
Policy: DA1 South of Shutterton Lane

Consultee ID: 41 Agent:

Policy Support: No

Policy Response:

a) the proposed development is too large and unsuitable with a potential traffic generation problem if Shutterton Lane remains open throughout as it will be used as a 
'rat-run'. This is a gateway to Dawlish and the appearance from the Sainsbury's roundabout to Warren Road is decidely piecemeal, scruffy and unkempt. If 350 houses 
were built, this would form a link for the first time between Dawlish and Dawlish Warren, a retrograde step in my opinion. Otherwise, the proposals seem realistic and 
sensible.

Change To Policy:

A community of about 100 families be developed south of Shutterton Lane and to the west of Sainsbury's. A green belt will be retained between the development and 
Dawlish Warren.

Individual

Consultee ID: 64 Agent:

Policy Support:

Policy Response:

The overall land areas of these proposed allocations are appropriate and they are correctly treated as two parts of a single allocation. 

However, there is too much detail incorporated in the proposals for the sites, particularly in the approximate number of new homes which could be provided. The 
land adjoining Secmaton Lane would be capable of accommodating far more than the proposed 460 new homes together with other development. The Plan relates to 
a long future period of time and must
be flexible to allow for changing development requirements. The ultimate amount of development must be determined by the physical characteristics of the site and 
the needs of the community.

The plan of Dawlish illustrating these proposals contains too much detail and is inappropriate for a Core Strategy. The Plan refers, at 8.13, to the need for a 
masterplan. It is the masterplan which will govern the design and the detail
of the future developments. 

The masterplan should be a means of producing an urban extension to Dawlish which creates a new neighbourhood with its own facilities, linked in terms of transport 
and landscape to the existing urban area, and which creates a new landscaped edge to the extended urban area to mark a permanent boundary of the town and an 
appropriate transition between town
and country. 

In relation to DA2 North West Secmaton Lane it is wrong for the Plan to specify about 460 new homes and 41 hectares of mitigation for cirl buntings when there has 
been no masterplan produced or proper surveys and recommendations in relation to cirl buntings.

Individual
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It is wrong for the Plan to clearly identify on a proposals map the areas of the strategic sites which are proposed to be developed and those areas which are proposed 
to be kept open. In any event there has been no explanation as to
why the proposals for Secmaton in the  Plan (approved by the Council in November 2011) are so different from the proposals in the Dawlish Neighbourhood Plan put 
out for consultation in September. Of significant concern is a proposal in the Plan, but not in the Neighbourhood Plan, to develop an area of high ground to the west 
of Gatehouse Hill and north of
The Paddock which rises from the 30 metre contour up to the 60 metre contour and which forms part of a highly prominent landscape feature extending to a height 
of 100 metres.

Change To Policy:

Consultee ID: 73 Agent:

Policy Support: Yes

Policy Response:

the correct area of Dawlish with purpose built facilities, amenities and infrastructure.

Change To Policy:

Individual

Consultee ID: 80 Agent:

Policy Support: Yes

Policy Response:

Hope that all the affordable housing goes only to LOCAL residents who require housing not from outside the area

Change To Policy:

Individual

Consultee ID: 84 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 85 Agent:

Policy Support: No

Policy Response:

Polluted run off water puts the Exe estuary wild life at risk.

Change To Policy:

Individual
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Change To Policy:

Provide infrastucture improvements and environmental assessments before you allow building here to go ahead.

Consultee ID: 91 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 141 Agent:

Policy Support: No

Policy Response:

Any development whether for housing will add to traffic congestion on the A379 especially in the summer. This will deter visitors and therefore the development will 
be not add to the prosperity of the area.   Can the Sewage system handle the effluent from this size of development.

Change To Policy:

No development

Individual

Consultee ID: 199 Agent:

Policy Support: No

Policy Response:

Yes!

Change To Policy:

I would give a timescale on the 350 new homes - will these be built in 1 year or 20?  And how many per annum.

Individual

Consultee ID: 204 Agent:

Policy Support: No

Policy Response:

I dont believe there is a need for so many houses to be built. I understand about the need for affordable houses, but the percentage that are for affordable houses is 
far too low. Therefore, i feel this is to benefit the greedy building firm and sainsburys!! There are hundreds of houses on the open market that are struggling to sell, so 
how on earth do you think there is such a great need for more? This area should be preserved for the wildlife species. Sainsburys supermarket shouldn't be the reason 
why you think it is justified to build so many houses. Towns up & down the country have been killed off due to supermarkets being built. What about originality, 
uniqueness? Not replica towns as seen everywhere else. Towns that end up merging into one huge town & then an increase in social problems.

Change To Policy:

Individual
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Change To Policy:

Use derelict buildings, shops, factory units to build houses on. Use brownfield sites not greenfield sites.

Consultee ID: 214 Agent:

Policy Support: No

Policy Response:

An example of the lack of thought that has gone into the Strategy is Policy DA1 South of Shutterton Lane which contains a proposal for a ‘multi-purpose building 
capable of incorporating health facilities as a high quality landmark development for the gateway to the town on the A379 Exeter Road’. There is no explanation of 
what this is (a hotel with hospital facilities maybe), how much it will cost, who will own it or how it will be funded.  Development should not take place here until there 
have been guarantees about the ability of sewerage systems to cope with new development.

Change To Policy:

Individual

RSPBConsultee ID: 223 Agent:

Policy Support:

Policy Response:

This will impact on at least three cirl bunting breeding territories, and result in the loss of at least two of these, based on data from the last national survey in 2009, 
and falls partly with the Cirl Bunting Enhancement Zone.

The RSPB does not consider that the Strategic Cirl Bunting Area as currently proposed will be sufficient to compensate for the loss of the site and we therefore 
concerned about this allocation. Please see our comments on DA2 Strategic Cirl Bunting Area below.

Change To Policy:

Organisation

Consultee ID: 240 Agent:

Policy Support: Yes

Policy Response:

Reluntantly this is my preferred option

Change To Policy:

Individual

Consultee ID: 250 Agent:

Policy Support: No

Policy Response:

Individual
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The area between the A379 and Dawlish Warren should not be developed. This is a seaside town and that is an area very near to the seaside. I cannot think of 
anything more unlike the image of a seaside town when people first arrive (whether to the Warren or the town of Dawlish itself) than to pass by an urbanised and 
industral area. How offputting will that be? And whilst it would be nice for Dawlish to be as self sufficient as possible in terms of employment in all honesty how likely 
is that to happen? Remember the site of the Sainsbury's supermarket was designated as land for industrial use for years and years but nothing was ever developed 
there - which is precisely why Sainsbury's was able to build there. Why should businesses locate to Dawlish when the likes of Exeter, Newton Abbot and Torbay have 
bigger customer bases.   Can the sewage system cope with the extra demand on it which would be created by all the extra houses? Where will the sewage go? Into 
the Exe Estuary? What about pollution? Not only in terms of wildlife but also in terms of quality of bathing water. If the Warren and Dawlish get a reputation for bad 
bathing water you can say goodbye to the only industry it currently has - tourism!

