
 
 

PLANNING COMMITTEE 
 

CHAIRMAN:  Cllr Dennis Smith 
 
DATE: 
 

28 June 2016 

REPORT OF: 
 

Business Manager – Strategic Place 

ITEM: 
 

2 

CASE OFFICER 
 

Ian Perry 

APPLICATION FOR 
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DAWLISH - 15/02468/MAJ -  Gatehouse Farm, 
Secmaton Lane - Outline - Residential development 
providing up to 409 residential units, community 
based buildings consisting of shop/cafe, employment 
space, extra care unit, parking area for local school, 
new vehicular access from Secmaton Lane, public 
open space, landscaping and infrastructure (all 
matters reserved for future consideration) 
 

APPLICANT: Gatehouse Park Developments Limited 
 
1. REASON FOR REPORT 
 

The application is part of a Strategic Allocation and was previously considered by 
Members on 5 April 2016. 

 
2. RECOMMENDATION 
 

 Subject to the applicant entering into a prior Section 106 Agreement to secure: 
1. Delivery of 17.5% affordable housing to meet local needs (70:30 rented to shared 

ownership)  
2. 5% of dwellings to be Custom Build 
3. £800 per dwelling (excluding any extra care) to non-infrastructure measures for 

mitigation of impacts upon the Exe Estuary SPA and Dawlish Warren SAC under 
the Joint Approach  

4. Temporary SANGS to be provided if permanent strategic SANGS is not available 
on occupation 

5. Biodiversity off-setting mechanism to deal with any net biodiversity loss resulting 
from development 

6. Play space and active recreation in accordance with Development Framework Plan  
7. Open space in accordance with Development Framework Plan (including 

allotments) 
8. Link road bridge contribution - £1,163 per dwelling  
9. Travel Pack to include sustainable travel vouchers - £300 per dwelling 
10. Library improvements - £59 per dwelling 
11. Surface water drainage contribution - £1,000 per dwelling or £4 per m2 non-

residential 



 
 

12. Community hub delivery including marketing, timing, servicing, method of delivery 
13. Health contribution (Barton Surgery) - £400 per dwelling 
14. Community facilities contribution (Red Rock Centre) - £727 per dwelling 
15. Contribution to public art provision - £40,000 
16. Delivery of Extra Care and cascade mechanism for alternative suitable provision 
17. Cost of Traffic Regulation Order for works to ban right turns into Elm Grove Road (if 

necessary) - £5,000 
18. Contribution to provide compensatory habitat for 2 cirl bunting territories - £74,193 

per territory. Total £148,386,  
 
 PERMISSION BE GRANTED subject to the following conditions: 

1. Submission of reserved matters (means of access, scale, appearance, landscaping, 
layout) 

2. First reserved matters to be submitted within 3 years 
3. Development shall be begun before the expiry of 2 years from the date of approval 

of the first reserved matter 
4. Development to be carried out in accordance with the approved plans and 

documents 
5. Phasing plan to be submitted for approval 
6. Full details of surface water drainage to be submitted for approval to comply with 

the submitted Flood Risk Assessment 
7. Travel Plan to be submitted for approval 
8. Unsuspected contamination to be dealt with appropriately 
9. Submission of a lighting strategy for approval 
10. Submission of a Landscape and Ecology Management Plan for approval 
11. A suitable foul sewerage system to be in place prior to first occupation 
12. Construction Environmental Management Plan (including pollution avoidance 

measures and construction traffic routing) to be submitted for approval 
13. No more than 50 dwellings shall be occupied until the section of the link road 

between Secmaton Lane and the site boundary to the north is provided 
14. Submission of Carbon Reduction Plan with each reserved matters application 
15. Programme of archaeology work to be agreed and carried out 
16. Submission and adherence to a waste audit statement  
17. Delivery of land for school use including timing and mechanism 

 
3. DESCRIPTION 
 

5 April 2016 Planning Committee 
 
3.1 This application was previously presented to Planning Committee on 5 April 2016. 

At that Committee the application was being considered alongside the DA2 
Development Framework Plan; the Framework Plan was deferred to allow further 
consideration, particularly with regard to the delivery of the link road. 

 
3.2 When this application was considered it was resolved that the application should be 

deferred to allow progress on the Development Framework Plan to occur as well as 
a conclusion to the viability discussion which was underway at the time.  

 
3.3 The Framework Plan has since returned to Planning Committee on 1 June 2016 

where the Plan was endorsed by Members. The endorsement was subject to: 



 
 

 
i) the inclusion of measures to use construction management plans to require 

landowners to allow construction traffic from sites to travel north to 
Sainsbury’s roundabout as soon as the road is constructed; and, 

ii) The use of CPO powers as a back-stop if any of the sites failed to come 
forward, or failed to deliver the link road.  

