodiversity

The site lies within the Bulkamore Special Area of Conservation for Greater Horseshoe Bats

The application included a Preliminary Ecological Appraisal. The report considers the site is of limited 
ecological value and no protected wildlife species would be adversely affected. The site is unsuitable 
for bat foraging and isolated from woodlands or hedgerows that may hold a breeding population of 
protected wildlife species. It does not consider that further ecological survey work is required.

The Council’s Ecologist has reviewed the submitted information and concluded that whilst further 
survey work in respect of light spillage to the nearby stream and impact on bat populations would be 
preferred.  A lighting report has since been submitted which demonstrates light hitting the sensitive 
bat corridor would not exceed 0.5 lux which is an acceptable level to avoid impact on bats.  This is 
based on there being no external lighting at the rear of the new properties.  A planning condition is 
recommended to control this.

The report comments that light on the stream cold be reduced further by denser planting, building an 
earth mound or reducing the size of the windows.

This has been reviewed by the Council’s Ecologist who has commented as follows:

The lighting report model shows a maximum light level resulting from the new development of 0.43lux 
(average of 0.1lux) which is below the 0.5lux expected. 

To arrive at this figure the report does however make the assumption that the adjacent vegetation will 
stop 50% of light passing through to the stream (and gives some consideration to 
evergreen/deciduous and resulting effect). This would be offset to a degree given that the modelling is 
worst case so doesn’t take account of any curtains/blinds, etc. 

Accordingly, to have confidence in the modelled light levels a hedgebank with screen planting should 
be secured by condition. The application references new screen planting (drawing no. 2213.01) on 
the western boundary, and within emails from the agent there have been references to a proposal for 
a hedgebank from their consultant ecologist, but it is unclear whether both are proposed. 

A condition will be required restricting external lighting on the western elevations (unless agreed in 
writing by the LPA – it would need to be on a short timer and cowled, etc). 

The need for the hedgebank is queried by the applicant.  A planning condition requiring a landscaping 
scheme to be agreed will allow a variety of options to be explored and a suitable scheme achieved.

Subject to planning conditions the impact on ecology is considered to be acceptable.

Trees

Trees on the northern site boundary are protected by TPO’s.  The application included a tree survey 
and identified that four trees (2 x category C and 2 x category U - unsafe) would be removed by these 
proposals.  It may be necessary to prune the canopy of one of the category B oak trees by around 
2m.



Tree protection measures are included to ensure the protection of retained trees.

Plot 1 is in close proximity to protected trees but is outside of the root protection zone.  As the trees 
are north of the dwelling it is less likely there would be pressure to fell trees in the future.

Additional planting is proposed and a landscaping condition will require replacement planting of the 
trees to be removed

Impact on trees is considered to be acceptable.

Drainage:

A drainage scheme forms part of the application submission. It is considered there is sufficient detail
to enable the final details to be agreed by condition.

Flood Risk:

The lower part of the site, adjacent to the stream (west part of the site) lies within Flood Zones 2&3.  
The proposed dwellings sit entirely within Flood Zone 1 as does the access and parking areas.  This 
land within Flood Zones 2&3 is already within domestic garden use and this will not change.  

The proposed development does not introduce a greater element of flood risk than currently exists at 
the site.

Planning Balance:

The site is located within the Dartington Development Boundary, where new residential development 
is acceptable in principle. 

In the absence of a 5 year housing land supply that can be relied upon development for housing 
should be considered on the basis of a tilted balance in favour of approving sustainable development 
(paras 49 and 14 of the NPPF) unless significant and demonstrable adverse impacts would arise.

It is considered that any adverse impacts on trees and ecology can be controlled or mitigated and 
impacts on neighbour amenity are acceptable.  The proposal represents sustainable development 
and as such it is recommended that planning permission be granted

This application has been considered in accordance with Section 38 of the Planning & 
Compulsory Purchase Act 2004. 

Planning Policy

Section 70 of the 1990 Town and Country Planning Act requires that regard be had to the 
development plan, any local finance and any other material considerations. Section 38(6) of the 2004 
Planning and Compensation Act requires that applications are to be determined in accordance with 
the development plan unless material considerations indicate otherwise.