Change To Policy:

Make it an area of parkland aimed at residents and tourists alike

Consultee ID: 283 Agent:

Policy Support:

Policy Response:

The proposals for Dawlish are flawed. There is no basis for the proposals to provide 45 new homes per year. This level of provision is in excess of any need created by 
new employment. People buying these houses would be in-migrants working outside of the town. This would place addition pressure on the A379 and the Council has 
not prepared plans to deal with this or acknowledged the problem in the Core Strategy. The development at such a high level does not fit with the Council’s policy of 
sustainable development. 

This development would also destroy habitats and reduce the open break between Dawlish and Holcombe.

No indication of what a ‘multi-purpose building capable of incorporating health facilities as a high quality landmark development for the gateway to the town on the 
A379 Exeter Road’ is.

Change To Policy:

Individual

Consultee ID: 293 Agent:

Policy Support:

Policy Response:

Retain land for employment uses
Connect internal roads to existing industrial estate
Pursue existing conditional approval for industrial/employment units

This proposal echoes the Black Country scheme of 2004 (?) whereby the whole of the land south of Shutterton Lane was projected for housing, some retail and a 
residential home. This proposal seeks to capitalise on the infrastructure paid for by the Sainsbury's development and to suggest that there is no demand for 
employment land. ('Representations on Draft

Individual
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Neighbourhood Plan' , page 110) This is the only likely site for further employment land and as has already been shown above there is token allocation (Policy S3). The 
inclusion of a 'multi-purpose building as a high quality landmark development' would be of limited impact along an entry to Dawlish where old petrol stations line the 
road and are
given to a variety of second hand uses, and a former employment site is now fronted by sales pitches for mobile homes and holiday lodges of varying description.

The more important consideration for Dawlish is the establishment of modern workshop and employment units on the new sites behind Sainsbury's (AS 
CONDITIONED BY THE PLANNING APPROVALS) and the further connection to the older Shutterton Factory Estate( now Business Park) across Shutterton Brook by a 
new internal road. The construction of this could bring internal service roads to a higher standard, ensure the repair of drains and other infrastructure, and avoid 
commercial deliveries and internal traffic repeatedly crossing the main A379. 

Internal road from the existing access off Sainsbury's roundabout could be connected to Shutterton Lane, east end, so as to avoid taking access off the A379 at the 
existing Shutterton Lane junction, which is blind and dangerous.

This panel does not include any reference to employment land provision within the development, and an objection should be raised to this change from the 
Neighbourhood Plan proposals. There is not a valid argument for releasing employment land and it goes against reaching for Sustainability in Dawlish.

The development of the land south of Shutterton Lane destroys the rural lung between Dawlish and Dawlish Warren and crosses a sensitive marsh area.

Change To Policy:

Consultee ID: 297 Agent:

Policy Support: No

Policy Response:

Too many homes planned on good agricultural land. An aesthetic disaster in relation to the core function of a holiday resort.

Change To Policy:

Preserve our good agricultural land and our rural setting and at least halve the number of new builds. Ensure that the Barton Surgery facility is retained to serve the 
southern part of town when any new health centre is built.

Individual

Shutterton Park LimitedConsultee ID: 308 Agent: Arup

Policy Support:

Policy Response:

Draft Core Strategy Policy DA1 (South of Shutterton Lane) is the subject of SPL’s current proposals for which a Planning Application is intended to be submitted in 
Summer 2012. It states that the site will deliver an urban extension to include about 350 new homes including affordable housing, a multi‐purpose building capable of 
incorporating health facilities, connection to strategic pedestrian / cycle route from Langdon Road to Dawlish Warren Road; a carbon reduction strategy and 
sustainable urban drainage to control run‐off into Shutterton Brook. Paragraph 8.11 of the Draft Core Strategy identifies that the proposed allocation will ‘provide for 
early delivery of new homes in the plan period, making use of existing road infrastructure from the A379 Exeter Road’. In addition paragraph 8.9 states that 

Organisation
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‘deliverability of this growth option is assisted through the recently completed highway infrastructure in connection with the Sainsbury's supermarket'.

The land South of Shutterton Lane is seen as one of two component parts of a single contiguous strategic site allocation, to include the site described in Policy DA2 
(north west Secmaton Lane). Paired with the land identified in Policy DA1, paragraph 8.9 explains that this concentrated area of growth avoids the undeveloped coast 
and cliff tops, the coalescence of small communities with Dawlish and the loss of other open space valued locally, and thus presenting the principle source for planned 
growth over the next 20 years.

Government Policy – Commentary
Planning Policy Statement 12: Local Spatial Planning (PPS12) describes the approach to be followed in preparing core strategies. Paragraphs 4.27 and 4.28 of PPS12 
recognise that engagement between local planning authorities (LPAs) and key stakeholders in the preparation of a Core Strategy is essential to the timely delivery of 
policies. In particular it notes that LPAs should seek out major landowners and developers and engage them fully in the generation of options, to ensure deliverability 
of the Core Strategy. In relation to Draft Core Strategy Policy DA1 and the land South of Shutterton Lane, this
approach is exemplified by SPL’s ongoing engagement in both the Draft Core Strategy and DNP plan‐making process.

Three important issues set out in PPS12 include:
a) The ability to demonstrate that the Core Strategy is the most appropriate when compared against reasonable alternatives;
b) The requirement to undertake a sustainability appraisal including once again demonstrating that reasonable alternatives have been assessed; and
c) Deliverability of a Core Strategy, and the ability of it to stand up to independent scrutiny, such that LPAs should ensure partners who are essential to the delivery of 
the proposals, such as land owners and developers are signed up to it at an early
stage.

This written representation provides evidence to assist the Council in demonstrating that in relation to Draft Core Strategy Policy DA1, the site is the most appropriate 
when considered against reasonable alternatives and that Draft Core Strategy Policy DA1 is deliverable.

Planning Policy Statement 3: Housing (PPS3) places great importance on the deliverability of Core Strategies and new homes. Paragraph 54 of PPS3 states LPAs should 
identify sufficient specific deliverable sites to deliver housing in the first five years. To be considered deliverable PPS3 states sites should be:
a) Available – at the time of adoption of the Core Strategy;
b) Suitable – in a suitable location for development and would contribute to the creation of sustainable, mixed communities; and
c) Achievable – in that there is a reasonable prospect that housing will be delivered on the site within five years.