 
 Site Description 
 
3.4 The site abuts the built up edge of Dawlish to the northern end of Elm Grove Road. 
 The application site extends to a little over 16 hectares. The site is currently 
 undeveloped but is bordered to the south and east by modern residential 
 development and Gatehouse Primary School.  
 
3.5 The site slopes downwards east to west from Secmaton Lane, levels out a little 

before sloping back upwards to the western edge of the site which is delineated by 
a hedge boundary.  

 
3.6 The plan below shows the site with the area of proposed development 

superimposed in the darker tones. For ease of orientation Gatehouse ACE 
Academy is highlighted on the eastern side of Secmaton Lane with a similar 
darkened area. This aerial photograph does not show the ongoing development in 
the area. 

 

 
 



 
 

3.7 A small group of barn conversions were carried out in recent years and the access 
route to those barns forms the start of the road into the development site.  

 
The proposal 

 
3.8 The application seeks outline consent for residential development with up to 409 

residential dwellings, community-based buildings consisting of shop/cafe, 
employment space, extra care unit, land for the local school, a vehicular access 
from Secmaton Lane, public open space, landscaping and infrastructure.  

 
3.9 All matters are reserved for future consideration but extensive information is 

provided to support the application within the Environmental Statement. 
 

Principle of the development/sustainability/policy 
 
3.10 The application site is allocated for development by the Teignbridge Local Plan as 

part of Policy DA2 and is in principle considered suitable for development for 
residential/mixed use purposes and therefore the subject application is, again in 
principle, acceptable. 

 
3.11 It is, however, important to note that Policy DA2 includes a requirement for a 

comprehensive “masterplan” to be prepared to ensure that development comes 
forward in a comprehensive/joined up manner – acknowledging that the allocation is 
in multiple ownerships and will likely develop in various parcels at differing speeds. 

 
3.12 The “masterplan” role is in this instance to be performed by the “North West 

Secmaton Lane, Dawlish (DA2) and Dawlish Green Infrastructure (DA6) 
Supplementary Planning Document” (SPD), which was endorsed by Planning 
Committee on 1 June 2016 and adopted by Executive on 14 June 2016. 

 
3.13 The recommended Heads of Terms for a Section 106 Agreement set out above 

meet the requirements of the allocation in relation to infrastructure contributions and 
a number of conditions assist in meeting other requirements. 

 
3.14 Many of the representations received have particularly highlighted the policy 
 requirement of the delivery of the Elm Grove Road/A379 Link Road. 
 
3.15 A contribution towards unlocking the delivery of the Link Road through supporting 

the provision of a bridge over the Shutterton Brook as well as the provision of the 
physical road up to the boundary with the neighbouring parcel of land is included in 
the Section 106 Heads of Terms and conditions above.   

 
 Impact upon the character and visual amenity of the area/open countryside 
 
3.16 The proposed development will change the nature of this area.  Whilst it is currently 

undeveloped it is allocated for development in line with Policy DA2.  
 
3.17 The development would be visible from Secmaton Lane and nearby properties, 

Langdon Hospital, Secmaton Farm and Langdon Road/Lane. It is likely that 
development would be seen when viewed from the north and west with the 



 
 

backdrop of the residential development recently completed or under construction. 
With the provision of well-designed buildings and good landscaping schemes at 
reserved matters stages the development would assimilate itself into the landscape.  

 
3.18 A landscape and visual impact assessment has been submitted as part of the 

Environmental Statement. The assessment proposes a number of mitigation 
measures to help to counter the impact of the development on the landscape; these 
proposals include: 

 
• Appropriate layout, scale and massing of its architectural features at reserved 

matters. 
• A ‘strong green boundary’ on high ground along the north-west boundary of the site 

through the retention of the existing mature hedgerow and hedgerow trees and the 
addition of new planting.  

• A ‘larger area of green infrastructure’ is proposed in the western-most corner of the 
site. This area of green space would occupy the most prominent position thus 
reducing the potential visual impact of new buildings.  

• A ‘secondary strip of public open space’ would run north-south through the southern 
part of the site. This area of green space would visually break up the proposed 
development and reduce the potential visual impact of new buildings on views from 
the east. 

• In the east of the site, the proposed development includes additional areas of green 
infrastructure including flood attenuation ponds, play areas, and ‘high biodiversity 
landscaping’. 

• The retention of existing mature trees and hedgerows within the site is also likely to 
mitigate potential effects on landscape character and visual amenity, particularly 
during construction and operation and during the initial few years of operation 
before proposed planting becomes established.  
 

