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1. REASON FOR REPORT 
 

Councillor Mayne has requested that this application go to Planning Committee  
due to an objection to the removal of trees which would cause instability of the bank 
which happened in 2014. 

 
2. RECOMMENDATION 
 
  PERMISSION BE GRANTED subject to the following conditions: 

1. Approval of the details of landscaping and appearance prior to commencement 
2. Application for approval of  reserved matters within 3 years 
3. Development to commence within 2 years of final reserved matters approval 
4.  Development in accordance with approved plans 
5. Development shall not be commenced until the stability of the adjacent slopes 
has been demonstrated by geotechnical appraisal  
6. Landscaping scheme submitted for the reserved matters shall include slope 
vegetation (grass sward and shrubs)  
7. Surface water run-off details shall be submitted to the LPA for agreement  
8. Removal of Permitted Development Rights to insert windows at first floor level of 
the dwelling in the northern elevation 

 
 

3. DESCRIPTION 
 
3.1 The application site is located within the Settlement Limit of Dawlish as depicted on 

the Teignbridge Local Plan 2013-2033 Proposals Map.   
 
3.2 The site is in the rear garden of the property known as Fayfield. 



 
 

 
3.3 Outline planning consent is sought for: 
 

• One detached dwelling 
• Approval is sought for access, layout and scale 
• Appearance and landscaping are reserved matters 

 
3.4 The proposal would be accessed via the existing driveway of Fayfield with the 

driveway widened within the site to facilitate vehicle passing and to provide a 
turning head to enable vehicles to exit in forward gear.  Two garage spaces are 
proposed at basement level of the proposed dwelling. 
 

3.5 The layout is as shown on drawing no. 15-02-10 Rev A with two garages provided 
at basement level; kitchen diner and living room at ground floor level and 3 
bedrooms and one bathroom and one en-suite at first floor level. 

 
3.6 The scale of the proposal is two storey accommodation with basement below. 
 
3.7 The key issues in the consideration of this application relate to: 
 

• Sustainability/principle of the development 
• Suitability of proposed access and impact on highway safety 
• Visual impact of the development on the locality 
• Bank stability 
• Impact of the proposal on trees 
• Impact on ecology 
• The effect of the proposal on residential amenity 

 
Sustainability/Principle of the Development 

 
3.8 Policies S1A and S1 of the Teignbridge Local Plan are permissive of development 

within settlement limits.  This site is within the defined settlement of Dawlish.  
Therefore, in this instance the principle of development is acceptable, subject to 
compliance with other policy considerations in the Local Plan. 
 
Suitability of proposed access and impact on highway safety 

 
3.9 Concern has been raised about the danger of the junction of Faye Road and Strand 

Hill; danger of Strand Hill (as a result of lack of pavements and visibility) and 
concern has also been raised that the proposed dwelling and construction traffic for 
the build would increase the volume of traffic on the local road network. 

 
3.10 The proposal uses the existing access for Fayfield and is not proposing to create a 

new access point into the site.  The only works required are within the site to create 
a turning head to enable vehicles to exit the site in forward gear and to widen a 
section of the driveway to create a vehicle passing area. 

 



 
 

3.11 It is therefore not considered that the proposal will have any greater impact on the 
junction of Faye Road and Strand Hill or the safety of Strand Hill compared with the 
existing situation. 

 
3.12 Furthermore, the use of the local road network by the occupants of one additional 

dwelling is not considered to significantly increase the volume of traffic on the local 
road network to an extent that would justify a refusal of this application. 

 
3.13 In summation, it is not considered that the proposed dwelling will give rise to an 

increase in site vehicular access problems or any increase in highway safety issues 
and adequate parking provision in the form of basement level parking for 2 vehicles 
is provided for the proposed dwelling. 
 
Visual impact of the development on the locality 
 

3.14 Letters of representation have raised concern that the proposed modern design 
would not be in keeping with the surrounding properties, altering the appearance of 
the area. 

 
3.15 Appearance is a reserved matters so the appropriateness of design will be 

considered at the reserved matters stage if consent is granted for this outline 
application. 

 
3.16 The proposed dwelling will be sited in the garden of Fayfield and will be two storey 

in scale with a basement below.  The scale and layout of the proposal is considered 
to be compatible with surrounding properties and can be accommodated on the site 
leaving adequate amenity space for both the proposed and existing dwelling on the 
site. 

