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PLANNING COMMITTEE 
 

CHAIRMAN:  Cllr Dennis Smith 

 

DATE: 
 

28 July 2015 

REPORT OF: 
 

Business Manager – Strategic Place 

ITEM: 
 

5 

APPLICATION FOR 
CONSIDERATION: 
 

EXMINSTER - 15/00708/MAJ -  Land At South West Of 
Exeter, Matford - Outline - residential development, 
mixed use local centre (Use Classes A1, A2, A3, A4, 
A5, D1, B1), education facilities and sport and 
recreation, land for community buildings (Use Class 
D2), open space, Suitable Alternative Natural Green 
Spaces (SANGS), Sustainable Urban Drainage 
Systems works, new access and highways 
infrastructure including a bridge and related works 
(approval sought for access) 
 

APPLICANT: Bovis Homes Ltd - South Division 
 
1. REASON FOR REPORT 
 
 The application proposes development of a significant scale and the Business 
 Manager considers it merits review by the Planning Committee prior to 
 determination. 
 
 The application is not considered to be a Departure from the Development Plan, 
 although it was advertised in error as a Departure. 
 
2. RECOMMENDATION 
 
 Progress on the application be noted and that the Committee be minded in principle 
 to support the planning application subject to outstanding issues being satisfactorily 
 resolved including the matters identified in the report, particularly those set out 
 immediately  below.  The planning application will be brought back to Committee for 
 full and final consideration 
 
 Matters requiring further resolution 
 

1. Further exploration of and certainty about delivery of District Heating 
2. Further work on the level of sport/community uses that will be provided on the 

application site and solutions for any off-site provision including a strategy for 
provision of Active Recreation 

3. Confirmation of no Likely Significant Effects on the SPA /SAC (No consultation 
response has yet been received from Natural England) 
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4. Further consideration of the use of Chudleigh Road in the interim and the safe 
operation of the Devon Hotel Roundabout as well as discussion with other 
developers of a scheme for the early delivery of the Chudleigh Road re-alignment 

5. Clarification of the necessary mechanisms to secure education provision on site 
6. Confirmation of the plans that will form part of the outline approval and further 

discussions with the applicant to ensure that the extent of conditions and Section 
106 obligations recommended in this report, or any subsequent variation thereto as 
considered appropriate by the Business Manager, is, as far as possible, acceptable 
to the Applicants 

 
The application will be brought to Committee for further consideration and subject to 
Committee resolving that planning permission should be granted, the proposals will 
be referred to the Health and Safety Executive (HSE) due to overarching (although 
not built development) proximity to a high pressure gas main.  Subject to the HSE 
not recommending the proposals be called in by the Secretary of State, the outline 
planning permission would be subject to the completion of a Section 106 
Agreement which, at the time of this report, would be expected to address the 
following as a minimum: 

 
1. Affordable housing including proportion, mix, distribution, phasing and delivery, on/ 

off-site provision and the cascade of nomination rights. 
2. Provision of plots for Custom Build dwellings including phasing, delivery, marketing 

and reversion rights 
3. Community facilities and library services 
4. Health provision 
5. Cirl bunting and other biodiversity mitigation/offsetting 
6. HRA mitigation 
7. Gypsy and traveller provision 
8. Travel plan and co-ordination 
9. Travel packs 
10. District heating 
11. Local skills 
12. Pedestrian bridge contribution 
13. Hedge removal covenants 
14. Artificial Turf Pitch (ATP) provision and management 
15. Indoor sports provision 
16. Play provision and management 
17. Green space provision and management 
18. SANGS design, provision and management 
19. Allotment provision and management 
20. Traffic Regulation Orders 
21. Devon Hotel Roundabout improvement works contribution 

 
 In addition, it is envisaged that the following planning conditions would be required 
 

1. Requirement for Reserved Matters submissions  
2. Timing of submission of Reserved Matters 
3. Time limit for commencement 
4. Development to proceed in accordance with approved plans/documents 
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5. Framework plans for each phase to be approved prior to submission of Reserved 
Matters applications 

6. Phasing plans noting self build to be distinct phases 
7. Ongoing development compliance plans 
8. Primary control – uses and quantums  
9. Timetable for delivery of non-residential uses (including a scheme of marketing for 

local shops) 
10. Open space plans 
11. Tree constraints and protection 
12. Chudleigh Road enhancements 
13. New Chudleigh Road alignment 
14. Local Centre provision 
15. Landscape strategy 
16. Landscape and Ecology Management Plan (LEMP) 
17. Construction Environmental Management Plan (CEMP), Environmental 

Management Plan (EMP) Tree Protection, Public Right Of Way  protection, 
improvement and provision 

18. Sustainable Urban Drainage System (SUDs), provision, management, etc., 
including during construction and design for biodiversity 

19. Archaeological investigations 
20. Scheduled Monument management and interpretation 
21. Biodiversity protection 
22. Environmental Management Framework Plan (EMFP) 
23. Foul sewerage survey and provision 
24. Construction management including noise and air 
25. Construction traffic management 
26. Public art 
27. Carbon reduction plans 
28. Lighting strategy 
29. Watercourse pollution prevention during both construction and operation 
30. Contaminated land investigation 
31. Construction access strategy and phasing 
32. Noise/air quality protection 
33. Bus stop provision 
34. Dedication of land to highways to site boundaries 
35. Requirement to enter into a Community Infrastructure Levy (CIL) S73(6) Agreement  
36. Detailed highway design 
37. Chudleigh Road management and new Chudleigh Road provision 
38. Safe access to bus stops 
39. Implementation of highway works, including footways and cycleways, in accordance 

withan agreed phasing scheme 
40. No occupation of any dwelling shall take place until the commencement of the 

Bridge Road works. 
41. Pedestrian and cycle bridge timing. 
42. The site access and visibility splays shall be constructed, laid out and maintained 

for that purpose  
43. Provision of school land 
44. Primary school delivery 
45. No development shall take place until a waste audit statement has been provided 
46. Trood Lane Tip restoration phasing strategy/timing 
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47. Alternative uses (e.g. secondary school/flexible use within the Local Centre) 
48. Bat and bird boxes 

 
3. DESCRIPTION 
 

3.1 The application site comprises part of the South West Exeter housing and  mixed 
 use development site that is allocated in the Teignbridge Local Plan 2013 – 33 
 under Policies SWE1 and SWE3.  The requirements of these policies are set out 
 more fully below under the heading Considerations and Observations, together with 
 details of the approved Development Framework Plan and other policy 
 considerations, including the adopted Exminster Neighbourhood Development Plan.  
 
3.2 The site is located approximately 5kms to the south west of Exeter city centre, with 
 Alphington and Exminster located to the north and south east respectively. It lies to 
 the western side of the Exe Valley, within an area of landscape characterised by a 
 sloping topography, ridges and valleys. 
 
3.3 The site comprises approximately 90 hectares. It is broadly separated by the A379, 
 which runs east-west and provides a strategic link to the centre of Exeter. The site 
 is predominantly in agricultural use with occasional groups of residential properties 
 and farmsteads located along existing roads. There are also some areas of 
 employment and leisure uses within close proximity to the site, including the Devon 
 Hotel which is located on the A379/B3123/Old Matford Lane roundabout. 
 
3.4 The site is bounded by the A30 to the west, Old Matford Lane to the east, Markham 
 Lane and existing field boundaries to the north and Deepway Lane to the south. To 
 the south of the A379 the site rises steeply up to Pearce’s Hill and forms the  
 highest point of the site, with the ridgeline running alongside the M5. North of the 
 A379 the Matford Brook, a minor tributary of the River Exe, runs west–east across 
 the site within a broad shallow valley. The valley rises gently to a high point located 
 on the edge of Alphington Village. 
 
3.5 The topography of the area to the south of the A379 is variable but generally slopes 
 towards the base of a valley located in the centre where a tributary of Matford Brook 
 flows from south to north.  
 
3.6 The majority of the site is currently within agricultural use. 
 
3.7 An operational inert landfill site is present in the south eastern corner of the site 
 and, whilst it will be closed and restored as part of the development, it is active at 
 this time.  
 
3.8 Overhead electricity cables and associated transmission towers are located in the 
 north-western and central east portions of the site. A high pressure gas main 
 trending north to south is located beneath the centre of the southern portion of the 
 site. 
 
