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29. Site DA1: Is employment, rather than housing, justified?  Should the site be 

extended to include land south of Shutterton Lane?  Is the overall amount 

of development in the sub-area justified? 

29.1 Employment rather than housing is justified on the basis there are no preferable 

sites for employment use at Dawlish that have not been allocated for another use 

in the local plan.  It would be difficult to find a suitable alternative site for 

employment use at Dawlish should DA1 be reallocated for housing.   

29.2 Site DA1 is a suitable location for employment uses.  It is adjacent to Sainsburys 

supermarket and consented employment land to the rear (now under 

construction) and would consolidate the wider commercial area to the east of the 

A379 Exeter Road.  

29.3 There are no exceptional infrastructure requirements for employment at DA1, 

whereas other sites might have higher infrastructure costs and therefore be more 

difficult to bring forward for employment uses.  The roundabout and access road 

from the A379 Exeter Road have both been recently completed.  

29.4 The site is considered to be viable for employment uses. Business units to the 

rear of the Sainsbury development are under construction with market interest.   

29.5 Site DA1 will complement Dawlish Business Park.  The business park provides 

lower quality, older units with commensurate lower rents.  In providing additional, 

higher quality business units Policy DA1 will provide opportunities for new or 

existing businesses and create conditions for regeneration of the Dawlish 

Business Park in line with the Economic Development Delivery Plan (CDD64, 

Action 1.3 p23). 

29.6 The loss of grade 1 agricultural land in this location for employment use is 

justified in the absence of more suitable alternative employment sites being 

identified. 

29.7 The level of provision of jobs at Dawlish to working residents is imbalanced.  

49% of resident workers travel outside the town to work (CDD45).  New 

employment land is justified at Dawlish to help address this, which is consistent 

with NPPF (CDC11) advice in paragraph 37.  It can also provide job 

opportunities for newly arising residents from the 900 allocated new homes.   

29.8 The provision of 3 hectares accords with strategic provision in Policy S3 (CDA1, 

p14) this sets out the rate and distribution of allocated land for business, 

industrial and warehousing sites across the plan area.  This provides for 3% or 

more at Dawlish. Paragraph 2.10 of the Local Plan identifies factors that have 

been taken into consideration in arriving at minimum targets for each settlement. 

This includes a reassessment of employment land provision in light of the 

findings of the Teignbridge Employment Land Review (CDD63). 
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29.9 The site should not be extended to include land south of Shutterton Lane.   

29.10 Sufficient land is already allocated at Dawlish to provide 900 new homes that is 

required through policies S17 and S4.  This provision is made through policies 

DA4 West of Southdowns Road and DA5 Land at Littleleigh, Holcombe (both 

now have planning permission), and also policy DA2 North West of Secmaton 

Lane (part consented and part subject a current planning application, see 

response to question 30).  

29.11 Extension of the site would: 

 Lead to the unjustified loss of more Grade 1 and Grade 2 agricultural land. 

 Affect an Area of Great Landscape Value (AGLV). 

29.12 The overall amount of development in the sub-area is justified in the Council’s 

response to Matter 5. Local plan (CDA1) paragraph 2.17 identifies factors that 

have been taken into account to provide a sustainable overall strategy for the 

distribution of development across the plan area.  These factors have led to 

about 10% of the local plan area’s housing provision being made at Dawlish.  

The level of development at Dawlish is proportionate to the size and role of 

Dawlish in the district, as set out in the Sustainability Appraisal/SEA (CDA5, 

p39). 

29.13 Technical evidence indicates the allocation of 900 homes at Dawlish can be 

supported: 

 The Dawlish Transportation Access Strategy (CDD119) has concluded 900 

new homes can be accommodated within the town, subject to infrastructure 

improvements.  There are proposals for improvements to public transport rail 

services, including through the Devon Metro scheme (CDD116).  The 

Strategy has not indicated this scale of growth would cause demonstrable 

harm to the function of the A379 Exeter Road.  

 South West Water (CDD46) has not objected to this scale of growth but has 

confirmed it will almost certainly require modifications to the sewerage 

network for the standard of service to be maintained at its current level.  

 The Council’s SANGS report (CDD78) confirms the policy DA7 Dawlish 

Warren Coastal Park as a suitable location for provision of suitable 

alternative natural green space that can help mitigate the likely impacts of 

visitors from planned growth at Dawlish on the adjacent protected European 

sites (Exe Estuary SPA and Dawlish Warren SAC). 
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30. Site DA2: Is the site justified?  Are the proposals deliverable and viable? 

Issues of flood risk, agricultural land loss and wildlife impact. Are the 

boundaries drawn appropriately? Should the site be expanded? 

30.1 DA2 is justified; it is suitable, available and achievable and is capable of 

achieving the scale of housing provision necessary to meet that set out in 

policies S4 and S17.  

30.2 As set out in the Addendum to the Sustainability Appraisal (CDA6 p17), due to 

the physical constraint of the English Channel and topography to the south and 

west, the options for growth around Dawlish are limited.  In terms of alternative 

locations, land west of Dawlish is distant from the A379 Exeter Road and the 

town, and includes a historic park and garden (Luscombe Castle).  Land south of 

Dawlish is in a sensitive location in the undeveloped coast, and continues to be 

important for cirl buntings, with increased breeding territories in this location.  