 
Bank stability 
 

3.17 The site is located alongside Strand Hill within close proximity to a steep 
cutting/slopes which contain the public highway and instability of the slopes in this 
area has been recorded with a landslip which closed Strand Hill for some time in 
2014.  

 
3.18 No information has been provided with the application to demonstrate the impact of 

this development on the adjacent steep slope which lies in very close proximity to 
the public highway. 

 
3.19 The Council's Design Engineer has been consulted and advises that generally 

development of this nature should be sited remotely from the zone of influence of 
potentially unstable cutting/slopes and a full site investigation and land stability 
report are recommended.   

 
3.20 The Design Engineer recommends should consent be granted a geotechnical 

appraisal in accordance with Eurocode 7 assessing soil types and their 
susceptibility to slope failure be conditioned and agreed prior to commencement of 
development.  Where a slope stabilisation scheme is required details of the scheme 
shall be submitted to and agreed with the LPA prior to commencement of works.  



 
 

 
3.21 The Design Engineer also recommends conditions for surface water run-off to 

ensure that all surface water run-off is discharged to sealed drains diverted to 
surface or foul sewers away from the slope with no soakaways within 50 metres of 
the slope coast and for slope vegetation (grass sward and shrubs) to be planted on 
the slope to ensure protection of the slope from the erosive effects of water run-off, 
wind and frost. 

 
3.21  With these conditions in place the impact on bank stability from this development 

can be adequately controlled. 
 
3.22 If Members are minded to approve these conditions would be applied. 
 

Impact of the proposal on trees 
 
3.23 The Council's tree officer has visited the site and comments that the site contains 

numerous trees and bushes that individually are no great specimens, but when 
viewed as a group represent an important visual amenity. The trees are particularly 
prominent when viewed from Meldrum Close.  In addition the trees adjacent to the 
western boundary of the site are highly visible from, and contribute to, the setting of 
Strand Hill. 
 

3.24  The submitted drawing no. 15-02-10 Rev A shows the retention of the trees on or 
adjacent to the western, northern and eastern boundaries.  
 

3.25  Owing to the above there are no arboricultural objections to the proposal. 
 

3.26   Consideration could be given to protecting the trees by making a tree preservation 
order. 
 

3.27   A condition is recommended if Members are minded to approve for details of trees 
to be retained/removed and replacement tree planting to be provided as part of the 
landscaping reserved matters. 
 

3.28   In summation, the impact on the trees is therefore acceptable subject to details of 
trees to be removed, retained and replacement tree planting to be provided as part 
of the landscaping reserved matters. 
 
Impact on ecology 

 
3.29   Comments have been received advising that slow worms have been found in the 

garden of 7 Mayflower Close and that the removal of trees will result in habitat loss 
for birds seen in the area and pipistrelle bats which are reported to have been 
spotted on summer evening on the hedge line and flying around the trees. 

 
3.30   Whilst, anecdotal evidence of presence of slow worms, birds and bats has been 

reported no concrete evidence has been provided of slow worms, or bats on the site 
and these species are protected by other legislation.  Informatives would be applied 
advising the applicant of their responsibilities with regard to the legislation 
protecting these species if Members are minded to approve. 



 
 

 
3.31   Whilst anecdotal evidence has been provided of some bird species using the trees 

in the area these are not protected species.  Nonetheless, a reduced tree cover will 
remain on site to continue to provide a habitat for these species. 

 
The effect of the proposal on residential amenity 
 

3.32  Concern has been raised about overlooking/loss of privacy of the garden/patio area 
and dwelling of 6 Mayflower Close which has south-facing windows and concern of 
overlooking/loss of privacy of the lounge and bedroom windows of 7 Mayflower 
Close which are south-facing and the garden. 

 
3.33 This concern has been noted and the plans have been amended to remove the two 

possible first floor bedroom windows which faced the Mayflower Close properties. 
These windows have been repositioned to the side elevations of each room to 
prevent overlooking.  Whilst ground floor windows are still proposed it is considered 
that these can be adequately screened with appropriate landscaping, details of 
which are to be provided at reserved matters stage.  A condition is also 
recommended to remove Permitted Development Rights to insert windows at first 
floor level on the northern elevation to prevent future overlooking/loss of privacy 
concerns should it be the intention of the future occupier to insert additional 
windows at first floor level.  This can be further assessed as part of an application 
for the approval of appearance in due course. 

