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APPLICATION FOR 
CONSIDERATION: 
 

DAWLISH - 14/01577/MAJ -  Land Adjacent To Hill 
Drive, Secmaton Lane - Outline - Residential 
development (all matters reserved for future 
consideration) 
 

APPLICANT: Mr and Mrs M Willey, Ms K Willey and Ms A Peattie 
 

1. REASON FOR REPORT 
 
 Councillor Price requests Committee consideration if the officers are 
 recommending approval due to the increase in traffic on Secmaton Lane, which is 
 already busy and used by cyclists and pedestrians without footpaths. 
 
2. RECOMMENDATION 
 
 Subject to the completion of a Section 106 Agreement securing: 

1. Affordable housing (25%) 
2. Self/Custom Build dwellings (5%) 
3. Habitat Regulations mitigation contribution to be made prior to any occupation: 

£804 per dwelling  
4. Open space/play provision (off-site/on allocation provision to be made  through 

contributions, play expected to be on site)  
5. Community infrastructure contributions - £1,000 per dwelling 
6. Primary care contribution - £400 per dwelling 
7. Link Road Bridge contributions: £800 per dwelling 
8. Travel packs: £300 per dwelling 
9. Routes to boundaries to allow future access from remainder of DA2 

 PERMISSION BE GRANTED subject to the following conditions:  
1. Submission of reserved matters 
2. Reserved matters application timing 
3. Standard time limit for commencement 
4. Development to proceed in accordance with the approved plans 
5. Construction Management Plan, including hours of working, to be submitted 
 for approval 
6. Construction Environmental Management Plan including tree and hedgerow 
 protection to be submitted for approval 
7. Surface water drainage details to be submitted for approval 
8. Foul drainage details to be submitted for approval 



 

 

9. Access/roads to boundaries/scheme for converting the access to be 
 submitted for approval 
10. Highways construction details to be submitted for approval 
11. Landscape and Environmental Management Plan including layout and 
 scheme incorporating buffers for hedgerows, hedgerow reinforcement and 
 on-going management to be submitted for approval 
12. Lighting strategy/management for hedgerows to be submitted for approval 
13. Bat roosts 
14. Public art scheme to be submitted for approval 

 
3. DESCRIPTION 
 
 The Site 
 
3.1 The site extends to around 1.6 hectares and forms part of the wider DA2 allocation 
 to the north west of Dawlish.  The DA2 allocation covers around 43 hectares of land 
 and is allocated for the delivery of at least 860 homes with a target of 25% of those 
 to be affordable, extra care or other appropriate provision, community facilities, 
 vehicular access between Elm Grove Road and the A379 and at least 3 hectares of 
 employment land. 
 
3.2 The site is currently undeveloped and is low-lying, on slopes above the valley of the 
 Shutterton Brook. The site slopes down to the north towards Shutterton Brook, with 
 steep, elevated land in the southern part. It is currently grassland with hedgerow 
 and trees to the boundaries, with the exception of the south boundary, which is 
 open. Oak trees to the west boundary are subject to a Tree Preservation Order 
 (TPO).  
 
3.3 To the east the site is bounded by Secmaton Lane, with residential properties 
 opposite. Secmaton Lane is substantially single track and currently serves a 
 relatively small number of dwellings. 
 
3.4 Land to the north and south accommodates substantial residential dwellings whilst 
 to the west lies the remainder of the DA2 allocation.  
 
 The proposal 
 
3.5 The application is submitted in outline with all matters reserved for future 
 consideration. 
 
3.6 Notwithstanding this, in accordance with the relevant procedures, an indicative 
 possible access point has been shown onto Secmaton Lane at the northern end of 
 the site. 
 
3.7 Supporting information has identified that a scheme for 30-35 dwellings might be 
 appropriate.  This would in crude terms deliver a scheme of no more than 22 
 dwellings per hectare.  The applicant has indicated that they would be content to 
 limit the development to 30 homes but this is not considered necessary at this time. 
 



 

 

3.8 Boundary hedges and trees would be protected where possible and indeed the site 
 is covered by an Area TPO to ensure that no inappropriate tree felling takes place 
 prior to consideration being given to the retention of important trees through the 
 planning process. 
 
 Principle of the development/sustainability and relationship to Policy 
 
3.9 The application site is allocated as part of DA2 and is at the highest level 
 considered suitable for development for residential/mixed use purposes and 
 therefore the subject application is, again at the highest level, acceptable in 
 principle. 
 
3.10 It is, however, important to note that the policy 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 site is in 
 multiple ownerships and likely to be developed by a number of parties. 
 
3.11 The “masterplan” role is in this instance proposed to be performed by the “North 
 West Secmaton Lane, Dawlish (DA2) and Dawlish Green Infrastructure (DA6) 
 Supplementary Planning Document” (SPD), which has been subject to public 
 consultation between 4 September 2015 and 16 October 2015. 
 