The relevant development plan policies are set out below:

South Hams LDF Core Strategy

CS1 Location of Development 
CS7 Design



CS9 Landscape and Historic Environment

Development Policies DPD

DP1 High Quality Design
DP2 Landscape Character
DP3 Residential Amenity
DP4 Sustainable Construction
DP5 Conservation and Wildlife
DP7 Transport, Access & Parking

Emerging Joint Local Plan

The Plymouth and South West Devon Joint Local Plan (the JLP) will replace the above as the 
statutory development plan once it is formally adopted.

Annex 1 of the National Planning Policy Framework (the Framework) provides guidance on 
determining the weight in relation to existing and emerging development plan policies.  
 

 For current development plan documents, due weight should be given to relevant policies 
according to their degree of consistency with the Framework (the closer the policies in the plan 
to the policies in the Framework, the greater the weight that may be given).  

 For the JLP, which is an emerging development plan, the weight is to be determined by the 
stage of its preparation, the extent to which there are unresolved objections, and its degree of 
consistency with the Framework.

The JLP is at a relatively advanced stage of preparation.   The precise weight to be given to policies 
within the JLP will need to be determined on a case by case basis, having regard to all of the material 
considerations as set out on the analysis above.

PLYMOUTH AND SOUTH WEST DEVON JOINT LOCAL PLAN -: PUBLICATION 
(as considered by the Full Councils end Feb/Early March 2017)

SPT1 Delivering sustainable development
SPT3 Provision for new homes
TTV1 Prioritising growth through a hierarchy of sustainable settlements
TTV2 Delivering sustainable development in the Thriving Towns and Villages Policy Area
DEV1 Protecting amenity and the environment 
DEV2 Air, water, soil, noise and land
DEV8 Meeting local housing need in the Thriving Towns and Villages Policy Area
DEV9 Accessible housing
DEV10 Delivering high quality housing
DEV20 Place shaping and the quality of the built environment
DEV21 Conserving the historic environment
DEV24 Landscape character
DEV28 Protecting and enhancing biodiversity and geological conservation
DEV30 Trees, woodlands and hedgerows
DEV37 Managing flood risk and Water Quality Impacts

Considerations under Human Rights Act 1998 and Equalities Act 2010
The provisions of the Human Rights Act 1998 and Equalities Act 2010 have been taken into account 
in reaching the recommendation contained in this report.



Recommended conditions in full

1. The development to which this permission relates must be begun not later than the expiration 
of three years beginning with the date on which this permission is granted.

Reason: To comply with Section 91 of the Town and Country Planning Act, 1990 as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The development hereby approved shall in all respects accord strictly with drawings entitled 
Location Plan no. PLU/1098/17, Tree Construction Plan, Site Survey no. SHP117_LS, Proposed 
Site Plan no. 2216.01, Access Plan no. 2216.02, Proposed Unit 1 no. 2216.10 and
Proposed Unit 2 no. 2216.11 received by the Local Planning Authority on the 27th.November 
2017.

Reason: To ensure that the proposed development is carried out in accordance with the 
drawings forming part of the application to which

3. Prior to their installation details / samples of facing materials, and of roofing materials to be used 
in the construction of the proposed development shall be submitted to and approved in writing 
by the Local Planning Authority. The development shall then be carried out in accordance with 
those samples as approved.

Reason: In the interests of visual amenity.

4. Prior to the commencement of development a detailed hard and soft landscaping scheme shall 
be submitted to and approved in writing by the Local Planning Authority and shall include the 
following details.

(i) location, species and spread of all trees, shrubs, hedges, hard landscaping and boundary 
treatment existing on the site, distinguishing those proposed to be removed and those to be 
retained;

(ii) a plan showing ground moulding, screen banks, hedgebanks, trees, shrubs, and hedges, 
including proposals for protection and maintenance of the landscaping. 

(iii) Details to demonstrate how proposed planting within the western part of the site will limit 
light spill to the western boundary

The scheme submitted shall be fully implemented in the planting season following the 
completion of the development and the plants shall be protected, maintained and replaced as 
necessary to the reasonable satisfaction of the Local Planning Authority for a minimum period 
of five years following the date of the completion of the planting.