Moving beyond adopted National Policy, the emerging draft National Planning Policy Framework (NPPF) states that in relation to housing the Government’s objective 
is to increase significantly the delivery of new homes. In particular paragraph 109 of the Draft NPPF states that to boost housing LPAs should, inter alia:

a) Use an evidence based approach to ensure their Local Plan meets the full requirements for market and affordable housing, to include key sites which are critical to 
the delivery of the housing strategy over the plan period;

b) Identify and maintain a rolling supply of specific deliverable sites sufficient to provide five year’s worth of housing against their housing requirements, with an 
additional allowance of at least 20% to allow for choice and competition in the market; and
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c) Illustrate the expected rate of housing delivery through a housing trajectory for the plan period, setting out a housing implementation strategy describing how they 
will maintain delivery of a five‐year supply of housing land to meet their housing target.

Building on the above, paragraph 110 of the Draft NPPF cautions that ‘Planning permission should be granted where relevant policies are out of date, for example 
where a local planning authority cannot demonstrate an up‐to‐date five year supply of
deliverable housing sites’. This written representation demonstrates that through the allocation of the land South of Shutterton Lane, the Council will be able to 
demonstrate an up‐to‐date supply of deliverable housing sites for Dawlish.

The Deliverability of Draft Core Strategy Policy DA1: Land South of Shutterton Lane

National Policy, both adopted and emerging places great importance on the deliverability of policies and strategic allocations set out in a Core Strategy. The following 
paragraphs; clearly demonstrate the deliverability of the land South of Shutterton Lane to provide approximately 350 new homes; provide evidence that it is the most 
appropriate option for development when compared against reasonable alternatives; that there is an under‐supply of housing land; and an evidence based need
for new housing.

Deliverability
As explained in the introduction to this written representation, SPL has proactively engaged with the Council in the plan‐making process from a very early stage, in 
response to both the Core Strategy and DNP. In addition to formal written
representations, SPL has engaged in a series of detailed pre‐application meetings with the Council in relation to the preparation of an outline planning application for 
the site to provide approximately 350 new homes, to include up to 30% affordable housing and an on‐site community facility, in accordance with Policy DA1 (South of 
Shutterton Lane) of the draft Core Strategy. The master plan for the site provides new pedestrian and cycle routes across the site, providing new access to green 
infrastructure and the wider area and incorporates sustainable urban drainage systems to control run‐off into Shutterton Brook. Discussions regarding the scope of 
Section 106 Agreement commenced in January 2012 and SPL has agreed to undertake a Planning Performance Agreement (PPA) with the Council to ensure the timely 
determination of the Planning
Application. Public consultation on the proposals is expected to commence early in April 2012, with the consultation strategy being discussed and agreed with both 
Planning Officers and Councillors, with consultation materials also being reviewed by Planning Officers to ensure the delivery of a robust and meaningful public 
consultation. For information and reference, an emerging indicative masterplan is included with this representation.

With regards to supporting technical studies and stakeholder consultation, an Environmental Impact Assessment Scoping Request was issued to the Council in 
December 2011, and a formal scoping opinion issued to SPL in February 2012. An
Environmental Impact Assessment (EIA) is currently being prepared and will be informed by a wide range of technical studies. These include for example desk based 
archaeological studies, phase one ecology surveys and follow‐up site surveys, ground investigations, flood risk assessment, landscape and visual assessments, 
transport assessment and tree surveys. Pending the outcome of the public consultation and final design freeze the EIA and all other supporting studies will be 
completed and will be ready for submission in support of the outline planning application. It is therefore realistic that an outline planning application will be submitted 
in Summer 2012, demonstrating the ability of the site to be delivered by a committed developer whilst taking into account site constraints and key issues raised by 
key stakeholders and the
local community.

In addition to the above which clearly demonstrates the ability for Policy DA1 to be delivered, the land South of Shutterton Lane has been ‘enabled’ by the recent 
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completion of adjoining site infrastructure including access and traffic management
arrangements (i.e. construction of roundabout and access road following the delivery of the nearby c. 45,000 sq ft Sainsbury superstore which), storm and foul 
drainage and utility connections. These upgraded works represent a c. £20 million inward investment by SPL, with a view to the future residential development of the 
wider site as promoted in the Council’s SHLAA. The construction cost of this infrastructure included among other works, upgrades to a 200m length of Exeter Road 
and the provision of a 10m diameter roundabout to access the land South of Shutterton Lane. In this respect, the site is unique amongst the alternative sites under 
consideration in Dawlish in the Draft Core Strategy in that it benefits from existing service connections and high standards of existing infrastructure provision which 
will allow an immediate start on development.

To ensure the deliverability of affordable housing SPL is already in active dialogue with Registered Social Landlords (RSLs). This was also discussed with the Council 
during our pre‐application meeting on 25th January 2012. Subject to final  discussions, it is anticipated that an agreement will be reached with a single preferred RSL 
in advance of planning application submission, providing significant evidence that affordable housing will be delivered from an early stage in the development of the 
site.

The above paragraphs clearly identify the deliverability of the land South of Shutterton Lane to include the delivery of approximately350 new homes, with up to 30% 
affordable and a community facility. In accordance with PPS3 the site is both available and achievable in the immediate future to allow delivery of the site. The 
proposals are also suitable and reflect the requirements of Policy DA1 for a mixed use site. In respect of policy guidance in PPS12 engagement with the Council from 
an early stage, and other key stakeholders such as RSLs has been extensive, supporting the deliverability of the Core Strategy and its ability to stand up to 
independent scrutiny.

Appropriateness of the Land South of Shutterton Lane
As noted above, PPS12 identifies the importance of demonstrating the Core Strategy is the most appropriate, when compared to other reasonable alternatives. The 
following paragraphs provide evidence to support the appropriateness of the land South of Shutterton Lane (Policy DA1) for residential development, to include 
community facilities, both on its own merit and when compared against reasonable alternatives. This includes a review of sites allocated in the Draft Core Strategy 
against those identified in the Teignbridge SHLAA (March 2010), and in particular identifies barriers to bringing forward the land north west of Secmaton Lane (Policy 
DA2) which has been identified as a Strategic Location for development in Dawlish.

