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1. REASON FOR REPORT 
 

This application is made by Teignbridge District Council.  
 
2. RECOMMENDATION 
 
 PERMISSION BE GRANTED subject to the following conditions:  

1. Standard 3 year time limit for commencement 
2. Development to be carried out in accordance with approved drawings and 

documents including Section 5 of Preliminary Ecological Report and Drainage 
Statement.   

3. Submission of a Landscape and Ecological Management Plan (LEMP) including 
layout plan; details and timetable for implementation to be submitted and 
approved in writing by the Local Planning Authority (LPA) prior to the 
commencement of development; 

4. A minimum of 5 hectares of arable land in the appropriate location of the site 
shall not to be ploughed this autumn in order that there is weedy stubble present 
this winter; 

5. A minimum of 5 hectares of cirl bunting habitat shall be retained, 2 hectares of 
which shall be arable; 

6. Appropriate compensatory cirl bunting territory shall be provided should matters 
relating to the layout alter in future; 

7. Materials relating to the development shall not to be stored against existing 
hedges; 

8. Details of materials relating to the height restriction barrier shall be submitted to 
and agreed in writing with the LPA;  

9. Removal of scrub/hedge (including areas of bramble) shall not be undertaken 
between March to mid September;  



 

 

10. Standard pollution prevention guidelines shall be followed to avoid water 
pollution during works.  

 
3. SITE DESCRIPTION 
 
3.1  The application site relates to 3 large fields that lie within 1km of Dawlish and 

Dawlish Warren. Irregular in shape, the fields are medium in scale and divided 
predominately by elm hedgerows with bracken and brambles. The site is currently 
in agricultural use and constitutes relatively open arable land gently sloping to the 
south west with steeper slopes in the north east corner. The site is approximately 
26.4 hectares in area.  

 
3.2  In terms of context, the site is bounded to the west by the A379 (Exeter Road) and 

to the north by a further agricultural field (beyond which lies Orchard Lane). Further 
agricultural fields lie to the east and south, apart from the far south eastern part of 
the site which is bounded to the south by Shutterton Lane.  

 
3.3  The site falls within an Area of Great Landscape Value with the far eastern fringe of 

the site falling within an area of Undeveloped Coast.  
 
3.4  Access to the site is currently achieved off the A379 and the application seeks to 

use the same access, with proposals to improve and upgrade the vehicle and 
pedestrian access to accord with Devon County Council's highway standards.   

 
4.  BACKGROUND  
  
4.1  Teignbridge Council has a legal duty to look after the Special Protection Areas 

(SPA) and Special Areas of Conservation (SAC). These areas are afforded the 
highest protections under British and European wildlife laws, and the Council work 
to secure these valuable and vulnerable habitats and species from harm. The 
Council also has to strike a sensitive balance between providing the homes people 
need, safeguarding businesses and jobs and delivering the adopted Local Plan and 
other planning policies. 

 
4.2  The European protected sites in this case are Dawlish Warren Special Area of 

Conservation (SAC) and Exe Estuary Special Protection Area (SPA) which includes 
the Warren National Nature Reserve. The SAC is designated for its dune habitats 
and species and the SPA is designated for its populations of over-wintering 
waterfowl which feed on the estuary mudflats and wetland.  

 
4.3  Teignbridge has worked with Exeter, East Devon and Natural England to 

understand how to fully mitigate any impacts and ease the effects of new and future 
developments, to ensure that the Councils can meet local needs for homes, 
employment and new facilities and protect the environment.  

 
4.4  The three Councils have jointly produced a mitigation strategy which has particular 

regard to the legal framework (The Conservation of Habitats and Species 
Regulations 2010) which places an onus on authorities to work together to 
safeguard these areas. This involves agreeing with Natural England a suite of 
measures to off-set impacts on protected areas suffering from increased 



 

 

recreational use. Such measures are funded by the developments whose effects 
are being mitigated, and provide (amongst other matters) alternative recreation 
sites for people to use. These sites are commonly known as Suitable Alternative 
Natural Green Space (SANGS).  The SANGS therefore forms one part of a 
package of mitigation measures the Local Authority are proposing in order to 
ensure the highest protection is given to the SAC and SPA areas.   