3.12 In general terms, whilst we cannot prevent applications for planning permission  
 being made, it is our preference that applications in relation to the strategic 
 allocations  are not determined in advance of the publication or adoption of the 
 relevant masterplan document.  This is the approach that has been followed in 
 South West Exeter, for example. 
 
3.13 In this instance however, the Spatial Planning and Delivery team has concluded 
 that: “this site is a small, discreet parcel of land within the site and with necessary 
 contributions to other land uses within the DA2 allocation it may be considered to 
 progress ahead of the rest of the allocation”. 
 
3.14 The recommended Heads of Terms for a Section 106 Agreement set out above 
 meet the requirements of the allocation in relation to infrastructure contributions. 
 
3.15 It is therefore considered that the proposal can be considered in advance of the 
 Adoption of the SPD and that it complies with the requirements of Policy DA2 as 
 amplified by the guidance within the emerging Draft SPD. 
 
3.16 Many of the representations received have particularly highlighted the policy 
 requirement of the delivery of the Elm Grove Road/A379 Link Road and query the 
 acceptability of accessing the application site from Secmaton Lane.   
 
3.17 A contribution towards unlocking the delivery of the Link Road (through supporting 
 the provision of a potentially costly bridge over the Shutterton Brook) is included in 
 the Section 106 Heads of Terms above.   
 
3.18 A condition relating to the alteration of the Secmaton Lane site access to a 
 pedestrian/cycle access point (once an alternative access is available from the 



 

 

 remainder of DA2) is also proposed as it is agreed by the Local Planning Authority 
 and the Highway Authority that a permanent access onto Secmaton Lane would not 
 be preferred in the longer term.   
 
3.19 This condition and the Section 106 Agreement in combination will also require a 
 scheme for the delivery/dedication of highways to boundaries.  A similar 
 requirement will be placed on any application that may come forward on adjoining 
 land thereby facilitating the delivery of a permanent connection between the various 
 land parcels and ensuring that a connected, sustainable development is delivered. 
 
 Impact upon the character and visual amenity of the area/open countryside 
 
3.20 The proposed development will change the nature of this area.  It is currently 
 undeveloped but it is allocated for development in line with Policy DA2. 
 
3.21 The development would be potentially visible from Secmaton Lane and nearby 
 properties, Exeter Road (A379) to the north, particularly the steep, southern part, 
 from Langdon Hospital, Secmaton Farm, Langdon Road/Lane and Pathfields Hill to 
 the south west. It is likely that development would be seen in the context of existing 
 housing and mature trees, however no landscape appraisal or Landscape and 
 Visual Impact Assessment has been carried out to identify impacts and inform a 
 masterplan. 
 
3.22 The form and nature of the development is not known at this time; however it would 
 be expected that any proposals would respond to the context within which they 
 were being made and take account of both short and long term views and the need 
 for the proposals to be assimilated into the landscape.  This can be satisfactorily 
 covered at reserved matters stage.   
 
3.23 The proposal states that mature trees and hedgerows to all boundaries would be 
 retained and strengthened. This, along with the overall landscape plan for the site, 
 would be a reserved matter. 
 
3.24 The choice of materials, the arrangement of dwellings and the use of landscaping 
 can all help to minimise the impact of the proposals on the character of the area. 
 
3.25 Conditions are proposed around detailed landscape/ecological matters and 
 securing the quality of the scheme can be addressed through reserved matters 
 submissions. 
 
 Impact on residential amenity of surrounding properties  
 
3.26 The application is submitted in outline.  Matters relating specifically to residential 
 amenity for 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. 
 
3.27 It would however be expected that in light of the topography of the site and the 
 desire to retain hedge features, acceptable separation distances should be able to 



 

 

 be achieved and no unacceptable impacts on residential amenity would be 
 anticipated – subject of course to the detailed scheme design. 
 
3.28 Construction impacts are less easy to avoid; however a construction management 
 plan condition has been recommended by both Environmental Health and the 
 Highway Authority.  This is included in the recommendation above. 
 
 Impact on ecology/biodiversity 
 
3.29 Following receipt of additional survey data and subsequent recommendations, it 
 has been accepted by the Biodiversity Officer that the proposals will not have an 
 unacceptable impact on biodiversity/ecological features. 
 
3.30 Conditions relating to the provision of bat buffers and appropriate management and 
 mitigation are proposed. 
 
3.31 As with all development within 10 kilometres of the Exe Estuary and Dawlish 
 Warren, there is also a requirement for the proposal to satisfy the Joint Approach to 
 mitigation of possible effects on these important European sites. 
 
3.32 Accordingly, there is a requirement for the developer to make a payment through a 
 Section 106 obligation towards off-site mitigation measures and for the delivery of 
 mitigation infrastructure through the Community Infrastructure Levy.  The Section 
 106 contribution will be required to be received early in the development pipeline to 
 off-set the fact that there is no direct requirement for on-site temporary Suitable 
 Alternative Natural Green Space provision in this instance – as there is for the 
 remaining development parcels within DA2.  Instead, SANGS will be provided 
 through CIL payments in accordance with the CIL Charging Schedule and 
 Regulation 123 List.  This approach is considered to be in accordance with the Joint 
 Approach and the The Conservation of Habitats and Species Regulations 2010. 
 