3.9 A Scheduled Monument is also located on the site, close to the centre of the 
 northern boundary. The monument is recorded as a linear round barrow cemetery 
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 of Bronze Age origin.  There are a number of listed structures within close proximity 
 of the site. 
 

 APPLICATION PROPOSALS  
 

3.10 The application is submitted in outline with all matters reserved except means of 
 access. 
 
3.11 It is proposed to bring forward residential development of 1,350 homes together 
 with land for a mixed use local centre, land for education and an Artificial Turf Pitch 
 (ATP), land for community buildings, open space, SANGS, SUDs works, new 
 access and highways infrastructure including land for the delivery of a 
 pedestrian/cycle bridge and related works.  
 
 In summary the proposals could facilitate: 

• Approximately 1,350 new high quality dwellings that include a mix of tenures 
(including gypsy and traveller pitches and custom build dwellings in line with policy. 

• A mixed use centre which will include new key retail facilities and form a new social 
hub for the development. 

• A site large enough to accommodate a through school and community building with 
ATP, benefitting new residents and the existing community. 

• A pedestrian and cycle bridge over the A379 to ensure the provision of a convenient 
and safe linkage across the road for all residents. 

• Sustainable transport opportunities in the form of bus routes, cycle routes and 
footpaths. 

• Connected and multi-functional green infrastructure comprising public open space, 
areas for play and recreation, strategic landscaping, habitat creation and wildlife 
corridors.  

• A new Matford Valley Park and area of SANGS, forming landmark spaces for the 
development. 

• Vehicular access taken from the A379, Chudleigh Road, Dawlish Road and Trood 
Lane. 

 
3.12 Devon County Council and Teignbridge District Council are committed to ensuring 
 that the secondary school is provided in accordance with the Development 
 Framework Plan but it is worth noting here that the proposal allows that if the 
 secondary school is not delivered, that land could provide an additional 150 
 homes plus open space/infrastructure, etc. 
 
3.13 The application is submitted with 3 Parameter Plans: 
 

1. Land Use 
2. Access and Movement 
3. Building Height 

 
 These plans both define the maximum extent of the development that has been 
 assessed within the Environmental Statement (ES) and also form the basis for the 
 “Approved Plans” that will be listed (amongst other material) on the decision notice 
 should Members ultimately resolve to grant approval. 
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 LAND USE PARAMETER PLAN 
 
3.14 The Land Use Parameter Plan and supporting text set out how the site is to be 
 developed. 
 
 The following floor space figures have been tested as the maximum scale of 
 development as part of the ES assessment process. 
 
 
Description Max. Units Maximum floor space (sq. 

m.) 
Residential  1,500 - 
Local Centre (Use Classes  
A1, A2, A3, A4, A5, D1) 

 2,000 

Community Building (Use Classes D1/D2)  1,000 
Health (Use Class D1)  500 
Small Scale B1 as part of Local Centre  
(Use Class B1 (a)) 

 2,000 

 
 RESIDENTIAL 
 
3.15 Up to 35.57 hectares will be provided for residential development (excluding land 
 for education uses). The ES allows for up to 1,500 dwellings, which will be delivered 
 in a range of types and tenures. This includes areas where either residential or 
 education and residential or mixed uses could be provided. It is expected that the 
 Education Authority will require the land for secondary school provision, and 
 should this be the case it is anticipated that dwelling numbers delivered across the 
 site would be closer to 1,350. 
  
3.16 The submitted ES assesses a development with the maximum capacity of 1,500 
 dwellings and explains the approach that the cumulative impact of the Bovis 
 development will have with other proposals which form a part of the South  West 
 Exeter allocated site. The development proposes a phased approach. Bovis 
 propose that  25% of the new homes will be affordable in accordance with the 
 adopted Local Plan  policy and Development Framework for the site. The proposals 
 will also include an  element of self build homes. The principles for the delivery of 
 the self/custom build homes will be set out in a S106 Agreement. The 
 self/custom build homes will be delivered through reserved matters submissions. 
 
 GYPSY AND TRAVELLER PROVISION 
 
3.17 In accordance with the Local Plan and Development Framework, provision will be 
 made for 16  pitches for the gypsy and traveller communities as part of the Bovis 
 application.  The number of pitches will be fixed by a S106 Agreement and will be 
 delivered as part of reserved matters submissions. No sites are identified as part of 
 the outline application as negotiations continue with the Council about the preferred 
 scale, location, and management of the pitches.  Some provision may be made off-
 site. 
 
 MIXED USE LOCAL CENTRE 
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3.18 A mixed use centre of up to 0.77ha will be provided. It will include retail, community, 
 business and residential uses. The centre area allows for the delivery of land for 
 health provision in the form of a new GP surgery. This could be provided as a 
 stand-alone facility or as part of the design of the principal community building.
 Land will be identified for a principal community building to provide a focus for the 
 new development. The scale of the community building is identified as 650 square 
 metres with related parking in the adopted Framework. This may require 
 amendment as part of the negotiations with the local community about the detailed 
 design of this space.  
 
 EDUCATION 
 
3.19 Education provision on site will be delivered in accordance with a brief prepared by 
 Devon County Council in October 2014. The development will provide a primary 
 and secondary school site in the form of a single education campus. Up to 2.2ha 
 and 5.60ha will be provided to accommodate a primary and secondary school 
 respectively as part of the development. This primary school site will also include an 
 early years facility. The land for the secondary element of the education campus 
 also includes land for the provision of an ATP and related car parking and changing 
 facilities.  A further study has been commissioned to consider potential layouts for 
 the site. 
 
3.20 As noted above, in the event that the land is not taken up by the Education 
 Authority for secondary education and/or the ATP area, this land may be suitable 
 for residential development, potentially adding up to 150 new dwellings to the 
 capacity of the site. The timescale for Devon County Council to call upon the land 
 reserved for the secondary school will reflect education policy and will be agreed 
 and secured  through a S106 or other legal agreement. 
 
 OPEN SPACE AND SANGS 
 
3.21 Significant public open space will be provided on site to include the Matford Valley 
 Park, incidental green space, drainage, new planting, play areas, other associated 
 open space and infrastructure including access and allotments. Teignbridge District, 
 Exeter City and East Devon District Councils all border the Exe Estuary. In 
 partnership with Natural England and others it has been determined that housing 
 and tourist accommodation developments in the stated local authority areas will 
 have an in combination Likely Significant Effect on the Exe Estuary Special 
 Protection Area (SPA) and Dawlish Warren Special Area of Conservation (SAC) 
 through impacts from recreational use. The impacts are highest from developments 
 within 10 kilometres of the SPA/SAC. Mitigation is required in the form of provision 
 of substantial alternative recreation locations to draw users away from the 
 European sites. 
 
3.22 Given the amount of development proposed in SWE1 and other nearby areas and 
 the proximity to the designations it is considered most appropriate to provide 
 Suitable Alternative Natural Green Space (SANGS).  The development will provide 
 up to 25.54ha of SANGS assuming the provision of 1,350 dwellings. This will be 
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 designed and delivered in accordance with Policy SWE3 of the adopted Local 
 Plan and in consultation with Natural England. 
 
3.23 The inert landfill, located within the south eastern corner of the site, will cease to 
 operate and will be restored to provide SANGS provision.  
 
 SURFACE WATER DRAINAGE 
 
3.24 SUDs will be provided within areas of public open space to serve the new 
 development. 
 
 
 DISTRICT HEATING 
 
3.25 The adopted Local Plan and Development Framework require that  the SWE site 
 should incorporate a District Heating Network (DHN) to use heat from the 
 incinerator at the Marsh Barton waste facility, subject to viability.  Limited physical 
 works are required above ground to be identified as part of the Bovis application for 
 the DHN apart from, potentially, package plants which are typically the same scale 
 as a residential garage and can be located and designed at the reserved matters 
 stage. Subject to viability and deliverability, Bovis will be required to connect to the 
 district heating scheme, and will not be permitted to provide alternative heating 
 solutions to the buildings in the scheme, particularly gas supply.  These matters will 
 be secured through a section 106 agreement. 
 
3.26 Significant work has been undertaken on the delivery of district heating by the local 
 authorities and an energy supply company which indicates that the proposal is 
 technically feasible and viable.  In the first instance, it may be necessary for the 
 scheme to be gas-powered, but with the ability to connect to the heat supply from 
 the energy from waste plant once that becomes available. 
  
