
 

 

PLANNING COMMITTEE 
 

CHAIRMAN:  Cllr Dennis Smith 

 

DATE: 
 

15 December 2015 

REPORT OF: 
 

Business Manager – Strategic Place 

ITEM: 
 

3 

APPLICATION FOR 
CONSIDERATION: 
 

DAWLISH - 15/02018/MAJ -  Land at Secmaton Lane  - 
Approval of reserved matters for six flats and eight 
dwellings with associated parking and ancillary areas 
pursuant to 12/01147/OUT (approval sought for 
access, scale, layout, appearance and landscape) 
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1. REASON FOR REPORT 
 

The application is reported to Planning Committee at the request of Councillor Price 
(where the Officer recommendation is approval) because he considers that the site 
layout would cause problems as Plot 14 stretches up to the pavement and would 
limit visibility for motorists/cyclists and pedestrians. Also sustainability is 
questionable. 

 
2. RECOMMENDATION 
 
 RESERVED MATTERS BE GRANTED subject to the following conditions: 

1. Development to be carried out in accordance with the approved plans 
2. No development to commence/no occupation until the access road; visibility 

splays and the public footway have been constructed to base course level and 
the location of a site compound and car park has been agreed in writing 

3. No development to commence until a Construction Management Plan (CMP) 
has been submitted to and approved in writing 

4. Notwithstanding the plans, details and samples of external materials of the 
dwellings to be submitted prior to installation 

5. Notwithstanding the submitted plans, details of the external surface materials to 
be submitted prior to installation 

6. Stone wall sample panel required prior to construction of stone boundary wall 
 
Informative 
1. Conditions 3, 4, 6, 7, 8, 9, 10 and 11 of Outline Planning Permission reference 

number 12/01147/OUT remain applicable. 
 
 
 
 



 

 

3. DESCRIPTION 
 
 The Site 
 
3.1 The application site is located adjacent to Secmaton Lane in Dawlish, immediately 

to the north of Gatehouse Barns and just over one kilometre (approximately 0.66 
miles) to the north of Dawlish town centre. The site area is approximately 0.24 
hectares in size and comprises an area of grassland formerly in agricultural use. 
There is a slight fall in ground levels across the site from south-east to north-west. 
 

3.2  The application site is located within an area which is proposed for major change; 
planning permission has been granted for development of land to the south-west 
and east of the site and development is underway, both for housing-led 
development schemes. In addition, land to the north is allocated in the Local Plan 
for a mixed use urban extension (DA2 – North West Secmaton Lane) delivering at 
least 860 homes, extra care housing, community facilities and vehicular access to 
the A379. 
 

3.3  The application site is within approximately 2km of Dawlish Warren Site of Special 
Scientific Interest (SSSI) and Special Area of Conservation (SAC) and the Exe 
Estuary SSSI, Special Protection Area (SPA) and Ramsar site. The application site 
is in an area of surface water flood risk, falls in an area used by breeding cirl 
buntings and part of the application site falls within a County Wildlife Site (CWS). 

 
 Planning History Background 
 
3.4 Outline planning consent reference number 12/01147/OUT for residential 

development of the site (all matters reserved) was granted conditional consent on 
18 September 2014.  
 

3.5 The indicative plans at outline stage showed 11 units within the site area though the 
outline planning consent allows for the principle of no more than 14 dwellings. The 
consent is conditional and is subject to a Section 106 agreement requiring the 
following: 

 

 £3,959.92 per dwelling towards play facilities in the vicinity 

 £350 per dwelling HRA contribution 

 £900 per dwelling for off-site watercourse improvements 
 
3.6 Planning permission (reference number 15/02003/FUL) for the formation of a new 

roundabout, widening of existing access road including footpath and cycleway 
provision and provision of new access road was granted conditional consent on 5 
November 2015. The approved roundabout and new access roads will sit alongside 
the south, south-west and north-west boundaries of the application site. 
 

3.7 The approved roundabout and new access road has been designed to serve the 
wider DA2 (North West Secmaton Lane) site allocation and the roundabout would 
also serve development under consideration as part of this current application. 
 
 



 

 

Development Proposal 
 

3.8 The current application follows the approval of outline planning consent (reference 
number 12/01147/OUT) and seeks approval of reserved matters: access; scale; 
layout; appearance and landscaping. 
 

