PLANNING APPLICATION COMMENTS AS AT 10 JULY 24

4a. 2017/24/TPO - T1: Japanese Cherry - crown lift to 3m, reduce lateral crown spread on Eastern aspect to 3.7m away from property, reason for works? T2: Ash - fell due to dieback. T3: Ash - fell due to dieback. Russell Court, Victoria Street, Totnes.

[bookmark: _Hlk170978907]Applicant: LiveWest

Info: As per description.

No comments recorded on SHDC website planning portal.

5a.  1824/24/HHO – Householder application for first floor extension and convert garage into living space. Overall footprint will not increase. Resubmission of 1004/24/HHO. Oak Tree Cottage, Weirfields, Totnes, TQ9 5JS. 

Applicant: Becky Turl

Info: Application states: ‘This application seeks permission increase the size of the existing first floor to allow for a fourth bedroom and study. Convert the garage into living space whilst refurbishing throughout. The overall footprint of the property will not increase and any intensification of use of existing structures is within permitted development rights’. The Design and Access statement says: “In compliance with comments received by the Tree Officer, we have removed the office area directly below the tree reducing intensification. We seek only to ask that we be allowed to extend the first floor roof ridge by approx 1.2m to accommodate a new staircase to link the ground and first floor bedrooms. This would allow us to make the most of the first floor living space away from the tree”. Windows: existing foil UPVC dark wood finish, proposed internorm windows and doors and sunflex aluminium sliding doors. Walls: existing cream render and stone, proposed existing stone/render and natural untreated timber so it weathers to a subtle hue over time.

Application 1004/24/HHO was refused in May 2024: “The potential detrimental impact on the Oak tree of intensifying residential use beneath it goes against the requirements of SPT1 (ii, v), SPT2 (12) and DEV28 of the Joint Local Plan as well as guidance contained within the Supplementary Planning Document (7.151-7.170), and as such the application is recommended for Refusal.” The TTC Planning Committee comment from Apr 2024 was: "Comment – the Committee’s comment on application 3987/23/HHO from January 2024 still stand, namely that it doesn’t object in principle but the Committee has concerns about the flat roof over the former garage and how this fits visually with the existing pitched roof of the house."

No pre-app advice.

DCC Ecology Consultation: On review of the information submitted for the application below, I can confirm that all bat surveys were undertaken correctly and following national guidelines. Bats and nesting birds are unlikely to be impacted by the proposals. Please issue the applicant with the following informative:

Bats and their roosts (resting/breeding places) and nesting birds are protected by law. In the event that a bat is discovered then works should cease and the advice of Natural England and/or a suitably qualified ecologist should be obtained. Works should not resume until their advice has been followed. If any nesting birds are discovered using the areas to be affected, work should not proceed until breeding has finished and all fledglings have departed the nest. Generally, buildings, trees and vegetation may contain nesting birds between 1st March and 31st August inclusive.
Please issue the following condition:
Condition: At no times shall any external lighting be installed or used in association with the development hereby approved, unless otherwise agreed in writing by the Local Planning Authority.
Condition: Ecological Enhancements shall be carried out in accordance with the actions set out in the Ecology Assessment (Redstone Ecology, January 2023) This condition shall be discharged when the consultant ecologist confirms in writing to the LPA that the recommendations have been satisfactorily implemented

5b.  0373/24/FUL - Extension to cottage and subdivision to form two separate dwellings. Causen Cottage, The Grove, Totnes, Totnes, TQ9 5ED. 

Applicant: Mr & Mrs Rud Sawers

Info: The application states: “A new dwelling extension to Causen Cottage, Totnes, Devon. The client aims to split the existing dwelling into two properties. 1. Causen Cottage - the existing main house and separate studio unaffected by the proposed works. 2. East Causen Cottage - a new dwelling as an extension to the existing music room. The client aims to retain the existing music room and add an extension to form a single storey courtyard house located around the perimeter of the garden. Housing category for proposed build is selected as ‘Self build and custom build 2 bedroom. Existing 3 bedroom dwelling as market housing”.The property is not listed, but sits within the conservation area. Materials - Walls: existing rough cut stone wall, proposed rough cut stone wall and cedar timber cladding. Roof: existing and proposed natural slate. Windows: existing single glazed non-thermally broken metal frame in white, proposed double glazed polyester powder coated windows grey.

Pre-app advice Nov 2023: General response: General support for the proposals. Key additional requirements: Archaeological and Structural report confirming condition and recommendations for the retention of the existing stone boundary wall facing The Grove - this information has been provided.