 
3.34 It is considered that the amendment to the location of the first floor bedroom 

windows has addressed the overlooking/loss of privacy concerns in combination 
with appropriate landscaping being provided to screen overlooking from the ground 
floor windows of the gardens/patio areas of the Mayflower Close properties which 
can be controlled with details being provided as reserved matters. 

 
3.35 Concern has also been raised that the flat roof shown on the plan could be used as 

a roof terrace resulting in overlooking of 7 Mayflower Close.  Whilst appearance is a 
reserved matter, a condition could be applied if a flat roof is still proposed when 
considering appearance at reserved matters stage to prevent the flat roof being 
used as a roof terrace.  It is not therefore considered that this is a matter on which 
the outline consent should be refused. 

 
3.36 The site allows for adequate amenity space to be provided for the existing dwelling 

Fayfield and the proposed dwelling on site and, due to its position, it is not 
considered that the proposal will have an overbearing impact on the  properties in 
Mayflower Close given that these properties are in an elevated position. 

 
 Other Matters 
 
3.37 Concerns have been raised in a number of the representations received about 

inaccuracies on the Ordnance Survey site location plan showing buildings that no 
longer exist, incorrectly outlining properties and not including a garage now built 
behind Fayfield. 

 



 
 

3.38 Concern has also been raised about the section on drawing 15-12-10 providing an 
inaccurate reflection of the ground floor level and not including an extension built at 
7 Mayflower Close, therefore inaccurately reflecting its footprint.  Concern has also 
been raised that the section shows 7 Mayflower Close as three storeys whereas it is 
in part a two storey building. 

 
3.39 During the course of the application a revised drawing 15-12-10 Rev A has been 

received which amends the ground floor level of no. 7 on the section drawing.   
 
3.40 Furthermore, Officers have visited the site in their assessment of the proposal and  

have been able to view the relationship between the site, the proposed dwelling and 
the properties in Mayflower Close.  Discrepancies in the plans have therefore not 
impeded Officers' ability to assess the potential impact of the proposal on the 
residential amenity of the occupiers of neighbouring properties. 

 
Summary and Conclusion 

 
3.41 The Planning Act, the National Planning Policy Framework (NPPF) and Policy S1 

and S1A of the Teignbridge Local Plan require that applications for planning 
permission must be determined in accordance with the development plan unless 
material considerations indicate otherwise. 

 
3.42  It is considered that this proposal is in accordance with Policy S1 and S1A of the 

Teignbridge Local Plan. 
 
3.43 Geotechnical and engineering details to ensure the stability of the bank can be 

secured by pre-commencement condition and therefore this should not prevent 
consent being granted for this outline application. 

 
3.44  Furthermore, details of trees both existing and replacement trees adjacent to the 

boundaries of the site can be submitted as part of the landscaping reserved matters 
application to secure a satisfactory spatial relationship between trees both existing 
and replacement trees adjacent to the boundaries of the site. 

 
3.45 Appearance is also a reserved matter and therefore concerns raised about 

appearance can be addressed at reserved matters stage. 
 
3.46 It is therefore recommended that consent be granted for this outline application for 

access, layout and scale subject to suitable conditions to address bank stability, 
and overlooking concerns. 

 
4. 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) 
 S9 (Sustainable Transport) 
 S21A (Settlement Limits) 



 
 

WE1 (Housing Plan, Monitor and Manage) 
WE4 (Inclusive Design and Layout) 
EN8 (Biodiversity Protection and Enhancement) 
EN9 (Important Habitats and Features) 
EN10 (European Wildlife Sites) 
EN11 (Legally Protected and Priority Species) 
EN12 (Woodlands, Trees and Hedgerows) 

 
 National Planning Policy Framework 
 
 National Planning Policy Guidance 
 
5. CONSULTEES 
 
 Devon County Council Highways - Standing Advice issued to Teignbridge District 

Council should be used to assess highway impacts of the above application. 
 

Design Engineer - The proposed development site is located alongside Strand Hill, 
the site is in close proximity to a steep cutting/slopes, which contain the public 
highway and instability of slopes in this area have been recorded. 

 
No information is provided on the impact of this development on the adjacent steep 
slope which lies in very close proximity to the public highway. We would comment 
that generally development of this nature should be sited remotely from the zone of 
influence of potentially unstable cuttings/slopes and we recommend that a full site 
investigation and land stability report should be provided as planning information.    

 
Insufficient geotechnical and engineering information is provided to support this  
outline proposal. 
 
