
Policy: DA4 West of Southdowns Road

Consultee ID: 6 Agent:

Policy Support:

Policy Response:

There are various definitions used across the planning sector. However, this site is recognised on lovely glossy Dawlish maps (being taken by Teignbridge to public 
meetings) as being 20 mins+ walk from schools, facilities and amenities. Therefore, according to many Teignbridge statements completely unsuitable for housing. Yes 
it is near the main stagecoach bus route but unless you have a free bus pass, this is too expensive for regular commuting, shopping, school run and general travel.

We live in the area and are an active family but struggle to use public transport/on foot for any regular day to day activities from this side of Dawlish. I have a son who 
works in Teignmouth and the bus is nearly an hours ‘wage and doesn’t match his night shifts. Similarly another son who cannot use the bus service due to cost and 
even the new Sainsburys bus doesn’t run outside ‘shopping hours’ so is no good to the average worker. I myself work on the outskirts of Exeter and find neither the 
Bus nor the train any use as it involves up to 90 minutes journey and changes each way at a substantial cost and crowded trains.

Walking into town is problematic due to the steep cliff path that is often slippery or the narrow /complete lack of pavement and crossing points on the main road.

Common sense and experience from residents in this area would demonstrate how extra houses here would add further to traffic congestion into the town and 
onwards to Exeter. This will not aid in the attempts to re-generate the town and boost the tourism. It has been acknowledged by a female Teignbridge official at a 
local ‘have your say day’ that Dawlish is not expected to provide jobs for all these extra houses and the fear is then that we will become a residential satellite for 
Exeter and this extra car travel a consequence.

The acknowledged housing need in Teignbridge is for 1 -2 bedroom social housing. However, the number proposed on this site could not possibly meet the aspired to 
high eco-standards, nor the promise to make sure it is supported by footpaths and cycle ways etc. There will be no open space for families and the remaining 
southdowns area will be under threat when any developer applies to extend the current area on the back of providing all these ‘extras’ as current Draft national 
planning policy and Core Strategy include words as’feasible’ and mention possible expansion into green areas even those that are meant to be ‘protected.’ Oaklands 
wood would become an area where bored youngsters would hang out because there was no where else to go. This has been experienced in recent years and both 
Police and TDC have been involved in removing ASB and misuse of the woods.

Again , from experience my 17 year old son says he knows people of his age waiting for housing, but he knows this would be the wrong location. They would feel cut-
off from friends, not able to afford to use public transport, nowhere near doctors, shops or even work options. He says they will end up messing around and causing a 
problem to neighbours.

The concentration needs to be putting housing in Town Centres or in purpose built area where infrastructure is put in place specifically for local need at the time of 
planning. Therefore, the common sense place for this 20 houses would be with the shutterton development.

‘magnitude of impact’ is a consideration of this policy and the feeling seems to be that it is only a small corner of a preservation area being used but Yes the effects 
are great. Not in the least in the signal it gives for further development  and the lack of protection green belt status actually gives. John Hobson QC has advised the 
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government on the DNPP and stressed that in its form in Oct 2011 it removed current legal protection for Green Belt land.
Great mention is made in the strategy of the need to protect wildlife , hedgerows and important species etc.. and yet the impact of even this small development 
would be immense. Barn Owls, Bats , Cirl Buntings are all in residence, nesting and hunting in the area. The land adjoins protected Oaklands wood where I see /hear 
Barn owls on a nightly basis swooping to hunt in the fields concerned. This type of habitat was recently broadcast on national television as an important area to 
protect as any nearby development will adversely effect Barn Owls.

Exactly how easy is it to re-locate Cirl Buntings? And why should they be evicted?

‘making efficient use of land’- currently prime agricultural land used on a daily basis by Ramblers, general walkers, school children, dog walkers etc. Surely if it has to 
be used for the greater good of the community a better use could be making the nature reserve larger and more people friendly, solar farm, allotments, community 
orchard etc.

‘Protection of Heritage Assets’ – This is Luscombe Castle land mentioned as protected  from development and yet this land is owned by Luscombe and wasn’t initially 
offered for sale until it appeared on the draft proposals. Petitions signed by residents of Southdowns Road, Underwood Close and Shillingate Close have been set to 
the estate in November 2011 expressing our concerns and a response obtained from the land trustees. The continual use of ‘ where feasible’ and informed decision 
on impact where benefits outweigh the harm’ is concerning and suggest  little protection for the countryside. Who  is going to judge this? We have little confidence in 
the localism act 2011.

EN1 Open break – ‘limited to that which retains their open character’- too woolly and offers no firm protection. In this instance how small could the gap be allowed to 
go?

Quality Development (s2)- It is way too small for the suggested glossy environment of wide spaces as suggested by the high standards. It would be unable to ‘respond 
to the characteristics of the wider area’ which has larger houses on larger plots.

Community co-hesion is stated as an important consideration and would be flawed alongside the health and well-being of new residents considering earlier 
comments.

‘to respect the character of the local landscape’ –Will be impossible and will remove far reaching views across to lyme bay for the General public using the remaining 
open areas and public footpaths.

This area is used by many people across the area and again Teignbridge appear to be discreetly trying to obtain facts about people’s use of open spaces by a ‘open 
spaces and parks’ internet survey. This is ok for residents who are actively searching out Core Strategy responses and have internet access. A lot of the residents who 
use this area are of the older generation who enjoy regular dog walks with friends and neighbours but have little internet knowledge or access. I have been helping 
with replies on behalf of those who have no access and are worried that their views will be unheard. 

In times when an importance is being placed on getting outside and exercising, we need to keep these areas clear from development. This area is used by Ramblers, 
residents, across Teignbridge and further afield. It opens up access to wider walks being mentioned on published walking maps and routes.

The plan is for Dawlish to become a year round attraction and this area is just one of those places to do this., currently attracting walkers and groups to the area.
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‘An area with a high quality natural environment and protected important wildlife interests’ – This sums up this area so why let it be spoilt? Why spend money 
elsewhere trying to re-create what already exists?

I was told by a local planner that ‘this area was attractive because of its small size’…’ability to get things underway quickly and easily’ Is this any reason to build in an 
area so completely against all the stated Core Strategy aims , policies and stated priorities????

Teignbridge and the NPP needs to strongly firm up the wording with specific and legally enforceable countryside protection. Provisions need to be considered to 
provide protection during the transition period to stop developers finding loopholes in planning policies.

 I make no apologies for the length of my letter and this just gives a flavour of our concerns. Because of our lack of confidence in being heard and taken notice of, 
Legal advice has been taken and preparations made to make a Town Green application for this land should it be featured on the final Core Strategy.

Plans for this land contravenes core stratgey S1,S2,S17,S22,EN1,EN2,EN8,EN9,EN11,EN12 amongst others. it goes against the quoted importance and plans to 
regeneration of Dawlish, well being and quality of life of residents increasing the all round appeal of the area. The immediate area links to a wider area and woodland 
providing health and well-being access with exercise often for the local older population on an area which is easily accessible and mostly level.It is a well used area for 
exercise, being part of the Dawlish to Teignmouth walk,a regular publised rambler route used by Governemnt supported 'walk for life' groups and advertised for its 
south west coastal path links and memorable views towards lyme bay. I have spent days researching, writing and contacing local and national bodies.Anne Marie 
Morris has written' The national planning policy framework provides a new designation for councils to protect valued green space...' This is much valued land and a 
large petition was sent to Luscombe estates in nov 2011 indicating locals concerns. The plan is to establish Dawlish as a year round attraction and this is an area which 
draws people in and encourages people to local coffe shops and attractions on a regular basis. The plan is to establish' area with a high quality natural environment 
and protect important wildlife interests' - this area already provides this and could help with the provision of such areas in the district. NPPF 173 Acknowledges that 
'Tranquil areas are likely to make a contribution to improvement of health, mental healthand quality of life' - 'these areas are recommended to remain free of visual 
intrusion' the new housing in this area would block views towards Lyme Bay for anyone utilising the open break and public footpath areas and seriously distract from 
its appeal. A fear is also that the protection being proposed for the remaining open break area is too woolly and currently offers no protection against developers 
application to build further into the open break even when it is labelled green belt. Stricter wording in favour of protection against development needs to be 
incorporated into the policies. Especially as a QC has informed the Government on behalf of CPRE that the proposed changes to Nppf  removes all legal presidence for 
such protection. This area is currently farmed land providing local food production and local investment and local employment. This site is recognised by planners on 
maps at open events as being on the outskirts of Dawlish and 20 mins plus from schools,facilites and amenities.Bodies such a CPRE and English heritage have advised 
the governement in response to DNPP in oct 2011 ' to promote sustainable development, housing should not be located in places distant from services' - and'focus 
development where the need to travel is minimal' since this seems to be accepted by the Core stratgey, why is it still considered viable? School runs, shopping, visits 
to doctors would all involve car journeys and therefore additonnal congestion through the town centre which would be counter-productive to the regeneration of the 
town and attraction of tourists. The footpath access into town is wholly inadequate and rather hilly, not good enough to argue that new residents would be walking to 
all these distant places. The local bus service is too expensive to provide access to job oportunities and dailly activiites. As someone who works in Exeter, I can assure 
you that accessing suitable public transport to work is a nightmare from this side of Dawlish. The acknowledged housing requirements in teignbridge are for 1/2 
bedded social housing and my sons (17+21) tell me that the people they know on the housing list would be devastated to find themsleves housed here. There would 
be issues with remote location, distance from established friends, lack of job oportunities,community intergration and  boredom. PPG9 - nature conservation 
recongnises the need to protect wildlife and mentions how the likes of Barn Owls are effected by such development.Anne Marie Morris wrote to me' plans should 
minimise adverse effects on the natural environment, meaning there will be no free reign for the developers to build wherever they like. The framework also 
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safeguards valued national protection such as green belt, AONB, ....as well as ensuring measures which protect wildlife biodiversity...' DA4 supports an established cirl 
bunting population,Bats and directly adjoins the Oaklands wood supporting all sorts of wildlife. I have regular visits from Barn Owls (resident in the area) perching on 
my roof before swooping into the fields hunting. The combination of woodland and open 'dark' fields has been much publised in the media as being an important but 
disppearring habitat for Barn Owls that needs to be protected. policy H2 ' not to allow over developmentof site' the proposed density will not reflect the character of 
the surrounding neighbourhood. HSE3 'new residential land will be developed at the highest density compatible with the creation of an attractive living environment 
and with the characteristics of the site and surroundings' The figure for such development is no more than 12 dwellings per acre. This is earmarked for about 20!on 
0.63 I was told by a planner at a local drop in event ' this site is attractive due to its size and ability to get started quickly'  is this money talking again? and reason to 
ruin a green valued open space for now and future generations? This area may be small but would neccessitate many assessments and investigations such as open 
space assessment as it adjoins an area of designated open space and assessment will be required to show how development cannot be reasonably provided 
elsewhere as well as why it doesn'tdistract from the unspoilt character of the area;lighting assessment (currently dark space);as well as flood risk/groundwater issues 
(underground spring);sewerage improvements and biodiversity assessments.

Change To Policy:

this amount of housing would be best incorporated into the plans for the North side of Dawlish where the infrastructure, amenities etc can be purpose planned and 
built,giving better communter access to Exeter as recongnised by a female offical at a drop in event as important when Dawlish can't be expected to provide all the 
jobs. Other land might be next to Dawlish fire and ambulance station, currently owned by dcc but us about the same size, immediate access to the road with level 
access to town and the facilites and open spaces. DA4 could be better utilised as community orchard, allotments extentions of current woodland area and would 
receive a great deal of local support and assistance in running of any such project. This would assist in community intergration, be good PR for the planning process 
and district as well as reducing the pressure off open spaces elsewhere in dawlish, reducing the cross town travel to reach remaining open level exercise areas. 
Previous contact with the Luscombe estate have received trustees comments stating that this land would be considered for 'community use' and they have 
acknowledged a large petition showing local concern at development use. Because I feel strongly that this land just isn't suitable and will be the wrong thing to do, I 
amongst others have taken legal advice and paperwork prepared for a town green aplication should this land contuine to be considered viable for development.

Consultee ID: 11 Agent:

Policy Support: No

Policy Response:

Concerns that these developments may encroach onto EN1 Strategic Open Breaks.  Increase in traffic on A379 which is too narrow for safety at SW end of Dawlish on 
hill and between Smugglers Lane and towards Minadab up the hill.

Change To Policy:

There is insufficient said about safety and improvements to the A379 particularly approaching and through Dawlish onto Holcombe and the Minadab.  THe section 
between Smugglers Lane towards the Minadab is narrow, has a dangerous and narrow fotpath yet is the high tide alternative SW Coastal Footpath.  The Dawlish and 
Teignmouth plans place great store on cycleways yet there is inadequate and insufficient mention as to how the two sections are joined: there is good mention from 
Exeter towards Dawlish and from Newton Abbot towards TEignmouth but nothing about the coastal section through Teignmouth and Dawlsih.  There needs to be 
astrategic overview of 1. how the A379 can cater for current and anticipated traffic and how cycleways and adequate pedestrian use can be integrated with it 
between the Catholic Chuch in Dawlish and western outskirts of Teignmouth. 2. special strategic consideration with additional priorites for the sections Smugglers 
Lane uphill towards the Minadab and the s/western exit from Dawlsih
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Consultee ID: 18 Agent:

Policy Support:

Policy Response:

The place from where can be seen both countryside and sea, the very SOUL of Dawlish

New housing here would present numerous problems  caused by additional traffic, firstly builder's transport and then private cars as John Nash Drive, Old Teignmouth 
Road and Southdowns Road all converge onto the Main Road and on many occasions there has been broken glass on the road as evidence of traffic collisions between 
John Nash Drive and Old Teignmouth Road.  The traffic speeds along this area inspite of speed warnings.