3.19 Whilst the final form and nature of the development is not known in detail at this 
time the illustrative material provides an indication of how the site could be 
developed in terms of parcels of land and storey heights. It is considered that the 
visual impacts of the development would be acceptable subject to the scheme 
being properly thought out at reserved matters stage and being supplemented by 
high quality landscaping. 

 
3.20 Conditions are proposed around detailed landscape/ecological matters and 

securing the quality of the scheme which can be addressed through reserved 
matters submissions. 

 
 Impact on residential amenity of the occupiers of surrounding properties  
 
3.21 The application is submitted in outline.  Matters relating specifically to residential 
 amenity for the occupiers of surrounding properties are better addressed at the 
 reserved matters stage when details of the proposed dwellings and their 
 relationships to existing homes and their boundaries are known. 
 
3.22 It would however be expected that in light of the topography and the distance from 

existing properties that there would be no anticipated unacceptable impacts on 
residential amenity. This is subject to the detailed scheme design in future and 



 
 

ensuring compatibility with other developments within DA2 that come forward 
separately. 

 
3.23 Construction impacts are less easy to avoid. However a construction management 
 plan condition has been included in the recommendation above.  
 
 Impact on ecology/biodiversity 
 
3.24 The site is within close proximity to the Exe Estuary Special Protection Area (SPA) 

and Dawlish Warren Special Area of Conservation (SAC). As such under the 
Habitats Regulations 2010 an Assessment of Likely Significant Effect (ALSE) has 
been carried out by the Council’s Biodiversity Officer.  

 
3.25 The ALSE took into account the form of development proposed as well as its “in 

combination” impacts with other developments consented or under consideration to 
ascertain the impact of the development on the SPA and SAC. The ALSE 
concludes that the development would have no Likely Significant Effect alone, or in 
combination, so long as identified conditions and obligations are secured. 

 
3.26 The mitigation measures consist of: 
 
i) Foul Drainage - South West Water has identified that the existing public foul 

drainage network has insufficient capacity to accommodate the proposed 
development.  They have identified to the applicant the need for the developer to 
make provision for additional capacity. South West Water has requested that 
Teignbridge District Council applies a condition that no development shall take 
place until a sewer requisition or alternative scheme for the provision of off-site foul 
drainage improvement works has been entered into. 

 
ii) Surface water quality and flow rates - the site drains into the Exe Estuary, via the 

Shutterton Brook, thus there is a risk of pollution to the SPA from any pollutants in 
surface water run-off, plus potential localised risks of physical damage from 
increased flow rates. The application proposes a site Construction and 
Environmental Management Plan (CEMP) will be followed to mitigate construction 
phase risks. A Revised Flood Risk Assessment was submitted on 18 March 2016.  
This outlines a proposed system for attenuating surface water flows during the 
operation phase, which will also provide some degree of water quality improvement.  
Full details are reserved, pending final site layout. The type of employment use 
applied for is B1(a), ‘office use other than financial and professional services’.  Such 
use should not generate any additional pollutants above foul sewage and surface 
water and so will need no special pollution control measures. 

 
iii) Recreation - A revised plan was submitted on 21 March 12016 showing a 

‘temporary SANGS allocation’ of 5.7 hectares adjacent to the DA6 Public Open 
Space allocation of 4 hectares which combine to give an available temporary 
SANGS area of 9.7 hectares, should the Council-delivered strategic SANGS be 
unavailable by the time of first occupation.  The strategic SANGS will be funded 
from CIL contributions. 

 



 
 

iv) The Joint Approach - The applicant recognises the need for a financial contribution 
under the Joint Approach to mitigate impacts upon the SAC and SPA. This 
contribution will allow the Council and its partners to deliver non-infrastructure 
mitigation measures for recreation impacts from additional housing. 

 
3.27 Whilst there is a need for the delivery of strategic level SANGS which is to be 

funded through Community Infrastructure Levy (CIL), the timing for the delivery of 
this is less clear. In order to allow development to occur in advance of the provision 
of this strategic SANGS, temporary SANGS as noted above may be provided by the 
developer on land within their ownership and adjoining their site. This temporary 
SANGS would need to be provided prior to occupation of any dwellings and 
maintained until such a time as the strategic SANGS has been delivered. This 
would be secured through the Section 106 agreement as noted in the 
recommendation. 

 
3.28 Accordingly these measures are included in the recommendation. 

 
3.29 In addition there has been concern in relation to cirl buntings and following 

consideration it has been agreed that there is a need for mitigation for lost habitat 
and as such financial contributions to mitigate loss or damage to habitat for two 
territories is required. This totals £148,386 and is included in the Heads of Terms. 

