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EXISTING BUILT ENVIRONMENT AND COMMUNITY FACILITIES
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2.12 BUILT ENVIRONMENT & COMMUNITY FACILITIES
The mapping opposite indicates the spread of various services and community 
facilities within the context of the study area. Key aspects of provision to consider in 
the masterplan proposals are:

SCHOOLS
Sustainable community will require the provision of primary schools to ensure self-
containment and reduce the need to travel. The nearest primary schools are located 
in Alphington and at Countess Wear on the other side of the river. They are remote 
from the development and have capacity issues. The number of children generated 
by the development is such that two primary schools will be required. The primary 
schools will be located on each side of the A379 with the aim of encouraging children 
to walk to school where possible.

The closest secondary school to the site is West Exe Technology College, located 
north of Alphington. This secondary school is currently approaching capacity 
and the site cannot be expanded. A new secondary school is required to meet the 
demand from future development within Exeter and from the South West Exeter 
development. Given the size of the development, new secondary school provision 
should be provided within the development. It is possible for one of the primary 
schools and the secondary school to be provided in the form of an all-through school.

RETAIL
Local retail provision is found in Alphington and in Exminster although it is evident 
that Exminster is likely to be too remote from the study area and located such that 
sustainable access would be difficult. The retail provision in Alphington could 
benefit from the additional support provided by new development but it is also likely 
that there will be sufficient development to support new retail provision in the study 
area. Masterplan proposals will need to consider this and its location to promote 
sustainable development.

MIXED CENTRES & COMMUNITY USES
It is likely that masterplan proposals will need to consider a local centre situated 
where it can incorporate the retail provision and other community facilities 
which are lacking in the vicinity. A new mixed use local centre at the heart of the 
masterplan proposals has the ability to incorporate retail, employment and higher 
density housing along with community facilities. The brief suggests the provision 

of cafe, pub, library, community centre & sports hall, a medical centre (including 
GP & dentists), fire/police liaison facility should all be considered. The addition 
of office and hotel provision within this centre could establish a district centre 
as a destination with much smaller local centres in other parts of the masterplan 
perhaps supporting Alphington. The location and number of centres will need to be 
investigated to ensure adequate local provision and promote sustainable growth.

2.13 LAND OWNERSHIP
Teignbridge District Council, Exeter City Council and Devon County Council are 
aware of the land ownerships within the study area of the masterplan.

EFFECT ON MASTERPLAN AND DELIVERABILITY
The study area has complex land ownership with many different ownerships in-
cluded. This can cause issues when it comes to delivery of any masterplan however 
this is not unusual for urban extensions. It is appreciated that there;

 � are complexities of land ownership,
 � may be potential difficulties with landowners coming together to form 

consortia and in achieving land equalisation, and 
 � may be potential risk of ransom issues that might prevent land coming 

forward.
As such there is a recognised need to provide a way in which all landowners with 
development interests in the proposed masterplan area can contribute effectively 
towards meeting the cost of infrastructure that is required across the area.

Reforms to the planning system will affect the way in which infrastructure sup-
porting new development is funded. Broadly the approach will be that Section 106 
legal planning agreements will continue to be used to secure on-site infrastructure 
required to make development acceptable in planning terms. However, more signifi-
cant infrastructure, typically off-site, which in this instance may be required to sup-
port the whole urban extension proposed South West of Exeter is likely to be funded 
through the use of Community Infrastructure Levy and potential other funding 
sources.  All residential development proposals (market housing) bringing forward 
component parts of the urban extension South West of Exeter will be required to 
contribute towards Community Infrastructure Levies brought into effect by Exeter 
City Council and Teignbridge District Council, dependent on which planning area 
they are situated. In this manner the cost of funding significant infrastructure can 
be shared across individual development proposals and by individual land owners.
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3.0
REGULATORY & 
INFRASTRUCTURE INFLUENCES
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 In this section we  explore the regulatory and infrastructure context in 
which the masterplan will be designed and is likely to come forward. The relevant 
planning policy and legislation is set out including the likely changes that will occur 
as new policy emerges. In addition to the analysis of site constraints and opportuni-
ties set out in the previous section, this section assesses the current utilities infra-
structure available to serve any potential development in the growth area.