Furthermore, it is an important landscape break to avoid coalescence with the 

village of Holcombe.  The SHLAA process did not identify land in these locations.    

With the exception of a small area of land west of Southdowns Road (policy 

DA4) the Local Plan has not sought to promote growth in these locations.  The 

exclusion of further land to the south of Shutterton lane has been discussed 

above.  

30.3 The Sustainability Appraisal (CDA5, p282) sets out that the site will make 

significant housing provision for Dawlish. DA2 combines elements of individual 

SHLAA sites (CDD92) into a single site allocation and includes a requirement for 

vehicular access through the development between Elm Grove Road and the 

A379 Exeter Road. It has not previously been designated as AGLV or Coastal 

Preservation Area. It is within reasonable walking distance of the town centre 

and is close to schools / leisure / sports facilities. Therefore DA2 is justified in the 

context of reasonable alternatives. 

30.4 Site DA2 is deliverable and viable.  This is reflected in the findings of the SHLAA 

2012 Update (CDD93, p7).  Part of DA2 is already consented for a mixed use 

scheme of 76 dwellings (11/03265/MAJ) and new developments adjacent to the 

site are reporting strong sales and completions.  Part is also subject to an outline 

planning application (12/03797/MAJ) for 75 new homes that is being determined 

by the Council. Landowners with interests over the majority of the site and its 

points of vehicular access from Elm Grove Road and the A379 Exeter Road 

have initiated the preparation of a masterplan for the unconsented part of DA2 

(required though DA2 criterion a).  This has involved some public engagement, 

including other affected landowners. The Council will support this work to ensure 

it will provide an appropriate level framework to help facilitate the delivery of site 

DA2. Consequently it is considered that DA2 is deliverable. 



Teignbridge District Council Local Plan – Examination in Public 

4 
Statement of Teignbridge District Council:  Matter 6    August 2013 

30.5 The CIL Viability Evidence – Strategic Sites Addendum (CDD132, p9) provides 

specific analysis on the viability of sites. It indicates that the DA2 allocation is 

viable based on the assumptions used for assessment.  Criterion (f) of Policy 

DA2 requires vehicular access through the development between Elm Grove 

Road and the A379 Exeter Road.  This is not considered an additional burden to 

the deliverability or viability of the site.  The requirement for a multi-purpose 

building and extra-care housing has been included in the viability assessment 

referred to above.  

Issues of flood risk, agricultural land loss and wildlife impact 

30.6 The loss of grade 3a agricultural land at this location is justified since there are 

no, more suitable alternative sites elsewhere at Dawlish that are capable of 

making a comparable scale of housing provision. Development of land to the 

north of Dawlish in the vicinity of Shutterton Lane would result in the loss of 

higher grade agricultural land (grades 1 and 2).  

30.7 The potential capacity of the site has taken into consideration the area of land 

that is at risk from flooding.  DA2 requires masterplanning and this will help to 

shape the location of development and green infrastructure, to avoid flood risk 

areas. 

30.8 In terms of wildlife impact, development will need to provide and/or contribute to 

suitable alternative natural greenspace (SANGS).  This is due to the in-

combination and likely significant impacts of new residents from planned growth 

at Dawlish on the adjacent protected European sites (Exe Estuary SPA and 

Dawlish Warren SAC).  This is set out in the Council’s SANGS report (CDD78), 

which confirms the suitability of the proposed SANGS at the Dawlish Warren 

Coastal Park (Policy DA7).   

30.9 The Council has worked with Natural England on the SANGS approach to 

mitigation.  The provision of SANGS, in combination with on-site mitigation 

measures at the SPA and SAC, will provide an acceptable means to help 

mitigate the impacts of development in the north and east of the district. 

30.10 Part of DA2 includes a County Wildlife Site. Development in this location could 

directly impact on cirl bunting habitat.  However, masterplanning DA2 will help 

identify how this impact can be mitigated, with potential options including 

avoiding development on the County Wildlife Site through its inclusion in open 

space, or making compensatory provision for cirl bunting habitat on suitable 

nearby land.  

30.11 It is considered that the boundaries are drawn appropriately.  The north west 

boundary of DA2 runs along a natural limit to the extent of development, being 

demarked by field boundaries that sit on a ridge that runs south west to north 

east from Langdon Road towards the A379 Exeter Road. To the east of the 
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ridge, DA2 would be naturally contained on land that gently slopes downwards 

facing towards Secmaton Lane, consented new development and the existing 

built up area at the north west of Dawlish. 

30.12 Expansion of the site is not needed since the allocations at Dawlish meet the 

strategic housing provision requirement for 900 homes placed through policies 

S4 and S17.  Based on the SHLAA recommended build out rates the housing for 

DA2 will be developed over the next 11 years.  As such expanding the site does 

not make a significant contribution to the five year, or even 10 year land supply.  

