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Executive Summary 

1. These representations are submitted on behalf of Shutterton Park Limited (‘SPL’), 
part of the Long Port Group (‘LPG’), in response to proposals set out in the 
Teignbridge District Council ‘Teignbridge Local Plan 2013-2033, Proposed 
Submission’ (November 2012) (the ‘Proposed Local Plan’).  

 

2. SPL is promoting the site allocated in the ‘Draft Submission Local Plan Development 
Plan Document, 2013-2033’ (September 2012) (the ‘Draft Submission Local Plan’), 
referenced as Policy DA1 (Land South of Shutterton Lane) for residential led mixed 
use development. 
 

3. The Proposed Local Plan is unsound. There are a significant number of policies 
which are not positively prepared, not justified, not effective and not consistent with 
national policy. 
 

4. SPL’ objections to the Proposed Local Plan are summarised below: 

 

a) The plan-making process is flawed; 

b) Policies are contrary to findings of the Strategic Environmental Assessment / 
Sustainability Appraisal (SEA/SA); 

c) Policies are not based on a sound evidence base and do not represent the most 
appropriate strategy compared with reasonable alternatives; 

d) The Proposed Local Plan and the policies therein are not deliverable; 

e) The overall, objectively assessed housing requirement for Teignbridge, including 
market and affordable housing is unsound and is too low; 

f) The housing requirement for Dawlish is not based on an objective assessment of 
housing need and is too low; 

g) The allocation of housing areas for Dawlish are not in the appropriate locations and 
is unsound for the following reasons: 

i. The reasons for not allocating the land south of Shutterton Lane for 
residential development are not sound and are not supported by 
evidence. 

ii. The impact of expanding the land allocation north west of Secmaton 
Lane (Policy DA2) is damaging to the environment, is not the best 
strategy for the delivery of housing and is therefore not justified.  

iii. Neither Policy DA1 nor DA2 in their current form are deliverable and are 
therefore not effective. 

h) On the basis that the objective assessment of housing need in Teignbridge and 
Dawlish is unsound and is too low, additional housing land will be required. The 
land south of Shutterton Lane is therefore required to meet the objectively 
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assessed housing need, in addition to the land at north west Secmaton Lane 
(Policy DA2) and other housing allocations in Dawlish; 

i) Objectively assessed based on an evidential basis, the Proposed Local Plan fails 
to address the urgent need for open market and affordable housing including in 
Dawlish and the wider area and the Council's failure to provide a 5 year supply of 
specific deliverable housing sites plus 20%. 

5. In conclusion, the Proposed Local Plan is fundamentally flawed and unsound in terms 
of both its content and the plan-making process. These flaws are of too profound to 
merely introduce alterations to the Local Plan. The changes need to be reconsidered 
and reconsulted upon in addition to requiring a review of the Plan’s Sustainability 
Appraisal. Failure to do so is likely to result in the EiP being suspended or the 
Inspector directing the Council to withdraw the Proposed Local Plan for a significant 
period while these flaws are addressed by the Council or legal proceedings being 
lodged at the appropriate time to quash the Proposed Local Plan. 
 

6. In relation to the plan-making process SPL is seriously concerned by the arbitrary 
amendments to the Draft Submission Local Plan approved by Full Council which 
were not founded on the evidence base before them and in many cases contrary to 
the advice and concerns expressed by Officers based on sound planning judgement 
and the evidence base available.  

 

7. Following amendments by Full Council the robustness of the SEA/SA process in 
support of the Proposed Local Plan is questionable (particularly as the options 
adopted do not represent the highest scoring and thus most appropriate options). The 
approach taken to SEA/SA is unlawful and open to legal challenge if the Inspector 
does not direct the Council to withdraw the Proposed Local Plan prior to the 
Examination in Public (EiP). Sites allocated in the Proposed Local Plan do not 
represent the most appropriate strategy for the delivery of housing and protection of 
the environment in Dawlish.  
 

8. SPL objects to all, or elements of the following policies: 

 

a) Policy S3. Land for Business, General Industry and Storage and Distribution 

b) Policy S4. Land for New Homes 

c) Policy S17. Dawlish 

d) Policy S21A. Settlement Limits 

e) Policy EC2. Loss of Employment Sites 

f) Policy WE1. Housing Plan, Monitor and Manage  

g) Policy WE7. Custom Built Dwellings 

h) Policy EN2A. Landscape Protection and Enhancement  

i) Policy DA1. South of Shutterton Lane 

j) Policy DA2. North West Secmaton Lane  
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k) Policy KS6. Penns Mount 

9. In particular, SPL object to Policy DA1 (South of Shutterton Lane) and Policy DA2 
(North West Secmaton Lane) of the Proposed Local Plan. 
 

10. Policy DA1 of the Draft Submission Local Plan allocated the land south of Shutterton 
Lane for at least 300 homes, including 25% affordable housing and delivery of a 
multi-purpose community building capable of incorporating health and early years 
children facilities, creating a high quality landmark development for the gateway to 
the town on the A379.  
 

11. Allocation of Policy DA1 in the Draft Submission Local Plan followed a failed attempt 
in the Examination Version Dawlish Neighbourhood Plan to de-allocate the site for 
residential use. An Independent Examiner concluded that the Examination Version 
Dawlish Parish Neighbourhood Plan was neither positively prepared or justified and 
was unsound.  
 

12. On the basis that it was unsound in terms of procedure and merit, no weight should 
be given to the Examination Version Dawlish Neighbourhood Plan in preparation of 
the Proposed Local Plan. Despite this it is evident that local interests have sought to 
achieve the Neighbourhood Plan’s aims through redrafting of the Submission Draft 
Local Plan by a vocal minority of Councillors, resulting in the Proposed Local Plan. 
 

13. An outline planning application (12/02281/MAJ, South of Shutterton Lane) was 
submitted in accordance with Policy DA1 of the Draft Submission Local Plan in July 
2012, and proposed the early delivery of up to 350 homes, including 30% affordable 
housing and a multi-purpose community building, including significant S106 
contributions. The application was recommended for approval by Officers, with the 
support of Devon County Council and other key stakeholders such as Natural 
England. A total of just 23 neighbour objections were received.  
 

14. Despite a recommendation for approval, and undertaking extensive engagement with 
Officers, statutory consultees and the local community the planning application was 
refused consent at Planning Committee on 26 November 2012. Despite very clear 
advice from Officers and the Council’s solicitor that any reasons for refusal must be 
based on sound planning arguments, Members explained they ‘didn’t like it’, and 
provided a limited set of reasons for refusal. 
 

15. In its current form, Policy DA1 is not positively prepared, it is not justified, it is not 
effective and is not consistent with national policy. SPL support the redrafting of 
Policy DA1 in accordance with the Draft Submission Local Plan published in 
September 2012 and the outline planning application submitted in July 2012 by SPL 
(12/02281/MAJ), which was recommended for approval by Officers.  The site 
represents the most appropriate strategy for the delivery of housing in Dawlish, when 
compared with Policy DA2. 

 

16. SPL object to Policy DA2 (North West Secmaton Lane). The policy is not justified, it is 
not effective and is not consistent with national policy. The land at north west 
Secmaton Lane is not the most appropriate site to deliver Dawlish’s housing need 
when compared with reasonable alternatives. There are significant barriers to the 
delivery of Policy DA2. Policy DA2 is in conflict with Policy EN9 which seeks to 
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protect County Wildlife Sites. The site is not immediately deliverable, is at risk of 
flooding and involves the significant loss of agricultural land. Based on the need for 
900 new homes set out in Policy S17 (which is also unsound), Policy DA2 accounts 
for 95% of Dawlish’s housing land supply. This is not consistent with national policy 
which requires flexibility and competition in the supply of housing land. Failure to 
deliver policy DA2 would undermine the success of the Proposed Local Plan to 
deliver urgent local housing.  

 

17. In summary SPL objects to the Proposed Local Plan. In light of the serious failings in 
the plan making process and the Proposed Local Plan's obvious unsoundness, as 
summarised in these representations, SPL recommend that the Proposed Local Plan 
does not proceed to Examination in Public (EiP) until these matters are addressed 
and resolved by the Council to avoid the Examiner's direction that the Proposed Local 
Plan be withdrawn to enable the errors and unsoundness to be corrected. SPL 
recommend that Policy DA1 of the Draft Submission Local Plan, which proposed at 
least 300 homes, is reinstated. When undertaking an assessment of reasonable 
alternatives, the Land South of Shutterton Lane is the immediately deliverable and 
addresses the urgent need for open market and affordable housing in Dawlish and 
the wider area and the Council's failure to provide a 5 year supply of specific 
deliverable housing sites plus 20% due to its record of persistent under delivery.   
 

18. SPL request to appear at the EiP for the Proposed Local Plan regarding any matters  
relating to or affecting its objections, any matters relating to the plan making process 
and evidence used in decision making, any matters relating to developer 
contributions or obligation linked to the development of sites, any housing-related 
matters, the land South of Shutterton Lane or its allocation but not limited to relating 
to changes or suggested changes relating to the housing numbers for Teignbridge or 
Dawlish, the housing need for Teignbridge or Dawlish, the 5 year housing supply or 
the Proposals Map relating to Dawlish. 
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A. Introduction and Background 

1. These representations are submitted on behalf of Shutterton Park Limited (‘SPL’), 
part of the Long Port Group (‘LPG’), in response to proposals set out in the 
Teignbridge District Council ‘Teignbridge Local Plan 2013-2033, Proposed 
Submission’ (November 2012) (the ‘Proposed Local Plan’).  

 

2. LPG has been active in Dawlish for many years and has already successfully 
delivered a high quality scheme which has been instrumental in positively contributing 
to changes for the local area and community. SPL and the LPG are local 
stakeholders with a successful history of working closely with Teignbridge District 
Council (‘the Council’) to deliver shared aspirations to the benefit of Dawlish. 

 

3. SPL is promoting the site allocated in the ‘Draft Submission Local Plan Development 
Plan Document, 2013-2033’ (September 2012) (the ‘Draft Submission Local Plan’), 
referenced as Policy DA1 (Land South of Shutterton Lane) for residential led mixed 
use development. 

 

4. SPL’s objections to the Proposed Local Plan are based on the matters of process (1), 
merit (2) and deliverability (3). These written representations explore these matters in 
detail. 
 

5. In terms of process, objections relate to the plan-making process and procedure 
adopted, the lack of evidence based policies, the robustness of evidence and failing 
in the SEA/SA process. 
 

6. In terms of merit, and as a consequence of the process failings identified above, the 
Proposed Local Plan identifies too few homes to meet the overall housing 
requirement for market and affordable housing at the district level, subsequently 
proposes too few homes in Dawlish and further fails to allocate the correct sites and 
best strategy for housing in Dawlish. 

 

7. In terms of deliverability, the Proposed Local Plan is not in compliance with 
paragraph 47 of the NPPF and does not deliver Teignbridge’s objectively assessed 
need for market and affordable housing in the area. Policies of the Proposed Local 
Plan are not deliverable. Fundamental flaws in the plan-making process, such as in 
relation to SEA/SA and the lack of evidence used to support policy formulation mean 
that policies cannot be delivered. The Proposed Local Plan is not deliverable. 
 

8. SPL has proactively engaged in the local plan plan-making process to promote the 
land South of Shutterton Lane for residential development. This representation builds 
on SPL’s previous written representations to the Preferred Options Core Strategy 
consultation (January 2012). SPL has also been actively engaged in the 
neighbourhood planning process, submitting written representations during the 
consultation stage and attended the examination in public (EiP). 

 

9. The Preferred Options Core Strategy allocated the land south of Shutterton Lane for 
about 350 new homes, including multi-purpose community building. 



Shutterton Park Limited Plan Teignbridge: Teignbridge Local Plan 2013 -2033, Proposed Submission
Local Plan Written Representations

 
 
 

        

 

Page 6
 

10. The Draft Submission Local Plan allocated the site for at least 300 homes, including 
25% affordable housing and delivery of a multi-purpose community building capable 
of incorporating health and early years children facilities, creating a high quality 
landmark development for the gateway to the town on the A379. 

 

11. The Examination Version Dawlish Parish Neighbourhood Plan (March 2012) did not 
allocate the eastern parcel of the Land at Shutterton Lane for development. The 
western land parcel was allocated for employment and residential development 
(confirmed as 60 homes).  

 

12. Policy DA1 of the Draft Submission Local Plan was altered by Overview and Scrutiny 
Committee to reflect the proposals set out in the Examination Version Dawlish Parish 
Neighbourhood Plan– a decision that was approved by Executive and Full Council, 
prior to publication of the Proposed Local Plan. The Council’s reasons for this, and 
the concerns expressed by Teignbridge District Council’s Planning Service Manager 
in relation to its removal are set out in Section B of these representations. Alterations 
by Full Council resulted in consequential amendments to Policy DA2 (North West 
Secmaton Lane), S17 (Dawlish) and S21A (Settlement Limits). 

 

13. SPL’s objections to the Proposed Local Plan go beyond site specific objections to the 
removal / amendment of Policy DA1 as set out in the Draft Submission Local Plan. 
SPL object to a significant number of strategic policies in the Proposed Local Plan. 
This relates to the content of policies, the decision making process leading to the 
preparation of policies and the evidence base used to inform policies. This written 
representation is written on the basis that the Proposed Local Plan is unsound and 
that it is not positively prepared, it is not justified, it is not effective and is inconsistent 
with national policy. 

 

14. SPL objects to all, or elements of the following policies: 

 

l) Policy S3. Land for Business, General Industry and Storage and Distribution 

m) Policy S4. Land for New Homes 

n) Policy S17. Dawlish 

o) Policy S21A. Settlement Limits 

p) Policy EC2. Loss of Employment Sites 

q) Policy WE1. Housing Plan, Monitor and Manage  

r) Policy WE7. Custom Built Dwellings 

s) Policy EN2A. Landscape Protection and Enhancement  

t) Policy DA1. South of Shutterton Lane 

u) Policy DA2. North West Secmaton Lane  

v) Policy KS6. Penns Mount 
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15. Suggested text changes to these policies, including additional policies this written 
representation are included in Section M. 

 

16. Following amendments to the Proposed Local Plan by Full Council, SPL seriously 
question the robustness of the Strategic Environmental Assessment (SEA) contained 
in the Sustainability Appraisal (SA) undertaken to assess the Proposed Local Plan 
and its consideration of reasonable alternatives, particularly given the environmental 
implications of these amendments (e.g. in relation to Policy DA2, Full Council 
amendments result in an additional loss of 6.5ha of County Wildlife Site allocated for 
residential development). The Proposed Local Plan and SEA/SA are in breach of the 
Environmental Assessment of Plans and Programmes Regulations 2004 ("SEA 
Regs") and the related EU Directive ("SEA Directive") in terms of: 

 

a) their approach to outlining the reasons for selecting the alternatives and for 
rejecting the highest scoring alternatives in the SEA/SA, which are not explicit, as 
recently addressed in Save Historic Newmarket Ltd & Ors v Forest Heath District 
Council & Ors [2011] EWHC 606 (Admin) and Heard v Broadland DC [2012] 
EWHC 344 (Admin). 

b) the failure of the Council to carry out the SEA/SA during the preparation of the 
Proposed Local Plan because the Proposed Local Plan was produced and 
prepared by the O&S Committee and Full Council with the SEA/SA retrofitted 
afterwards (Reg. 5(1)). 

c) the failure to assess reasonable alternatives, particularly at the strategic spatial 
level (given the Proposed Local Plan deals with both strategic spatial and more 
detailed site allocation planning). 

d) the failure to assess likely significant environmental effects of the Proposed Local 
Plan and the reasonable alternatives. 

e) The Council's decision (contrary to Officer advice) and the Proposed Local Plan 
is irrational (particularly as the options selected do not represent the highest 
scoring and thus most appropriate options). 

17. Further review of the SEA/SA is undertaken in Section C. 

 

18. In summary SPL objects to the Proposed Local Plan. In light of the serious failings in 
the plan making process and the Proposed Local Plan's obvious unsoundness, as 
summarised in these representations, SPL recommend that the Proposed Local Plan 
does not proceed to Examination in Public (EiP) until these matters are addressed 
and resolved by the Council to avoid the Examiner's direction that the Proposed Local 
Plan be withdrawn to enable the errors and unsoundness to be corrected. SPL 
recommend that Policy DA1 of the Draft Submission Local Plan, which proposed at 
least 300 homes, is reinstated. When undertaking an assessment of reasonable 
alternatives, the Land South of Shutterton Lane is the immediately deliverable and 
addresses the urgent need for open market and affordable housing in Dawlish and 
the wider area and the Council's failure to provide a 5 year supply of specific 
deliverable housing sites plus 20% due to its record of persistent under delivery.   
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19. SPL request to appear at the EiP for the Proposed Local Plan regarding any matters  
relating to or affecting its objections, any matters relating to the plan making process 
and evidence used in decision making, any matters relating to developer 
contributions or obligation linked to the development of sites, any housing-related 
matters, the land South of Shutterton Lane or its allocation but not limited to relating 
to changes or suggested changes relating to the housing numbers for Teignbridge or 
Dawlish, the housing need for Teignbridge or Dawlish, the 5 year housing supply or 
the Proposals Map relating to Dawlish. 
 

20.  These representations are structured as follows: 
 
a) Section B reviews the plan-making process, clarifying the policy context in 

which Local Plans should be prepared by local planning authorities and assessed 
by independent inspectors. This Section provides an important summary of the 
Proposed Local Plan plan-making process, commenting on the plan’s evolution 
and identifying key changes and the basis for such decisions. 

b) Section C examines the process of Strategic Environmental Assessment / 
Sustainability Appraisal undertaken in respect of the Proposed Local Plan, and 
identifies weaknesses in the methodology used to assess proposed policies. 

c) Section D to Section K critically assess the strategic and site specific 
policies of the Proposed Local Plan, setting out SPL’s objections to a significant 
number of policies.  

d) Section L provides a summary and conclusion of SPL’s representations and 
objections to the Proposed Local Plan. 

e) Section M proposes text changes to the Proposed Local Plan. 

f) Appendix A – E provide evidence in support of SPL’s objections. 
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B. The Plan-making Process 

1. Paragraph 182 of the National Planning Policy Framework (NPPF) states that Local 
Plans must be assessed in accordance with the Duty to Cooperate, legal and 
procedural requirements, and whether it is sound. To be sound, a Local Plan must 
be: 

 
a) Positively prepared – the plan should be prepared based on a strategy  which 

seeks to meet objectively assessed development and infrastructure 
requirements, including unmet requirements from neighbouring authorities where 
it is reasonable to do so and consistent with achieving sustainable development;  

b) Justified – the plan should be the most appropriate strategy, when considered 
against the reasonable alternatives, based on proportionate evidence; 

c) Effective – the plan should be deliverable over its period and based on effective 
joint working on cross-boundary strategic priorities; and  

d) Consistent with national policy – the plan should enable the delivery of 
sustainable development in accordance with the policies in the NPPF. 

2. SPL object to the Proposed Local Plan on the basis that it is not positively prepared, 
it is not justified, it is not effective and it is not consistent with national policy. These 
objections are justified and evidenced in more detail in the proceeding sections.  

 

3. No evidence is provided by the Council in relation to how it has met the Duty to Co-
operate in the preparation of this plan. East Devon, Mid Devon, West Devon, Torbay, 
South Hams and Exeter City Councils border Teignbridge District Council.  Significant 
growth is planned for Exeter to the north east of Teignbridge. Teignbridge partly falls 
within Dartmoor National Park. This lack of evidence is a significant omission from 
the evidence base submitted in support of the Proposed Local Plan and the Council 
is in breach of its statutory duty, which renders the Proposed Local Plan unlawfully 
prepared as a result. 

 

4. Paragraph 181 of the NPPF places an expectation on local planning authorities to 
demonstrate evidence of having effectively cooperated to plan for issues with cross-
boundary impacts when their Local Plans are submitted for examination.  It states 
that this could be ‘by way of plans or policies prepared as part of joint committee, a 
memorandum of understanding or a jointly prepared strategy which is presented as 
evidence of an agreed position’.  No such evidence has been produced in the 
preparation of the Proposed Local Plan. This is particularly relevant in Teignbridge as 
Housing Market Assessments have been correctly carried out on a cross boundary 
basis yet no explanation has been provided as to how the cross boundary issues are 
being dealt with within the plan. 

 

5. The following paragraphs provide a brief commentary of the Proposed Local Plan 
plan-making process, breaking down the relationship between the Consultation Draft 
Dawlish Neighbourhood Plan (September 2011), Preferred Options Core Strategy 
(January 2012), the Dawlish Neighbourhood Plan EiP (April 2012), the Draft 
Submission Local Plan (September 2012) and the Proposed Local Plan (November 
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2012) and the evolution of planning policy during this process with particular 
reference to Policy DA1 and DA2. 

 

6. The Consultation Draft Dawlish Neighbourhood Plan was published in September 
2011. This document allocated the western parcel of the Land South of Shutterton 
Lane for residential and employment use. It excluded the eastern land parcel. Written 
representations submitted by SPL proposed the allocation of both the eastern and 
western land parcels for residential development following a review of the available 
evidence base and technical work undertaken by SPL. These representations and 
evidence presented by SPL informed the preparation of the Preferred Options Core 
Strategy published for consultation in January 2012 within which the whole site was 
allocated.  

 

7. The Consultation Draft Neighbourhood Plan identified a housing need of 2000 new 
homes (1600 new homes, 400 extant planning permissions) for Dawlish over the 20 
year plan period.  

 

8. The Preferred Options Core Strategy, published in January 2012 allocated the Land 
South of Shutterton Lane (Policy DA1) as an urban extension to Dawlish to include 
‘about 350 homes’ including affordable housing and a multi-purpose community 
building. Paragraph 8.11 of the Preferred Options Core Strategy stated that the 
proposed allocation will ‘provide for the early delivery of new homes in the plan 
period, making use of existing road infrastructure from the A379. In addition 
paragraph 8.8 stated that ‘deliverability of this growth option is assisted through the 
recently completed highway infrastructure in connection with the Sainsbury’s 
Supermarket’. 

 

9. The Preferred Options Core Strategy identified Policy DA1 as one of two component 
parts of a single contiguous strategic site allocation, to include the site described in 
Policy DA2 (north west Secmaton Lane). Paired with the land identified in Policy DA1, 
paragraph 8.9 explains that this concentrated area of growth avoids the undeveloped 
coast and cliff tops, the coalescence of small communities with Dawlish and the loss 
of other open space valued locally, presenting the principle source for planned growth 
over the next 20 years. 

 

10. Policy DA2 of the Preferred Options Core Strategy states that development of north 
west Secmaton Lane will require delivery to be phased over the plan period to include 
the construction of enabling highway infrastructure, to include a new link road 
connecting Elm Grove Road and the A379 and bus priority measures which are to be 
supported by bus service, cycle lanes and footpaths. 

 

11. The evidence base used by the Council to allocate Policy DA1 included the existing 
Strategic Housing Land Availability Assessment 2010 (SHLAA) which identified the 
Land South of Shutterton Lane as a deliverable housing site, and written 
representations submitted by SPL in relation to the Dawlish Neighbourhood Plan in 
support of the site. 

 

12. The Preferred Options Core Strategy (Policy S4, Land for New Homes) identified a 
total need of 14,080 dwellings for the plan area over the plan period. Policy S4 
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identified that Dawlish would accommodate between 5% and 10% of these total 
dwellings necessary to meet the District’s housing trajectory. This equates to 
between 704 new dwellings (5%) and 1408 new dwellings (10%) over the plan 
period. A shortfall between the Consultation Draft Dawlish Neighbourhood Plan and 
Preferred Options Core Strategy of at least 600 dwellings (30%) therefore existed.  

 

13. In March 2012 the Examination Version Dawlish Parish Neighbourhood Plan was 
published for consultation in advance of EiP by an Independent Examiner. The plan 
was not in compliance with the Preferred Options Core Strategy and did not allocate 
the eastern parcel of the Land at Shutterton Lane for development. The western land 
parcel was allocated for employment and residential development (confirmed as 60 
homes). Of significance, the Examination Version Dawlish Parish Neighbourhood 
Plan identified a considerable reduction in housing need of just 900 homes in total 
compared to an original figure of 2000. 

 

14. The process for reducing housing need is documented in minutes from the 13th 
October 2011 Neighbourhood Plan Steering Group (Appendix D). They state ‘the 
1,600 allocation was a start point for having a conversation with the Dawlish 
community’. Following this, a motion was forwarded by DARE (an environmental 
action group in Dawlish) for an alternative growth strategy of 900 new homes. No 
evidence base was provided for this reduction. 

 

15. The motion was seconded and carried by a vote. This process clearly fails the test of 
being ‘positively prepared’, evidenced or sufficient to meet the needs of the area and 
is inconsistent with the NPPF.  

 

16. The Dawlish Neighbourhood Plan Examiner concluded that the 900 new homes 
provided for in both the Dawlish Neighbourhood Plan and the Preferred Options 
Report is at the lower end of the range of potential requirements which Teignbridge 
need to meet and providing that appropriate mitigation measures are put in place 
such as the Coastal and Community Parks, to protect the SPA, SAC and Cirl Bunting 
habitat, there is a strong argument for considering an alternative (higher) approach 
(para 3.13 of the Examiner's Report). 

 

17. Importantly for the assessment of the Proposed Local Plan, and taking account of the 
tests of soundness set out in paragraph 182 of the NPPF, it is concerning that this 
figure for housing need is then reflected and reinforced in both the Draft Submission 
Local Plan and the Proposed Local Plan in Policy S17 (Dawlish), which states the 
plan will seek to allocate land with capacity for at least 900 new homes. SPL strongly 
urge the Examiner to review the soundness of this Policy and the implications it has 
for the Soundness of the entire plan. SPL suggest that this Policy is not positively 
prepared, justified by evidence or consistent with national policy which requires an 
objective assessment of housing need.  It is clear that this Policy has been taken 
directly from a community based planning process which has been found not to be 
based on evidence, not soundly produced and therefore of little or no relevance in the 
production of the Local Plan. 

 

18. Following publication of the Examination Version Dawlish Parish Neighbourhood Plan 
in March 2012, an EiP was held in April 2012 by an Independent Examiner. Findings 
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of the Independent Inspector’s Report are referenced in greater detail throughout this 
written representation where appropriate. The Independent Examiner concluded that 
the Examination Version Dawlish Parish Neighbourhood Plan was unsound and that 
it should not be taken to referendum and recommended in respect of the South of 
Shutterton Lane site that consideration should be given to allocating the full extent of 
the site (including both the eastern and western parts as per the Preferred Options 
Core Strategy) and increasing the allocation of new housing from 60 to 250 homes 
and 3ha on the site , which is addressed later in these representations (paragraph 
3.16 of the Examiner's Report). On the basis that the Neighbourhood Plan as 
prepared by the Steering Group was assessed unsound, no weight should be given 
to any of its conclusions. 

 

19. Following a review by the Council of written representations to the Preferred Options 
Core Strategy consultation (including those of SPL) and findings of the Examiner’s 
Report into the Examination Version Dawlish Parish Neighbourhood Plan, and close 
working between SPL and the Council in relation to the preparation of a planning 
application for the Land South of Shutterton Lane, the Draft Submission Local Plan 
was published in September 2012 for review by Council Members. 

 

20. In common with the Preferred Options Core Strategy the Draft Submission Local Plan 
allocated the Land South of Shutterton (Policy DA1) for residential development, to 
include at least 300 homes. Paragraph 11.7 of the Submission Version Local Plan 
states that Policy DA1 ‘will provide for early delivery of new homes in the plan 
period…’. In respect of Policy DA2, a site of approximately 27ha was allocated for a 
mixed use urban extension, including the delivery of 3ha of land for employment 
development.  