The Teignbridge Council SHLAA identifies the land South of Shutterton Lane as being suitable for residential development, stating; “…given the apparent absence of 
significant policy, flooding or biodiversity issues. The site falls in a broad area of search where development may contribute towards the creation of sustainable mixed 
communities”. The SHLAA identifies the potential need for sequential and exceptions tests as well as a Flood Risk Assessment (FRA) and further ecological assessment 
to be undertaken to establish mitigation measures required to enable development, and ensure site suitability. These surveys and initial assessments have been 
carried out by SPL and demonstrate and the absence of significant constraints identifies the site as appropriate for development.

The site is identified in the SHLAA as being suitable to accommodate up to 285 new homes. Following master planning of the site, and achieving a density of 
approximately 40 dwelling per hectare SPL can demonstrate the site’s ability to deliver
approximately350 dwellings, thus supporting the appropriateness of Policy DA1 and the policy requirement to deliver about 350 new dwellings.

SPL consider that alternative sites allocated in the Draft Core Strategy for housing are not immediately deliverable and face considerable challenges in their 
development, including deficiencies in major infrastructure required to enable the sites for
development. We note that three sites identified as ‘not developable’ in the SHLAA are now being promoted within the Draft Core Strategy as being appropriate for 

Page 9 of 31Preferred Options Consultation Response: DA1 South of Shutterton Lane



housing and employment uses. These make up a significant portion of the land allocated in Policy DA2 (north west Secmaton Lane).

Other than the land South of Shutterton Lane, the SHLAA only recognises land allocated in Policy DA3 (Land at Meadow Park) and the southern tip of the land 
allocated in Policy DA2 as ‘deliverable’. It is unclear what evidence base has been used for the allocation of land in Policy D4 (Land West of Southdowns Road) and 
Policy DA5 (Land at Litteleigh) in the Draft Core Strategy.

The SHLAA identified the following sites as ‘not developable’ – nonetheless all form part of the land allocated in Policy DA2:

a) Eastern part of Langdon Hospital (SHLAA Ref: 020104)
b) Secmaton Lane (SHLAA Ref: 020117)
c) Land at Gatehouse Farm (SHLAA REF: 020122)

In relation to the ‘Eastern Part of Langdon Hospital’ (SHLAA Ref: 020104), the SHLAA concludes that the site could not be considered to be developable as there are 
concerns about suitability issues and compatibility with surrounding uses. Suitability issues included the impact on biodiversity relating to bats and Cirl Buntings, the 
site has areas in Flood Zones 2‐3b including the eastern part identified in the Draft Core Strategy, and concern that intensification of the site could seriously detract 
from the rural character of the area.

In relation to ‘Secmaton Lane’ (SHLAA Ref: 020117), the SHLAA considered that delivery of the site was unachievable, and should not be included in the supply of 
housing land. The SHLAA recognised the need for major infrastructure to enable the delivery of the site due to significant access constraints which, paired with need 
to deliver affordable housing, would make the scheme unviable.

In relation to the ‘Land at Gatehouse Farm’ (SHLAA REF: 020122), the SHLAA identified the need for major infrastructure to serve the site and that there were 
significant access constraints to overcome before the site could be delivered. In common with ‘Secmaton Lane’ the SHLAA stated that the cost of infrastructure, 
paired with the need to provide affordable housing, would make any scheme unviable.

SPL consider that there is not a clear evidential basis confirming that the matters preventing development of the ‘Eastern Part of Langdon Hospital,’ ‘Secmaton Lane’ 
and ‘Land at Gatehouse Farm ‘have not been rectified.

In relation to sites considered to be ‘developable’, beyond the land South of Shutterton Lane, the SHLAA only identified the following sites:

a) Meadow Rise (West) SHLAA Ref: 02.01.03 (Policy DA3)
b) Meadow Rise (East) SHLAA Ref: 01.02.46 (Policy DA3)
c) Land off Langdon Road SHLAA Ref: 02.01.24 (Policy DA2)

In relation to the two land parcels forming Draft Core Strategy Policy DA3 (Land at Meadow Park), the SHLAA concludes that Meadow Rise (west) is developable 
within years 6‐10 with a maximum yield of 18 dwellings. Records of Cirl Bunting have been recorded close to the site and it is adjacent to a County Wildlife Site. The 
SHLAA also states that due to its prominent location it could also have an impact on the landscape and the Coastal Preservation Area. In addition it states that 
opportunities to provide additional pedestrian and cycle facilities are very limited.
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In relation to the second land parcel described in the SHLAA as Meadow Rise (east), the SHLAA states that whilst the site is immediately available for development, 
this is likely to be dependent on the development of the first land parcel, not expected to be developed until within years 6‐10. Subsequently the SHLAA concludes 
that the site will be developable in years 11‐15 with a maximum yield of 30 dwellings.

In relation to the ‘Land off Langdon Road’, which forms the only ‘developable’ portion of the land allocated in Draft Core Strategy Policy DA2 (North West Secmaton 
Lane), the SHLAA states that this site is in agricultural use, with crops growing and sheep grazing. On 19 December 2011, the Council resolved to grant planning 
permission for 76 new dwellings and a neighbourhood centre, pending completion of S106 Agreement. In contrast to the number of dwellings proposed the SHLAA 
identified this site as having a total yield of 212 dwellings – this suggests a significant reduction in the potential delivery of new housing on the site.

In relation to the land allocated in Draft Core Strategy Policy D4 (Land West of Southdowns Road) and Draft Core Strategy Policy DA5 (Land at Litteliegh) it is unclear 
as to the scope and detail of evidence base that has been used for the allocation of land. They are not included in the SHLAA and represent small infill development, 
with a maximum of only 20 dwellings proposed per site. Evidence should be provided by the Council for their inclusion in the Draft Core Strategy.

In summary, the land South of Shutterton Lane (referred to as Land at Shutterton Bridge in the SHLAA) is the only site proven to be suitable for housing delivery in 
years 0‐5 of the housing supply. The land South of Shutterton Lane is the only strategic site allocation capable of delivering concentrated, planned, sustainable, and 
mixed use growth, capable of making a significant contribution to the supply of affordable housing in Dawlish in the next five years. Paired with the commitment from 
SPL to deliver a residential scheme with the submission of an outline planning application expected in summer 2012, it is evident that the land South of Shutterton 
Lane is the best option when compared against reasonable alternatives.

Lack of 5 Year Housing Supply
PPS3 identifies the need for Local planning Authorities (LPAs) to maintain a rolling five year supply of deliverable housing sites and the Draft NPPF increases this to a 
rolling supply of five year’s of deliverable sites, with an additional allowance of at least 20% to allow for choice and competition in the market. SPL’s formal written 
representation to the DNP consultation identified the failure of the Council to identify specific deliverable sites sufficient to deliver five year’s worth of housing against 
its requirements. Following a further review of available information it is evident that the Council cannot
demonstrate a five year supply of deliverable sites.