3.27 A gas-powered scheme can still deliver significant carbon savings and has greater 
 certainty around timing.  This is important as the delivery of homes at South West 
 Exeter is, certainly in the form of planning applications, progressing  faster than was 
 perhaps anticipated when the policy was drafted. 
 
3.28 Bovis are currently completing some work on the viability of the District Heating 
 proposal as currently construed and it is considered important to allow this to make 
 further progress prior to a full resolution being made on the application. 
 
 ACCESS AND MOVEMENT PARAMETER PLAN 
 
3.29 Means of access is not a reserved matter. Vehicular access to the development will 
 be taken from the following points: 

• Two access points on the A379; 

• Access via Trood Lane; 

• Two access points on Chudleigh Road; 

• A single access point on Dawlish Road; 

• A single access point on Markham Lane; and 

• A zone for a bus connection onto Markham Lane. 
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 Vehicular access will also be provided to the site boundaries adjacent to future 
 potential development areas to the east and to the north towards Alphington. Zones 
 where primary access routes will be provided have been identified. A 30 metres 
 wide corridor within which a boulevard, incorporating a bus route, is to be provided 
 to the south of the A379 is noted. In addition a 30 metres wide avenue providing 
 links into the south of the development is also identified. 
 
 PEDESTRIAN AND CYCLE ACCESS 
 
3.30 Pedestrian and cycle access is proposed via the vehicular access points. Additional 
 pedestrian links to the wider area, between the parcels of the development and into 
 the SANGS are also proposed as identified in the Design and Access Statement 
 and Transport Assessment. 
 
3.31 A new pedestrian/cycle bridge is identified as part of the development to ensure the 
 safe and convenient crossing of pedestrians and cyclists over the A379. The 
 Bovis application identifies land on either side of the A379 where the bridge will be 
 located. 
 
 BUILDING HEIGHTS PARAMETER PLAN 
 
3.32 Building heights across the site may vary from one to four storeys. As shown on the 
 Maximum Heights Parameter Plan, within the Design and Access Statement, the 
 taller elements of the development will comprise residential areas of up to 4 storeys 
 in height, located within the east and centre of the site. 
 
3.33 These taller buildings would be up to 18 metres above finished ground levels. Areas 
 to the north and west of this would step down from this with areas of up to 3 storeys 
 in height at 13.5 metres above finished ground levels.  The southern and northern 
 areas of the development would be up to 2.5 storeys, 12 metres above finished 
 ground levels, and the far eastern and southern areas of development would be the 
 least tall at up to 2 storeys, 10 metres above finished ground level.  The primary 
 school would be delivered at 2 storeys in height, up to 12 metres above finished 
 ground level, and the secondary school, should it come forward, would be up to 3 
 storeys in height (up to 13.5 metres above finished ground levels.) 
 
3.34 These heights of course depend on the extent of cut and fill that is required on site 
 and the levels of the necessary development platforms that will be required to be 
 constructed.   
 
3.35 There is an in-built allowance for flexibility within the plan to allow these heights to 
 be exceeded where good design or planning would permit – on no more than 5% of 
 buildings within each development parcel. 
 
 CONSIDERATIONS AND OBSERVATIONS 

 
3.36 The Teignbridge Local Plan 2013-2033 was adopted by Teignbridge District Council 
 on 6 May 2014 at a meeting of the Full Council.  The adopted Local Plan includes a 
 number of policies (listed below under the heading Policy Documents) which are 
 relevant, however, the application site falls within the SWE1 (South West of Exeter 
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 Urban Extension) and SWE3 (Ridge Top Park) allocations.  The text of these 
 policies is set out in full below: 
 

SWE1 South West of Exeter Urban Extension 
The South West of Exeter will develop as a sustainable urban extension, resilient to 
climate change where new and existing residents will be able to access a range of 
community facilities, shops, jobs, recreation areas and public transport 
improvements. It will represent a new part of the City, south of the River Exe which 
will reinforce the importance of the southern approach. The aim is to establish a 
new area within the natural setting of Exeter, sitting below the ridgeline and 
benefiting from the backcloth of the hills that enclose the City. 
 
A site of approximately 92 hectares is allocated to the south west of Exeter for a 
mixed use development including: 

a) delivery of at least 2,000 homes with a target of 25% affordable homes; 
b) 24 Gypsy and Traveller pitches; 
c) 20 hectares of green space comprising formal and informal green space, 

active recreation space, children and young people’s space, natural green 
spaces and allotments; 

d) land for 2 primary schools and 1 secondary school or preferably 1 primary 
school and 1 all-through school; 

e) a range of community facilities well related and accessible to all, including a 
multi-purpose community/sports building, youth and children’s centre, health, 
police, library and faith provision, and shops, and small scale employment to 
provide a focus for neighbourhoods will be provided in mixed use local 
centres and hubs. The hubs will serve the day-to-day needs of nearby 
residents and act as the focal point for the community being well connected 
and permeable; 

f) opportunities for sustainable travel and lifestyles including a network of safe 
and convenient green routes and cycling links that bridge the barriers 
presented by transport infrastructure and which promote healthy living and a 
sense of wellbeing; 

g) public transport and highway improvements as required including an 
enhanced public transport route, 1,000 space park and ride hub, access to a 
new rail halt at Marsh Barton, improvements to Bridge Road, enhancements 
to the A379 from Chudleigh Road to Bridge Road, including improvements to 
existing junctions and new junctions to serve development and, remodelling 
of the Devon Hotel junction at the A379 and B3123; and 

h) incorporation of a site wide District Heating system to which all developments 
will connect, with preference given to using heat from the Marsh Barton 
Energy from Waste facility, subject to viability. 
 

Development and required infrastructure will be delivered on a phased basis in line 
with housing delivery. 
 
Proposals will not be permitted where they would prevent a comprehensive 
approach to the development and infrastructure of the whole site. 
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SWE3 Ridge Top Park 
An area of approximately 70 hectares is allocated to the south of the A379 at the 
south west of Exeter as a ridge top park. This site will be suitable alternative natural 
green space which will include a mix of facilities for recreation purposes. 
 
It will be managed as a public park and may include: 

a) buildings of an appropriate scale for associated leisure, recreation and 
maintenance use; and 

b) suitably located ancillary car parking provision. 
 

Any proposals for development shall be accompanied by: 
c) wildlife assessments on the impact of new structures; and 
d) assessment of the impact of any proposed lighting and potential mitigation. 
 

3.37 In support of the implementation of these Local Plan Policies for the site the Council 
 consulted on a Development Framework Plan which set out more detail on the 
 provision, phasing and delivery of development and infrastructure in a coordinated 
 manner.  Key issues considered in that plan included the location and timing of the 
 education provision, transport requirements, the need for Suitable Alternative 
 Natural Greenspace (SANGS) and other open space/community facilities.  This 
 Framework Plan was approved by Planning Committee in July 2014 and has been 
 instrumental in guiding negotiations on this application and the other applications for 
 the South West Exeter site.  
 
3.38 The Exminster Neighbourhood Plan also forms part of the Development Plan and is 
 relevant to this application. 
 
3.39 The National Planning Policy Framework (NPPF) and National Planning Practice 
 Guidance (NPPG) remain the most up to date national planning guidance 
 documents and therefore are relevant in the determination of this application. 

 
3.40 It is clear however that the principle of significant residential and infrastructure 
 development has been considered previously through the Local Plan process and is 
 acceptable.  Whilst the application is submitted in outline, it does address a 
 number of detailed matters in line with the Framework and Local Plan policy that 
 require careful consideration and these are outlined below. 
 
3.41 Each of these criteria within the primary Local Plan Policy SWE 1 is considered in 
 turn below. 

 
a) Housing and affordable Housing, Custom Build Dwellings 

 
 Market and Affordable Housing 

 
3.42 Outline planning permission is sought for a total of 1,350 homes.  The 
 Environmental Statement submitted in support of the proposal tested an upper limit 
 of 1,500 homes.   
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3.43 This upper limit would only be reached under this application if in due course the 
 secondary school is not provided – and therefore additional land for residential 
 development became available.  This is discussed further below. 
 
3.44 Housing delivery at the site will necessarily come in a range of forms as the 
 topography and mix of uses proposed will in some instances necessitate the 
 delivery of apartments, including over shops, split-level dwellings and dwellings at a 
 range of sizes and scales. 
 
3.45 Policy SWE1 requires 25% affordable housing and the applicant is content to 
 comply with this requirement. 
 
3.46 The local need for affordable housing (within immediate proximity of the site, from 
 current Teignbridge residents) is largely met through existing committed or 
 emerging proposals, including on exception sites in local villages. 
  