 

21. On 4th September 2012 the Submission Version Local Plan was reviewed before the 
Council’s Overview and Scrutiny (O&S) Committee. The O&S Committee 
recommended a number of significant changes to the Draft Submission Local Plan, 
including the removal, relocation and reconfiguration of a number of strategic site 
allocations. It is clear no evidential basis was used to inform these recommended 
changes or what consideration was given to environmental impacts. In relation to 
Policy DA1 (Land South of Shutterton Lane) the O&S Committee recommended the 
outright replacement of the allocation, identifying the western land parcel for 3ha of 
employment land, and removing all development from the eastern land parcel. It was 
recommended that the eastern parcel be allocated an Area of Great Landscape 
Value (AGLV). It is understood the removal and designation of the eastern land 
parcel was premised on the desire for an ‘open break’ between Dawlish and Dawlish 
Warren. It was further recommended that housing and community uses allocated in 
Policy DA1 be relocated to the land north west of Secmaton Lane (Policy DA2), with 
the land allocated for employment (3ha) removed from Policy DA2 and included as 
part of the new Policy DA1.  

 

22. A consequence of this recommendation included the arbitrary identification of an 
additional 6.5ha of land north west of Secmaton Lane (within the Adopted County 
Wildlife Site) by Members to accommodate the additional 350 dwellings.  
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23. On 14th September 2012 recommendations of the O&S Committee were presented to 
the Executive. These recommendations were accompanied by a report by the 
Service Manager for Spatial Planning and Delivery. In his comments the Service 
Manager identifies his concerns in relation to the recommendations. In particular he 
writes:  

 

a) ‘I do not believe that the planning reasons for the removal of the eastern half of DA1 
site are strong, and there is the possibility that the Planning Inspector who considers 
the Local Plan will reinstate the allocation…By comparison, the additional 6.5 
hectares to be added to DA2 is within a County Wildlife Site, which is already partially 
impacted by the existing DA2’. 

 

24. In addition to the above, the Service Manager also identifies his concerns in relation 
to a lack of flexibility in term of the plan’s approach to delivering a wide choice of high 
quality homes and ensuring choice and competition in the market for land, as 
supported by paragraph 47 of the NPPF. The Service Manager writes: 

 

a) ‘The concentration of virtually all of the dwellings on one site makes the strategy 
vulnerable because there is no “plan B” in the short term for Dawlish if the site does 
not come forward, and potentially reduces competition for potential homebuyers in 
the local market. This is also reduces the five year land supply, which may have an 
implication for overall soundness of the Local Plan and our position at appeal. 

b) ‘The separation of employment from housing provision means that there is much less 
certainty of the employment land being built. A mixed use development as previously 
proposed ensures that phasing policies can be applied across the site, and that there 
is an element of cross-subsidy between the uses. Employment sites on their own 
have fairly limited value…’ 

25. Despite the objective argument’s presented by the Service Manager, based on sound 
planning reasons and a clear understanding of the evidence before him, the 
Executive disregarded these valid concerns and voted to take the recommendations 
of the O&S Committee to Full Council. 

 

26. On 21st September 2012 changes to the Submission Version Local Plan were 
reviewed by Full Council. In respect of Policy DA1 and DA2 and contrary to the 
advice of the Service Manger Full Council approved the recommendations of the 
O&S Committee. 

 

27. In particular, the Full Council's decision included reducing the overall housing need in 
the Proposed Local Plan to 12,400 dwellings over the 20 years of the plan period 
(down from 14,080 dwellings in the Preferred Options Core Strategy) (Policy S4 and 
supporting text). SPL objects to this. 

 

28. The Proposed Local Plan was published in November 2012. 

 

29. The significant changes to the policy recommended by O&S Committee appear to 
have been led, or at least driven to a significant extent by, Councillors who were on 
the Steering Group for the failed Dawlish Neighbourhood Plan. Those Councillors 
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have consistently sought to maintain objections to the site's development for housing 
which are unsupported by evidence and appear to have been lifted directly from the 
Neighbourhood Plan exercise.   

 

30. SPL has lodged a formal complaint in respect of those Councillors' participation in the 
Overview and Scrutiny Committee's decision on the basis that it constituted a breach 
of TDC's Code of Conduct which prohibits member voting on matters where they are 
a member of, or in a position of control of, a body, here the Steering Group for the 
Dawlish Neighbourhood Plan, which has an interest in the matter under discussion. 
Some of the Councillors in question subsequently spoke at the Executive Committee 
and voted at the Full Council meetings regarding the Local Plan and participated at 
the Planning Committee meeting regarding SPL's planning application (ref: 
12/02281/MAJ, South of Shutterton Lane).  The formal complaint also raised the 
issue that the relevant Councillors had predetermined decisions and were affected by 
actual or apparent bias. No formal response to that latter part of the complaint was 
received from the Council. 

 
31. Finally, the consultation on the Proposed Local Plan is unlawful because the Council 

has not consulted on all "proposed submission documents" as defined in Reg 17 of 
the Town and Country Planning (Local Planning) (England) Regulations) 2012. In 
particular, the Council has not included the consultation statement in the proposed 
submission documents consulted upon (para (d) of the definition). Thus, the Council 
cannot lawfully submit the Proposed Local Plan to the Secretary of State for an 
examination in public (Reg 19). 

 
32. As the consultation statement has not been produced, SPL cannot verify at this stage 

whether all of the specific and general consultation bodies have been consulted as 
required by Reg 18. 
 

33. In summary regarding housing need and supply, SPL objects to the Proposed Local 
Plan on the basis that it is unsound and not positively prepared, justified, effective or 
consistent with national policy as follows: 

 

a) The amount of housing for Teignbridge is insufficient  and does not meet the 
objectively assessed requirement for market and affordable housing in the area 
(policy S4 and supporting text); 

b) The amount of new housing for Dawlish is insufficient (policies S4 and S17); 

c) The lack of a 5 year housing supply of specific deliverable sites plus 20% for the 
Council's persistent under performance; 

d) The location of housing allocations in Teignbridge and Dawlish; 

e) The failure to allocate at least 300 dwellings under Policy DA1 and the amount 
and delivery of housing on other sites including the Policy DA2 site (including the 
lack of delivery of a 5 year supply of specific deliverable sites plus 20%). 
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C. Strategic Environmental Assessment / 
Sustainability Appraisal 

1. In accordance with the Planning and Compulsory Act 2004, Local Plans must be 
subject to Sustainability Appraisal (SA). Local Authorities must also carry out 
Strategic Environmental Assessment (SEA) of Local Plans in accordance with 
European and UK legislation. 

 

2. SPL has concerns in relation to the robustness of the SEA/SA published in support of 
the Proposed Local Plan. These concerns relate to the general SEA/SA process and 
also revisions to the SEA/SA following recommendations of the O&S Committee 
described in Section B above. 

 

3. SPL has four main concerns: 

 

a) The focus of the SEA/SA has failed to assess reasonable alternatives either at all 
of adequately and is too narrow, particularly at the strategic spatial level. The 
SEA/SA largely focuses its assessment on site specific policies and allocations, but 
the Proposed Local Plan is also dealing with strategic spatial planning in the same 
plan. It does not adequately assess reasonable alternative spatial strategies. Any 
brief consideration in the Issues and Options paper of the plan-making process has 
not feed through to the SEA/SA, the likely significant effects of such reasonable 
alternatives have not been assessed, reasons for rejecting are not given and in any 
event identification and consideration of such alternatives is inadequate even at the 
Issues and Options stage. 

b) In terms of housing allocation in Dawlish, the Proposed Local Plan does not deliver 
the most appropriate strategy when compared against reasonable alternatives. 

c) The robustness of policies following amendment by Full Council; 

d) Policies DA1 and DA2 are irrational and unlawful, and not consistent with SEA/SA 
carried out the Preferred Options and Draft Submission Local Plan stages. 

4. First, the Council has failed in its duty under the SEA Directive to fully assess a range 
of reasonable alternative spatial strategies for the district. The Proposed Local Plan 
contains both strategic and also spatial / site specific planning policies and so 
operates at two levels. In terms of its strategic policies and spatial planning, it is clear 
the identification and consideration of reasonable alternative spatial options to guide 
the direction of the Proposed Local Plan is wholly inadequate and unlawful in breach 
of the SEA Regs and SEA Directive. This was a significant failing identified in Save 
Historic Newmarket Ltd & Ors v Forest Heath District Council & Ors [2011] EWHC 
606 (Admin). The absence of such an assessment is a fundamental flaw in the plan-
making process.  

5. Further detail on the above-mentioned error is as follows: 

(a) The Introduction in the SEA/SA on p35 states that the preparation of the 
Proposed Local Plan has considered a range of alternative development sites 
and strategic approach and policies. However, in terms of the strategic 
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approaches and policies at the spatial level, these alternatives are not set out and 
no reasons are given for rejecting them. Additionally, the Issues and Options 
paper's identification and consideration of the strategic spatial alternatives was 
inadequate and it did not assess the likely significant environmental effects of the 
alternatives. That was not the purpose of the Issues and Options paper and no 
such SEA has ever been done of the reasonable alternatives. 

(b) The SEA/SA looked at urban concentrations (p38), but this was largely looked at 
for the purposes of locating the majority of development in the "Heart of 
Teignbridge". In other words, the strategies were in essence very similar and 
failed to consider a proper range of reasonable alternatives. Additionally the 
SEA/SA did not assess either at all or properly the likely significant effects of the 
options. 

(c) Thus, the SEA/SA has largely only assessed as a reasonable alternative to the 
spatial strategy in the Proposed Local Plan the "do nothing" scenario (e.g. p16). 
This is a wholly inadequate range of identification and assessment of alternatives 
and is unlawful under the SEA Regs and SEA Directives. In any event, the "do 
nothing" scenario alternative is not a "reasonable" one given the Council has not 
met its 5 year housing supply at any point in the last 10 years, its current 
development plan is out of date and the urgent housing supply problem in the 
borough. 

(d) The Draft Submission Local Plan and Proposed Local Plan (and earlier drafts) 
contain in essence a very similar strategic spatial strategy. Therefore, assessing 
them does not constitute assessing alternatives. 

(e) A key reasonable alternative not considered and assessed by the Council was to 
focus development, particularly housing, around areas of better public transport 
accessibility. For example, this is likely to mean increasing development and 
housing in and directly adjacent to areas such as Dawlish (which has a train 
station) and largely avoiding areas such as Kingskerswell and Kingsteignton 
(which do not have operational train stations) that the Council has unsoundly 
included in the "Heart of Teignbridge" area as the main recipient of development 
and housing. The Council has failed to properly address the promotion of 
sustainable means of transport and the benefits and less adverse effects of such 
transport, particularly public transport.  

(f) A second key reasonable alternative not considered and assessed by the Council 
is focusing development, particularly housing, in areas with better connections 
either through proximity or the use of public transport to the employment area in 
Exeter. This is likely to result in increased development and housing in and 
directly adjacent to areas such as Dawlish with its train connections and largely 
mean avoiding areas such as Kingskerswell and Kingsteignton that have been 
included in the "Heart of Teignbridge". If assessed, this reasonable alternative 
may have resulted in greater housing in Teignbridge. 

(g) A third reasonable alternative (as opposed to locating the majority of 
development in the "Heart of Teignbridge" area) not considered and assessed is 
to focus development and housing in and directly adjacent to the towns. This 
would mean increasing development in and directly adjacent to areas such as 
Dawlish and largely avoiding areas such as Kingskerswell and Kingsteignton that 
have been included in the "Heart of Teignbridge". 
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(h) A fourth reasonable alternative not considered and assessed is changing the 
proposed "Heart of Teignbridge" spatially. For example, changing the Heart to 
along the coast including areas such as in and directly adjacent to Dawlish. 

6. Second, the scores attributed to policies DA1 and DA2 following recommendations by 
the O&S Committee and approved by Full Council suggest that the Proposed Local 
Plan is not the most appropriate strategy when compared against reasonable 
alternatives. The table below sets out the scores attributed to Policy DA1 and DA2 in 
the Preferred Options Core Strategy (January 2012), the Draft Submission Local Plan 
(September 2012) and the Proposed Local Plan (November 2012).  

 

Table 1 

 
Preferred Options 

Core Strategy 
(March, 2012) 

Submission Version 
Local Plan (September, 

2012) 

Proposed Local 
Plan (November 

2012) 
Policy 
DA1 

+6 +6 +5 

Policy 
DA2 

+7 +7 +6 

 
7. The findings of Table 1 are clear. The policies included in the Proposed Local Plan 

score lower against sustainability objectives compared to those policies included in 
both the Draft Submission Local Plan and the Preferred Options Core Strategy. It is 
therefore reasonable to assert, based on the above evidence, that the Proposed 
Local Plan is not ‘justified’. It is not the most appropriate strategy when considered 
against the reasonable alternatives, based on proportionate evidence. The changes 
approved by Full Council therefore have a negative impact on the sustainability of the 
Proposed Local Plan.  

 

8. Moreover, and based on an assessment of the evidence set out in these written 
representations (in particular Section I and Section J) SPL expect the assessment of 
Policy DA2 to be downgraded further. For example the above scoring fails to take into 
account the frequent flooding experienced by the land at north west Secmaton Lane 
or complications associated with delivering a large urban extension with multiple 
landowners and interests with major infrastructure requirements and enabling costs. 

 

9. The Proposed Local Plan and related SEA/SA are in clear breach of the SEA Regs 
and the related SEA Directive in that the SA/SEA, particularly in light of the above, 
fails to set out either at all or adequately the reasons for selecting the alternatives and 
for rejecting the higher scoring Preferred Options Core Strategy alternative (para. 8, 
Schedule 2 of the Regs, Save Historic Newmarket Ltd & Ors v Forest Heath District 
Council & Ors [2011] EWHC 606 (Admin) and Heard v Broadland District Council 
[2012] EWHC 344 (Admin)). 

 

10. Third, SPL challenge the robustness of policies approved by Full Council. Of 
particular concern is how the recommendations approved by Full Council have been 
‘retrofitted’ into the Proposed Local Plan, when previous SEA/SA (e.g. Preferred 
Options Core Strategy, Draft Submission Local Plan) do not support such policies.  
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11. This is also in breach of the SEA Regs and SEA Directive, which require the Council 
to carry out the SEA/SA "during the preparation of the plan or programme and before 
its adoption or submission to the legislative procedure" (Reg 5(1)). It is clear in this 
instance that the Proposed Local Plan was produced and prepared by the O&S 
Committee and Full Council contrary to all of the available objective evidence 
(including the SEA/SA existing at that time) and the Council's Service Manager's 
advice at that time in advance of the current SEA/SA being produced to support it. 
That breaches Reg. 5(1) because the SEA/SA was not carried out "during the 
preparation" of the current Proposed Local Plan, but retrofitted after it was prepared 
and is also unsound.  

 

12. The eastern land parcel of the land south of Shutterton Lane is allocated in the 
Proposed Local Plan as an Area of Great Landscape Value (AGLV). The Preferred 
Options Core Strategy SEA/SA describes the landscape impact of Policy DA1 (about 
350 homes and a multi-purpose community building across both land parcels) as 
‘minimal as a result of topography and nearby development’. It concludes that ‘the 
site has minimal environmental impact…’. The Submission Version Local Plan 
SEA/SA repeats these findings.  

 

13. These assessments of landscape impact confirm that the impact of development at 
the land south of Shutterton Lane is both acceptable and sustainable. Moreover the 
principle of development is supported by Officers in the Draft Submission Local Plan 
and also by landscape Officers in the assessment of the related planning application 
which was recommended for approval. It is therefore nonsensical and unjustified by 
any objective evidence that any part of the site should be designated as an Area of 
Great Landscape Value. Previous SEA/SA’s do not support such policies and 
demonstrates the lack of justification for this policy based on the available, 
proportionate evidence base. SPL strongly urge the Inspector to review the 
justification of other policies approved by Full Council, based on a review of previous 
SEA/SA scores, to ensure the changes approved by Full Council are the most 
appropriate strategy considered against reasonable alternatives. 
 

14. Building on paragraphs 67 – 68 above, Section H addresses the issues associated 
with AGLV (Policy EN2A). 
 

15. In breach of the SEA Regs and SEA Directive, the following likely significant effects 
on the environment have not been adequately assessed in relation to Policy DA2: 

a) Impact on designated wildlife sites, including County Wildlife Sites 

b) Impact on flood risk and water quality 

c) Loss of best and most versatile agricultural land 

d) Cumulative impact on European designated sites 

 
16. As outlined above: 
 

(a) Due to the failure to identify reasonable alternatives, particularly at the strategic 
spatial level, the Council's assessment of the likely significant effects of the 
reasonable alternative is inadequate and in breach of the SEA Regs and SEA 
Directive; 

 
(b) The Council has failed to properly and adequately assess the likely significant 

effects results from transport of its strategic spatial planning, particularly 
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regarding the benefits and less adverse effects of public transport resulting from 
reasonable alternatives. 

 
2) Last, SPL are also of the view that the Proposed Local Plan policies DA1 and DA2 

are irrational and unlawful in light of the SA/SEAs (at the Preferred Options Core 
Strategy and Proposed Local Plan stages). 
 

21. As mentioned above, SPL are of the view that the Proposed Local Plan and its 
SEA/SA are unlawful due to breach of the SEA Regs and SEA Directive for the 
reasons set out above including in terms of its approach to outlining the reasons for 
selecting the reasonable alternatives. No explanation for selecting the reasonable 
alternatives allocated in the Proposed Local Plan against sites proposed in the 
Preferred Options is included in the Report and for rejecting the higher scoring 
options. This is in breach of the SEA Regs and SEA Directive and was recently 
addressed in the case of Save Historic Newmarket Ltd & Ors v Forest Heath District 
Council & Ors [2011] EWHC 606 (Admin) and Heard v Broadland DC [2012] EWHC 
344 (Admin). 
 

22. The challenge to the SA by the appellant was upheld by the Judges in both cases 
with the proposed plans being quashed.  
 

23. The breaches of UK and EU strategic environmental assessment law are significant 
in this instance given that the higher score for the Preferred Options Core Strategy 
alternative, but in any event such a breach is fatal whether or not the omission could 
in fact make any difference (Save Historic Newmarket Ltd at para 7). 
 

24. SPL strongly urge the Council and the Inspector to review the legality of the SEA/SA 
prepared by the Council, to avoid the Inspector having to direct the Council to 
withdraw the Proposed Local Plan or it being legally challenged and quashed at the 
appropriate time following the EiP. Failings in the SEA/SA process have wider 
implications for the whole plan-making process and the evidence prepared in support 
it. For example, re-assessment of the strategic options and the reasonable 
alternatives will require further review of the supporting Appropriate Assessment, 
transport assessment and other forms of environmental assessment.  
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D. Policy Review - Proposed Local Plan 

1. Sections E to K review the strategic and site specific policies of the Proposed Local 
Plan. These are grouped by Chapter headings as set out in the Proposed Local Plan. 
SPL objects to all, or elements of the following policies: 

 

a) Policy S3. Land for Business, General Industry and Storage and Distribution 

b) Policy S4. Land for New Homes 

c) Policy S17. Dawlish 

d) Policy S21A. Settlement Limits 

e) Policy EC2. Loss of Employment Sites 

f) Policy WE1. Housing Plan, Monitor and Manage  

g) Policy WE7. Custom Built Dwellings 

h) Policy EN2A. Landscape Protection and Enhancement  

i) Policy DA1. South of Shutterton Lane 

j) Policy DA2. North West Secmaton Lane  

k) Policy KS6. Penns Mount 

2. Where necessary, suggested text changes to these policies and relevant supporting 
text are included in Section M. 
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E. Strategic Policies (S) 

Policy S3 
1. Policy S3 (Land for Business, General Industry and Storage and Distribution) states 

that the Local Plan will allocate sufficient land for the development of about 3ha of 
business, industrial and warehousing sites per year, promote a range of scales and 
types of economic development land and ensure a deliverable supply of 15ha of land 
for business, industrial and warehousing uses at any one time. 

 

2. SPL support the principle of this policy to generate employment opportunities for the 
district economy. 
 

3. The NPPF (para 20) clearly requires Councils to plan proactively to meet the 
development needs of businesses and support an economy fit for the 21st century. It 
requires (para 21) Councils to set criteria or identify strategic sites for local or inward 
investment. 

 

4. Equally, the NPPF (para 22) also states that planning policies should avoid the long 
term protection of sites allocated for employment where there is no reasonable 
prospect of a site being used for that purpose. Further, it states that where there is no 
reasonable prospect of a site being used for the allocated employment use, 
applications for alternative uses of land or buildings should be treated on their merits. 
Policy S3 does not take this need for flexibility into consideration.  

 

5. SPL suggest that Policy S3, as drafted, is not ‘consistent with national policy’. 

 

6. Suggested text changes to Policy S3 are included in Section M. Policy S3 must be 
redrafted to reflect the requirements of paragraph 22 of the NPPF, to ensure that 
Policy S3 avoids the long term protection of sites allocated for employment use 
where there is no reasonable prospect of them coming forward.  

 

7. In addition to the above, Policy S3 also neglects to explicitly consider the viability 
issues associated with bringing forward employment sites. Development values and 
returns on investment in new employment sites, particularly in Teignbridge and 
outside of the main urban areas, are commonly low and require a mixture of uses, 
such retail or residential development to cross subsidise delivery. Policy S3 fails to 
reflect this important consideration and has the potential to undermine the 
deliverability of the Proposed Local Plan and its overarching objective of creating a 
‘prosperous economy’. This issue is reinforced in the decision by Officers in relation 
to planning application 12/02281/MAJ (South of Shutterton Lane). In making his 
recommendation for approval, the Service Manager stated that it would be ‘extremely 
difficult to deliver 3ha of employment land on this site with no other development to 
pump prime it…’. Accordingly the Service Manager resolved to recommend approval 
for the development of the site for residential development. 

 

8.  In general, and in particular in the current economic climate it is financially difficult to 
bring forward employment sites in areas that are not of high demand as standalone 
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schemes.  It is clear that in Dawlish, Officers have recognised this and recommended 
a practical approach of a large mixed use allocation at Secmaton Lane (see Draft 
Submission Local Plan) where the benefits of cross funding between residential 
development and employment development make it more likely that the employment 
element is deliverable. A similar view was expressed by the Council's Service 
Manager in his advice to the Executive Committee meeting on 13 September 2012 
regarding the Proposed Local Plan policies DA1 and DA2. 
 

9. In order to be ‘effective’, changes to this policy are required as set out in Section M.  

Policy S4 
10. Policy S4 (Land for New Homes) states that sufficient land will be made available to 

increase the rate of new house building to 640 dwellings per year by 2016 and to 
maintain this rate thereafter to 2033 (an average of 620 new dwellings per year over 
the plan period). Paragraph 2.13 states that this will be sufficient to meet the overall 
need of 12,400 dwellings over the plan period. 
 

11. This trajectory incorporates a significant reduction introduced by the Full Council's 
decision on 21 September 2012 into the Proposed Local Plan, down from 14,080 
dwellings in the Preferred Options Core Strategy (Policy S4 and supporting text). SPL 
objects to this reduction of 1,680 homes.  

 
12. The Proposed Local Plan has also not been updated in light of the latest SEA/SA. In 

particular, the selection strategy option on page 39 indicates that the proportion of 
housing in Dawlish is to be 12% of the overall new housing, rather than 10%. Policy 
S4 needs to be updated accordingly. 
 

13. SPL’s objections in relation to Policy S4 relate to six main issues: 

a) The assessment of the overall housing requirement for both market and affordable 
housing in both Teignbridge and Dawlish; 

b) The deliverability of the overall housing requirement; 

c) The reason and implications of phasing the housing trajectory; 

d) The evidence base and justification for the distribution of housing (%) across the 
district; 

e) The consequences of failing to properly identify an objectively assessed housing 
land requirement and the consequences for site allocations across the Proposed 
Local Plan;  

f) The implication of the above points in relation to the SEA/SA. 

14. First, SPL has undertaken an independent assessment of the overall housing 
requirement for Teignbridge following a review of the 2010 Strategic Housing Market 
Assessment (SHMA) and the 2012 SHMA Update. Following this review SPL has 
serious concerns in relation to the robustness of the assessment and subsequently 
the soundness of Policy S4. 

15. The 2012 SHMA acknowledges there can be significant differences in ONS 
population projections from publication to publication. The 2010-based population 
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projections are much lower than the 2008-based projections because there is much 
lower net in-migration, a function of the economic downturn and the fact that the 2010 
projections are the first projections to truly reflect the scale of the downturn, which is 
much deeper than was first considered likely to be, particularly back when the 2008-
based projections were published.  
 

16. The question is whether it is a sound approach (i.e. a positively prepared approach 
and the most appropriate strategy when considered against the reasonable 
alternatives) on this basis for a 20-year period to 2033 when it is reasonable to 
assume that we will not be in such a downturn for anything like the full plan period?  

 

17. Paragraph 159 of the NPPF notes that "The SHMA should identify the scale and mix 
of housing and the range of tenures that the local population is likely to need over 
the plan period…" [emphasis added]. Rather than looking at the likely need "over 
the plan period", the approach and conclusions adopted by the Council in its 
Proposed Local Plan is a reaction to what is likely to be an evidential short term 
change and, therefore, is fundamentally flawed, unsound and contrary to national 
policy in the NPPF. 
 

18. What the ONS population projections do not do is suggest that the impact of the 
economic cycle is necessarily expected to be reflected at any individual point in the 
future. In other words, it does not suggest a change in population as a consequence 
of an economic boom or recession, it simply shows a linear rate of annual change. By 
contrast, the 2012 SHMA considers that population may fall as a result of the current 
economic situation. The relevant point here is that it is important to consider change 
over the whole plan period, as the ONS population projections do. If one plans for a 
20-year period on the basis of any short term influences such as the current 
economic downturn, it will have a disproportionate impact on the overall requirement. 

 
19. Even if one accepts the recommendations in the 2012 SHMA Update, it must be 

remembered that this is only a recommendation for the next five years. The 
remaining 15 years of the plan period will have a potentially differing requirement and 
so to just roll forward the 2012 SHMA results over the whole plan period is effectively 
suggesting that the current economic downturn will last for the whole of that 20-year 
period.  
 

20. Whilst it is appreciated that the projections take into account an expected upturn 
during the period, the scale of the difference from the 2008 version is substantial and 
directly reflecting this in the TDC housing requirement which has resulted in a 12% 
decrease in the number of houses to be built. Such an approach is flawed and 
unsound when taking into consideration the factors that have led the SHMA to this 
conclusion and in rolling forward the results of that SHMA over the whole of a 20-year 
period. 
 

21. There is the also the suggestion that the differences in in-migration could be as much 
a function of supply side factors as demand. Paragraph 42 states that part of the 
cause could be low housing completions. Indeed, paragraph 38 acknowledges that 
recent moves to Torbay from Teignbridge have been due to housing pressures in 
Teignbridge. 
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22. Paragraph 67 then looks at a scenario where supply issues are resolved through 
higher levels of house building and concludes that a stronger housing market in 
future will see in-migration increasing.  
 

23. Another factor which has not been taken on board is that, as is stated at paragraph 
55 of the 2012 SHMA, a change in net person migration does not convert simply to a 
change in household migration…”and this must be considered when modelling future 
housing requirements.” The changes in the Proposed Local Plan fail to do this. 
 

24. The 2012 SHMA Update is intended as an evidence base document to feed into the 
overall housing requirements. As it acknowledges, the SHMA update was produced 
at a time of uncertainty in planning policy following the 2010 General Election. As is 
noted at paragraph 78: 
 

a) “On this basis, it is important that the housing requirements of Teignbridge are 
understood in the context of other local authority plans in the area.” 
 

25. The emerging housing figures it uses for Teignbridge district are 740 dwellings per 
annum (dpa), fully 120dpa above that proposed in the Proposed Local Plan. Even 
then, the SHMA acknowledges that in terms of the housing needs identified: 
 

a) “…the potential dwelling delivery targets in the Exeter and Torbay sub-regions sum 
to a figure which is close to the identified total requirement. However, while the 
figure is close to the total requirement, it is below it and does not appear to include 
any flexibility as advocated by NPPF.” 
 

26. Therefore, to reduce the housing requirements by 120dpa for Teignbridge district has 
no justification on a sub-regional basis and will have an effect of further reducing 
what is already seen as an acknowledged lack of flexibility. This is contrary to the 
NPPF.  
 

27. For the reasons above, SPL consider the change in housing requirements as set out 
in the Proposed Local Plan to be fundamentally flawed and unsound. 
 

