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CHAIRMAN:  Cllr Dennis Smith 

 

DATE: 
 

17 November 2015 

REPORT OF: 
 

Business Manager – Strategic Place 

ITEM: 
 

8 

APPLICATION FOR 
CONSIDERATION: 
 

DAWLISH - 15/02357/FUL -  Barton Surgery , Barton 
Terrace - Demolition of former gas store building and 
construction of three storey extension to existing 
doctors' surgery to create additional doctors' 
consulting rooms, dentist suite, additional pharmacy 
facilities and staff area 
 

APPLICANT: Dr A Clements 
 
1. REASON FOR REPORT 
 
 Part of the site is currently within the ownership of Teignbridge District Council 
 
2. RECOMMENDATION 
 
 PERMISSION BE GRANTED subject to the following conditions:  

1. Standard 3 year time limit for commencement 
2. Development to proceed in accordance with the approved details 
3. Landscaping scheme to be submitted for approval 
4. Submission of external materials for approval 
5. Scheme of remediation of contaminated land to be submitted for approval 

 
3. DESCRIPTION 
 
3.1 The application site is part of the existing doctors' surgery and part of the land and 

building comprising the adjacent dis-used gas governor building, which is currently 
in the ownership of Teignbridge District Council, but is shortly to be transferred to 
the Applicant's ownership.  The site is set back from, but immediately adjacent to 
Dawlish Museum, a Grade II listed building, with pay and display car parking to its 
front and rear.  The site also lies within the Dawlish Conservation Area. It is 
proposed to expand the doctors' surgery facility in the form of a redevelopment of 
an extension to the east elevation of the building, taking advantage of the sloping 
ground to allow provision of accommodation on four levels.  The lower ground floor 
would consist of additional doctors' consulting rooms, the ground floor a new dental 
practice, commercial space at first floor level and a staff area at roof level. 

 
 
 
 



 

 

 Principle of the development/sustainability 
 
3.2 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
 states that:  “In considering whether to grant planning permission for development 
 which affects a listed building or its setting, the Local Planning Authority shall 
 have special regard to the desirability of preserving the building or its setting or any 
 features of special architectural or historic interest which it possesses”. 
 
3.3 Teignbridge Local Plan Policy S1 (Presumption in Favour of Sustainable 
 Development) sets the criteria against which all proposals will be expected to 
 perform well.  It advises that the Local Planning Authority should take into account 
 whether the adverse impacts of granting permission would outweigh the benefits of 
 the development.   In this case it is considered that the principle of the development 
 is acceptable as it involves the extension of an existing building within a settlement 
 limit. 
 
 Impact upon setting of listed buildings and the character and appearance of the 
 Conservation Area 
 
3.4 The Conservation Officer is generally supportive of the proposals, providing that the 
 materials are carefully chosen and a landscape buffer is secured and implemented 
 which will successfully soften the gap between the new structure and the listed 
 building.  It may be necessary to negotiate planting on the Council’s land to achieve 
 a successful landscaping scheme.  If this landscaping is secured it is considered 
 that the development will not adversely affect the setting of the listed building or the 
 character or appearance of the Conservation Area.  With this landscape buffer in 
 place it is considered that the development will be in accordance with Policy EN5 
 (Heritage Assets) of the Teignbridge Local Plan 2013-2033. 
 
 Impact upon the character and visual amenity of the area 
 
3.5 The extension will be visible in the streetscene. However; care has been taken to 
 keep the overall impact of the development to a minimum whilst providing much-
 needed health facilities within the town.  It is considered that the scale and form 
 makes best use of the available space, the design, albeit contemporary in form, is 
 acceptable and the proposed materials are appropriate. Revisions of some material 
 details are expected through the discharge of condition process, however in the 
 main they are considered acceptable for this sensitive location.  
 
 Impact on residential amenity of surrounding properties  
 
3.6 There have been objections listed below, however, the site is separated from 
 neighbouring properties by approximately 30 metres both to the front and back of 
 the site and therefore residential amenity will not be affected to such a degree as to 
 warrant refusal of the scheme.   
 