3.47 Some discussion has therefore taken place with Exeter City Council in relation to 
 nomination rights for 2/5 of the affordable units.  These would be delivered on site 
 but offered in the first instance to those in need with a connection to Exeter.  It is 
 anticipated that Teignbridge would receive a capital receipt in return. 
 
3.48 Discussions with the applicant are ongoing around whether one fifth of the 
 requirement could be delivered through an off-site contribution.  This would enable 
 Teignbridge to enhance the delivery of affordable housing in the Heart of 
 Teignbridge area where the need is greater. This could be through boosting the 
 provision on  allocated sites (for example, the viability assessed target under Policy 
 WE2 in Newton Abbot is 20%) or through the delivery of other affordable housing 
 developments.  
 
3.49 This would only be acceptable to Teignbridge if the contribution is sufficient to 
 deliver an equivalent number of homes off-site.  If it is not, provision would revert  to 
 being made on-site.  Similarly, the developer is not required to make an off-site 
 contribution and may, on balance, prefer to see the provision made on-site. 
 
3.50 The Affordable Housing SPD is in the process of being approved for consultation 
 purposes and contains some advice about the level of contribution that may be 
 sought in the absence of the involvement of a Registered Provider.  This will be the 
 starting point for discussions. 
 
3.51 The remaining 2/5 of the affordable housing would be delivered on site at South 
 West Exeter with priority being given to Teignbridge residents, as is usual practice. 

 
3.52 It is considered that this blended approach represents the best way forward for the 
 development and the existing Teignbridge community.  It ensures adequate on-site 
 provision of affordable housing to meet immediate local needs, acknowledges the 
 role this site can play in meeting the needs of our partners in Exeter, as part of our 
 Duty to Co-operate, and would help support the provision of additional affordable 
 housing where it is most needed in Teignbridge – in the main towns. 
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3.53 These provisions would be controlled through a Section 106 Agreement and it is 
 considered would be fully compliant with the Development Plan. 
 
 Custom Build Dwellings 
 
3.54 In accordance with Policy WE7, 5% of the proposed dwellings (5% of 1,350 = 68) 
 should be delivered as Custom Build Dwellings.  The applicant has some concerns 
 around the suitability of some areas of the site for custom build purposes but 
 accepts the principle of provision.   
 
3.55 This would be controlled through a S106 Agreement, requiring the delivery of 
 serviced plots, marketing of those plots in an appropriate and agreed manner and, 
 in the absence of take up, the option for Teignbridge or a Registered Provider to 
 purchase the plots before they revert to the applicant. 
 
3.56 These provisions would be controlled through a S106 Agreement and it is 
 considered would be fully compliant with the Development Plan. 
 
b) Gypsy and Traveller Provision 
 
3.57 The applicant is committed to providing 16 pitches for the gypsy and traveller 
 community – an appropriate pro rata contribution towards the policy requirement to 
 provide 24 pitches as part of the delivery of 2,000 homes.  This means identifying 
 and servicing areas of land for either sale to the gypsy and traveller community or to 
 a housing association for operation as a public site. 
 
3.58 The emerging Affordable Housing SPD includes guidance in relation to the 
 provision of pitches for gypsies and travellers and we would expect elements of 
 this to be embedded within the approval through conditions and/or the S106 
 Agreement 
 
3.59 The supporting text to the SWE1 policy identifies that it may be acceptable for some 
 of the relevant provision to be delivered off-site.  In order for this to be acceptable, 
 given the unique nature of the use, the Local Planning Authority considers that 
 provision needs to be made through the identification of appropriate sites that do 
 not currently benefit from planning permission for this use and that can realistically 
 be brought into use.  These pitches would then similarly need to be made available 
 for the G&T community to lawfully use in due course. 
 
3.60 Discussions around the possibility of an element of off-site provision are continuing. 
 These provisions would be controlled through a S106  Agreement and /or conditions 
 and it is considered they would be fully compliant with the Development Plan. 
 
c) 20 ha of Green space (Pro rata – 13.5 ha of provision) 

 
3.61 On balance, with the exception of active recreation space, it is considered that the 
 application is capable of meeting its obligations in relation to open space.   
 
3.62 The submitted illustrative layout shows that in excess of 17 ha of open space will be 
 delivered/retained against a policy requirement for around 13 ha.  Care needs to be 
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 taken in considering these figures as some areas may be unsuitable for 
 development and unsuitable for public access.  These areas can though still play an 
 important role in providing a green setting for the development. 
 
3.63 The provision of additional Active Recreation Space elsewhere within the allocation 
 in the first instance will be considered by the Local Planning Authority in conjunction 
 with our partners, including Exminster Parish Council, in due course. 
 
3.64 The provision of appropriate space alongside other forms of development, including 
 its phasing and its ongoing management, will be addressed through conditions and 
 the S106 agreement (including potentially contributions towards the enhancement 
 or delivery of other facilities) to ensure that provision at an appropriate quality is 
 made. 
 
d) Education Provision 

 
3.65 Policy SWE1 of the adopted Teignbridge Local Plan requires land for primary and 
 secondary education. 
 
3.66 The Framework Document sets out the Council’s preference for the provision of 
 “Serviced land for a single campus education facility comprising pre-school, primary 
 school and secondary school provision.”  This preference is a result of further work 
 and new information from developers and revised advice from the Devon County 
 Council as the Education Authority. 
 
3.67 A single campus for education is very much the preferred option for both the District 
 and County Council.  This option would mean that all primary and secondary 
 education would be delivered on one site which has a number of advantages 
 including: 

 

• Accessible, within walking distance of all the allocation including the 
allocation within Exeter City’s boundary; 

• Incorporation of a dedicated grade separated pedestrian/cycle crossing of 
the A379 (see below). This would assist in channelling pupils to a single safe 
crossing point, reducing the numbers crossing at other, less safe locations; 

• Shared provision of sports/activity space and educational resources; 

• Teaching skills may be shared; 

• Streamlined governance offering more flexibility to meet the needs of pupils; 

• Operational flexibility and viability; 

• Flexibility to manage fluctuations in pupil numbers and demand; 

• Provides clear focus for a community hub, and, 

• Significant capital and start up revenue savings, which make the school 
facilities and on-going running costs more affordable.  

 
3.68 Alternative approaches to providing the education facilities for SWE1 have been 
 considered in detail and have been discounted in favour of the single campus 
 approach. 
 
3.69 The residential development proposed in SWE1 generates the need for both 
 primary and secondary school places, the number of which will necessitate the 
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 provision of new facilities.  New provision is required to accommodate all primary 
 aged pupils generated by the development in South West Exeter as there is no 
 spare capacity at existing primary schools and limited potential to expand existing 
 sites.  2,000 homes are likely to generate 500 primary-aged pupils. 
 
3.70 Significant secondary school places are required: however there is some spare 
 capacity in Exeter secondary schools in the short term.  By the end of the decade, 
 these places are projected to be full as a result of demographic change and 
 development within the city, and therefore additional new capacity is required. 
 Given that development in this location is cross-boundary and Exeter-facing, 
 Teignbridge District, Exeter City and Devon County Councils are taking a wider 
 strategic approach to the need for secondary provision and incorporating a site 
 within SWE1.  This will accommodate approximately 300 pupils generated from the 
 development and 300 from the wider Exeter area.  Appropriate funding for this 
 provision will come from a number of sources including Community Infrastructure 
 Levy (CIL) from the relevant Local Planning Authorities, reflecting the likely origin of 
 the pupils. 
 
3.71 The primary education will be provided (via CIL as set out below) early in the 
 development and the Councils will target an opening in advance of the 200th 
 dwelling as set out in the Development Framework Plan.  With regard to secondary 
 provision the intention is to open the first phase of the secondary provision once 
 1,000 dwellings are occupied. 
 
3.72 The provision of the single education campus will also require the provision of a  
 pedestrian foot/cycle bridge to assist the safe crossing of the A379.  A broad 
 location for this has been shown on the Land Use Plan included within the 
 Development Framework.  Devon County Council has undertaken costings for the 
 delivery of this bridge which has been broken down to £740 per dwelling across the 
 whole South West Exeter allocation.   
 
3.73 Education provision is covered by the Teignbridge “Regulation 123 List” and is 
 something that will be funded through the Community Infrastructure Levy. 
 