Where permission to develop adjacent to slopes is approved subject to conditions it 
is recommended that the following conditions be included: 

 
• Development shall not be commenced until the stability of the adjacent slopes 

has been demonstrated by geotechnical appraisal in accordance with 
Eurocode 7 in assessing soil types and their susceptibility to slope failure. 
Where necessary, a slope stabilisation scheme maybe required for this 
development and details of scheme shall be submitted to the authority for 
information and comments. 

• All surface water run-off should be discharged to sealed drains diverted to 
surface or foul sewers away from the slope, with no soakaways permitted 
within 50 metres of the slope crest. 

• Slope vegetation (grass sward and shrubs) should be planted on the slope to 
ensure protection of the slope from the erosive effects of water run-off, wind 
and frost.  

 
 
 Tree Officer  - The site contains numerous trees and bushes that individually are no 

great specimens, but when viewed as a group represent an important visual 
amenity. The trees are particularly prominent when viewed from Meldrum Close. In 



 
 

addition the trees adjacent to the western boundary of the site are highly visible 
from, and contribute to, the setting of Strand Hill. 

 
The submitted site layout plan 15-02-10 dated Nov 2015 shows the retention of the 
trees on or adjacent to the western, northern and eastern boundaries.  Owing to the 
above there are no arboricultural objections to the proposal. 

 
Consideration could be given to protecting the trees by making a tree preservation 
order 
 

6. REPRESENTATIONS 
 
 Six objections have been received raising the following points: 

1. Concern about the danger of the junction of Faye Road and Strand Hill and 
danger of using Strand Hill 

2. Residence would increase volume of traffic 
3. Concern how road will cope with construction traffic 
4. Site plan shows a new vehicle access onto Strand Hill while the statement 

states that this is not required (NB: Error on site plan which has since been 
corrected to show no new access onto Strand Hill being made) 

5. Concern about landslides due to unstable sandstone with one having 
occurred in 2014 resulting in the hill being closed for over 2 years 

6. Concern development and removal of trees could destabilize the bank 
7. Concern due to low wall on boundary with nos. 7 and 6 that will be 

overlooked from proposed development as majority of windows are south- 
facing and the garden and patio will be overlooked resulting in loss of privacy 

8. Concern of overlooking to 7 Mayflower Close and concern that the section 
on block plan is not drawn correctly and therefore does not show that the 
intrusion on 7 Mayflower Close is not marginal as suggested in Design and 
Access Statement 

9. Concern over inaccurate ground floor level of 7 Mayflower Close and 
inaccurate reflection of footprint and extension not shown on section drawing 
therefore not accurately showing relationship between this property and the  
proposed dwelling and overlooking issue from rear elevation windows at first 
floor which would look into lounge bedrooms and garden 

10. Concern flat roof could be roof terrace resulting in overlooking to 7 
Mayflower Close 

11. The property shown in the block plan not of the same design as that on site 
plan (NB: Site plan removed from submission) 

12. Inaccuracies on Ordnance Survey site location plan showing buildings that 
no longer exist; other properties are incorrectly outlined and does not include 
garage now built behind Fayfield 

13. 7 Mayflower Close is shown as a three storey building but it is in part a two 
storey building  

14. Concern works may disturb bank onto Strand Hill – a landslip was caused on 
the other side of Strand Hill by the removal of trees the result was Strand Hill 
was closed for over a year and the Council had to rebuilt the adjacent 
footpath 

15. Modern design of house will not fit in with existing properties in area 



 
 

16. There is a need for the applicant to provide a statement from an 
appropriately qualified engineer to prove that the proposal will not cause soil 
movement/collapse 

17. Slow worms found in garden of 7 Mayflower Close 
18. Removal of trees will result in habitat loss for birds seen in the area and 

pipistrelle bats have been spotted on summer evenings on hedge line and 
flying around trees 

 
7. TOWN COUNCIL’S COMMENTS 
 
 Dawlish Town Council resolved unanimously by Members present and voting to 

recommend refusal of this application due to the loss of trees, instability of the 
bank, overdevelopment and concern over access, highways and degradation of the 
wooded character of the area. 

 
8. COMMUNITY INFRASTRUCTURE LEVY 

 
This is an outline application.  CIL liability will be calculated when the reserved 
matters application is submitted. 

 
9. ENVIRONMENTAL IMPACT ASSESSMENT 

 
Due to its scale, nature and location this development will not have significant 
effects on the environment and therefore is not considered to be EIA Development. 

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