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BIRDSEYE VIEW OF THE ILLUSTRATIVE MASTERPLAN LOOKING NORTH
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8.0
DELIVERING THE MASTERPLAN

 This section sets out how the proposals put forward by this masterplan 
framework can be delivered . It suggests how the development can be brought forward 
in a phased approach to reduce up front infrastructure costs and deliver sustainable 
development. 

This phased approach also provides a degree of flexibility for development to be deliv-
ered according to demand  and viability whilst still achieving successful growth. This 
phased approach, the flexibility in the plan and the investment triggers suggest two 
likely growth scenarios, which are discussed below.

8.1 GROWTH SCENARIOS
Development in the south west Exeter growth area will come forward to meet the 
housing requirements of Exeter and where it is viable to overcome the constraints 
already discussed in this document. Because of this there are two likely scenarios for 
growth in the south west Exeter area. The first would provide development north of 
the A379 potentially delivered in 2 phases, the second then relies on the sufficient 
demand and the viability of  delivering the infrastructure to develop south of the A379.

Either scenario will need to be delivered in phases to ensure the deliverability and vi-
ability of the masterplan. To ensure that development is sustainable the phasing will 
need to alter dependant on which scenario is delivered, this is explained further under 
section 8.2 ‘Phasing’.
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GROWTH SCENARIO 1 - FULL GROWTH AREA BUILD OUT GROWTH SCENARIO 2 - DEVELOPMENT NORTH OF THE A379 ONLY

SCENARIO 1 - FULL BUILD OUT
The first scenario is one where the full masterplan is delivered and the full capacity 
for growth is realised. This assumes that the demand for growth set out in the brief 
is maintained and that the physical constraints and any issues of infrastructure vi-
ability are overcome. All four of the proposed phases are delivered as described in the 
next section with the potential to deliver approximately 3000 homes.

SCENARIO 2 - DEVELOPMENT NORTH OF THE A379 ONLY
The second scenario is one where demand is reduced or met in other parts of the 
district or city resulting in development only occurring in the most viable and less 
constrained parts of the growth area. This would result in Phases 1 & 2 with develop-
ment only being delivered north of the A379 providing approximately 1500 homes. 

In the reduced growth scenario it is important that Phase 2 is altered to maintain sus-
tainable and compact development. This would be achieved through the delivery of 
additional housing on the site that would have been required as a secondary school 
and increasing the mixed use local centre to include additional community facilities 
required for this enlarged residential community and potentially replace some facili-
ties that were to be provided in the district centre.
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8.2 PHASING
A masterplan of this scale will be delivered in phases. The size, scale and location of 
each phase will vary according to the intentions of the developer bringing land for-
ward for development and the quantity of land under their control. In an ideal situa-
tion all the land would be under the control of a single land owner or a consortium of 
developers working together with a land equalisation agreement in place. However 
it is appreciated that this may not be the case and that there; are complexities of land 
ownership, there may be potential difficulties with landowners coming together to 
form consortia and in achieving land equalisation, and there may be potential risk 
of ransom issues that might prevent land coming forward. As such there is a recog-
nised 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 and the successful phasing of develop-
ment.
Notwithstanding the complexities of land ownership it is considered there is realis-
tic prospect for Local Planning Authorities to deliver co-ordinated and comprehen-
sive planned growth South West of Exeter through:

 � Flexibility in this masterplan - which identifies two potential alternative 
growth scenarios ‘Full Build Out’ and ‘Development North of the A379 Only’, 
that could be delivered through four phases for development. Crucially there 
will be a need to ensure that where development comes forward this does not 
preclude delivery of subsequent parts of the masterplan area – a consideration 
applicable to where future development proposals submitted to the Local 
Planning Authorities may be out of sequence with the masterplanned phases 
for development.

 � The introduction of the Community Infrastructure Levy (CIL) applicable 
across the board to all new market housing irrespective of growth scenario and 
phasing, that can provide a mechanism to help fund significant infrastructure 
required to support growth South West of Exeter.