TTC Planning Comment Aug 2023 on application 1461/23/FUL which was withdrawn: 
Object. Effect on listed buildings and conservation areas. Whilst the principle of creating two units is acceptable, the current proposal is problematic in view of the site’s important location which evidences the last remaining section of the defensive boundary of Totnes’ second stage of town development (the lower burh). Proposals should ensure that this historic feature is not eroded further. Devon Historic Coastal and Market Towns Survey: Totnes (Historic Environment Projects) states that the Historic Urban Character Area of The Grove and Warlands has High heritage significance both above and below ground. It is important that a Conservation Officer assesses the proposal and visits the site for this reason, despite the building not being listed. Conservation / Design concerns: 
• Effect on listed buildings and conservation areas. Increasing the length of the existing music room towards the East will result in a narrower gap between the proposed new dwelling and its neighbour, which diminishes the effect of the wall as a boundary, and therefore negatively impacts on the character of The Grove within the Conservation Area. The form of building along this remnant of the town defences is predominantly composed of gable ends or narrow dormers appearing above the wall - not long stretches of roof parallel to the boundary.
• Effect on listed buildings and conservation areas. The need for the wall to support additional loading along its length, and the proposed substantial excavation directly behind the existing wall to create a partial lower ground floor utility room, will result in substantial rebuilding (and therefore regularisation) of the historic front enclosure wall. 
• Effect on listed buildings and conservation areas. The log burner flue should be set to the rear north slope of the main roof (behind the ridge line) to minimise its presence in long views along The Grove and within the Conservation Area. 
• Adverse impact on nature conservation interest and biodiversity opportunities. The current landscape proposals will result in a substantial loss of soil and natural habitat as they include the laying of extensive areas of hard paving and terracing with significantly less open ground. 
• Capacity of physical infrastructure. No surface water drainage assessment or mitigation proposals appear to have been submitted - SWW have commented that they will only allow connection for foul. The proposed hard landscaping and roofs will result in additional water run-off that has not been demonstrated can be accommodated on site adequately.
• Layout and density of building design, visual appearance and finishing materials. The proposed 2 no. car parking spaces would have a detrimental impact on the character of the street scene which is almost rural in its feel, with numerous bluebells and other plants forming a green base to the wall. See photo on p.52 of the Devon Historic Coastal and Market Towns Survey: Totnes. NB The unmade higher lane here is very narrow and the need to pass the additional parked vehicles will result in erosion of the vegetated bank to the other side of the lane (as is already apparent a little further along).

No comments recorded on SHDC website planning portal.

5c.  2057/24/HHO - Householder application for extensions & alterations to existing dwelling. Windrush, Kingsbridge Hill, Totnes, TQ9 5TA.

Applicant: Mr & Mrs Buck

Info: Main changes from the previous application considered in April is: no additional first floor; lower and pitched roof. This has meant some reorganising of rooms/space on the existing floors and an additional bedroom and bathroom. Roof: existing concrete tiles, proposed natural slate and PV panels. Walls: existing facing brickwork grey; proposed painted render, vertical weatherboarding. Windows and Doors: existing UPVC, proposed PPC aluminium. No trees need to be pruned or removed for the proposed works. 


The detailed design statements says: Our previous design, which proposed a new first floor did not gain approval largely due to the design which incorporated a flat roof and the additional height of adding the first floor. The revised design seeks to extend the property to the south over both the existing floors and replace the shallow roof with a more vernacular pitched slate roof. The scheme proposes a small extension dug into the ground to the south of the lower ground floor to create a new bedroom and bathroom. Above this we propose a small extension to the south of the upper ground floor. The overall floor area increase is 65m2 which is made up of 20m2 for the upper ground floor extensions and 45m2 for the lower ground floor extension. It is proposed to remove the concrete tile roof and replace with a natural slate roof retaining a solar array to the east elevation. The roof height will increase from approximately 20 degrees to 30 degrees to allow for the new slate roof finish meaning that the new roof will be approximately 1.0m higher at the ridge with no change at the eaves. The dwelling benefits from wonderful views to the south over fields and to the east over much of Totnes and Bridgetown. The existing upper ground floor balcony is to be retained on the east side and complemented by and extended balcony to the south overlooking the fields, this will also give direct access to the garden, something the house is lacking at present. The new slate roof will have solar panels on the eastern elevation and an air sourced heat pump will be installed along with electric car charging and a MVHR unit.

No pre-app advice.

No comments recorded on SHDC website planning portal.

TTC Planning Committee comments from April 2024: Object. 
Site Context - Windrush is located at the edge of the designated NP Settlement Boundary, being the final house at the top of Kingsbridge Hill lane. It provides a visual foreground to the well-utilised adjacent accessible public viewing point from where Dartmoor can be seen on the horizon, with Totnes' historic town centre in the valley below. 