 
 
 
 



 

 

 Impact on ecology/biodiversity 
 
3.7 Contamination issues can be controlled via conditions The Environment Agency are 
 satisfied that this is the case.  There should be no impact therefore on the 
 biodiversity or ecology on or near the site or in the water course.  
 
3.8 An ecological briefing note has been submitted for the site and the Biodiversity 
 Officer's consultation reply on this aspect of the development is awaited. 
 
3.9 A tree survey also been submitted as the development will necessitate the loss of  
 one tree.  It is envisaged that a landscaping scheme could provide sufficient
 mitigation for this. 
 
 Land drainage/flood risk 
 
3.10 The Environment Agency has raised no objections to the development in respect  of 
 flood risk. The development therefore accords with Policy EN4 (Flood Risk). 
 
 Highway safety 
 
3.11 There have been no objections raised by Devon County Highways and it is 
 considered that the development will not adversely affect highway safety. 
 
 Other matters  
 

3.12 The development is therefore in accordance with the requirements of Section 66 of 
 the Planning (Listed Buildings and Conservation Areas) Act 1990, Policies S1 
 (Sustainable Development Criteria), S2 (Quality Development) and EN5 (Heritage 
 Assets) of the Local Plan. 
  
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033  
 S1A (Presumption of Favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 
 S2 (Quality Development) 
 S9 (Sustainable Transport) 
 S11 (Pollution) 
 EN4 (Flood Risk) 
 EN5 (Heritage Assets) 
 EN7 (Contaminated Land)  
 EN8 (Biodiversity Protection and Enhancement) 
 EN9 (Important Habitats and Features) 
 EN11 (Legally Protected and Priority Species) 
 E12 (Woodlands, Trees and Hedgerows) 
 
 National Planning Policy Framework 
 
 National Planning Practice Guidance 
 



 

 

5. CONSULTEES 
 
 Biodiversity Officer - Awaited 
 
 NHS England South (South West) - This proposal is supported by NHS England 

and we have secured some Section 106 monies to invest in this project. It will 
provide additional healthcare capacity to help cope with the increased number of 
residents who will be living here following recent successful planning applications. 

 
 Spatial Planning and Delivery - The NHS are nearing completion of acquiring the 

gas store building from Teignbridge. We are currently out for public consultation 
about the North West Secmaton Lane Development Framework in Dawlish.  In that 
document we are requiring health provision contributions to Barton surgery. 

 
 Contaminated Land Officer - 17 September 2015 - Having read the Red Rock 

Contaminated Land Assessment submitted with this application (in particular 
paragraph 8 of the executive summary and section 7 of the assessment) I would 
strongly recommend that the Environment Agency are consulted to consider the 
potential for impact on groundwaters as a result of this proposed build.  

 

 25 September 2015 – Recommend the following conditions: 

 1. Implementation of Approved Remediation Scheme  

 The recommendations stated in the phase 2 contaminated land assessments which 
 includes further soil sampling, protection of construction workers and a remediation 
 scheme and submitted with this application shall be implemented in accordance 
 with the approved timetable of works. Within 2 months of the completion of 
 measures identified in the approved remediation scheme, a validation report (that 
 demonstrates the effectiveness of the remediation and measures carried out) must 
 be submitted to the Local Planning Authority.  

 2. Reporting of Unexpected Contamination  

 If, during development, contamination not previously identified is found to be 
 present at the site then no further development (unless otherwise agreed in writing 
 with the Local Planning Authority) shall be carried out until the developer has 
 submitted to, and obtained written approval from, the Local Planning Authority for 
 an investigation and risk assessment and, where necessary, a remediation strategy 
 and verification plan detailing how this unsuspected contamination shall be dealt 
 with. Following completion of measures identified in the approved remediation 
 strategy and verification plan and prior to occupation of any part of the permitted 
 development, a verification report demonstrating completion of the works set out in 
 the approved remediation strategy and the effectiveness of the remediation shall be 
 submitted to and approved, in writing, by the Local Planning Authority. 
 