 
 Land drainage/flood risk 
 
3.30 The site is within the Dawlish Warren “Critical Drainage Area” but falls outside of 

Flood Zones 2 and 3. Being in Flood Zone 1 it is not liable to flooding from either 
fluvial or tidal sources. 

 
3.31 The surface water drainage of the application has been considered by Devon 

County Council and Local Authority drainage engineers. No objection has been 
raised from these consultees but is subject to a full drainage strategy being 
submitted with reserved matters.  

 
3.32 As part of the wider Shutterton Brook catchment Teignbridge District Council is 

leading on downstream improvements which would require contributions towards 
measures that will reduce flood risks downstream. This is reflected in the £1,000 
per dwelling contribution in the recommendation. 

 
3.33 As the full drainage strategy will be worked up as part of the reserved matters 

process, detailed design stage consideration would need to be given to a full range 
of SuDS features within the surface water strategy such as permeable paving, rain 
gardens, bio retention and so forth.  

   
3.34 South West Water have considered the impact of the development on their foul 

network and conclude that existing capacity issues mean a condition requiring 
survey, evaluation and improvement as necessary to the public system would need 
to occur before dwellings are occupied. 

 
3.35 These matters are proposed to be addressed through conditions as outlined above. 
  



 
 

 
 
 Highways and access 
 
3.36 Whilst the access is not for approval with this application it is clear that the 

development is to be accessed from Secmaton Lane via a roundabout that has 
been approved as part of application 15/02003/FUL- “Formation of new roundabout, 
widening of existing access road including footpath and cycleway provision and 
provision of new access road to new development site” 

 
3.37 The Transport Assessment identifies that the junction of Elm Grove Road and 

Exeter Road will significantly exceed capacity in its current form (priority junction) 
when taking account of committed development and development proposed in this 
planning application. This would result in some significant queuing and delays, 
particularly on the Elm Grove approach in the morning peak hour. In order to 
overcome this issue, the transport assessment proposes a signalisation of this 
junction. Subsequent to the submission of this application, the County Council has 
undertaken a detailed assessment of the operation of this junction in the context of 
future development. This assessment also identifies that the junction will exceed 
capacity in future when considering trip generation from this development and 
permitted sites. In identifying the potential mitigation measures related to this 
development, the County Council assessment has specifically considered the 
current cycle scheme to widen the footway on, and provide an additional crossing 
of, Exeter Road in the vicinity of the Elm Grove Road junction. These improvements 
alter the road width in this area and provide interruptions to traffic flows. In this 
context, it is not appropriate to pursue a signalised junction improvement to the Elm 
Grove Road/Exeter Road junction at this time. 

 
3.38 The favoured approach is to ban the existing right turn from Exeter Road west 

bound into Elm Grove Road. This would displace trips onto Sandy Land and Elm 
Grove Drive which are relatively lightly trafficked and allow the Elm Grove 
Road/Exeter Road junction to operate within capacity. However it has been 
recognised that this proposal has given rise to significant public objections. The 
County Council will now wait to introduce the Traffic Regulation Order until any such 
time as the impact of turning onto Elm Grove Road becomes unacceptable.  The 
County Council will monitor the on-going operation of this junction as development 
builds out and consider the need for a more significant improvement in future. This 
could include signalisation. Contributions for a future signalisation are sought but 
there is no firm evidence that it is needed as a result of this development and 
cannot therefore be considered to be an acceptable contribution under the CIL 
Regulations. 

 
3.39 The design of the link road does not form part of this planning application but the 

Development Framework Plan sets out the elements that it should have: it is 
expected that this would be followed through into future reserved matters 
applications. In addition the timing of the delivery of the link road that forms part of 
this site should be secured through condition. Furthermore a contribution towards 
the bridge that connects the northernmost part of DA2 to its neighbours to the south 
should be secured. 

 



 
 

3.40 The Highways Authority has also requested the inclusion of conditions relating to 
highways details and construction management and these are included in the 
recommendation above.  

 
Community Hub/Extra Care 

 
3.41 The Community Hub part of the development is a key component of the DA2 

allocation and will need to be sited in a suitable location in future reserved matters. 
To ensure that suitable footfall occurs it is expected that much of the hub would be 
situated on the primary route through the site, that being the new link road. It is 
important that this land is delivered and suitable triggers for the delivery of this land 
and delivery mechanism should be set out within the Section 106 agreement. 

 
3.42 The extra care is a difficult aspect to deliver due to uncertainty in the housing 

market. However, it remains an aspiration to see an extra care unit on the site and 
given the Community Hub it would seem appropriate for future applications to seek 
the siting of the Extra Care close to the hub. If there is uncertainty over the delivery 
of affordable extra care then a market-driven option could be looked at and, beyond 
that, different forms of housing suitable for older people. A suitable cascade should 
be considered as part of the Section 106 agreement. 