The existing house is tucked into the hillside, appearing as a modest bungalow from the road, with a roof ridge height which is slightly lower than its immediate neighbour. Its form is therefore recessive in both near and far views, with its shallow gable ended roof blending into its context. Whilst shapes of roofs along Kingsbridge Hill differ, a shared characteristic to all is a shallow pitch, responding contextually to the Grade II Listed early 19C villa Highfield (Summercourt) half way up the lane.

The site is also visible from various points along Fishchowter's Lane, an important ancient greenway (designated PRoW) on the other side of the undeveloped valley to Kingsbridge Hill. The views from Fishchowter's Lane are characterised by natural landscape features, with built forms being recessive and not breaking the brow of the hill visually. This path provides walks for residents in a town which is acknowledged to be deficient in public open space. 

It is critical that any proposal for the site occupied by Windrush respects this highly sensitive context.

The Committee has the following comments:
•	The proposed additional upper floor is not sympathetic to, or in keeping with, the natural landscape and neighbouring properties (which have shallow pitched roofs) in such a prominent and visible location. It will be seen driving into Totnes from the Dartmouth direction, and from local green spaces and footpaths, for example the adjacent public viewing point and Fishchowters Lane. The DAS notes that the design is 'defensive' to the North and West, resulting in elevations which provide nothing positive to the street scene, thus detracting further from the views.
•	A flat roof design is not appropriate for the location, and is not a characteristic building form seen in this area of Totnes. The Committee supports the planning officer’s pre-application advice. 
•	Size of the windows and the impact on light pollution and solar glare in the undeveloped natural valley.

We consider that the proposal is not in conformity with the following TNP policies:

· V1a. Local Identity - respecting local distinctiveness and historic character in land use.
· EN1c. Scale and character to be in keeping with the site and surroundings.
· EN1d. Maintaining or enhancing local identity and distinctiveness.
· EN2c. Development and Design: be in scale and keeping with its site and setting, protecting the local landscape and important views.

4.4.1 Landscape Setting of Totnes: "The high quality undeveloped landscape around Totnes frames the town as it nestles in the surrounding hills... This is particularly important at key 'gateway' site to the town - for example views descending Kingsbridge Hill."
EN4. 2. New building should not be of a height or mass to obscure important views... nor of a height to break the historic skyline 
(the height and volumetric mass of the upper floor will result in its profile breaking the top of the hill when observed from various angles – photographs provided). 

We noted that EN3.2.  Historic and Built Character the NP states that "good innovative design offering a fresh interpretation of local distinctiveness will be welcomed". This Policy provides the opportunity for a revised design to be submitted with a diminished volume visible from the road, and utilising a shallow roof pitch to create a different form that is both contextual and less prominent.

5d.   1920/24/LBC – Listed Building Consent application for internal structural works prior to finishes. 29 High Street, Totnes, TQ9 5NP.

Applicant: Paul Evans

Info: The Design and Access Statements says: This application seeks to gain consent for the internal structural works to repair parts of the building which are currently structurally unsound and to repair elements prior to finishes. The Schedule of Works says: Phase 1 & 2 applications have been submitted and covered the front elevation re slating and windows and regularising of the commercial spaces on the first floor and there works. 1.1.5 A further “Phase 4” application will be made for all internal finishes specifications. It details the works on floors 1-3 including: putty repairs to stone walls; historical floor retention; modern stud walls to be retained and constructed; 2 x conservation grade rooflights 

Pre-app advice from May 2024: A follow up pre-application meeting with Richard Gage, the client & BBH Architects was undertaken on-site to review the proposed structural works needed at 29 High Street. It was agreed that a separate LBC application should be submitted including all the details excluding finishes. 

DCC Highways Consultation: No highways implications.

5e.  2012/24/FUL – Partial roof replacement to north side & new windows, external cladding & thermal upgrades to southern elevation along side general internal refurbishment. 4 Collins Road, Totnes, TQ9 5PJ.