   REASON:  To ensure that risks from land contamination to the future users of the  
   land and neighbouring land are minimised, together with those to controlled waters, 
   property and ecological systems, and to ensure that the development can be carried 
   out safely without unacceptable risks to workers, neighbours and other receptors 
 
 Waste Management Officer - Awaited 



 

 

 
 Economy and Regeneration Officer - Awaited  
 
 Conservation Officer - Barton Surgery and the Barton Hill car park are negative 

elements in the Dawlish Conservation Area and detract from the setting of the 
nearby listed buildings and from the character and appearance of the Conservation 
Area. It would be desirable to have a clear masterplan to redevelop this area in a 
way that would make a positive impact on the character and appearance of the 
Conservation Area and the setting of the listed buildings. Unfortunately as far as I 
am aware there is no masterplan. 

  
 The former gasworks building has been marked in the Conservation Area Appraisal 
 as a positive element in the Conservation Area. However, given its dilapidated state 
 and the contamination of the surrounding area, it is difficult to conceive how it could 
 be retained for re-use in any development of the area. Without a viable use its 
 condition will continue to worsen. I am therefore satisfied that its demolition is 
 acceptable provided that a replacement building makes as good or better 
 contribution to the character and appearance of the Conservation Area.  
 
 I am unhappy about the lack of landscaping around the proposed new building. 
 While I understand that the land is not owned by the applicant, it is owned by the 
 organisation from whom the applicant is buying the application site and landscaping 
 should have formed part of the negotiations. Landscaping, particularly outside the 
 south elevation of the site and between the site and the Grade II listed Dawlish 
 Museum, is going to be essential to achieve an attractive streetscene and to avoid 
 harm to the setting of the listed building. The applicant needs to work with the 
 landowner to achieve this.  
 
 I do not object to the proposed design. If a good landscaping scheme is developed 
 to soften the transition to the adjacent listed building, I can envisage the proposed 
 building making a positive contribution to the street scene. To achieve this, high 
 quality materials will be essential. High quality render will be particularly important - 
 K Rend type renders will not be acceptable. I suggest further detail is sought on 
 render specification and materials samples prior to determination.  
 
 I am not keen on the timber cladding above the main entrance doorway. This looks 
 heavy and out of place. I would prefer to see an entirely glazed south elevation to 
 this linking element, as was shown to us briefly at pre-application stage. I am also 
 not convinced that the timber cladding on the east and north elevations add 
 anything positive to the design - it feels like too many different materials on these 
 elevations. More extensive glazing might be preferable.  
 
 The existing surgery building is particularly unattractive from the north elevation. In 
 the absence of a masterplan to replace the existing unattractive building with 
 something better, I think the proposed building is acceptable and will not further 
 detract from the character and appearance of the Conservation Area.  
 
 Drainage Officer - The applicant must consult with South West Water about the 

availability of and method of connection to the public surface water sewer. 
 



 

 

 The existing site bounds Flood Zone 3 – Finished floor levels to be agreed with the  
 Environment Agency. 
 
 Environment Agency – Contamination - We welcome the submission of the Red 

Rock Geoscience report which provides a useful summary of the ground conditions 
at the site.  As highlighted in the report, we are aware of the wider ground 
conditions that have resulted from the former use of the site as a gasworks.  The 
report provides sufficient desk study information, site walkover and initial site 
investigation data to constitute a preliminary risk assessment under the 
Environment Agency's 'Model Procedures for the Management of Land Affected 
by Contamination'.  However, in light of the development's position in the wider 
former gasworks site we would recommend early consultation with the Environment 
Agency to discuss additional site investigation, remedial options, verification, and 
ensuring that future remedial works on the wider site are not hindered. 
 
We consider that planning permission could be granted to the proposed 
development as submitted if the following planning condition is included as set out 
below. Without this condition, the proposed development on this site poses an 
unacceptable risk to the environment and we would object to the application. 
 