So much for the practical side - now for the aesthetic reasons - the loss of a beautiful green fields and wooded area, once lost would never be regained, it is so well 
used and appreciated by young and old, by dog walkers, horse riders and is full of wildlife and birds, the view from there is breathtaking and the air so sweet and clean.

Please, please don't take it away from us.

Change To Policy:

Individual

Consultee ID: 24 Agent:

Policy Support: No

Policy Response:

I wish to object to any development on land west of Southdowns Road.

Unless there is a direct connection to John Nash Drive, there would be increased vehicular movement at the junction with the A379, already of poor standard.  In 
recent yeas, there has been an increase in the number of vehicles in the road as, on the change of property ownership, the incoming occupants own more vehicles.

As some of the proposed houses are to be affordable, it is reasonable to assume they will be multi-occupied.  The occupiers will require public services, all of which 
are situated some distance away.

There would be a loss of agricultural land with the consequent reduction of food production. 

For some while, the land had been within the Coastal Protection Zone will no development permitted.  It should remain undeveloped so that there would be no 
reduction in the buffer zone between Dawlish and Holcombe.

Change To Policy:

Individual

Consultee ID: 35 Agent:

Policy Support: No

Policy Response:

Individual
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Policy Response:

I do not think that this area should be used for housing development and is certainly not an area acceptable for social housing, there are a lot of affordable homes in 
Dawlish for sale that could easily be purchased by Teign Housing and made suitable for social housing,why should it be necessary to take our farmland and open 
spaces, although this land may not grow crops for food it certainly grows crops for animal feed which is also in the food chain and what about the wildlife and our 
birds, this area is home to the rare species of Cirl Buntings.  The only reason is financial as we all know that £1m has already been awarded to Teignbridge for 
achieving the number of new homes it has already helped to deliver throughout Teignbridge.  Getting out of Southdowns Road onto the already very busy A379 will 
lead to queues in Southdowns Road preventing people getting out of their drives and increase the possibility of traffic accidents.  The whole idea of housing 
development in Southdowns Road is totally unacceptable.  If Teignbridge continue with this plan to develop Housing in Southdowns Road and the rest of Dawlish it 
will reduce the prosperity of the Town as Tourists will be put off coming by our congested roads especially the A379, who wants to come on holiday and spend it 
sitting in traffic jams when trying to get out and about to see the many attractions in Devon, it is already a nightmare trying get along the A379 through Dawlish and at 
Starcross and Teignmouth at peak times and all of the time in the summer months.  There will be reduced road safety, traffic accidents in Dawlish in the last 3 years 
have increased 50%.  Where are all of these supposedly extra people going to work, it certainly won't be in Dawlish, Teignbridge may be providing allocation of 
employment land but they cannot provide jobs.  Currently there is no take up of existing employment land or employmnet units in Dawlish.

Change To Policy:

What I would say instead would be to leave this area alone as there are plenty of homes already for sale in Dawlish and the surrounding area, why increase the strain 
on our roads and infrastructure, people won't want to come to live an area with congested roads and over-crowded buses and trains.

Consultee ID: 36 Agent:

Policy Support: No

Policy Response:

It is the wrong place to put any homes on costal open land. And if it were to go ahead, you would not be able to match in with existing houses. Southdowns rd is not 
suitable as an exit road; even with changes onto the A379.These home can now be transferred to the other side of Dawlish where you have reduced the numbers and 
where all the infrastructure is.

I refer to the above draft plan. the following response clearly demonstrates that on two points the draft plan is still wrong headed. arbitrary and has not taken full 
account of the democratic rights of the local people.

First I would like to address the contentious land called. Land north and southwest of Southdowns road Dawlish. I believe this land was arbitrary chosen {Dictionary: 
exercising unrestrained authority) by marking out this land for development. There is no good reason for selecting this land. other than fore filling number quotas.

There have not been any rational or judicious planning needs to uses this land. And certainly not any need to uses costal preservation land for houses, which has been 
kept open for the last 50 years by past planning reviews and other interested bodies. Nothing has changed; in fact, we can now put forward a stronger case for 
keeping this land undeveloped.

*We now have stronger environmental rules. We understand that we should not nibble at special sites and costal view areas.
*We have need for farm land and even more into the future. 
*It is not possible to fully compensate for the birds and wild life  that feed on the land, as you suggest in your new draft. Habitat loss always means wild life loss; this 
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has been shown in many studies. 
*This land is used by a surprisingly large number for walkers, and not just from the local area. Building here would seriously disrupt this much love and cheap way of 
doing outside activities.

People like to walk in fields and woods and not next to fences  around houses. This local amenity would be less of a walk in the country and more a walk by house. 
That is not the same thing! 

*One very Important Issue needs to be drawn to 'lour attention: I have a letter from a response from Anne Marie Morris MP. From the Dept. for Communities and 
local Government and signed by the under secretary of state, who has said this type of land is not the sort of land that should be used. And I quote - 'The Government 
is committed to protecting our environment. Our draft National Planning Policy Framework recognises the economic and other benefits of best and most versatile
agricultural land. For this reason we have made it clear that where significant development of agricultural land is
demonstrated to be necessary, local planning authorities should seek to use areas of poorer qualify land in preference to
that of a higher quality'. 

I have been informed that the farmer who farms this land has said to a number of people, 'that this land in question, is some
of his better fields'. Therefore, this land should not be used. The  numbers of houses that have been reduced in the first draft to the second draft can now easily take 
these 20 homes. The other land was not deemed, 'best land'.

The very fact that you were able to reduce the numbers here from 100 to 20 houses only proves the point that the first draft
steering committee, had just stuck a pin in this land, without thinking through the full consequences and also not taking into
account the new Government Policies. I am now asking you and the team, to take out this proposal or  transfer this proposal to other land areas in Dawlish that has 
been reduced in numbers. This would keep full protection now, and into the future, for costal land. It would stop a great deal of disturbance to the people in the small 
close (Southdowns road) It would not break your own planning guidelines that have held good for the last 50 years, of which, we bought these homes on the 
understanding it would remain a small close, and the downs would remain farm land. It will not go against the latest
Government planning Policies; it would not take away a very important local amenity. It would stop any legal challenge in
the future on a number of fronts. 

Could you send me a copy of all the other areas of green field land that were considered? All of the brown field sites that you
know about that could also be used as inferior land to Southdowns fields?

Finally, contrary to Councillor Prowse assertion, Southdowns road is recognised as a close by Teignbridge; to prove it they
have even changed our road signs marked as such! Also, the local estate agents mark it on their details as such. This has
formed part of the legal contract when buying into this road. 

All of the other reasons for not building on the Southdowns and using Southdowns road, as a through road, remain the same,
therefore, they are still to be included in the list. even though I have not spelt them our here.

The rest of the draft could be acceptable, apart from the overall numbers are still too high. We should be looking at no more than 500 homes, not including plans in 
the pipe-line. 
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One area should be looked at again: that is the bottle neck in the main road at the top of Dawlish in the Zbend on the small hill into the front. This needs straightening 
so that buses and big Lorries can pass each other.

* This letter may form part of any later legal challenge, if the Southdowns field were to be given planning permission.

I believe (tell me if I am wrong) that the numbers have been reduced tram 100 to 20 homes to be built on the downs. just behind Southdowns Road. The fact that one 
can reduce this number just like that. proves that the over-all idea of building 100 hear was wrong in the first place. and we should go to zero. 

All the reasons given for not building here have not changed. The spring. the road access. Rear birds. open space for all of the community. That our road is a close. (I 
now have legal documents for that) just to name a few.

But the main reason for not building on the Downs is obvious; the Downs have been kept. and was looked upon as an area of open-space. buffer zone. for community 
use and preservation land. and when we bought this home. we where told. that they
would never build here; as it was all of the above. And one other reason for not building here. it is farm land and will be needed for food in the near future. 

If any buildings were to go ahead here. it would start a precedent. And next time people like yourself. would say. 'it was always there to add more to. '

from Hastings to Cornwall. council's are realising there are few good areas like the 'Downs.' and they are keeping far away from them. as regards to building on them.  
We in Dawlish to Teignmouth must keep them open for future generations. I am quite appalled that a local representative would even give the scheme any light of 
day!

We will be campaigning to keep the downs an open space; I hope you will be on our side - the wining side!

Change To Policy:

Consultee ID: 37 Agent:

Policy Support:

Policy Response:

The Southdowns Fields should never have been picked for development. All the people of Dawlish are angry and amazed at the ignorance of those who did it! Most of 
the people who are making these decisions for Dawlish do not live here and do not understand both what Dawlish is, and the unique and exceptional environmental 
place it has.

*On the Southdown fields, wild life will be lost. Open fields for walk's will be diminished, Open space will be lost, food production will be lost, costal preservation will 
be eaten into, which has been kept open for 50 years. We do not believe that the rest of the field will be kept open after this development, why should we? You did 
not keep the part that was already costal open space?

*There are many more reasons for not building on the Southdowns, which I believe you have had representations from the people of Dawlish, DARE, and Dawlish 
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SOUL. Please except this is true democracy and not - Not in my back door approach, as you so easily dismiss! 

*The A 379 is totally inadequate from Dawlish to Exeter to cope with any more traffic; especially in the summer; with many pinch points, both in Dawlish and on the 
way out.

I believe (tell me if I am wrong) that the numbers have been reduced tram 100 to 20 homes to be built on the downs. just behind Southdowns Road. The fact that one 
can reduce this number just like that. proves that the over-all idea of building 100 hear was wrong in the first place. and we should go to zero. 

All the reasons given for not building here have not changed. The spring. the road access. Rear birds. open space for all of the community. That our road is a close. (I 
now have legal documents for that) just to name a few.

But the main reason for not building on the Downs is obvious; the Downs have been kept. and was looked upon as an area of open-space. buffer zone. for community 
use and preservation land. and when we bought this home. we where told. that they
would never build here; as it was all of the above. And one other reason for not building here. it is farm land and will be needed for food in the near future. 

If any buildings were to go ahead here. it would start a precedent. And next time people like yourself. would say. 'it was always there to add more to. '

from Hastings to Cornwall. council's are realising there are few good areas like the 'Downs.' and they are keeping far away from them. as regards to building on them.  
We in Dawlish to Teignmouth must keep them open for future generations. I am quite appalled that a local representative would even give the scheme any light of 
day!

We will be campaigning to keep the downs an open space; I hope you will be on our side - the wining side!

Change To Policy:

Consultee ID: 41 Agent:

Policy Support: Yes

Policy Response:

None

Change To Policy:

N/A

Individual

Consultee ID: 51 Agent:

Policy Support: No

Policy Response:

This development would spoil this edge of Dawlish.  At the moment it is an attractive end to the town and any development here would spoil the existing properties 
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and blur the boundary further into Holcombe.

Change To Policy:

Infill build instead and/or renovate and make use of empty properties for this number of houses.

Consultee ID: 73 Agent:

Policy Support: No

Policy Response:

There are various definitions used across the planning sector. However, this site is recognised on lovely glossy Dawlish maps (being taken by Teignbridge to public 
meetings) as being 20 mins+ walk from schools, facilities and amenities. Therefore, according to many Teignbridge statements completely unsuitable for housing. Yes 
it is near the main stagecoach bus route but unless you have a free bus pass, this is too expensive for regular commuting, shopping, school run and general travel.

We live in the area and are an active family but struggle to use public transport/on foot for any regular day to day activities from this side of Dawlish. I have a son who 
works in Teignmouth and the bus is nearly an hours ‘wage and doesn’t match his night shifts. Similarly another son who cannot use the bus service due to cost and 
even the new Sainsburys bus doesn’t run outside ‘shopping hours’ so is no good to the average worker. I myself work on the outskirts of Exeter and find neither the 
Bus nor the train any use as it involves up to 90 minutes journey and changes each way at a substantial cost and crowded trains.

Walking into town is problematic due to the steep cliff path that is often slippery or the narrow /complete lack of pavement and crossing points on the main road.

Common sense and experience from residents in this area would demonstrate how extra houses here would add further to traffic congestion into the town and 
onwards to Exeter. This will not aid in the attempts to re-generate the town and boost the tourism. It has been acknowledged by a female Teignbridge official at a 
local ‘have your say day’ that Dawlish is not expected to provide jobs for all these extra houses and the fear is then that we will become a residential satellite for 
Exeter and this extra car travel a consequence.

The acknowledged housing need in Teignbridge is for 1 -2 bedroom social housing. However, the number proposed on this site could not possibly meet the aspired to 
high eco-standards, nor the promise to make sure it is supported by footpaths and cycle ways etc. There will be no open space for families and the remaining 
Southdowns area will be under threat when any developer applies to extend the current area on the back of providing all these ‘extras’ as current Draft national 
planning policy and Core Strategy include words as 'feasible’ and mention possible expansion into green areas even those that are meant to be ‘protected.’ Oaklands 
wood would become an area where bored youngsters would hang out because there was no where else to go. This has been experienced in recent years and both 
Police and TDC have been involved in removing ASB and misuse of the woods.