Applicant: Castlemead Homes

Info: Application states that the use of the site is ‘general use commercial office space’ which ceased in Feb 2024. Walls: existing painted render, proposed mix of painted render and timber cladding. Roof: existing worn metal profile roofing to the Southern side and natural slate to the Northern elevation, proposed new sinusoidal profile insulated panel roofing in dark grey powder coated finish to the Southern side and retained natural slate to the Northern Elevation [and Solar PV panels]. Windows: existing none, propose powder coated aluminium. Doors: existing timber, proposed powder coated aluminium. Existing and proposed employees – 12 full time. Would also seem to be internal walls being introduced to provide 3 x offices, reception, meeting room and staff facilities (showers, toilets, kitchen, storage etc). Design and Access Statement says ‘Property is a modern warehouse previously used as a gallery commercial space. The structure is currently of single skin concrete block work with a steel truss supported roof of cement slate tiles to the North slope and corrugated metal to the South slope. The proposal is designed to provide a new facade to the building while providing new windows and thermal protection for continued office use along with replacing the aged corrugated roof. As such a new external skin will be added to the northern elevation featuring timber cladding to the first floor and a render on render board finish to the ground floor with insulation behind. This will help to make the existing property fit better into its surroundings as several buildings including its immediate neighbour feature first floor timber cladding. Additionally some new openings for new access doors and glazing will be opened in the wall to allow additional lighting and access into the space which currently has no windows other than some light panels in the corrugated roof and the existing access doors. Finally the roof finish to the southern slope will be removed and replaced with new dark grey powder coated sinusoidal profiled insulated panels to maintain the existing look while efficiently upgrading the thermal performance.

[bookmark: _Hlk171071832]No pre-app advice.

DCC Highways Consultation: No highways implications.

5f.  1660/24/FUL – Removal of various redundant projecting, wall-mounted, and window signage. New heightened fascia signage board with brand lettering and colour. New blind arched spandrels over existing fenestration and main entry door. Reduced illumination with replacement traditional swan-neck wall-mounted lamps. New timber grooved pillaster and cornice boarding in brand colour. Replacement single leaf main entry door with traditional glazed pane and letterbox. New grey paint finish over lower storey rendered areas. 39 Fore Street, Totnes, TQ9 5HN. 

Applicant: Mohammad Rehan

Info: As description – the Committee considered an advertising application for this premises in June and were supportive. The property is not listed but sits in the conservation area. Walls: existing white painted render and vinyl fascia signage, proposed grey paint and brand brown painted timber boarding. Doors: existing white painted timber glazed, proposed brand brown painted timber glazed. 

Pre-app advice from Feb 2024 - The applicant called the South Hams planning to determine for general advice on shop signage and whether planning or advertising consent was required. The officers details are not known.

DCC Highways Consultation: No highways implications.

5g.  1757/24/LBC – Listed building consent for investigative and repair works to external wall to second floor. Flat 2, 28 High Street, Totnes, TQ9 5RY. 

Applicant: The Wakefield Almshouses Charity

Info: Flat is above Conker shoe shop. Application states: External wall to Second Floor. Remove cementitious render on rusted metal mesh, to timber frame. Investigate movement of timber frame. Repair frame with like for like material in traditional manner (if necessary). Install wood fibre insulation in frame. Re-render with lime on Oak lath. Details at junctions - incorporate lead soakers, stainless steel mesh reinforcement at render junction, battenstop at base. External walls: existing cementitious render on rusted metal mesh; proposed wood fibre insulation, oak lath and lime render. Scope of works document contains images of the problems on the external wall.

No pre-app advice.

Historic England Consultation: Historic England provides advice when our engagement can add most value. In this case we are not offering advice. This should not be interpreted as comment on the merits of the application.

DCC Highways Consultation: No highways implications.

5h.  1994/24/HHO – Householder Application for slate hanging to the first floor on all four aspects of the house, and porch canopy to the front door entrance. 3 Gills Nursery, Totnes, TQ9 5DG. 

Applicant: Frances Turner and Russell Pariseau

Info: As description. Heritage statement says: The neighbouring properties numbers 1 and 2 Gills Nursery already feature slate hanging to the first floor and porch canopies. Additionally, most other properties in the vicinity have slate siding. Grey Spanish slate is proposed to match the roof of the house and garage and which is in keeping with other buildings in the area. The porch canopy proposed is similar to those on numbers 1 and 2 Gills Nursery. Walls: existing painted render, propose natural Spanish slate (grey) to match roof. Porch canopy: proposed zinc aged galvanised steel door canopy.

[bookmark: _Hlk171073242]No pre-app advice.

DCC Highways Consultation: No highways implications.

5i.  2060/24/CLE - Certificate of lawfulness for existing use of petrol filling station. Morrisons Service Station, Station Road, Totnes, TQ9 5JR. 

Applicant: Motor Fuel Group Ltd

Info: This application is for a lawful development certificate, the grounds for application stated as: ”Use of Petrol Filling Station established by T.P app reference No. 9/56/1356/95, dated 14/02/1996 - alterations to provide petrol filling station, carwash, jetwash and shop.” Reasons why Lawful Development Certificate should be granted given as: “Planning permission relevant to the development of the site for the existing use as a petrol filling station includes no planning conditions which would restrict the hours of operation on the site.”

[bookmark: _Hlk171504758]No comments recorded on SHDC website planning portal.