28. It is also important to consider that the SHMA is not just for Teignbridge. Whilst 
individual authority reports have been produced, the housing market area also 
includes Exeter and Torbay. When looking at the equivalent SHMA updates for 
Exeter and Torbay, both of these have hardly changed, whilst Teignbridge’s has 
changed substantially. Whilst the updates for the other two authorities were 
undertaken slightly earlier than the equivalent for Teignbridge, the difference is not 
adequately explained. It is our opinion that this is because Teignbridge’s lack of 
housing delivery over a sustained period of time has limited the availability of housing 
to in-migrants, which is then exacerbated in a recession when lower population 
projections are a result. Meanwhile, these in-migrants have had to access housing in 
Exeter or Torbay instead, resulting in a different profile. 
 

29. SPL’s independent assessment of the overall housing requirement for Teignbridge 
suggests a need closely reflecting the Preferred Options Core Strategy of 14,080 
dwellings. Even if one fully accepted the results of the 2012 SHMA Update and 
applied these for the first five years of the plan period (3,101 dwellings), it would be 
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appropriate to then apply the results of the 2010 SHMA for the remaining 15 years 
(3,674 dwellings for each five-year period), i.e. reflecting a higher level of need once 
the effects of the economic downturn have largely ended. This would then result in a 
total requirement of 14,123 dwellings, broadly the same requirement as proposed in 
the Preferred Options document. Section M provides more detail on proposed 
changes to Policy S4. 

 

30. Second, and in relation to 5 year land supply, paragraph 2.15 of the Proposed Local 
Plan identifies that ‘Teignbridge must ensure that the 5 year land supply provides 
capacity to deliver an additional 20% above requirement’. This is due to an 
acknowledged under supply of housing. In response to this, paragraph 2.15 explains 
that several (unidentified) allocations in the Proposed Local Plan are available for 
early delivery, including some which currently have outline planning permission. It is 
unclear how this statement meets the 5 year need or the need to deliver an additional 
20% above requirement. SPL object on this point and request clarity on this matter.  

 

31. It is also unclear which allocations within the Local Plan already have planning 
consent or are available for early delivery. SPL are aware that planning consent was 
granted, subject to S106, for the land allocated in Policy KS6 (Penns Mount) for 
example, however no reference to this is included in Policy KS6.  

 

32. Accordingly SPL request that sites with planning consent should be clearly identified 
within the Proposed Local Plan and include the date at which the original consent 
was granted.  In relation to sites with planning permission and whether they should 
be considered deliverable for the purposes of 5 year land supply, Footnote 11 of the 
NPPF states: 

 

a) ‘Sites with planning permission should be considered deliverable until permission 
expires, unless there is clear evidence that schemes will not be implemented within 
five years, for example they will not be viable, there is no longer a demand for the 
type of units or sites have long term phasing’.  

 

33. Recording the date of consent against policies which allocate the respective land for 
development will provide transparency and assist in the monitoring of housing 
delivery. It will also assist with the preparation of the 5 year land supply (sites which 
need to be deliverable) as part of the Annual Monitoring Report process. 
 

34. The Proposed Local Plan does not propose a trajectory for site allocations so it is not 
possible to be clear on when each sites are planned to come forward, or be delivered 
early in the plan period. However, the Strategic Housing Land Availability 
Assessment (SHLAA) suggests that none of the parcels of land which make up any 
of the major allocations (NA1, NA2, NA3, SWE1, DA2) are capable of coming forward 
in the first five years of the plan period. Indeed, when examining the major allocations 
in the Proposed Local Plan, it is clear that the reason for this is that all the sites 
require major infrastructure to be delivered in order to support any housing 
development. This is shown in Table 2 below: 
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Table 2 

Site 
No. of 
dwellings 

Delivery issues Infrastructure requirements 

NA1: 
Houghton 
Barton 

1,800 

Has to come 
forward in small 
parcels because 
of, amongst other 
things, complex 
land ownerships 

- SHLAA – “The Panel recognise 
that the site is likely to be highly 
constrained by infrastructure 
and affordable housing 
requirements” (site 010103). 

- Sizeable new road 
infrastructure connecting A282 
and A283 early on in 
development programme.  

- A new primary school. 

NA2:  
Whitehill 

450 
Has to come 
forward in small 
parcels 

- SHLAA – “infrastructure costs 
likely to be high” (site 010125). 

- Changes to road layouts 
needed. 

NA3: 
Wolborough 

1,500 

Has to come 
forward in small 
parcels because 
of, amongst other 
things, complex 
land ownerships 

- SHLAA – “The Panel have 
expressed varying degrees of 
concern relating to the 
achievability of this site, these 
largely relate to uncertainty 
over the delivery of the 
Kingskerswell bypass and other 
infrastructure” (site 010110). 

- Sizeable new road 
infrastructure connecting A380 
and A381 early on in 
development programme.  

- A new primary school. 

SWE1:  
South West 
of Exeter 
Urban 
Extension 

2,000  

- Major road improvements, 
including enhancements to the 
A379 and remodelling of the 
A379/B3123 junction. 

- Major enhancements to public 
transport routes and access to 
a new rail halt. 

DA2: 
North West 
Secmaton 
Lane 

860 

Has to come 
forward in small 
parcels because 
of, amongst other 
things, complex 
land ownerships. 
But needs a 
masterplan first 
and then 
agreement on 
which parcels 
should come 
forward, and 
when. 

- SHLAA – “needs substantial 
investment in bus services” 
(site 020104). 

- SHLAA – “Cost of off site works 
would be prohibitive to viable 
development” (site 020117). 

- SHLAA – “Major infrastructure 
needed. Access and viability 
are issues” (site 020122). 

 

35. Table 2 shows that all of the five largest strategic allocations – accounting for 6,610 
units, or 53% of the total housing requirement - have delivery issues and require 
significant strategic infrastructure in order to accommodate new housing 
development. Several of the sites are in multiple ownership and on these sites, it is 
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accepted that they will have to come forward in smaller parcels. This will serve to 
further slowdown delivery as each site will come forward in a phased approach.  
 

36. There is therefore little prospect of bringing forward any of the major allocations 
proposed in the Proposed Local Plan early, such that they can contribute towards 
addressing the shortfall in five-year housing supply. In order to provide a 5 year 
supply of deliverable sites, land allocated for housing must be significantly higher and 
must include sites that are deliverable. 
 

37. Third, SPL object to the phasing of Policy S4. The Proposed Local Plan has a 
housing trajectory which seeks to step up performance over the first three years of 
the plan period. In the first year, 2013/14, it expects to deliver 400 dwellings, some 
220 dwellings below the average required over the plan period. Yet in not one of the 
past five years has Teignbridge delivered 400 dwellings. In fact, its average delivery 
over the past five years has been just 331 dwellings. Therefore, even the lowest 
single year of housing requirements appears ambitious with the current strategy. 
 

38. The same issue applies to the provision of affordable housing. The SHMA 2012 
Update states at paragraph 69 that, of the overall 5-year requirement, 41% should be 
affordable units. This breaks down as 8% intermediate tenure and 33% social 
housing. In total, it equates to a need for 1,300 units over the next 5 years, an 
average of 260 affordable units per year.  
 

39. Over the past 11 years, Teignbridge has delivered an average of 374 units, both 
market and affordable housing. Therefore, if this average was maintained, the 
affordable housing requirement would have to be 70% of all housing delivered. 
However, what was actually delivered over the 10-year period 2001/02 to 2010/11 
was just 588 dwellings, an annual average of 59 dwellings, or just 16% of the total. 
 

40. This points to need to significantly boost the overall supply of housing so that the 
required levels of affordable housing can be delivered. 
 

41. What this low level of past delivery also means is that, over the period since 2001, 
the affordable housing position has worsened substantially. The affordable housing 
requirement across Teignbridge over that time has been different by location. The 
Teignbridge Affordable Housing Supplementary Planning Document (SPD), adopted 
in December 2010, requires a range of between 25% and 40%, depending on the 
location in the district (Kingskerswell, Kingsteighton, Newton Abbott and Ogwell 
parishes – 40% affordable housing; Dawlish and Teignmouth parishes – 30% 
affordable housing; All other parishes – 25% affordable housing). If one assumes that 
a district-wide average of 30% affordable housing has been required since 2001, then 
by 2010/11, this would represent just over a 900-unit shortfall in housing provision 
against the assumed target. 
 

42. Paragraph 47 of the NPPF makes clear that, "To boost significantly the supply of 
housing, local planning authorities should…use their evidence base to ensure that 
their Local Plan meets the full, objectively assessed needs for market and 
affordable housing in the housing market area…" [our emphasis] 
 

43. Therefore, the housing requirement for Teignbridge in the draft Local Plan must 
reflect the fact that there is a significant backlog of affordable housing which must be 
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planned for. It fails to do this so has therefore not been positively prepared to fully 
reflect needs. 

 

44. Despite obvious past failings of the Council to deliver housing, there is no justification 
to reduce the immediate housing trajectory to seemingly make it ‘easier’ to achieve 
their policy objectives (by significantly reducing the trajectory) and maintain a ‘false’ 
five year land supply which doesn’t reflect the overall housing requirement for the 
plan period. The answer is to allocate more specific deliverable sites to meeting the 
housing requirement. 

 

45. Fourth, SPL query the distribution of homes between settlements. Paragraph 2.17 of 
the Proposed Local Plan sets out factors affecting the distribution. Section 2.18 states 
the ‘distribution of housing need has also been assessed, and generally supports the 
concentration’. This evidence is not submitted in support of the Proposed Local Plan. 
Paragraph 2.18 also states that existing (affordable) housing need is concentrated in 
the identified settlements. It states that in November 2011 there were 398 families (it 
is assumed the figure relates to families based on previous discussions with the 
Council, although is unclear) registered with Devon Home Choice. In October 2012 
this figure was understood to be 488. Based on this data, housing need has 
increased by almost 25% in just 13 months. Paired with the failings identified by SPL 
in the Council’s overall assessment of housing need SPL has serious concerns in 
relation to the robustness of the distribution of homes across the district and in 
particular in relation to Dawlish which has seen such a significant increase in housing 
need. 
 

46. Fifth, and building on point 4 above, SPL has serious concerns in relation to the 
consequences of the Council failing to properly identify an objectively assessed 
housing land requirement for site allocations across the Proposed Local Plan. Before 
the Proposed Local Plan can be progressed to EiP further work must be undertaken 
by the Council to fully assess the implications of this.  
 

47. Sixth and last, the implications of the above issues are not assessed by the Proposed 
Local Plan SEA/SA. This is a significant breach of the SEA Regs and the SEA 
Directive. 

Policy S17 
48. Policy S17 (Dawlish) sets out the strategic policies for Dawlish. It states that the 

Proposed Local Plan will ‘allocate land for at least 900 new homes’. Policy S4 states 
that Dawlish will deliver ‘about 10%’, but this should be about 12% of the overall 
housing requirement as discussed under policy S4. Additionally the overall number of 
further new dwellings for Teignbridge should increase to 14,080 as discussed above.  
 

49. Policy S17 currently states that it will ‘allocate land with capacity for at least 900 new 
homes’. SPL assume that this means new homes, but not those already committed 
(hence the term ‘allocate’). On this basis, 12% of the overall housing requirement 
(excluding committed development) equates to approximately 1300 new homes for 
Dawlish. The basis for this calculation is set out below: 
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12% of 14,1001 dwellings = approximately 1,700 dwellings 

1,700 dwellings minus committed development in Dawlish (understood to be about 
400 dwellings) = 1,300 dwellings to be allocated. 

  
50. Following this calculation it is clear that the basis for 900 dwellings is unsound. Of 

equal concern, it reinforces SPL’s argument that the overall housing requirement in 
Dawlish is based on the ‘vote’ on housing numbers undertaken by the Dawlish 
Neighbourhood Planning Steering Group, as discussed in Section B, which is a 
fundamental flaw in the plan-making process.  
  

51. SPL set out above concerns in relation to the soundness of Policy S4 and the basis 
for assessing overall housing need. Consequently, Policy S17 is also unsound on the 
basis that it proposes a housing requirement that is not based on a positively 
prepared SHMA. SPL therefore object to Policy S17. 
 

52. Paragraphs 12 – 17 (Section B) of these written representations clearly set out SPL’s 
concerns in relation to the objective assessment of housing need for Dawlish. No 
evidence is provided to justify the figure of 900 new homes. In particular, paragraphs 
35 and 36 explain how the figure of 900 new homes originated from the 
neighbourhood planning process. SPL is extremely concerned by the merits of this 
method of plan-making and the consequences of this for Dawlish. Essentially it 
means that Dawlish will not meet its objectively assessed housing requirement. This 
renders Policy S17 unsound.  
 

53. Part K of Policy S17 seeks to ‘maintain the physical separation between Teignmouth, 
Holcombe, Dawlish Warren and Dawlish’. The addition of Dawlish Warren to this 
policy follows recommendations of the O&S Committee and approval by Full Council. 
Again, no evidence existed for the change and none is provided to support this policy. 
Neither is there any evidence provided that a separation does actually exist. Clarity 
as to how this policy will be implemented by decision makers is required in 
accordance with paragraph 154 of the NPPF.  
 

54. The principle of maintaining a "purported" gap is unsound and an irrational planning 
policy. The O&S Committee minutes (19/9/12) record that Council's Service Lead 
disputed that there was a physical separation between Dawlish and Dawlish Warren.  

 

55. The introduction of a physical separation between Dawlish and Dawlish Warren 
originated from the neighbourhood planning process. 
 

56. The Dawlish Neighbourhood Plan Examiner Report explains that the main reason for 
the decision by the Neighbourhood Plan Steering Group to put forward a proposal in 
the Neighbourhood Plan (which is similar to the one now promoted in the Proposed 
Local Plan, policy DA1) was the belief that an open break needs to be maintained 
between Dawlish and Dawlish Warren. No objective evidence was provided to 
support this rationale and the Examiner concluded that there is little basis in past 

                                                 
1 The overall housing requirement identified by SPL’s independent assessment, which closely 

reflects the requirement of 14,080 set out in the Preferred Options Core Strategy. 
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policy or recent planning decisions to support this approach (para. 3.10, Examiner's 
Report).  

 

57. The consequence of the Full Council’s decision to propose a gap between Dawlish 
and Dawlish Warren, and once again, push through the failed, unsound proposals of 
the Examination Version Dawlish Neighbourhood Plan, is to increase the area of land 
allocated to Policy DA2. This results in an additional 5ha of County Wildlife Site being 
allocated for residential development.  
 

58. The Preferred Options Core Strategy SEA/SA (August 2012, p.137) also stated: 

 

a) "Natural Environment:- There may be some impact on cirl bunting territory, but 
compensation is included in the plan. The landscape impact is minimal as a result of 
topography and nearby development. Potential for increased visitor pressure on 
nearby internationally important wildlife sites at Dawlish Warren (Special Area of 
Conservation) and the Exe Estuary (Special Protection Area and RAMSAR) which 
will be mitigated through the proposed Dawlish Warren Coastal Park." [Emphasis 
added] 

b) "Overall:- The site has minimal environmental impact and brings forward housing in a 
location with good public transport access and within walking distance of employment 
and shops." 

59. Paragraph 11.25 might provide the necessary clarity, although it remains to be seen if 
this is the case. It states that ‘through Policy EN2 Undeveloped Coast is defined 
between Dawlish, Holcombe and Teignmouth. Undeveloped Coast designation 
affords significant protection to open land between these settlements’. Based on the 
areas of land designated on the proposals map as ‘Undeveloped Coast’ (light blue in 
colour), this area would appear to be what is referred to in Part K of Policy S17. If this 
is the case, the addition of Part K to Policy S17 is redundant as the matter of 
settlement separation is already addressed by Policy EN2 and demonstrates the 
eastern part of the South of Shutterton Lane site is not needed to maintain the gap. If 
this is not the case, the Council need to provide greater clarity, clearly define these 
areas on the Proposals Map and importantly undertake an assessment of the 
implications of this amendment to the Draft Submission Local Plan. 

Policy S21A 
60. Policy S21A (Settlement Limits) is yet another policy in the Proposed Local Plan that 

has been amended following review by Full Council to remove the residential 
allocation on the land south of Shutterton Lane. SPL’s concerns related with the 
arbitrary removal of this allocation from the Proposed Local Plan and its implications 
for the wider plan and how these have been assessed by the SEA/SA are addressed 
throughout these written representations.  

 

61. SPL’s objections to Policy DA1 and suggested modifications to it, in accordance with 
the Draft Submission Local Plan would result in the settlement boundary of Dawlish 
being amended. SPL therefore object to Policy S21A.  

 

62. With the principle of development being established through previous iterations of the 
Local Plan, and having undergone previous iterations of SEA/SA, no reasoned 
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evidence has been provided to amend the settlement boundary of Dawlish. 
Amending Policy DA1 in accordance with the Draft Submission Local Plan will result 
in a defined settlement boundary to the north of Dawlish. As described in Paragraph 
129 below, the land south of Shutterton Lane is an established part of the urban 
fabric, surrounded by the recent construction of Sainsbury’s to the south and the 
Barratt ‘Sand Piper’ development to the east. There is no rational explanation for the 
settlement boundary as currently proposed. 

Proposals Map 
63. In light of the above-mentioned objections, SPL object to the Proposals Map and 

request that it be amended in respect of the South of Shutterton Lane site and the 
North West Secmaton Way site to reflect the map accompanying the Draft 
Submission Local Plan for the site (but amended so it makes clear that the site is 
allocated for residential with no employment). 

Conclusion – Section D 
64. In conclusion, and based on the arguments set out above, it is evident that the 

Proposed Local Plan and supporting evidence including the SEA/SA are unsound 
and unlawful and further work must be undertaken by the Council before the 
Proposed Local Plan can be considered for examination before an Inspector to avoid 
the Inspector directing the Council to withdraw the Proposed Local Plan and it being 
subject to legal challenge at the appropriate time. In its current form, the Proposed 
Local Plan is unsound. 
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F. Prosperous Economy (EC)  

1. SPL support the principle of Policy EC1 (Business Development) to support job 
creation.  

 

2. SPL object to Policy EC2 (Loss of Employment Sites). Paragraphs 77 to 85 of these 
written representations set out SPL’s objections to Policy S3 (Land for Business, 
General Industry and Storage and Distribution). These objections are equally valid to 
Policy EC2. Policy EC2 seeks to protect the use of employment sites unless the use 
‘is causing a significant problem which cannot be resolved’ or ‘the proposed 
replacement use has significant benefits which outweigh the loss of employment’. 

 

3. Paragraph 3.3 of the Proposed Local Plan states that any proposal involving the loss 
of employment land, including that which is allocated, would have to be justified 
strongly in the context of the high importance of retaining and expanding the local 
economy and creation of jobs. This supporting text is in direct conflict with the NPPF 
(paragraph 22) which states that planning policies should avoid the long term 
protection of sites allocated for employment where there is no reasonable prospect of 
a site being used for that purpose. It also states that where there is no reasonable 
prospect of a site being used for the allocated employment use, applications for 
alternative uses of land or buildings should be treated on their merits. 

 

4. The current drafting of Policy EC2 does not provide adequate flexibility in line with 
national policy, and strongly suggests that the Council will not release employment 
sites unless they meet the criteria set by the policy. Paragraph 154 of the NPPF 
states that only policies that provide a clear indication of how a decision maker 
should react to a development proposal should be included in the plan. Policy EC2 
does not provide a ‘clear indication’. The policy is therefore unsound and also 
misleading of policy makers to suggest such criteria is the only basis for developing 
employment sites, when national policy dictates otherwise. 
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G. Wellbeing (WE) 

1. Chapter Four (Wellbeing) of the Proposed Local Plan sets out detailed policies in 
relation to housing, building on Policy S4 described above. Policy WE1 (Housing 
Plan, Monitor and Manage) states that where total housing or affordable housing 
completions are more than two years behind the trajectory and there is continued 
evidence of housing need, the Council will take action to encourage the development 
of additional dwellings in strategically appropriate locations. SPL welcome this 
approach, however, on the basis that Policy S4 is unsound (see above) and Policy 
WE1 seeks to deliver Policy S4, SPL therefore also object to Policy WE1. 

 

2. Policy WE7 (Custom Build Dwellings) states that residential developers will supply at 
least 5% of dwelling plots for sale to custom builders on sites of more than  20 
dwellings. SPL object to Policy WE7. It is unclear what evidence has been prepared 
by the Council to support the viability of this policy. Paragraph 4.22 of the Proposed 
Local Plan states ‘a leading agent has provided figures…’ which support the demand 
for custom build housing. SPL require further clarity on the robustness of this 
approach in formulating policy. 
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H. Quality Environment (EN)  

1. Policy EN2A (Landscape Protection and Enhancement) seeks to protect and 
enhance the plan area’s landscape. In relation to the land south of Shutterton Lane, 
Policy EN2A designates the eastern land parcel of the development site as an Area 
of Great Landscape Value (AGLV). This is identified on the Proposals Map. 

 

2. In support of Policy EN2A, Paragraph 5.5 of the Proposed Local Plan states: 

 

a) ‘The landscape of the district will be protected for its intrinsic character and beauty, 
for its natural, historic and cultural interest and for its benefits to thriving agriculture, 
tourism and rural communities. Opportunities for restoring landscape quality will be 
taken where these are compatible with biodiversity and historic interests’. 

 

3. Paragraph 5.6 also explains that sites of AGLV are recognised locally for their high 
scenic quality and sensitivity.  

 

4. The designation of the eastern land parcel as AGLV is unsound. There is no 
evidence to support that it meets the criteria set out paragraphs 5.5 and 5.6 of the 
Proposed Local Plan. The following paragraphs support this conclusion. 

 

5. The land south of Shutterton Lane, including both the eastern and western land 
parcels was allocated for residential development in the Preferred Options Core 
Strategy and the Draft Submission Local Plan. As discussed in paragraph in 67 to 68 
of Section C, the relevant SEA/SA assessed these proposals as having ‘minimal 
landscape impact’ as a result of topography and nearby development. The principle 
of development on this site was therefore established by Officers, following a review 
of evidence before them. No concerns were identified by Officers that this site should 
not be developed and at no point have Officers suggested the site merits being 
designated as AGLV. The designation of this land area as AGLV followed review of 
the Draft Submission Local Plan by Full Council and once again leads SPL to 
question the evidence base on which decisions were made by Full Council. It is 
evident that they neither had regard to the existing evidence base or presented 
alternative evidence to substantiate this designation. 

 

6. As noted, an outline planning application (12/02281/MAJ) was submitted for the 
residential development on the land south of Shutterton Lane. This application was 
recommended for approval by Officers. A landscape impact assessment and 
illustrative landscape strategy was submitted in support of the planning application. 
Paragraph 3.93 of the Service Manager’s Committee Report states: 

 

a) ‘Any argument regarding the Countryside/AGLV issues would be difficult to defend 
give that the emerging Local Plan contains Policy DA1 which identifies the western 
parcel of this site for development despite its [existing] countryside and AGLV 
designation. In addition the Council’s own landscape Officer has not objected t the 
development of this site. It also cannot be ignored that the entire application site was 
included in the Council’s Preferred Options Local Plan’.  
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7. The Service Manager’s comments provide further justification that the AGLV 
designation is unsound. He concludes that the application is sustainable and that 
there are no justifiable reasons to withhold permission. 

 

8. In addition to evidence set out in previous versions of the SEA/SA and the Service 
Manager’s Committee report described above, this issue was also addressed by the 
Independent Examiner in relation to the Examination Version Dawlish Neighbourhood 
Plan. In response to the Parish Council’s proposal to create an open break between 
Dawlish and Dawlish Warren (which they claim are two separate settlements) the 
Examiner states that ‘there is little basis in past policy or recent planning decisions to 
support this approach’. 

 

9. Last, it is worth considering the physical context of the area proposed as AGLV. The 
eastern land parcel is an isolated area of private agricultural land put to pasture some 
years ago. To the east, residential uses abut the site boundary (Sherwells Close). To 
the south, the landscape is dominated by the recently constructed Sainsbury’s 
Superstore, Shutterton Industrial Estate, the recently consented employment units 
(Millwood) and Caravan Park. Shutterton Lane is directly to the north of the eastern 
parcel cutting the land off from the countryside beyond. A number of homes are also 
located to the north of Shutterton Lane. The area directly to the west is allocated in 
the Proposed Local Plan (Policy DA1) for employment use. The site has no historic, 
tourism or cultural value and is accepted by Officers that it is too small to 
accommodate any meaningful agricultural uses. The Environmental Impact 
Assessment submitted in support of the application concluded that development of 
the site was acceptable. 

 

10. These assessments of landscape impact confirm that the impact of development on 
the land south of Shutterton Lane is both acceptable and sustainable. Moreover the 
principle of development is supported by Officers in the Draft Submission Local Plan 
and also by landscape Officers in the assessment of the related planning application 
which was recommended for approval. Previous SEA/SA’s do not support such 
policies and demonstrates the lack of justification for this policy based on the 
available, proportionate evidence base.  

 

11. SPL therefore object to the designation of this site as AGLV and request it is removed 
from the Proposals Map. 
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I. Dawlish - Policy DA1 (South of Shutterton 
Lane) 

1. SPL object to Policy DA1. The policy is not positively prepared, it is not justified, it is 
not effective and is inconsistent with national policy. 

 

2. For a commentary of the plan making process in relation to Policy DA1 please read 
Section B of these written representations. 

 

3. SPL support the redrafting of Policy DA1 in accordance with the Draft Submission 
Local Plan published in September 2012 and the outline planning application 
submitted in July 2012 by SPL (12/02281/MAJ), which was recommended for 
approval by Officers.  

 

4. The reasons for allocating the land south of Shutterton Lane for residential 
development, in accordance with the Draft Submission Local Plan are set out below. 
These include: 

 

a) Principle of Development - this has been established by planning application 
12/02281/MAJ, recommended for approval by Officers; 

b) Appropriateness of the site – the Council’s evidence base identifies the site as a 
deliverable housing site; the Independent Examiner of the Dawlish Neighbourhood 
Plan identified the whole site as appropriate for development. 

c) SEA/SA – following a review of the Council’s SEA/SA process inclusion of the site 
in the Proposed Local Plan will produce the most appropriate strategy when 
compared against reasonable alternatives. 

d) Early Delivery - the site is ‘oven ready’ and can be delivered early in the plan 
period; 

e) Delivery of Affordable Housing - the development will meet almost a quarter of 
the existing affordable housing need in Dawlish; 

f) Lack of 5 Year Land Supply -  the site will help deliver the Council’s five year land 
supply; 

g) Inconsistency with National Policy – In its current form, Policy DA1 is not 
deliverable. 

I1. Principle of Development 
5. The principle of development for residential development of the entire site has been 

established by Council Officers. As stated above, SPL has submitted an outline 
planning application in respect of the site which was recommended for approval by 
Officers. 

 

6. A selection of relevant planning application drawings is included in Appendix A for 
reference.  A copy of the Service Manager’s Committee Report in respect of the 
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application is included in Appendix B. This provides a summary of the application and 
the merits of the proposals. Paragraph 3.99 of the Committee Report concludes: 

 

a) ‘In conclusion this application is sustainable and would deliver much needed 
affordable and open market housing in the district along with an abundance of 
infrastructure and other enhancements. It is not considered that there is any 
justifiable reason to withhold permission and is therefore recommended that 
permission be granted as set out above.’ 

 

7. In support of the planning application for the land south of Shutterton Lane a 
significant number of technical reports were prepared in consultation with key 
stakeholders including an Environmental Impact Assessment, Transport Assessment 
and Flood Risk Assessment. All matters raised by statutory consultees were 
satisfactorily addressed. This included Natural England who confirmed that the 
application would have ‘no likely significant effects’ on the Exe Estuary or Dawlish 
Warren. The highways authority (Devon County Council), South West Water and the 
Environment Agency also had no objections to the proposed development. A total of 
just 23 written neighbourhood objections were received by the Council.  The 
Committee Report notes that the ‘extremely low level of representation…indicates 
that there is no strong local opposition to the development’ (paragraph 3.98). 