3.1 PLANNING CONTEXT
The future development of the South West Exeter area will need to respond to na-
tional government objectives along with current and emerging national, and local 
policy requirements.
 

NATIONAL PLANNING POLICY
The National Planning Policy Framework (NPPF) came into force in March 2012 
and has replaced previous national Planning Policy Statements and Planning Policy 
Guidance.

The NPPF provides material guidance for plan making purposes, to promote the 
achievement of sustainable development. The NPPF is relevant to the masterplan-
ning of proposed growth South West of Exeter in terms of the provision of a choice of 
high quality new homes, replacing poor design with better design, jobs, improving 
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the conditions in which people live, work, travel and take leisure, and moving from a 
net loss of biodiversity to achieving net gains for the future.

In conjunction with the NPPF, the Government has set out its planning policy for 
traveller sites. The Government’s overarching aim is to ensure fair and equal treat-
ment for travellers, in a way that facilitates the traditional nomadic way of life whilst 
respecting the interests of the settled community.  Homes for the travelling commu-
nity should be sustainable economically, socially and environmentally.

Planned growth South West of Exeter will need to respond positively to the NPPF, 
including amongst a range considerations: meeting housing needs, affordable hous-
ing and homes for the travelling community, achieving energy efficient / carbon 
neutral development, economic prosperity, reducing the need to travel and promot-
ing sustainable transport, resilience to climate change and flooding, conserving and 
enhancing the historic environment, supporting green infrastructure and enhanc-
ing biodiversity.”

The Draft Regional Spatial Strategy (RSS) 
In May 2010 the new Government announced the abolition of the Regional Strategies 
and there is still the intention to revoke them.

Supporting guidance to local authorities upon the intended revocation of RSS stated: 
“In the longer term the legal basis for Regional Strategies will be abolished through 
the “Localism Bill” that we are introducing in the current Parliamentary session. 
New ways for local authorities to address strategic planning and infrastructure is-
sues based on cooperation will be introduced.”

This position was legally challenged by CALA Homes who successfully overturned 
the revocation to re-establish Regional Strategies in November 2010. The Govern-
ment maintained that the intention to abolish Regional Strategies should be a mate-
rial consideration in planning decisions. In May 2011 the Court of Appeal confirmed 
that the Secretary of States intensions should be a material consideration in deter-
mining planning applications, but not in strategic plan-making.  

LOCAL CONTEXT
Devon Structure Plan 2001-2016 (adopted October 2004)
Under the provisions of the Planning and Compulsory Purchase Act 2004 the major-
ity of policies of the adopted Devon Structure Plan have been saved. These include 
policies giving overall strategic direction, dealing with infrastructure provision 

and guides that the principal urban areas are to be the primary focus for strategic 
development.

Policy ST10 sets out the key priorities for Exeter over the plan period and these are: 
developing and diversifying the economy, providing for a significant scale of ad-
ditional housing; and improving local transport networks. It also deals with levels 
of Housing and employment growth and requires, inter alia, the provision of 6,700 
dwellings and 85 Ha of employment land within Exeter in the period 2001 to 2016 
and defines broad Landscape Character Zones. There are a number of polices in the 
Structure Plan that give guidance on transport and travel and sets out a transport 
strategy and hierarchy of transport modes. 

It should be noted that the Localism Act is proposing a similar revocation of struc-
ture plans as to regional strategies. 

Adopted Local Plans for Teignbridge
Teignbridge Local Plan (1996) 
The Teignbridge Local Plan 1989-2001 forms part of the statutory development plan. 
The Local Plan was adopted in 1996 and whilst being time-expired, certain policies 
have been ‘saved’ by the Secretary of State to be used in the determination of plan-
ning applications.