The masterplan has purposefully split potential planned growth into four phases 
that will contribute towards achieving sustainable development in accord with the 
National Planning Policy Framework (NPPF) and which will maintain viability of 
the urban extension South West of Exeter across the delivery period. The four phases 
are illustrated on the phasing plans in this section with a brief description of each. 
They are also summarised in the Phasing Summary Schedule at the end of this sec-
tion which provides a useful guide to what is delivered at each phase. 
The Masterplan illustrates a logical and viable phasing sequence that delivers 

sustainable development. Nevertheless this may not be the only order that develop-
ment can be brought forward which still meets the key infrastructure provision. 
Any alternative approach to phasing will need to demonstrate that development will 
be delivered in a sustainable manner accompanied by appropriate infrastructure to 
meet the needs of the development itself, whilst protecting the feasibility and viabil-
ity of the wider growth area. Any development brought forward out of the sequence 
suggested will need to be considered carefully to ensure that:

 � development does not impact upon the viability of subsequent growth
 � development supports the creation of the strategic frameworks set out in the 

masterplan
 � development delivered is environmentally, socially and economically 

sustainable in its own right
 � development is supported by sufficient community facilities and school 

provision
 � development is well connected to existing urban areas with good pedestrian, 

cycle and public transport links
 � development has a demonstrably sustainable drainage strategy
 � it avoids development that is overly reliant on the future provision of facilities, 

services and infrastructure that may not come forward.

Development South West of Exeter must come forward in the context of the National 
Planning Policy Framework (NPPF) and will need to accord with the key roles of the 
planning system towards achieving sustainable development: 

 � an economic role – contributing to building a strong, responsive and 
competitive economy, by ensuring that sufficient land of the right type is 
available in the right places and at the right time to support growth and 
innovation; and by identifying and coordinating development requirements, 
including the provision of infrastructure;

 � a social role – supporting strong, vibrant and healthy communities, by 
providing the supply of housing required to meet the needs of present and 
future generations; and by creating a high quality built environment, with 
accessible local services that reflect the community’s needs and support its 
health, social and cultural well-being; and

 � an environmental role – contributing to protecting and enhancing our natural, 
built and historic environment; and, as part of this, helping to improve 
biodiversity, use natural resources prudently, minimise waste and pollution, 
and mitigate and adapt to climate change including moving to a low carbon 
economy.
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However, it should be noted that whilst the NPPF places a presumption in favour of 
sustainable development the NPPF (at paragraph 119) makes clear this does not apply 
where development requiring appropriate assessment under the Birds or Habitats 
Directives is being considered, planned or determined. The planned growth South 
West of Exeter is in proximity to and has potential for harmful impact on statutorily 
protected nature conservation interests / Europeans sites on the Exe Estuary and at 
Dawlish Warren. It will be necessary to mitigate these impacts to ensure sustainable 
development. 

The masterplan includes provision for a new country park as a means for mitigating 
the impacts of recreational pressure on the European sites at the Exe Estuary and 
Dawlish Warren.

PHASE 1
The Alphington and Matford Business Park extensions can come forward without 
significant infrastructure costs and can support and expand existing facilities, 
although a contribution will need to be made to potential road improvements at 
Alphington Cross and the primary school to be delivered in Phase 2. This phase 
of development can provide approximately 470 - 600 dwellings in the Alphington 

extension along with some mixed use facilities such as  a shop, cafe and children’s/
youth centre. This phase also provides approximately 18 hectares of employment 
land in the proposed Matford Business Park. All of Phase 1 falls within the Exeter 
City administrative boundary.

PHASE 2
Phase 2 will require significant investment in infrastructure including a primary 
school, upgrade of the Chudleigh Road and the delivery of a portion of the Matford 
Valley Park including water body/lake, however there is the potential for high value 
housing within the proposed parkland landscape. This phase can deliver approxi-
mately 380 - 475 dwellings.

As discussed under ‘Growth Scenarios’, Phase 2 will need to be different under sce-
nario 2 to ensure that development north of the A379 only, is sustainable without the 
further development of phases 3 & 4. Under scenario 2 the site that was earmarked 
for the secondary school (only required in a full build out scenario) becomes ad-
ditional residential development whilst the mixed use local centre serving South 
Alphington and the Matford valley will be bolstered with additional facilities. This 
phase under scenario 2 could deliver approximately 830 - 925 dwellings although 
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further investigation of transport infrastructure would be required.   