Paragraph 1.4 of the Teignbridge Annual Monitoring Report (AMR) 2009 – 2010, states that a ‘five year supply of deliverable sites for new housing cannot currently be 
demonstrated for the Teignbridge planning area for the period 2010 to 2015’.

Two recent appeal decisions, relating to the same site, provide evidence to support this proposition‐ appeal reference APP/P1133/A/10/2128101 for proposed 
residential development and improved access to ‘Brimley Lane at Brimley Grange’ (‘Appeal 1’, September 2010) and appeal reference APP/P1133/A10/2135957 for 
proposed residential development and associated infrastructure on ‘land at Brimley Grange’ (‘Appeal 2’, December 2010) and.

In response to Appeal 1 (ref: APP/P1133/A/10/2128101) the inspector noted:

a) ‘PPS 3 is clear at paragraph 71 that where, as in this case, a local planning authority cannot demonstrate an up‐to‐date five year supply of deliverable sites they 
should consider favourably planning applications for housing’.

Adopting a similar approach, the inspector noted in relation to Appeal 2 (ref: APP/P1133/A10/2135957):
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a) ‘the Council has yet to prepare a sound Core Strategy or to adopt new housing allocations as part of its Local Development Framework. The area has a significant 
housing provision shortfall and the Council acknowledges that it can only demonstrate
1.86 years supply of deliverable housing sites. PPS 3 ‘Housing’ published in 2006, makes clear that where Local Development Documents have not been reviewed to 
take account of PPS3 policies, or where there is less than 5 yrs supply of deliverable sites, planning applications for housing should be favourably considered’.

We also note an ongoing appeal (Ref: 11/00032/REF) relating to a recent Planning Committee refusal of a Planning Application for 65 dwellings with associated 
highways, parking and public open space on land at Sentry’s Farm, Exminster (application reference 11/00404/MAJ, decision date 21 July 2011). The application was 
recommended for approval by officers on grounds including a lack of 5 years housing supply and affordable housing demand exceeding supply. In view of the pressing 
need to provide housing land and affordable housing, and in view of the advice contained in PPS3, officers considered that the residential development of the site was 
acceptable in principle. Contrary to officer recommendation, minutes from the committee meeting (11 July 2011) note three reasons for refusal, namely i) the 
development constituted
residential development in the countryside; ii) the development would involve the loss of Grade 1 agricultural land and iii) the proposal would be premature pending 
the adoption of the Core Strategy or Community Plan to identify where any development should take place.

As previously stated, the Teignbridge Council SHLAA indicates that the land South of Shutterton Lane is ‘suitable, available and achievable...and appropriate to include 
the site in the supply of potential developable sites ’. Given the evidential lack of a five years housing supply and the immediate availability of an enabled site for early 
delivery by a committed developer, land South of Shutterton Lane is therefore significantly important to the delivery of the Core Strategy and the supply of housing in 
land in Dawlish.

The Need for New Housing
Recently published data from the Council demonstrates the low rate of house building, showing only 144 net dwelling completions across the District in the first and 
second quarter of 2011/2012 (Monitoring Report Quarterly Update July – September 2011). 

The Draft Core Strategy identifies that sufficient land will be made available to increase the rate of new house building in the District to 740 dwellings per year by 
2016, and to maintain this rate thereafter to 2033. This reflects the target set in the Core Strategy Issues and Options (2010) and is based on findings from the Exeter 
& Torbay Strategic Housing Market Assessment 2007: Teignbridge Update (2010).

Policy WE2 (Housing Plan, Monitor and Manage) of the Draft Core Strategy proposes that 5% to 10% of the 740 dwelling to be built per year are located in Dawlish. 
Paragraph 2.11 of the Draft Core Strategy states that completions have been about half of the overall need each year.

The housing trajectory for Teignbridge for the period 2014 to 2033 is 14,080 dwellings, to include 4,580 affordable homes.

Following review of the above housing figures, in terms of recent completions and the proposed housing demand trajectory, there is clear evidence that there is a 
significant lack of housing supply to meet the requirements of Teignbridge. SPL’s proposals to develop approximately 350 new homes will therefore make an 
important contribution to meeting the demand for housing at both the District level and in Dawlish. On these grounds any reduction in housing trajectory are formally 
opposed by SPL.

Delivering Phase One of the Dawlish Neighbourhood Plan
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As already stated above, the Dawlish Neighbourhood Plan (DNP) identifies the need for 2000 new homes to be built in Dawlish over the next 20 years, to include 600 
affordable dwellings and 1400 open market dwellings. SPL would object to any further reduction in the proposed level of growth required to meet the future needs of 
Dawlish. To deliver these homes the DNP is separated into four phases of delivery, with each phase lasting a period of five years. Phase one of the DNP identifies the 
need to deliver a total of 350 new homes within the first five years of the plan, to include 100 affordable dwellings.

In addition, the DNP states that Phase one is expected to be able raise around £2.3m to help pay for important community infrastructure and help contribute towards 
replacement habitat for Cirl Buntings and nature conservation interests at Dawlish
Warren and the Exe Estuary. This is expected to be generated through Section 106 Agreement contributions or CIL payments and the New Homes Bonus.

The proposed development of approximately 350 new homes, to include up to 30% affordable housing with community facilities on the land South of Shutterton Lane 
will enable the delivery of phase one of the DNP within the first five years of the plan and is would make a significant financial contribution to help deliver the wider 
objectives of the DNP. As noted, discussions in relation to Section 106 Agreement contributions, the application of draft CIL policy and the provision of on‐site 
community facilities commenced with the Council in January 2012. Following the issue of a draft Planning Performance Agreement by the Council it is expected that 
key milestones for the agreement of heads of terms and final sign off the Section 106 Agreement will be agreed in the following months.

Taking into account the deliverability of the proposed scheme, and the evidence presented in previous paragraphs in relation to the need for housing, the under 
supply of housing land and the appropriateness of the development when compared against reasonable alternatives it is evident that the proposed development has 
the potential to have a significant, positive effect on the success and implementation of the DNP and the aspirations of the Dawlish community.

Proposals Map
Further to ‘footnote 23’ and in relation to Policy DA1, SPL attach a plan (DWG: 3270_003) of the proposed site boundary for the land South of Shutterton Lane. As the 
Council will be aware following pre‐application discussions with SPL, this area of land will be developed to include residential dwellings, a multipurpose community 
buildings and open space. This plan includes the finger of land to the north of Shutterton Lane to be used for onsite environmental mitigation and enhancement, as 
agreed with the Council at our pre‐application meeting on 25th January 2012. No built development is proposed on this northern parcel of land.