 
4.5  The Local Plan allocates a number of sites for proposed residential development. 

Policy DA2 of the Local Plan allocates approximately 43 hectares to the north-west 
of Secmaton Lane for a mixed use urban extension. Policy DA6 seeks to provide 
suitable green infrastructure in association with this policy.  

 
4.6 In accordance with these policies, outline planning permission has already been 

granted for developments to the south west of the site which comprise:  
 

1. A phased development of up to 200 dwellings, employment land 
(including a 64 bed care home), highway works and incidental and 
equipped open space to the north of the site (LPA Ref: 15/02700/MAJ),  

 
2. Residential development providing up to 409 residential units, community 

based buildings consisting of a shop/cafe, employment space, extra care 
unit, landscaping and infrastructure (LPA Ref: 15/02468/MAJ). 

 
4.7  Planning permission has also been granted for 106 dwellings together with 

landscaping to the south of the site.  
 

4.8  Whilst those developments already permitted are obligated to provide a temporary 
SANGS, the permission and delivery of the proposed permanent SANGS is 
necessary to ensure that the recreational pressure on the protected sites does not 
increase as an outcome of this residential development and that of the wider area. 
The delivery of the SANGS will ensure that a key element of the joint mitigation 
strategy is secured.  
 

5.  APPLICATION PROPOSAL  
  
5.1  The application proposes a change of use from agricultural to SANGS public open 

space. The development will comprise: 
 

• A network of un-surfaced connecting footpaths for walking, up to 2.3km in 
length; 

• Vehicle and pedestrian access from the A379 Exeter Road; 

• Pedestrian access from Orchard Lane and Shutterton Lane; 

• 1 car park providing about 51 parking bays; 

• An overspill car parking area; 

• Appropriate planting of attractive native species, such as grassland with wild 
flower mixes to support wildlife and biodiversity.   

 
5.2  Walking routes will be designed to maximise access for all abilities, and where 

appropriate, it is understood that footpaths will be complemented by occasional 



 

 

seating, signposts, waste bins and interpretation boards which will relate to the 
biodiversity, geology or heritage of the site, coastline and countryside.  
 

5.3  New planting will sub-divide the site into visually different areas and habitat types, 
allowing varied experiences for visitors. The landscape is to be managed in such a 
way that it maintains coastal views, with planting sympathetic to the landscape 
character of the locality and based upon appropriate ecological assessment of the 
existing habitats of the site, species and potential.  
 

5.4  Visitors arriving by car will be able to access the site from the A379 into the car 
parking area. The parking areas will be constructed using permeable surfaces, with 
ground modeling and planting to demark the extent of the car park. A static height 
restriction barrier will be incorporated to control the height of vehicles that are able 
to enter the car park, details of materials of which are to be agreed. A footpath is 
then proposed to run from the A379 into the car parking area to enable safe 
pedestrian access.  
 

5.5  In respect of maintenance, it is envisaged that the site will be maintained by the 
Teignbridge Council Green Spaces and Active Leisure Service. The maintenance 
measures used will be geared towards optimising the recreational (SANGS) value 
of the site, as well as enhancing the biodiversity and landscape.  
 

5.6  PLANNING HISTORY  
 

5.7  There is no planning history of relevance to the application site. 
 

5.8  KEY CONSIDERATIONS  
 

5.9  The application seeks full planning permission for the change of use of the land to 
SANGS (Use Class D2) including new junction, access road and car park area. The 
key issues in the consideration of the application are therefore: 
 

• The principle of the development/sustainability; 

• Impact of the development upon the character and visual amenity of the 
area; 

• Impact on the residential amenity of the occupiers of surrounding properties; 

• Flood and drainage impact of the development; 

• Highways impact of the development;  

• The ability of the developments to function as a SANGS.  
 
5.10  The principle of the development/sustainability  

 
5.11  The site falls outside the settlement limit of Dawlish as defined by the Local Plan 

Proposals Map. The site is therefore classified as being within the open 
countryside. Policy S22 deals specifically with proposals outside the settlement 
boundary and outlines that within such areas development will be strictly managed, 
and limited to certain uses. Such uses include: agricultural, forestry, equine, 
industry, business, warehousing, retail, leisure and tourist uses.  
 