PHASE 3
Phase 3 takes development south of the A379 and therefore requires a significant 
investment in infrastructure including the provision of enhanced public transport 
links including the new park and ride, as well as the proposed alterations to part of 
the A379 to ‘change its nature’ including changing the Devon hotel roundabout into 
a signalled junction. However this significant investment can deliver approximately 
1010 - 1230 dwellings and potential for mixed use development around the park and 
ride transport hub and the new signalled junction.

PHASE 4
Phase 4 will complete development of the growth area through the provision of the 
East Matford neighbourhood and the Matford district centre. This phase also sees 
considerable infrastructure investment in a primary school, community facilities 
in the district centre, Matford Valley Park including green lane improvements to 
Old Matford Lane and Dawlish Road and the remainder of the changes to the A379. 
However a contribution to the primary school and community facilities and other 
infrastructure necessary to support growth SW of Exeter would be expected through 
CIL from earlier phases. This phase can deliver approximately 900 - 1070 dwellings 
and the mixed use district centre.

This phase would also see provision of the secondary school, the final element of in-
frastructure which would serve and expect to receive a contribution from all phases 
of the masterplan through CIL in addition to external funding.

PHASE 3 PHASE 4
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Project: South West of Exeter Urban Extension
Date: August 2010
Title: Phasing Summary Schedule
Revision: F (20.06.12) Dwelling numbers and densiities updated across the study area
To be read in conjunction with the Phasing Plans 1-4, Development Schedule and Reference Plan. SW Exeter Housing Trajectory.

Phase Possible Timeframe (Inclusive)  
Based on  Housing Trajectory 
Provided by TDC & ECC

Plot References       (see 
reference plan)

Approximate    Build 
Rate     
(dwellings/year)

No. Dwellings @ 
middle of density 
range

Residential 
Provision inc. 
half of mixed 
areas(ha)

Average 
Residential 
Density (dph)

Employment 
Provision (ha)

Mixed Use 
Provision (ha)

GI Provision Community Infrastructure Abnormal Highways/Transport 
Infrastructure Provision

Abnormal Utilities Infrastructure Energy & Heat Strategy Carbon Emissions Target

1 2

1

2013 ‐ 2020     Years 2-9 (see reference plan) Varies - Based on SW 
Exeter Housing 
Delivery Trajectory 
supplied by TDC and 
ECC.

472 13.44 35 16.88 0.61 Reinforcing the green lane 
corridor along markham lane 
and parish boundary including 
improved pedestrian and cycle 
ways.                                                           
Reinforcing green corridor 
between Knowle hill and the 
Exe Riverside Valley Park 
through proposed Matford 
Business Park extension.

Local centre within Alphington 
extension to include a shop, cafe, youth 
centre/childrens centre.

None None Good passive design as a given.                   
On-plot generation through PV 
utilising FITs.                                                       
On-plot renewable heat through GHSP 
or ASHP and solar thermal utilising 
RHI.

Compliance with 2013 
Building Regs (44% reduction 
in CO2 emissions compared to 
Part L 2006)

885

2

2016-2025        Years 5-14 (see reference plan) Varies - Based on SW 
Exeter Housing 
Delivery Trajectory 
supplied by TDC and 
ECC. 

413 10.09 41 0 0 Creation of of Matford Valley 
Park along matford brook to the 
A30 including the proposed 
water body (lake), SUDs 
provision and the SAM.

2 form entry primary school New junction access to Chudleigh road 
away from bridge to allow room for left 
turn lane.           Potential upgrade to 
existing Chudleigh Road including 
widening  improved foot and cyle way 
to one side.

None Carbon Compliance                                    
Good passive design as a given. 
Potential for district heat network to 
serve compact community (possible 
heat source of centralised GSHP or use 
of water body). Or on-plot renewable 
heat through GHSP or ASHP and solar 
thermal utilising RHI.                                      
On-plot generation through PV 
utilising FITs.                                                       
Allowable Solutions                                   
Development could contribute directly 
(via community energy fund) to 
potential community energy solutions.  

Zero Carbon (150% reduction 
in CO2 emissions compared to 
Part L 2006) residential and 
school buildings.

3

2019‐2026       Years 8-15 (see reference plan) Varies - Based on SW 
Exeter Housing 
Delivery Trajectory 
supplied by TDC and 
ECC.

1055 21.90 48 0 1.73 Reinforcing the green lane 
corridor along Little Silver lane 
including improved pedestrian 
and cycle ways and connection 
to Matford Valley Park.