3.9 The proposed access would be to the north-western boundary of the site. This 
access would link with a new roundabout and access road (approved on 5 
November 2015 under application reference 15/02003/FUL) designed to serve the 
wider DA2 (North West Secmaton Lane) site allocation. 
 

3.10 The total number of dwellings proposed is 14 comprising; 6 x 2 bed flats (60 square 
metres), 7 x 3 bed houses (81.9 square metres) and 1 x 2 bed house (64 square 
metres). All properties will meet Code 4 for Sustainable Homes.  

 
3.11 The proposed dwellings would be two storey and the block of flats would comprise 

three storeys. The dwellings are proposed to be predominantly rendered with 
weatherboard cladding and slate roofs. 

 
3.12 The proposed units would be positioned close to the south-west and north-west 

boundaries of the application site with the frontages facing the new access roads 
from Secmaton Lane. 

 
3.13 To the south-east corner of the site a 1800mm high stone wall would form the 

boundary treatment. The south-west and north-west boundary of the site would be 
bounded by a 600mm high stone wall punctuated with pedestrian accesses to 
individual units. 

 
3.14 A parking court would be sited to the rear of the proposed units with a total number 

of 21 spaces (2 allocated spaces for the 3 bedroom units and 1 allocated space for 
the flats and the 2 bedroom unit). 
 
Discussion 
 

3.15 The issues included in the following discussion relate to: 

 the principle of development 

 access/highway safety 

 visual impact/design 

 flood risk/ foul water and surface water disposal 

 affordable housing 

 biodiversity 
 

Principle of Development 
 

3.16 On 18 September 2014, outline planning permission for the residential development 
of the site was granted with all matters reserved. The principle of residential 
development at this site has therefore been established and is not a matter to be 
considered in the determination of this application.  
 



 

 

3.17 The matters that may be considered in the assessment of the current application 
relate only to the reserved matters being access, appearance, landscaping, layout 
and scale.  
 
Access/Highway Safety 
 

3.18 Letters of representation have raised concerns about the highway safety impacts of 
the proposed development, resulting from increased vehicular traffic and the 
proposed siting of the dwelling close to the access road. Councillor Price has raised 
concerns about the proximity of plot 14 to the edge of the highway and its 
obstruction to visibility for pedestrians and other road users. 
 

3.19 The principle of residential development of the site for up to 14 dwellings has been 
established as outline planning permission has been granted. At outline stage the 
proposed access was indicatively shown to the western site boundary. The 
proposed access as per the current application would be to the north-western 
boundary of the site. The proposed access would link with a new roundabout and 
access road designed to serve the wider DA2 (North West Secmaton Lane) site 
allocation. 
 

3.20 The south-eastern corner of the proposed unit at plot 14 would terminate at the 
footway to the north of the new roundabout; a 1800mm high stone wall would form 
the boundary to the public footpath in this location. Due to their position to the inside 
of a 2 metres wide footway, it is not considered that the proposed dwelling or 
adjoining boundary treatments would obstruct visibility to the detriment of highway 
safety. 
 

3.21 The detailed design of the proposed new roundabout and access road designed to 
serve the wider DA2 (North West Secmaton Lane) site allocation as well as the spur 
road linking with the application site, has been considered under planning 
application reference number 15/02003/FUL and planning permission has been 
granted: therefore, in terms of highway safety, the access to the application site has 
already been judged to be acceptable. 
 

3.22 As set out above, a total number of 21 parking spaces (2 allocated spaces for the 3 
bedroom units and 1 allocated space for the flats and the 2 bedroom unit) would be 
set out in a parking court sited to the rear of the proposed units. This level of 
parking provision is considered to be sufficient.  
 

3.23 Devon County Council Highways Authority has been consulted and does not object 
to the proposed development subject to conditions requiring the access road and 
public footpath to be constructed, together with a site compound and car park prior 
to commencement of development; a Construction Management Plan (CMP) to be 
submitted and details of surface water drainage to be provided. 
 

3.24 With regards to the suggested conditions, it is considered that a condition requiring 
the access road and public footpath to be constructed can be attached and it would 
be reasonable to require these works prior to occupation of the proposed units. It is 
necessary to require details of the site compound prior to commencement. It is also 



 

 

considered reasonable to require a CMP to be submitted prior to commencement of 
development. 
 