Again , from experience my 17 year old son says he knows people of his age waiting for housing, but he knows this would be the wrong location. They would feel cut-
off from friends, not able to afford to use public transport, nowhere near doctors, shops or even work options. He says they will end up messing around and causing a 
problem to neighbours.

The concentration needs to be putting housing in Town Centres or in purpose built area where infrastructure is put in place specifically for local need at the time of 
planning. Therefore, the common sense place for this 20 houses would be with the Shutterton development.

Individual
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‘magnitude of impact’ is a consideration of this policy and the feeling seems to be that it is only a small corner of a preservation area being used but Yes the effects 
are great. Not in the least in the signal it gives for further development  and the lack of protection green belt status actually gives. John Hobson QC has advised the 
government on the DNPP and stressed that in its form in Oct 2011 it removed current legal protection for Green Belt land.
Great mention is made in the strategy of the need to protect wildlife , hedgerows and important species etc.. and yet the impact of even this small development 
would be immense. Barn Owls, Bats , Cirl Buntings are all in residence, nesting and hunting in the area. The land adjoins protected Oaklands wood where I see /hear 
Barn owls on a nightly basis swooping to hunt in the fields concerned. This type of habitat was recently broadcast on national television as an important area to 
protect as any nearby development will adversely effect Barn Owls.

Exactly how easy is it to re-locate Cirl Buntings? And why should they be evicted?

‘making efficient use of land’- currently prime agricultural land used on a daily basis by Ramblers, general walkers, school children, dog walkers etc. Surely if it has to 
be used for the greater good of the community a better use could be making the nature reserve larger and more people friendly, solar farm, allotments, community 
orchard etc.

‘Protection of Heritage Assets’ – This is Luscombe Castle land mentioned as protected  from development and yet this land is owned by Luscombe and wasn’t initially 
offered for sale until it appeared on the draft proposals. Petitions signed by residents of Southdowns Road, Underwood Close and Shillingate Close have been set to 
the estate in November 2011 expressing our concerns and a response obtained from the land trustees. The continual use of ‘ where feasible’ and informed decision 
on impact where benefits outweigh the harm’ is concerning and suggest  little protection for the countryside. Who  is going to judge this? We have little confidence in 
the localism act 2011.

EN1 Open break – ‘limited to that which retains their open character’- too woolly and offers no firm protection. In this instance how small could the gap be allowed to 
go?

Quality Development (s2)- It is way too small for the suggested glossy environment of wide spaces as suggested by the high standards. It would be unable to ‘respond 
to the characteristics of the wider area’ which has larger houses on larger plots.

Community co-hesion is stated as an important consideration and would be flawed alongside the health and well-being of new residents considering earlier 
comments.

‘to respect the character of the local landscape’ –Will be impossible and will remove far reaching views across to Lyme bay for the General public using the remaining 
open areas and public footpaths.

This area is used by many people across the area and again Teignbridge appear to be discreetly trying to obtain facts about people’s use of open spaces by a ‘open 
spaces and parks’ internet survey. This is ok for residents who are actively searching out Core Strategy responses and have internet access. A lot of the residents who 
use this area are of the older generation who enjoy regular dog walks with friends and neighbours but have little internet knowledge or access. I have been helping 
with replies on behalf of those who have no access and are worried that their views will be unheard. 

In times when an importance is being placed on getting outside and exercising, we need to keep these areas clear from development. This area is used by Ramblers, 
residents, across Teignbridge and further afield. It opens up access to wider walks being mentioned on published walking maps and routes.
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The plan is for Dawlish to become a year round attraction and this area is just one of those places to do this., currently attracting walkers and groups to the area.

‘An area with a high quality natural environment and protected important wildlife interests’ – This sums up this area so why let it be spoilt? Why spend money 
elsewhere trying to re-create what already exists?

I was told by a local planner that ‘this area was attractive because of its small size’…’ability to get things underway quickly and easily’ Is this any reason to build in an 
area so completely against all the stated Core Strategy aims , policies and stated priorities????

Teignbridge and the NPP needs to strongly firm up the wording with specific and legally enforceable countryside protection. Provisions need to be considered to 
provide protection during the transition period to stop developers finding loopholes in planning policies.

 I make no apologies for the length of my letter and this just gives a flavour of our concerns. Because of our lack of confidence in being heard and taken notice of, 
Legal advice has been taken and preparations made to make a Town Green application for this land should it be featured on the final Core Strategy.

This development is counter-productive in the stated aims of the core strategy by teignbridge.'quality of life' this land is used by many many people on a daily basis 
for leisure and provides an increasing population with the necessary access to exercise  and well-being opportunities. For instance I have come home after a 7 hour 
shift and have walked through the oaklands woods through the field area concerned onwards towards Holcombe, bought a newspaper in the local shop and 
continued home through the open countryside and the southdowns in general.In doing so I have chatted with many other locals,tried to relax, exercised, and enjoyed 
distant views and views of protected cirl buntings, birds of prey and nesting birds.Building in this area would remove the distant views,remove nesting areas for the 
established cirl buntings and distress a large number of people who's access and dailly routine would be greatly altered. (As demonstrated in a petition sent to 
Luscombe estate in Nov 2011) This area attracts regular ramblers, is mentioned on published walking guides as making Dawlish worth a visit for the views and could 
be better enhaced for its ability to help 'regenerate dawlish as a premier year round visitor resort'It is land that adjoins protected woodland and as such surely could 
be utlised to help dawlish attract visitors and encourage more exercise. Use of this area should be encouraged as part of a recongnised established walking route. 
Local walking groups such a the teignbridge 'walk for life' regulary walk in this area because it naturally links back into Dawlish for coffee and supports local businesses 
(either in town or at smugglers inn) 'safe from flood risk, adaptable to climate change and have reduced carbon dependence' - An area known to be boggy and with an 
underground spring in the area. 'an area with a high quality natural environment and protected important wildlife interests'- again why have to spend money putting 
in such areas when currently southdowns already provides exactly this???  The quality of the land has led to it to currently being classed as coastal preservation site 
and the surrounding areas are due to be classed a green belt, what is the exception of this area that means it doesn't afford such contuined protection? Building on 
here just proves how little protection and committment the core strategy and planners will in future afford it and its protection for future generations. Again this land 
supports established cirl buntings and i personally have regular visits from Barn owls who perch on our proprty prior to hunting in the field and area concerned and 
can be heard most nights nesting and calling out. Recent news footage has indicated these ideal barn owl habitats need protecting as they are diminishing in number. 
The proposal is in direct contradiction to many policies in the Core strategy document including: S1 Sustainable Development,S2 Quality development;S17 
Dawlish;S22 Countryside; EN1 Stratgeic and local open breaks; EN2 Undeveloped coast;EN8 Bodiversity protection; EN9 Important Habitat and features;EN11 
Important Species;EN12 Trees and hedgerows;EN5 Heritage Assets. Current planning policy suggests against this proposal and I am concerned that as this too is under 
review there is little point me relaying all my research and quote policy numbers to you? However, policy H2  refers to density and 'not to allow overdevelopment of 
site' and 'propose development will not reflect the character of the area'. The site could not fulfill this guidance. policy HS3 'new residential land will be developed at 
the highest density compatible with the creation of an attractive living environment and with the characteristics of the site and its surroundings' The quoted figure is 
not more thab 12 dwellings per acre. This land is earmarked for about 20 in 0.63 of an acre.Other local housing have practical deeds restrictions preventing caravans, 
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satelitte dishes and aerials etc. NPPF 173 recongnises that Tranquil areas are likely to make a contribution to improvement of health, mental well-being and quality of 
life and that these areas are recommended to remain free of visual intrusion. Building the proposed houses will remove long reaching views to portland for all those 
who enjoy the area. English heritage in response to the DNPP in oct 2011 have along with other bodies recommended to the government 'that sustainable 
development should not be located in places distant from services' this has been acknowledged by teignbridge and the area is shown on their 'area maps' being taken 
to roadshows as 20 mins + from schools, amenities and play areas etc.. Commonsense says this will lead to other issues further down the line and act against the aims 
of the strategy.  As a local family i feel able to give a wide range of comments in respect to housing on this land. My 17 year old son knows people his age in social 
housing. They wouldn't want to live in this location as they would feel 'cut-off' from their friends,with no nearby shops, meeting areas and would feel that they are 
surrounded by 'posh houses'. The transport links are limited, with a hilly climb to and from the train station, expensive bus transport and no nearby job oportunities. 
My son says they would end up 'messing around' in the nearby woods where there has been ASB and drugs problems dealt with by teignbridge and police a couple of 
years ago. Pavement access to town is appalling and dangerous, meaning walking into town will be unlikely for most of the population. There would be neccessary 
additionnal car use in order to do dailly routines from school runs to shopping. Alot of this would involve travelling through Dawlish town to get to proposed jobs and 
amenties in shutterton, causing extra traffic flow through Dawlish. Any extra traffic through the town will be determental to the regeneration of the town and its main 
source of income - tourism. My 21 year old son has similar comments but states even being in local employment he would not want to buy and live in this area. It is 
considered too remote and does not provide the type of living his age group are after. Both my sons suggest town centre living or perhaps at least an area closer to 
established amenities or being part of the larger development near shutterton which has easier access to job oportunites in Exeter. Dawlish cannot possibly expect to 
provide local jobs for the proposed number of housing and a female teignbridge offical was heard at a local event recently to acknowledge that Exeter is expected to 
provide a lot of employment. This again would suggest that this site is wrongly postioned. Alot of effort is being given to providing additionnal open space on the 
north side of dawlish in order to relieve the pressure off of Dawlish Warren, surely the southdowns needs to be protected to provide similar open space on this side of 
dawlish, thus preventing additionnal travel and unneccessary pressure on other areas. I would propose a community orchard or allottments on this land in 
conjunction with the nature woodland area it adjoins. Luscombe estate orginally denied its availability when contacted but the trustees have suggested  'community 
use' would be considered. Surely a long lasting legacy and communtiy engagement project would be a better use? There are many locals who would gladly oversee 
and encourage all generations in sustainable food production, passing on their experience and engaging with younger people - a great advert for teignbridge!! This 
would help off set the fact that it is currently farmed land producing local food. I would then suggest that the 20 proposed houses be included in the larger purpose 
built developements earmarked for shutterton area. Out of desperation to prevent an irreversible mistake being made, I have taken legal advice and will be making a 
town green application should this land contuine to be earmarked for housing or adequately protected against future development.

Change To Policy:

look at alternative sites closer to town or include this number in the proposals for shutterton area. ?Area next to Dawlish fire station, i believe currently owned by 
DCC and used occassionally by schools. Surely DCC would welcome selling this land and the schools could use other open land.This land is close to facilities etc and on 
the level to the town center.

Consultee ID: 77 Agent:

Policy Support: No

Policy Response:

As previously reported to TDC and Councillors following the previous draft (see my previous substantive reports)I disagree with any development in this area primarily 
on environmental grounds including coastal protection zone status, habitats and the need to maintain a distinct gap between Dawlish and Holcombe.Any 
development allowed at this stage will result in further development in years to come as it will become unstoppable.

Individual
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Whilst I understand that the number of houses now proposed for land to the north of Southdowns Road has been reduced from 100 to 20 I still firmly believe that the 
land in question is in a coastal preservation zone and should not be built on and there remains a need to maintain a space  between Dawlish and Holcombe. Once 
development starts in this area it will be difficult to stop. All  my previous comments relating to environmental issues remain and in particular the need to protect rare 
bird life (including bats) and other animals and the various flora and fauna in the area.

Change To Policy:

I do not believe that the development needs proposed have been properly researched and can find no detailed record of how figures were derived.I consider 
development proposed is unsustainable and would require massive infrastructure improvements eg highways, sewerage, car parks, health and education etc that is 
not affordable in these days of austerity.If development is to go ahead the 20 houses should be added to the major development sites proposed to avoid 
environmental damage on a risk analysis basis.