 

8. SPL undertook a robust and transparent pre-application consultation strategy with 
input from and the agreement of Officers. This has included local publicity, postal 
drops, radio adverts, a dedicated website with feedback form and phone line and a 
two day public exhibition held at a venue suggested by the Council. In addition and 
following meeting local residents at our public exhibition, follow-up meetings were 
held with neighbours of the site to identify key issues and how the masterplan could 
be enhanced. A summary of changes to the Masterplan and how it responded to 
comments received was submitted in support of the application.  

 

9. The application proposed up to 350 new homes including 30% affordable housing. 
Affordable housing provision was linked to local housing need having a positive 
impact on reducing housing waiting lists in Dawlish.  Provision for a multi-purpose 
community building was included in the proposals and SPL is currently in discussion 
with a local education provider as a potential user. Over a third of the site was 
proposed as open space, producing a high quality, sustainable residential 
environment with strong public transport connections and pedestrian and cycle links 
to Dawlish Town Centre. 

 

10. SPL agreed in draft a significant package of S106 contributions including 
contributions to indoor recreation provision, healthcare, education, air quality, public 
transport and highways, open space and employment. 

 

11. Based on the information submitted in support of the planning application for the land 
south of Shutterton Lane, and the recommendation of the Council’s Officers to 
approve recommendation as set out in the Committee report, it is evident that the 
principle of development is well established. 
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12. Section I3 below further demonstrates how the principle of development has been 
established through previous iterations of the SEA/SA which support allocation of the 
entire site for residential-led development. 

 

13. The Independent Examiner of the Dawlish Neighbourhood Plan also supports 
development of the entire site, recommending the site is allocated for 250 homes and 
3ha of employment (see paragraph 3.16 of the Examiner’s Report). 

I2. Appropriateness of the Site 
14.  Paragraph 182 of the NPPF states that for a plan to be ‘justified’ it must be the most 

appropriate, when compared to other reasonable alternatives. The following 
paragraphs provide evidence to support the appropriateness of the land South of 
Shutterton Lane for residential-led development, both on its own merit and when 
compared against reasonable alternatives. This includes a review of selected sites 
allocated in the Proposed Local Plan against those identified in the Teignbridge 
SHLAA (March 2010), and in particular identifies barriers to bringing forward the land 
north west of Secmaton Lane (Policy DA2) which has been identified as a Strategic 
Location for development in Dawlish.  

 

15. The Teignbridge Council SHLAA identifies the land South of Shutterton Lane as 
being suitable for residential development, stating; “…given the apparent absence of 
significant policy, flooding or biodiversity issues. The site falls in a broad area of 
search where development may contribute towards the creation of sustainable mixed 
communities”. The SHLAA identifies the potential need for sequential and exceptions 
tests as well as a Flood Risk Assessment (FRA) and further ecological assessment to 
be undertaken to establish mitigation measures required to enable development, and 
ensure site suitability. These matters have been addressed by planning application 
12/02281/MAJ. As previously explained, Officers concluded the development of the 
site for residential-led development represents sustainable development and that 
there are no justifiable reasons for refusal. 

 

16. The site is identified in the SHLAA as being suitable to accommodate up to 285 new 
homes. Following master planning of the site, and achieving a density of 
approximately 40 dwelling per hectare SPL can demonstrate the site’s ability to 
deliver up to 350 dwellings. 

 

17. SPL consider that alternative sites allocated in the Proposed Local Plan for housing 
are not immediately deliverable and face considerable challenges in their 
development, including deficiencies in major infrastructure required to enable the 
sites for development. We note that three sites identified as ‘not developable’ in the 
SHLAA are now being promoted within the Proposed Local Plan as being appropriate 
for housing and employment uses. These make up a significant portion of the land 
allocated in Policy DA2 (north west Secmaton Lane). 

 

18. The SHLAA identified the following sites as ‘not developable’ – nonetheless all form 
part of the land allocated in Policy DA2: 

 

a) Eastern part of Langdon Hospital (SHLAA Ref: 020104) 
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b) Secmaton Lane (SHLAA Ref: 020117) 

c) Land at Gatehouse Farm (SHLAA REF: 020122) 

19. In relation to the ‘Eastern Part of Langdon Hospital’ (SHLAA Ref: 020104), the 
SHLAA concludes that the site could not be considered to be developable as there 
are concerns about suitability issues and compatibility with surrounding uses. 
Suitability issues included the impact on biodiversity relating to bats and Cirl 
Buntings, the site has areas in Flood Zones 2-3b including the eastern part identified 
in the Draft Core Strategy, and concern that intensification of the site could seriously 
detract from the rural character of the area. 

 

20. In relation to ‘Secmaton Lane’ (SHLAA Ref: 020117), the SHLAA considered that 
delivery of the site was unachievable, and should not be included in the supply of 
housing land. The SHLAA recognised the need for major infrastructure to enable the 
delivery of the site due to significant access constraints which, paired with the need to 
deliver affordable housing, would make the site unviable. 

 

21. In relation to the ‘Land at Gatehouse Farm’ (SHLAA REF: 020122), the SHLAA 
identified the need for major infrastructure to serve the site and that there were 
significant access constraints to overcome before the site could be delivered. In 
common with ‘Secmaton Lane’ the SHLAA stated that the cost of infrastructure, 
paired with the need to provide affordable housing, would make any scheme 
unviable.  

 

22. SPL object on the basis that the matters preventing the coordinated delivery of these 
sites and in particular some of the matters are not resolvable and there is not a clear 
evidential basis demonstrating that other matters have been rectified. 

 

In summary, the land South of Shutterton Lane (referred to as Land at Shutterton 
Bridge in the SHLAA) is the only site proven to be suitable for housing delivery in 
years 0-5 of the housing supply. The land South of Shutterton Lane is capable of 
delivering concentrated, planned, sustainable, and mixed use growth, capable of 
making a significant contribution to the supply of affordable housing in Dawlish in the 
next five years. It is evident that the land South of Shutterton Lane is the best option 
when compared against reasonable alternatives.  

I3. Strategic Environmental Assessment / Sustainability Appraisal 
23. Section C of these written representations present SPL’s objections in relation to the 

process of SEA/SA of the Proposed Local Plan.  

 

24. The Preferred Option SEA/SA and Submission Draft SEA/SA both assess the land 
south of Shutterton Lane in terms of it suitability to deliver residential led 
development. It is scored (+6). The assessment is summarised below: 
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Table 3 

Factor Assessment 

Natural Environment Minor net negative impact (-1) 

Built Environment No impact (0) 

Climate Change Minor net positive impact (+1) 

Resource Use Minor net negative impact (-1) 

Jobs and Local 
Economy 

Positive net impact (+2) 

Town Centres Minor net positive impact (+1) 

Housing Minor net positive impact (+1) 

Health Positive net impact (+2) 

Infrastructure Minor net positive impact (+1) 

Overall 

‘The site has minimal environmental impact and 
brings forward housing in a location with good public 
transport access and within walking distance of 
employment and shops.’ 

 
25. At the same stage in the plan-making process and prior to the retrofitting of 

amendments approved by Full Council to the Proposed Local Plan, the land at north 
west Secmaton Lane scored (+7).  

 

26. Following amendments to the Proposed Local Plan by Full Council, which included 
the further allocation of 6.5ha of County Wildlife Site for residential development on 
the land at north west Secmaton Lane (Policy DA2) this site was downgraded by the 
SEA/SA and scored (+6).  

 

27. Surprisingly, and despite the allocation of a further 6.5ha of County Wildlife Site for 
residential development, the Council did not consider it appropriate to amend the 
assessment of impact on the ‘natural environment’. Based on a proposed allocation 
of 35ha, 6.5ha equates to approximately 20% of the allocated land area, significantly 
impacting on ecology, if considered acceptable by the Council to develop for housing, 
and if not, significantly constraining the land available for development and the 
delivery of housing. SPL strongly recommend a review of the scoring of this site 
(Policy DA2) following amendments by Full Council. SPL’s alternative assessment of 
Policy DA2 based on the issues identified above and in Section J (Policy DA2) are 
included in Table 4   
 

28. In conclusion, SPL assert that based on the above evidence the Proposed Local Plan 
is not ‘justified’. It is not the most appropriate strategy when considered against the 
reasonable alternatives, based on proportionate evidence. The changes approved by 
Full Council have a negative impact on the sustainability of the Proposed Local Plan. 
The Proposed Local Plan and its SEA/SA are also unlawful. 

I4. Early Delivery 
29. The NPPF places great importance on the deliverability of housing. This also has 

particular significance in relation to the supply of a 5 year housing land supply (plus 
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20% in the case of Teignbridge) which is discussed in more detail in Section I6 
below. 

30. The land south of Shutterton Lane, as proposed in the Preferred Options and 
Submission Draft Local Plan (for residential-led development) can be delivered 
immediately.  

 

31. In respect of the recent planning application submitted, SPL demonstrated its 
commitment to early delivery through voluntary agreement of suitably worded 
planning conditions requiring reserved matters applications to be submitted within 2 
years (rather than 3), with development to have begun before expiry of 1 year from 
the date of approval of the final reserved matter. SPL intends to develop the site 
immediately. 

 

32. Unlike the land at north west Secmaton Lane, the site benefits from being ‘enabled’ 
and is ‘oven ready’. The site has been enabled by the recent completion of adjoining 
site infrastructure including access and traffic management arrangements, storm and 
foul drainage and utility connections. These upgraded works represent a c. £20 
million inward investment by the Long Port Group (who was actively involved in the 
redevelopment of the land to the south), with a view to the future residential 
development of the land south of Shutterton Lane. 

 

33. The construction cost of this infrastructure included among other works, upgrades to 
a 200m length of Exeter Road and the provision of a 10m diameter roundabout to 
access the land South of Shutterton Lane. Bus services now serve the Sainsbury’s 
access road which would form the main access into the proposed development. In 
this respect, the site is unique amongst the alternative sites under consideration in 
Dawlish in that it benefits from existing service connections and high standards of 
existing infrastructure provision which will allow an immediate start on development.   

 

34. The significant upfront infrastructure costs associated with enabling the land at north 
west Secmaton Lane are explored in Section J below. 

I5. Delivery of Affordable Housing 
35. There are a significant number of families in urgent need of affordable housing in 

Dawlish.  

 

36. SPL’s proposals for the land south of Shutterton Lane commit to 30% affordable 
housing tied to local need, in accordance with adopted policy and exceeding policies 
set out in the Proposed Local Plan compared with other allocations (which typically 
require only 25% affordable housing).  

 

37. As of October 2012 there was 448 families registered with Devon Home Choice who 
are living in Dawlish Parish in need of affordable housing. This equates to 
approximately 1000 local people in immediate need of affordable housing. The early 
delivery of residential development at the land south of Shutterton Lane is essential in 
order to address almost a quarter of the affordable housing need in Dawlish.  
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38. Policy DA2 of the Proposed Local Plan is responsible for delivery of approximately 
95% of housing in Dawlish. This is despite the significant infrastructure and enabling 
costs and other constraints (see Section J) associated with delivery of the site. The 
proposed Local Plan does not state over which period Policy DA2 will be delivered. 
The Proposed Local Plan provides no certainty of early delivery and provides no 
commitment to the early delivery of affordable housing, for which there is proven and 
immediate need in Dawlish. SPL therefore object to the allocation of Policy DA2 as 
drafted in the Proposed Local Plan. SPL support the reallocation of Policy DA1 as set 
out in the Draft Submission Local Plan to ensure the immediate need for affordable 
housing in Dawlish can be met. 

I6. Lack of 5 Year Land Supply 
39. Teignbridge District Council does not have a 5 year land supply and has a record of 

persistent under supply and therefore must plan for an additional 20%. Paragraph 47 
of the NPPF states that the additional buffer of 20% should be moved forward from 
later in the plan period. In the case of Teignbridge, this means allocating sites which 
can be delivered early in the plan period. There is no housing trajectory provided in 
order to ascertain which if any sites are capable of being moved forward in the plan 
period.  It is therefore considered that there is no evidence base that the housing 
needs of the Local Plan can be met in the early stages of the plan period. 

 

40. No evidence is provided in support of the Proposed Local Plan in relation to the 
phasing of sites allocated for residential development and it is therefore unclear 
which sites are intended for delivery in the period of 0-5 years, 6-10 years and 11-15 
years (while also recognising the plan period is 20 years). Further, no evidence is 
provided to demonstrate which sites allocated for housing have been brought forward 
to earlier in the plan period. 

 

41. On the basis of this alone, the Proposed Local Plan is unsound. It fails to meet 
national policy requirements to ‘identify…a supply of specific deliverable sites’ or 
‘identify a supply of specific, developable sites or broad locations for growth’ 
(paragraph 47, NPPF). The Proposed Local Plan fails to ‘identify’ between which 
sites are ‘deliverable’ or ‘developable’. Prior to the Proposed Local Plan being 
progressed to EiP, the Council must provide amend it to avoid the Inspector directing 
its withdraw. In its current form, the Proposed Local Plan does not provide a decisive 
or well-planned approach to the delivery of housing across Teignbridge. It is therefore 
not ‘effective’ or ‘consistent with national policy’. 

 
42. It is clear looking realistically at the objective evidence available that the Proposed 

Local Plan fails to provide a 5 year supply of specific deliverable housing sites, let 
alone a 5 year supply plus 20%. 

 

43. The land south of Shutterton Lane, as proposed in the Submission Draft Local Plan, 
is deliverable immediately and will address the urgent need for housing in Dawlish 
and the wider district. 
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I7. Inconsistency with National Policy & Employment 
44. Section F of these written representations set out SPL’s objections to Policy EC2 

(Loss of Employment Sites) which seeks to protect employment sites. Those 
objections apply equally to Policy DA1 of the Proposed Local Plan which allocates 
3ha of the land south of Shutterton Lane for employment use. They are therefore not 
repeated in this Section. 

45. Additionally, in terms of allocating employment on the western part of the site, no 
objective evidence has ever been presented by the Neighbourhood Plan Steering 
Group (who first proposed the idea) or the Council that this is deliverable. As outlined 
above, the suggestion is contrary to the Council's Service Manager's advice to the 
Executive Committee on 13 September 2012. 
 

46. A significant policy objective for the land south of Shutterton Lane is to create a 
‘gateway’ development into Dawlish. This policy objective therefore dictates that any 
employment development should be located in the eastern portion of land to ensure 
the ‘gateway’ into Dawlish is not dominated by employment or industrial uses, but 
high quality residential development. 
 

47. The need for employment is not justified. Six industrial units were granted full 
planning consent in May 2012 forming part a larger, planned industrial estate 
development to the east of Sainsbury’s. Three hectares of employment on SPL's site 
is not deliverable.  
 

48. The Council's Service Manager is of a similar view and advised the Executive 
Committee on 13 September 2012: 

 

a) ‘The separation of employment from housing provision means that there is much less 
certainty of the employment land being built. A mixed use development as previously 
proposed ensures that phasing policies can be applied across the site, and that there 
is an element of cross-subsidy between the uses. Employment sites on their own 
have fairly limited value…’ 

 
49. The Dawlish Neighbourhood Plan Examiner also made reference to the Devon 

Partnership NHS Trust's letter, explaining how the Neighbour Plan's failure to follow 
Preferred Core Strategy Policy DA2 had undermined its ability to deliver a planned 
link road. The Examiner noted how the NHS Trust had questioned the decision to 
depart from the approach set out in the Preferred Option Core Strategy and to locate 
the employment land allocation to the east of the A379 and replace it with a 
community building. The NHS Trust argued that this approach fundamentally 
undermined its ability in commercial terms to deliver the necessary road access to 
land west of Secmaton Lane. 
 

50. The land subject to Policy DA1 has no reasonable prospect of being released for 
employment generating uses and it is highly unlikely that the Council will use 
Compulsory Purchase powers to bring forward the site. The likelihood of this solution 
is slim given that the provision of employment on the site is not deliverable for the 
reasons set out in SPL's objections to policy EC2 above and thus the exercise of the 
powers would be unnecessary, costly and timely. The site therefore has no realistic 
prospect of being used for employment generating uses. Its protection will therefore 
be inconsistent with national policy. Moreover, the policy will be undeliverable, 
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undermining policy objectives for Dawlish and the Proposed Local Plan. Policy DA1 is 
therefore not ‘effective’.  

 

51. For the reasons above the employment allocation in Policy DA1 is fundamentally 
unsound. 
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J. Policy DA2 (North West Secmaton Lane) 

1. SPL object to Policy DA2. The policy is not ‘justified’, it is not ‘effective’ and is not 
‘consistent with national policy’. 

 

2. As set out in Section C (SEA/SA) and Section I (DA1) above, the land at north west 
Secmaton Lane is not the most appropriate site to deliver Dawlish’s housing need 
when compared with reasonable alternatives. The Proposed Local Plan SEA/SA 
gives the site a score of (+6). SPL strongly object to this assessment and suggest 
that a review of the assessment is undertaken. Evidence to support this is set out 
below. 

 

3. Additionally as mentioned above Section I7 regarding policy DA1, the shifting of the 
employment from Policy DA2 (Preferred Options Core Strategy) to Policy DA1 
(Proposed Local Plan) undermines the NHS Trust's ability to deliver a necessary road 
access to land west of Secmaton Lane and thus renders both policies in the 
Proposed Local Plan unsound. 

 

4. There are significant barriers to the delivery of Policy DA2. The Council’s draft 
Infrastructure Delivery Plan (‘IDP’) (August 2012) identifies a range of infrastructure 
required to delivery Policy DA2. While not exhaustive, table 4 summarises these 
infrastructure requirements and estimated costs: 

Table 4 

Infrastructure Requirement Estimated Cost 

Secmaton Lane access or Link road from Elm Grove Drive to 
A379 Exeter Road, including bus, cycle and pedestrian priority 
measures. 

£3,750,000 

Dawlish Extra Care Housing Provision of 50-bed extra care 
scheme at DA2 Northwest of Secmaton Lane £7,000,000 

Secmaton Lane drainage and water management £950,000 

A multi-purpose community building capable of incorporating 
health facilities, on Shutterton Lane and the A379 Exeter road; £500,000 

 £12,200,000 

 
5. The Council estimate that the cost of site infrastructure (set out in the draft IDP) 

required to deliver Policy DA2 is in excess of £12million. This estimate excludes other 
site enabling and S.106 costs such as ground works for example and also 
contributions under the Habitats Regulations, such as towards Suitable Alternative 
Natural Green Space (SANG) to support delivery of Policy DA7 (Dawlish Warren 
Coastal Park). These infrastructure requirements are a significant barrier to bringing 
forward Policy DA2 in the timely manner needed to meet Dawlish’s immediate 
housing need. 

 

6. In addition to these significant infrastructure and enabling costs, there are also 
significant environmental costs associated with Policy DA2. A number of these are 
not adequately considered in the Proposed Local Plan SEA/SA. 
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7. As previously noted, amendments to Policy DA2 of the Proposed Local Plan by Full 
Council result in the loss of a further 6.5ha of County Wildlife Site. Policy DA2 already 
impacted the County Wildlife Site prior to this addition. The ecological impact of the 
allocation is therefore even greater following Full Council amendments.  

 

8. Based on a review of the Proposed Local Plan Proposals Map, approximately half of 
the land area designated for Policy DA2 is within County Wildlife Site. Policy EN9 
(Important Habitats and Features) of the Proposed Local Plan therefore applies. In 
particular, Policy EN9 states that development which would be likely to directly or 
indirectly harm such a site or feature will not be permitted  unless the benefits (e.g. 
residential development) cannot be provided through an alternative site, less harmful 
location, design or form of development.  

 

9. Policy EN9 and DA2 are clearly in conflict and therefore not ‘effective’. The Proposed 
Local Plan allocates almost all of Dawlish’s housing land in County Wildlife Site, while 
other, more reasonable alternatives exist (such as the land south of Shutterton Lane) 
which are more sustainable and have a significant less impact on important habitats 
and features. The Proposed Local Plan SEA/SA fails to take this into account in its 
assessment of Policy DA2. SPL are of the view that the Council must undertake 
further assessment of Policy DA2 prior to advancing to EiP to avoid the Inspector 
directing that the Proposed Local Plan be withdrawn and it being subject to legal 
challenge at the appropriate time following the EiP. In its current form the policy is 
unsound. 

 

10. The land north west of Secmaton Lane suffers from frequent flooding (see recent 
evidence included in Appendix C). The Proposed Local Plan SEA/SA fails to assess 
the risk of flooding. It is understood that a Level 2 Strategic Flood Frisk Assessment 
(SFRA) (August 2011) has been prepared in support of the Proposed Local Plan. 
Following discussion with the Environment Agency (EA) in relation to the outline 
planning application prepared for the land south of Shutterton Lane, SPL are aware 
of the EA’s concerns relating to flood risk in and around Dawlish. The EA has recently 
undertaken further detailed flood mapping (December 2012) of flood risk. As it 
currently stands, there is a risk that the Level 2 SFRA is out of date and does not 
adequately assess the flood risk based on the most up to date information available. 
SPL are strongly of the view that further work is undertaken by the Council in its 
assessment of flood risk to assess the likely significant environmental effects of the 
Proposed Local Plan in this respect otherwise there would be a breach of the SEA 
Regs and SEA Directive. 

 

11. It is understood that the land at north west Secmaton Lane is currently in active use 
as agricultural land. Policy DA2 will result in the loss of approximately 35ha of 
productive agricultural land. The land south of Shutterton Lane has been accepted by 
Officers to be too small as a farming unit to accommodate any meaningful agricultural 
uses and therefore offers a reasonable alternative to Policy DA2 for the supply of 
housing land. 

 

12. SPL’s proposed re-assessment of Policy DA2 following a review of the available 
evidence is set out in Table 5 below. 
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Table 5 Assessment 

Factor Original SPL Justification 

Natural 
Environment 

-1 -3 Approximately 50% of allocated land is 
County Wildlife Site.  

Built Environment 0 0 No change. 

Climate Change +1 -1 Loss of County Wildlife Site thereby 
reducing the provision of open space, loss 
of a significant coherent agricultural holding 
thereby reducing local food production and 
self-sufficiency, increased risk of flooding. 

Resource Use -1 -1 No change. 

Jobs and Local 
Economy 

+1 +1 No change. 

Town Centres +1 +1 No change. 

Housing +1 +1 No change. 

Health +2 -1 Multi-purpose community building 
incorporating healthcare reallocated to 
Policy DA1. 

Infrastructure +2 +2 No change. 

Overall +6 -1  

 

13. The preceding paragraphs identify SPL’s concerns in relation to Policy DA2. On the 
basis of these alone, SPL object to Policy DA2. The Council has failed to 
demonstrate that the policy is ‘justified’. Reasonable alternatives do exist that are 
better suited to the delivery of residential development in Dawlish. Policy DA2 is not 
the most appropriate strategy. In addition, Policy DA2 is not deliverable, and 
therefore not ‘effective’. It is in conflict with Policy EN9 of the Proposed Local Plan. 

 

14. SPL has further concerns in relation to Policy DA2. SPL are concerned that the 
phased delivery of the allocation over a long time period will fail to adequately assess 
the cumulative impacts of the whole development. SPL are aware of a small number 
of recent planning approvals for residential development on land to the south of the 
allocation. It is evident that developers are already starting to pick away at the edges 
of the site allocation where constraints to development are limited, for example where 
significant new infrastructure such as roads is not yet required.  

 

15. Policy DA2 rightly identifies the need for a ‘comprehensive landscape and design led 
masterplan for the strategic allocation’. While SPL strongly object to the allocation of 
Policy DA2, if the policy was adopted by the Council, SPL would expect the entire 
allocation to be subject to an outline planning application, to include access (due to 
the need for a new link road through the site). This would prevent the ‘salami-slicing’ 
of planning applications and reduce the threat of legal challenge against smaller 
applications as they came forward. This coordinated approach will require buy-in from 
the multitude of land owners and interested parties affected by Policy DA2.  There is 
no evidence of a co-ordinated approach or agreement between the landowners, in 
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fact the opposite is true as piecemeal applications have already been submitted in 
some parts of this wider site. 
 

16. Building on this theme, and taking into account the potential recreational impact of 
Policy DA2 on Dawlish Warren and the Exe Estuary European Wildlife Sites, it is 
imperative that the cumulative impacts of Policy DA2 are taken into account when 
screening developments under the Habitats Regulations. Delivery of Policy DA2 will 
create many thousands of new residents who will be drawn to Dawlish Warren. In 
order to mitigate this impact, the Council must ensure that appropriate S106 
obligations are enforced through Suitable Alternative Natural Green Space (SANGS), 
namely Policy DA7 (Dawlish Warren Coastal Park). If the Council fail to enforce this, 
they would be in breach of the Habitats Directive and could be subject to legal 
challenge. SPL strongly suggest that the Council review Policy DA2 to ensure it can 
be delivered in accordance with both national and European legislation as SPL are of 
the view that it is unlikely to be. 
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K. Policy KS6 (Penns Mount) 

1. Paragraphs 31 to 33 (Section B) briefly discuss the allocation of Penns Mount (Policy 
KS6) in the Proposed Local Plan. Outline planning consent for up to 250 dwellings, 
public open space, community orchard/garden and associated infrastructure was 
granted subject to S106 Agreement in late 2012. While it is acknowledged that a 
S106 Agreement has not yet been signed and a decision notice formally issued, SPL 
would expect this site to be either removed from the Proposed Local Plan or have it 
be made clear for the reasons set out in paragraphs 99 to 101 that consent has 
already been granted. As it is currently drafted SPL object to this policy. SPL would 
also urge the inspector to consider the relevance and implications for the wider 
Proposed Local Plan of including a site that already has (or soon will have) planning 
consent.  
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L. Summary and Conclusion 

1. The Proposed Local Plan is unsound. There are a significant number of policies 
which are not positively prepared, not justified, not effective and not consistent with 
national policy. 

 

2. SPL object to Policy S3 (Land for Business, General Industry and Storage and 
Distribution). It is not consistent with national policy which seeks to prevent the 
protection of employment land where there is no reasonable prospect of it coming 
forward. Policy S3 neglects to consider  viability issues associated with bringing 
forward single use employment sites and therefore has the potential to undermine the 
deliverability of the Proposed Local Plan and its overarching objective of creating a 
‘prosperous economy’. The policy is therefore not effective. 

 

3. SPL object to Policy S4 (Land for New Homes). Supporting text to Policy S4 identifies 
the need for the Council to provide a 5 year land supply plus additional 20% above 
requirement. Paragraph 2.15 suggests targets in Policy S4 meet this through 
including sites in the Proposed Local Plan that already have planning permission. 
This fails to explain how Policy S4 has taken account of the need to deliver an 
additional 20% above the 5 year requirement and how this is reflected in the housing 
targets for Teignbridge. SPL also objects to the Proposed Local Plan regarding 
housing need and supply on the basis that it is unsound and not positively prepared, 
justified, effective or consistent with national policy as follows: 

 

a) The amount of housing for Teignbridge is insufficient (policy S4 and supporting 
text); 

b) The amount of new housing for Dawlish is insufficient (policies S4 and S17); 

c) The lack of a 5 year housing supply of specific deliverable sites plus 20% for the 
Council's persistent under performance; 

d) The failure to allocate at least 300 dwellings under Policy DA1 and the amount 
and delivery of housing on other sites including the Policy DA2 site (including the 
lack of delivery of a 5 year supply of specific deliverable sites plus 20%). 

4. SPL object to Policy S17 (Dawlish). SPL has serious concerns in relation to the 
objective assessment of housing need for Dawlish. The figure of ‘at least 900 homes’ 
is based on an unsound assessment of overall housing need (Policy S4) and is 
therefore also unsound. Part K of Policy S17 also requires further clarity. It is unclear 
what is meant by separating Dawlish Warren from Dawlish and to where on the 
Proposals Map such a separation is proposed. 