In addition to the above, the existing Proposals Map for Dawlish does not accurately define the site’s boundaries and should be of a scale and resolution appropriate 
for its purpose, in accordance with the Town and Country Planning (Local  Development) (England) Regulations 2004.

SPL request that existing reference on the Proposals Map for Dawlish which identifies the land South of Shutterton Lane as allocated for employment is removed. This 
is inaccurate and does not reflect Policy DA1 and is only relevant to Policy DA2.

Change To Policy:

Within the area 13.15 (Footnote 23:  13.15 hectares reflects the land area South of Shutterton Lane proposed by SPL for the development of new dwellings, a 
multipurpose building and public open space, including the northern parcel of land to the north of Shutterton lane, to be used as open space and onsite mitigation and 
enhancement of green infrastructure.
Please refer to Plan 3270_003 for details of the proposed boundary. The existing Proposals Map for Dawlish does not accurately define the site’s boundaries and 
should be of a scale and resolution appropriate for its purpose. The plan must be prepared in accordance with the Town and Country Planning (Local Development) 
(England) Regulations 2004.) hectares identified South of Shutterton Lane an urban extension will be delivered in the first 5 years of the plan period (Footnote 24: To 
reflect the deliverability of the site, the commitment of SPL to deliver Policy DA1 and the phasing of the
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DNP.) including:
a) approximately 350 new homes including affordable homes in accordance with Policy WE2;
b) multi‐purpose building capable of incorporating health facilities, with an approximate floorspace of 560m2; (Footnote 25: For clarity and to provide certainty. In 
order for the policy to be considered sound, it is also considered that the use of the ‘multipurpose building capable of incorporating health facilities’ should be 
defined.)
c) a high quality landmark development for the gateway to the town on the A379 Exeter Road; (Footnote 26: To reflect agreement with the Council following a 
pre‐application meeting on 25th January 2012 for the location of the multipurpose building to be adjacent the proposed site access, and for the landmark gateway 
development to include residential development.)
d) connection to strategic pedestrian / cycle route from Langdon Road to Dawlish Warren Road;
e) carbon reduction strategy in accordance with Policy EN3;
f) sustainable Urban Drainage system to control run‐off to Shutterton Brook; and
g) designed in accordance with Policy S2;
h) If the Council receive any Community Infrastructure Levy payment from the development of the site allocated in Policy DA1 it will use the Levy or a significant part 
of it to fund infrastructure in the development including but not limited to the multi‐purpose building capable of incorporating health facilities, roads and routes 
including the strategic pedestrian / cycle route and affordable housing (subject to legislation allowing use of the Levy on affordable housing). (Footnote 27: Clarity on 
the spending of CIL.)

Consultee ID: 310 Agent:

Policy Support:

Policy Response:

Where would the health facility multi purpose building be sited and why do we need new buildings?  Our Community Hospital is approx 12 years old and the GP 
surgery is relative new.  My observation of the hospital is that outpatient clinics seem to be sparse/underused.  I would like to see more visiting consultants holding 
regular clinics at Dawlish hospital thus avoiding the trek to Torbay Hospital and RD&E.  This could be done with providing equipment for these specialists to use.  We 
already have a large retired population which is set to increase.

Change To Policy:

Individual

Consultee ID: 320 Agent:

Policy Support: No

Policy Response:

350 new homes are too many. Concern must also be recognised towards the impact these new homes will have on the SSSI at Dawlish Warren with sewage run offs.

Change To Policy:

Individual

Consultee ID: 326 Agent:

Policy Support: No

Policy Response:

Individual
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Policy Response:

Change To Policy:

Consultee ID: 333 Agent:

Policy Support: No

Policy Response:

Dawlish is a seaside tourist town.  These extra houses in Dawlish are unacceptable and will change Dawlish for ever.  We must not become a domitory for Exeter.

Change To Policy:

Individual

Consultee ID: 343 Agent:

Policy Support: No

Policy Response:

Why increase the Dawlish population well above the national growth level?  Are you intent upon destroying what we already enjoy?  We have neither the jobs, roads 
or infrastructure to grow any more.  It is geographically impossible to fit in these grandiose plans without destroying what you are puportedly trying to preserve. Stop 
building cycle paths that are not used.  95% of all cyclists continue to use the roads out of convenience.  You will have to make their use compulsory to get 
'enthusiastic amateur cyclists' to use cycle paths.  They are a complete waste of taxpayers' money.  The one opposite Sainbury's in Dawlish is the latest case in point.

Change To Policy:

Individual

Consultee ID: 350 Agent:

Policy Support: Yes

Policy Response:

our concern is the volume of housing there especially when combined with the development over the road at Gatehouse.  in the original proposal this was not 
mentioned, where has it come from? the access - a small narrow lane already taking traffic from the new houses that have just been finished. there is no pedestrian 
access, with sainsbury's at the top the volume has already increased substantially

Change To Policy:

please somewhere else. reduced amount of houses would be more acceptable we need assurances on new access and public transport. it seems there is not enough 
room in the schools for new residents, whould provision be made by building more schools?

Individual

Consultee ID: 355 Agent:

Policy Support:

Policy Response:

Individual
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Within the latest proposed plan the provision for housing has been allocated to DA1 is not only a contradiction of the councils own proposed policy "Section 1.8 that it 
is important to identify small communities and to maintain an open break between villages" but will cause detrimental infill to surrounding areas and completely 
undermine the Core Strategy EN1 & EN2

Change To Policy:

Consultee ID: 356 Agent:

Policy Support: No

Policy Response:

Providing the homes in this area will in effect join Dawlish Warren and Dawlish without leaving an open break.  The two areas are very different, Dawlish Warren 
being predominantly tourist based.  Dawlish has a far better infrastructure to support new housing, particularly in the DA2 area which is closer to a more substantial 
infrastructure needed,within walking distance of local schools, the town centre, leisure facilities, there is already public transport routes nearby.

Change To Policy:

Individual

Consultee ID: 365 Agent:

Policy Support: No

Policy Response:

Change To Policy:

To many proposed new homes on the busiest side of Dawlish with the business park and new Sainsbury, heavy commuter traffic to Exeter, propsoed developments at 
Langdon. We have already seen a number of traffic accidents in this areas in recent months due to increased use and this will be exacerbated by the new homes 
particularly in the summer with the tourists flocking to saininsbury and to/from the holiday sites at this end of the town

Individual

Consultee ID: 367 Agent:

Policy Support: No

Policy Response:

The planned number of homes is too large

Change To Policy:

Reduce the plan.