Consultee ID: 80 Agent:

Policy Support: Yes

Policy Response:

Same as above

Change To Policy:

Individual

Consultee ID: 84 Agent:

Policy Support: No

Policy Response:

The proposals for Dawlish are flawed.  The policy places great emphasis on the outcomes from the Neighbourhood Plan process.  In reality this process engaged with 
local interest groups and the majority of Dawlish residents were unaware that it was taking place.  The Council has tacitly acknowledged the flaws in the 
Neighbourhood Plan by not including many of the proposals in the Core Strategy.  There is no basis for the proposal to provide such huge numbers of new homes.  
The proposals appear to be driven by the Council's desire to achieve planning contributions by way of New Homes Bonus and Community Infrastructure Levy.  This 
level of provision is far in excess of any need created by new employment.  New residents would be in-migrants working elsewhere.  This places additional pressure 
on the A379 and the Council has not prepared plans to assess or deal with this.  This development at such a high level does not fit with the Council's policy of 
sustained development.   The list of infrastructure proposals for Dawlish is aspirational. No details of costs, time scales or achievability are provided.  People can not 
therefore give informed comment on the  Strategy as the Council may delete proposals in later versions of the Strategy should they prove too expensive. Community 
orchard and allotments sound super.  But the Council owns no land to provide them and they must be a low profit option for a landowner compared with housing.  A 
sixth form college would be nice, but this surely doesn't come under Teignbridge's remit. Improved walking path along the seawall would be great, but this is Network 
Rail's land and I doubt they'd agree to Teignbridge's request to improve it.  These all sound lovely promises but they are undeliverable by Teignbridge. None of the 
policies relating to new housing development in Dawlish DA1/2/3 and DA4 stand up to rigorous examination in relation to the overarching policies contained in the 
Strategy.  They are all flawed in that the stated housing need for Dawlish cannot be supported through additional employment.  There is no indication in the strategy 
of whether any form of environmental appraisal has been undertaken on these sites. The inclusion of these sites is therefore premature. An example of the lack of 
thought that has gone into the strategy is Policy DA1 South of Shutterton Lane which contains proposals for a multi-purpose building incorporating health facilities.  
What is this?  How much will it cost?  Who will own it?  How will it be funded?  DA3 Meadow Park relates to a proposed sky line development. It is entirely out of 

Individual
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keeping with the provisions of Policy S2 Quality Development.  The development of land West of Southdowns Rd (DA4) is opportunistic and bears no relationship to 
policies stated in the Strategy.  It is in direct contravention of policies S1, S2, S17, S22, EN1, EN2, EN8, EN9, EN11 and EN12. The area is a Coastal Protection Area, 
prime farmland, forms a natural open break between Dawlish and Holcombe and provides a popular and well used rural open space for local and visiting walkers.  The 
area is a natural habitat for Cirl Buntings,  bats and other wildlife.

If my deliberate, premeditated actions

a) made Dawlish a less attractive tourist venue
b) reduced Teignbridge assets by many thousands of pounds
c) threatened local food security by removing farm land
d) reduced the farmer's income by building on his only South facing fields
e) impoverished the habitat for local wildlife
t) reduced the amenity value of countryside for local walkers and holiday makers
g) increased traffic flow and congestion
h) overloaded an already struggling sewage system etc.etc.

then I imagine Teignbridge Council would want to sue me to recompense them for the losses they had incurred.

The Dawlish Parish Neighbourhood Plan will affect me and thousands of others in the above ways and specifically the Southdowns Road development will reduce the 
value of my house by many thousands of pounds.

1. To whom can I apply for compensation for the loss in value? 
2. Who might have the foresight to appreciate the wanton environmental destruction that will ensue from this proposal? How do I contact such people?
3. How do we make planners and councillors aware that their short term monetary gain from new build will be outweighed by huge environment costs now and in the 
future?

Change To Policy:

Use Luscombe Estate Trust land opposite Westcliff Road by Caste Gates instead.  This would provide houses on land that isn't prime agricultural land, is closer to 
schools and shops, is owned by the same landowner so he still makes money, doesn't reduce the open break between Dawlish and Holcombe, already compromised 
by proposal DA5 which creeps Holcombe towards Dawlish

Consultee ID: 85 Agent:

Policy Support: No

Policy Response:

There is no spatial planning reason why this development should be in a protected coastal location.  The proposal to build here reduces the council's aim to maintain 
an open strategic break between communities, and is in a Coastal Preservation Area..  It is in direct contravention of policies  S1 S2 S17 S22 EN1 EN2 EN8 EN9 EN11 
E12

Change To Policy:

Individual
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Avoid using prime, south facing agricultural land in a CPA which also provides a rural open space for the enjoyment of local and visiting walkers.  It is a natural habitat 
for cirl buntings and other wildlife.

Consultee ID: 91 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 93 Agent:

Policy Support:

Policy Response:

This proposed development should be excluded because it would unreasonably affect the local infrastructure of the area - particularly relating to sewage system 
already overloaded and surface water management in the area.  Extra traffic (from DA4) would also adversely affect flow on the A379 with extra access and exit to 
the DA4 area.  The traffic on the A379 will also be higher than current flow with the other proposed developments in Dawlish.

The DA4 area is also within a current Coastal Protection Area and is also well used arable land and should not be lost in the proposed development.

Change To Policy:

Individual

Consultee ID: 109 Agent:

Policy Support: No

Policy Response:

It is criminal to build houses here.  Teignbridge Council want to destroy everything to get some easy money from housebuilders.

Change To Policy:

Individual

Consultee ID: 141 Agent:

Policy Support: No

Policy Response:

No only a source for more traffic on the A379 this will erode the Coastal Preservation area. Adverse impact on wildlife in this area. Public transport both rail and bus 
find it difficult to cope with existing demand

Change To Policy:

Individual

Individual
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Consultee ID: 187 Agent:

Policy Support:

Policy Response:

I am writing with regards to the proposals to build on the area off Southdowns Road in Dawlish as shown in the new Core Strategy.

This area is not only a Coastal Preservation Area but most importantly a habitat to many species of wildlife including Cirl Buntings and Dormice. The woods next to the 
proposed site (Oaklands Wood), is home to Tawny Owls and Buzzards which use the open fields for hunting. The woods will just become sandwiched between houses 
and over used as a shortcut onto John Nash Drive. This alone will affect the habitat of the wildlife in this area.

I have spoken to Devon Wildlife Trust, who has advised that because Dormice are a protected species, the developers would have to ensure that none of the 
hedgerows are disturbed or removed within this area.

The area behind Southdowns Road should be a site of natural beauty as it is without doubt the best view in Dawlish and is used frequently by walkers and local 
people. I have lived in Dawlish for over 20 years because of its location and accessible countryside and will strongly consider moving elsewhere if this travesty is 
allowed to go ahead.

Change To Policy:

Individual

Consultee ID: 199 Agent:

Policy Support: No

Policy Response:

Again - simply on scheduling.  How can we be positive about anything when the timescales are not provided.  Also - how about the funding required to create these 
developments.

Change To Policy:

Individual

Consultee ID: 214 Agent:

Policy Support: No

Policy Response:

The development of land to the west of Southdowns Road (Policy DA4 Southdowns Road) is opportunist and bears no relation to policies stated in the Strategy. It is in 
direct contravention of policies: • S1 Sustainable Development; • S2 Quality Development; • S17 Dawlish; • S22 Countryside; • EN1 Strategic and Local Open Breaks; • 
EN2 Undeveloped Coast; • EN8 Biodiversity Protection;  • EN9 Important Habitats and features; • EN11 Important Species; and • EN12 Trees and Hedgerows. The 
area is prime farming land and provides a rural open space for the enjoyment of residences from all over Dawlish.  The area is a natural habitat for Cirl Buntings and 
other rare species. It is interesting that in a ‘throw away’ sentence at the end of the section on Dawlish (Policy DA12 Regeneration) that the Council acknowledges its 
inconsistency and that an area of land that should be classified as a strategic open break (at present Coastal Protection Area) is to be developed.

Change To Policy:

Individual
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RSPBConsultee ID: 223 Agent:

Policy Support:

Policy Response:

This falls within the Cirl Bunting Enhancement Zone and has supported breeding cirl buntings within the last decade.

Change To Policy:

Organisation

Consultee ID: 238 Agent:

Policy Support: No

Policy Response:

Most reasonable people can understand and accept the increased need for local housing.

Many however seem to forget that the local infrastructure must always be in place and available prior to the commencement of new building. 

Anticipating and resolving these problems is surely one of the little recognised but essential roles of a local Council.

However, there is a big difference between adding housing in bulk complete with their own local infrastructure and shoehorning additional housing into an 
infrastructure that is already groaning, under pressure and overstretched.

This problem is particularly relevant to the proposed additional housing in Holcombe and Southdown and the state of the local road and sewage infrastructure.

Surely two of the more important infrastructure components that must be dealt with.

Local roads

Holcombe is an area that does not have a single road either wide enough or sufficiently free of parked vehicles for two cars to drive past each other, let alone any 
emergency vehicles.

The addition of extra housing, no matter how big the drive, not only adds to the current  traffic but also creates yet more cars and vans parked on the already very 
congested Holcombe roads.

Both the village hall and the Castle public house are very popular, very successful and both attract substantial external traffic throughout the day.

The existing traffic and the roads in Holcombe have already resulted in the area being declared unsuitable for a “Bus Route”.

The nearest bus stops are quarter of a mile away down a steep hill and across a busy road [A379] in both directions.

Individual
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Holcombe itself is hazardous to pedestrians, half the roads currently have no footpaths and are completely unable to accommodate the addition of this basic 
necessity for safe walking.

The combination of more traffic and narrow roads, badly parked cars and vans all result in chicane driving with no pedestrian refuges.

In Holcombe Extra Traffic means greater risks for pedestrians especially during the holiday season, 

In Holcombe there are no schools no employment and only one small shop, occasionally open, so virtually all trips for purchases work and entertainment are out of 
the village.

Domestic and commercial traffic originating and visiting Holcombe must all access the A379 at one of the two road junctions that can, at best, be described as 
hazardous both for exit and ingress.

And the A379 seems to already be overloaded and getting much worse at the busier times and of course the holiday season.

Any extra housing combined with the associated increase in population and traffic across the whole of the Dawlish – Holcombe - Teignmouth area and  the new 
Sainsburys and Morrisons stores are going to place an unacceptable burden on the A379. 

Sewage

Not a popular subject but essential for an acceptable environment.

Anybody who lives or is connected to the Holcombe – Southdown area cannot but be aware of the ongoing problems associated with the current sewerage 
infrastructure.

No Building permissions should be granted for Buildings connecting to the existing sewerage system.

Completed, Proven, Enhancements or Duplications of the local sewerage systems must be in place prior to Building Permissions being granted.

Change To Policy:

Consultee ID: 240 Agent:

Policy Support: Yes

Policy Response:

If needs be

Change To Policy:

Individual

Organisation
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Holcombe Residents AssociationConsultee ID: 249 Agent:

Policy Support: No

Policy Response:

DA4 (West of Southdowns Road) – the proposed development goes against policies EN1 and EN2 and no justification is given as to why these policies are being 
overridden.  To say that the development of 20 houses could be done “without the need for significant infrastructure” shows little understanding of the site as there 
would be major implications for road traffic and drainage / sewerage. We feel that there should be no development on this site.   As an Association, we would 
welcome a site meeting with Teignbridge planners to explain our concerns in more detail

Change To Policy:

Organisation

Consultee ID: 250 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 283 Agent:

Policy Support:

Policy Response:

Irrespective of evident flaws , inconsistencies and apparent failures to comply with previously well founded Governmental Planning Guidelines, there is considered to 
be  absolutely no justification whatsoever for building on the above Coastal Preservation Area land. 

Apart from the housing not being required the following points also apply :-

'Best land’ is to be used last and only after all other avenues have been exhausted.

Maintenance of the ‘Open Break’ between Dawlish and Holcombe is considered to be vital if the council wishes to avoid the planning errors committed in Torbay ( 
which are alluded to below) 

'Coastal Preservation Land’ is absolutely key to the economic sustainability of Dawlish

'Wild Life’  issues such as Important Species, Habitats and Features as well as Bio-diversity , Trees and Hedgerow Protection

Public Open Space (which is ever declining) for the enjoyment of Local People, Ramblers, Walkers and Visitors
                                                                                                                                                                                                     
Recent planning approvals on New Road Teignmouth and developments on the side of the valley to the east of Holcombe  coupled with the proposed Southdowns 

Individual
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build  will eventually  result in  a continuous ribbon of urban development from Teignmouth to Dawlish Warren . In effect , all these communities will lose their 
separate identity and more importantly their  appeal to tourists with a potentially catastrophic impact on the livelihoods and well-being of local families.     

Why is this assertion made? All one has to do is to turn one’s mind back to the 195Os and look at the separate location identities in the Torquay environs of

Watcombe
Babbacombe
Torquay
Cockington
Chelston
Preston
	aignton
Goodrington
Broadsands 
Churston
Galmpton.   

What has been the unfortunate economic and social consequences of in effect allowing planners and property developers to turn Torbay into a virtual ‘concrete 
block’ ? 

Tourism has declined dramatically resulting in  Unemployment , Drug and Alcohol Addiction  percentage rates which are the highest west of Bristol.

Developing land west of Southdowns Rd would reduce the open break between Dawlish and Holcombe.

The development of land to the west of Southdowns Rd is opportunist and bears no relation to Council policies stated in this strategy. It is in direct contravention of 
policies:

S1 Sustainable Development;
S2 Quality Development;
S17 Dawlish;
S22 Countryside;
EN1 Strategic and Local Open Breaks;
EN2 Undeveloped Coast;
EN8 Biodiversity Protection; 
EN9 Important Habitats and features;
EN11 Important Species; and
EN12 Trees and Hedgerows.

The area is prime farming land and provides a rural open space for the enjoyment of residences from all over Dawlish.  The area is a natural habitat for cirl buntings 
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and other rare species.