 

5. SPL object to Policy S21A (Settlement Limits). In light of SPL’s objection to Policy 
DA1 and the reallocation of the land south of Shutterton Lane for residential 
development the settlement boundary of Dawlish must be amended. In addition, the 
land south of Shutterton Lane is an established part of the urban fabric, surrounded 
by the recent construction of Sainsbury’s to the south and the Barratt ‘Sand Piper’ 
development to the east. There is no rational explanation for the settlement boundary 
as currently proposed. 
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6. SPL object to Policy EC2 (Loss of Employment Sites). Policy EC2 seeks to protect 
the use of employment sites unless the use ‘is causing a significant problem which 
cannot be resolved’ or ‘the proposed replacement use has significant benefits which 
outweigh the loss of employment’. The current drafting of Policy EC2 does not 
provide adequate flexibility in line with national policy, and strongly suggests that the 
Council will not release employment sites unless they meet the criteria set by the 
policy. Paragraph 154 of the NPPF states that only policies that provide a clear 
indication of how a decision maker should react to a development proposal should be 
included in the plan. Policy EC2 does not provide a ‘clear indication’. The policy is 
therefore unsound and also misleading of policy makers to suggest such criteria is 
the only basis for developing employment sites, when national policy dictates 
otherwise. 

 

7. SPL object to Policy WE1 (Housing Plan, Monitor and Manage). Policy WE1 is 
intended to deliver the housing targets proposed under Policy S4. On the basis that 
Policy S4 is unsound, Policy WE1 is therefore unsound on the basis that it will not be 
effective in delivering the overall, objectively assessed housing requirement. 

 

8. SPL object to Policy WE7 (Custom Built Dwellings). It is unclear what evidence has 
been prepared by the Council to support the viability of this policy. The effectiveness 
of Policy WE7 is therefore questionable. 

 

9. SPL object to Policy EN2A (Landscape Protection and Enhancement). The 
designation of the eastern land parcel as AGLV is unsound. There is no evidence to 
support that it meets the criteria set out paragraphs 5.5 and 5.6 of the Proposed 
Local Plan. It is part of the established urban fabric. The principle of residential 
development on the eastern land parcel has been established through previous 
iterations of the Local Plan, supporting SEA/SA which concluded development to 
have a minimal landscape impact and by the recent recommendation for approval by 
Council Officers for development of the site. 

 

10. SPL object to Policy DA1 (South of Shutterton Lane). The policy is not positively 
prepared, it is not justified, it is not effective and is not consistent with national policy. 
SPL support the redrafting of Policy DA1 in accordance with the Draft Submission 
Local Plan published in September 2012 and the outline planning application 
submitted in July 2012 by SPL (12/02281/MAJ), which was recommended for 
approval by Officers.  The site represents the most appropriate strategy for the 
delivery of housing in Dawlish, when compared with Policy DA2. 

 

11. SPL object to Policy DA2 (North West Secmaton Lane). The policy is not justified, it is 
not effective and is not consistent with national policy. The land at north west 
Secmaton Lane is not the most appropriate site to deliver Dawlish’s housing need 
when compared with reasonable alternatives. There are significant barriers to the 
delivery of Policy DA2. Policy DA2 is in conflict with Policy EN9 which seeks to 
protect County Wildlife Sites. The site is not immediately deliverable, is at risk of 
flooding and involves the significant loss of agricultural land. Based on the need for 
900 new homes set out in Policy S17 (which is unsound), Policy DA2 accounts for 
95% of Dawlish’s housing land supply. This is not consistent with national policy 
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which requires flexibility and competition in the supply of housing land. Failure to 
deliver policy DA2 would undermine the success of the Proposed Local Plan to 
deliver urgent local housing. The shifting of the employment from Policy DA2 
(Preferred Options Core Strategy) to Policy DA1 (Proposed Local Plan) also 
undermines the NHS Trust's ability to deliver a necessary road access to land west of 
Secmaton Lane and thus renders both policies in the Proposed Local Plan unsound. 

 

12. SPL object to Policy KS6 (Penns Mount). A resolution to grant consent subject to 
S106 agreement for up to 250 dwellings has been issued in relation to the Penns 
Mount allocation. SPL would urge the inspector to consider the relevance and 
implications for the wider Proposed Local Plan of including a site that already has (or 
soon will) planning consent.  

 

13. SPL has serious concerns relating to the plan-making process. SPL are concerned 
by the arbitrary amendments approved by Full Council which were not founded on 
the evidence base before them and in many cases contrary to the advice and 
concerns expressed by Officers based on sound planning judgement and the 
evidence base available.  

 

14. Unlawfulness: The legal errors that render the Proposed Local Plan unlawful and 
prevent its lawful submission to the Secretary of State identified in these 
representations are summarised as: 

 
a) Following changes by Full Council the robustness of the SEA/SA process in 

support of the Proposed Local Plan is questionable. The approach taken to 
SEA/SA is unlawful and open to legal challenge if the Inspector does not direct 
the Council to withdraw the Proposed Local Plan beforehand prior to the EiP. 
Sites allocated in the Proposed Local Plan do not represent the most appropriate 
strategy for the delivery of housing and protection of the environment in Dawlish. 
In particular the Proposed Local Plan and SEA/SA are in breach of the SEA Regs 
and SEA Directive in terms of: 

 

(i) the approach to outlining the reasons for selecting the alternatives and 
for rejecting the highest scorping alternatives in the SEA/SA, which are 
not explicit, as recently addressed in Save Historic Newmarket Ltd & 
Ors v Forest Heath District Council & Ors [2011] EWHC 606 (Admin) 
and Heard v Broadland DC [2012] EWHC 344 (Admin). 

 
(ii) the failure of the Council to carry out the SEA/SA during the 

preparation of the Proposed Local Plan because the Proposed Local 
Plan was produced and prepared by the O&S Committee and Full 
Council with the SEA/SA retrofitted afterwards (Reg. 5(1)). 

 
(iii) the failure to identify and assess reasonable alternatives, particularly 

at the strategic spatial level (given the Proposed Local Plan deals with 
both strategic spatial and more detailed site allocation planning). 

 
(iv) the failure to assess likely significant environmental effects of the 

Proposed Local Plan and the reasonable alternatives. 
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(v) the Council's decision (contrary to Officer advice) is irrational 
(particularly as the options selected do not represent the highest 
scoring and thus most appropriate options). 

 
(vi) the breaches of UK and EU strategic environmental assessment law 

are significant in this instance given that the higher score for the 
Preferred Options Core Strategy alternative, but in any event such a 
breach is fatal whether or not the omission could in fact make any 
difference (Save Historic Newmarket Ltd at para 7). 

 
(vii) the absence of a lawful SEA/SA means that the document prepared 

by the Council does not constitute a "proposed submission document" 
(paragraph (c)) as defined in Reg 17 of the Town and Country 
Planning (Local Planning) (England) Regulations) 2012. Thus, the 
Council cannot lawfully submit the Proposed Local Plan to the 
Secretary of State for an examination in public (Reg 19). 

 
b) The Council is in breach of its statutory duty to cooperate, which renders the 

Proposed Local Plan unlawfully prepared as a result. 
 

c) The consultation on the Proposed Local Plan is unlawful because the Council has 
not consulted on all "proposed submission documents" as defined in Reg 17 of 
the Town and Country Planning (Local Planning) (England) Regulations) 2012. 
Thus, the Council cannot lawfully submit the Proposed Local Plan to the 
Secretary of State for an examination in public (Reg 19). 

 

15. In summary, Policy DA1 should be allocated in accordance with the Draft Submission 
Local Plan for residential led development of around 300 homes and a multi-purpose 
community building. Allocation of the site will ensure the early deliver of housing in 
Dawlish, and meet the urgent, local demand for affordable housing. Evidence in 
support of this includes the SHLAA, Preferred Option and Draft Submission SEA/SA, 
Planning Committee Report (application ref: 12/02281/MAJ), Dawlish Parish 
Neighbourhood Plan Examiner’s Report and the evidence set out in these written 
representations.  

 

16. SPL request to appear at the EiP for the Proposed Local Plan regarding any matters  
relating to or affecting its objections, any matters relating to the plan making process 
and evidence used in decision making, any matters relating to developer 
contributions or obligation linked to the development of sites, any housing-related 
matters, the land South of Shutterton Lane or its allocation but not limited to relating 
to changes or suggested changes relating to the housing numbers for Teignbridge or 
Dawlish, the housing need for Teignbridge or Dawlish, the 5 year housing supply or 
the Proposals Map relating to Dawlish. 
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M. Text Changes to Local Plan 

1. SPL object to the policies set out below. In light of these objections text changes are 
required in order to improve the soundness of the Proposed Local Plan (while 
acknowledging fundamental legal non-compliances must also be addressed before it 
can proceed to EiP). Policies include: 
 

a) Policy S3. Land for Business, General Industry and Storage and Distribution 

b) Policy S4. Land for New Homes 

c) Policy S17. Dawlish 

d) Policy S21A. Settlement Limits (no text changes are proposed) 

e) Policy EC2. Loss of Employment Sites 

f) Policy WE1. Housing Plan, Monitor and Manage (no text changes are proposed) 

g) Policy WE7. Custom Built Dwellings 

h) Policy EN2A. Landscape Protection and Enhancement (no text changes are 
proposed) 

i) Policy DA1. South of Shutterton Lane 

j) Policy DA2. North West Secmaton Lane  

k) Policy KS6. Penns Mount 

2. Proposed text changes are marked blue, deletions are marked with a strike. 
Footnotes are provided where necessary for explanatory purposes. Where further 
assessment is required by the Council, such as in relation to accuracy of housing 
numbers, text is highlighted yellow. 

S3 Land for Business, General Industry and Storage and Distribution 
(previously Land for Business, Industry and Warehousing) 
 
The Council will promote an improved balance of jobs to working population by positively 
supporting business, general industrial and storage and distribution development (Use 
Classes B1, B2 and B8) in sustainable, financially viable2 locations to create about 300 
jobs per year in these sectors. The Local Plan will: 
 
a) allocate sufficient land for the development of about 3 hectares of business, industrial 
and warehousing sites per year; 
b) promote a range of scales and types of economic development land; and 
c) ensure a deliverable supply of 15 hectares of land for business, industrial and 
warehousing uses at any one time. 
 
The approximate distribution of employment development between the towns over the 
period of the plan should be: 
 

                                                 
2 To ensure land allocated for employment use is financially viable to develop. 
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d) Heart of Teignbridge (Kingskerswell, Kingsteignton, Newton Abbot) 60%+ 
e) South West Exeter 5%+ 
f) Dawlish 3%+ 
g) Bovey Tracey 3%+ 
h) Chudleigh 3%+ 
 
The Council will support proposals for business, industry and warehousing development 
that support the objectives set out above and are in accordance with other relevant 
policies in this plan. The Council will monitor and seek to proactively bring forward 
employment land and buildings to achieve the strategic objectives of the Local Plan. In 
accordance with national policy, the Council will not protect employment land from other 
development or uses where there is no reasonable prospect of the land being used for 
employment in the long term.3 

 

S4 Land for New Homes 
Sufficient land will be made available to increase the rate of new house building to [704] 
dwellings per year over the plan period). A proportion of these dwellings will be affordable 
housing in accordance with WE2. During this period, the approximate distribution of 
dwellings between towns including allocations and commitments should be: 
 
a) Heart of Teignbridge (Kingskerswell, Kingsteignton, Newton Abbot) about 50% 
b) South West Exeter about 15% 
c) Dawlish about 12% 
d) Teignmouth about 5% 
e) Bovey Tracey about 5% 
f) Chudleigh about 5%4 
 
The Council will monitor the housing market and will seek to proactively ensure that this 
level of provision is brought forward. 

Supporting text to policy S4:  

2.12 National planning policy requires that Local Plans meet their objectively assessed 
development needs, and in the case of housing this should be forecast through a 
Strategic Housing Market Assessment. The Council prepared its assessment in 
2007, and updated it in 2010. Both of these forecast a housing need of 740 per 
year, indicating a need over 20 years of 14,800 dwellings. Given the significant 
changes in the housing market since the earlier assessments, the Council had the 
assessment updated in 2012. A need of 620 [704] dwellings per year was 
identified in the assessment, which amounts to 12,400 [14,080] over the 20 years 
of the plan period. The evidence used to prepare the South West Regional Spatial 
Strategy, which was never adopted, has been suggested to be potentially material. 
However, the key evidence used was the 2004 based ONS household projections, 
which were based on data from the period 1999 – 2004. These projections are 
now significantly out of date, and therefore the up to date assessment carried out 
for the Council is a more appropriate evidence base for the Local Plan. The Local 
Plan will be reviewed on a 5 yearly basis. 

 

2.13 Delivery in the first half of the plan period will include sites currently under 
construction and those with planning permission. At 1st April 2012 there were 

                                                 
3 In accordance with paragraph 22 of the NPPF. 
4 Based on a review by SPL of the SHMA (2012) which indicates proposed housing demand in the 

Local Plan is unsound. The Council must undertake further work on housing numbers and identify 

the correct distribution of housing land. 
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commitments for 3,544 dwellings, including 788 under construction and 2,756 not 
started. The plan allocates sites with capacity for a further 8,990 [9,290] dwellings, 
totalling 12,534 [12,884] dwellings. This is broadly sufficient to meet the overall 
need of 12,400 [14,100] dwellings over the plan period. The remainder will be 
delivered later in the plan period on sites yet to be identified. 

 

S17 Dawlish 
Dawlish will be a sustainable, thriving and prosperous place that supports a high quality 
of life for all its residents. It will regenerate as a premier year round visitor resort, be safe 
from flood risk, adaptable to climate change and have reduced carbon dependence, be 
an area with a high quality natural environment and protected important wildlife interests.  
 
The Plan will seek to: 
a) allocate 3 hectares of land for employment development and promote improvements to 
Dawlish Business Park; 
b) allocate land with capacity for at least [1,300]5 new homes; 
c) provide for vehicular access through the proposed development between Elm Grove 
Road and the A379 Exeter Road; 
d) support enhancements to Dawlish Community College and primary school facilities; 
e) allocate land for a Coastal Park, community park and also complementary suitable 
alternative natural green space; 
f) support the construction of a multipurpose building capable of incorporating health 
facilities and early years learning; 
g) support improved community facilities; 
h) support regeneration 
i. in the town centre at the Strand, Tuck’s Plot and seafront at the Warren Approach 
i) identify strategic ‘blue and green’ routes to facilitate walking and cycling to improve 
connectivity at Dawlish; 
j) protect Dawlish Warren/Exe Estuary international wildlife sites; 
k) maintain the physical separation between Teignmouth, Holcombe, Dawlish Warren6 
and Dawlish; and 
l) improve air quality. 
 
3. SPL do not suggest text changes to Policy S21A (Settlement Limits). SPL object to 

the allocation of Policy DA1 in its current form and propose it is redrafted to include 
both the eastern and western parcels of the land south of Shutterton Lane. SPL 
therefore object to the proposed settlement limits as currently drafted on the 
Proposals Map which are supported by Policy EN2A.  

EC2 Loss of Employment Sites (previously Loss of Business Sites) 
To maintain a range of suitable and available sites and buildings for employment, the 
development of business, general industrial and storage and distribution land for another 
use will not be permitted unless one of the following criteria apply: 
 
a) the existing use is causing a significant problem which cannot be resolved without 
relocation and which outweighs the loss of employment; or 
b) the proposed replacement use has significant benefits which outweigh the loss of 
employment; or 
c) there is no reasonable prospect of employment land being used for that purpose. 
 

                                                 
5 Id. 
6 See paragraphs 106‐109.  
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Applications for alternative uses of land or buildings will be treated on their merits having 
regard to market signals and the relative need for different land uses to support 
sustainable local communities.7 

 
4. SPL do not suggest text changes to Policy WE1 (Housing Plan, Monitor and 

Manage). SPL support the general principles of WE1. In support of WE1, Paragraph 
4.2 of the Proposed Local Plan states that WE1 is based on the overall trajectory set 
out in Policy S4. SPL has demonstrated that Policy S4 is unsound. Objections are 
therefore based on the relationship between Policy WE1 and Policy S4. 
 

WE7 Custom Build Dwellings (previously Variety in new Dwellings)8 
To support prospective custom builders on sites of more than 20 dwellings developers will 
supply at least 5% of dwelling plots for sale to custom builders, which will be controlled by 
the following means: 
 
a) the Council may seek developments of more than 10 custom build dwellings in a single 
site location to be developed in accordance with an agreed design code; 
b) planning permissions should include conditions requiring custom build developments to 
be completed within 3 years of a custom builder purchasing a plot; and 
c) where plots have been made available and marketed appropriately for at least 12 
months and have not sold, the plot(s) may either remain on the open market as custom 
build or be offered to the Council or a Housing Association before being built out by the 
developer 

 
5. SPL do not suggest text changes to Policy EN2A (Landscape Protection and 

Enhancement). SPL object to the allocation of the eastern land parcel of the land 
south of Shutterton Lane as AGLV and therefore object to the allocation of the site on 
the Proposals Map in accordance with Policy EN2A. 
 

DA1 South of Shutterton Lane 
A site of approximately 3 hectares is allocated south of Shutterton Lane which shall: 
 
a) deliver 3 hectares of land for employment development, for a mix of predominantly B1, 
B2 and B8 uses as appropriate to the site and its wider context, ensuring that there is 
also a mix of unit size to enable businesses to start up and expand; support will also be 
given to employment generating uses provided that they are compatible with the 
immediate surroundings and do not conflict with town centre uses; 
b) create a high quality landmark development for the gateway to the town on the A379 
Exeter Road.9 
 
A site of approximately 10 hectares is allocated south of Shutterton Lane for a mixed use 
development which shall: 

a) Include a comprehensive landscape and design led masterplan for the strategic 
site allocation, produced with meaningful and continued input and engagement 
from stakeholders; 

b) Deliver at least 300 homes including a target of 25% affordable homes; 

c) Deliver a multi-purpose building capable of incorporating health and early years 
children facilities; 

                                                 
7 In accordance with paragraph 22 of the NPPF. 
8 Further evidence is required from the Council to support the viability of the Policy WE7. 
9 In its current form Policy DA1 is unsound.  
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d) Create a high quality landmark development for the gateway to the town on the 
A379 Exeter Road; and 

e) Include a connection to strategic pedestrian/cycle route from Langdon Road to 
Dawlish Warren Road. 10 

 
Proposals Map: 
 
SPL object to the Proposals Map, particularly in respect of the policy DA1 allocation, and 
request it be amended to reflect the Preferred Options Core Strategy Proposals Map (but 
amended so it makes clear that the site is allocated for residential with no employment). 
 
DA2 North West Secmaton Lane 
A site of approximately 35 2711 hectares is allocated north-west of Secmaton Lane for a 
mixed use urban extension which shall: 
 
a) include a comprehensive landscape and design led masterplan for the strategic site 
allocation, produced with meaningful and continued input and engagement from 
stakeholders; 
b) deliver 3 hectares of land for employment development, for a mix of predominantly B1, 
B2 and B8 uses as appropriate to the site and its wider context, ensuring that there is 
also a mix of unit size to enable businesses to start up and expand; support will also be 
given to employment generating uses provided that they are compatible with the 
immediate surroundings and do not conflict with town centre uses; 
b) c) create a high quality landmark development for the gateway to the town on the 
A379 Exeter Road; 
c) d) deliver at least 860 550 homes with a target of 25% affordable homes; 
d) e) include a 50 bed extra care housing scheme and/or other appropriate elderly 
housing provision; and 
e) deliver a multi-purpose building capable of incorporating health and early years 
children facilities; and 
f) provide for vehicular access through the development between Elm Grove Road and 
the A379 Exeter Road, including supported bus service, cycle lanes and footpaths 
 
Proposals Map: 
 
SPL object to the Proposals Map, particularly in respect of the policy DA2 allocation, and 
request it be amended to reflect the Preferred Options Core Strategy Proposals Map (but 
amended so it makes clear that the site allocation includes employment). 
 
KS6 Penns Mount 
The Council has resolved to granted consent [INSERT DATE], subject to S106 
Agreement12, a site of approximately 17 hectares is allocated at Penns Mount for a mixed 
use development including: 
 
a) at least 250 homes with a target of 20% affordable homes; 

                                                 
10 As drafted in Policy DA1 of the ‘Draft Submission Local Plan Development Plan Document, 

2013‐2033’ (September 2012). 
11 In its current form Policy DA2 is unsound. To be redrafted in accordance with Policy DA2 of the 

‘Draft Submission Local Plan Development Plan Document, 2013‐2033’ (September 2012). 
12 While SPL has suggested that Policy KS6 is amended to reflect the fact a resolution to grant has 

been issued by the Council, it is suggested the Inspector seriously considers the relevance of 

including sites with a resolution to grant / outline planning consent in the Proposed Local Plan. 
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b) green infrastructure including a hilltop park of at least 5 hectares and provision of 
community gardens/allotments; 
 
Subject to the following requirements: 
 
c) cycle links through the site, linking to improved cycle provision to the centre of 
Kingsteignton and contributions to the Teign Cycle Path; 
d) a replacement for the Community Resource Centre before that part of the site can be 
developed; and 
e) layout, design, green infrastructure and landscaping to mitigate any landscape impact, 
particularly in views from the south east
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Appendix B

12/02281/MAJ – Service 
Manager’s Committee Report

 



PLANNING COMMITTEE
CHAIRMAN:  Cllr Humphrey Clemens



DATE: 26 NOVEMBER 2012

REPORT OF: SERVICE MANAGER - DEVELOPMENT MANAGEMENT

ITEM: 3

APPLICATION FOR 
CONSIDERATION:

12/02281/MAJ -  Development  for  housing (up to 350 
dwellings),  multi-purpose  community  building,  car 
parking, hard and soft landscaping and open space, 
sustainable urban drainage system and new vehicular, 
cycle  and  pedestrian  routes  and  accesses  together 
with  all  associated  works  at  land  to  the  south  of 
Shutterton Lane, Dawlish

APPLICANT: Shutterton Park Limited

1.0 REASON FOR REPORT

The application is on land designated as Countryside in the adopted Teignbridge 
Local Plan 1989-2001 and has therefore been advertised as a Departure.

2.0 RECOMMENDATION

Subject to the Applicant entering into a Section 106 Agreement by the Planning 
Performance Agreement date of 7 December 2012, or in accordance with a revised 
Planning Performance Agreement, to secure:-
1. Scheme to deliver a minimum of 30% affordable dwellings (with a tenure split of  

70/30 in favour of rental) and an agreed amount of wheel chair accessible units
2. £100 per dwelling towards air quality management measures
3. £61,500 to provide a replacement cirl bunting territory
4. £350 per dwelling HRA payment
5. £731,457  towards  the  delivery  of  Suitable  Alternative  Natural  Green  Space 

(SANGS)
6. £99,600+VAT to upgrade the public foul sewer network
7. £600,000 to deliver 3 hectares of employment land in Dawlish
8. £10,000 for a pedestrian link to Secmaton Lane
9. £240,000 for a bus route diversion
10. £143,000 for the Countess Wear Principal  Urban Area (PUA) outbound lane 

improvement scheme
11. £3,000 for dropped kerb crossings on footways along Exeter Road
12. £90,896 to upgrade street lighting along Secmaton Lane
13. £6,000 for cycle parking provision at Dawlish Station
14. £37,500 for shared use footway on Dawlish Warren Road (link to Exe Estuary 

Trail)
15. £300 per dwelling for Sustainable Travel Vouchers 
16. £625.33 per dwelling for improvements/new facilities at Dawlish Leisure Centre
17. £50,000 for public art provision on site



18. £2,840.38 per dwelling, exceeding 136 dwellings, for primary education
19. £2,736.15 per dwelling, exceeding 207 dwellings, for secondary education
20. Delivery of a site for a multi-purpose community building,

PERMISSION BE GRANTED subject to the following conditions:-
1. Submission of reserved matters (scale, appearance, layout, means of access 

and landscaping)
2. Reserved matters to be submitted within 2 years
3. Development  shall  be  begun  before  the  expiry  of  1  year  from the  date  of 

approval of the final reserved matter
4. Development  to  be  carried  out  in  accordance  with  the  approved  plans  and 

documents
5. Submission and approval of revised Transport Assessment
6. Submission  and  approval  of  estate  road,  cycle  ways,  footways,  footpaths, 

verges, junctions, street lighting, sewers, drains, retaining walls, service routes, 
surface  water  outfall,  road maintenance/vehicle  overhang  margins, 
embankments, visibility splays, accesses, car parking and street furniture

7. Submission and approval of a highways phasing plan and programme
8. Access, visibility splays and off-site highways works to be completed prior to 

first use
9. Submission and approval of a highways construction management plan
10.Submission and approval of a parking strategy
11. Full details of foul and surface water drainage (surface water to be SUDS)
12.Submission and approval of full engineering drainage strategy
13.Submission  and  approval  of  design  calculations  and  percolation  tests  for 

surface  water  management  proposals,  design  details/calculations  for  offsite 
surface water discharge with a copy of the discharge consent and construction 
consent from the approving authorities, maintenance agreements and details of 
the designated persons/management company responsible for the maintenance 
of the surface water system to the point of discharge and also a copy of the 
maintenance  schedule  and  details  of  all  surface  water  drainage  adoption 
agreements

14.Submission and approval of a construction management plan
15.Details of air quality monitoring scheme (PM10) to be submitted and agreed
16.Details of the method, timing and duration of any piling to be agreed
17.Full details of existing ground level, proposed ground levels and all  slab and 

finished floor levels to be submitted with reserved matters application
18.No burning of waste on site
19.Details of features for breeding birds
20.Details  of  on-site  open  space,  including  a  timetable  for  delivery  and  a 

management/maintenance plan, to be submitted and approved in writing
21.Full  landscape  and  ecological  management  plan  to  be  submitted  with  any 

reserved matters application

3.0 DESCRIPTION

The Site



3.1 The Shutterton Park site is approximately 13.46 hectares (ha) (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.

3.2 The 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 The site is bound to the north by Shutterton Lane.  Beyond Shutterton Lane lies 
agricultural  land farmed for  arable  crops.   This  land also  forms part  of  a  large 
County  Wildlife  Site.   To  the  east  of  the  application  site  is  the  Sherwell  Close 
residential  development  which  is  accessed  via  Shutterton  Lane.   Beyond  the 
Sherwell Close development lies further residential development which includes the 
new, partially completed, ‘Sandpipers’ development by Barratt Homes.  The western 
parcel of the site is bordered to the south by the Sainsbury’s supermarket, and its 
associated parking and a petrol station.  To the rear of the supermarket there is an 
area of land with planning consent for employment uses to include industrial and 
workshop spaces.  Beyond Sainsbury’s, to the south, lies the existing Shutterton 
Industrial Estate.  The eastern parcel of land is bordered to the south by a number 
of holiday parks, comprised of static caravans and chalets, including Hazelwood 
Park and Dawlish Sands.  The site is bound to the west by Exeter Road beyond 
which  lies  the  extensive  Langdon  Hospital  site  which  sits  on  elevated  land 
approximately 250 metres west/north-west of the site.

3.4 Access is gained via the newly-constructed access serving Sainsbury’s which leads 
to a field gate on the southern boundary of the application site.

3.5 The 13.46ha site represents a comparatively small and inefficient proportion of a 
larger  farmstead  totalling  222  hectares  located  to  the  north  in  the  parishes  of 
Starcross and Kenton.  Due to the distance of the site from the larger farmstead, the 
absence of farm buildings to accommodate livestock, the cost of travelling to and 
from the site to monitor and maintain operations and the general arrangement of the 
land into three constrained parcels, it  is considered by the current owners to be 
unsuitable  for  modern  methods  of  agriculture  and  farming.   Subsequently  one 
parcel  of  land  is  now used  for  grazing  by a  small  number  of  animals  with  the 
remaining two fields put to pasture since 2007 for occasional grazing by sheep.

3.6 With the exception of  the southern and western site  boundaries of  the western 
parcel of land opposite Sainsbury’s and adjacent to the A379 Exeter Road, the site’s 
perimeter is dominated by managed hedgerows and semi-mature trees, while the 



interior of the site is predominantly pasture land and the linear belt of woodland runs 
through the centre of the site.

3.7 7.7ha of the site is classified as Grade 1 agricultural land (however, this is reduced 
to  6.7ha once gradient  is  taken into  account).   When compared with  a  total  of 
1550ha located across the Teignbridge District this represents 0.43% of total Grade 
1 agricultural land in Teignbridge.