3.74 In this instance, as the land that is identified as being suitable for the provision of an 
 education facility is encompassed within the application boundary, it is considered 
 appropriate to attach a Grampian condition requiring the applicant to enter into an 
 Agreement in accordance with the CIL Regulations to permit them to offer the land 
 as an “in kind” contribution (deductable from their “cash” CIL payment) in due 
 course. 
 
3.75 Securing the provision of both the education facilities and providers of education 
 services therefore falls to Devon County Council.  The target within the 
 Development Framework is for the primary school to be available in advance of the 
 occupation of 200 dwellings.   Given the constraints on timing for making such 
 provision available, it is considered unlikely that the facility would be open in 
 September 2017 but all parties are currently working towards September 2018 
 opening. 
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3.76 Secondary school provision is targeted for later during the development 
 programme. 
 
3.77 Section 106 Agreement and/or conditions would be applied and it is considered 
 they would be fully compliant with the Development Plan and CIL Regulations. 

 
e) Community Facilities 

 
a. Indoor Sport 
 

3.78 The inclusion of indoor sport facilities within the community hub / buildings is a 
 priority for Exminster Parish.  A Study has been commissioned by the South West 
 Exeter Infrastructure Delivery Officer to consider the appropriate scale of 
 community building and the uses that should / could be accommodated within this.  
 A draft report is due just in advance of committee consideration and a verbal update 
 on the outcomes of this Study will be provided to Members if available.  Conditions 
 may relate to the timing of delivery, minimum and maximum unit sizes and other 
 matters as appropriate. 
 

b. Shops, etc. 
 

3.79 The application has assessed the impact that the delivery of up to 2,000 square 
 metres of commercial floor space would have on trip rates, etc., at the site.  It is 
 considered that the inclusion of an element of A class floor space within the overall 
 permission is crucial to the success of the development as a whole.  The provision 
 as included in the application is considered appropriate in terms of ensuring a 
 diversity of uses within the development as a whole and, subject to conditions, is 
 supported. Conditions may relate to the timing of delivery, minimum and maximum 
 unit sizes and other matters as appropriate. 

 
c. Offices/Employment 

 
3.80 The application has assessed the impact the delivery of up to 2,000 square metres 
 of office floor space would have on trip rates, etc., at the site.  It is considered that 
 the inclusion of an element of B1 floor space within the overall permission will help 
 to support a daytime population at the site that will in turn help to support local 
 facilities.  Whilst mindful of the impact this provision could have on Exeter City 
 Centre or other employment destinations, this provision is considered appropriate 
 in terms of ensuring a diversity of uses within the development as a whole and, 
 subject to conditions, is supported.  Conditions may relate to the timing of delivery, 
 minimum and maximum unit sizes and other matters as appropriate. 

 
d. Health Provision 

 
3.81 The NHS has been consulted on this application.  A sum of £400 per dwelling will 
be sought through a S106 Agreement to upgrade  primary care provision to mitigate 
the impact of this development. 
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e. Community Hall/Meeting Spaces, etc. 
 

3.82 Space is identified on the Bovis Illustrative masterplan for a facility.  Contributions 
 will be secured towards this through the S106 Agreement. 

 
f. Library/Faith/Police 
 

3.83 No separate provision is proposed to be made for a library or faith groups/the 
 police.  Rather, it is considered that the community building should be delivered as 
 a flexible space that could accommodate these uses as appropriate/required in due 
 course.   

 
f. Pedestrian and Cycle Routes – including Pedestrian Over-bridge 

 
3.84 The Access and Movement Parameter Plan identifies opportunities for pedestrian 
 and cycle (and vehicle/pedestrian and cycle) access points to the development.  In 
 large part, within the development it is expected that pedestrian and cycle routes 
 will follow similar routes to vehicle movements.  In addition, there is further 
 permeability proposed through the various areas of open space, including the 
 Valley Park, the SANGS areas and additional points to secure permeability between 
 various development parcels. 
 
3.85 Importantly, to help to overcome the separation effect of the A379, a pedestrian and 
 cycle over-bridge is required.  Contributions to this are to be collected from each of 
 the SWE developers.  The bridge is likely to be delivered by Devon County Council 
 to ensure its early delivery.  Work is already underway in relation to early design 
 ideas and solutions to address the level changes across the site to ensure that the 
 bridge is able to function as it is required to as well as delivering landmark/ gateway 
 attributes. 
 
3.86 Links from the site into the remainder of the allocation and further afield will also 
 remain important considerations at the Reserved Matters stage. Travel planning, 
 co-ordination and information packs will be required through conditions/obligations 
 as appropriate. 
 
3.87 Careful consideration will need to be given to the phasing of pedestrian and cycle 
 access, and access to the bridge specifically, as reserved matters applications 
 come forward to ensure that quality links are available from the very early days of 
 the development. 

 
g. Traffic and Public Transport and Access and Parking, Park and Ride, Marsh 

Barton Rail Halt, Bridge Road, Site Access strategy 
 

3.88 In general terms, Devon County Council as Highway Authority does not have any 
 concerns with the transport impacts of the proposed development.  This is, though, 
 predicated firstly on the resolution of matters relating to the safe operation of 
 Chudleigh Road in advance of the realignment being delivered and similarly the 
 interim Devon Hotel situation being agreed. 
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3.89 Enhanced bus services will be funded through the Community Infrastructure Levy 
 and ideas are emerging around which routes may be able to be extended or 
 diverted in the medium term. 
 
3.90 In the short term, residents will be able to access buses that currently travel along 
 the A379 (amongst other routes that pass nearby) and the developer will be 
 required to deliver bus stops (with a shelter on the “in-bound” route) to increase 
 access to services. 
 
3.91 Parking will be provided with each element of the local centre – including some 
 combined parking.  Largely, parking will be provided on plot, with each residential 
 unit, but it is also expected that there will be significant areas of on-street or other 
 parking available too. 
 
3.92 Devon County Council has recently confirmed that it is exploring options for Park 
 and Ride delivery and that sites at the Ide junction in Teignbridge are now being 
 considered.  The Park and Ride facility will help to remove some trips from the A379 
 and hence free up capacity for traffic generated by the development.  It is not 
 required, in highways capacity terms, until some way through the delivery process 
 however its early planning will form an important part of the overall infrastructure 
 delivery package that is being drawn up in partnership Devon County Council. 
 
3.93 Similarly, plans are well developed for the Marsh Barton Rail Halt.  This facility is 
 intended to divert road trips from, for example, Dawlish to Marsh Barton rather than 
 necessarily providing an alternative form of transport for residents of the South 
 West Exeter area.  This trip diversion should release capacity on the highway 
 network for development traffic. 
 
3.94 Works to Bridge Road are already programmed and a contract is in the process of 
 being let.  In the interests of certainty for all parties, a Grampian condition is likely to 
 be applied to the development requiring the Bridge Road works to have 
 commenced in advance of this development.  It is not expected that in reality this 
 will create any delay for the development. 
 
3.95 A number of junctions off the A379 and Chudleigh Road are proposed to serve the 
 development.  These have been discussed and agreed in principle with Devon 
 County Council.  There are no significant outstanding matters in this regard. 

 
h.  District Heating 
 
3.96 There is a policy requirement that the SWE site should incorporate a District 
 Heating Network (DHN) to use heat from the incinerator at the Marsh Barton waste 
 facility, subject to viability. 
 
3.97 Discussions around the implementation of this system are on-going but are well 
 advanced.   A Network is being designed that is not reliant on the Energy from 
 Waste facility but could be connected to it in due course.  This ensures that the 
 District Heating policy requirement does not hold up the development unacceptably. 
 



 

 

19 

 

3.98 A possible commercial partner for the scheme has spent considerable time and 
 energy preparing a commercial proposition for the Matford Developer partners.  The 
 connection fee they propose for each dwelling is, we understand, the same or very 
 similar to that achieved elsewhere locally.  We also believe that the proposal will be 
 building regulations compliant and will deliver a significant carbon saving – that 
 could be enhanced if a connection to the energy from waste plant is secured. 
 
3.99 The next step is for the landowner partners to demonstrate a commitment to the 
 delivery of the District Heating Network through jointly instructing legal advisers to 
 enable the heads of terms to be developed in further detail. 
 