3.25 It is not considered that further details of surface water drainage can be required by 
condition. This is because matters of surface water drainage were considered at 
outline stage and a Section 106 legal agreement has been signed requiring a 
financial contribution towards off-site watercourse improvements. 
 
Visual Impact/Design 
 

3.26 Letters of representation have raised concerns about the scale, form and 
appearance of the proposed development, in particular the scale of the proposed 
three storey building which would contain flats, and the housing density of the site. 
 

3.27 The proposed development will be clearly visible from Secmaton Lane and will 
serve as the gateway into the wider DA2 (North West Secmaton Lane) 
development.  
 

3.28 As stated earlier in this report, planning permission has been granted for 
development of land to the south-west and east of the site and development is 
underway, both for housing-led development schemes.  Therefore the character of 
the immediate area is predominantly one of modern residential development. In 
addition, land to the north is allocated in the Local Plan for a mixed use urban 
extension (DA2 – North West Secmaton Lane) delivering at least 860 homes. 
 

3.29 The scale and form of the proposed units is considered to be consistent with the 
recent residential development located to the south-west on the opposite side of 
Secmaton Lane, which also provides three storey units at the entrance to the site. 
The proposal to use a palette of materials to include render and slate would 
harmonise with materials used in the adjacent housing development, and the 
number of units proposed is considered to be appropriate having regards to the site 
area. It is considered to be reasonable to attach a condition to require further 
clarification/samples of materials to be used in the external surfaces of the 
dwellings. 
 

3.30 The proposed development would be viewed in context of modern residential 
development which is currently underway, together with the wider DA2 (North West 
Secmaton Lane) site allocation and, in this context, the visual impact and design of 
the units is considered to be acceptable and in accordance with the requirements of 
Policy S2 (Quality Development) of the Local Plan. 
 
Flood Risk/Foul Water and Surface Water disposal 
 

3.31 Letters of representation raise concerns about the foul and surface water disposal, 
stating that there is insufficient infrastructure to accommodate the proposed 
development.   
 

3.32 The principle of residential development of the site for up to 14 dwellings has been 
established by the grant of outline planning permission. Matters of flood risk 
together with foul and service water disposal have been considered at outline stage. 



 

 

Relevant conditions were attached to the outline consent and a legal agreement to 
secure financial contributions towards off-site watercourse improvements.  
 
Affordable Housing 
 

3.33 The outline planning permission was granted on18 September 2014 and a planning 
condition was imposed to restrict the number of dwellings to a number below the 
then affordable housing threshold (14). The current application for reserved matters 
seeks approval for 14 units and therefore there is no obligation to provide affordable 
housing in this instance.   
 
Biodiversity 
 

3.34 The mitigation for recreational impacts on the Exe Estuary SPA and Dawlish 
Warren SAC from this development was agreed at outline stage, under application 
12/01147/OUT.   In line with the Joint Interim Approach (JIA) which operated at that 
time, a contribution rate of £350 per house with no additional contribution of/towards 
SANGS was agreed and secured by legal agreement.  Also in line with the JIA 
approach at the time, no separate contribution to SANGS was made and temporary 
SANGS was not required. 
 

3.35 A Habitat Regulations Assessment (HRA) has been carried out by the Teignbridge 
District Council Biodiversity Officer, to determine whether the proposed 
development as per the reserved matters details, alone or in combination, is likely 
to have a significant effect on protected European species. The Assessment 
concludes that this proposal will have no likely significant effect alone or in 
combination.  
 
Summary and Conclusion 
 

3.36 The proposed development is considered to be reasonably well designed to fit in 
with other existing development around the site. It is therefore recommended that 
the reserved matters are approved subject to appropriate conditions. 

 
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) 
S5 (Infrastructure) 
S7 (Carbon Emission Targets) 
S17 (Dawlish) 
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) 



 

 

DA2 (North West Secmaton Lane) 
 

National Planning Policy Framework 
 
National Planning Practice Guidance 

 
5. CONSULTEES 
 
 Devon County Council (Education) - If the application is approved we will deem the 

houses to be built and the number of school spaces considered to be available in 
the Dawlish Learning Community area will be reduced accordingly - this will be 
taken into account when calculating contributions from future applications. 
 
Due to the number of families and children expected to move into this development, 
it is anticipated that this application will put pressure on local primary schools, 
where there is no capacity to accommodate them.  
 