Allotments Devon Hotel roundabout removed and 
replaced with signalled junction with 
amended road layout.                         EPT 
link from Marsh Barton to district 
centre south of A379.                                        
Extension of EPT and new secondary 
street from district centre to new Park 
& Ride.                New 1000 space park & 
ride facility.                                                  
Remodelling works to A379 between 
A30 bridge and Entrance to Little Silver 
Lane.                                                                          

None Carbon Compliance                                    
Good passive design as a given. 
Potential for district heat network to 
serve compact community (possible 
heat source of CHP or centralised 
GSHP).                                                                      
On-plot generation through PV 
utilising FITs.                                                       
On-plot renewable heat through GHSP 
or ASHP and solar thermal utilising 
RHI.                                                            
Allowable Solutions                                   
Development could contribute directly 
(via community energy fund) to 
potential community energy solutions. 

Zero Carbon (150% reduction 
in CO2 emissions compared to 
Part L 2006) all buildings

2812

4

2026 ‐ 2032     Years 15-21  (see reference plan) Varies - Based on SW 
Exeter Housing 
Delivery Trajectory 
supplied by TDC and 
ECC.

872 20.22 43 0 3.52 Completion of Matford Valley 
Park including Knowle hill and 
green lane along Dawlish road.     
Reinforcing the green lane 
corridor along Old Matford Lane 
including improved pedestrian 
and cycle ways and connection 
to Matford Valley Park.                      

2 form entry primary school.                        
Community facilities within district 
centre to include retail, cafe, pub, 
library, community centre & sports 
hall, a medical centre (including GP & 
dentists), fire/police liaison facility.          
Secondary school.                                               
Allotments.            

Remodelling works to A379 between 
new Devon Hotel junction and 
Entrance to Little Silver Lane.                      
Remodelling of Dawlish Road into 
greenway for pedestrians and cyclists 
with vehicular access only.                            

HP Gas main diversion to integrate 
with development.                              MP 
Gas main diversion to integrate with 
development.                                         
Divert overhead power lines 
underground along existing alignment. 

Carbon Compliance                                    
Good passive design as a given.                   
Possible extension of heat network to 
feed commercial uses, school and 
compact housing in disctrict centre 
linked to energy from waste plant in 
Marsh Barton.                                                       
On-plot generation through PV 
utilising FITs.                                                       
On-plot renewable heat through GHSP 
or ASHP and solar thermal utilising 
RHI.                                               Allowable 
Solutions                                             
Development could contribute directly 
(via community energy fund) to 
potential community energy solutions. 

Zero Carbon (150% reduction 
in CO2 emissions compared to 
Part L 2006) all buildings

Totals 2812 65.65 43 16.88 5.86

Option 1 Extension of city North of A379 885 23.53 38

Option 2 Full extension of city South of A379 2812

Strategic Development 
Option (and housing 
provision)

This development option would focus on development north of the A379 with a sustainable extension to Alphington including the creation of Knowle Hill park, water body and new development around it including the primary school.  The Phase 1 new district 
centre at the Devon hotel roundabout and its HQPT link would not be developed. The proposed mixed use centre within the Alphington extension would be enlarged to provide adequte community facilities and ensure sustainable growth.

PHASING SUMMARY SCHEDULE
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Project: South West of Exeter Urban Extension
Date: August 2010
Title: Phasing Summary Schedule
Revision: F (20.06.12) Dwelling numbers and densiities updated across the study area
To be read in conjunction with the Phasing Plans 1-4, Development Schedule and Reference Plan. SW Exeter Housing Trajectory.

Phase Possible Timeframe (Inclusive)  
Based on  Housing Trajectory 
Provided by TDC & ECC

Plot References       (see 
reference plan)

Approximate    Build 
Rate     
(dwellings/year)

No. Dwellings @ 
middle of density 
range

Residential 
Provision inc. 
half of mixed 
areas(ha)

Average 
Residential 
Density (dph)

Employment 
Provision (ha)

Mixed Use 
Provision (ha)

GI Provision Community Infrastructure Abnormal Highways/Transport 
Infrastructure Provision

Abnormal Utilities Infrastructure Energy & Heat Strategy Carbon Emissions Target

1 2

1

2013 ‐ 2020     Years 2-9 (see reference plan) Varies - Based on SW 
Exeter Housing 
Delivery Trajectory 
supplied by TDC and 
ECC.