 
Archaeology 

 
3.43 A programme of archaeological investigation has been undertaken across the 

proposed development site. This has demonstrated that the site contains evidence 
of 3rd- 4th century Romano-British activity on the site, represented by two enclosures 
identified through aerial photography, geophysical survey and confirmed by 
intrusive archaeological investigations. Prehistoric activity on the site is indicated by 
a find spot of a flint tool. It is clear that development here will have an impact upon 
the archaeological deposits associated with the demonstrated Romano-British and 
prehistoric activity within the application area. The Historic Environment team at 
Devon County Council have therefore requested that a condition be included 
requiring that a scheme of archaeological work is agreed and carried out. 

 
Education 

 
3.44 0.7 hectares of land for primary school provision is needed within the DA2 

allocation. This is to be provided at the southernmost parcel of land within DA2. The 
Local Education Authority suggests that no more than 100 dwellings across the 
whole allocation are occupied before the land is provided in a serviced form. At the 
time of writing it was unclear what the land was to be used for and to set a 100 
dwelling occupancy rate on this application would not seem appropriate. It would 
seem more appropriate to include a delivery requirement to be agreed.  

 
3.45 All other education requirements in this case would be provided for through 

contributions under CIL. 
 
 
 
 



 
 

 Viability 
 
3.46 The applicant has raised concern that the triggers on the delivery of their section of 

road, contribution to the bridge and the difficult ground conditions mean that it would 
be unviable to provide all of this and the other obligations.  

 
3.47 A viability appraisal has been submitted and has been independently assessed for 

the Local Planning Authority. In order to deliver everything required by the Policy 
and the Development Framework there would need to be a reduction in the level of 
affordable housing provision. The maximum level of affordable housing that can be 
delivered whilst maintaining the viability of the development is 17.5%. 

 
3.48 It is important that this portion of the strategic allocation comes forward, ideally 

alongside other parts of the same allocation. Accordingly to ensure this delivery it is 
recommended that the viable level of affordable housing is accepted. 

 
 Conclusion 
 
3.48 On the basis that the proposals are consistent with the DA2 Framework Plan, and 

taking into account the matters discussed above and the representations received, 
it is considered that planning permission for the proposal should be granted in line 
with the recommendation outlined above. 

 
4. POLICY DOCUMENTS 
 

Teignbridge Local Plan 2013-2033 
S1A (Presumption in favour of Sustainable Development) 
S1 (Sustainable Development Criteria) 
S2 (Quality Development) 
S3 (Land for Business, General Industry and Storage and Distribution) 
S4 (Land for New Homes) 
S5 (Infrastructure) 
S6 (Resilience) 
S7 (Carbon Emission Targets) 
S9 (Sustainable Transport) 
S10 (Transport Networks) 
S11 (Pollution) 
S17 (Dawlish) 
S21A (Settlement Limits) 
EC1 (Business Development) 
EC3 (Rural Employment) 
WE2 (Affordable Housing Site Targets) 
WE7 (Custom Build Dwellings) 
WE11 (Green Infrastructure) 
EN2 (Undeveloped Coast) 
EN2A (Landscape Protection and Enhancement) 
EN3 (Carbon Reduction Plans) 
EN4 (Flood Risk) 
EN7 (Contaminated Land) 
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) 
DA2 (North West Secmaton Lane) 
DA6 (Dawlish Green Infrastructure) 
DA10 (Education Facilities) 

 
5. CONSULTEES 
 

Devon County Council (Highways) - No objection raised. 
  

The draft DA2 Development Framework set out that there would be two principal 
highways requirements associated with this development: 

 
• Provision of a link road through the various parcels of the allocation; and, 
• Revisions to the Elm Grove Road/A379 junction. 

 
As per the draft Development Framework, the link road should be 6 metres wide 
with widening on the bends as appropriate. 

 
In addition, 2 metres wide footways will be required on either side. A high standard 
of footway/cycleway provision will be required alongside or parallel to the link road. 
This will either require a 3 metres wide cycleway parallel with the link road 
alignment but segregated from both traffic and the footway, or a totally separate 3 
metres wide cycleway. 

 
The County Council recognises that the bridge structure could be a challenging 
element of the link road to deliver and therefore it would be appropriate to deliver 
this structure itself. The development will need to therefore provide a pro-rata 
contribution to the bridge. 

 
 In addition the link road will need to be delivered to the boundary of the site. 
 

As set out in the draft Development Framework, there is a need for a further 
pedestrian and cycle access to Gatehouse Primary School at the northern boundary 
of the school. 