3.100 District Heating would need to be secured through a S106 Agreement.   
 
3.101 In summary, the proposals are considered capable of complying with Policy SWE 1 
 and the Development Framework, subject to the resolution of the detailed matters 
 identified above. 
 
i. Other Matters:  
 
 SWE 3 and Habitat Regulations Assessment 
 
3.102 Subject to compliance with the Joint Approach and delivery of SANGS, it is not 
 considered that there is a Likely Significant Effect (under the Habitat Regulations) 
 arising from the proposals. 
 
3.103 Delivery, ownership, implementation and phasing of SANGS are, though, all 
 matters that require further exploration – including of the mechanisms for delivering 
 these matters through the Community Infrastructure Levy – with the applicant, other 
 developer partners for the South West Exeter allocation area and other key 
 stakeholders, including Exminster Parish Council. 
 
3.104 This is one of the key items for further discussion outlined above. 
 
j. Drainage and Flooding 
 
3.105 Subject to the application of conditions/S106 obligations there are no in-principle 
 concerns about drainage and flooding from the site.  However care will need to be 
 taken to ensure that water quality is maintained in respect of SPA/SAC 
 considerations.  It will also be important to ensure that the design of SUDs features 
 is appropriate – sympathetic to the achievement of biodiversity objectives and not 
 unduly “engineered” in appearance where they may be “dry” for long periods of 
 time. 
 
3.106 This can be controlled through conditions/further design work at the reserved 
 matters stage. 
 
k. Other Biodiversity and Landscape Considerations 
 
3.107 The site presently accommodates a range of habitats and species and will clearly 
 see substantial change from a biodiversity and landscape perspective. 



 

 

20 

 

 
3.108 Conditions and S106 obligations can be constructed to minimise/mitigate and 
 compensate for biodiversity losses.  Such conditions are included in the indicative 
 list above and will be supplemented/amplified as necessary before final 
 consideration of the proposals. 
 
l. Heritage Considerations 
 
3.109 Historic England is supportive of the approach taken in the illustrative plans to the 
 preservation of the Scheduled Monument.  This will be secured through planning 
 conditions relating to: 

1. A heritage trail/interpretation displays 
2. Preservation or creation of key views (both internally and externally) 
3. A programme of archaeological investigations 
4. Careful design at the detailed stage to respect important assets. 

 
3.110 No heritage concerns have been raised in relation to the impact of the proposal on 
 listed buildings in the wider area. 
 
m. Ground Conditions  
 
3.111 There are no ground conditions concerns that cannot be addressed through the 
 application of straightforward conditions. 
 
n. Air Quality 
 
3.112 There are no air quality concerns that cannot be addressed through the application 
 of straightforward conditions 
 
o. Noise 
 
3.113 The most significant noise source at the site is road noise.  Care will need to be 
 taken in relation to the possible impact of the landfill site should it remain 
 operational after dwellings to the south of the A379 are ready to be occupied. 
 
3.114 There are no noise concerns that cannot be addressed through the application of 
 straightforward conditions. 
 
p. Agricultural Land 
 
3.115 The proposals will see a loss of a relatively large area of agricultural land to 
 development.  However, the site is allocated in the Local Plan and it is not 
 considered to be a significant loss within the ambit of national guidance such that 
 the benefits of the delivery of sustainable development in line with the Teignbridge 
 Local Plan should be reconsidered. 
 
q. Waste/Tip 

 
3.116 The inert landfill site currently occupies a larger part of what is proposed to one day 
 constitute SANGS.  The Tip will, during the construction process, provide a useful 
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 facility for waste and material management purposes.  This can be amplified 
 through the Waste Audit process required by the Devon Waste Plan. 
 
3.117 It is understood that the waste permission required some enhancement works for 
 cirl buntings.  This was secured through a condition and we understand the 
 necessary works are indeed already complete.  There is therefore no further cirl 
 bunting restoration work required in relation to that consent and there is therefore 
 no conflict with the ultimate use of this land as SANGS. 

 
r. Materials to be approved 
 
3.118 The applicant has submitted a suite of Parameters Plans for approval.  These and 
 their accompanying text set the framework for the development that has been 
 assessed through the ES.  Detailed discussions are on-going around whether or not 
 the materials contained within these plans in isolation is sufficient to provide the 
 certainty that a quality scheme will be forthcoming at the reserved matters stage. 
 
3.119 It is likely that some additional materials will be recommended for approval, should 
 that stage be reached.  This is most likely to refer to character and design 
 approaches. 

 
s. Relationship to other proposals, including in Exeter City Council district 
 
3.120 Applications have now been submitted for the majority of sites within the SWE1 
 area and have also been submitted in Exeter City Council’s area, again for the 
 majority of the allocated site. 
 
3.121 Discussions are going on with landowner partners and with Exeter City Council to 
 work towards avoiding any unnecessary duplication and to maximise the success of 
 the development through ensuring that each development takes notice of 
 development on the other side of the application or administrative boundary. 
 
3.122 This is particularly important in relation to matters around access and movement 
 where roads will be required to be adopted/dedicated to boundaries and 
 developments should be respectful of each other.  It is also the case that conditions 
 and S106 agreements for each development will need to take account of other 
 developments and how schemes can best be brought forward to serve the 
 development as a whole. 
 
3.123 The subject application has given considerable thought to these relationships and 
 embeds some principles that could help to support the place-making credentials of 
 the development overall. 
 
 Compliance with the Exminster Neighbourhood Development Plan 

 
3.124 The Exminster Neighbourhood Development Plan was “made” (adopted) on 17 
 March 2015.  The plan contains development management policies that were 
 prepared by the community to meet their expressed/identified needs/priorities.  
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3.125 The Exminster Development Plan contains 4 Poliucies - EXM1, EXM2, EXM3 and 
 EXM4.  
 
3.126 These polices seek to secure provision of community sports and leisure facilities 
 through CIL and S106 agreements; conserve and enhance the rural nature of the 
 open countryside; ensure that development is of high standard and stipulate how 
 CIL generated by development will be used.  
 
3.127 In accordance with these policies, the development will be associated with a 
 detailed S106 agreement that will ensure appropriate provision of community and 
 leisure facilities for Exminster Parish.  
 
3.128 Given that the proposals incorporate the provision of a community building and 
 associated facilities, a Local Hub Study is currently being undertaken by LHC 
 Architects that seeks to establish the feasibility of what can be delivered on site. 
 Exminster Parish has expressed an interest in taking ownership of the community 
 building. The results of this study will inform on-going discussions with the Parish.  
 
3.129 In terms of design, the application is being made in outline only, with detailed 
 design matters reserved for future applications. Nevertheless, close attention to 
 detail has been contemplated from the start, with on-going discussions with the 
 applicant in terms of achieving the best possible layout and design approach. The 
 development relationship with the Scheduled Monument and adjoining 
 developments has also been considered and will continue to be the subject of 
 discussion in future meetings.  
 
3.130 The proposals are therefore considered to be in compliance with the policies of the 
 Exminster Neighbourhood Development Plan.  

 
 Conclusion 
 
3.131 The application submission received from Bovis is a comprehensive and well 
 thought through package.  It demonstrates a commitment to delivery and to high 
 quality as well as to ensuring that place-making principles are carefully considered 
 to underpin the delivery of new homes at South West Exeter. 
 
3.132 Discussions with the applicant and the adjoining landowners and their 
 representatives are on-going and, in particular, in relation to the matters identified in 
 the recommendation above, it is considered that additional discussion is needed 
 before a full and final recommendation can be made to Members. 
 
4. POLICY DOCUMENTS 
 
 Teignbridge Local Plan 2013-2033 

S1A (Presumption in favour of Sustainable Development) 
 S1 (Sustainable Development Criteria) 
 S2 (Quality Development)        
 S5 (Infrastructure)        
 S6 (Resilience)        
 S7 (Carbon Emission Targets)      
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 S9 (Sustainable Transport)       
 S10 (Transport Networks)        

S11 (Pollution)          
 EC1 (Business Development)       
 EC6 (Large Scale Retail Development)      
 EC10 (Local Shops)         
 WE2 (Affordable Housing Site Targets)      
 WE4 (Inclusive Design and Layout)       
 WE7 (Custom Build Dwellings)       
 WE11 (Green Infrastructure)        
 EN3 (Carbon Reduction Plans)       
 EN4 (Flood Risk)         
 EN5 (Heritage Assets)        
 EN6 (Air Quality)         
 EN7 (Contaminated Land)        

EN8 (Biodiversity Protection and Enhancement)     
 EN9 (Important Habitats and Features)      
 EN10 (European Wildlife Sites)       
 EN11 (Legally Protected and Priority Species)      
 EN12 (Woodlands, Trees and Hedgerows)      
 SWE1 (South West of Exeter Urban Extension)     
 SWE2 (Employment adjacent to Peamore)     
 SWE3 (Ridge Top Park)        
  
 Exminster Neighbourhood Development Plan  
 EXM1 (Community Sports & Leisure Facility) 
 EXM2 (Open Countryside) 
 EXM3 (Quality of Design) 
 EXM4 (Use of Community Infrastructure Levies) 
 
 Devon Waste Plan  
 W4 (Waste Prevention) 
 
 SWE Development Framework  
 NPPF 
 NPPG 
 

7. CONSULTEES 
 
 External Consultee Responses 
 
 Highways England - Initially served an “Article 25” Holding Direction.  Following
 discussions with the applicant, this was lifted on 29 June 2015. 
 
