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1. REASON FOR REPORT 
 

Requests were made by Councillors Petherick and Price upon receipt of initial 
submission that the Planning Committee consider this application for reasons 
relating to design; drainage; outdated information being supplied; pedestrian safety 
and referencing of planning policy. 

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

1. Development to be carried out in accordance with the approved plans 
2. Elevation details to be submitted and approved 
3. Final levels to be submitted and approved 
4. Car parking to be provided and retained 
5. Boundary treatments to be submitted and approved 
6. Landscaping details and management plan to be submitted and approved 
 

3. DESCRIPTION 
 

 The Site 
 
3.1 The overall Shutterton Park site is approximately 13.46 hectares (33.3 acres) in 

size and is situated on land at Shutterton Lane and to the east of Exeter Road 
(A379).  The site is located approximately two kilometres (1.2 miles) to the north of 
Dawlish town centre.  The site is designated as Countryside and Area of Great 
Landscape Value (AGLV) in the adopted Teignbridge Local Plan. The site gained 
outline planning permission following a successful appeal (application ref. 
12/02281/MAJ). 

 
3.2 The outline site is roughly divided into two land parcels, a western parcel and an 

eastern parcel.  These two parcels of land are separated by a linear belt of 
woodland running north-south through the centre of the site, following the line of a 



 

 

small watercourse.  This watercourse joins the Shutterton Brook, which runs along 
the southern boundary of the site and flows towards Dawlish Warren and the Exe 
Estuary to the east.  The linear belt of woodland is designated as a County Wildlife 
Site and is also within Flood Zone 3b (Functional floodplain).  There is also a 
section of land to the south of the eastern parcel of land which also falls within 
Flood Zone 3b.  No development is proposed within the areas of the site which are 
at risk of flooding. 

 
3.3 As part of the outline permission a requirement for the submission of a phasing plan 

was included as a condition. A version of this phasing plan is shown below.  
 
 

 
 
 

This reserved matters application is for phase 1 of the site. 
 

3.4 Access is gained via the road serving Sainsbury’s which leads to a field gate on the 
southern boundary of the site. 
 
 The Application 

 
3.5 The application seeks reserved matters approval for 106 dwellings with associated 

car parking, hard and soft landscaping and open space, sustainable drainage 
systems and new vehicular, cycle and pedestrian circulation routes and accesses.   

 
3.6 The mix of market and affordable dwellings proposed is as follows: 
 
 
  



 

 

Open Market  Affordable  
2 Bed  6 1 Bed 8 
3 Bed 33 2 Bed 17 

4 Bed 35 3 Bed  4  
  4 Bed 1 
  Wheelchair adapted 2 
Total 74 Total 32 

 
3.7 The outline permission required 30% affordable housing across the whole site on a 

70:30 split between rented and intermediate. This affordable mix and the locations 
set out in the plans have the support of Housing Services. 
 
Design 
 

3.8 Vehicular access to the site is to be taken from a spur off the roundabout beside the 
Sainsbury’s supermarket. The existing field access off Shutterton Lane which is 
currently gated would also be used as an emergency vehicular access which would 
be restricted at all other times to pedestrian/cycle users.  

 
3.9 The layout is built around a main perimeter block with dwellings backing onto each 

other so as to have active frontages facing onto roads and open spaces. The main 
route through the site sees larger dwellings with boundaries made up of hedges to 
provide a strong boundary, a move away from open plan or car-dominated 
frontages. Timber fences are kept to within private gardens and are not used in 
areas which adjoin public spaces. In these locations walls or knee rails are used. 

 
3.10 The fronting onto highways is not followed on Shutterton Lane where the units will 

back onto the lane. However, in this location the lane is bounded by a strong hedge 
line where fronting would not be viable and would not add to the quality of the lane. 
To ensure the hedge remains in situ a strip of land is to be kept within a 
management company between the rear boundary of the dwellings and the hedge 
on Shutterton Lane.  

 
3.11 Traffic calming through the site is to be achieved through the use of road surfacing 

and road geometry.  The road surfacing will be primarily tarmacadam with paviors 
used in transitional areas.  

 
3.12 Parking for each dwelling is available as either an on-plot or allocated courtyard 

type parking with the majority having two or more spaces.  
 
3.13 The dwellings take what might be considered a more traditional approach to design 

and following comments from Dawlish Town Council uses a palette of materials of 
predominantly rough cast render to the public vantage points with brick mainly kept 
to sides, rears and plots off the main road through the site. Roof materials are kept 
to grey throughout. 

 
3.14 The application is supplemented by both a Travel Plan and a Carbon Reduction 

Plan in accordance with Policy S7 of the Local Plan. 
 
 



 

 

Landscape/Trees 
 
3.15 The application site is partly within a designated Area of Great Landscape Value 

(AGLV) which starts to the east of the proposed dwellings and is an area left as 
undeveloped. Phases 3 and 4 which will be subject to separate applications will fall 
within this area.  
 

3.16 The site is visible from the A379 and Shutterton Lane which are two primary 
vantage points which would be affected by this development. The principle of 
impact upon the landscape was considered in detail at the outline application stage 
where it was concluded that development of the whole site would be acceptable. In 
terms of this parcel of land it is considered that the development will be read 
alongside the recent supermarket and employment development and will be the 
northernmost development within the settlement limit for Dawlish. 

 
3.17 A tree protection plan has been submitted and from an arboricultural perspective 

there are no objections to the proposals. 
 

3.18 It is considered that the impacts of the development are limited to the immediate 
locality and the low-lying nature of the site, areas of woodland and context adjacent 
to the urban area would mitigate the landscape and visual impact.  Additional 
planting on the site would help to integrate the development further in the long term. 

