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1. REASON FOR REPORT

Councillor Price requested that the application be referred to Planning Committee if
the Case Officer is recommending approval because the proposal is outside the Local
Plan and is development in the countryside that would set an unwelcome precedent
for further development of the countryside.

2. RECOMMENDATION

PERMISSION BE GRANTED subject to the following conditions:
1. Approval of the details of layout, scale, appearance of the building and

landscaping and access shall be obtained prior to the development commencing
2. Approval of reserved matters shall be made to the Local Planning Authority before

the expiration of three years from date of permission
3. The development shall be begun before the expiry of two years from the date of

final approval of the reserved matters
4. Works shall be carried out in accordance with the approved plan
5. Unsuspected contamination
6. No development shall take place until the applicant has submitted an appropriate

drainage strategy which demonstrates that surface water and foul water arising
from the development can be appropriately accommodated

7. Removal of Permitted Development Rights – Part 1, Schedule 2 (Classes A, B, C,
D and E – extensions and alterations to dwelling, outbuildings, porches)

8. No external lighting shall be installed unless previously agreed
9. The dwelling proposed at reserved matters stage shall be single storey

INFORMATIVE - The driveway to serve the existing dwelling indicated on the block
plan is not approved under this application as this has not been applied for and a



separate planning application will be required for these works which are considered
to be an engineering operation.

3. DESCRIPTION

The Site

3.1 The site, with the exception of a small triangular section proposed as garden to serve
the new dwelling, lies within the defined settlement limit of Dawlish. The small
triangular section outside the settlement limit lies in designated open countryside.
The site also adjoins the Undeveloped Coast and the triangular area of garden would
be within this designation, however the site proposed to be built upon is outside.

3.2 The application site is a plot of land within the garden of the property known as The
Cottage and is laid to grass with hedges around the boundary of the site.

3.3 To the north east of the site is a detached building within the grounds of Oakleigh
and along the same sight line in addition to this building are a number of ancillary
outbuildings to neighbouring dwellings.

The Proposal

3.4 This application seeks outline planning consent with all matters reserved for one
dwelling.

3.5 The application is therefore to establish the principle of construction of a residential
dwelling on the site with access, layout, scale, appearance and landscaping being
reserved for future consideration.

Principle of the development/sustainability

3.6 Teignbridge Local Plan Policy S1A (Presumption in Favour of Sustainable
Development) sets the criteria against which all proposals will be expected to perform
well.

3.7 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.

3.8 In this case the majority of the site is located within the settlement limit of Dawlish
with a small triangular section of the plot (currently used as garden for The Cottage
and proposed to form the garden for the proposed new dwelling), being located
outside the settlement limit.

3.9 It is considered that, whilst the garden is outside the settlement limit, as the site for
the proposed building is within the settlement limit and given that the part of the site
outside the settlement limit is already used as residential garden and would continue
to be used as a residential garden, albeit serving the new dwelling rather than the
existing dwelling, that the proposed residential development can be supported in
principle.  A refusal on the grounds of the garden area for the proposed unit being



outside the settlement limit would be unlikely to be defendable at appeal given that
its use would remain as a garden.

3.10 The proposal is therefore assessed to be broadly in compliance with Policy S21A of
the Teignbridge Local Plan 2013-2033.

Impact upon the character and visual amenity of the area

3.11 The dwelling is to be sited in the rear garden of the property known as The Cottage
and therefore is considered to be backland development.

3.12 The settlement limit boundary runs along the rear of land in the applicant's ownership
with a small triangular section of land used as residential garden for The Cottage
located outside the defined settlement limit.

3.13 Beyond the rear garden of the property are open fields.

3.14 Given the sensitive location of the site, consideration has been given as to whether
a new dwelling on this site would have an adverse impact on visual amenity.

3.15 The large garden of the existing dwelling is already differentiated by design into two
distinct areas.

3.16 The provision of a new dwelling and associated garden would not adversely affect
the amenity space on offer to the existing dwelling, which would retain a good sized
garden, or result in a poor sized garden for the proposed dwelling.