 

 

5.12  The proposed development seeks to change the use of what is currently agricultural 
land to SANGS which constitutes a D2 leisure use. As such, the use is considered 
to be an appropriate proposal on land within the open countryside. Policy S22 goes 
on to state that in assessing development proposals, particular account will be 
taken of: 
 

• The distinctive characteristics and qualities of the Landscape Character 
Area; 

• The integrity of green infrastructure and biodiversity networks; 

• Impact on the overall travel patterns arising from the scale and type of 
development proposed; and, 

• The need to ensure that the development does not have an adverse effect 
on the integrity of the South Hams SAC.  

 
5.13  The purpose of the proposed development is to provide high quality recreation 

space with the intention of attracting recreational use away from nearby 
internationally important wildlife sites including the Dawlish Warren SAC and the 
Exe Estuary SPA.  
 

5.14  It is the intention for the SANGS to be a country park, with people using the site for 
a range of recreational activities, including walking, running and dog walking. 
Therefore, it is in the interests of the SANGS development to provide a feeling of 
wild countryside and wilderness, conserving and enhancing where appropriate the 
distinctive characteristics and qualities of the landscape. This matter, together with 
those listed above, is discussed in detail within the main body of this report.  
 

5.15  Policies S1A and S1 seek to ensure that development proposals are sustainable 
and are accessible by walking, cycling and public transport. Development proposals 
should not cause impact on the residential amenity of existing dwellings and, 
(amongst other matters), should maintain or enhance the character and appearance 
of affected landscapes, seascapes, settlements, open spaces, trees and other 
environmental assets.  
 

5.16  Policy S2 also requires that development proposals are of a high quality, and will 
integrate with, and where possible, enhance the character of the adjoining 
environment, whether that be built or natural.  
 

5.17  Whilst such matters are discussed in detail below, it is considered appropriate to 
outline that the proposed development is considered to be in accordance with the 
requirements of these policies. The site is easily accessible and is within walking 
distance of the allocations in the Local Plan. The nature of the SANGS is not 
significantly dissimilar to that of the current use as the site will remain open. The 
fields will become enhanced with appropriate planting of native species, with wild 
flower mixes which will need to be managed and maintained accordingly. As such 
detail has not yet been provided it is recommended that this be controlled via 
means of condition, requiring a detailed Landscape and Ecological Management 
Plan (LEMP) for submission and agreement with the LPA after the granting of 
planning permission.  
 
 



 

 

5.18  Impact of the development upon the character and visual amenity of the area 
 

5.19  The application seeks a change of use from agricultural land to SANGS including a 
new junction, access and car parking area.  
 

5.20  As outlined above, the site falls within an Area of Great Landscape Value. Policy 
S22 requires consideration to be given to the distinctive characteristics and qualities 
of the Landscape Character Area, and Policy EN2 seeks to protect the landscape 
and, where possible, seek that developments enhance the landscape.  
 

5.21  The application is supported by an appraisal of the landscape and visual amenity of 
the proposed SANGS which outlines that the site lies within the ‘Exe Estuary and 
Farmlands’ Landscape Character Area and within the ‘Lower Rolling Farmed and 
Settled Slopes’ Landscape Description Unit. In accordance with Devon County 
Council’s appraisal for The ‘Exe Estuary and Farmlands Landscape Character 
Area’, the area is distinctive for a number of reasons, which include the extensive 
open, low lying estuary opening onto the south coast flanked by undulating 
farmland; the views to major urban areas and variable sense of tranquility. Features 
of the ‘Lower Rolling Farmed and Settled Slopes’ landscape have also been 
reviewed, and such an area is characterised by (amongst other things) the gentle 
rolling landform; hedgerows and trees and variable size fields with low boundaries 
and irregular patterns.  
 

5.22  The appraisal submitted in support of the application has assessed the effect on the 
landscape character and suggests that the proposals will change the character of 
the land from one that is of a uniform texture/colour of arable cereal production, to 
one that is much more a patchwork of different colours/textures of a more varied 
ground cover matrix that will include arable, wildflower grassland and scrub. Visual 
amenity in respect of views in and views out from the site have also been 
considered as part of the appraisal and do not present any significant concerns. It is 
agreed that views out from the site will not be adversely affected.  