The Application

3.8 The application seeks outline approval for the principle of the development of the 
site  for  up  to  350  dwellings  and  a  multi-purpose  community  building,  with  the 
associated car  parking,  hard and soft  landscaping and open space,  sustainable 
urban drainage systems and new vehicular, cycle and pedestrian circulation routes 
and accesses.   The submitted application  is  seeking  outline  permission with  all 
matters reserved for future consideration.

3.9 As all matters are reserved the submitted plans are illustrative only, however, the 
broad parameters  should  be considered.   The submitted  illustrative  plans show 
approximately 330 units on site, distributed between the eastern and western land 
parcels with the central linear belt being retained as open space.  A parameter plan 
has been submitted with the application which indicates that the existing hedgerow 
along Shutterton Lane will be retained.

3.10 30% of the proposed dwellings would be delivered as affordable housing with a split  
of 70% rented and 30% intermediate.  The delivery of this affordable housing would 
be controlled through a Section 106 Agreement with  first  priority being given to 
people with a local connection to Dawlish and who have an identified need.
 

3.11 The  application  also  proposes  to  deliver  a  site  for  a  multi-purpose  community 
building with a maximum gross internal area of 1000m2.  It is proposed that this 
building would have a flexible D1 use and could therefore be used, for example, as  
a public hall/community centre,  training centre or for  health care uses (amongst 
other uses).

3.12 In summary this proposal would deliver the following:

• Up to 350 new homes, providing a choice of accommodation through a mix of 
sizes and tenures;

• 30% affordable housing;
• A site for a new multi-purpose community building;
• Approximately 4.9 hectares of open space comprising over a third of the site. 

This would include formal and natural open space, including woodland and 
scrub;

• Provision of play space;
• Upgraded sewage management provision agreed with South West Water;
• Section 106 contributions to deliver 3ha of employment land, ecological and 

open space improvements, improved sports facilities, air quality mitigation, 
highways improvements and public art provision.



            Policy Background and   Principle of Residential Development on the Site  

Adopted Teignbridge Local Plan 1989-2001

3.13 When  assessed  against  the  adopted  Development  Plan,  which  consists  of  the 
Devon Structure Plan 2001 to 2016 and the Teignbridge Local Plan 1989-2001, this 
residential  proposal  is  in  conflict  with  the  relevant  policies  seeking  to  control  
development in the countryside.  The principal policy conflict is with Policy H7 of the 
Teignbridge Local Plan 1989-2001.

Preferred Options Teignbridge Local Plan 2013-2033

3.14 In January 2012 the Council published its Core Strategy 2013-2033 Development 
Plan Document Preferred Options.  Policy DA1 of the Preferred Options document 
allocated  this  site  to  deliver  up  to  350  dwellings  and  a  multi-purpose  building 
capable of incorporating health facilities.  This application was submitted following 
the publication of the Preferred Options Document and is entirely in accordance 
with the allocation made within it.

Dawlish Parish Neighbourhood Plan

3.15 Members will be aware that Dawlish has been involved in a national pilot scheme 
and is one of the first communities in the country to produce a Neighbourhood Plan 
(informal community planning document) and to test this plan with a informal and 
non-binding public examination.  The plan was examined by Professor Christopher 
Balch from Plymouth University who ultimately found the plan ‘unsound’ on two 
main technicalities.  Firstly, because there is not yet a district-wide Local Plan in 
place,  the  Neighbourhood Plan could  not  be  judged as having used objectively 
assessed evidence of housing need.  Secondly, the plan may not be ‘justified’ given 
there is no clear audit trail for judgements made by the Steering Group responsible 
for preparing the plan.  The examiner was concerned at the potential unmet housing 
need and felt there was potential to meet more of Dawlish’s housing need within the 
town.  However, he considered this was best dealt with through the district-wide 
Local  Plan.   The  Neighbourhood  Plan  process  provided  a  number  of  benefits 
including more focus being put on the town’s future, a greater say for local people 
and organisations other than councils, and the inclusion of most of the plan’s ideas 
in the Council’s Local Plan Preferred Options.

3.16 In his report  the examiner made specific references to the site in question.  He 
advised that the full extent of the land to the south of Shutterton Lane (which forms 
the site for this application) be included as an allocation in the neighbourhood Plan 
as it  was considered that there was little basis in past policy or recent planning 
decisions  to  support  maintaining  an  open  break  between  Dawlish  and  Dawlish 
Warren in this location.  This advice was reflected in the Officer recommended Draft  
Submission  Local  Plan  reported  to  Members  of  the  Overview  and  Scrutiny 
Committee on 4 September 2012.

 
3.17 Ultimately the Neighbourhood Plan is an informal community planning document 

and cannot be adopted by the Council as a formal Neighbourhood Plan, it therefore 
carries no weight in the decision making process.



Teignbridge Local Plan 2013-2033 Proposed Submission

3.18 On 7 November 2012 the Council published the Teignbridge Local Plan 2012-2033 
Proposed Submission.  This document was amended to incorporate a number of 
changes following the recommendations of the Overview and Scrutiny Committee 
on 4 September 2012, the Executive on 13 September 2012 and the final approval 
of Full Council on 21 September 2012.  One of the amendments was to Policy DA1 
which amended the allocation of the site in question.  The Local Plan Proposed 
Submission  now  only  allocates  the  western  land  parcel  and  Policy  DA1  now 
promotes the delivery of 3 hectares of employment land in place of the residential  
development and multi-purpose building previously proposed.

National Planning Policy Framework (NPPF)

3.19 Many of the policies relating to housing delivery within the adopted Development 
Plan are out of  date and have been superseded by the policies of the National  
Planning Policy Framework (NPPF).

3.20 Paragraph 47 of the NPPF says that Local Planning Authorities should: 

“Identify  and  update  annually  a  supply  of  specific  deliverable  sites  sufficient  to  
provide  five  years  worth  of  housing  against  their  housing  requirements  with  an  
additional  buffer of  5% (moved forward from later in the plan period) to ensure  
choice and competition in the market for land. Where there has been a record of  
persistent under delivery of housing, local planning authorities should increase the  
buffer to 20% (moved forward from later in the plan period) to provide a realistic  
prospect of achieving the planning supply and to ensure choice and competition in  
the market for land”. 

3.21 Paragraph 48 of the NPPF goes onto say that: 

“Housing applications should be considered in the context of the presumption in  
favour  of  sustainable  development.  Relevant  policies  for  the  supply  of  housing  
should  not  be  considered  up-to-date  if  the  local  planning  authority  cannot  
demonstrate a five-year supply of deliverable housing sites”. 

3.22 The Council has not allocated new sites for housing since 1996 and is unable to 
demonstrate a five year land supply based on permissions and adopted allocations. 
However the Council does have a five year, plus 20%, supply of housing land if the 
allocations within the emerging Local  Plan are included in  the calculation.   The 
guidance  relating  to  calculation  of  housing  supply  in  the  NPPF is  contained  in 
footnote 11 to paragraph 47 which states:

‘To  be  considered  deliverable,  sites  should  be  available  now,  offer  a  suitable  
location  for  development  now,  and  be  achievable  with  a  realistic  prospect  that  
housing  will  be  delivered  on  the  site  within  five  years  and  in  particular  that  
development  of  the  site  is  viable.   Sites  with  planning  permission  should  be  
considered  deliverable  until  planning  permission  expires,  unless  there  is  clear  
evidence that schemes will not be implemented within five years, for example they  



will not be viable, there is no longer a demand for the type of unites or sites have  
long term phasing plans.’

3.23 The guidance does not address whether the housing supply calculation can include 
sites  which  are  allocated in  an unadopted Local  Plan and there  have been no 
decisions from the Planning Inspectorate which specifically address this point.  In 
an appeal decision from Derbyshire in August 2012, the Inspector took the view that 
only  sites  with  planning  permission  can  be  included  within  the  housing  supply 
calculation.  Whilst  this may be a restrictive interpretation on the guidance, that 
decision demonstrates that it would be difficult for the Council to robustly assert that  
it has a five year + 20% supply where there may be unresolved objections relating 
to  the overall  housing requirement and to  allocated sites in the emerging Local 
Plan.

3.24 In the absence of a robust five year housing supply there a requirement to consider 
the suitability of unallocated land outside settlements.  The proposals for housing on 
this site have a number of merits. Firstly, the proposal would contribute to a local 
housing need with 30% of the homes providing affordable housing.  Secondly, the 
site is easily accessible and is clearly related to the existing settlement and, subject 
to  design,  layout  and landscaping,  the  proposals  would  be  unlikely  to  have  an 
adverse effect on the character and appearance of the wider area.  The application 
would also be subject to a number of contributions to improve infrastructure in the 
area.  The proposals would therefore represent sustainable development.

3.25 Whilst  the  site  is  currently  within  Countryside  and  is  a  Departure  from  the 
Development  Plan,  the  western  part  of  the  site  does  fall  within  the  proposed 
Dawlish  DA1 allocation  within  the  Local  Plan  2013-2033 Proposed Submission, 
albeit for employment use.  However, there is undoubtedly a clear intention that part 
of this site is considered appropriate for development despite the Countryside and 
Area of Great Landscape Value (AGLV) designations which are currently associated 
with the site.  

3.26 As set  out  previously the allocation of  this  site  for  residential  development was 
withdrawn from the Teignbridge Local Plan 2012-2033 Proposed Submission and 
replaced with a partial  allocation for employment development.  However, Policy 
DA1 has been worded to provide some flexibility and states that:

“support will also be given to employment generating uses provided that they are  
compatible with the immediate surroundings and do not conflict with town centre  
uses.”

3.27 The  Applicant  has  given  a  clear  indication  that  this  site  is  not  available  for 
employment development as it is not viable to deliver without other development to 
pump  prime  it.   In  an  attempt  to  resolve  this  situation  the  Applicant  has 
commissioned  an  independent  employment  land  assessment  and  has 
subsequently, in accordance with the findings of this assessment, offered a financial 
contribution of £600,000 to enable the Council to purchase and service 3 hectares 
of employment land elsewhere in Dawlish to mitigate the loss of this site.  There is  
an argument that this proposal is therefore employment generating as it will assist in 



the delivery of the employment land aspirations of the emerging Local Plan which 
would otherwise be uncertain.

3.28 There could be the argument that the development of this site would jeopardise the 
longer  term vision  for  Dawlish and that  this  application  could be considered as 
premature pending the adoption of the emerging Local Plan.  However, it must be 
recognised that Teignbridge has a housing land shortage and a history of under- 
provision.  Through recent appeal decisions there is also a clear indication that the 
Government are giving significant weight to the NPPF “presumption in favour of 
sustainable development” argument and have made the delivery of housing a high 
priority.   Couple this with the Council’s  need to demonstrate deliverability at  the 
examination  of  the  emerging  Local  Plan,  the  delivery  of  additional  residential 
permissions is likely to assist in demonstrating that the Local Plan is sound and the 
Council are able to deliver sufficient housing to meet the needs of the District.

3.29 With specific regard to prematurity Paragraph 17 of the Planning System: General 
Principles states that:

“in  some  circumstances,  it  may  be  justifiable  to  refuse  planning  permission  on  
grounds  of  prematurity  where  a  DPD  (Development  Plan  Document)  is  being  
prepared  or  is  under  review,  but  it  has  not  yet  been  adopted.   This  may  be  
appropriate  where  a  proposed  development  is  so  substantial,  or  where  the  
cumulative effect would be so significant, that granting permission could prejudice  
the DPD by predetermining decisions about the scale, location or phasing of new  
development which are being addressed in the policy in the DPD. A proposal for  
development which has an impact on only a small area would rarely come into this  
category. Where there is a phasing policy, it may be necessary to refuse planning  
permission on grounds of prematurity if the policy is to have effect.

3.30 Members will  be aware that prematurity was used as a reason for refusal at the 
Sentrys Farm Public Inquiry held in February/March of this year which was allowed. 
Although Sentrys Farm is a different site, and considerably smaller at 65 units, it  
should be noted that the Inspector considered the cumulative impact of the proposal 
along with the  297 dwellings approved at Milbury Farm and concluded that the 
development  was  not  premature.   In  the  concluding  paragraphs  of  his  appeal 
decision the Inspector made the following statements:

“I have identified that there is a housing land supply of considerably less than five  
years, that the Council have failed to achieve the annual average requirement every  
year since 2001, thereby accruing a significant shortfall, and that there have been  
no  housing  allocations  since  1996.  The  proposed  development  would  help  to  
overcome this shortfall”.

“I  consider  that  the  factors  in  favour  of  allowing  the  appeal,  particularly  those  
concerning  the  significant  shortfall  of  housing  in  the  District,  outweigh  those  in  
favour of its dismissal.”

3.31 Despite the fact that this site is not allocated in the emerging Plan it would result in  
the early delivery of up to 350 homes for Dawlish in a sustainable location which is  
already  serviced  and  considered  to  be  well-related  to  the  existing  settlement. 



Furthermore, the scheme would not prejudice the delivery of other site allocations in 
Dawlish and would enable the Council to deliver the 3 hectares of employment land 
which it needs to provide an element of self-containment within Dawlish.

Affordable Housing

3.32 The proposals incorporate plans for 30% affordable housing with  the split  being 
70% for rent; 30% intermediate. This offer is in line with the requirements set out in 
the Council’s Adopted Supplementary Planning Document (SPD) and in excess of  
the requirements of the Local Plan 2013-2033 Proposed Submission which seeks 
25% affordable housing in Dawlish.  The delivery of these homes would be secured 
through  a  Section  106  Agreement  which  would  include  a  “local  connection” 
mechanism for priority allocation of properties. 

3.33 The Council’s Housing Enabling Officer supports the proposal and would hope to 
see the affordable housing meeting Code 3 of the Code for Sustainable Homes, an 
element suitable for wheelchair access and broadly providing the following:

20% - 1 bed accommodation
60% - 2 bed accommodation
10% - 3 bed accommodation
10% - 4 bed accommodation

Loss of Employment Land

3.34 As set out in paragraph 3.18 above, the western parcel of the application site is 
proposed to  be  allocated for  up  to  3  hectares  of  employment  development.   If  
permitted the application would result in the loss of that land and would prevent the 
delivery of the employment land which the Council has identified as being required 
to serve Dawlish through the life of the plan.

3.35 As  explained  in  paragraph  3.27  above  the  application  site  is  not  available  for 
employment development and there is a genuine concern that, on viability grounds, 
this site could not realistically be developed solely for employment purposes.  The 
Applicant has commissioned an independent employment land assessment and has 
subsequently, in accordance with the findings of this assessment, offered a financial 
contribution of £600,000 to enable the Council to purchase and service 3 hectares 
of employment land elsewhere in Dawlish to mitigate the loss of this site.

3.36 When considering the loss of this site for employment land it must be acknowledged 
that it is not yet formally allocated.  It is understood that there is a requirement in the 
emerging  Local  Plan  to  deliver  3  hectares  of  employment  land  within  Dawlish, 
however,  this  could  be  delivered on an  alternative  site  without  jeopardising  the 
implementation of the other plan allocations or the wider vision for Dawlish.  On 
balance it is considered that it would be difficult to defend refusal of this application 
on the grounds of loss of employment land given that the land is only allocated for 
employment purposes in an emerging Local Plan and there is a clear indication 
from the landowner that the land is not available for this use.  In addition this loss  
would  be  mitigated  by  a  financial  contribution  to  provide  the  3  hectares  of 
employment land elsewhere in Dawlish.



Highways, Access and Sustainability

3.37 This application is supported by a separate Transport Assessment (TA) and draft  
Travel Plan.  These documents provide an evaluation of movement and consider 
the potential transport implications of the development site. Local junction modelling 
has been undertaken in  agreement with  Devon County Council  at  a  number of 
surrounding junctions, with findings from the supporting TA confirming the suitability 
of the proposed scheme and the ability of local highways to continue to operate 
within capacity following the occupation of the proposed scheme.

3.38 Access to the site is currently located along Shutterton Lane via a pair of galvanised 
steel bar gates which provide direct access to the western and eastern land parcels. 
The recently constructed Sainsbury’s access road off the A379 provides additional,  
purpose-built site access with a spur off the roundabout to the rear of Sainsbury’s 
into western land parcel.

3.39 Shutterton Lane is a narrow rural road, which is approximately 3 metres wide with 
no footway provision or street lighting.  Shutterton Lane links onto the A379 Exeter 
Road to the west via a right – left staggered T-junction and onto Dawlish Warren 
Road to the east via a simple priority T junction.  The A379 provides a link towards 
Exeter to the north and to the south it provides a link towards Dawlish town centre.

3.40 There are two bus services which operate within the vicinity of the site.  The nearest 
existing bus stop is located on the Sainsbury’s Access Road some 300 metres from 
the centre of the site which is served by the 186 service.  The next nearest bus 
stops are located on the A379 Exeter Road near the Sainsbury’s roundabout some 
400 metres from the site centre and are served by the No. 2 Service which operates 
between Exeter  and  Newton  Abbot  via  Dawlish  (‘The Green’)  and  the  No.  286 
Service between Starcross and Dawlish.  In terms of rail access Dawlish Railway 
Station is located east of the site and there is an hourly service from Exmouth to 
Paignton Mondays to Saturdays, with reduced services on Sundays.

3.41 This  application  proposes  to  access  the  site  entirely  from  the  access  on  the 
southern boundary, adjacent to the Sainsbury’s Supermarket, via the new purpose 
built access road.  The illustrative plans do show two access points onto Shutterton 
Lane,  however,  these  are  for  pedestrian  and  cycle  use  and  only  emergency 
vehicular access will be allowed.  This is proposed to be enforced through the use 
of knock down bollards which can only be removed by the emergency services.

3.42 Devon  County  Council,  as  the  Highway  Authority,  scoped  this  site  prior  to  the 
application  being  submitted  to  establish  the  level  of  information  required  to 
accompany an application of this size.  The submitted TA was based on Census 
Data for Dawlish Central and North East Ward information and has generally been 
accepted by the Highway Authority. 

3.43 The Highway Authority has identified the following financial contributions which are 
required to mitigate the impact of the proposed development:



• £10,000 towards a connection  to  Exeter  Road or  the  Sainsbury's  access 
road

• £80,000  a  year  for  three  years  (total  £240,000)  to  extend  the  town  bus 
service into the development site

• £143,000 towards the  Countess Wear PUA Outbound Lane Improvement 
Scheme

• £3,000 towards dropped kerb crossings on the footway along Exeter Road
• £90,896 towards the upgrade of street lighting along Secmaton Lane
• £6,000 towards cycle parking and cctv at Dawlish Warren station
• £37,500 towards a shared use footway on Dawlish Warren Road (DWR) to 

link the site to the Exe Estuary Trail
• £300 per dwelling towards travel vouchers (total £105,000).

3.44 The Highway Authority considers that the development is acceptable subject to the 
provision  of  the  financial  contributions  set  out  above  and  the  imposition  of 
conditions.  The Applicant has agreed to pay all of the above financial contributions 
via a Section 106 Agreement.

Education

3.45 Policy  DA10  (Education  Facilities)  of  the  Teignbridge  Local  Plan  2013-2033 
Proposed Submission seeks to improve education and adult learning at Dawlish at 
the existing primary schools and Dawlish Community College.  The emerging Local 
Plan does not identify any need for a new primary or secondary school in Dawlish 
therefore  enhancements  to  existing  primary  school  facilities  and  Dawlish 
Community College are considered necessary to support the growth of the town.

3.46 Devon County Council, as the Education Authority, were consulted as part of the 
consideration of this application.  Devon County Council’s response identified that 
the application site is within 1.5 miles of Gatehouse Primary School and Cockwood 
Primary  school,  of  which  Cockwood  is  currently  over  capacity and  Gatehouse 
Primary has limited capacity of 34 pupil places.  They have therefore concluded that 
this proposal would result in a shortfall of primary school places.  Likewise Devon 
County  have  advised  that  Dawlish  Community  College is  also  very 
near capacity, currently having 31 pupil places available, and therefore this proposal 
would also result in a shortfall of secondary education places.

3.47 Devon  County  Council  have  therefore  made  the  following  request  for  financial 
contributions to provide additional education facilities to mitigate the impact of this 
development:

Primary Education
Gatehouse Primary School - NET Capacity 417
Number on Roll Autumn Term 2012 - 383 = 34 pupil places available
87.5 (number of  pupils  expected by development  of  350 dwellings)  or  0.25 per  
dwelling

 
87.5  -  34  = 53.5  number  of  pupils  expected  to  exceed  capacity  at  Gatehouse 
Primary School from this development  

 



Devon  County  Council  require  a Primary  School  Contribution  to  the  sum  of 
£2,840.38 per dwelling exceeding 136

 
 Secondary Education
 Dawlish Community College - NET Capacity 900 pupil places

Number on Roll - 869 = 31 pupil places available
52.5  (number  of  secondary  aged  pupils  expected  by  this  development  of  350 
dwellings) or 0.15 per dwelling

 
52.5  -  31  =  21.5  number  of  pupils  expected  to  exceed  capacity  at  Dawlish 
Community College from this development 

 
Devon County Council will require a Secondary School Contribution to the sum of  
£2,736.15 per dwelling exceeding 207 

 
3.48 The Applicant is disputing the education contributions requested by Devon County 

Council  on  the  basis  that  they  have  calculated  them  based  on  the  current 
requirement.  The Applicant believes that the requirements should be based on the 
projected  figures  from  the  point  at  which  the  development  is  likely  to  first  be 
occupied,  which  in  this  instance  is  the  2014/15  school  year.   Devon  County 
Council’s  projections  appear  to  indicate that  we  are currently in  a  “baby boom” 
period and their projected enrolment figures drop substantially over the next few 
years which would indicate that school capacity would increase proportionately.  At 
the time of writing this report the recommendation includes payment of the financial 
contributions  requested  by  Devon  County  Council,  however,  Members  will  be 
updated should any additional information be submitted.

Healthcare

3.49 Teignbridge is covered by the Devon Primary Care Trust which is responsible for 
providing local  health services such as primary care, community care, children’s 
services and all local mental health and learning disability services.

3.50 There is one Primary Care practice within Dawlish, the Barton Surgery, with a total 
of nine GPs.  As part of their application submission the Applicant has stated that at 
a population of 13,800 in 2010, the current number of GPs at the Barton Surgery 
provides reasonable coverage for the Dawlish population.  In addition they believe 
that there is a reasonable provision of other Primary Care Services within two miles 
of Dawlish.

3.51 The NHS were consulted as part of this application and the Primary Care Manager 
consulted with the Barton Surgery directly.  The response receive from the Primary 
Care Manager stated that  the practice wish to  make more use of  their  existing 
branch surgery and expand their main surgery, as appropriate, to meet the future 
needs  for  primary  medical  services  in  Dawlish.  In  order  to  do  this  they  have 
requested that the Applicant make a financial contribution to purchase the building 
next door to their premises in Barton Terrace to provide space for them to extend 
their existing capacity to meet the needs of the increased population.  The Primary 
Care Manager has stated that the building has been valued at £25,000 and as a 
minimum they would seek a contribution sufficient to enable the purchase of this 



building, however, a sum towards developing it to provide health accommodation 
would be more realistic.

3.52 Whilst this request is noted, no calculations have been provided to justify the impact 
that this proposal will have on the delivery of health care in Dawlish, therefore it is  
not considered to meet the relevant tests set out in the CIL Regulations 2010 which 
require that any financial contribution is:

(a) necessary to make the development acceptable in planning terms;
(b) directly related to the development; and,
(c) fairly and reasonably related in scale and kind to the development.

3.53 The Applicant has considered the request made by the NHS and have submitted 
information which sets out that the proposed development would require 0.47 GPs. 
Their submission goes on to state that under the guideline of 1 FTE GP per 1,600 
patients, even allowing for population growth, there is sufficient local capacity to 
absorb the additional residents generated by this proposal.  The Applicant believes 
that the district has sufficient health services for the current population on average 
throughout  the  district  and  reasonable  provision  in  terms  of  core  primary  care 
services around Dawlish.  The information submitted by the Applicant takes into 
account the defined catchment area that each GP service has dependent on its 
location and is based on an average of 1.26 GPs per 1,600 of the population.

 
3.54 The applicants conclusions are that there is sufficient capacity within the existing 

provision to cater for the needs of the new population of the proposed development, 
while  still  taking into  account  that  the new population  will  take up some of  the 
current capacity.  They therefore do not believe that any contribution is necessary. 
This information has been passed to the NHS for their comment but to date nothing 
has been received.

Landscape/Trees

3.55 The site lies within land designated as Countryside in the adopted Teignbridge Local 
Plan.  The land is also designated as an Area of Great Landscape Value (AGLV) 
and is within the Exe Estuary & Farmlands Landscape Character Area.

3.56 As stated previously the site effectively comprises two pasture fields and an area of  
wet woodland.  The land is fairly low-lying on south-facing valley sides above the 
Shutterton Brook.  A small strip of wet grassland and scrub extends to the north of 
Shutterton Lane, which forms the north boundary of the main part of the site.

3.57 The  landscape  character  of  the  area  is  rural  to  the  north  and  west,  with  built 
development to the south and east on the edges of Dawlish and Dawlish Warren. 
The field to the west is influenced by the urban edge developments of Sainsbury's, 
an  industrial  estate  and  Langdon  Hospital;  the  field  to  the  east  is  more  rural, 
although with housing fringing to the east.

3.58 The site is visible from the A379, Shutterton Lane, Orchard Lane and houses to the 
north, caravan parks and the Warren Road to the south, residential areas to the 
south west and the pitch and putt park in Dawlish, footpaths on Badlake Hill and 



Langdon and Long Lane to the west.   There are also long distance views from 
Mamhead Park and high ground in East Devon.

3.59 The  proposal  would  result  in  the  loss  of  rural  countryside  in  an  Area  of  Great 
Landscape Value (AGLV)  and constitute  the  extension  of  the  urban area.   The 
Council’s Landscape Officer has advised that there would be a significant adverse 
impact on the character of the site itself and the immediate vicinity with moderate 
adverse impacts on views extending from Shutterton Lane and the pitch and putt to 
views from Badlake Hill, Langdon and Long Lane.  However, the Landscape Officer 
has also advised that, overall, the significant impacts 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 be likely to mitigate the adverse landscape and visual 
impacts.  It is recognised that there is an opportunity to enhance the edge of the 
urban area through attractive design and additional planting on the site would help 
to integrate the development further in the long term.

3.60 The Landscape Officer concluded that the proposal for the development of this site  
is supported in principle, however, there will inevitably be some adverse landscape 
and visual impacts which should be minimised as far as possible.  It should also be 
noted that  the eastern parcel  of  land is  also proposed as an employment  land 
allocation in the emerging Local Plan which, if delivered, would have a comparable, 
if not more detrimental, visual impact.

Ecology

3.61 The proposed development site is approximately 700 metres 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.

3.62 The site is comprised of two improved grassland fields separated by an area of 
broadleaved woodland, wetlands and stream.  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). 

3.63 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.

3.64 The broadleaved woodland/wetland mosaic provides habitat for notable invertebrate 
species, notably,  the cirl  bunting and otters (likely to use the Shutterton Brook).  
Four bat species were recorded foraging and navigating through the site.

3.65 In  order  to  mitigate  the  impact  of  the  proposed  development  the  Ecological 
Consultants representing the Applicant have made the following proposals:

• A SUDS  scheme  to  attenuate  surface  water  discharge  rates  and  water 
quality;



• A financial contribution of £99,600+VAT to improve the local sewage system 
to avoid problems of insufficient capacity;

• A financial  contribution of  £350 per  dwelling in  line with  the Joint  Interim 
Approach (JIA)  adopted by Teignbridge,  Exeter  and East  Devon planning 
authorities for mitigating housing impacts on the SPA/SAC (This money is to 
be  used  for  delivery,  by  the  local  authority  and  partners,  of  access 
management  mitigation  measures  and  associated  monitoring  within  the 
SAC/SPA);

• Financial  contributions  to  cover  the  purchase,  set  up  and  ongoing 
management  of  6.24ha  of  Suitable  Alternative  Natural  Green  Space 
(SANGS).   SANGS guidance requires  at  least  8ha/1,000  new population 
which equate to 6.24ha. for this proposal.  The SANGS is to be acquired and 
managed by Teignbridge District Council as part of the Dawlish open space 
provisions in the emerging Local  Plan.  The SANGS contributions are as 
follows:

SANGS purchase costs = £187,200
SANGS capital setup costs = £249,600
SANGS management costs = £10,234 per year/commuted sum of £264,671

• Additionally an area of public open space of approximately 2.8ha is to be 
provided  adjacent  to  the  housing  with  the  aim  to  design-in  Suitable 
Alternative Natural Green Space features.  This will attract a proportion of 
‘everyday’ recreational use, such as dog walking, away from the SPA/SAC, 
however,  it  does  not  qualify  as  SANGS  according  to  Natural  England 
guidelines.