Change To Policy:

Consultee ID: 291 Agent:

Policy Support: No

Policy Response:

Also I want to express my strong opposition to the proposed building of 20 houses on land west of Southdowns Road (DA4).
I personally walk everyday in the threatened field. I cannot tell you the immense pleasure this gives my dog and me. Have you taken the trouble to find out how the 
very many other people walk in this area, and have you sort their opinion on this
development? Building on this land will certainly not improve the environment. Has a thorough environmental assessment been undertaken, and if so where can I 
find it? This proposed development will dramatically reduce the 'Green Space Buffer'
between Dawlish and Holcombe. How long will it be before the two towns merge? The prime ministers says he does not want to eat into the green belts surrounding 
towns, but this is exactly what you are proposing. Surely the building on undeveloped green field sites should be a last resort. In fact this land was thought to be so 
important to preserve that it is clearly marked as Coastal Preservation in the 1996 Adopted Local Plan. This field is currently farmed and is one
of the farmer's most productive fields, and any loss of important agricultural land should be avoided at all costs. The three Southdown fields are teaming with wildlife 
and as a Biologist I am passionate about conserving wildlife. You can't conserve
wildlife if you destroy their habitat. There is  a thriving population of Cirl Buntings in the Southdown fields and their favourite haunt is the hedge that runs along the 
back of the gardens at Underwood Close. This is the very area of the proposed 20 houses. A contact at the RSPB whose job it is to carry out estimation of bird 
numbers kindly agreed to come down and carry out a Cirl Bunting count. She counted between 20-25 birds and said this represented about 10% of the total Cirl 
Bunting population. Cirl Buntings are very rare and I know Teignbridge council has been working hard to preserve and increase their numbers. This number of Cirl 
Buntings is very significant and I urge the council to abandon any plans to build on these particular fields.

Change To Policy:

Individual

Consultee ID: 293 Agent:

Policy Support:

Policy Response:

These smaller housing allocations must be dependant upon the certain services infrastructure,  in particular sewage disposal. Until there is a guarantee that there will 
be no measurable risk of effluent fouling the beaches there must be a ban on further development that loads the Tuck's Plot and other affected pumping stations.

The design of any buildings at Meadow Park must be cognisant of the steep gradient and the  waste induced by multi-level development within individual dwellings. A 
high quality of design and landscaping is required for this hill top site.
Any extension west of Southdowns Road must accommodate existing established footpaths and other semi-rural character.

Change To Policy:

Individual

Individual
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Consultee ID: 297 Agent:

Policy Support: Yes

Policy Response:

There must be no more 'creep' into the open break between Dawlish and Holcombe.

Change To Policy:

Individual

Shutterton Park LimitedConsultee ID: 308 Agent: Arup

Policy Support:

Policy Response:

Three further sites are allocated in Dawlish for residential development, these include those outlined in Draft Core Strategy Policy DA3 (north of Meadow Park) 
allocated for about 50 homes, Draft Core Strategy DA4 (west of Southdowns Road) allocated for about 20 homes and Draft Core Strategy DA6 (Land at Littleleigh) 
allocated for about 20 homes. Each of these schemes are of a significantly smaller scale in terms of their ability to deliver new private and affordable homes when 
compared to the land South of Shutterton Lane and the land north west of Secmaton Lane.

Change To Policy:

Organisation

Consultee ID: 318 Agent:

Policy Support:

Policy Response:

I am extremely concerned about the land adjoining "Southdowns Road" and the proposal to build a selection of new homes which would include a proportion of 
affordable new homes. 

This triangular section of farm-land adjoins" Oaklands" Woods nature reserve affording many homes for wildlife and animals.
If new homes have to be built any where in this area, could they be built on the "field" fronting the Main Road opposite the "Smugglers Public House" on the 
Teignmouth Road with access coming in through Southdowns Road and turn left to the end.
By doing this you will be able to leave the land adjoining Oaklands Woods and the area could and should be further designed to encourage wildlife fauna and flora, 
this being alongside the "well used" right of way footpath frequented by walkers/ ramblers/ horse riders and many visitors to the area.

Change To Policy:

Individual

Consultee ID: 320 Agent:

Policy Support: No

Policy Response:

Twenty homes west of South Downs Road may at a glance appear reasonable, however this number could well creep up over time and eventually swamp the area. 

Individual
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This would pose a detrimental effect on Oaklands Wood. A great degree of caution must be observed here.

Change To Policy:

Consultee ID: 326 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 332 Agent:

Policy Support: No

Policy Response:

I appreciate the work that has so far been undertaken and am sure that with your Inspirational Guidance you will achieve Improvements to the Area for All.

My husband and I have lived in this road since summer 1988 and are therefore more than familiar with the environs of the area. 

With the planned population increase there will be a great need for more open spaces for Recreation. These fields are the perfect place for country walks for the folk 
of Dawlish and Visitors,- no need to take the car miles into the countryside (thereby reducing pollution) with this fabulous space on the doorstep. These fields provide 
a safe walk for all to enjoy
- at present frequented by Walkers with dogs/Members of many Walking Club/Runners/Horse Riders and many other Ramblers. With imagination and at little 
expense a Nature Trail could be developed. Anyone with respect for the countryside can walk safely around both fields and benefit from the exercise and enjoy the 
fabulous views.

The Ancient Oakwood is habitat for many species of birds, rare and otherwise and small  mammals. If houses where to be built near to the Oaklands Wood it would 
reduce our bird count even more.

If it has to be, why not a small development of houses opposite Smugglers Inn accessed Via South Downs Road, as shown on the accompanying map drawing. Will the 
Tenant Farmer lose his livelihood if these plans go ahead? Would he be able
to designate the land backing on to Underwood Close as a Wildlife Meadow if plans do not go ahead? (As shown on accompanying map drawing). 

Let us hesitate, and research even further holistically into this land 'and into the needs of future generations in the light of the knowledge of our time'.

We are against further housing on these fields if land could be found elsewhere.

Change To Policy:

Individual

Individual
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Consultee ID: 333 Agent:

Policy Support: No

Policy Response:

This good agricultural land is a green lung between Dawlish and Holcome.  It has lots of wildlife and building 20 homes will be the thin end of the wedge.  Soon after 
another 20-50 houses will be 'required' and soon the space between Dawlish & Holcome will be filled in.

Change To Policy:

Individual

Consultee ID: 343 Agent:

Policy Support: No

Policy Response:

I am writing to object to the proposal to build 20 houses or more on land to the  north of Southdowns Road in Dawlish.

This land is useful and valuable agricultural land. We cannot keep losing food-producing land to housing as we already have done to the north of Dawlish. This land 
supports a variety of wildlife and I have seen several fairly rare birds there including Firecrests, Warblers and Little Owls. 

The time has come to stop trying to develop Dawlish into a donnitory for Exeter and Torbay. Already a large minority of working people who live here commute to 
these 2 areas. The roads both in and out ofDawlish cannot support any more commuters. Dawlish is a seaside town and should remain so. Its charm and attraction is 
due to its location by the sea. It is located in Coastal preservation land and any more attempts to enlarge it will destroy what beauty remains here and our tourist 
industry will suffer badly. 

The space between Holcombe and Dawlish should be preserved. We all know that if you allow 20 houses to be built here that this will be the thin end of the wedge. 
Within a couple of years even more houses will be planned for this area. We do not need any more houses in Dawlish. They are neither appropriate, wanted, or 
justifiable and local people will continue to act
vigorously to oppose these plans.

No more houses on good agricultural land.  This is just another example of the creeping urbanisation of Dawlish and an attempt to infill greenfield land between 
Holcombe & Dawlish.  20 now, another 50 later on and so on.  There is just too much precious wildlife on this land, and the access to the A379 is already a problem 
for those living there.

Change To Policy:

Individual

Consultee ID: 356 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual
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Consultee ID: 365 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 367 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 372 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 376 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 384 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Teignmouth & Dawlish RamblersConsultee ID: 406 Agent:

Policy Support: No

Policy Response:

Organisation
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We believe that this site is a key habitat for the Cirl Bunting, as well as providing a break to the edge of Dawlish. The development will also have an adverse impact on 
the existing public footpaths running through the site.

Change To Policy:

Consultee ID: 20039 Agent:

Policy Support:

Policy Response:

I am rather concerned at the proposed development of the area known as Pathfields  adjacent to Southdowns Road and John Nash Drive, the land at present is 
undeveloped and as far as I know has been farm land since time immemorial, this land is under the plough and is rich farm land and as such is very valuable.

The proposal to build some 200 houses now reduced to 20 can only be considered as bordering on the bounds of lunacy to destroy very valuable farm land when 
there are plenty of other options available can only be condemned as irresponsible.  This country is fast becoming a land covered by concrete and buildings with little 
thought to the future, once developed it is lost forever never to be replaced, it must not be allowed to happen, we need every bit of land possible so we can ensure 
vibrant and successful farming industry for the future generation.

The population is growing and not only requires housing accommodation but also the means to feed the population, we must not destroy fertile land just for the sake 
of the building of more houses, careful consideration must be given to the effect of any proposed development on the environment.  Good farming land should not be 
used for such when less fertile land is available even if it does mean more work for the developer.  Yes! We do need more housing but not on green field sites, plenty 
of other areas of undeveloped land exist, they may not be so convenient for the builder to develop but he will have to take a little less profit in order to save the 
countryside which is becoming more and more under attack.

How about power supplies, water drainage and gas supply, then of course access such as roads, schools and new medical facilities etc all of which must be built into 
any new development.  Access to any new development would only increase traffic to roads which are already over crowded and in the area concerned can at peak 
times be dangerous.

I therefore plead with you to forget this plan and to think about the damage it will  create not only to the environment but the cost, we have enough developments 
which are destroying Devon, what with the proposed new town outside of Exeter, Dawlish is a small country town which is already undertaking major building 
developments and cannot take further destruction and should be allowed to exist in peace.

Dawlish is an area of considerable natural beauty one of the few areas left which the public can enjoy and should as such be left untouched by any future 
development.  Please think again before making a decision which one may come to regret in the future.

Change To Policy:

Individual

Consultee ID: 20040 Agent:

Policy Support: No

Policy Response:

Individual
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I wish to lodge a complaint or strong objection to the possible plan or decision to build 20 dwellings in the Southdowns Road area of Dawlish. Although the existing 
houses here are not quite in the Knight Frank or Savills category they are still reasonably upmarket and I should not like to see this particular neighbourhood spoilt or 
brought lower with modern development especially as this is Coastal Preservation land.

The Teignmouth Road is already extremely busy with heavy traffic and there is also quite a busy junction at John Nash Drive and so it would not be acceptable or 
indeed wise to have additional congestion at Southdowns Road or the corner thereof.

Change To Policy:

Consultee ID: 20387 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20539 Agent:

Policy Support: No

Policy Response:

How can you suggest affordable hosing on a site away from any amenities

Change To Policy:

use land or buildings in town

Individual

Dawlish Town CouncilConsultee ID: 16600 Agent:

Policy Support:

Policy Response:

These smaller housing allocations must be dependant upon the certainty of services infrastructure, in particular sewage disposal. Until there is a guarantee that there 
will be no measurable risk of effluent fouling the beaches there must be a ban on further development that loads the Tuck's Plot and other affected pumping stations.

The design of any buildings at Meadow Park must be cognisant of the steep gradient and the waste induced by multi-level development within individual dwellings.  A 
high quality of design and landscaping is required for this hill top site.
Any extension west of Southdowns Road must accommodate existing established footpaths and other semi-rural character.

Change To Policy:

Organisation

Individual
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Consultee ID: 16601 Agent:

Policy Support: No

Policy Response:

I have been doing some research and don't pretend to be an expert, but i am 21 and live near the proposed site. I am concerned that this is the wrong site for this 
proposal. This site is reconised by Teignbridge as being at least 20 minutes walk away from facilities and amnenities and will mean an increase in car use for local daily 
journeys such as the school run and shopping. Various 'bodies' are repoting to the government on the draft national planning policy that 'focus development where 
the need to travel will be minimal' 'to promote higher densities in locations with better accessibility' For both these reasons i consider this site unsuitable and better 
added to the larger areas planned with better transport links,facilities and amenties in the shutterron area of Dawlish. Here amenties can be provided and purpose 
built as stated as an important issue in section 2.17 of the infrastructure policy. I would also like to propose a field next to the dawlish fire station , currently owned by 
DCC and about the same size. I believe it is rarely used by schools and could be better used as housing for 'the greater community need' This would also raise funds 
directly to DCC. As a 21 year old, if i could afford one of these houses they would not be attractive to me due to their location. I use my car because the bus route is 
very expensive for local journeys and if i were to get a job at shutterton for example, i would drive there and this would cause extra traffic through the town centre to 
get from this side of Dawlish. Affordable housing is supposedly aimed at local people with local jobs and yet i would be priced out, despite the fact i work full time. It is 
reconised by Teignbridge in the draft core straegy that the over-riding type of housing will be for 1/2 bedroom social housing. This area of dawlish would be very 
remote and the design of the houses would be out of keeping with the local area in order to be cost effective. This would lead to issues with integrating with near by 
house holds and increase their feeling of iscolation, therefore effecting quality of life for all people concerned. The campaign protection for rural England in their 
response to Draft Npp oct 2011 stateParagraph 163, which sets out the objectives of the natural environment section, should also state: ‘Local planning authorities 
should ensure that the natural environment, including the countryside, is protected for the sake of its intrinsic character and beauty, the diversity of its landscapes, 
heritage and wildlife, the wealth of its natural resources including soil and food production capacity, and to ensure it may be enjoyed by all. I wholly agree with this. 
This field is currently  a producer of food and is recongnised as playing an important role in helping local investment and food production.It si currently green belt 
status and recongnised by CPRE AND NATURAL ENGLAND to be important TO 'ENCOURAGE BIODIVERSITY, SUPPORT LOCAL NATURE RESERVES,more abundant bird 
and butterfly populations' Da4 is an area dirrectly connected to Oaklands wood, an area with a varied wildlife including Barn Owls, Bats and cirl Buntings. The 
campaign for ru   'When we lose open Green Belt land, we lose more than just a view, a space to run or play, an easy escape from the city or valuable farmland. We 
lose land that has its own identity and plays its own role in England’s heritage. Green Belt land is important for our wider environment, providing us with the trees and 
the undeveloped land which reduce the effect of the heat generated by big cities. Instead of reducing this green space, we should be using it to its best effect. We 
know from our research that three quarters (79%) of the population would like to see more trees planted and more food grown in the areas around towns and cities. 
Green Belt land is ideally placed to do this – providing more local produce which will help the environment again, by reducing food miles. The openness of Green Belt 
land needs to be cherished and protected permanently. That way, Green Belts will protect our countryside and help regenerate our cities.' I couldn't agree more and 
use this land regulary with friends and family to exercise enjoy the views and maintain a good quality of life that helps to make up for the low wages. At the recent 
dawlish ‘have your say event’ a female Teignbridge official was heard to tell a couple that it is acknowledged a lot of new residents would be forced to commute to 
Exeter for the bigger jobs. So we will become a satellite town of Exeter then? If so please consider re-modelling Shutterton industrial estate to accommodate 
attractive work spaces but also starter homes. NPPF 173 concerning tranquila areas states that 'tranquil areas are likely to make a contribution to improvement of 
health and quality of life' and is the aim of the noise policy statement.These areas are to remain free of visual intrusion and any propsed housing will remove long 
reaching views along the coast to portland. Current planning policiy h2 'not to allow overdevelopment of site' propsed density will not reflect the character of the 
area. HSE 3 'new residental land will be developed at the highest density compatible with the creation of an attractive living environment and with the characteristics 
of the site and its surroundings'The quoted figure is not more than 12 dwelling per acre. This land is earmarked for 20 ish in .6 acre!!. Local housing currently has 
restrictions on things as satelite dishes not to park trailers /caravans on drives etc. This will need to reflected in any new development. I don'tfeel that this area is 
suitable for many reasons and current planing policy notes that 'green belt,AONB and other designated land will retain the protections they enjoy today' In addition 