Individual

Consultee ID: 372 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual
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Change To Policy:

Consultee ID: 376 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 384 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 398 Agent:

Policy Support: No

Policy Response:

This site does not conform to EN 1 policy, i feel it is essential to maintain open breaks between villages especially as Dawlish warren and Dawlish. The proposed 350 
homes proposed for this site will have a profound effect on tourism and making the connection between the 2 villages will cause strategic infil of other estates and de-
value farm land leaving it only good for further development.

Change To Policy:

Individual

Teignmouth & Dawlish RamblersConsultee ID: 406 Agent:

Policy Support: No

Policy Response:

We feel that the number of new homes is not justified. The council is simply using it as an income stream without regard to the damage that it is doing to the local 
community, the Devon countryside and local infrastructures.

Change To Policy:

Organisation

Consultee ID: 21235 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual
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Change To Policy:

Dawlish Town CouncilConsultee ID: 16600 Agent:

Policy Support:

Policy Response:

This proposal echoes the Black Country scheme of 2004 (?) whereby the whole of the land south of Shutterton Lane was projected for housing, some retail and a 
residential home. 
This proposal seeks to capitalise on the infrastructure paid for by the Sainsbury's development and to suggest that there is no demand for employment land.  
('Representations on Draft Neighbourhood Plan' , page 110)  This is the only likely site for further employment land and as has already been shown above there is 
token allocation (Policy S3).

The inclusion of a 'multi-purpose building ……..as a high quality landmark development'  would be of limited impact along an entry to Dawlish where old petrol 
stations line the road and are given to a variety of second hand uses, and a former employment site is now fronted by sales pitches for mobile homes and holiday 
lodges of varying description.

The more important consideration for Dawlish is the establishment of modern workshop and employment units on the new sites behind Sainsbury's (AS 
CONDITIONED BY THE PLANNING APPROVALS) and the further connection to the older Shutterton Factory Estate( now Business Park) across Shutterton Brook by a 
new internal road. The construction of this could bring internal service roads to a higher standard, ensure the repair of drains and other infrastructure, and avoid 
commercial deliveries and internal traffic repeatedly crossing the main A379.

Internal road from the existing access off Sainsbury's roundabout could be connected to Shutterton Lane , east end, so as to avoid taking access off the A379 at the 
existing Shutterton Lane junction, which is blind and dangerous.

This panel does not include any reference to employment land provision within the development, and an objection should be raised to this change from the 
Neighbourhood Plan proposals.  There is not a valid argument for releasing employment land and it goes against reaching for Sustainability in Dawlish.

The development of the land south of Shutterton Lane destroys the rural lung between Dawlish and Dawlish Warren and crosses a sensitive marsh area.

Change To Policy:

Organisation

Consultee ID: 16601 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Individual
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Consultee ID: 16602 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Dawlish Community TrustConsultee ID: 16752 Agent:

Policy Support:

Policy Response:

This proposal appears to revisit the Black Country scheme  whereby the whole of the land south of Shutterton Lane was proposed for housing, retail and a residential 
home.
The Trust has a number of objections to this policy and is concerned that it is not in accordance with the agreed allocations in the  Neighbourhood Plan. We object to 
the inclusion of the additional area of residential land between Shutterton and Sherwells. The development of this land south of Shutterton Lane destroys the rural 
lung between Dawlish and Dawlish Warren-see also comments on Policy EN1-which should be protected as a strategic open break between communities. It also 
crosses a sensitive marsh area.
The most important consideration for Dawlish is the establishment of modern workshop and employment units on the new sites behind Sainsburys and the further 
connection to the older Shutterton Factory Estate across Shutterton Brook by a new internal road. The construction of this could bring internal service roads to a 
higher standard, ensure the repair of drains and other infrastructure and avoid commercial deliveries and other internal traffic from repeatedly crossing the busy 
A379.

Change To Policy:

Organisation

Barn Owl TrustConsultee ID: 16879 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Organisation

Consultee ID: 17107 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Individual

Page 19 of 31Preferred Options Consultation Response: DA1 South of Shutterton Lane



Consultee ID: 17287 Agent:

Policy Support: No

Policy Response:

I believe much has to be done to improve road access to Dawlish namely the A379 with particular emphasis on the botttleneck at Starcross before ideas of large scale 
house building and other developments can be given real credence.  More Houses more Business more congestion. More likely to drive visitors and people away than 
invite  them in!

Change To Policy:

Carry out a serious assessment of the possible improvements to road access. Holidaymakers will only come if access is easy and freedom to move around is always 
present.

Individual

Sainsbury's Supermarkets LtdConsultee ID: 17314 Agent: WYG Planning & Design

Policy Support: Yes

Policy Response:

1. SSL are supportive of this policy which aims to provide a new mixed use urban extension to the north of Dawlish and the inclusion of community facilities to serve 
the new neighbourhood.  The Sainsbury's store is well placed to act as a District Centre and policy DA1 should include the provision of a District Centre focussing on 
the existing retail provision at the Sainsbury's site, to provide the full range of local facilities required by the existing and newly expanded population in the area.  2. 
SSL note that no development boundary has been defined around the town on the Dawlish map illustrated in the Strategy.  If the Core Strategy does not define the 
boundaries of settlements, SSL trust this matter will be clarified in future Development Plan Documents.

Change To Policy:

Organisation

Consultee ID: 17460 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 17509 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Individual
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Consultee ID: 17518 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

(Cllr) Newton Abbot Town CouncilConsultee ID: 18934 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Councillor

Consultee ID: 20006 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20365 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20368 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20379 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual
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Consultee ID: 20381 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20382 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 20387 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20391 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 20392 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Dawlish Senior CouncilConsultee ID: 20397 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Organisation
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Change To Policy:

Consultee ID: 20413 Agent:

Policy Support: Yes

Policy Response:

There is no mention of any employment use on this site at all. This would be a perfect opportunity to include employment land. (Although I understand that this site 
has been ear-marked for industrial use/employment use.) This contradicts the policy of providing local work to reduce dependency of using he car to get to work in 
major conabations.

Change To Policy:

I would support this site for use of employment land, in particular the site directly behind Sainsburys is ideally located for employment land. The is also a neen for 
mixed use, ie housing

Individual

Consultee ID: 20518 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20732 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20836 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20840 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual
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Change To Policy:

Consultee ID: 20855 Agent:

Policy Support: Yes

Policy Response:

Redefine affordable. Insist on all houses being very sustainable.

Change To Policy:

Individual

Consultee ID: 20952 Agent:

Policy Support: Yes

Policy Response:

The main problem is that of extra traffic on the A379. We look out from our windows over Cockwood Marsh and frequenlty see the traffic jams in the summer, when 
there is a problem on the A380, and also the number of vehicles that speed along the stretch between Cofton corner and Cockwood harbour - motor bikes especially.