3.17 To the north east of the proposed site is an existing detached development in the
grounds of Oakleigh which is broadly in the same sight line as the proposed new
dwelling and the new proposal would be read against this existing development.

3.18 It is considered that a single storey dwelling could be accommodated on this site
without adverse harm being caused to the visual amenity of the area given the
existing development at Oakleigh and other outbuildings on the same sight line within
the gardens of the neighbouring properties, which are also single storey in scale.

3.19 All matters including that of layout, scale, appearance and landscaping are reserved
for future consideration and, at that time, it will be important to ensure that any
proposals are sensitive to the existing development and character and appearance
of the area in line with Policy S2.

3.20 It is considered however that a well-designed dwelling which is single-storey in scale,
to reflect the scale of the other backland development in the grounds of Oakleigh and
to minimise impact on the residential amenity of neighbours, could be accommodated
on this site.  A condition is recommended to ensure that the scale proposed at
reserved matters stage is restricted to a single storey dwelling to preserve the
character and appearance of the area and to ensure that the proposed dwelling is
compatible with the other backland development in this area.



3.21 Concern has been raised about the proposal presenting a precedent for other
development, however there are only a limited number of gardens on this side of
Shutterton Lane large enough to take an additional dwelling, one of which has
already been developed. Other properties in Shutterton Lane do not have the same
opportunity to obtain satisfactory vehicular access to their rear gardens. It is not
considered, therefore, that granting consent for this proposal would set a precedent
for other properties on this side of Shutterton Lane.

Impact on residential amenity of the occupiers of surrounding properties

3.22 Layout and scale are reserved matters.  However, it is considered that a dwelling
could be designed in a manner so as not to adversely impact on the residential
amenities of the occupiers of the host dwelling or the neighbouring properties.

3.23 It is considered that in order to mitigate impacts on neighbours and to be compatible
with existing backland development to the north east in the grounds of Oakleigh that
the dwelling should be restricted to a single storey property and it is recommended
that this should form a condition of the outline permission to ensure that the scale of
the dwelling presented at reserved matters be restricted to single storey.

3.24 Given that the garden area of the proposed dwelling would be outside the settlement
limit and to prevent development encroaching on land outside the settlement limit a
condition is also recommended removing permitted development rights for the
erection of extensions to the property presented at reserved matters stage and for
outbuildings to prevent sporadic development outside the defined settlement limit.

Impact on ecology/biodiversity

3.25 The indicative layout illustrates that some vegetation in the existing garden would
need to be removed to accommodate the proposed dwelling.  A landscape scheme
could provide replacement planting and a sensitive design could prevent significant
harm being caused to existing planting and hedgerows.

3.26 It is considered that a landscaping scheme could be presented at reserved matters
stage which would accord with Policy EN12 (Woodlands, Trees and Hedgerows).

3.27 The site lies within 10km of both the Exe Estuary and Dawlish Warren European
Wildlife Sites and a Unilateral Undertaking has been signed to provide the standard
payment as a habitat mitigation contribution.

Highway Safety

3.28 Means of access is a reserved matter.

3.29 Access to the existing dwelling is currently served off Shutterton Lane, which is a
typical narrow country lane serving a small number of existing dwellings with limited
passing places.

3.30 The Town Council have raised concerns about an increase in traffic using Shutterton
Lane as a result of the proposal.



3.31 Access is a reserved matter and therefore is reserved for future consideration.
However, the relatively small increase in traffic resulting from a single dwelling is not
considered to significantly impact on Shutterton Lane to justify a refusal of a dwelling
on this site in principle.

3.32 The indicative block plan suggests that it is intended to use the existing vehicular
access to The Cottage as an access point to serve the new dwelling with the removal
of the existing garage to The Cottage to create the access road into the site. The
plans also indicate that a separate access would be created to serve the existing
property known as The Cottage.