Individual
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communities will be given new power to protect locally important green spaces which are a vital part of residents quality of life'. This land is designated coastal 
preservation land that is regulary used by many people provideing socail and health benefits to many age groups. This has been demonstrated by a petition sent to 
Luscombe trustees expressing their concern over misuse of the land. This site has been explained in person by a planner as 'attractive because of its size,little 
preperation and things can be started quickly'This is no reason to make planning agreeable and destroy the area.With the 'wooly' protection being given to the 
remainind adjoining feilds this will open the planning floodgates. On this basis I will support current legal advice obtained by local residents to apply to get this land 
registered as town green should the planners not remove it from the Core Strategy.This is something locals are willing to fund both in time and money to ensure this 
land is protected for future generations to enjoy as open countryside. finally, if this land is to be used could it not be for a more appropriate use, help to meet targets 
by using as allottments or some other 'green' use? solar panel farm?? Using this land goes completey against the main key proposals as stated for dawlish in the draft 
strategy.

There are various definitions used across the planning sector. However, this site is recognised on lovely glossy Dawlish maps (being taken by Teignbridge to public 
meetings) as being 20 mins+ walk from schools, facilities and amenities. Therefore, according to many Teignbridge statements completely unsuitable for housing. Yes 
it is near the main stagecoach bus route but unless you have a free bus pass, this is too expensive for regular commuting, shopping, school run and general travel.
We live in the area and are an active family but struggle to use public transport/on foot for any regular day to day activities from this side of Dawlish. I have a son who 
works in Teignmouth and the bus is nearly an hours ‘wage and doesn’t match his night shifts. Similarly another son who cannot use the bus service due to cost and 
even the new Sainsburys bus doesn’t run outside ‘shopping hours’ so is no good to the average worker. I myself work on the outskirts of Exeter and find neither the 
Bus nor the train any use as it involves up to 90 minutes journey and changes each way at a substantial cost and crowded trains.
Walking into town is problematic due to the steep cliff path that is often slippery or the narrow /complete lack of pavement and crossing points on the main road.
Common sense and experience from residents in this area would demonstrate how extra houses here would add further to traffic congestion into the town and 
onwards to Exeter. This will not aid in the attempts to re-generate the town and boost the tourism. It has been acknowledged by a female Teignbridge official at a 
local ‘have your say day’ that Dawlish is not expected to provide jobs for all these extra houses and the fear is then that we will become a residential satellite for 
Exeter and this extra car travel a consequence.  
The acknowledged housing need in Teignbridge is for 1 -2 bedroom social housing. However, the number proposed on this site could not possibly meet the aspired to 
high eco-standards, nor the promise to make sure it is supported by footpaths and cycle ways etc. There will be no open space for families and the remaining 
southdowns area will be under threat when any developer applies to extend the current area on the back of providing all these ‘extras’ as current Draft national 
planning policy and Core Strategy include words as’feasible’ and mention possible expansion into green areas even those that are meant to be ‘protected.’ Oaklands 
wood would become an area where bored youngsters would hang out because there was no where else to go. This has been experienced in recent years and both 
Police and TDC have been involved in removing ASB and misuse of the woods.
Again , from experience my 17 year old son says he knows people of his age waiting for housing, but he knows this would be the wrong location. They would feel cut-
off from friends, not able to afford to use public transport, nowhere near doctors, shops or even work options. He says they will end up messing around and causing a 
problem to neighbours.
The concentration needs to be putting housing in Town Centres or in purpose built area where infrastructure is put in place specifically for local need at the time of 
planning. Therefore, the common sense place for this 20 houses would be with the shutterton development.
‘magnitude of impact’ is a consideration of this policy and the feeling seems to be that it is only a small corner of a preservation area being used but Yes the effects 
are great. Not in the least in the signal it gives for further development  and the lack of protection green belt status actually gives. John Hobson QC has advised the 
government on the DNPP and stressed that in its form in Oct 2011 it removed current legal protection for Green Belt land.
Great mention is made in the strategy of the need to protect wildlife , hedgerows and important species etc.. and yet the impact of even this small development 
would be immense. Barn Owls, Bats , Cirl Buntings are all in residence, nesting and hunting in the area. The land adjoins protected Oaklands wood where I see /hear 
Barn owls on a nightly basis swooping to hunt in the fields concerned. This type of habitat was recently broadcast on national television as an important area to 
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protect as any nearby development will adversely effect Barn Owls.
Exactly how easy is it to re-locate Cirl Buntings? And why should they be evicted?
‘making efficient use of land’- currently prime agricultural land used on a daily basis by Ramblers, general walkers, school children, dog walkers etc. Surely if it has to 
be used for the greater good of the community a better use could be making the nature reserve larger and more people friendly, solar farm, allotments, community 
orchard etc.
‘Protection of Heritage Assets’ – This is Luscombe Castle land mentioned as protected  from development and yet this land is owned by Luscombe and wasn’t initially 
offered for sale until it appeared on the draft proposals. Petitions signed by residents of Southdowns Road, Underwood Close and Shillingate Close have been set to 
the estate in November 2011 expressing our concerns and a response obtained from the land trustees. The continual use of ‘ where feasible’ and informed decision 
on impact where benefits outweigh the harm’ is concerning and suggest  little protection for the countryside. Who  is going to judge this? We have little confidence in 
the localism act 2011.
EN1 Open break – ‘limited to that which retains their open character’- too woolly and offers no firm protection. In this instance how small could the gap be allowed to 
go?
Quality Development (s2)- It is way too small for the suggested glossy environment of wide spaces as suggested by the high standards. It would be unable to ‘respond 
to the characteristics of the wider area’ which has larger houses on larger plots.
Community co-hesion is stated as an important consideration and would be flawed alongside the health and well-being of new residents considering earlier 
comments.
‘to respect the character of the local landscape’ –Will be impossible and will remove far reaching views across to lyme bay for the General public using the remaining 
open areas and public footpaths.
This area is used by many people across the area and again Teignbridge appear to be discreetly trying to obtain facts about people’s use of open spaces by a ‘open 
spaces and parks’ internet survey. This is ok for residents who are actively searching out Core Strategy responses and have internet access. A lot of the residents who 
use this area are of the older generation who enjoy regular dog walks with friends and neighbours but have little internet knowledge or access. I have been helping 
with replies on behalf of those who have no access and are worried that their views will be unheard. 
In times when an importance is being placed on getting outside and exercising, we need to keep these areas clear from development. This area is used by Ramblers, 
residents, across Teignbridge and further afield. It opens up access to wider walks being mentioned on published walking maps and routes.
The plan is for Dawlish to become a year round attraction and this area is just one of those places to do this., currently attracting walkers and groups to the area.
‘An area with a high quality natural environment and protected important wildlife interests’ – This sums up this area so why let it be spoilt? Why spend money 
elsewhere trying to re-create what already exists?
I was told by a local planner that ‘this area was attractive because of its small size’…’ability to get things underway quickly and easily’ Is this any reason to build in an 
area so completely against all the stated Core Strategy aims , policies and stated priorities????
Teignbridge and the NPP needs to strongly firm up the wording with specific and legally enforceable countryside protection. Provisions need to be considered to 
provide protection during the transition period to stop developers finding loopholes in planning policies.
 I make no apologies for the length of my letter and this just gives a flavour of our concerns. Because of our lack of confidence in being heard and taken notice of, 
Legal advice has been taken and preparations made to make a Town Green application for this land should it be featured on the final Core Strategy.

Change To Policy:

Consultee ID: 16602 Agent:

Policy Support: No

Policy Response:

Individual
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Policy Response:

There are various definitions used across the planning sector. However, this site is recognised on lovely glossy Dawlish maps (being taken by Teignbridge to public 
meetings) as being 20 mins+ walk from schools, facilities and amenities. Therefore, according to many Teignbridge statements completely unsuitable for housing. Yes 
it is near the main stagecoach bus route but unless you have a free bus pass, this is too expensive for regular commuting, shopping, school run and general travel.

We live in the area and are an active family but struggle to use public transport/on foot for any regular day to day activities from this side of Dawlish. I have a son who 
works in Teignmouth and the bus is nearly an hours ‘wage and doesn’t match his night shifts. Similarly another son who cannot use the bus service due to cost and 
even the new Sainsburys bus doesn’t run outside ‘shopping hours’ so is no good to the average worker. I myself work on the outskirts of Exeter and find neither the 
Bus nor the train any use as it involves up to 90 minutes journey and changes each way at a substantial cost and crowded trains.

Walking into town is problematic due to the steep cliff path that is often slippery or the narrow /complete lack of pavement and crossing points on the main road.

Common sense and experience from residents in this area would demonstrate how extra houses here would add further to traffic congestion into the town and 
onwards to Exeter. This will not aid in the attempts to re-generate the town and boost the tourism. It has been acknowledged by a female Teignbridge official at a 
local ‘have your say day’ that Dawlish is not expected to provide jobs for all these extra houses and the fear is then that we will become a residential satellite for 
Exeter and this extra car travel a consequence.

The acknowledged housing need in Teignbridge is for 1 -2 bedroom social housing. However, the number proposed on this site could not possibly meet the aspired to 
high eco-standards, nor the promise to make sure it is supported by footpaths and cycle ways etc. There will be no open space for families and the remaining 
southdowns area will be under threat when any developer applies to extend the current area on the back of providing all these ‘extras’ as current Draft national 
planning policy and Core Strategy include words as’feasible’ and mention possible expansion into green areas even those that are meant to be ‘protected.’ Oaklands 
wood would become an area where bored youngsters would hang out because there was no where else to go. This has been experienced in recent years and both 
Police and TDC have been involved in removing ASB and misuse of the woods.

Again , from experience my 17 year old son says he knows people of his age waiting for housing, but he knows this would be the wrong location. They would feel cut-
off from friends, not able to afford to use public transport, nowhere near doctors, shops or even work options. He says they will end up messing around and causing a 
problem to neighbours.

The concentration needs to be putting housing in Town Centres or in purpose built area where infrastructure is put in place specifically for local need at the time of 
planning. Therefore, the common sense place for this 20 houses would be with the shutterton development.

‘magnitude of impact’ is a consideration of this policy and the feeling seems to be that it is only a small corner of a preservation area being used but Yes the effects 
are great. Not in the least in the signal it gives for further development  and the lack of protection green belt status actually gives. John Hobson QC has advised the 
government on the DNPP and stressed that in its form in Oct 2011 it removed current legal protection for Green Belt land.

Great mention is made in the strategy of the need to protect wildlife , hedgerows and important species etc.. and yet the impact of even this small development 
would be immense. Barn Owls, Bats , Cirl Buntings are all in residence, nesting and hunting in the area. The land adjoins protected Oaklands wood where I see /hear 
Barn owls on a nightly basis swooping to hunt in the fields concerned. This type of habitat was recently broadcast on national television as an important area to 
protect as any nearby development will adversely effect Barn Owls.

Page 32 of 51Preferred Options Consultation Response: DA4 West of Southdowns Road



Exactly how easy is it to re-locate Cirl Buntings? And why should they be evicted?

‘making efficient use of land’- currently prime agricultural land used on a daily basis by Ramblers, general walkers, school children, dog walkers etc. Surely if it has to 
be used for the greater good of the community a better use could be making the nature reserve larger and more people friendly, solar farm, allotments, community 
orchard etc.