3.33 These measures are included in the recommendation above and there is therefore 
 considered to be no likely significant effect on the designated sites. 
 
 Land drainage/flood risk 
 
3.34 The site is within the Dawlish Warren “Critical Drainage Area”.  We are also aware 
 of potential difficulties relating to foul sewerage capacity.  It is not however within 
 any Flood Risk Zone and there are therefore no blanket prohibitions on 
 development. 
 
3.35 Developing site specific surface water and foul drainage solutions for the site will 
 however be important.   
 
3.36 These matters are proposed to be addressed through conditions as outlined above. 
 
 Highways and access 
 
3.37 Matters relating to access have largely been addressed through consideration in the 
 policy section above.  There are no objections to the proposal from the Highway 



 

 

 Authority and the provision of a connection through to the wider DA2 site is 
 facilitated by the recommended conditions and Section 106 Agreement and can be 
 secured when considering planning applications on the adjoining land within the 
 DA2 allocation. 
 
3.38 The Highways Authority has requested the inclusion of conditions relating to 
 highways details and construction management and these are included in the 
 recommendation above. 
 
 Conclusion 
 
3.39 On balance, 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) 
 S5 (Infrastructure) 
 S9 (Sustainable Transport) 
 S17 (Dawlish) 
 WE2 (Affordable Housing Site Targets) 
 WE3 (Retention of Affordable Housing) 
 WE7 (Custom Building Dwellings) 
 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) 
 
 North West Secmaton Land, (Dawlish (DA2) and Dawlish Green Infrastructure 
 (DA6) Consultation Draft Development Framework Plan SPD 
 
 National Planning Policy Framework 
 
 National Planning Policy Guidance 
 
5. CONSULTEES 
 
 Biodiversity Officer - No objections subject to conditions 
 
 Environmental Health - Request Construction Management Condition, no 
 objections 
 
 Drainage Engineers - Highlight the difficult nature of absorbing more development 
 within the Shutterton Brook area and request a condition requiring the drainage 
 details to be submitted for approval 



 

 

 
 Landscape Officer - No significant impacts likely, no objections.  Recommends 
 condition about hedgerow retention and landscaping. 
 
 Green Infrastructure Officer - Notes indicative links are indicated and highlights 
 need for contributions towards delivery of play/open space.  No objections. 
 
 Devon County Council (Highways) - Does not object to the proposal.  Highlights 
 concerns if the access onto Secmaton Lane were to be permanent and 
 recommends conditions. 
 
 Devon County Council (Education) - Request contribution towards primary place 
 provision (Now overtaken by CIL) 
 
 Spatial Planning and Delivery - The Teignbridge Local Plan is adopted.  The 
 proposal as set out is contrary to the requirements of criterion (a) of Policy DA2 in 
 the Local Plan - to include a comprehensive landscape and design-led masterplan 
 for the strategic allocation, produced with meaningful and continued input and 
 engagement from stakeholders.  However, this site is a small, discreet parcel of 
 land within the site and with necessary contributions to other land uses within the 
 DA2 allocation it may be considered to progress ahead of the rest of the allocation.  
 It is not considered that an objection purely on the basis of that criterion could be 
 sustained, subject to the provision of 25% affordable housing and appropriate 
 financial contributions. 
  
6. REPRESENTATIONS 
 
 26 representations received – 1 comment and 25 objections (some objectors having 
 submitted more than one response):  
 
 Issues raised include: 

1. Relationship to emerging Framework Plan and Adopted Policy DA2 
2. Management of short/long term access routes 
3. Delivery of the wider DA2 and the need for infrastructure contributions 
4. Secmaton Lane highways safety and access 
5. The visual impact and density of dwellings proposed 
6. Open space delivery 
7. Flood risk and sewerage 
8. Impact on amenity of existing Secmaton Lane residents 
9. Ecological Impact 
10. Construction impacts 

 
7. TOWN COUNCIL’S COMMENTS 
 
 RESOLVED unanimously by Members present and voting that this Council 
 recommends refusal of this application for the following reasons:  

1. Impact on the pedestrian and cycle route that is a throughway 
2. Concerns over the safe entry and exit from Secmaton Lane onto Exeter Road 
3. It should be condition that it can eventually connect to the service road to DA2 

 



 

 

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 
 
 This application has been screened under the Environmental Impact Assessment 
 Regulations 2011 and a Negative Screening Direction was issued by the Secretary 
 of State on 15 December 2014. 
 
WARD MEMBERS:   Councillors Hockin, Mayne and Price, Dawlish Central and North 
East 



 

 

 