The local plan does not identify any development designations in South West Exeter 
region however the area is identified as an ‘Area of Great Landscape Value’ and as a 
‘Nature Conservation Zone’. As such, polices ENV1 and EVN2 apply. These are not 
statutory designations however proposals will have to be responsive to any land-
scape and ecological sensitivities. 

Emerging Teignbridge Core Strategy
The Council is preparing a Core Strategy to guide development throughout the 
Teignbridge area (but excluding Dartmoor National Park) which will replace saved 
policies in the adopted Teignbridge Local Plan. Consultation events were held 
through 2009. The Teignbridge Core Strategy Issues & Alternative Options Report 
(2010) was published for consultation in June 2010. In 2009 South West of Exeter Area 
Action Plan Issues and Options paper was prepared and consulted upon. Due to the 
revocation of the South West RSS the work undertaken in producing this document 
has now been incorporated into the Core Strategy.  

The Core Strategy identified the need to work closely with Exeter City Council and 
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East Devon Growth Point in planning development around the ‘Edge of Exeter’, 
which incorporates the South West of Exeter site. It identifies that key issues relating 
to transport, affordable housing, employment land, community facilities and green 
infrastructure would all need to be considered in detail in master planning the site. 

A Preferred Options consultation report was published in January 2012 for the 
emerging Core Strategy. This has included proposals for an urban extension South 
West of Exeter that have been informed through the ongoing work for the prepara-
tion of this masterplan.

Adopted Local Plans for Exeter
The Exeter Local Plan First Review forms part of the statutory Development Plan.   
The Local Plan was adopted in 2005 and its policies have been ‘saved’ by the Secretary 
of State to be used in the determination of planning applications.

A Local development Framework (LDF) is being prepared for Exeter City Council 
to guide development of the City in the period up to 2026.  This will progressively 
replace the Local Plan First Review as the document setting out the planning policies 
for the City.

Exeter Core Strategy
The Council’s Core Strategy has been found sound by the Planning Inspectorate and 
was adopted by the Council in February 2012. The Core Strategy sets out policies to 
guide future development and change in Exeter City for the period up to 2026. It is 
the main document in the LDF providing a broad strategy for the development of the 
City to which other documents will relate.

The Core Strategy allocates the area of land to the south of Alphington as a strategic 
allocation. Policy CP19 of the Core Strategy proposes the land for around 500 dwell-
ings together with green infrastructure, low carbon infrastructure, transport infra-
structure (including, in particular, enhancement to the strategic road network) and 
contributions toward other education, social and community facilities.

3.2 ENERGY AND UTILITIES INFRASTRUCTURE
Below is a description of the existing utilities infrastructure available to serve the 
south west growth area, any spare capacity that might be available and what poten-

tial reinforcements may be required dependant on scale and location of potential 
development.

ELECTRICITY
The Multi Utility Sustainable Infrastructure Strategy 2011 indicates that private util-
ities investors could secure a profitable return from investing in a low carbon energy 
network to serve development at South West Exeter. This could help developers to 
secure carbon compliance with building regulations more financially efficiently but 
would, of course, be contingent on the profile of development phasing and delivery 
of an on or near site energy centre. We Understand just over 2.3MVA of spare capac-
ity was available at Marsh Barton sub-station, which is the closest sub-station to the 
development site. This spare capacity will not be sufficient to serve the quantity of 
development likely in the growth area although early phases of development may 
well be able to take advantage of any existing capacity.

It is likely that later phases of new development can generate its own power from 
renewable or low carbon sources, however if renewable infrastructure is only fully 
implementable at later stages of growth it may be necessary to provide reinforce-
ments to the existing network to serve earlier phases of development. 

GAS
Our preliminary discussions with Wales and West Utilities (WWU) suggest that 
there is currently spare capacity in the area of the site and we are aware of both 
medium pressure and high pressure gas mains running across the development site.  
It is likely that this would provide sufficient capacity for the growth area without the 
need for further reinforcements. 