 
5.23  The site is presently open in character and is subdivided by hedges. The nature of 

the proposal will evidently result in the land changing use from that of agricultural to 
a recreational use which will increase the public footfall on the land. Given this 
intention, the proposals include enhancements in vegetation and planting of 
wildflower species mix to support the biodiversity value of the site in addition to 
enhancing the appearance of the site. In accordance with the submitted appraisal, 
the proposals will also involve the planting of new hedges; establishment of 
wildflower-rich grassland; retention of cereal production; and planting and 
management of scrub growth. The site will therefore remain open and the network 
of paths (to be agreed by means of LEMP condition) will not be of a nature that is 
considered to cause intrusion of the landscape.  
 

5.24  The submitted concept plan illustrates that there is an intention to direct walkers 
and users of the site to enjoy the best views which will be obtained from the far 
north-eastern point. Whilst a car park is proposed upon entrance to the site, this is 
not considered to cause a significant visual impact. The materials of the proposed 
height restriction barrier are to be agreed with the LPA, and this should be of a 
material/colour that is not intrusive on the landscape. The fencing proposed is 



 

 

considered to be suitable in height and material for its function in preventing dogs 
from escaping onto land that is not part of the SANGS.  
 

5.25  Discussions about the appearance of the access track were raised during the 
consideration of the application and the proposals have been amended following 
these discussions to reduce the length of the track required and to ensure that it 
can be as rural in character as possible. The proposed area for the car park also 
benefits from a lower topography, therefore limiting the extent of visual impact. The 
Landscape Officer has been consulted on the proposals and following the 
amendments to the access track, does not have any objections.  
 

5.26  It should be noted that the site lies adjacent to an area of Undeveloped Coast with 
the far eastern fringe falling within the designation. The purpose of Policy EN2 
(Undeveloped Coast) is to protect, maintain and enhance the distinctive landscape 
and seascape character and ecological qualities of the Undeveloped Coast: 
therefore development proposals within such areas are heavily restricted, with only 
alterations in line with Policy WE8 (Domestic Extensions) and development required 
for purposes of agriculture and forestry that requires a coastal location permitted.  
 

5.27  Whilst such a policy is evidently clear on what should and should not be permitted 
within such an area, a very small part of the site falls within this designation, and the 
nature of the development is not considered to be that which would cause 
significant harm to the character of the Undeveloped Coast. As outlined above, the 
nature of the SANGS and its purpose is to be an attractive country park which 
enables the public to enjoy recreational activities. Other than the proposed car 
parking element and associated fencing, the proposals do not have any built-form 
and, therefore, are not considered to cause any significant harm on the 
Undeveloped Coast. 

 
5.28  Impact on the residential amenity of the occupiers of surrounding properties 

 
5.29  In line with Policies S1A and S1 it is important to consider the impact of the 

proposed development on the residential amenity of existing and committed 
dwellings, particularly in respect of privacy, security, outlook and natural light.  
 

5.30  The nearest properties to the site include St Mary’s Cottages to the far north of the 
site; Lockwood House and the property known as High Winds to the west of the 
site, and a cluster of properties to the immediate south of the site which include The 
Apple Barn; The Old Cider Barn; The Old Barn; Shutterton Farm and Pips Cottage.  
 

5.31  In assessing the impact of the proposal on the amenity of the above properties it is 
considered that the nature of the proposal is not one which would give rise to any 
significant concerns. However, each property has been assessed in turn given that 
each property will have circumstances unique to them, and this is set out below for 
ease of reference.  
 

5.32  In respect of the properties which constitute St Mary’s Cottages, it is considered 
that the proposal is of a distance away which would not give rise to concern over 
any loss of privacy, security, outlook or natural light. The potential impact of the 



 

 

development on these properties can be limited to a potential rise of footfall in the 
area; however, this is not considered to cause any significant impacts.  
 

5.33  This is also considered to be the case when assessing the potential impact of the 
development on the properties of Lockwood House and High Winds. Being to the 
west and divorced from the site by A379, the proposals are not considered to cause 
any significant impact.  
 

5.34  In assessing the impact of the proposed development on the amenity of the 
properties to the immediate south, it is acknowledged that there have been some 
concerns over the impact on the privacy of the occupiers of these dwellings, in 
addition to concerns over security.  
 