 Condition: Prior to each phase of development approved by this planning 
 permission no development shall take place until a remediation strategy that 
 includes the following components to deal with the risks associated with 
 contamination of the site shall each be submitted to and approved, in writing, by the 
 Local Planning Authority: 
 
 1. A preliminary risk assessment which has identified:  all previous uses, potential 
 contaminants associated with those uses, a conceptual model of the site indicating 
 sources, pathways and receptors, potentially unacceptable risks arising from 
 contamination at the site. 
 2.  A site investigation scheme, based on (1) to provide information for a detailed 
 assessment of the risk to all receptors that may be affected, including those off-
 site. 
 3.    The results of the site investigation and the detailed risk assessment referred to 
 in (2) and, based on these, an options appraisal and remediation strategy giving full
  details of the remediation measures required and how they are to be 
 undertaken. 
 4.    A verification plan providing details of the data that will be collected in order to 
 demonstrate that the works set out in the remediation strategy in (3) are complete 
 and identifying any requirements for longer-term monitoring of pollutant linkages, 
 maintenance and arrangements for contingency action. 
 
 Any changes to these components require the express written consent of the Local 
 Planning Authority. The scheme shall be implemented as approved. 
 
 REASON:  National Planning Policy Framework (NPPF) paragraph 109 states that 
 the planning system should contribute to and enhance the natural and local 
 environment by preventing both new and existing development from contributing to 
 or being put at unacceptable risk from, or being adversely affected by unacceptable 
 levels of water pollution. Government policy states that planning policies and 



 

 

 decisions should also ensure that adequate site investigation information, prepared 
 by a competent person, is presented (NPPF, paragraph 121). 
 
 Environment Agency – Flooding - The flood zone touches the edge of the site, the 
 area for development is in Flood Zone 1. We cannot set a floor level, if the applicant 
 has any problems they will need to contact us for advice (chargeable) and 
 undertake a Flood Risk Assessment. 
 
 Devon County Council (Highways) - The County Highway Authority has visited the 

site which is accessed off Barton Terrace which is a C Classified County Road and 
is restricted to 30 m.p.h. 

 
 At present the surgery itself has no designated parking spaces for patients, 
 although there is a communal car park at the rear and is within walking distance of 
 local public services. 
 
 The additional doctors' and dentist consultation rooms will generate more trips to 
 the surgery but these additional trips will not make a severe impact on the highway 
 network. 
 
 No objections.  
  
6. REPRESENTATIONS 
 
 Three letters of objection have been received raising the following issues: 

1. Detrimental impact on the setting of the listed building and Conservation 
 Area 
2. Incongruous scale, form and materials 
3. Piled foundation may affect contaminated ground and affect high water 
 tables locally  
4. Hazard to environment and Dawlish Water.  Desk top study cannot go into 
 such detail  
5. Poor design, which will date quickly 
6. Inadequate (no) landscaping 
7. Loss of mature tree 
8. Overbearing effect (north elevation) on Brook Street 
9. North elevation will be difficult to maintain/clean 
10. Existing north elevation suffers from blocked gutters and graffiti 
11. Site contaminated (asbestos) 
12. Gas works building has bats/birds 
13. Loss of privacy  
14. Hospital to side should be used instead 
15. Should be sited elsewhere  

 
7. TOWN COUNCIL’S COMMENTS 
 
 RESOLVED unanimously by Members present and voting that this Council 
 recommends no objection to this application.  
 
 



 

 

8. COMMUNITY INFRASTRUCTURE LEVY 
 

 The proposed gross internal retail area is 116 m2.  The existing gross internal area 
 in lawful use for a continuous period of at least six months within the three years 
 immediately preceding this grant of planning permission is nil. The CIL liability for 
 this development is £18,492. This is based on 116 net m2 at £150 per m2 and 
 includes an adjustment for inflation in line with the BCIS since the introduction 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 Clemens and Prowse, Dawlish South West 
  



 

 

 