  
Other matters raised in relation to travel packs, car club, cycle ways and general 
highway points. 

 
Devon County Council (Education) - Primary School Provision: A development of 

 409 new family dwellings is expected to yield 102 primary aged pupils. The primary 
 provision will  need to be provided from the Teignbridge Community Infrastructure 
 Levy. 
 

There is a requirement to secure 0.7 hectares of additional land for primary school 
provision within the DA2 allocation as close as possible to Gatehouse Primary 
School. 

 



 
 

Secondary school provision: There are currently 24 spare places at Dawlish 
Community College. As such, 160 further dwellings (20% of the remaining non- 
permitted allocation) can come forward before further provision is required. A 
development of 409 family dwellings is expected to yield 61 secondary aged pupils. 
However, there is some surplus capacity at the college. Appropriately allocating the 
spare places to the remaining non-permitted dwellings within the allocation (785), 
there will be an additional 49 places required to mitigate the impact of this 
development assuming that all dwellings will be of two or more bedrooms. 
Secondary provision will need to be provided from the Teignbridge Community 
Infrastructure Levy. 

 
Early years: There is currently insufficient early years provision in Dawlish; to 
ensure delivery of the statutory childcare provision for 2, 3 and 4 year olds. The 
early years provision will need to be provided from the Teignbridge Community 
Infrastructure Levy. 

 
Special Educational Needs (SEN): Approximately 1.5% of pupils require special 
educational provision. As such, it would be expected that 2 pupils from the 
proposed development would have special educational needs. The County Council 
does not require special education needs provision to be identified as part of the 
development because this provision is planned on a strategic basis across the 
County. It is expected that additional SEN places will be required within the County 
to meet the needs of the development, which would require funding from the 
Teignbridge Community Infrastructure Levy to cover the additional places required. 

 
Devon County Council (Waste Planning) - Teignbridge District Council is 
recommended to secure submission and implementation of a waste audit statement 
to ensure compliance with the development plan. 

 
Devon County Council (Library Services) - Although it is challenging to develop the 
current library building at Dawlish, provision is planned to be increased by 
extending opening hours using new access control technology to allow up to 24 
hour access via a library card.  

 
On the basis that the library improvement will cost £51,000, the contribution 
required per additional dwelling is £59. For this application of 409 dwellings, the 
total contribution required is therefore £24,131.  

 
Devon County Council (Extra Care) - Policy DA2 of the adopted Teignbridge Local 
Plan identifies the requirement for a 50 bed extra care housing scheme and/or other 
appropriate housing provision for the elderly.  

 
The draft Development Framework sets out that the extra care housing provision 
should ideally be located close to local facilities and with good access to transport 
provision in development area 2 (this site). If the provision does come forward as 
part of other development if provided elsewhere in Dawlish, then there would be no 
requirement for County to have nomination rights over the extra care on this site. 

 
Devon County Council (Historic Environment) - Recommends a condition covering 
implementation of archaeological work. 



 
 

 
Devon County Council (Surface Water and Flooding) - No objection subject to full 
drainage strategy being agreed and a contribution to downstream improvements 
within this Critical Drainage Area being made. 

 
Devon County Council (Public Rights of Way) - There is currently a permissive path 
within the development site which provides off-road access for walkers, horse-riders 
and cyclists linking to Dawlish Bridleway Number 3 which runs broadly north to 
south parallel with the A379. This path should be retained, improved and formally 
dedicated for public use.  

 
The County Council would support the provision of a strategic green route through 
the allocation, helping to improve permeability and link the development to wider 
Public Rights of Way network and the SANGS provision at DA6 (or temporary 
SANGS as may be required).  

 
Devon County Council (Health and Wellbeing) - Evidence shows that Dawlish has a 
slightly higher deprivation rating than Devon as whole, a higher birth rate, a higher 
mortality rate and a marginally lower life expectancy than Devon as a whole. This 
evidence may provide useful context for considering this planning application.  

 
Green infrastructure can also play an important role in terms of improving health 
and wellbeing.  

 
Environmental Health (Contaminated Land) – No objections 

 
Biodiversity Officer – Following discussion there are no objections and an 
Assessment of Likely Significant Effect has been completed advising no likely 
significant effect provided proposed mitigation is secured. 

 
Arboricultural Officer - No objection. A detailed tree plan will need to be created and 
approved prior to development commencing. 

 
Drainage Engineers – No objection subject to approval of detailed drainage design 
prior to construction and downstream watercourse improvement contribution.  

 
Environment Agency – As this falls outside of a Flood Zone they have no comment 
to give. 
 
NHS – The site will cause capacity issues at Starcross Surgery which includes this 
area. They would look to apply for a Health Tariff to off-set against the cost of 
increasing capacity. 
 