Reason: In the interest of visual amenity and landscape in order to protect and enhance the 
amenities of the site and locality and in the interest of biodiversity

5. Notwithstanding the submitted information, no development shall be commenced until 
soakaway testing has been carried out and the details of the most sustainable drainage option 
has been submitted and approved in writing by the Local Planning Authority (LPA). Design
steps as below:

a. Soakaway testing to DG 365 is required to confirm the use of soakaways or to support 
an alternative option. Three full tests must be carried out and the depth must be 
representative of the proposed soakaway. Test results and the infiltration rate to be 
included in the report.



b. If infiltration is suitable then the soakaway should be designed for a 1:100 year return 
period plus an allowance for Climate change (currently 40%).

c. If the infiltration rate is good, but due to site constraints a full soakaway can’t be 
accommodated then a split attenuation / soakaway system should be considered to 
manage the surface water on site.

d. Only once all the above have been assessed and discounted will an offsite discharge be 
deemed acceptable. Attenuation should be designed for a 1:100 year return period plus 
an allowance for Climate change (currently 40%).

e. The offsite discharge will need to be limited to the Greenfield runoff rate. This must be 
calculated in accordance with CIRIA C753.  The discharge must meet each of the critical 
return periods.

The drainage scheme shall be installed in strict accordance with the approved plans, maintained 
and retained in accordance with the agreed details for the life of the development.

Reason: To ensure surface water runoff does not increase to the detriment of the public highway 
or other local properties as a result of the development.

6. The recommendations, mitigation and enhancement measures of the Ecological Report, by 
Green Lane Ecology in March 2017, shall be fully implemented prior to the commencement of 
the use hereby approved and adhered to at all times. In the event that it is not possible to do so 
all work shall immediately cease and not recommence until such time as an alternative strategy 
has been agreed in writing with the Local Planning Authority.

Reason: To safeguard the interests of protected species

7. Notwithstanding the provisions of Schedule 2 of the Town and Country Planning (General 
Permitted Development)(England) Order 2015 as amended (or any Order revoking, re enacting 
or further amending that Order), no development of the types described in Schedule 2, Part 1, 
Classes A, E and F and Part 2, Class A of the Order, including the erection of extensions, 
outbuildings, hardstandings, fences or other structures shall be carried out on the site, other 
than that hereby permitted, unless the permission in writing of the Local Planning
Authority is obtained.

Reason: To protect the appearance of the area to ensure adequate space about the buildings 
hereby approved and in the interests of ecology and amenity

8. The delivery of goods and building materials during the construction period for the approved 
development and construction/building works on the site shall not take place outside the hours 
of 08.00 to 18.00 Mondays to Fridays, 08.00 to 13.00 on Saturdays and at no time on Sundays 
or Bank Holidays.

Reason: To safeguard the residential amenities of adjoining residential properties

9. Prior to the commencement of the development hereby approved, details of the disposal of foul 
water shall be submitted to and approved in writing by South West Water and the Local Planning 
Authority and the approved foul water system shall be installed prior to occupation of
the dwelling(s). Following its installation the approved scheme shall be permanently retained 
and maintained thereafter.



Reason: To safeguard the amenities of the locality and to ensure that the development is 
adequately drained.  A pre-commencement condition is considered necessary to safeguard the 
environment in the interests of the amenities of the area.

10. Development shall take place in accordance with the recommendations set out in the 
Arboricultural Impact Assessment by devontreeservices dated 26 September 2017.

Results:  In the interests of amenity and ecology.

11. The development hereby approved shall be carried out in such a manner as to avoid damage 
to the existing trees and hedgerows as shown on the plans, including their root systems, or 
other planting to be retained as part of the landscaping scheme, by adopting the
following:

(i) All trees to be preserved should be marked on site and protected during any operations on 
site by a fence.

(ii) No fires shall be lit within the spread of the branches of the Trees

(iii) No materials or equipment shall be stored within the spread of the branches of the trees

(iv) Any damage to the trees shall be treated with an appropriate preservative.

(iv) Ground levels within the spread of the branches of the trees shall not be raised or lowered 
in relation to the existing ground level, or trenches excavated, except in accordance with 
details shown on the approved plans.

Reason: To protect the existing trees and hedgerows in order to enhance the amenities of the 
site and locality.

12. No external lighting shall be installed or provided west of the rear/west facing elevations of the 
proposed dwellings unless previously agreed in writing by the Local Planning Authority

Reason : In the interests of biodiversity

13. Prior to the occupation of the dwellings hereby approved the new access road and turning and 
parking areas shall be laid out in accordance with the approved plans, made available for use 
by occupants of the dwellings and retained as such in perpetuity.

Reason:  In the interests of the safety and convenience of users of the highway