‘Protection of Heritage Assets’ – This is Luscombe Castle land mentioned as protected  from development and yet this land is owned by Luscombe and wasn’t initially 
offered for sale until it appeared on the draft proposals. Petitions signed by residents of Southdowns Road, Underwood Close and Shillingate Close have been set to 
the estate in November 2011 expressing our concerns and a response obtained from the land trustees. The continual use of ‘ where feasible’ and informed decision 
on impact where benefits outweigh the harm’ is concerning and suggest  little protection for the countryside. Who  is going to judge this? We have little confidence in 
the localism act 2011.

EN1 Open break – ‘limited to that which retains their open character’- too woolly and offers no firm protection. In this instance how small could the gap be allowed to 
go?

Quality Development (s2)- It is way too small for the suggested glossy environment of wide spaces as suggested by the high standards. It would be unable to ‘respond 
to the characteristics of the wider area’ which has larger houses on larger plots.

Community co-hesion is stated as an important consideration and would be flawed alongside the health and well-being of new residents considering earlier 
comments.

‘to respect the character of the local landscape’ –Will be impossible and will remove far reaching views across to lyme bay for the General public using the remaining 
open areas and public footpaths.

This area is used by many people across the area and again Teignbridge appear to be discreetly trying to obtain facts about people’s use of open spaces by a ‘open 
spaces and parks’ internet survey. This is ok for residents who are actively searching out Core Strategy responses and have internet access. A lot of the residents who 
use this area are of the older generation who enjoy regular dog walks with friends and neighbours but have little internet knowledge or access. I have been helping 
with replies on behalf of those who have no access and are worried that their views will be unheard. 

In times when an importance is being placed on getting outside and exercising, we need to keep these areas clear from development. This area is used by Ramblers, 
residents, across Teignbridge and further afield. It opens up access to wider walks being mentioned on published walking maps and routes.

The plan is for Dawlish to become a year round attraction and this area is just one of those places to do this., currently attracting walkers and groups to the area.

‘An area with a high quality natural environment and protected important wildlife interests’ – This sums up this area so why let it be spoilt? Why spend money 
elsewhere trying to re-create what already exists?

I was told by a local planner that ‘this area was attractive because of its small size’…’ability to get things underway quickly and easily’ Is this any reason to build in an 
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area so completely against all the stated Core Strategy aims , policies and stated priorities????

Teignbridge and the NPP needs to strongly firm up the wording with specific and legally enforceable countryside protection. Provisions need to be considered to 
provide protection during the transition period to stop developers finding loopholes in planning policies.

 I make no apologies for the length of my letter and this just gives a flavour of our concerns. Because of our lack of confidence in being heard and taken notice of, 
Legal advice has been taken and preparations made to make a Town Green application for this land should it be featured on the final Core Strategy.

Change To Policy:

Dawlish Community TrustConsultee ID: 16752 Agent:

Policy Support:

Policy Response:

Any extension west of Southdowns Road must accommodate existing footpaths and any design should reflect the semi-rural character of the site.

These smaller housing allocations must be dependant upon adequate provision of service infrastructure in particular sewage disposal. Until and unless there is a 
guarantee that there will be no measurable risk of effluent fouling the beaches  there must  be a ban on any further development that loads the Tucks Plot and other 
affected pumping stations.

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

Consultee ID: 17287 Agent:

Policy Support: No

Policy Response:

Individual
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This is a NO NO for sure. The existing houses here border onto farmland. Building here would be sacrilege. It is one of the few areas adjacent to Dawlish, a recreation 
area where people exercise their dogs(and themselves) and have done so for many years without offence, a virtual beauty spot with a footpath running through the 
area. Further development of this area would contradict the principle of Strategic Open Breaks between communities by further infilling the existing break between 
Dawlish and Holcombe. There is little distance between the two at the present time, with a continious line from Dawlish to Teignmouth not beyond possibility. 
(Teignmouth expansion in hand)

Change To Policy:

Do not Build Here!

Consultee ID: 17460 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 17509 Agent:

Policy Support: Yes

Policy Response:

could be bigger

Change To Policy:

Individual

Consultee ID: 17518 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 17681 Agent:

Policy Support: No

Policy Response:

The field where the development is proposed is in a coastal preservation area, an area of great landscape value, and a green space buffer between Dawlish and 
Holcombe. The footpath that crosses the field is constantly used by walkers and is a great local amenity.  It leads into the woods at Shillingate, and on to the 
Teignmouth and Dawlish Way walking route.  Access from Southdowns Road would be a big problem (it already can take some time to turn on to A379 The field in 
question is a home for many birds, including cirl buntings.  I do not believe farmland should be used for development unless there is no alternative, and this field has 
the most spectacular views. The west side of Dawlish has 1 shop only, and apart from Westcliff School has no services.

Individual

Page 35 of 51Preferred Options Consultation Response: DA4 West of Southdowns Road



Change To Policy:

I challenge the figures given for housing need in Dawlish (which is primarily a holiday resort).  More houses will mean more commuting to Exeter and further as it is 
naive to expect that employment will come to Dawlish with such poor road infrastructure.  What development there is should be put on the Exeter side of Dawlish 
where there are schools, shops etc

(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

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: 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

Consultee ID: 20396 Agent:

Policy Support: No

Policy Response:

I do not want these houses there, please leave well alone.  The wild life and nature needs to be left alone

The proposed development of land north of Southdown Road, leaves me with great concern for the future, the increase of dwellings, in and around Dawlish will in 
time have far reaching problems, public transport, doctors medical centre, are these to be developed to cope with increase of population?

It’s alright building new houses, but are the services needed going to be there, if you increase the population by 5% or 10% you have increased the needs, schools, 
doctors, transport are basic needs of the public, then we have to think of  the rare bird life that may be lost for ever, and our main roads are not all they could be, this 
development is in the hands of the  council, please think hard before you give the go ahead.

Change To Policy:

Individual
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Change To Policy:

they should go near St Gregory's church, because there is ample space there

Dawlish Senior CouncilConsultee ID: 20397 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Organisation

Consultee ID: 20516 Agent:

Policy Support: No

Policy Response:

This is pristine coastal preservation land which was designated for a reason. This should not be de-designated to meet an arbitrary housing quota, which has been 
miscalculated on an ambitious stretch target for growth. ONS figures state that likely growth in Teignbridge will be much lower than the council is planning for and 
more realistic targets set. When this is done, very sensitive sites such as this, throughout the District, need to be removed from housing allocations.

Change To Policy:

ONS figures state that likely growth in Teignbridge will be much lower than the council is planning for and more realistic targets must be set by the council more in line 
with these. When this is done, very sensitive sites such as this, throughout the District, need to be removed from housing allocations.  Maintain Coastal Preservation 
land.

Individual

Consultee ID: 20518 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20546 Agent:

Policy Support: No

Policy Response:

I was horrified to learn of the proposal to develop the area on the outskirts of Dawlish known as South Downs.   The area provides valuable wildlife habitat for rare 
species such as the cirl bunting which has only limited breeding grounds in the whole of the UK. Not only do we have a responsibility to protect such threatened 
species which dwell in the South Downs, the area also has important and unique recreational value.  
 
I fear the drive to create more housing whether of the 'affordable' nature or otherwise is endangering the very fabric of the natural heritage of this amazing area of 

Individual
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Devon in which we live. Teignbridge has such a diverse and important landscape that is threatened increasingly by the developments across the district where urban 
fringes are eating into countryside valued as productive farmland, wildlife habitat, open space and carbon dioxide 'sinks'.  I am dismayed at the policies of Teignbridge 
District and Devon County Councils in allowing such expansive and continuing developments and wish to express my strong objection to the proposed development at 
South Down and urge a reconsideration of planning proposals on green space overall.  As custodians of our district and its heritage, please prioritise the very fabric 
and nature of our land and use brownfield and empty housing in preference to the desecration of more of our precious countryside.

Change To Policy:

Consultee ID: 20732 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 20807 Agent:

Policy Support: No

Policy Response:

We write to strongly object to the proposal of building homes on the green field site west of Southdowns Road Dawlish.

Our reasons for objection are as follows:

1) We object because it would mean the loss of the coastal preservation Area between Dawlish and Holcombe.
2) We object because it would mean the loss of country walks.
3) We object because it would mean the loss of habitat for wildlife.
4) We object because there would be an increase in the noise from increased traffic to the area.
5) We object because there would be an increase in rubbish to the Area.

Why is there a need for more housing when Dawlish is very overcrowded and there are not enough jobs for those already living in Dawlish. The land could be put to 
better use either for growing food, or turned into a wildlife conservation area.

Change To Policy:

Individual

Consultee ID: 20815 Agent:

Policy Support: No

Policy Response:

The previous plan for 100 homes on this arable land was obviously seen as completely ridiculous, as it surely was. The current modified plan for 20 "affordable 
homes" generates a great deal of suspicion that this, in time, will indeed, become 100 homes by the stealth method, and will still be completely ridiculous. Call me a 

Individual
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cynic but my crystal ball tells me that the planners ideal would be to fill in that very profitable gap between Dawlish and Holcombe. That would be irresponsible 
vandalism in the extreme! Access to the A379 will be an ongoing problem with the extra traffic movements that would be generated by this development.

Change To Policy:

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

Consultee ID: 20855 Agent:

Policy Support: Yes

Policy Response:

Redefine affordable and reserve for local residents.

Change To Policy:

Individual

Consultee ID: 20915 Agent:

Policy Support:

Policy Response:

The planners also propose that twenty houses should be built on the protected land west of  Southdowns Road (proposal DA4 on the Plan), even though:

• It is in the Council's "Coastal Preservation Area" and is an "Area of Great Landscape Value",
• It would reduce the already narrow but existing protected green buffer zone that separates Holcombe from Dawlish.
• The houses would be visible from Holcombe and Southdowns Road because they would be near the top of a  hill, and would spoil the landscape and ridge views.
• It is classed as good farming land that should not be used for urban development. 
• The field is part of the habitat of rare wildlife: the Cirl Bunting, a bird restricted nationally in the UK to our coastal strip whose habitat would be affected. In 1989 
only 118 pairs were known in the UK, but conservation efforts in south Devon, led by the RSPB, have increased this to 862 by 2010. We should support this, rather 
than destroy it.

Individual

Page 40 of 51Preferred Options Consultation Response: DA4 West of Southdowns Road



Moreover, by placing the suggested Southdowns development in the preservation area would contradict other parts of the draft Plan (and other existing policies, as in 
the Adopted Local Plan 1996), such as the need to protect Cirl Bunting habitats (9.1 in the Plan), the need to protect strategic open breaks between Holcombe and 
Dawlish (9.5 in the Plan), and protecting the ridge lines around Dawlish (9.6 on the Plan).

Change To Policy:

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

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
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Consultee ID: 21070 Agent:

Policy Support: No

Policy Response:

I would like to express my strong opposition to one particular part of the plan that will directly affect me i.e. the proposed housing development on the land west of 
Southdowns Road, Dawlish (DA4). Your plan states that you recognise the need to
'protect valued open space and important nature conservation interests'. The proposed development at Southdowns will actively go against these recommendations. 
It is increasingly difficult to find any green open space in Dawlish, and Oakland Woods is one of the best, with its wealth of both flora and fauna and its many public 
footpaths. I frequently enjoy walking through the woods and over the three fields, as do many others. Have you had a survey to find out how many other people walk 
in this area, and have you asked for their opinion on this proposed development?

Building on this land will certainly not improve the environment. Has a thorough ecological assessment been made of the area, and if so where can I find the report? 
The proposed development will dramatically reduce the 'Green Space Buffer'
between Dawlish and Holcombe and it will lead to urban creep until Dawlish merges with Teignmouth. Mr. Cameron emphatically states that he does not want to eat 
into the green belts surrounding towns, but this is exactly what you are proposing.

Whilst I am pleased to read of your intention to preserve and extend Oakland wood, this must be a long term process as trees take many years to reach maturity. At 
the moment the two areas of woodland are connected by open fields and hedges, which are several hundred years old, and should be preserved. They also act as a 
safe "highway" for animals passing between the two areas, The proposed housing development will cut this linkage and isolate the two areas of woodland and the 
plant
and animal life from one another, greatly reducing the size of the habitat and the variety of the for a and fauna. Some open land must link the two parts of the wood.

A considerable volume of water emerges from a spring in one of the fields at the rear of Underwood Close, Shillingate Close, and Southdowns Road and after heavy 
rain the field becomes waterlogged with the formation of many large temporary pools that provides a number of specialised niches for plant and animals.

I strongly urge the council to abandon any thoughts of building in the Southdowns fields.