WATER, SURFACE WATER AND FOUL SEWERS 
South West Water have indicated that their existing potable water infrastructure 
and drainage (foul and surface water) would be unable to accommodate flows from 
either the first or subsequent phases of growth. The existing drainage infrastruc-
ture includes the pumping station on Yeoford Way which pumps to a gravity sewer 
in East Henock Road which flows to a pumping station in Cofton Road, from here a 
pumping main connects to the Exeter Sewage Treatment plant at Countess Wear. It 
is likely that any capacity that may be available will be exhausted by the proposed 
Matford Park development, it is therefore likely that reinforcements will need to be 
made to both the potable water and drainage infrastructure to serve development in 
the south west growth area.
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Surface water drainage will be provided by a sustainable urban drainage system 
where all water is attenuated within the growth area. The strategy for the majority 
of the site will be to discharge (at restricted rates) to water courses within the site, 
however it is likely that development in the very northern part of the site will need 
to connect to the existing surface water sewer network in Alphington.

TELECOMS
Telecoms provision to the site is unlikely to cause problems.  The Statutory Under-
takers plans obtained from BT and Virgin Media both show their networks in the 
area. These networks should be able to be expanded to serve the growth area with 
a voice and telecommunication services, it will be a vital component of any new 
sustainable neighbourhood that it can take advantage of these services to promote 
working at home and real time transport updates in the home.

Detailed utilities and infrastructure needs will be identified as the masterplan is 
taken forward and a strategy for meeting these needs proposed. A key aim of the mas-
terplan is to achieve low or zero carbon development, this requires the development 
of an energy strategy and masterplan that will achieve this objective, the potential 
strategy is set out in the energy framework under section 6.
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4.0
SITE CAPACITY AND THE 
POTENTIAL FOR GROWTH

 This masterplan study for growth to the south west of Exeter has been 
guided by a study area  designating the area to be explored for its potential to accom-
modate residential development. This section sets out how the capacity for develop-
ment or area of suitable residential development land in the study area is calculated. 

In response to the analysis of the site and its context set out in sections 2 & 3, con-
straints to development emerge that are both absolute and considered. The absolute 
constraints are those where land cannot be developed for residential use and leave 
no choice but to be excluded from the development capacity. Considered constraints 
are those where an assessment of the lands suitability for development is made and 
a decision is made to either include it or exclude it from the development capacity.  
Once all constraints and important features have been considered and those areas 
excluded the remaining area of land is that which is considered suitable for residen-
tial development and therefore the true potential for growth. 

By applying densities for residential development and plot ratios for employment 
uses to the area considered suitable for development, the capacity in terms of hous-
ing numbers can be determined.

The following plans illustrate how the overall site area is reduced by these con-
straints to provide the potential area for growth and therefore the capacity of the site.

S
IT

E
 C

A
P

A
C

IT
Y

 A
N

D
 T

H
E

 P
O

T
E

N
T

IA
L

 F
O

R
 G

R
O

W
T

H



SOUTH WEST EXETER | MASTERPLAN REPORT50

TOTAL AREA
The plan below illustrates the site/study area to be investigated for potential growth 
in the south west of Exeter. The growth area is constrained by the existing city edge 
to the north, the M5 motorway to the south, the Exe estuary to the east and the A30 
& A379 roads to the west. 

The resulting gross site or study area is 420.1 hectares.

AREA LESS ABSOLUTE CONSTRAINTS
The plan below illustrates the total site area less the land considered undevelopable 
due to absolute constraints these include:

 � Archaeological  remains scheduled as Ancient Monuments
 � National Flood zones 2 & 3
 � Designated wildlife habitats (SSSI, RAMSAR, SPA, County wildlife sites)
 � Landfil site
 � Topography - land too steep to build on (steeper than 1:6)

The resulting area with the potential for development is reduced to 206.8 hectares.

4.1 SITE CAPACITY

TOTAL SITE/STUDY AREA SITE/STUDY AREA WITH POTENTIAL FOR DEVELOPMENT  

SITE/STUDY BOUNDARYSITE/ STUDY BOUNDARY