It is more appropriate to give full consideration of any future areas and form of 

development in the area as part of the next Local Plan review.  There are also 

specific concerns that relate to flood risk and environmental impacts. 

31. Should site DA3 be re-instated? 

31.1 There is no justification for re-instating site DA3.  

31.2 The strategic housing provision requirement for 900 homes placed through 

policies S4 and S17 is met on more suitable site allocations elsewhere at 

Dawlish.  

31.3 The site forms part of a green ridge above the town.  The Landscape Sensitivity 

and Capacity Study (CDD104, figures 23 and 24) indicates the site is in a ‘high 

sensitivity’ landscape zone with low capacity for change through built 

development without significant adverse effects. 

31.4 The Sustainability Appraisal (CDA5, p148) reports: 

 Part of the site is within a County Wildlife Site and cirl bunting breeding 

territory.  

 There are significant issues over access by public transport and by 

pedestrians (via Stockton Hill which is steep, narrow and without dedicated 

footpaths leading to Meadow Park).  

31.5 Other issues that support the Council’s decision to delete DA3 include: 

 There is no up to date indication the eastern field is available for 

development  

 The summary of the changes arising to Preferred Options Plan Teignbridge 

Jan 2012 (CDD14, p133) echoes the above points reports there is concern 

by the site promoter (western field) over the ability to deliver affordable 

housing. 
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32. Site DA4: Should the site be extended?  What are the biodiversity impacts? 

32.1 There is no justification for extending site DA4.  The benefits of additional 

housing allocation west of Southdowns Road cannot be justified in the context of 

one of the core principles of the NPPF (paragraph 17, seventh bullet, page 6).  

This is in light of the provision for 900 homes at Dawlish already being met on 

land of lesser environmental value and the impacts which an extended site west 

of Southdowns Road would have on sensitive landscape and biodiversity. 

32.2 Proposed allocations at Dawlish meet the strategic housing provision 

requirement for 900 homes placed through policies S4 and S17 with Policy DA4 

now having the benefit of planning permission for 20 dwellings subject to a S106 

being resolved, reference 13/00943/MAJ.   

32.3 Site DA4 is relatively contained with housing on two sides.  An extension would 

have a significantly greater impact on the landscape character of this area and 

incursion into the Undeveloped Coast (Policy EN2).  The Landscape Sensitivity 

and Capacity Study (CDD104, figures 23 and 24) indicates the site is in a ‘high 

sensitivity’ landscape zone with low capacity for change through built 

development without significant adverse effects.  Extension of the site would also 

bring the built form of Dawlish closer to that of Holcombe.  

32.4 Site DA4 has biodiversity impacts in relation to cirl buntings, and the need to 

mitigate the effects of resident visitors on the nearby protected European sites 

(Dawlish Warren SAC and Exe Estuary SPA). These impacts will increase 

should the site be extended.  

32.5 The area covered by DA4 continues to be important for cirl buntings.  The 

national survey in 2009 highlighted 1 breeding territory in this location.  Records 

at 2012 indicate two breeding territories, with a further breeding territory to the 

east of the A379 Exeter Road.  The presence of cirl buntings in the fields west of 

Southdowns Road (including the field in which the DA4 allocation is located) is 

confirmed in the ecological survey (March 2013) that supports planning 

application reference 13/00943/MAJ.  This indicates 4 potential breeding 

territories and has recorded a flock of about 30 cirl buntings feeding at one point 

in time in January 2013 and 22 cirl buntings on winter stubble in March 2013. 

This would suggest the importance of the area for overwintering. An extended 

site DA4 would result in further loss of cirl bunting habitat in this location and 

require mitigation. 

32.6 All housing allocations at Dawlish will place a requirement for suitable alternative 

natural green space.  The representor has indicated that SANGS provision to 

support an extended DA4 site (about 80 new homes) could be delivered through 

environmental gains on land available to the east of the A379 Dawlish Road.  

However, evidence (CDD78, p29) has found this location unsuitable for such use 

in light of criteria set out by Natural England.  The site is too small to 
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accommodate the minimum walking route of 2.3 to 2.5km.  Also, it could not 

provide an effective interceptor for visitors travelling to the Dawlish Warren SAC 

and Exe Estuary SPA from Dawlish and proposed growth north of the town.   

33. Are there any alternative sites more suitable? 

33.1 Responses to questions 29, 31 and 34 include comments on omission sites 

relevant to specific allocations and deletions.  

33.2 The only other omission site specifically identified at publication stage 

consultation (representation 302/46/OM6/O) is an 11 hectare area at Langdon 

Hospital to the north of Dawlish (TDC2, p31). This is controlled by the Devon 

NHS Partnership. Part is included in the DA2 allocation. The representor has 

described the unallocated part (shaded blue on the representor’s plan) as a 

‘wider area of land that will be available for development in the near future.’  No 

further information is provided in terms of when the land will become available or 

what specific land use might be sought. The land has previously been assessed 

as a larger site through the SHLAA (CDD92, Annex 8 non-developable sites 02-

04, site 020104). The SHLAA has found this site not developable for housing. 

The SHLAA Panel has expressed concerns over suitability and compatibility with 

surrounding uses.   