Change To Policy:

Individual

Consultee ID: 20956 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20964 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 21038 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Individual

Page 24 of 31Preferred Options Consultation Response: DA1 South of Shutterton Lane



Consultee ID: 21045 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 21047 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21071 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 21090 Agent:

Policy Support: No

Policy Response:

I do not believe that thia level of development is required for local population growth.  The risk of pollution to the Warren is high and needs to be dealt with.

Change To Policy:

Individual

Consultee ID: 21093 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 21097 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual
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Change To Policy:

Consultee ID: 21107 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 21115 Agent:

Policy Support: No

Policy Response:

Far too many houses being proposed, turning Dawlish and Dawlish Warren into one long urban sprawl. A379 road would be overloaded with traffic.

Change To Policy:

Individual

Consultee ID: 21134 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21145 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21164 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Organisation
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Farm Developments LtdConsultee ID: 21191 Agent: Herridge Property Consulting Ltd

Policy Support: No

Policy Response:

Having regard to the emerging guidance that is contained within the Dawlish Parish Neighbourhood Plan, our clients strongly object to Draft Policy DA1 in particular 
the residential element of the development allocation, which proposes 350 new homes on land south of Shutterton Lane.

This site is isolated from the town’s main facilities in an unsustainable location for residential development. The site is adjacent to existing employment developments 
and should therefore be brought forward for job creating commercial/retail use in the future.

The ready availability of additional land at Secmaton Lane could easily meet the proposed and any increased levels of residential development in Dawlish during the 
Plan period in a far more sustainable location than Shutterton Lane, close to existing education and leisure facilities and the town centre itself. The allocation of 350 
new dwellings in this location should therefore be deleted and the housing numbers transferred to Secmaton Lane.

Change To Policy:

Organisation

Consultee ID: 21196 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21210 Agent:

Policy Support: No

Policy Response:

As above

Change To Policy:

Individual

Consultee ID: 21212 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Individual
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Consultee ID: 21223 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21231 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

PCL Planning LtdConsultee ID: 21236 Agent:

Policy Support:

Policy Response:

On initial inspection this policy appears to be reasonable – but on closer analysis some of the aspirations of this policy warrant clearer clarification and justification. In 
particular the following questions are raised:

- What enhancements to primary school facilities are proposed and why?

- Why are two coastal parks proposed? What is there purpose? Who will provide these parks – how and who will pay the bills for acquisition, establishment and 
maintenance?

- Why is a strategic Cirl Bunting Area proposed as part of policy DA2? What is the justification for this area and why has this particular area of land been identified as 
opposed to any other area? And where is this analysis published? The Council needs to be very careful to ensure that its approach to habitat regulations is lawful since 
all developments need to be assessed and their scheme specific impacts considered then and a blanket approach will not achieve this.

- What is the multipurpose building for? Who will provide?

- What is proposed for swimming, community space, museum, children’s centre/nursery? Who will provide?

In terms of location we believe that it is correct to seek to expand the settlement in a northerly direction since the settlement looks towards Exeter and it is these 
parts of the town that have a locational advantage in terms of attracting new business. However, a more compact form of development needs to be adopted for the 
urban extension of the existing
settlement than that proposed.

Organisation
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We consider that the extent of development proposed around the Gatehouse area is insufficient to deliver the community infrastructure sought. In our view it is 
preferable to cluster a greater amount of development at Gatehouse (where, for example, children can walk to the primary school) than to elongate the form of 
development and locate new
homes via joining Dawlish with Dawlish Warren. Not only would this result in actual coalescence between these two distinct settlements, but it would also produce a 
less sustainable form of development then could be produced by focusing a greater proportion of development at Gatehouse. It is accepted that there may be 
justification for making provision for an enhanced commercial cluster adjacent to the new Sainsbury’s store – but this should be a commercial area and residential  
development should be accommodated to the west of the A379.

Dawlish Warren is a distinct tourism location – and its competitive advantage in this regard will be diluted if it is effectively ‘annexed’ to the town of Dawlish to the 
detriment of the tourism economy. A clear separation should be maintained and the DA1 allocation deleted and the DA2 allocation enlarged. The attached plan 
(appendix 1) shows an area that should be examined in greater detail to identify a suitable area for expansion.

It is notable that the capacity of this area has not been properly tested. For example the land shown in yellow within the DA2 allocation on the proposed Dawlish Inset 
Map has capacity for only circa 350 dwellings.

Land at Gatehouse is capable of providing a contribution to meeting the need for Dawlish to expand, via urban extension, in a sustainable manner over the period to 
2026. However, the land that is controlled by our client is, in our opinion,  underutilised for residential development and over utilised for non residential uses. We 
believe that the Council, in this draft
of the emerging plan, has struck this balance incorrectly. We do not understand why the Council has departed from previous iterations of their plans for the urban 
extension of Dawlish and we strongly request that the Council reverts to its earlier vision of urban expansion.

The Gatehouse area should and can be extended to accommodate at least 500 dwellings.

It is unclear how this relates to the Neighbourhood Plan currently in preparation. This plan should not simply ‘reflect’ the aspirations of the draft Neighbourhood Plan 
but should be properly planned and justified.

We would be grateful to meet with the Council at the earliest opportunity to discuss concerns raised in these representations in order that we can help the Council 
achieve its objectives (such as the proposed road link from Gatehouse to the A379) since, in our opinion, the current proposals will not do that.

Change To Policy:

Consultee ID: 21252 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Individual
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Consultee ID: 21257 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21279 Agent:

Policy Support: No

Policy Response:

scale is inapporpiate

Change To Policy:

Individual

Consultee ID: 21283 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 21301 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21316 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21323 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual
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Change To Policy:

Cofton Country HolidaysConsultee ID: 21346 Agent:

Policy Support: No

Policy Response:

This location is not suitable as it is going to join up the town of Dawlish with Dawlish Warren which is direct contradiction to the councils proposed policy "Section 1.8 
that it is important to identify small communities and to maintain an open break between villages".  There is no infrastructure nearby meaning a car journey is always 
required in order to get to school/doctors/work etc.  It will ruin the look of the area by making it more built up whereas the original suggestion at DA2 kept the 
housing closer to Dawlish and also off the main road A379 into Dawlish.  Dawlish and Dawlish Warren is an important for our local tourism and we need to protect its 
image.  DA1 creates a new housing estate whereas DA2 would just extend off the current housing area.

Change To Policy:

Organisation
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