RSPB – Object to the application because in their view: 
 

• The assessment of cirl buntings is too conservative and includes more 
territories 

• The reduced buffer strip and change in phasing  
 

 



 
 

South West Water - Due to foul drainage capacity issues a condition requiring 
survey, evaluation and improvement as necessary to the public system as well as 
the requirement for the owner to submit an application for a public foul sewer 
requisition.  

 
Wales and West Utilities - Information pertaining to development near gas pipes 
provided. 

  
6. REPRESENTATIONS 
 
 21 letters of objection and 3 of comment have been received raising the following: 
 
 Objections 

1. The application should not be considered until the Framework Plan is agreed 
2. The application should not be determined by Officers and should be considered by 

Planning Committee 
3. The development would increase air pollution at the junction with Elm Grove Road 

and Exeter Road 
4. Access along Elm Grove Road, close to two schools, is a risk and should not be 

permitted 
5. There are sewerage capacity problems  
6. The Shutterton Brook would be overwhelmed by additional run-off from the 

development 
7. The delivery of extra care is an issue as there could be no extra care or too many 

when combined with the other applications with the allocation 
8. No clarity on the numbers of social housing 
9. Cirl buntings must be properly addressed 
10. Provision of school land separate from the existing school is an issue for parents 

and pupils 
11. The link road needs to be provided ahead of any homes; all site traffic should use 

the link road 
12. Proper provision of all services must be provided 
13. An effort to provide local employment to avoid gridlock for those that travel to Exeter 

for work 
14. At least 40% affordable housing for local people with shared equity a priority 
15. A site inspection by Members between 08:30 and 09:30 
16. Consultation evening and writing letters of objection is a waste of time as local 

opinion counts for nothing 
17. Increase in congestion 
18. Loss of farm land for food production 
19. Loss of open space and change of rural character 
20. Increase in carbon emissions will make it harder for Devon to meet targets set by 

Teignbridge District Council 
21. Additional pressure on reservoirs  
22. Refuse and landfill are already close to capacity; this will add to the pressure 
23. Increase in light pollution 
24. Is the development actually required? 
25. Development will be bland and will do nothing to enhance Dawlish 
26. Schools and medical services are strained 
27. Detrimental to tourism 



 
 

28. Unsustainable development 
 
Comment 

1. New road should be built from the A379 at Sainsbury’s to the site 
   
7. TOWN COUNCILS' COMMENTS 
 

RESOLVED by the majority of Members present and voting that this Council 
recommends that no objection to this application providing the following concerns 
are addressed: 
 
1. No building shall be commenced until the infrastructure is put into place which 

includes the link road right through the sites from Gatehouse to Sainsbury’s 
roundabout and the necessary sewerage and drainage facilities 

2. Dawlish residents expect the 25% affordable housing provision that is in Plan 
Teignbridge be honoured 

3. The footprint is impinging too much into the landscape with insufficient 
consideration for wildlife corridors and blue and green strategic routes 

4. Public open space needs to include allotments 
5. Members also request proof of viability of the extra care unit 
 
Follow up letter received on 31 March 2016 
 
From Dawlish Town Council Planning Committee   March 31 2016 
 
To TDC Planning Committee 
 
Ref: Development Framework and Planning applications Gatehouse and Langdon, 
 
When the consultation for the Framework Development Plan came before Dawlish 
Town council there was a strong request to TDC to create the infrastructure before 
the houses were built, particularly the link road and sewerage system and fluvial 
drainage.  We now urge TDC planning to consider the impact on Dawlish town of 
the current proposals to defer this infrastructure. 
 
Link Road, Road traffic safety, construction traffic 
 
The DCC traffic report and assessment shows that Elm Grove Road is not sufficient 
to bear the increased residential and construction traffic.  Elm Grove Road has both 
Dawlish Community College and Gatehouse Primary school as well as sites that 
have been developed recently.  The County Councillor for Dawlish has publicly 
stated that the link road is ‘vital’ before major housing development starts (Dawlish 
Gazette 6 January). 
 
The idea to use Sandy Lane and Elm Grove Drive to take inwards traffic from 
Exeter Road is both dangerous and unsound.  Sandy Lane give access to the Red 
Rock Youth centre, the football and tennis clubs, a children’s playground, the sports 
fields and the Dawlish Leisure Centre, Elm Grove Drive is a residential road.  Both 
roads were badly potholed after increased traffic during the period of traffic lights on 
Exeter Road for the seawall repairs.  Children at Dawlish Community College go to 



 
 

the Leisure Centre for PE lessons throughout the day.  To use this route for all 
incoming traffic from Exeter Road north is inviting accidents. 
 