Teignbridge District Council have set out that they intend school facilities to be 
funded through CIL. It should be noted that this development will create the need 
for funding of new primary school places and it is anticipated that these will require 
funding to £39,768.75 for the required primary school facilities, equivalent to 3.5 
primary aged children at extension rate. These figures have been calculated in 
accordance with the County Council’s education infrastructure plan and Section 106 
approach and takes into account existing capacity in the surrounding schools. It is 
anticipated that these contributions would be provided for through CIL. 
 
Housing Enabling Officer - I note that outline planning permission was granted for 
residential development in September 2014 under ref. 12/01147. A planning 
condition was applied to this outline permission to restrict the number of dwellings 
to a number below the then affordable housing threshold. 
 
Affordable housing - Provided that the proposal remains at 14 dwellings or less, 
and is activated under the terms of the outline planning permission 12/01147, there 
would appear to be no obligation to provide affordable housing. Affordable housing 
would be recommended to be sought in the event of the submission of a fresh 
planning application. 
 
Lifetime homes (or equivalent) - Nationally Britain has an ageing population 
profile and housing needs to make better provision for the needs of elderly 
residents. Looking at population predictions for Teignbridge, ONS 
statistics/predictions show that by 2020 the District will have 36,100 residents aged 
65 and over (28% of the total population of the District). The provision of Lifetime 
Homes (or their new level 2 equivalent in Building Regulations Part M) is 
recommended to be considered in this case. 
 
Natural England - The application site is within 2km of Dawlish Warren Site of 
Special Scientific Interest (SSSI) and Special Area of Conservation (SAC) and the 
Exe Estuary SSSI, Special Protection Area (SPA) and Ramsar site.  
 



 

 

The consultation documents provided by your authority do not include information to 
demonstrate that the requirements of Regulations 61 and 62 of the Habitats 
Regulations have been considered by your authority, i.e. the consultation does not 
include a Habitats Regulations Assessment.  
 
In advising your authority on the requirements relating to Habitats Regulations 
Assessment, it is Natural England’s advice that the proposal is not necessary for 
the management of the European site. Your authority should therefore determine 
whether the proposal is likely to have a significant effect on any European site, 
proceeding to the Appropriate Assessment stage where significant effects cannot 
be ruled out.  
 
Natural England advises that there is currently not enough information to determine 
whether the likelihood of significant effects can be ruled out. We recommend you 
obtain the following information to help undertake a Habitats Regulations 
Assessment:  
 
1. Clarification from the applicant regarding any financial contributions and/or 
provision of Suitable Alternative Natural Greenspace (SANGS) they intend to make 
towards mitigation of recreational impacts upon the European sites which are in 
close proximity to the proposal.  

2. If SANGS is to be delivered as part of the mitigation, whether by the applicant or 
your Authority, an area will need to be identified and confirmed as suitable. 
Occupancy of the dwellings should not be permitted until an appropriate SANGS 
has been provided.  

3. Submission of further details regarding surface water disposal which 
demonstrates that SUDS, surface and foul water treatment are designed so as to 
avoid any potential impacts upon the Exe Estuary SPA (and agreement of these by 
Teignbridge District Council and Environment Agency).  
 
Devon County Council Food Risk Management Team - It is not clear that a wholly 
sustainable system has been provided with the inclusion of below ground storage. 
Above ground storage or swales should be discounted first and the scheme should 
have the inclusion of a full SuDS train which looks at water quality aspects as well 
as water quantity. There are no details regarding the maintenance and 
management of the proposed attenuation.  
 
The site appears to be connecting into a culverted watercourse\surface water 
sewer. The condition of this pipework would need to be assessed for its condition 
and capacity. The drainage of this network also needs to take into consideration 
potential impacts downstream with further development.  
 
This site is within a Critical Drainage Area. There is no mention of this and its 
implications in the Design and Access Statement in the proposed site drainage 
section. Although the current discharge rate of 5 l/s can been seen to meet this 
standard for minimum discharge and an overall design capacity for 100 year +30% 
climate change.  
 



 

 

The current flood routing indicates exceedance flow would be routed onto the 
access road and towards the north western field. 
 
Devon County Council (Highways) - This is a reserved matters application for 
layout, scale, layout, appearance and landscape for 14 dwellings although the 
original outline application was for 11 dwellings. 
 