3.66 The  site  has  been  screened  under  the  Conservation  of  Habitats  and  Species 
Regulations 2012 using the proposed mitigation measures set out above and the 
Council’s Biodiversity Officer is satisfied that the proposed development would not 
lead to Likely Significant Effects on the integrity of the Exe Estuary SPA or Dawlish 
Warren  SAC,  providing  all  of  the  mitigation  measures  are  delivered.   Natural 
England has confirmed that they too are satisfied that the proposal, including the 
mitigation proposed by the Applicant, is not likely to have a significant effect on the  
interest features for which the  Exe Estuary SPA and Dawlish Warren SAC have 
been classified.

3.67 The Applicant has also confirmed that all retained and proposed habitats would be 
managed in accordance with a Landscape and Ecological Management Plan.

3.68 Given  the  above  information  it  is  not  considered  that  there  are  any  significant 
ecological concerns which would justify the refusal of this application.

Open Space, Play and Recreation

3.69 In February 2007 the Pengelly Consulting Report was adopted as Council policy 
and  is  to  be  weighed  in  the  decision-making  process  for  the  determination  of 
development proposals.  This provides consistent advice on the level of contribution 
required from developments for five or more dwellings to open space, play and 



general  recreation.  Provision  for  indoor  recreation  remains  based  on  the 
recommendations of Sport England.

3.70 The Council’s Service Manger for Green Spaces and Active Leisure has assessed 
this  proposal  and  has  advised  that  the  contributions  which  have  already  been 
secured for outdoor recreation (SANGS provision) referred to in paragraph 3.58 are 
sufficient  to  meet  the  outdoor  requirements  for  this  site.   The  only  additional  
contribution  which  has  been  sought  is  for  Indoor  Recreation.   Using  the  Sport 
England Indoor Facility Calculator this request equates to £625.33 per dwelling for 
improvements/new facilities at Dawlish Leisure Centre.  This contribution can be 
secured through a Section 106 Agreement.

Drainage and Flood Risk

3.71 A stream runs  through  the  middle  of  the  site  in  a  north-south  direction  before 
discharging into the Shutterton Brook, which runs along the southern edge of the 
site.  As stated previously in the report these areas are indentified as falling within 
Flood Zone 3b.  The submissions made by the Applicant identify that during a 1 in 
200 year tidal flood event the site will  experience inundation along the southern 
boundary, with a slightly larger area considered to be inundated during the 1 in 200 
year event with an allowance for climate change.  It is not considered that the site is  
at risk from fluvial flooding.  In conclusion the potential risk of flooding is therefore 
low and limited to a small area of the site.

3.72 The application  proposes to  discharge surface water  via  a SuDs system.   This 
proposal is supported by the Council’s Engineers  as there is no storage capacity 
available within the Shutterton Brook.  The Council’s Engineers have also asked for 
a number of details which include design calculations, percolation tests, copies of 
discharge consents and maintenance agreements.  All of these additional details 
can be covered by planning conditions should the application be approved.

3.73 South West Water have advised that the public foul sewer network is unlikely to 
have sufficient capacity to serve the proposals without causing the public sewer 
network  to  surcharge,  with  resultant  flooding.   Subsequently  South  West  Water 
have requested a financial  contribution of  £99,600 +  VAT in  order  to  make the 
improvements required to facilitate this development.  The Applicant has agreed to 
pay this financial contribution via a Section 106 Agreement.

3.74 The comments  of  the Environment  Agency are  awaited and will  be  reported  to 
Members at the committee meeting.

3.75 subject to no objection being raised by the Environment Agency it is considered that 
the proposal is acceptable in terms of foul and surface water drainage.

Utilities Infrastructure

3.76 The application  submission  confirms that  the  site  is  serviced  by and has  good 
access to a range of utilities.  The findings from utility and ground surveys indicate 
that  water  utilities  cross  the  site,  with  utility  connections  to  the  site  also  being 
accessible  from the  recently-constructed  Sainsbury’s  Supermarket.   In  terms of 



access  to  utilities  there  are  no  site  constraints.   The  capacity  of  existing 
infrastructure has also been discussed with utility providers, and where necessary 
additional infrastructure works have been agreed.

Air Quality

3.77 This application site is not located within an Air Quality Management Area (AQMA), 
however, there is an AQMA at Iddesleigh Terrace in Dawlish Town Centre.  As this 
proposal will generate additional vehicle trips which would exacerbate the air quality 
issue which  already exists  the  Council’s  Environmental  Protection  Manager has 
requested a  financial  contribution  of  £100  per  dwelling  to  implement  air  quality 
management measures to mitigate the impact of the development.  The Applicant 
has agreed to meet this request.

Agricultural Land

3.78 An Agricultural  Land Quality  Assessment  has  been  submitted  in  support  of  the 
planning application given that the proposal would result in a loss of 7.7ha of best 
and most versatile agricultural land (BMV).  This assessment sets, in accordance 
with Natural England Technical Information, that Natural England are only required 
to be consulted on planning applications when the loss of BMV agricultural  land 
exceeds 20 hectares.  As this site is substantially less, coupled with the fact that this 
area of the District has a relatively high percentage of BMV land, when compared 
with the District as a whole, it is not considered that the loss of this site is significant. 
It  should also be noted that the western parcel of  the application site has been 
allocated for employment land in the Teignbridge Local Plan 2013-2033 Proposed 
Submission  and  therefore  the  loss  of  some  BMV  land  has  been  deemed 
acceptable.

3.79 Earlier  this  year  Council  Officer’s  defended an appeal  against  the refusal  of  an 
application for residential development at Sentrys Farm in Exminster, which would 
result in the loss of 3ha of BMV land.  One of the reasons for refusal was the loss of 
BMV agricultural land.  Whilst it is acknowledged that the Sentrys Farm application 
is considerably smaller than this it is important to take on board the decision made 
by the Inspector.  The Sentrys Farm appeal was allowed and the Inspector made 
the following comments about the loss of BMV land:

“Paragraph 112 of the Framework indicates that the economic and other benefits of  
BMV  should  be  taken  into  account  and  that  where  significant  development  of  
agricultural  land  is  demonstrated  to  be  necessary,  then  areas of  poorer  quality  
should be used in preference to that of higher quality. I am not persuaded that the  
proposed development can be considered to be significant in terms of the amount  
of  BMV that  would be taken. Furthermore,  given my findings regarding housing  
supply, it is evident that a substantial need exists for housing within the district.”

3.80 Whilst it is acknowledged that part of the site is not allocated for development in the 
Teignbridge  Local  Plan  2013-2033  Proposed  Submission  this  plan  is  yet  to  be 
adopted and therefore is afforded limited weight.  Given the above comments made 
by the Inspector at the Sentrys Farm Public Inquiry about the housing supply in 
Teignbridge and the fact that this proposal would result in a relatively minor loss of  



BMV land it is not considered that the loss of BMV land would be a robust reason 
for refusal.

Archaeology

3.81 The  application  is  accompanied  by  a  desk-based  heritage  assessment  which 
concludes  that  there  is  no  evidence  of  heritage  assets  within  the  proposed 
development site which are considered to be of greater than negligible significance. 
Previous archaeological evaluation by trial trenching within the site did not reveal 
evidence of potentially significant buried remains and therefore it is considered to be 
highly  unlikely  that  there  are  any  remains  of  significance  which  warrant 
preservation.

3.82 The County Archaeologist has confirmed that having considered the results of the 
archaeological work he does not regard there to be any requirement for any further 
archaeological mitigation and the Historic Environment Team would not recommend 
that any additional works need to be undertaken. 

Public Art

3.83 The  Council’s  Public  Art  Coordinator  has  requested  a  financial  contribution  of  
£50,000 in order to provide on-site public art.  The Applicant has agreed to make 
this contribution.

Building for Life

3.84 Building  for  Life  is  the  national  standard  for  well-designed  homes  and 
neighbourhoods and is a scheme operated in partnership between several national  
agencies.  Good quality housing design can improve social wellbeing and quality of 
life  by  reducing  crime,  improving  public  health,  easing  transport  problems  and 
increasing  property  values.  Building  for  Life  promotes  design  excellence  and 
celebrates best practice in the house building industry.

3.85 Building for Life has recently been updated and is now known as Building for Life 12 
(BfL12).  BfL12 is led by Cabe at the Design Council, Design for Homes and the 
Home Builders Federation supported by Nottingham Trent University.  BfL12 came 
into force on 20 September 2012.

3.86 The new system is based on the National Planning Policy Framework (NPPF) and 
uses 12 questions rather than the previous 20, and is scored with a Green, Amber 
and  Red  system.   Where  a  scheme  scores  12  “Greens”  it  will  be  eligible  for  
“Building for Life Diamond” status.  Such status will be available prior to completion 
of the build allowing developers the opportunity to market their developments using 
BfL12.

3.87 It is recommended that developments aim to secure as many Greens as possible; 
minimise Ambers and avoid Reds. The more Greens the better the development will  
be  whilst  a  Red  indicates  that  an  aspect  of  the  development  needs  to  be 
reconsidered.



3.88 Where Ambers are identified this should be considered to see why a Green has not  
been achieved.  In many cases local circumstances may indicate that a Green is not 
possible; furthermore an outline scheme with limited details may mean that a Green 
is not achievable.

3.89 This outline application has scored as follows:

5 Greens 
5 Ambers
2 Reds

The Amber and Red scores were a consequence of the limited details submitted 
due to this application being in outline form.  This score is likely to improve following 
the  submission  of  reserved  matters  details  and  upon  completion  of  the 
development.

Conclusions

3.90 The adopted Teignbridge Local Plan is out of date and does not make sufficient  
provision for housing demand of the District.  Whilst it is acknowledged that this 
application  is  contrary  to  the  Policies  of  the  adopted  Local  Plan  recent  appeal 
decisions, Sentrys Farm in Exminster being one, have proven that limited weight is  
given to our adopted Local Plan in light of the fact that we cannot demonstrate a five 
year supply of land for housing.  In addition we have a record of persistent under-
delivery  of  housing  development  and  therefore  under  the  requirements  of  the 
National Planning Policy Framework (NPPF) we are now in a position where, as an 
authority,  we essentially have to demonstrate a six year  supply (five years plus 
twenty percent) of deliverable housing sites to meet future demand and to mitigate 
our previous under-delivery.

3.91 The emerging Teignbridge Local Plan 2013-2033 sets a clear direction of travel and 
aims to address the issues identified in paragraph 3.90 above, however, this plan is 
not yet adopted.  The emerging policies are useful in helping the Local Planning 
Authority to shape development proposals and to give applicants a clear picture of 
our aspirations for the next twenty years.  In considering how much weight can be 
attached to emerging policies we must consider whether there are existing policies 
which cover the individual issues and also the level of objection which has been 
received, and remains outstanding, to each policy during the consultation process 
so far.  Certain policies will carry more weight than others, for example more weight 
could be given to an emerging policy which makes a provision which is absent in  
the  adopted plan  and where  there  are  no  objections  to  the  proposed/emerging 
policy.  In this instance only limited weight can be given to the site specific policy 
(DA1) of  the emerging Local  Plan as there has been, and is likely to be more, 
objection to it.  If objections to this policy exist and are unresolved then the Council  
cannot  say with any certainty that  the plan will  proceed through examination to 
adoption without this policy being altered.  In addition the Planning System: General  
Principles  document  sets  out  some  broad  guidelines  regarding  prematurity  of 
planning applications and sets out some broad criteria regarding weight which can 
be attributed to emerging plans.  Paragraph 18 of the Planning System: General 
Principle sets out that significant weight can be given to an emerging plan when it 



has been submitted for examination with no representations made in respect  of 
relevant policies.  In light of this advice the Council has not reached the stage to at  
which significant weight can be afforded to our emerging Local Plan.

3.92 The National  Planning Policy Framework (NPPF) is  the most  up to date advice 
available and it clearly sets out the Government’s intentions for the consideration of 
planning applications.  It is also evident that Inspectors have been giving the NPPF 
significant weight when considering appeals.  Both the government and Inspectors 
have indicated that the delivery of housing is a main priority and is seen as being a 
key driver to kick start the economy.  The NPPF sets a clear presumption in favour 
of sustainable development and, as set out in the main body of this report, it is clear 
that this proposal is compliant with this .

3.93 It is considered that the only potential grounds for objection to this application could 
be its siting in the Countryside/AGLV, which is contrary to the adopted Local Plan 
and contrary in part to the emerging Local Plan, and/or the loss of the land allocated 
for employment development, which is proposed in the emerging Local Plan.  Any 
argument regarding the Countryside/AGLV issues would be difficult to defend given 
that  the  emerging  Local  Plan  contains  Policy DA1 which  identifies  the  western 
parcel of this site for employment use.  The Council has therefore clearly deemed 
part  of  the  site  suitable  for  development  despite  its  Countryside  and  AGLV 
designation.  In addition the Council’s own Landscape Officer has not objected to 
the development of this site.  It also cannot be ignored that the entire application 
site was included in the Council’s Preferred Options Local Plan.

3.94 With regard to  the loss of  the western parcel  of  land as a site  for  employment 
development,  it  is  considered that  it  will  be  extremely difficult  to  deliver  3ha of 
employment land on this site with no other development to pump prime it, especially 
in  light  of  the  fact  that  the  applicant  has given a  clear  statement  that  it  is  not  
available for employment development.  This raises a question as to the likelihood 
that the allocation in DA1 is deliverable in the long time, if  at  all,  without  some 
supporting  development.   In  addition,  it  is  essential  to  acknowledge  that  the 
emerging Local Plan is not yet adopted and therefore the allocation made in Policy 
DA1 could change, or be deleted, if,  at examination, the Inspector considered it  
appropriate to do so.  If approved this application would deliver a sum of money to 
the Council  which would enable the delivery of  employment development on an 
alternative site.  This would therefore meet the Council’s aspirations to deliver an 
element  of  self-containment to  Dawlish and provide some assurance that  some 
employment development is likely to be delivered in Dawlish.

3.95 It is also noted that if approved this application will also deliver or meet a number of 
the Council’s other aspirations for Dawlish which are set out in the emerging Local 
Plan.  This includes the following:

• Policy S9 seeks to promote sustainable transport and this application will 
deliver,  amongst  other  contributions,  £10,000  for  a  pedestrian  link  to 
Secmaton Lane,  £240,000 for  a  bus route diversion,  £90,896 to  upgrade 
street lighting along Secmaton Lane, £37,500 for a shared use footway on 
Dawlish Warren Road (link to Exe Estuary Trail) and £300 per dwelling for 
Sustainable Travel Vouchers;



• Policy S17 seeks to  deliver  3 hectares of  employment land,  at  least  900 
homes, the construction of a multi-purpose building capable of offering health 
facilities, protection of the Dawlish Warren/Exe Estuary international wildlife 
sites and improvements to air quality.  This proposal is consistent with all of 
these requirements;

• Policy DA7 seeks to deliver a 22 hectare Coastal Park, this application will 
deliver  £731,457  which  will  fund  the  purchase,  set  up  and  ongoing 
management of 6.24 hectares (28%) of the Coastal Park;

• Policy DA9 of the emerging Local Plan seeks provision of cycle parking at 
Dawlish Station which the applicants have agreed to fund.

3.96 It is acknowledged that the Council is in an unusual situation whereby the emerging 
Local Plan Proposed Submission has set a clear intention for future development, 
however,  that  document  is  not  adopted  and  therefore  carries  limited  weight. 
Coupled with this is the fact that our adopted Local Plan is dated, it does not make 
sufficient provision for residential  sites and has also been found to carry limited 
weight.

3.97 This site  is  sustainable and there is  a  clear  intention by the applicant  for  early 
delivery (as set out in the suggested conditions) which will boost the Council’s five 
year supply of deliverable housing sites.  There is an argument that approval of this 
application will  in  fact  assist  the adoption  of  the emerging  Local  Plan as  it  will  
strengthen the Council’s housing supply figures.

3.98 It should also be taken into consideration that this is a large scale major planning 
application  which  has  only  attracted  eighteen  letters  of  objection,  which  for  an 
application of this scale is an extremely low level of representation and indicates 
that there is no strong local opposition to the development.

3.99 In  conclusion  this  application  is  sustainable  and  would  deliver  much  needed 
affordable and open market  housing in  the District  along with  an abundance of 
infrastructure  and  other  enhancements.   It  is  not  considered  that  there  is  any 
justifiable  reason  to  withhold  permission  and  therefore  it  is  recommended  that 
permission be granted as set out above.

4.0 POLICY DOCUMENTS

4.1 Regional Planning Guidance for the South West (RPG) 10
SS1 (Regional Spatial Strategy)
SS2 (Regional Development Strategy)
SS3 (The Sub-Regional Strategy)
SS6 (Other Designated Centres for Growth)
SS7 (Meeting Local Needs)
SS20 (Rural Land Uses)
SS21 (Coastal Areas)
EN1 (Landscape and Biodiversity)
EN2 (Air Quality)
EN4 (Quality in the Built Environment)



EN5 (Health, Education, Safety and other Social Infrastructure)
EC1 (Economic development)
EC3 (Employment Sites)
TCS2 (Culture, Leisure and Sport)
HO1 (Levels of Housing Development 1996-2016)
HO3 (Affordable Housing)
HO6 (Mix of Housing Types and Density)
TRAN1 (Reducing the need to Travel)
TRAN7 (The Rural Areas)
TRAN10 (Walking, Cycling and Public Transport)
RE1 (Water Resources and Water Quality)
RE2 (Flood Risk)

4.2 Devon Structure Plan 2001-2016
ST1 (Sustainable Development)
ST3 (Self-Sufficiency of Devon’s Communities)
ST4 (Infrastructure Provision)
ST5 (Development Priority 2001 to 2016)
ST17 (Housing and Employment Provision)
ST18 (Affordable Housing)
ST18a (Mix and Type of Housing)
CO6 (Quality of New Development)
TR1 Devon Travel Strategy)
TR2 (Co-ordination of Land-Use/Travel Planning)
TR5 (Hierarchy of Modes and Transport Assessment)
TR10 (Strategic Road Network and Roadside Service Areas)

4.3 Teignbridge Local Plan 1989-2001
ENV1 (Development  in  Coastal  Preservation  Areas,  Areas  of  Great  Landscape 
Value and Nature Conservation Zones)
ENV4 (Development in the Countryside)
H1 (Strategic Dwelling Provision for the Period 1989-2001)
H7 (Residential Development in the Countryside)
H8 (Rural “Exceptions” Sites for Affordable Housing to Meet Local Housing Need)
H9 (Provision of Affordable Housing on Sites of a Substantial Scale)
T6  (Negotiating  Developer  Funding  for  Essential  Highway  Infrastructure 
Improvements)
R4 (Provision of Public Open Space)
R11 (Public Open Space to Serve New Housing Development)
R12 (Provision of Children’s Play Areas for Residential Development)
R26 (Percent for Art Scheme)
C1 (Tree Preservation Orders to Preserve Woodlands and Groups/Individual Trees) 
C8 (Retention of Trees, Hedgerows and Ponds and Other Landscape Features)

4.4 Teignbridge Local Plan 2013-2033 Proposed Submission
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)
S22 (Countryside)
EC2 (Loss of Employment Sites)
WE1 (Housing Plan, Monitor and Manage)
WE2 (Affordable Housing Site Targets)
WE4 (Inclusive Design and Layout)
WE11 (Green Infrastructure)
EN2A (Landscape Protection and Enhancement)
EN3 (Carbon Reduction Plans)
EN4 (Flood Risk)
EN6 (Air Quality)
EN8 (Biodiversity Protection and Enhancement)
EN9 (Important Habitats and Features)
EN10 (European Wildlife Sites)
EN12 (Woodlands, Trees and Hedgerows)
HT1 (Heart of Teignbridge – Movement)
HT3 (Heart of Teignbridge – Green Infrastructure)
DA1 (South of Shutterton Lane)
DA6 (Dawlish Green Infrastructure)
DA7 (Dawlish Warren Coastal Park)
DA9 (Dawlish – Movement)
DA10 (Education Facilities)

4.5 National Planning Policy Framework

5.0 CONSULTEES

5.1 Arboricultural Officer - No objections.

5.2 Biodiversity Officer – No objection as it is considered that there will not be any likely 
significant effects subject to the proposed mitigation package (set out in the report)  
which was the subject of a Screening Opinion.

5.3 Devon County Council – Archaeology - A programme of desk-based research and 
limited  archaeological  evaluation  has  previously  been  undertaken  on  this  site 
(Cotswold  Archaeology  report  ref:  11176).  This  work  demonstrated  that  the 
development of this site will have little or no archaeological impact.

In  consideration  of  the  results  of  the  previous  archaeological  work  there  is  no 
requirement for any further archaeological mitigation and the Historic Environment 
Team does not recommend that any additional works need to be undertaken.

5.4 Devon County Council – Education - Have made the following request which would 
be  used  to  provide  additional  education  facilities  required  as  a  result  of  this  
development:

£2,840.38 per dwelling exceeding 136 dwellings for Primary level education
£2,736.15 per dwelling exceeding 207 dwellings for Secondary level education 



5.5 Devon  County  Council  –  Highways -  The  Highway  Authority  had  previously 
identified contributions to be obtained for a Section 106 agreement to mitigate the 
impact of the development. Discussions have taken place between the Applicant 
and the Highway Authority with regard to this and the following has been agreed:

• £10,000 towards a connection to  Exeter  Road or  the Sainsbury’s  access 
road

• £80,000  a  year  for  three  years  (total  £240,000)  to  extend  the  town  bus 
service into the development site

• £143,000 towards the Countess Wear PUA Outbound Lane Improvement 
Scheme

• £3,000 towards dropped kerb crossings on the footway along Exeter Road
• £90,896 towards the upgrade of street lighting along Secmaton Lane
• £6,000 towards cycle parking and cctv at Dawlish Warren station
• £37,500 towards a shared use footway on Dawlish Warren Road (DWR) to 

link the site to the Exe Estuary Trail
• £300 per dwelling towards travel vouchers (total £105,000).

With the above contributions the Highway Authority considers that the development 
is acceptable subject to the imposition of conditions.

5.6 Engineers - No objections subject to the following:

Surface water drainage to consist of full infiltration SuDS systems as there is no storage 
capacity available within the Shutterton Brook. 

The Applicant also needs to provide:

• A copy of the design calculations and percolation tests for the surface water 
management proposals. Also, to show the proposed system can accept the 
surface water generated from the proposed development without affecting 
adjoining and downstream properties.

• Design details/calculations  for  the  off-site  surface water  discharge  with  a 
copy of the discharge consent and construction consent from the approving 
authorities.

• Maintenance  agreements  and  clarification  of  the  designated 
persons/management  company  responsible  for  the  maintenance  of  the 
surface  water  system  to  the  point  of  discharge  and  also  a  copy  of  the 
maintenance schedule.

• Details of all surface water drainage adoption agreements.

5.7 Environment Agency – Comments awaited.

5.8 Environmental  Health  -  No objections  subject  to  conditions  which  deal  with  the 
following:



• Work likely to create significant levels of noise including vehicle movements 
on site should be restricted to the following hours:

Monday - Friday 0800 - 1700
Saturday            0900 - 1300

No works likely to create significant levels of noise should be carried out 
outside of these times or on Bank Holidays.

• Waste from the site should be disposed of by alternative means other than 
by burning

• The  Applicant  should  provide  a  construction  management  plan  which 
illustrates measures to be undertaken to control possible excesses of dust or 
mud arising from site activities, which should include wheel wash facilities, 
and  damping  down  of  internal  site  roads,  together  with  the  cleaning  of 
highways around the site entrances.

• A condition should  be attached which  requires  the Applicant  to  carry out 
monitoring of both dust and PM10 levels, together with vibration levels at the 
nearest sensitive dwelling, the results of which should be available to this 
authority on a weekly basis for assessment.

• In  the  event  of  piling  works  being  necessary on  this  development  these 
should be restricted to the following times to mitigate the effect on the local 
residential area:  

Monday - Friday 0900-1600

There should not be any piling works carried out during weekends or on 
Bank Holidays.

• Any security  lighting  should  be  situated  in  such  a  way  and  be  of  such 
intensity  as  to  avoid  causing  a  statutory  nuisance  at  nearby  residential 
dwellings.

5.9 Environmental  Health  –  Air  Quality -  Recommend approval  subject  to  following 
conditions and Section 106 details:

Conditions:
 
1. Details of an air quality-monitoring scheme for protecting nearby residents from 

nuisance dust and fine particles to be submitted and agreed;
2. An air quality method statement to be submitted and agreed;
3. Details of haul road washing to be submitted and agreed;
4. Details of wheel washing to be submitted and agreed.
 
Section 106 Contribution:



A financial contribution of £100 per dwelling unit is required in order to offset the  
impact of the development on the Dawlish Air Quality Management Area (AQMA) 
and compensate for the cumulative impact, the Applicant would be required to make 
an appropriate contribution towards improvement measures in the Dawlish AQMA.

The contribution will be used for one or more of the following:

• Mitigation measures to help offset any increase in pollution in the Air Quality 
Management Area;

• Air quality improvement measures;
• Air quality monitoring in the Air Quality Management Area.

If 350 dwellings are proposed a total contribution of £35,000 is required.

5.10 Environmental Health – Contaminated Land -  The contamination assessment on 
this application indicates that there is no significant risk. I have no objection to the 
proposal.

5.11 Green Infrastructure Officer - Has made the following comments about the proposal:

• The  proposed  development  retains  approximately  one  third  of  existing 
landscape structure as open space which is considered low;

• Proposals should make provision for interpretation and incorporate trim trail 
exercise stations;

• The proposals should include requirements for edible planting, including at 
least 25% fruit and nut trees within the planting scheme and allotments at the 
rate of 20 standard plots per 1,000 dwellings to address likely demand;

• Should ensure the management of retained and proposed habitats into the 
long-term, and identify competent parties and adequate funding to deliver it;

• Proposals should ensure strong connections to Shutterton Brook cycle path 
and convenient and regular access points for pedestrians and cycles onto 
Shutterton  Lane  and  linking  to  Sainsbury’s  and  the  bus  stop.  Use  of 
Shutterton  Lane  as  a  Green  Lane  should  be  supported  by  a  highways 
designation. A pedestrian/cycle access at the north western corner of the site 
should be provided to link to the bridleway heading northwest from the site;

• A network  of  SUDS  features  that  incorporate  habitat  for  wildlife  where 
possible should be demonstrated for the proposed housing numbers;

• Ensure  adequate  habitat  buffers  to  hedges  and  appropriate  frontages  to 
support effective management within the public realm;

• Further consideration is needed for the landscape buffer to the east of the 
site  which  provides  a  publicly-accessible  space  backed  onto  by  existing 
properties which presents a potential management and security issue.

5.12 Housing Services - The above outline application is supported by Housing Services 
provided that the application includes the following affordable housing provision:

30% affordable housing (70% being rented housing and 30% being intermediate 
housing).



Affordable housing meeting Code 3 of the Code for Sustainable Homes.

The affordable housing to be broadly in line with the following:

20% - 1 bed accommodation
60% - 2 bed accommodation
10% - 3 bed accommodation
10% - 4 bed accommodation

With an element suitable for wheelchair access.

5.13 Landscape Officer - Whilst the proposal for development on this site is supported in 
principle, there will inevitably be some adverse landscape and visual impacts which 
should  be  minimised  as  far  as  possible.   Further  consideration  of  the  design 
principles is needed to ensure that this can be achieved and to allow the proposals 
to be acceptable in landscape terms.