5.35  The concept plan submitted in support of the application suggests the incorporation 
of two pedestrian accesses from Shutterton Lane to the south, with a potential 
footpath branching off adjacent to the rear of these properties. Whilst the concerns 
raised by the occupants of these properties are acknowledged, the plan at this 
stage is indicative; therefore, whilst approval for full planning permission is 
recommended, the final layout and agreement for the position of the paths will be 
agreed by means of an appropriate condition. Nevertheless, the use of the site for 
the proposed development is not considered to be one that would cause significant 
impact. Understandably, the nature of the site will change insofar as the field is 
currently in agricultural use and not accessed by the public, and once the use has 
been implemented there will evidently be more footfall, but given that additional 
vegetation will be planted and the site maintained, it is not considered that this will 
be a significant impact on the amenity of these residents.  
 

5.36  Flood and drainage impact of the development 
 

5.37  The application is supported by a Drainage Statement which outlines that the site 
lies within Flood Zone 1 (land assessed as having less than 1 in 1,000 annual 
probability of flooding in any year). The site also falls within the Dawlish Warren 
critical drainage area as defined by the Environment Agency. 
 

5.38  The initial Drainage Statement and strategy drawn up sought to attenuate surface 
water by means of an attenuation tank. Following discussions on this matter, the 
proposed scheme has now been revised, and it is proposed for surface water to be 
discharged in accordance with the SuDS hierarchy via discharge to the nearest 
watercourse given that percolation tests undertaken concluded that the ground was 
unsuitable for infiltration devices.  

 
5.39  The nearest watercourse is fed by a seasonal wet ditch and is approximately 500 

metres from the site. It is proposed to collect the run-off from the access road in an 
under-drained swale and discharge in to the ditch at a controlled rate, with surface 
water directed into the swale through drainage kerbs and a filter strip associated 
with the access road. 
 

5.40  Devon County Council Flood and Coastal Officers have been consulted on the 
proposal, and their comments should be available prior to the date of the 



 

 

Committee. Nevertheless, there are no anticipated issues or concerns arising in 
respect of drainage from this proposal.  
 

5.41  Impact of the proposal on biodiversity  
 

5.42  The site falls within the following Council designated areas: 
 

• Cirl Buntings Winter Zone; 

• Cirl Buntings Breeding Zone; 
 

The site is also within 1km of the Dawlish Warren SAC and the Exe Estuary SPA.  
 

5.43  Policies EN8, EN9 and EN10 of the Local Plan seek to protect and enhance 
biodiversity taking into account the importance of any affected habitats or features. 
EN10 looks specifically at the European Wildlife Sites and stipulates that any 
development that is likely to have a significant effect on the integrity of a European 
Wildlife Site will be subject to assessment under the Habitats Regulations 2010.  
 

5.44  As outlined above, the purpose of the application is to provide essential mitigation 
against the residential development that is anticipated to come forward through the 
Local Plan allocations, namely that allocated under Policy DA2. The intention of the 
SANGS is to provide alternative recreational space to detract current/future 
occupiers of dwellings away from the Dawlish Warren SAC and Exe Estuary. With 
this in mind, the proposed SANGS development constitutes the mitigation that is 
required under Policy EN10 for the future residential developments that is 
necessary to sustain the growing population in Dawlish.  
 

5.45  In considering Policies EN8 and EN9, it is vital to ensure that development 
proposals will not have an adverse impact on biodiversity, including protected 
species. The nature of the proposal is that which is considered to enhance the 
biodiversity of the area, given the additional planting and vegetation that will be 
incorporated as part of the SANGS establishment. Nevertheless, the application is 
supported by a Preliminary Ecological Appraisal which comprised a desk study and 
a field study checking for all species and designations within the site area.  
 

5.46  The results of the appraisal identified that there are at least two cirl bunting 
breeding territories that coincide with the site, together with the possibility of 
reptiles, badger, dormouse, invertebrates and bats. Given the nature of the 
proposal, no further survey work has been considered necessary; however, it is 
recognised that the site is of importance for cirl buntings and it is therefore 
important to ensure that this value is retained and, if possible, enhanced. 
 