These proposed dwellings will be directly served by the intended public highway 
road, and there will be a rear parking court area. The proposals show a refuse area 
within 25 metres of the public highway and 21 parking spaces. I note the applicant 
intends to keep the parking court as private and, a condition should be included 
ensuring that no private water drains onto the public highway from the site. 
 
There is a proposal for a 1800mm high stone wall around plot 14, this wall should 
not block visibility for road users emerging from either junctions. 
 
The access road to serve this development in not within the red line of this 
application and is subject to another application 15/02003/FUL which has yet to be 
determined. 
 
Recommendation: the following conditions shall be incorporated in any grant of 
permission 
 
1. No part of the development hereby approved shall be commenced until: 
A) The access road has been laid out, kerbed, drained and constructed up to base 
course level for the first 10 metres back from its junction with the public highway 
B) The ironwork has been set to base course level and the visibility splays required 
by this permission laid out 
C) The footway on the public highway frontage required by this permission has 
been constructed up to base course level 
D) A site compound and car park have been constructed to the written satisfaction 
of the Local Planning Authority 
 
REASON: To ensure that adequate on site facilities are available for all traffic 
attracted to the site during the construction period, in the interests of the safety of all 
users of the adjoining public highway and to protect the amenities of the adjoining 
residents. 
 
2. Prior to commencement of any part of the site the Local Planning Authority shall 
have received and approved a Construction Management Plan (CMP) including: 
(a) the timetable of the works; 
(b) daily hours of construction; 
(c) any road closure; 
(d) hours during which delivery and construction traffic will travel to and from the 
site, with such vehicular movements being restricted to between 8am and 6pm 
Mondays to Fridays inc.; 9am to 1pm Saturdays, and no such vehicular movements 
taking place on Sundays and Bank/Public Holidays unless agreed by the Local 
Planning Authority in advance; 
(e) the number and sizes of vehicles visiting the site in connection with the 
development and the frequency of their visits; 



 

 

(f) the compound/location where all building materials, finished or unfinished 
products, parts, crates, packing materials and waste will be stored during the 
demolition and construction phases; 
(g) areas on-site where delivery vehicles and construction traffic will load or unload 
building materials, finished or unfinished products, parts, crates, packing materials 
and waste with confirmation that no construction traffic or delivery vehicles will park 
on the County highway for loading or unloading purposes, unless prior written 
agreement has been given by the Local Planning Authority; 
(h) hours during which no construction traffic will be present at the site; 
(i) the means of enclosure of the site during construction works;  
(j) details of proposals to promote car sharing amongst construction staff in order to 
limit construction staff vehicles parking off-site; 
(k) details of wheel washing facilities and obligations; 
(l) The proposed route of all construction traffic exceeding 7.5 tonnes; 
(m) Details of the amount and location of construction worker parking; 
(n) Photographic evidence of the condition of adjacent public highway prior to 
commencement of any work. 
 
3. In accordance with details that shall previously have been submitted to, and 
approved by, the Local Planning Authority, provision shall be made within the site 
for the disposal of surface water so that none drains on to any County Highway 
 
REASON: In the interests of public safety and to prevent damage to the highway. 

 
6. REPRESENTATIONS 
 

4 letters of objection received raising the following issues: 
1. Object to the scale, form and appearance of the proposals, in particular the 

height of the three storey building 
2. Development does not integrate with nearby development and appears as a 

stand alone proposal 
3. Would be better if this site was made public open space to off-set the wider 

development proposal 
4. Density too high 
5. Outside DA2 allocation and therefore must be refused 
6. Highway safety concerns/increased vehicular traffic 
7. Positioning of the site on the main access road to DA2 will not make road 

junction safe 
8. Insufficient infrastructure to accommodate development (drainage and sewage 

system) 
9. Dwellings not required 
10. Pressure on local primary schools and health services 
11.  Loss of green space and wildlife habitat 
12. Visual impact 

   
7. TOWN COUNCIL’S COMMENTS 
 
 Dawlish Town Council recommends refusal of this application for the following 

reasons: 



 

 

 Overdevelopment of the site – the originally proposed 11 properties would 
have been acceptable but 14 is too many 

 Poor design 

 The access road needs to be brought up to DA2 strategic specification prior 
to any building work commencing 

 
8. COMMUNITY INFRASTRUCTURE LEVY 

 
This development is not liable for CIL because: It is a reserved matters application 
for development with an existing outline permission granted before the 
implementation of CIL 

 
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) 



 

 

 