The following aspects should be addressed:

1.  The  majority  of  the  broadleaved  woodland  and  wetland  habitats  would  be 
retained, however there would be some damage to the woodland through the road 
crossing  and  new  bridge  crossing  the  Shutterton  Brook  as  well  as  potential 
degradation of the hedgerow along Shutterton Lane.  An indication of how these 
impacts will be minimised is needed.

2.  It is unclear how the building heights and open spaces have been designed in 
relation to the topography and key views as stated. Photographs illustrating the key 
views in/out of the site would help to explain this. Apart from avoiding the highest  
ground, the taller buildings seem to have little relationship to site features/views. 
Sections through the site in relation to the surrounding land would also explain the 
relationship.

3.  Sections through Shutterton Lane and the adjoining development are needed 
and sketches illustrating how this frontage will be designed. The stated benefits and 
design of Shutterton Lane as a predominantly pedestrian route retaining its rural 
character  will  not  be  realised  if  the  development  backs  onto  this  feature  as 
illustrated. A landscape/ecological buffer is needed to ensure that the hedgerow is 
managed in public ownership with houses fronting this boundary. The intention to 
create a 'green lane' needs to be backed up by highways designation e.g. as a 20 
m.p.h. zone/access only route.

4.  Further information is needed on the accessibility of open spaces, in particular 
the  woodland  and  wetland,  with  a  balance  needed  between  ecological 
conservation/enhancement and public access.

5. Opportunities for SuDS wetland features within the open space joining Shutterton 
Brook need to  be  considered at  this  stage as  this  could  affect  the  design  and 
numbers of houses achievable.



6.  It would be better to have a strong green walking route through the development, 
linking  the  open  space  to  Shutterton  Lane  rather  than  creating  a  public  space 
adjacent to the back gardens of existing properties to the east.

5.14 Natural England - No objection as it is considered that there will not be any likely 
significant effects subject to the proposed mitigation package (set out in the report) 
which was the subject of a Screening Opinion.

5.15 NHS -  The practice confirms that  they wish  to  make more use of  their  existing 
branch surgery and expand their main surgery as appropriate to meet the future 
needs for primary medical services in Dawlish.  To do this they would like support 
through  a  developer  contribution  to  purchase  the  building  next  door  to  their 
premises in Barton Terrace.  This would give them the space to extend their existing 
capacity to meet the needs of the increased population.

 
I  understand  that  the  building  belongs  to  the  Council  and  has  been  valued  at 
£25,000.  As a minimum we would welcome a contribution sufficient to enable the 
purchase  of  this  building,  but  a  sum  towards  developing  it  to  provide  health 
accommodation would be more realistic.

 
When considering the impact of Section 106 we have historically based our draft  
calculations  on  an  average  of  £400  per  dwelling.   We fully  appreciate  that  no 
contribution would be available from the social/affordable housing element of the 
development.

5.16 Police Architectural Liaison Officer - Has offered general good practice advice which 
will need to be integrated into any detailed designs.

5.17 RSPB -  Have  identified  three  main  areas  of  concern:  cirl  buntings,  increased 
recreational impacts on the nearby Natura 2000 sites (Exe Estuary and Dawlish 
Warren) and urban biodiversity.

The  RSPB wish  to  see  appropriate  detailed  measures  secured  by  condition  or 
within  a  Section  106  agreement,  should  permission  be  granted  otherwise  they 
object to the application.  It is requested that the following points are addressed:

• Cirl Buntings - The RSPB has calculated the amount required to provide and 
manage off-site habitat for cirl buntings at £61,500 per pair, so for two pairs, 
the sum of £123,000 would be needed.

• Increased recreational impacts upon internationally important wildlife sites - A 
sum of money is required to mitigate the impact  of  the development and 
should be agreed by Natural England.  Pending satisfactory agreement over 
this contribution the RSPB objects to this application.

• Urban  biodiversity  –  Concern  raised  that  the  Mitigation  Proposals  of  the 
Environmental Statement make no provision for the building-dependent birds 
that are likely to colonise a new urban development.



5.18 South West Water -  The public foul  sewer network is unlikely to have sufficient 
capacity  to  serve  the  proposals  without  causing  the  public  sewer  network  to 
surcharge, with resultant flooding.  This has been made known to the Applicant/their 
consultants  previously  and  investigations  to  establish  the  level  and  cost  of 
improvements  necessary  to  accommodate  the  foul  flows  generated  by  their 
particular development identified.

Such improvements as are required have been currently costed at £99,600 + VAT 
and  will  not  be  funded  by  South  West  Water  and  will  need  to  be  at  the 
Applicant/developer’s full cost.

Should  your  Council  be  minded  to  approve  the  planning  application,  suitable 
planning conditions/Section 106 planning obligation terms will need to be imposed 
(e.g. requiring no development to proceed on site until such time as funding has 
been provided for the improvements identified).

5.19 Service Manager – Green Spaces and Active Leisure - The contributions already 
secured for outdoor recreation are noted (SANGS provision).  The only additional 
contribution  sought  is  for  Indoor  Recreation.   Using  the  Sport  England  Indoor 
Facility  Calculator  this  would  be  £625.33  per  dwelling  for  improvements/new 
facilities at Dawlish Leisure Centre.

5.20 Service  Manager  –  Spatial  Planning -  Following  the  Council’s  approval  of  the 
Teignbridge Local  Plan  2013-2033  Proposed  Submission  this  planning  proposal 
cannot be supported for the following reasons:

1. it is not in accordance with relevant policies of that local plan, to which weight 
can be given;

2. it is not in accordance with ‘saved’ policies of the adopted Teignbridge Local 
Plan (1996);

3. it would result in the unacceptable loss of allocated land for employment uses 
that would undermine the strategy for sustainable growth at Dawlish for the 
next 20 years; thereby conflicting with policies in Regional Planning Guidance 
10 for the South West and ‘saved’ policies of the Devon Structure Plan 2001-
2016; and

4. A 5 year with an additional buffer of 20% supply of land for housing can be 
demonstrated  through  implementation  of  the  Teignbridge  Local  Plan  2013-
2033 Proposed Submission where the housing allocations satisfy the NPPF 
requirements for deliverable sites.

5.21 Urban Design Officer - Has made general comments regarding character, access, 
parking, quantum, scale and phasing of the proposal.

6. REPRESENTATIONS

Eighteen letters of objection have been received raising the following points:



1. The application is contrary to policies of the adopted Development Plan.
2. The proposal is contrary to advice set out in the NPPF (use of brownfield 

land  or  land  of  poorer  quality  first  and  use  of  land  which  is  of  lower 
landscape quality).

3. The proposal is contrary to the Neighbourhood Plan.
4. Shutterton Lane has become a rat run from Dawlish Warren to Sainsbury's 

and there is a noticeable large increase in traffic on a very narrow lane.
5. There  are  too  many houses planned for  the  area,  which  will  add to  the 

congestion on what are already busy roads.
6. Many future occupants will work in either Exeter or Torbay due to the lack of 

employment  opportunities  in  the  immediate  vicinity  and will  consequently 
need to drive through towns and villages that already suffer from congestion.

7. The  houses  proposed  may  meet  the  government’s  criteria  of  affordable 
housing but they will not be affordable to local people who are in need of 
housing.

8. Concerns  raised  about  the  safety  of  surrounding  roads  and  the  impact 
additional development will have.

9. The lane has no footpaths.
10.The proposal does not offer enough in the way of sustainable/community 

food growing (e.g. allotments).
11. This is an area of natural beauty and a haven for wildlife.  It would be great 

shame to allow this to be destroyed by a development to make money rather 
than for the needs of the local people of Dawlish.

12.There is no benefit to the town in bringing in this development on this side of 
the A379 as the main connections and facilities are sited to the north.

13.The development is not sustainable and is also outside the area which was 
identified as possible development land in Dawlish Parish Neighbourhood 
Plan.

14.The proposed development will be a blot on the approach to Dawlish.
15.The erosion of agricultural land can only be to the town's disadvantage.
16.As  there  is  no  prospect  of  any increase  in  employment  in  the  area  the 

highways problems can only increase.
17.The local schools are already filled to capacity.
18.The plan shows areas to be left as open space which are mostly boggy.
19.  Any provision for wildlife is likely to be of little use as the majority of wildlife  

will have been deterred from entering the site during the years it will take to 
develop it.

20.The brook has always been a source of water for the wildlife but will  be 
inaccessible for years.

21.Not identified in the Neighbourhood Plan for Dawlish.
22.Development in holiday tourism area.
23.Development in biodiversity enhancement area.
24.Development in area of Area of Great Landscape Value.
25.Development has total disregard for future employment land requirements.
26.Development  must  not  encourage  any  additional  use  of  pedestrian  or 

cyclists in Shutterton Lane.
27.A379 incapable of handling additional volume of traffic.
28.Potential to create further problems to the sewage system in locality. 
29.There is no planting shown for screening to the residents in Shutterton Lane.
30.No consideration for the plant life/countryside and wildlife.



31.The application is premature.
32.The proposal would result in the loss of valuable agricultural land.
33.This development would have an impact on the nearby holiday sites.

One letter of support has been received making the following points:

1. Sainsbury’s supports the application as their store is well  placed to serve 
new residential communities in the area and can potentially act as an anchor 
to a new District Centre.

2. Suitable safeguards should be put in place to ensure amenity safeguards for 
the residential units which are close to the store service yard.

3. Sainsbury’s  are  also  supportive  of  the  creation  of  a  link  between  the 
development site and the store as suggested by Devon County Council.

7. TOWN AND PARISH COUNCILS’ COMMENTS

Dawlish Town Council
Resolved unanimously by Members present and voting that given that there is a 
pipeline  of  approved  developments  adequate  to  meet  the  5  year  housing  land 
supply needs of Dawlish plus 20%, this Council sees no imperative to approve this 
application  prior  to  the  determination  of  the  Core  Strategy  and  consequently 
recommends refusal  of  this  application on the grounds of  this  application being 
premature.  Other reasons which have caused this Council to recommend refusal 
are:

1.  Loss of green space between communities within the parish.
2. Loss of identified employment land.
3. Lack of a viable business plan for the proposed community building.
4. Increase in transport to access schools and the town centre.
5. Lack of information regarding the parking provision in relation to road safety.

Starcross Parish Council
S10 of the latest Development Plan Document states that the A379 is an important  
part  of  the Teignbridge road infrastructure.   Further  both the earlier  Teignbridge 
Core Strategy (June 2010) and the more recent Dawlish Neighbourhood Plan (Sept 
2011)  recognised the  traffic  problem on the  A379 through Starcross.   On each 
occasion Starcross Parish Council has put forward representations but to date both 
bodies  have  failed  to  take  into  consideration  the  impact  of  the  proposed  core 
development areas on the “wider” transport infrastructure and communities. 

The A379 has long been a sub-standard A road and with the proposed development 
of housing, jobs and tourism within Dawlish and to a lesser extent, Teignmouth, 
traffic problems in Starcross will only worsen.  The importance of this road corridor, 
together with the unfortunate restrictions within Starcross, means that it will have an 
impact upon, and possibly an inhibiting factor to the successful delivery of these 
elements.  The B3381 has already become a “rat run” between A379 and A380, to 
avoid traffic congestion both at Starcross and Matford Roundabout.

Starcross Parish Council is of the opinion that this major planning application should 
not be considered on a “stand alone” basis before the democratic process of the 



Core  Strategy  has  been  exhausted  and  in  particular  the  impact  of  the  core 
development  areas  on  the  “wider”  transport  infrastructure  and communities  has 
been addressed.

WARD MEMBERS:   Councillors Hockin, Petherick and Price, Dawlish Central and North 
East
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C1 Flooding – North West Secmaton Lane 
(Policy DA2) 

View to the North East from Langdon Road to the West of 
Gatehouse Farm 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 

Langdon Road to the South of the Secmaton Lane Site 
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View to the North East from Field Boundary to the North of 
Gatehouse Farm 
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Present: 
All day: Tristan Peat (TDC), Marie Stainwright (TDC), Cllr Rosalind Prowse (TDC), Sue Liner 

(Dawlish Transition Ambition), Sue Brader (Dawlish Transition Ambition), Wally Protheroe (Rotary),  
Cllr Terry Lowther (DTC), Gerry Chambers (Holcombe Residents Association), Cllr Michael Clayson 
(DTC), Cllr Bob Vickery (DTC), Chris Swanick (Dawlish Community Trust), Rev Roger Whitehead 
(United Reform Church), Cllr Humphrey Clemens (TDC), Cllr Ted Hockin, (TDC), Cllr Diane Lovell 
(Starcross PC), Cllr Andrew Cadbury (Starcross PC),  Cllr Pauline Bloomfield (DTC, Cockwood 
community, Womens’ Institute),  Francine Tullis (ROW, BHS representative), John Wilkinson 
(DARE), Sandra Fabry (DARE), Cllr Mary Lowther (DTC) 
 

Am only: Paul Scott (Teenbridge Project), Andrew Davis (Dawlish Community College), Raymond 

Faichney (Police)  
 

2-3pm: Dr Whitehead (NHS – Barton Surgery) 
 

Apologies: 
 Cllr John Clatworthy (DCC), Dr Mary Geraldine Leach (Dawlish Branch - Senior Council of Devon, 
Andrew Bulpin/Simon Broom (Dawlish Warren Tourism Group), John Bromley/Andy Watson 
(Holcombe Residents Association), David Carr (Dawlish Learning Partnership), Representative 
(Teignbridge Youth Service)  

 
Draft Notes of Meeting 
Cllr Prowse opened the meeting. 
 
TEP presented the draft minutes of the 8th September Steering Group meeting. These were 
agreed by the Steering Group.   
 
TEP ran through the agenda for the meeting. He impressed the imperative for the Steering 
Group meeting to reach consensus taking into consideration responses received to the 
consultation draft Dawlish Parish Neighbourhood Plan, on: 
 

 the overall level of strategic growth for Dawlish (housing allocation) 
 

 the locations identified on the vision map for future housing / mixed use growth 
 

TEP explained this was necessary in order that the outcome of the consultation on the draft 
Neighbourhood Plan could inform a proposed strategy for the future planning of Dawlish to 
be included in the Teignbridge Core Strategy Preferred Options Report. A draft Core 
Strategy Preferred Options Report was being prepared. This would be considered by 
Teignbridge District Council Members soon and approval sought for its publication for public 
consultation later in 2011. This would provide a further opportunity for Dawlish residents to 
comment on an emerging strategy for the future planning of the Dawlish area. 
 
TEP provided a general overview of the scope of consultation responses received. An initial 
assessment of consultation responses had found general support for change and growth at 
Dawlish, including support for growth north-west of the town. However, the consultation also 
showed concern at the overall scale of this growth and at issues related to highway and 

Dawlish Neighbourhood Planning Steering Group 
Notes of Meeting 

 
13 October 10pm – 4pm  

The Manor House, Dawlish  
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other infrastructure.  Printed copies of consultation responses processed to date were made 
available to Steering Group members (this has been sent by email to Steering Group 
members on 11 October 2010), together with an overview summary sheet.  It was pointed 
out that a number of completed returned comments forms had not yet been processed but a 
final printed copy of the report of representations would be provided to Steering Group 
members as soon a possible. The final report would be reformatted to make it more legible. 
 
TEP & MS gave an overview of all the public engagement that had taken place in the three 
week period between 17th September and 7th October, and thanked Steering Group 
members for their help in raising public awareness of the consultation exercise. Engagement 
by Council planning officers had included: 6 drop-in events, 4 public meetings, 1 Parish 
Council Meeting, 3 School Assemblies, 2 Primary School workshops. 4,000 copies of the 
consultation document had been published and all but several hundred were in public 
circulation. 
 
Each Steering Group member was provided an opportunity to feed back their general 
thoughts on the plan, consultation responses and aspects that may need addressing.  This 
led to open discussion on a number of matters, including: 
 

 3 week consultation not long enough 

 Steering Group need more time to look at the comments received – focus on strategic 
aspects initially to inform Core Strategy Preferred Options 

 Concern at increased commercial traffic on the A379. Also a potential increase in 100 to 
150 trips at peak period and increased traffic into Exeter. Devon County Council 
anticipates increased patronage on public transport. 

 Concern at proposed housing at Southdowns Road and at Holcombe 

 Sewerage capacity 

 Strand and Lawn – parking and traffic issues 

 Young people not engaging in the consultation 

 There is need to ensure that Dawlish gets the best education facilities and does not fall 
behind other centres, which could cause difficulties in getting the best staff. Loss of 
students to other education facilities. Need community support for investment. £3-£4m 
potential investment needed Links with training and industry are important.  

 How the 1,600 allocated homes was derived. Is this figure negotiable? 

 What is the level of current planning commitments for new homes at Dawlish? 

 Long term investment in the seawall 

 Concern over increased traffic on bridge causeway at Cockwood 

 Flood risk and use of land south of Vancouver by birds 

 Rural engagement 

 Tick box exercise, trust, comments would be ignored 

 Need to provide jobs and infrastructure before the new homes. Need well paid jobs. Let 
premises at low rents to attract business 

 Need infrastructure  to avoid Dawlish being a second class town 

 How will the new jobs happen? 

 Dawlish is a seaside town not a city 

 The plan is predicated on securing £20 funding – no guarantee that Dawlish will get this 
money.  

 Home ownership will slump and housing will not get built 

 How will the voting process for the referendum work? Almost impossible to win a 
referendum – flaw of the process 

 Why was the consultation document not posted out to households? 
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 Need a plan to avoid be walked over by developers 

 There has always been green space between Holcombe and Dawlish. There are empty 
properties and sites with planning permission already at Holcombe. Holcombe would not 
want 100% affordable housing. 

 Need affordable housing for working people, not just people claiming benefits. Affordable 
housing is needed for the elderly, not just young people. Why can’t land just be 
developed for affordable housing? 

 Smaller sites provide choice 

 Duty on Steering Group members to read the comments 

 450 new homes built at Dawlish in the last 10 years but little affordable housing. If this 
rate is projected forward it would imply a further 900 new homes over the next 20 years 

 Traffic through Teignmouth and ‘rat runs’ in the rural areas including Luscombe Hill, 
Mamhead, Starcross, Port road and others. 

 DARE did not propose the number of homes at Holcombe and at Cockwood 
 
TEP responded that there was a need to have plan for Dawlish. He pointed out that there 
was no precise science to arrive at a housing growth number, but rather the plan making 
process was about balancing the needs / issues to achieve the best plan for the community. 
The 2,000 new homes was a figure that was believed could provide for about two-thirds of  
forecast affordable housing need arising at Dawlish over the next 20 years to be met at the 
town – and the 1,600 allocation was a start point for having a ‘conversation’ with the Dawlish 
community – broadly mid way in the range of growth options derived from the workshop day. 
He suggested that concerns over the 1,600 proposed housing might be accommodated 
through phasing of the growth in relation to infrastructure improvements. This was 
considered by Steering Group members but was later agreed as an approach that could 
prove impracticable.  
 
Attention was turned to the proposed sites allocated for new housing in the consultation draft 
Neighbourhood Plan.  
 
Steering Group members agreed to: 
 

 Remove the proposed housing allocation at land south of Vancouver, Cockwood due 
to flooding aspects and the loss of habitat along the Exe Estuary for birds. 

 Retain the proposed housing allocation at Littleleigh, Holcombe as it was recognised 
that there was a need for affordable housing at this village. 

 Retain a small triangular section of the land proposed for housing at Southdowns 
Road, Dawlish as this land was now known to be available for future development. 

 
Lunch - Andrew Davies, Paul Scott and Ray Faichney left the meeting 
 
Dr Whitehead from Barton Surgery arrived at 2.00pm 
Dr Whitehead gave an overview of the Neighbourhood plan in the context to the health 
provision and requirements for Dawlish: 
 

 Dawlish Community Hospital – there is a need to secure the long term future of this 
facility, since the building is currently leased by the NHS (Torbay Care Trust) for a 
20/25 year period, of which 11 years have now lapsed. The hospital currently fulfils its 
purpose. There is not much scope for capital expenditure but funding should be used 
to defend what facilities currently exist e.g. outpatient services and radiology. Need a 
resilient plan to retain the hospital. 
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 Barton Hill Surgery – this is potential scope to include a dental surgery. The 
relationship with the surgery, pharmacy and hospital is good. The branch surgery at 
Dawlish Warren is underutilised and has capacity to ‘expand’.  

 There is no clear rationale for a second branch surgery north of Secmaton Lane as 
this would need to be equipped and staffed. However, there could be a benefit in 
having a health clinic in this location.  

 Existing health care provision could cope with 2,000 new homes at Dawlish 

 There is a need for good transport links to get to / from health care facilities 

 Need to consider risk of the proximity of new homes (children) next to forensic unit at 
Langdon Hospital  

 
He advised on some alterations of the text.  He went on to discuss his concerns about 
substance misuse – lack of activities available for young people. He advised that there 
should be an increase in water-sports – fishing, seasports activity centre. 
 
Dr Whitehead left the meeting and discussion continued on numbers and the strategic 
content of what would be within the preferred option core strategy taking account of the 
consultation responses. 
 
TEP drew attention to a representation seeking housing south of Shutterton Lane, and the 
current application for new homes at ‘Newlands’.  He suggested it could be advantageous to 
work with these development proposals for the purposes of plan-making in order to achieve 
the best plan for the Parish.  
 
TEP advised there was still a need for the Steering Group to reach agreement on the overall 
scale of growth at Dawlish for the next 20 years.  He also drew attention to the general 
support for growth north-west of Dawlish from representations received, but the concerns 
expressed were over the amount of new homes proposed.   
 
 

RW proposed that a vote on the document and numbers as drafted would be a way 
forward as this was likely to meet more of the need in terms of affordable housing.   
WP seconded the proposal.   The vote was taken but not carried forward. 
Vote:  4 –Yes; 12 – No; 2- Abstentions 

 

SF proposed an alternative strategy of 900 homes (this 900 being in addition to those 
which planning approval had been given to date) subject to infrastructure being provided. ML 
seconded the proposal. 
The vote was taken and carried forward as a preferred revised growth strategy for Dawlish 
in response to the consultation exercise. 
Vote: 13 – Yes; 4- No; 1- Abstention 

 
Discussion followed on the implications of this revised strategy on housing numbers and the 
reduction in potential CIL and NHB monies.  The need for a coastal park was questioned and 
whether Dawlish Warren should have a childrens’ play area. TEP advised there would still be 
the need for a coastal and community park to mitigate visitor pressure on the Dawlish 
Warren nature reserve and these would feature in the draft Core Strategy Preferred Options 
Report.  It was pointed out that funding for mitigating visitor impacts on Dawlish Warren 
could also come from new development further away from Dawlish. 
 



 

5 

 

It was agreed that there would be a further meeting of the Steering Group to look in more 
detail at the consultation responses, and to discuss the other projects and infrastructure in 
the draft Neighbourhood Plan. 
 
MC stated that all members within the Steering Group would need to take responsibility for 
the actions of the day and work together on the revised plan toward a positive referendum. 
TEP asked the DARE representative if they would now support a revised plan with a reduced 
housing allocation, through the referendum process, to which the response was yes. 
 
The meeting closed at 3.50pm 
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Teignbridge District Council Local Plan 2013-2033:  

Proposed Submission (Publication) Representation form 

Part A Personal Details  Agent’s details (if applicable) 

Title:   Mr 
    

First name(s):   Matthew 
    

Last name:   Wright 
 

 
  

Organisation: (If you are 
representing that organisation) 

Shutterton Park Limited  Arup 

 

 
  

Address – line 1: P.O. Box 158, Third Floor  13 Fitzroy Street 
 

 
  

Address – line 2: Royal Bank Place, 1 Glategny 
Esplanade,  St. Peter Port 

  

 

 
  

Post Town: Guernsey  London 
 

 
  

Postcode: GY1 4EX  W1T 4BQ 
 

 
  

Telephone number: 01481 728721  020 7755 2523 
    

e-mail address: Paul.Jarvis@long-port.com  Matthew.wright@arup.com 
    

Consultee ID (if known) 308   

E-mail comments should be sent to planteignbridge@teignbridge.gov.uk, and postal comments to: 

Plan Teignbridge Representation 
Teignbridge District Council 
Forde House 
Brunel Road 
Newton Abbot 
Devon 
TQ12 4XX  

Anyone wishing to make comments on the Plan this must do so by 5pm on Wednesday 19th December 2012. Any 
comments received after this deadline will not be published or passed to the Secretary of State with the Local Plan.  



Please let us know in a separate communication if you wish to be kept notified about: 

 the submission of the Local Plan 
 the publication of recommendations by the independently appointed Inspector 
 the adoption of the Local Plan 

Part B – your response. Please use a separate form for each policy, chapter or paragraph you wish to comment on 

Policy S3 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

1. To which part of the document does this representation relate? 

Policy    S3 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section E. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  



6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 

 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

Notes for completing the form: 

Separate notes for help in completing the form can be viewed on www.teignbridge.gov.uk/planteignbridge or posted 
on request. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy S4 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

2. To which part of the document does this representation relate? 

Policy   S4 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section E. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Paragraph 2.12 - Please see separate, comprehensive written representations for full details of objections 
and proposed changes. 

3. To which part of the document does this representation relate? 

Paragraph 2.12 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Paragraph is unsound – See Section E. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Paragraph 2.13 - Please see separate, comprehensive written representations for full details of objections 
and proposed changes. 

4. To which part of the document does this representation relate? 

Paragraph 2.13 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Paragraph is unsound – See Section E. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy S17 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

5. To which part of the document does this representation relate? 

Policy    S17 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section E. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy S21A - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

6. To which part of the document does this representation relate? 

Policy    S21A 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section E. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy EC2 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

7. To which part of the document does this representation relate? 

Policy    EC2 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section F. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy WE1 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

8. To which part of the document does this representation relate? 

Policy    WE1 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section G. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy WE7 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

9. To which part of the document does this representation relate? 

Policy    WE7 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section G. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

 

 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy EN2A - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

10. To which part of the document does this representation relate? 

Policy    EN2A 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section H. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy DA1 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

11. To which part of the document does this representation relate? 

Policy    DA1 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section I. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy DA2 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

12. To which part of the document does this representation relate? 

Policy    DA2 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section J. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  



Policy KS6 - Please see separate, comprehensive written representations for full details of objections and 
proposed changes. 

13. To which part of the document does this representation relate? 

Policy    KS6 

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box) 

Support  Object X 

3. Please give your reasons below why you are supporting or objecting to this part of the plan. 

Policy is unsound – See Section K. 

4.  What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward 
your suggested revised wording of any policy or text as precisely as possible. 

See Section M for proposed text changes. 

Please note your representation should concisely cover all the information, evidence and supporting information 
necessary to support or justify your comments, as there will not normally be another chance to make further 
representations after publication stage.  After this stage, further submissions will be only at the request of the 
Inspector, based on the matters and issues he or she identifies for examination. 

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the 
inspector will consider whether the plan is consistent with the following issues.  

 

 If you want to make representations on the way in which the Local Planning Authority has prepared the 
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.   

 If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local 
Plan is positively prepared, justified, effective or consistent with national policy.  
 

5.  Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box) 
 

Positively prepared - meeting local needs where possible? Yes  No x Don’t Know  
       
Justified – when compared to other options? Yes  No x Don’t Know  
       
Effective – deliverable and achievable? Yes  No x Don’t Know  
       
Consistent with national policy? Yes  No x Don’t Know  
       
Legally compliant (following proper procedures)? Yes  No x Don’t Know  

6.  If your representation is seeking a change, do you consider it necessary to speak at the examination in public? 
(please put an X in the relevant box) 

No, I do not wish to speak at the examination in public:  
  
Yes, I wish to speak at the examination in public: x 

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector 
by way of written representations. 



 
7. If you wish to speak at the examination in public, please say why you consider this to be necessary: 

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the 
examination. 

Please note that your comments and your contact details will be publicly available, although your private e-mail 
address and telephone number will not be visible on our website. 

Signature: 
  

Date: 19/12/12 
 

 

 

Shutterton Park Limited (SPL) is a major landowner of a potential strategic site, fully 
engaged in the plan making process. SPL’s objections are significant and SPL therefore 
require the opportunity to speak to fully explain and justify these objections.  