472 13.44 35 16.88 0.61 Reinforcing the green lane 
corridor along markham lane 
and parish boundary including 
improved pedestrian and cycle 
ways.                                                           
Reinforcing green corridor 
between Knowle hill and the 
Exe Riverside Valley Park 
through proposed Matford 
Business Park extension.

Local centre within Alphington 
extension to include a shop, cafe, youth 
centre/childrens centre.

None None Good passive design as a given.                   
On-plot generation through PV 
utilising FITs.                                                       
On-plot renewable heat through GHSP 
or ASHP and solar thermal utilising 
RHI.

Compliance with 2013 
Building Regs (44% reduction 
in CO2 emissions compared to 
Part L 2006)

885

2

2016-2025        Years 5-14 (see reference plan) Varies - Based on SW 
Exeter Housing 
Delivery Trajectory 
supplied by TDC and 
ECC. 

413 10.09 41 0 0 Creation of of Matford Valley 
Park along matford brook to the 
A30 including the proposed 
water body (lake), SUDs 
provision and the SAM.

2 form entry primary school New junction access to Chudleigh road 
away from bridge to allow room for left 
turn lane.           Potential upgrade to 
existing Chudleigh Road including 
widening  improved foot and cyle way 
to one side.

None Carbon Compliance                                    
Good passive design as a given. 
Potential for district heat network to 
serve compact community (possible 
heat source of centralised GSHP or use 
of water body). Or on-plot renewable 
heat through GHSP or ASHP and solar 
thermal utilising RHI.                                      
On-plot generation through PV 
utilising FITs.                                                       
Allowable Solutions                                   
Development could contribute directly 
(via community energy fund) to 
potential community energy solutions.  

Zero Carbon (150% reduction 
in CO2 emissions compared to 
Part L 2006) residential and 
school buildings.

3

2019‐2026       Years 8-15 (see reference plan) Varies - Based on SW 
Exeter Housing 
Delivery Trajectory 
supplied by TDC and 
ECC.

1055 21.90 48 0 1.73 Reinforcing the green lane 
corridor along Little Silver lane 
including improved pedestrian 
and cycle ways and connection 
to Matford Valley Park.

Allotments Devon Hotel roundabout removed and 
replaced with signalled junction with 
amended road layout.                         EPT 
link from Marsh Barton to district 
centre south of A379.                                        
Extension of EPT and new secondary 
street from district centre to new Park 
& Ride.                New 1000 space park & 
ride facility.                                                  
Remodelling works to A379 between 
A30 bridge and Entrance to Little Silver 
Lane.                                                                          

None Carbon Compliance                                    
Good passive design as a given. 
Potential for district heat network to 
serve compact community (possible 
heat source of CHP or centralised 
GSHP).                                                                      
On-plot generation through PV 
utilising FITs.                                                       
On-plot renewable heat through GHSP 
or ASHP and solar thermal utilising 
RHI.                                                            
Allowable Solutions                                   
Development could contribute directly 
(via community energy fund) to 
potential community energy solutions. 

Zero Carbon (150% reduction 
in CO2 emissions compared to 
Part L 2006) all buildings

2812

4

2026 ‐ 2032     Years 15-21  (see reference plan) Varies - Based on SW 
Exeter Housing 
Delivery Trajectory 
supplied by TDC and 
ECC.

872 20.22 43 0 3.52 Completion of Matford Valley 
Park including Knowle hill and 
green lane along Dawlish road.     
Reinforcing the green lane 
corridor along Old Matford Lane 
including improved pedestrian 
and cycle ways and connection 
to Matford Valley Park.                      

2 form entry primary school.                        
Community facilities within district 
centre to include retail, cafe, pub, 
library, community centre & sports 
hall, a medical centre (including GP & 
dentists), fire/police liaison facility.          
Secondary school.                                               
Allotments.            

Remodelling works to A379 between 
new Devon Hotel junction and 
Entrance to Little Silver Lane.                      
Remodelling of Dawlish Road into 
greenway for pedestrians and cyclists 
with vehicular access only.                            