5.47  The conversion of part of the intensive arable to non-intensive, cirl bunting-friendly 
arable (spring barley, winter stubbles with arable weeds retained) is therefore 
indicated within the SANGS concept plan, and an appropriate condition has been 
recommended (amongst others) to ensure that sufficient cirl bunting habitat is 
provided. Comments received from RSPB and Natural England are in support of 
such an approach.   A number of mitigation and compensation measures have also 
been recommended, and this will form part of the approved documentation for the 
application.  



 

 

 
5.49  An Assessment of Likely Significant Effects has been undertaken by the Council’s 

Biodiversity Officer and concludes that the proposal will have a beneficial effect on 
the Dawlish Warren SAC and the Exe Estuary SPA/Ramsar site provided a further 
condition (besides that of the LEMP) is recommended to require standard pollution 
prevention guidelines to be followed to avoid water pollution during works.  
 

5.49  The application is therefore considered to satisfy Policies EN8, EN9 and EN10 of 
the Local Plan, subject to appropriate conditions being applied.  
 

5.50  Highways impact of the development;  
 

5.51  The site is partially bound by three roads – the main A379 Exeter Road and two 
lanes (Orchard Lane and Shutterton Lane). There are existing access points onto 
the site from each of these roads. The proposal seeks to retain and upgrade these 
accesses, with the main improved vehicle and pedestrian access point being from 
the A379. Alternative pedestrian access points from the lanes are also indicative to 
maximise pedestrian permeability.  
 

5.52  The application is supported by a Transport Statement. This sets out that the 
access road is designed to provide: 
 

• Visibility splays of 120 metres x 2.4 metres in either direction on the A379; 

• A 6 metres wide access road with 10 metres junction radii, allowing vehicles 
to safely turn into the SANGS access.  

 
5.53  The statement concludes following an assessment of data that there is unlikely to 

be a significant impact on the volume of traffic travelling to the area. This is 
predominately because the majority of visits to the Country Park are likely to be a 
displacement of existing trips to the Dawlish Warren, arising from existing and new 
households.  
 

5.54  DCC Highways have been consulted on the application and have no objections. 
The proposed access/junction and car park is therefore considered to be 
acceptable.  

 
5.56  The developments ability to function as a SANGS 

 
5.57  As outlined above, the Local Plan allocates a number of sites for residential 

development. Policy DA2 of the Local Plan in particular allocates approximately 43 
hectares to the north-west of Secmaton Lane for a mixed use urban extension. 
Policy DA6 seeks to provide suitable green infrastructure in association with this 
policy. In accordance with these policies, outline planning permission has already 
been granted for developments to the south west of the site in addition to 106 
dwellings with landscaping to the south of the site.  

 

5.58  The permission and delivery of the proposed SANGS therefore seeks to ensure that 
the recreational pressure on the protected sites does not increase as a result of the 
proposed residential development under DA2 and that of the wider area.  
 



 

 

5.59  The ability of the site to function as a SANGS has therefore been considered. The 
Council has worked closely with Natural England to ensure that the proposal is in 
accordance with Natural England’s Guide to SANGS. The guide outlines that 
proposals for SANGS must/should have the following: 

 

• For all sites larger than 4 hectares there must be adequate parking for 
visitors, unless the site is intended for local use, i.e. within easy walking 
distance (400 metres) of the developments linked to it. The amount of car 
parking space should be determined by the anticipated use of the site and 
reflect the visitor catchment of both the SANGS and the SPA.  

• It should be possible to complete a circular walk of 2.3-2.5km around the 
SANGS.  

• Car parks must be easily and safely accessible by car and should be clearly 
sign posted.  

• The accessibility of the site must include access points appropriate for the 
particular visitor use that the SANGS is intended to cater for.  

• The SANGS must have a safe route of access on foot from the nearest car 
park and/or footpath/s.  

• All SANGS with car parks must have a circular walk which starts and finishes 
at the car park.  

• SANGS must be designed so that they are perceived to be safe by users; 
they must not have tree and scrub covering parts of the walking routes.  

• Paths must be easily used and well maintained but most should remain 
unsurfaced to avoid the site becoming too urban in feel.  