Also included is the proposal for a ''no-right-turn' for all traffic from Exeter Road into 
Elm Grove Road. We are told this junction is already at capacity and yet a no-right-
turn would reduce efficiency, limiting capacity further. Drivers unfamiliar to the 
changes and/or using sat nav devices who miss information signage will have to 
turn around by entering Dawlish's congested town centre. Turning right out of Elm 
Grove Road (and even more so at Sandy Lane) would become more difficult 
leading to significant tailbacks during peak periods (e.g. school opening and 
closing). 
 
If the link road cannot be provided up-front, we strongly urge that the developers 
are required to use the route of the link road as a construction traffic route.  DCC 
have already volunteered to up-front fund the major bridge, so it is a minimal cost 
solution to have a non-public access way across the developers’ land to remove 
construction traffic from Elm Grove Road. 
 
Sewers 
 
You may be aware that the existing sewers along Secmaton Lane are already at 
capacity, and frequently overflow into people homes.  The new development will 
only add to this unless the developers are required to fund and implement 
improvements before construction. 
 
New sewers might logically be positioned alongside the route of the new link road. 
Whatever the route, the existing system will require significant upgrade in capacity 
beyond the boundaries of each individual development site and not just adding new 
volumes to an already overcapacity network. 
 
Flooding 
 
The whole DA2 area is part of the Environment Agency’s ‘Critical Drainage Area’ 
which drains in to the Exe Estuary RAMSAR site.  This is of concern not only for 
foul sewage but also for rainfall.  The main natural drain – Shutterton Brook – has 
flooded before.  In the year 2000 helicopters and lifeboats rescued people from the 
Hazelwood Park Estate because the brook overflowed. 
 
There is mention of expanding the capacity of Shutterton Brook, but no description 
of how that can feasibly be achieved.  It is bounded by developed sites downstream 
from DA2. 
 
Extension of DA2 
 
Finally we should note Dawlish Town Council's objection to the extension of DA2. 
This site has already been extended through a 'main modification' to the emerging 
Local Plan following its inspection. A generous 8 hectares was added to the site in 
order to allow 3 hectares of employment land to be provided. A case for a further 
extension of 2.3 hectares westwards into the countryside has not been adequately 
made. 



 
 

 
Dawlish Town Council Planning committee urges TDC Planning to ensure that 
these issues are answered before the Framework Plan or the major planning 
applications are approved. 
 
Kenton Parish Council as a nearby Parish situated on the A379 have raised 
the following points: 

 
I write on behalf of Kenton Parish Council and who wish to object to the above 
planning application. We consider that the traffic volumes will inevitably increase as 
a result of this development associated with both the construction and occupancy of 
the 409 units. This increase in housing will increase traffic volumes on the A379 all 
of which has to pass through Kenton village’s narrow road.  

 
Road infrastructure  
 
The transport assessment which accompanies the application makes no reference 
to the anticipated impact of increased traffic volumes on the coast road and the 
A379 itself. The transport assessment does recognise that the carrying capacity of 
the junction between the A379 Exeter Road junction will be exceeded and that 
traffic control is required but no attempt is made to consider the impact further along 
the A379.  

 
In light if this is important that the following is given further consideration:  

  
(i) the severe physical bottlenecks of Cockwood and Starcross;  
(ii) the already dangerous stretch through to Kenton and on to the Exminster by-
pass with the number of closures relating to accidents increasing over the last year;  
(iii) the potential for added congestion at the junction from Exminster village onto 
the A379 and thereafter passing the Matford roundabout.  

 
Speed and volume of traffic on A379, through the village of Kenton  
 
Kenton Parish Council has been campaigning against speed and volume of traffic 
through its village for many years and will never give up on trying to improve the 
traffic situation for the safety of its residents.  
 
Devon County Council recently recognised this issue through the installation of a 
traffic light to manage flow through a village bottleneck. Whilst this has relieved 
some pressure it has not reduced the speed of vehicles through the village and the 
risk that speeding cars and lorries pose to parishioners walking along the narrow 
pavements. We consider that this proposal will only compound the problem further 
and wish to see the developer carry out predicted traffic flow modelling during both 
the construction and occupancy phases of the development and propose 
appropriate mitigation for the village of Kenton.  

 
We therefore wish to object to this application until such time as adequate study 
and mitigation has been developed 

 
 



 
 

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 
 

In determining this planning application, the Local Planning Authority has taken into 
consideration the Environmental Statement submitted with the planning application 
and also all of the consultation responses and representations received, in 
accordance with Regulation 3 (4) of The Town and Country Planning 
(Environmental Impact Assessment) Regulations 2011. 

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