HP Gas main diversion to integrate 
with development.                              MP 
Gas main diversion to integrate with 
development.                                         
Divert overhead power lines 
underground along existing alignment. 

Carbon Compliance                                    
Good passive design as a given.                   
Possible extension of heat network to 
feed commercial uses, school and 
compact housing in disctrict centre 
linked to energy from waste plant in 
Marsh Barton.                                                       
On-plot generation through PV 
utilising FITs.                                                       
On-plot renewable heat through GHSP 
or ASHP and solar thermal utilising 
RHI.                                               Allowable 
Solutions                                             
Development could contribute directly 
(via community energy fund) to 
potential community energy solutions. 

Zero Carbon (150% reduction 
in CO2 emissions compared to 
Part L 2006) all buildings

Totals 2812 65.65 43 16.88 5.86

Option 1 Extension of city North of A379 885 23.53 38

Option 2 Full extension of city South of A379 2812

Strategic Development 
Option (and housing 
provision)

This development option would focus on development north of the A379 with a sustainable extension to Alphington including the creation of Knowle Hill park, water body and new development around it including the primary school.  The Phase 1 new district 
centre at the Devon hotel roundabout and its HQPT link would not be developed. The proposed mixed use centre within the Alphington extension would be enlarged to provide adequte community facilities and ensure sustainable growth.
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DEVELOPMENT APPRAISAL

South West of Exeter Appraisal

Phasing Summary Schedule

Based on draft ICCE Infrastrucure Requirements (Phased) dated 23 May 2011, with subsequent reductions provided by LDA Design.

Base Case 35% Affordable, Updated Costs Phases 1 1 1 1/2 1/2 1/2 1/2/3 1/2/3 2/3 2/3 2/3 2/3 2/3 3/4 4 4 4 4 4 4

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032

Developable Area (acres)

Residential 160.26 8.15 8.15 8.15 8.15 8.31 8.31 8.31 7.54 7.54 7.54 7.54 7.54 7.54 7.54 8.33 8.33 8.33 8.32 8.32 8.32

Employment (N/A) 0.00 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Mixed 14.48 0.38 0.38 0.38 0.37 0 0 0 0.61 0.61 0.61 0.61 0.61 0.61 0.61 1.45 1.45 1.45 1.45 1.45 1.45
Total Developable Area 174.74

Income Value/Acre

Residential land 750,000 120,195,000 6,112,500 6,112,500 6,112,500 6,112,500 6,232,500 6,232,500 6,232,500 5,655,000 5,655,000 5,655,000 5,655,000 5,655,000 5,655,000 5,655,000 6,247,500 6,247,500 6,247,500 6,240,000 6,240,000 6,240,000

Employment (N/A) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Mixed 750,000 10,860,000 285,000 285,000 285,000 277,500 0 0 0 457,500 457,500 457,500 457,500 457,500 457,500 457,500 1,087,500 1,087,500 1,087,500 1,087,500 1,087,500 1,087,500

Total Income 131,055,000 6,397,500 6,397,500 6,397,500 6,390,000 6,232,500 6,232,500 6,232,500 6,112,500 6,112,500 6,112,500 6,112,500 6,112,500 6,112,500 6,112,500 7,335,000 7,335,000 7,335,000 7,327,500 7,327,500 7,327,500

Costs

Site clearance & enabling works 4,558,000 398,826 398,825 398,825 398,825 182,320 182,320 182,320 169,297 169,297 169,297 169,297 169,297 169,297 169,297 205,110 205,110 205,110 205,110 205,110 205,110

Primary Infrastructure, on site, creation of serviced sites 13,791,000 442,300 442,300 442,300 442,300 665,480 665,480 581,980 868,803 868,803 868,803 868,803 868,803 868,803 868,803 671,207 671,207 671,207 671,206 671,206 671,206

Open spaces 5,555,000 597,745 597,745 597,745 597,745 218,403 218,403 218,403 133,879 133,879 133,879 133,879 133,879 133,879 133,879 261,943 261,943 261,943 261,943 261,943 261,943

Community facilities 14,990,010 268,438 268,438 268,438 920,438 920,438 920,438 1,260,751 1,260,751 992,313 992,313 992,313 992,313 992,313 854,599 514,286 514,286 514,286 514,286 514,286 514,286