 No conditions or other obligations are recommended. 
 
 Natural England – Views awaited 
 
 Historic England - No objections.  Note that: 
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 The proposals aim to conserve the monument under open space with a grass 
 cover. The surrounding road alignments and roof heights have been designed to 
 minimise impact on the setting of the barrows and a green corridor has been 
 included to ensure that the barrows form an integral part of the development's open 
 area strategy. 
 
 Some low impact play equipment may be included around the outside of the 
 scheduled area and the grass will be seeded with a wildflower mix and will benefit 
 from an inclusive interpretation strategy. It was agreed that the monument would 
 benefit from a funded management schedule, linked to the wider open spaces 
 strategy. 
 
 Finally, there will be a detailed interpretation strategy for the monument that is tied 
 into the wider development and open spaces strategies. 
 
 We are content that 7.3 of the supporting Design and Access Statement represents 
 the current agreed position for the monument. There are a number of issues 
 relating to this that will need to be addressed in detail if the current outline 
 application proceeds to a full application and we would be happy to advise further 
 regarding suitable conditions should that be the case.  
 
 Recommendation 
 
           Historic England welcome the inclusion of a robust and detailed suite of supporting           
 information and support the application subject to the caveat that any progress to 
 ‘full’ should be accompanied by further consultation, confirmation of design details 
 and management arrangements for the monument. 
 
 Environment Agency - No Objection PROVIDED THAT the development proceeds 
 in accordance with the Flood Risk and Drainage Strategy. 
 
 Recommend a condition to address the need for a surface water drainage scheme 
 and its delivery/management. 
  
 HSE - The online consultation system has generated an “advise against” 
 development response. This is insufficiently sophisticated to recognise the 
 exclusion of built development from the areas around the high pressure gas main.  
 
 The development will need to be referred to the HSE following a resolution to grant 
 consent. 
 
 South West Water - Consider that the foul drainage network does not have capacity
 to absorb the development and therefore conditions are required to ensure 
 that the development does not proceed in advance of such capacity being 
 delivered. 
 
 RSPB - Raise concerns about the effectiveness of phased SANGS provision – and 
 therefore in relation to habitat regulations compliance. 
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 Raise concerns with regard to the requirements for cirl bunting mitigation attached 
 to the landfill site planning permission and its relationship with SANGS 
 
 Suggests bat and bird boxes should be installed 
 
 Recommends on-going ecological compliance monitoring. 
 
 Exeter City Council - Raise concerns about: 

1. The location of community facilities south of the A379 
2. The proposal for a single primary school and the “alternative” potential future use of 

the secondary school land 
3. Securing the delivery of health provision 
4. Securing the delivery of a 3G pitch 
5. The need for park and ride provision, as identified in the Framework 
6. Ensuring the provision of pedestrian and cycle access 
7. Construction management 
8. The potential for proposals to impact unacceptably on the Markham Lane skyline/ 

ridge 
9. Ensuring connection to a district energy network 

 
 Reiterates concerns from 2014 submitted as comments on the draft Development 
 Framework (that was ultimately approved by Planning Committee in July 2014) 

 
 Devon County Council - Submit a co-ordinated response and highlight: 
 

1.  Any contributions sought are on the basis of 1,350 dwellings being provided (as it 
is considered the secondary school will be required) 

2. On-going support for a comprehensive approach to delivery of development and 
infrastructure 
 

 Local Transport Provision 
 

1.  The Priority Junctions as proposed are acceptable 
2. Signal Junctions will need to demonstrate space for bus manoeuvres as well as 

accommodating pedestrian and cycle movements appropriately 
3. A Traffic Regulation Order will be required to restrict the use of Old Matford Lane as 

a through route.  A S106 contribution will therefore be required (£5,000). 
4. A contribution to improvement works at the Devon Hotel Roundabout will be 

required (£750 per dwelling) 
5. Raise questions in relation to the safe operation of the Devon Hotel Roundabout in 

the interim 
6. Works to Chudleigh Road will need to be supported through a TRO contribution 

(£5,000)  and possibly other works 
7. Use of Chudleigh Road in advance of its re-alignment requires further consideration 
8. Phasing of pedestrian and cycle links including safe routes to school and to public 

transport 
9. Ensuring links to adjoining parcels of development 
10. Ensuring bus access along appropriate routes (at reserved matters stage) and other 

matters as detailed on the Access and Movement Parameter Plan.  Need for 
provision of A379 bus laybys (Section 278) 
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11. Need to carefully detail development at the bridge landing points 
12. Requirement for travel packs and sustainable travel vouchers (£300 per dwelling) 
13. Requirement for bridge contributions (£740 per dwelling) 
14.  Identifies that many of the illustrative “private drives” shown be adopted streets 
15. Suggests 2 cycle spaces per dwelling should be provided and that 2 car parking 

spaces should be provided for 2+ bed properties – as well as providing parking for 
community facilities.  Otherwise, the level of parking is considered broadly 
appropriate 

16. Contributions will be sought from CIL to Marsh Barton Rail Halt, Park and Ride 
Provision and enhanced bus services 

17. Recommends conditions 
 

 Local Education Provision 
 

1. The early delivery of new primary provision include nursery provision is critical to 
support the delivery of a sustainable community 

2. The County Council need the land to be transferred to them very early in the 
development process 

3. The building heights shown on the parameters plan are acceptable 
4. Some degree of dual usage of facilities is likely to be acceptable – subject to the 

agreement of the education provider.  It is particularly the case that an ATP and 
Multi-Use Games Area could operate well as shared facilities 

5. Early years provision should be made with the primary school 
6. Recommends conditions 

 
 Waste Planning  
 

1. From a waste management perspective, it would be preferred for the landfill facility 
on site to remain operational 

2. There would be no objection to the incorporation of the site into SANGS following its 
closure 

3. Recommends a Waste Audit condition 
 
 Library Services 
 

1.  Identifies a need for library services provision and seeks a S106 contribution 
towards this 

 
 Historic Environment 
 

1. None of the heritage assets affected by the proposed built development are worthy 
of preservation in situ 

2. A programme of archaeological works is required 
3. Recommends a condition 

 
 Surface Water Flooding and Sustainable Drainage Systems 
 

1.  Provides a link to Devon County Council's SUDs guidance 
 
 Health and Wellbeing 
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 The development should: 
 

1. Design in measures to meet local priorities including ensuring connectivity for 
pedestrians and cyclists 

2. Provide allotments and edible fruit tree planting 
3. Provide access to facilities to meet local needs 
4. Ensure that the quality of housing reduces energy use and makes use of carbon 

efficient technologies 
 
 Devon County Council Summary 
 
 The scale of growth proposed in the South West Exeter urban extension requires a 
 co-ordinated, comprehensive approach to successfully create a sustainable 
 community and to ensure effective and timely mitigation of the impacts of the 
 development. If a comprehensive approach across the site allocation is not taken, 
 there is a risk that the successful provision of infrastructure will be precluded. 
 
 The comments provided as part of this response seek to support and enable the 
 delivery of sustainable development to the South West of Exeter, as identified within 
 the adopted Teignbridge Local Plan. 
 
 Internal Teignbridge District Council Consultee Responses 
 
 Housing Services - Support the development, subject to a S106 Agreement to 

provide the relevant amount of affordable housing. 
 
 Environmental Health - Contaminated Land - No objections – subject to conditions: 
 

1. Submission of remediation scheme; 
2. Implementation of approved remediation scheme; 
3. Reporting of unexpected contamination. 