3.33 These are indicative only as access is a matter reserved for future consideration,
details of the proposed access to the proposed property and how this will be achieved
will be required in the appropriate reserved matters application.

3.34 Likewise, any new access to serve the existing dwelling and how this will be achieved
will need a separate planning application for determination as to its acceptability due
to the engineering works likely to be involved in creating any new access to
Shutterton Lane.  An informative is recommended to be applied to the decision that
a new access to serve the existing dwelling would require a separate planning
application for these works and that they would not be considered permitted
development due to the difference in levels between the site and Shutterton Lane
resulting in the works to construct a new access in the indicative position constituting
an engineering operation.

Land Drainage

3.35 The site does not fall within an area prone to flood risk; however, given the nature of
the proposal it is necessary to consider how the proposed development will deal with
the disposal of foul and surface water.

3.36 As this is an outline application with all matters reserved a condition requiring a full
drainage strategy to be agreed in writing by the Local Planning Authority before
commencement works is recommended to be applied.

Summary and Conclusion

3.37 The application seeks outline planning permission for the erection of one dwelling in
the garden of The Cottage, Shutterton Lane.

3.38 The proposal has been assessed against the relevant planning policy and is
considered, with the exception of a small triangular section of the proposed garden,
to satisfy all relevant policies at this stage.  Whilst the proposed garden is outside the
defined settlement limit, its use will remain residential garden, albeit serving a
different unit. A refusal on the grounds of the garden being outside the settlement
limit is not considered to be justified and it is not considered that an argument for
refusal on this ground could be sustained and successfully defended at appeal.



3.39 The principle of the proposal is therefore considered to be acceptable and the
recommendation is to approve the application, subject to conditions.

4. POLICY DOCUMENTS

Teignbridge Local Plan 2013-2033
S1A (Presumption in favour of Sustainable Development)
S1 (Sustainable Development Criteria)
S2 (Quality Development)
S21A (Settlement Limits)
S22 (Countryside)
EN2 (Undeveloped Coast)
EN11 (Legally Protected and Priority Species)
EN12 (Woodlands, Trees and Hedgerows)

National Planning Policy Framework

National Planning Practice Guidance

5. CONSULTEES

Environment Agency - No comments to make on application.

Devon County Council (Flood Risk) - Although we are not a statutory consultee, the
applicant is still required to provide the Local Planning Authority with a surface water
drainage management plan which demonstrates how surface water runoff from the
development will be disposed of in a manner that does not increase flood risk
elsewhere, in accordance with the principles of Sustainable Drainage Systems
(SuDS). The applicant is therefore advised to refer to Devon County Council’s draft
Sustainable Drainage Design Guidance.

6. REPRESENTATIONS

Two representations have been received, one in support and one in objection in
respect of this planning application.

Objection

From property owner/occupier (Sunnyside, Sherwells Close, Dawlish Warren)
commenting that the countryside and rural aspects of the Warren have been reduced
significantly and enough by the large residential permissions granted already for the
Barratt and Redrow developments and the eyesore of a wind turbine.

The two existing developments are on the Dawlish side of Shutterton Lane which
should now become a barrier to protect the remaining countryside between the lane
and Cofton/Cockwood.

The grant of permission for this application would open the floodgates for further
residential development, initially perhaps spasmodic but then turning to major by
precedent, on land which should be protected.



Support

From next door property owner (Sunnyholme, Shutterton Lane) to the west of the
property and the land to the north fully supporting the application as it is not out of
character for the area and there has been a chalet bungalow built to the north east
in the grounds of Oakleigh.

This is a development that is in keeping with the surrounding properties.

No impact on my property and the immediate surrounding area.

7. TOWN COUNCIL’S COMMENTS

Dawlish Town Council resolved unanimously by Members present and voting that
this Council recommends refusal of this application as it would set an unwelcome
precedent for backland development.  Members also had highways concerns about
increased traffic.

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

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.
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