Off site utilities reinforcements 2,645,000 103,125 103,125 103,125 196,125 196,125 196,125 307,375 307,375 204,250 204,250 204,250 204,250 204,250 111,250

Contingency 5% 2,076,951 90,522 90,522 90,522 127,772 109,138 109,138 127,541 137,005 118,427 118,427 118,427 118,427 118,427 106,891 82,627 82,627 82,627 82,627 82,627 82,627

Total Costs 43,615,961 1,900,956 1,900,955 1,900,955 2,683,205 2,291,904 2,291,904 2,678,370 2,877,110 2,486,969 2,486,969 2,486,969 2,486,969 2,486,969 2,244,719 1,735,173 1,735,173 1,735,173 1,735,172 1,735,172 1,735,172

Say 43,616,000

Land Value 87,439,040 4,496,544 4,496,545 4,496,545 3,706,795 3,940,596 3,940,596 3,554,130 3,235,390 3,625,531 3,625,531 3,625,531 3,625,531 3,625,531 3,867,781 5,599,827 5,599,827 5,599,827 5,592,328 5,592,328 5,592,328

Community Infra Levy (CIL) 15,164,923 771,210 771,210 771,210 771,210 786,350 786,350 786,350 713,488 713,488 713,488 713,488 713,488 713,488 713,488 788,243 788,243 788,243 787,297 787,297 787,297

Net Land Value after addition of CIL 3,725,334 3,725,335 3,725,335 2,935,585 3,154,245 3,154,245 2,767,779 2,521,902 2,912,043 2,912,043 2,912,043 2,912,043 2,912,043 3,154,293 4,811,584 4,811,584 4,811,584 4,805,031 4,805,031 4,805,031

Target Viability Threshold Land Value (TVT) 69,896,000 3,412,000 3,412,000 3,412,000 3,408,000 3,324,000 3,324,000 3,324,000 3,260,000 3,260,000 3,260,000 3,260,000 3,260,000 3,260,000 3,260,000 3,912,000 3,912,000 3,912,000 3,908,000 3,908,000 3,908,000

Gap funding needed to allow net land value to equl TVT 3,951,733 0 0 0 472,415 169,755 169,755 556,221 738,098 347,957 347,957 347,957 347,957 347,957 105,707 0 0 0 0 0 0

Net Public Sector Position 11,213,190 771,210 771,210 771,210 298,795 616,596 616,596 230,130 -24,610 365,531 365,531 365,531 365,531 365,531 607,781 788,243 788,243 788,243 787,297 787,297 787,297

Discount Rate 3.17% Disc. Factor 1.000 0.969 0.939 0.911 0.883 0.856 0.829 0.804 0.779 0.755 0.732 0.709 0.688 0.667 0.646 0.626 0.607 0.588 0.570 0.553

Net Present Public Sector Position 8,330,703 771,210 747,514 724,546 272,091 544,235 527,513 190,832 -19,781 284,772 276,022 267,541 259,320 251,352 405,091 509,228 493,581 478,415 463,159 448,928 435,134

Target Viability Threshold Land Value £69,896,000 equates to £245,965 per acre

Assumptions

Input Cells   = 94627
Target Viability Threshold value, residential £400,000  / acre

Target Viability Threshold value, employment £400,000  / acre

Target Viability Threshold value, mixed £400,000  / acre

Target Viability Threshold Land Value Value per acre required to ensure land is released by landowners, adopting the above minimum land values for the various land uses.

Community Infrastructure Levy (CIL) £94,627  / acre 3,110 total no. of dwellings, 35% affordable, equates to 1,088 afordable homes, and 2,022 private homes. Resi area of 160.26 acres providing 12.62 units per acre. CIL of £7,500 per open market house equates to £94,627 per acre.

Gross land area 284.17 acres

Net Developable Area 174.74 acres Residential and mixed area reduced by 35% for affordable, 5% for open play area; employment reduced by 10% 

Excludes Finance

Discount rate based on Treasury rate of 3.17% Based on 20 Year Gilt yield

GVA February 2012

This is not, and is not intended to be a formal valuation.  This advice is exempt from the current RICS Valuation Standards (Valuation Standard 1.2) and as such cannot be regarded or relied upon as a 

valuation. This advice has not been based on full research of the asset(s). It provides either a guide for feasibility purposes should the asset be placed on the market, or for any current or impending negotiations 

on price. We would be happy to undertake a formal valuation as instructed, if required, on the basis of a separate instruction.
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8.3 VIABILITY
A broad viability appraisal of the proposed SW Exeter masterplan has been carried 
out with cost information provided by Gardiner and Theobald and valuation advice 
and viability appraisal by GVA Grimley. The viability appraisal is included opposite 
and the outline cost plan is available as a separate document.