 
 Environmental Health - Air Quality - No objections 
 
 Environmental Health - Noise - No objections 
 
 Drainage - No response yet received 
 
 Trees - No objections – A tree constraints plan and tree protection plan will be 

required prior to submission of reserved matters 
. 
 Biodiversity - No objections – subject to provision of mitigation and compensation 

measures to overcome impacts outlined in the Environmental Impact Assessment 
(para 9.152 to 9.244 and a number of conditions: 

 
1. Payment of Habitat Regulations contribution of £123  per dwelling 
2. Phased provision of SANGS and SANGS details 
3. Works to be in accordance with Environmental Management Plan Framework 
4. Provision of wildlife-friendly green corridors and green infrastructure 
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5. Scheme of lighting 
6. Payment on commencement for cirl buntings of £74,193 

 
 In accordance with ALSE – condition required for developer to provide full details 
 for the approval of Teignbridge District Council, the Environment Agency and 
 Natural England of the flood and pollution control systems along Matford Brook 
 floodplain and how they will avoid pollution from entering watercourses and the 
 Special Protection Area during construction and operation phases. 
 
 Urban Design - Raised a number of detailed points in discussion with team. Further 

information expected 
 
 Landscape - Raised a number of detailed points in discussion with team. Further 

information expected 
 
 Art - No response received.  Will apply condition requiring scheme with framework 

plans 
  
6. REPRESENTATIONS 
 
 As at 9 July 2015, 35 representations have been received, 34 objections and 1 

comment 
 
 The vast majority of these representations have come from Alphington residents, 
 and Alphington Forum members, objecting to the principle of the development. 
 
 Other matters raised include: 

1. Concerns about congestion 
2. Ensuring adequate education infrastructure is delivered, including protection of the 

secondary school site 
3. Ensuring adequate health infrastructure is delivered  
4. Potential impacts on the Exe Estuary – Water quality and recreation impacts 
5. Concerns about parking provision 
6. Protection of Old Matford/Deepway Lane 
7. Provision of Park and Ride 
8. Development density/height close to Markham Lane 
9. Need for early improvements to Chudleigh Road and provision of the over-bridge 
10. Air quality impacts 
11. The location of the school and other facilities 
12. Need for Park and Ride 
13. Lack of local employment opportunities 
14. Housing mix 
15. Carbon impact 
16. Urban sprawl  
17. Impact on Exeter/Alphington 
18. Need for facilities north of the A379 

 
 These are addressed throughout the body of this report and will be further 
 addressed if required when the application is brought back to Members. 
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7. PARISH COUNCILS' COMMENTS 
 
 Exminster Parish Council 
 

1. The Parish Council are pleased that Bovis have very much kept to the SWE 
Framework. In response to the question from Bovis, the Parish Council strongly 
believes that the development should now be named 'Matford' especially with 
'Matford Home Park' and 'Matford Barton' applications coming forward. 

2. The River Valley should be well maintained to allow the walking of dogs and 
outdoor exercise as there is nothing suitable near Alphington Village. 

3. There is a meeting to discuss the proposed GP's Surgery (as an additional 
branch) in the Matford development.  It is hoped that the details of the 
arrangement will be confirmed at the Primary Care meeting on 15 June.  The 
need for a pharmacy will be put forward at that meeting. 

4. The discussions around the Principal Community Building have not progressed 
despite the SWE Framework being clear on the requirement. 

5. It should be confirmed that the Artificial Turf Pitch (ATP) with its associated 
facilities is part of the sports and leisure facility. 

6. Any issue with the waste water sewer capacity should be resolved by extra 
capacity provided before any property is occupied. 

7. One-way traffic (west to east) should only be allowed on Waybrook Lane to stop 
it becoming a rat run from the development.  We understand that Bovis will 
support this proposal which has been proposed by Shillingford Parish Council. 

8. Devon County Council needs to be clear on what bus services will be provided 
for the development; both north and south of the A379. 

9. There are inconsistencies in the Bovis documents as what is dropped for the 
extra 150 dwellings.  Is it the secondary school and/or the ATP and/or the third 
form in the primary school? 

10. S106 contributions were raised as a major issue and it was agreed to raise the 
issue with Devon County Council.  Following the meeting with a member of staff 
and her responding e-mail to the notes of the meeting, there is a lack of clarity 
on what infrastructure will be provided by development as opposed to CIL 
contributions.  The SWE Framework is clear but there appears to be no clarity 
as to the value generated for each element mentioned in the SWE Framework 
or the mechanism to make it fair for all developers. The Bovis presentation 
states “Targeting a July Planning Committee” and “Planning permission to be 
granted autumn 2015 following completion of S106s and agreement on CIL 
matters”.  It is important that the planning permission is considered by the 
Planning Committee once the arrangements for S106 agreements and CIL 
have been negotiated. 

 
If we take the key issue of the allocation of land: 

 

 SWE Framework Bovis proposal 

 650 square metres Principal 
Community Building 

Land for a community 
building 

 500 square metres GPs 
surgery 

Land for a GP surgery 

 Artificial Turf Pitch (1.5 ha 
including land for parking) 

Land for primary and 
secondary education 
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(including ATP) 

 Indoor Sports & Leisure 
facility 

? 

 
We know that: 
 

(a) Bovis is not expected to provide everything as they do not represent 100% of 
the 2,000 new dwellings. 

(b) Developers can provide land and/or buildings in lieu of a monetary 
contribution. 

(c) There could be more land provided than required (proportionate to their 
liability) and, therefore, a CIL credit or cash could be given to them. 

(d) The developers do not have to contribute to any infrastructure which goes 
beyond that required for the Matford Development. 

 
What we do not know is: 
 

(e) Has the £400 per dwelling towards Primary Care been agreed by the 
developers and accepted by Exeter City Council? 

(f) The value of the 650 square metres Principal Community Building which has 
to be contributed to by all developers 

(g) The value of the indoor sports and leisure facilities which have to be 
contributed to by all developers 

(h) The value of the ATP (and associated parking) which has to be contributed 
to by all developers 

 
There has to be a value for the above four items in order for there to be fairness 
between developers providing land (e.g. Bovis) or nothing at all (e.g. West Country 
Land). The use of the Matford Home Park figures was to get a ball-park figure. If 
that is inappropriate then what is the figure and how is it calculated? Whether it is 
paid in cash or property (and land/or buildings) and is accounted for through CIL is 
irrelevant. 
 
The point needs to be made that the Parish Council will spend its CIL according to 
the CIL Regulations and, as we said before, the money might not be spent in the 
Matford development. 
 
The second point relates to the order of financing of community facilities (i.e. GPs 
surgery, Principal Community Building, indoor sports and leisure facilities and ATP). 
Because the Neighbourhood Plan requires a Sports and Leisure Facility does not 
mean that the Parish Council puts in its £4 million and the developers top it up.  It is 
the other way round. The developers provide what they have to under the SWE 
Framework and the Parish Council tops it up (from CIL and grants) to account for a 
larger facility than that justified by the development. 

 
 The Parish Council may wish to comment further on this application depending on 
 the receipt of further clarification on the above matters. 
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 Ide Parish 
 
 No objection – Development should not be allowed to go ahead without the 
 provision of a new school as the existing schools in the surrounding area would not 
 cope with the influx of children from an extra 1,000+ homes. 
 
 The same goes for the provision of a health centre: existing local surgeries could 
 not be expected to take on what would be a significant number of extra patients. 
 
 Shillingford St George Parish Council 
 
 No objections noted; however, have a number of comments: 
 
 Propose that Waybrook Lane is made one-way 
 
 Concerns about the staggering of access points 
 
 Query about the exact nature of the red line on the map labelled ‘route 2 and local 
 routes’. – Is this a cycle path? 
 
 Appropriate levels of car parking should be incorporated 
 
 Bus links should be incorporated 
 
 Park and Ride suggested near Peamore Lodge 
 
 Require clarification on gypsy traveller plots allocation 
 
 Ensure that the school comes forward with the development and that there is 
 enough on-site car parking 
 
 Community buildings should incorporate renewable energy 
 
 Suggest a slip road onto the A30 from the A379 
 
 Concern over the impact of new residents on R&DE Hospital 
 
8. COMMUNITY INFRASTRUCTURE LEVY 
 

 This is an outline application and CIL liability will be calculated when the reserved 
 matters applications are received. 

 
WARD MEMBERS:   Councillors Goodey and Lake, Kenn Valley 
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