• SANGS must be perceived as semi-natural spaces with little intrusion of 
artificial structures, except in the immediate vicinity of car parks. Visually-
sensitive way-markers and some benches are acceptable.  

• All SANGS larger than 12 hectares must aim to provide a variety of habitats 
for users to experience.  

• Access within the SANGS must be largely unrestricted with plenty of space 
provided where it is possible for dogs to exercise freely and safely off lead.  

• SANGS must be free from unpleasant intrusions (e.g. sewage treatment 
works smells, etc.).  

• SANGS should be clearly sign-posted or advertised in some way.  

• SANGS should have leaflets and/or websites advertising their location to 
potential users. It would be desirable for leaflets to be distributed to new 
homes in the area and be made available at entrance points and car park. 

 
5.60  The application is considered to be broadly in accordance with the above 

guidelines. Should planning permission be granted, it is recommended that a 
condition requiring a LEMP to be submitted for approval will be necessary to ensure 
that details relating to the paths and fencing, etc., can be agreed.  



 

 

 
5.61  Natural England’s consultation response confirms that they are satisfied that the 

proposal broadly conforms with the criteria as set out in the SEDEMS Strategy and 
other guidelines, but recommend that a planning condition be associated with any 
grant of planning permission about the production of a finalised plan of the layout.  

 
5.62  Conclusion  

 
5.63  The application seeks full planning permission for the change of use of land from 

agricultural to Suitable Alternative Natural Green Space (SANGS) (Use Class D2) 
including a new junction, access road and car park area.  
 

5.64  The application has been assessed against the relevant planning policy context and 
is considered to be acceptable subject to conditions. On this matter, it is 
acknowledged that detail of the proposed paths, and planting is still required and 
therefore a condition (amongst others) has been recommended for a LEMP to be 
submitted and approved by the LPA. 
 

6. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033  
 S1A (Presumption in favour of Sustainable Development) 

S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S4 (Land for New Homes) 
S5 (Infrastructure) 
S17 (Dawlish) 
S22 (Countryside) 
WE1 (Housing Plan) 
WE11 (Green Infrastructure) 
EN2 (Undeveloped Coast) 
EN2A (Landscape Protection and Enhancement) 
EN8 (Biodiversity Protection and Enhancement) 
EN9 (Important Habitats and Features) 
EN10 (European Wildlife Sites) 
EN12 (Woodlands, Trees and Hedgerows) 
DA2 (North West Secmaton Lane) 
DA6 (Dawlish Green Infrastructure) 

 
 National Planning Policy Framework 
 

National Planning Practice Guidance 
 
7. CONSULTEES 
 
 Landscape Officer - No objections to the proposed development. 
 
 Arboricultural Officer - No objections to the proposed development as there are no 

significant trees within or adjacent to the site that will be adversely effected by the 
proposal.  



 

 

 
 Devon County Council (Highways) - No objections to the proposal.  
 
 Devon County Council (Flood and Drainage) - Awaiting comments. 
 
 Environment Agency - Advise that the site is located within Flood Zone 1, and 

following revisions to the Development Management Procedure Order, from 15 
April 2015, the EA are no longer a Statutory Consultee for matters relating to 
surface water drainage. However, it is advised that the SuDS hierarchy should be 
followed by using infiltration as far as practicable.  

 
 Biodiversity Officer - Has no objections to the application. The Officer supports the 

recommendations of the Preliminary Ecological Report provided all mitigation 
measures and safeguards to protected species are followed. Recommendations on 
the content for a LEMP have also been included and comprise:  

 
• Scope for a strategic wildlife/habitat corridor across the site, to help provide 

a substantial habitat link between Eastdon UWS with Shutterton Brook CWS. This 
might comprise a combined hedge with buffer, associated grassland headland strip, 
mature trees and other landscape features, so as to function as a robust corridor; 

• As there are few mature trees and limited natural roosting sites, bat boxes and nest 
boxes installed in trees, plus selected hedgerow trees allowed to grow to mature 
growth form, so that natural nesting and roosting sites develop; 

• For the hedge planting schemes given: it is suggested that these are diversified with 
further insect-supporting and berrying species: willow for early pollen and insects, 
guelder rose, wayfaring tree, elder, dogwood and spindle, which are common in 
Devon hedges. Selected hedge trees can be allowed to grow up to mature canopy 
level to provide structural links; 

• Dormouse boxes included discreetly in hedges, not primarily as part of a monitoring 
scheme, but as habitat enhancement.  