I strongly urge the TDC to abolish their plan of developing this site because: 1)I walk in this field every day with my dog. There are very few areas in Dawlish where 
dogs can be let off the lead for a good romp. 2)Building on Greenfield sites should be avoid where possible. Sustainable development means development that does 
not ruin the environment for the next generation. In my opinion building in Greenfield areas does just that. Soon Dawlish will be one big concrete jungle with precious 
little green open spaces remaining that residents and future generations can use and enjoy. 3)This proposed development will dramatically reduce the ‘Green Space 
Buffer’ between Dawlish and Holcombe. How long will it be before the two towns merge?  The prime ministers says he does not want to eat into the green belts 
surrounding towns, but this is exactly what you are proposing.  4) In the 1996 Adopted Local Plan the field earmarked for development was considered so important 
to conserve it was awarded Coastal Preservation status. Sixteen years on it is still teaming with wildlife, so why has its status suddenly been revoked? Has it anything 
to do with the hefty government grants each new house increases TDC’s bank balance by? I understand that Teignbridge has already been awarded a 1 million pound 
bonus for the number of new homes it has already delivered. In the time of cut backs is this building new homes an easy way to balance the books? 5. This field is 
currently farmed and is one of the farmer’s most productive fields, and any loss of important agricultural land should be avoided at all costs. 6. Building on this land 
will certainly not improve the environment. Has a thorough ecological assessment been made of the area, and if so where can I find the report?  7. This field has a 

Individual
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significant number of Cirl Buntings, between 20 -25 individuals which represents about 10% of the current population (apparently it seems that numbers published in 
the past were a grossly over- inflated). This has been verified by the RSPB.

Change To Policy:

Consultee ID: 21071 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 21090 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21093 Agent:

Policy Support: No

Policy Response:

Building on this area would be detrimental to the natural beauty of the area, which is a much-used open space by local people.

Change To Policy:

Individual

Consultee ID: 21097 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 21107 Agent:

Policy Support: No

Policy Response:

This is an area which would suffer were additional housing to be built.  Currently it is an outstanding open space, much used by local people enjoying the public 
footpath alongside woodland and across fields.  A new housing estate would be detrimental to the beauty and tranquillity of this natural area.  It is a site to be 

Individual
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conserved not built upon.

Change To Policy:

Consultee ID: 21115 Agent:

Policy Support: No

Policy Response:

This would compromise the beauty of this area, creating urban sprawl between Dawlish and Holcombe. Plus endangering the peace and tranquility of the nearby 
woods.

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

Luscombe EstateConsultee ID: 21186 Agent: Savills

Policy Support: No

Policy Response:

The policy recognises that land to the west of Southdowns Road is suitable for residential development. Notably the supporting text to the policy within paragraph 
8.19 highlights that the proposed residential allocation on this site will assist in the delivery of new homes locally, without the need for significant infrastructure.

Organisation
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However the policy fails to recognise the suitability and capacity of the land to the west of Southdowns Road to accommodate additional housing above the proposed 
allocation of 20 homes. This suitability is based on the site’s location which makes it the most appropriate and sustainable location in the southern part of Dawlish, 
and the site’s potential to deliver new homes to meet local needs, including affordable housing, without the need for significant infrastructure. The site has the 
potential to deliver additional much needed housing (including affordable housing) in a manner which is environmentally and technically acceptable, whilst at the 
same time delivering tangible community benefits in the form of new open space, woodland, footpath linkages and potential SANG land. These elements will be of 
significant benefit to the wider community.

The accompanying proposal plans (SK001 and SK002) illustrate the potential of the site to accommodate up to circa 80 homes in two discreet housing enclaves 
divided by an existing hedgerow and mature trees, with extensive new planted areas to provide landscaping and open space enhancement and additional footpath 
links to the surrounding area. Sensitive design will ensure the development can be implemented without significant landscape or visual effects. The woodland belt
proposed around the new housing enclaves will act as an important new visual screen, containing not just the proposed new housing but also screening and visually 
containing the southern edges of the existing settlement of Dawlish, separating it visually from Holcombe to the south, thereby effectively improving the separation 
between the two settlements.

The plans also convey the opportunity to provide a dedicated area of Suitable Alternative Natural Greenspace (SANG) on land to the east of Teignmouth Road, 
adjacent to the coastal footpath network which in a location in close proximity to the proposed housing site (thereby meeting one of Teignbridge Council’s and 
Natural England’s key objectives and complying with Natural England’s locational criteria.

Government advice on all developments is that they should be sustainable. This site has been the subject of sustainability testing in relation to its proximity to 
essential services and facilities. It scores highly in relation to all other allocations being considered by the Council. A copy of this appraisal is submitted as additional 
information to these representations.

The benefits of the proposed increased housing allocation on land to the west of Southdowns Road
are summarised as follows:

Housing, Services & Community Facilities
The land to the rear of Southdowns Road has the capacity to accommodate up to circa 80 new homes (including affordable housing to meet identified local needs) in 
two distinct and visually contained housing enclaves. The housing will deliver significant community benefits (including woodland and open space, footpaths and 
access to countryside, and a SANG area east of Teignmouth Road).

All services are already laid on to Southdowns Road with capacity to accommodate the additional housing proposed. Housing development on this site will be 
sustainable because of its proximity to local services, community and public transport facilities and infrastructure located within Dawlish town centre and along the 
main road into Dawlish. In addition, because the Luscombe Estate owns significant areas of land around Dawlish, there is the opportunity to consider land 
contributions which could support other projects in the wider community.

Environment
The proposed landscaping measures and provision of natural greenspace on the edges of the proposed development would provide ecological enhancements, 
including tree, scrub planting and wild grasslands. The proposals would therefore deliver a net gain in biodiversity.
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Careful masterplaning will ensure that strategically there is no encroachment of built development towards Holcombe. This is because the proposed housing enclaves 
would not extend beyond the existing southern built edge of Dawlish. Therefore the District Council’s strategic open break between Dawlish and Holcombe would not 
be diminished in terms of its current width, and in practical and functional terms it will be enhanced by the visual containment and screening of the southern edge of 
Dawlish by new woodland.

As shown in the proposed landscaping measures conveyed in plan SK002, this proposal will enable the new housing areas to integrate sensitively into the wider 
landscape. Our proposals would also benefit the character and appearance of the wider area by introducing a soft and rural edge instead of the existing rather harsh 
built edge of Dawlish, as an extension of the Oaklands woodland belt. Views northwards from Holcombe towards Dawlish will be softened, enhanced and made more 
rural.

The provision of a dedicated SANG on land to the east of Teignmouth Road, will have direct environmental benefits by introducing additional natural greenspace that 
could be managed proactively to benefit the environment and nature conservation. The proposed SANG will also provide the benefit of attracting visitors away from 
other more sensitive locations within the surrounding areas.

Sustainability
Additional housing west of Southdowns Road will be within easy walking, cycling and public transport distance of Dawlish Town Centre with its education, community 
and employment facilities. The development of additional housing at this location is therefore highly sustainable in transport and in social sustainability terms. In 
addition, the additional housing will assist in supporting, maintaining and improving these town centre services for the future, hence it is sustainable in economic 
terms.

The proposed additional housing will also benefit from the provision of landscaped areas which will also provide increased and enhanced public accessibility from the 
site to the surrounding area via pedestrian footpaths. This will increase opportunities for enhanced informal recreation in the locality.

The SANG proposals on the eastern side of Teignmouth Road will also be within walking distance of the site, and as such would increase the sustainability and 
suitability of the site in terms of its proximity to public open space. The proposed SANG is also more likely to attract visitors away from other more sensitive locations 
because it will be more accessible, whilst still occupying an attractive position adjacent to the coast. The proposal is therefore environmentally sustainable.

Infrastructure
The existing road access into the site is suitable for the number of housing units proposed. The junction of Southdowns Road with the main Teignmouth Road is 
satisfactory in relation to the junction standard and its visibility /safety. There are three access options into the Estate’s land from Southdowns Road, all of them 
connecting onto sections of Southdowns Rd which have a 6 metre wide carriageway and 2m wide pavements. The road and junctions have sufficient existing capacity 
to
provide safe and adequate access to facilitate the development of 80 new homes. The Estate is understood to have previously owned the land upon which 
Southdowns Road is now developed.

Services connections are all in place to enable a housing scheme of the size proposed to be satisfactorily connected to water supply, mains sewerage, electricity and 
telecoms at little cost and with minimal disruption.
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There are good footpath connections and our proposals would result in significant additional improvements to pedestrian links that will increase the overall level of 
public accessibility in the locality. The SANG and the woodland / open space proposals will provide additional public open space infrastructure and public access in a 
highly attractive and sustainable location adjacent to the coast, the South West Coastal path and within close proximity to Dawlish town centre. The proposed
new and enhanced pedestrian footpaths will provide additional footpath infrastructure and as such would enhance pedestrian linkages and accessibility to the wider 
countryside around Dawlish.

We understand that an objection has been raised to the loss of public access. The land is not publicly accessible at present apart from footpath routes, whereas in 
future the proposals will give full access to the new open space and woodland areas, with additional footpath links. Far from taking away accessibility, these proposals 
will significantly increase it.

Agricultural land loss
We understand that an objection has been raised in relation tot he loss of farmland. The farm holding of which this site forms a part will not be affected by this area 
being taken out of agriculture. The farmer has confirmed that this is the case and the farm will remain a viable agricultural enterprise.

Phasing and Delivery
The proposed Southdowns road allocation extension site, including the areas proposed for the provision of landscaping, footpath and open space enhancements 
including the proposed SANG are all in the ownership of the Luscombe Estate. This will ensure comprehensive delivery without the issues and uncertainties associated 
with sites in fragmented ownership, or subject to other access or ownership constraints .

As shown in the indicative plans, the land proposed for housing has been divided using the existing field boundary and mature oak trees, so that it forms two discreet 
housing enclaves. These are capable of being delivered in two phases to suit the housing delivery needs of the area.

The site is able to offer certainty of housing delivery to a timescale and to a phasing programme to suit the requirements of the local authority.

Change To Policy:

A site of 3.79 hectares west of Southdowns Road is allocated for about 80 homes, including:
(a) affordable homes in accordance with Policy WE2;
(b) vehicular access to be achieved from Southdowns Road;
(c) carbon reduction strategy in accordance with Policy EN3;
(d) sustainable drainage system to control run-off to adjoining land;
(e) Improved vehicular access to existing homes fronting Dawlish Road through provision of a turning area or other suitable highway improvement;
(f) additional and enhanced pedestrian routes from Oak Hill Cross Road to Southdown Road and Teignmouth Road in accordance with Policy S5 ; and
(g) provision of strategic buffer landscaping in the form of woodland planting and greenspace to visually contain the new development, to maintain and enhance the 
open break between Dawlish and Holcombe in accordance with Policy S5;
(h) provision of an area of land to function as an off-site Suitable Area of Natural Greenspace (SANG).
(i) designed in accordance with Policy S2;

The proposed changes to Policy DA4 West of Southdowns Road reflect the proposals to provide and extend the Council’s proposed residential allocation on land west 
of Southdowns Road to accommodate circa 80 homes.
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The proposed changes also reflect the proposals to provide strategic buffer landscaping on the southern edge of this part of Dawlish to visually contain the built up 
area. These measures would maintain and enhance the visual open break between Dawlish and Holcombe and assist in the integration of the proposed development 
into the surrounding countryside.

Additional and enhanced pedestrian routes extending the existing network of footpaths are proposed. These measures will provide a greater number of linkages in 
the area and increase pedestrian accessibility in this locality. The proposed SANG will fulfil a wider need for areas of alternative green space, thereby taking pressure 
off areas of existing nature conservation value.

Conclusion
In conclusion, this site comprises a highly suitable and sustainable location for new housing, within conveniently within reach of education, services and facilities, 
shopping areas and places of work by a range of means, including on foot, by cycle and by bus.

A comparable sustainable assessment has shown that this site is as suitable and sustainable as any of the other housing options being considered for Dawlish

Access sis available via up to 3 points onto Southdowns Road, which has adequate capacity for a further 80 new homes. The level of existing services provision already 
available in the adjacent highways and verges enable this site to be developed for housing without the need for increased access and servicing measures. The site is in 
single ownership and it is immediately available; hence it offers certainty in terms of housing delivery.

The proposed two housing enclaves will be contained by the existing hedgerow and mature trees, with very significant additional woodland planting belts and areas of 
open space, plus a range of new footpath linkages. With the incorporation of these measures, the new housing will be discreetly accommodated within a new swathe 
of vegetation and woodland, linked into the existing woodland framework in the area, which will not only contain the new development but will also screen and 
visually soften the existing somewhat hard edge to the built up area. These measures will assist with the achievement of the local authority’s objective to retain the 
separation of the two settlements of Dawlish and Holcombe.

The scheme will increase public access to this area of land on the edge of Dawlish and as proposed the development offers opportunities for increased nature 
conservation management of the new woodland and open space areas. The release of this site for new housing will bring forward benefits in terms of open space, 
screening and landscape measures as well as a potential area of SANG land on the east side of Teignmouth Road, which will bring wider recreation and nature 
conservation benefits .

This site represents a very favourable and highly sustainable housing option and it should therefore be allocated in the next stage of the Local Development 
Framework for around 80 new homes.
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Policy Support: No opinion

Policy Response:

Change To Policy:

Individual
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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

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

Consultee ID: 21235 Agent:

Policy Support: No

Policy Response:

Change To Policy:

Individual

Consultee ID: 21252 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual
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Change To Policy:

Consultee ID: 21257 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Individual

Consultee ID: 21279 Agent:

Policy Support: Yes

Policy Response:

Change To Policy:

Individual

Consultee ID: 21283 Agent:

Policy Support: Yes

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: Yes

Policy Response:

Individual
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Policy Response:

Change To Policy:

Cofton Country HolidaysConsultee ID: 21346 Agent:

Policy Support: No opinion

Policy Response:

Change To Policy:

Organisation
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