THE DEVELOPMENT APPRAISAL
The Development Appraisal provides a high level assessment of scheme viability. In 
simple terms it assesses the cost of creating serviced plots of land suitable for value 
generating development against their open market value. If the combined cost of 
on site infrastructure plus Community Infrastructure Levy and s106 contributions 
leaves sufficient land value to make it attractive for landowners to bring their land 
forward for development the scheme is essentially viable. The constituent parts of 
the appraisal are explained in non-technical terms below:

 � Net Developable Area: this is the area of the site which is available for value 
generating uses. Land for affordable housing is not considered to be value 
generating. The area considered as value generating for the purposes of the 
appraisal is therefore the total area for residential and mixed use development 
reduced by 35% to account for affordable housing and by a further 5% for open 
play areas. This approach is justified since the viability assessment is high 
level based on a masterplan framework and parameters only. The proportion 
of land take for affordable housing would be subject to detailed design schemes 
and percentage of affordable housing secured through the planning system. 
The value of land may also be affected by potential arrangements for funding 
affordable homes. Therefore at this high level the indicative reduction of 35% 
for affordable housing is a fair reduction of all areas for housing and mixed use 
development across the masterplan area.

 � Income: This is achieved through the sale of serviced value-generating land at 
open market value.

 � Costs: These arise from creating serviced plots of land. They relate to 
infrastructure that is necessary to make the site developable including main 
site accesses, sustainable drainage, green infrastructure and utilities. The 
costs exclude normal plot development costs (e.g. the costs of buildings, 
gardens, local streets, parking areas etc.) and strategic off-site infrastructure 
and other infrastructure, such as the primary schools, which has a wider 
function. The strategic infrastructure will be funded through the Community 

Infrastructure Levy (CIL).
 � Land Value:  This is the total return the land owner will get following sale of 

land after site servicing costs are subtracted. 
 � Community Infrastructure Levy: this is a flat rate levy per sq. m of private 

market residential development equating to around £7500 per home.
 � Net Land value after CIL: This is the land value arising once infrastructure and 

CIL costs have been deducted from income.
 � Target Viability Threshold (TVT): This is the Land Value which needs to be 

achieved for each net developable plot of land in order to be confident that 
landowners will bring their land forward for development. It is based on 
the assumption that landowners will only develop their land if the value of 
each acre of net developable land crosses a certain threshold. In practice the 
motivation of land owners to develop their land varies considerably.

The scheme will be considered viable if the value of each net developable acre 
exceeds the target viability threshold after site servicing and CIL costs have been 
met.

THE OUTCOME OF THE APPRAISAL
The appraisal shows that the scheme is essentially viable. The total developable area 
reduced to account for affordable homes and open space is 174.74 acres which derives 
a total potential income from the sale of serviced land of £131,055,000. The cost of 
creating the serviced land, excluding off site and strategic infrastructure which will 
be funded by CIL, is £43,615,961 giving a land value of £87,439,040. CIL however will 
be a direct cost to development at a rate which equates to around £7500 per open 
market home. The application of CIL creates a further cost to the development of 
£15,164,923. Globally, the net land value once infrastructure and CIL costs have been 
deducted amounts to £72,274,117 which exceeds the TVT Land Value of £69,896,000.
However the viability modelling of the proposed phasing shows that the 
infrastructure and CIL costs associated with some phases depresses net land value of 
those phases below the Target Viability Threshold meaning that, in theory, there is a 
gap funding requirement to bring net land value of that phase up to a level that will 
make it attractive for land owners to bring land forward for development. The total 
theoretic gap funding requirement to allow the net land value of ‘non-viable’ phases 
to equal TVT is £3,951,733. Other phases deliver a surplus net land value over and 
above the Target Viability Threshold after infrastructure and CIL costs are taken into 
account but the model does not allow this surplus to be carried forward to the next 
phase. 