 
The Officer also outlines that the use of biodiversity off-setting calculator is not of 
relevance in this case given that the Council’s Green Infrastructure Officer has 
advised that the development proposals would meet the biodiversity gain 
requirements.  
 
The comments received from RSPB (below) are acknowledged and assurance that 
there will be adequate arable habitat for cirl buntings is supported, with it 
understood that 5 hectares of cirl bunting habitat retained of which not less than 2 
hectares will be arable.  

 
The Officer has also prepared an appropriate Assessment of Likely Significant 
Effect, which concludes that the application will have a beneficial effect on the 
Dawlish Warren SAC and the Exe Estuary SPA/Ramsar Site provided conditions 
are applied which require standard pollution prevention guidelines to be followed 
and the submission of a LEMP.   

 
 RSPB - Supports the application in principle. Acknowledges that the proposal is 

necessary to reduce harm arising from recreational activities on the nearby Exe 
Estuary SPA and Dawlish Warren SAC. Notes how the SANGS is an essential 



 

 

element of a suite of measures to mitigate the proven harm of recreational activities 
on the protected and vulnerable habitats and species of those sites.  

 
 Comments relate to ensuring that the existing biodiversity interest of the site is 

retained and ideally enhanced. If some ecological harm cannot be avoided, 
compensation may be necessary to ensure that no net loss of biodiversity interest 
arises from the development and the use of the SANGS.  

 
 It is outlined that the current biodiversity interest includes cirl buntings which require 

hedges and scrub for nesting, adjacent invertebrate rich grassland to feed in over 
summer and weedy winter stubbles to feed over in winter. 

 
 Recommended that a condition be associated with any grant of planning 

permission to require that a finalised plan of the layout with details and timetable for 
implementation, management and monitoring and review be agreed prior to works 
commencing on the application site.  

 
 A further condition has also been recommended in respect of retaining the current 

cirl bunting interest of the site. Such a condition would ensure that, if necessary, 
appropriate, compensatory measures for cirl buntings are provided. Further 
conditions are recommended in respect of the timescale in which some existing 
scrub and hedge will be removed in addition to requesting a condition that 
materials, etc., relating to the development are not stored against existing hedges.  

 
Natural England - Supports the application.  

 
Outline that the Exe Estuary SPA and Ramsar Site and the Dawlish Warren SAC 
are afforded protection under the Conservation of Habitats and Species 
Regulations 2010.  
 
Natural England advise that they are satisfied that the proposal broadly conforms 
with the criteria as set out in the SEDEMS Strategy and other guidelines, but agree 
with the RSPB in their recommendation that a planning condition be associated 
with any grant of planning permission regarding the production of a finalised plan of 
the layout.  

  
8. REPRESENTATIONS 
 
 Three letters of comment and a letter of support have been received in respect of 

the application.  
 
 Comments have related predominately to requests for particular planting to improve 

the climate and concerns over potential flooding. Assurance has also been sought 
that car parking will be free of charge. 

 
 Comments have been received from the occupants of The Old Cider Mill in respect 

to security, privacy and, again, flooding. Concerns over the safety of pedestrians on 
Shutterton Lane have also been raised along with some general observations. The 
occupants of The Old Barn on Shutterton Lane have also commented on the 



 

 

application and raise concern over the impact of the development on their current 
levels of privacy and access.  

   
9. TOWN COUNCIL’S COMMENTS 
 
 The Town Council resolved unanimously that there are no objections to the 

proposed development. 
 
10. COMMUNITY INFRASTRUCTURE LEVY 

 
The CIL liability for this development is Nil as the CIL rate for this type of 
development is Nil and therefore no CIL is payable.  
 

11. ENVIRONMENTAL IMPACT ASSESSMENT 
 

This application has been screened under the Environmental Impact Assessment 
Regulations 2011 and the Council’s Screening Opinion is considered to be negative 
as set out in the Screening Opinion decision letter and proforma.  

 
WARD MEMBERS:   Councillors Hockin, Mayne and Price, Dawlish Central and North 
East 
 
  



 

 

 