 
Ecology 

 
3.19 The proposed development site is approximately 1km to the west of the Exe 

Estuary Special Protection Area (SPA) and Dawlish Warren Special Area of 
Conservation (SAC).  These are statutory-designated sites of international 
importance. 
 

3.20 The site comprises an improved grassland field with an area of broadleaved 
woodland, wetlands and stream to the east of the site.  A third field of wet grassland 
and poor semi-improved grassland exists in the north of the site. Hedgerows border 
the majority of the fields, a number of which are species-rich and ‘important’ under 
the Hedgerow Regulations 1997 (as amended).  
 

3.21 The broadleaved woodland/wetland area form part of Shutterton Brook County 
Wildlife Site. The northern field is also located in part of Port Road County Wildlife 
Site. 
 

3.22 The broadleaved woodland/wetland provides habitat for invertebrate species, 
notably cirl buntings and otters. 
 

3.23 In order to mitigate the impact of the proposed development the following proposals 
were secured under the outline consent: 
 

• A financial contribution of £350 per dwelling in line with the then in force Joint 
Interim Approach (JIA) for mitigating housing impacts on the SPA/SAC  



 

 

• Financial contributions to cover the purchase, set up and ongoing 
management of 6.24 hectares of Suitable Alternative Natural Green Space 
(SANGS).     

• An area of public open space to be provided adjacent to the housing with the 
aim to design-in Suitable Alternative Natural Green Space features, whilst 
not being a substitute for SANGS. 

As this is a reserved matters application the requirements secured at outline stage 
do not need to be restated. 

 
3.24 This reserved matters submission seeks to retain existing hedgerows and includes 

a Landscape and Ecology Management Plan. It is considered that the proposals are 
acceptable. 

 
Drainage and Flood Risk 
 

3.25 The outline planning permission was supplemented by a Flood Risk Assessment 
which set out the principles of keeping flow rates to ensure that they remain at pre-
development greenfield rates. 

 
3.26 This application for phase 1 looks to control run-off rates through the use of a 

hydrobrake controlled detention basin and underground storage tanks to cover up to 
and including the 1 in 100 year + 30% climate change event set out in guidance. 
This will ensure that flood risk will not be increased as a result of the development. 
Further restricting flows will ensure that the drainage situation will not have an 
adverse impact upon the downstream watercourse. 
 

3.27 The application proposes to discharge surface water via SuDS.  This proposal is 
supported by the Council’s Engineers as there is no storage capacity available 
within the Shutterton Brook. 

 
3.28 Both the Environment Agency and the Council’s Drainage Engineers raise no 

objection to the proposals.  
 

Conclusions 
  
3.29 This application seeks reserved matters approval for the first phase of a larger 

development which already has outline planning permission. The principle of 
development has been accepted and much of the technical detail in order to allow 
the site to be developed has been previously considered. 

 
3.30 The layout of this phase as presented provides for a strong built form with dwellings 

appropriately addressing the street and allowing for good levels of private amenity 
space. The house types and other details have been amended following comments 
received from Dawlish Town Council which has led to the removal of their 
recommendation of refusal. The request to be heard by Committee was based upon 
the Town Council’s original comments.  

 
3.31 This site is sustainable and there is intention by the applicant for delivery this year 

which will help to ensure that the Council maintains its five year supply of 
deliverable housing sites.   



 

 

 
3.32 In conclusion this application proposes a well-designed first phase of an accepted 

development site. There are no technical barriers to its delivery and it is therefore 
recommended that permission be granted as set out. 

 
 
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) 
 S7 (Carbon Emission Targets) 
 S9 (Sustainable Transport) 
 S11 (Pollution) 
 S17 (Dawlish) 
 WE1 (Housing Plan, Monitor and Manage) 
 WE2 (Affordable Housing Site Targets) 
 WE4 (Inclusive Design and Layout) 
 EN2A (Landscape Protection and Enhancement) 
 EN3 (Carbon Reduction Plans) 
 EN4 (Flood Risk) 

EN8 (Biodiversity Protection and Enhancement) 
EN9 (Important Habitats and Features) 
EN10 (European Wildlife Sites) 
EN12 (Woodlands, Trees and Hedgerows) 
DA6 (Dawlish Green Infrastructure) 
DA7 (Dawlish Warren Coastal Park) 
DA9 (Dawlish – Movement) 
 
National Planning Policy Framework 
 
National Planning Policy Guidance 

 
5. CONSULTEES 
 
 Tree Officer - No objections 
 
 Waste Management - No objections 
 

Environment Agency - No objections providing development proceeds in 
accordance with the Flood Risk Assessment submitted with the outline application. 

 
 Devon County Council (Highways) - No objections 
 
 South West Water - No objections subject to foul improvements being made as 

might be necessary. 
 
 Housing - No objections 



 

 

  
6. REPRESENTATIONS 
 
 Five letters of objection (including one duplicate) received raising the following: 

1. This is a development that requires SANGS mitigation which is not yet 
available or its location determined.  

2. Suspects that this is outside the Local Plan and unacceptable. 
3. Is on greenfield land which is unacceptable. 
4. What is planned to control surface water? 
5. What steps are proposed to improve Shutterton Lane for future access? 

   
7. TOWN COUNCIL’S COMMENTS 
 
 Members RESOLVED to comment to Teignbridge Council 
 

(1) This Council remains concerned that the design of the windows on the front 
elevations is over fussy, and appears to limit light. 

 
(2) Dawlish Council would wish to see a safe footpath created within this 
development in the direction of St Mary’s Cottages. 

 
(3) Whilst the Council welcomes new community facilities, these should be 
supported by a viable business plan 

 
(4) Proposals for further stages of development at Shutterton should be supported 
by a Landscape Design Plan. 

 
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. 

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



 

 

 


