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Questions 75 

 
 
75.How will these (infrastructure needs) be funded and delivered, in a 
coordinated manner? Is the identified funding gap too great to suggest a 
realistic prospect of delivery of all necessary infrastructure? 
_________________________________________________________________________ 

 

This statement seeks to demonstrate that the proposed infrastructure detailed in the’ Infrastructure 
Delivery Plan and Schedule’ IDP cannot be delivered as part of a properly balanced Local Plan. It 
shows that the proposed sources for funding are more limited than the District Council state and 
that in respect of Policy NA3 the infrastructure costs make the proposed development unviable. 

This statement, which incorporates similar evidence to the submission in December 2012, is 
necessary because of the considerable changes which have been made to the details of the Plan 
since publication and the incorporation of final CIL proposals. 

Onefundamental issue highlighted within this statement is whether the District Council is correct in 
relying on the New Homes Bonus as a principal source of funding for the duration of the Local Plan 
2013-2033. This statement suggests that this is unrealistic and that the NHB will only be available for 
housing completions between 2011 and 2017 and cannot be relied upon beyond this period. 

Our evidence shows that the NHB is also likely to be reduced by top slicing to fund LEPs,that the 
Council are already using it to compensate for reductions in their Revenue Support Grant. Our view 
is supported by a National Audit Office ‘Report by the Controller and Auditor General – March 2013’ 
for the Department for Communities and Local Government which states that “The Department 
intends the Bonus to be a permanent feature of local government funding. Even so, most local 
authority finance directors we spoke to were not making financial plans on the assumption that the 
Bonus will continue beyond 2015, because of the risk of future policy changes.” 
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The following assessment seeks to evaluate the funding available through new and consented 
housing developments to meet the stated cost for infrastructure in the TDC Infrastructure Delivery 
Plan IDP. The assessment is based on the TDC ‘Recommended amendments to the Proposed 
Submission Local Plan’ June 2013. 

Area of Study – Teignbridge District. 

TDC’s revised projection for the total number of houses in the plan period 2013 – 2033 is 12434 
(Recommended amendments para. 2.13a). This figure includes for 15 Traveller Sites at Haldon which 
are to be excluded for the purposes of this assessment. The revised total of 12419 (12434-15) is 
divided between 9058 houses yet to be consented and 3361 already permitted. Of the former 7030 
will be open market and subject to CIL charges and 9058 will be liable to New S106 charges. The 
potential funding for infrastructure arising from these developments can be estimated as follows:- 

Community Infrastructure Levy CIL 

NA, KS & KK £70 per sq.m 3966 houses £22.21m 
Dawlish £85 per sq.m 675 houses £4.59m 
T, CH & BT £125 per sq.m 889 houses £8.89m 

SW Exeter £150 per sq.m 1500 houses £18m 

7030 houses £53.69m 

 

The total CIL receipt of £53.69m compares with TDC’s own assessment of £52,021,063 (ST report to 
Exec. 9.4.13 Appendix B) 

New Homes Bonus. 

The Council’s estimate for income from the NHB is £78,438,800 based on the assumption that the 
Bonus will be available on the current terms for the whole of the period of the Plan (2011 – 2033). 
We believe that this is unrealistic and that the NHB can only be relied upon for house completions 
between 2011 and 2017. 

TDC’s projected income from NHB over the period 2013 to 2017 is £11.65m (ST email 23.4.2013 
Appendix C).TDC have, however been using the major part of NHB receipts to compensate for 
reductions in the Revenue Support Grantand this is likely to continue for the period up to 2017. 
Furthermore, recent government advice is that NHB will be top sliced to provide funding for projects 
by Local Enterprise Partnerships, LEPs. It seems reasonable to anticipate that the contribution to the 
‘infrastructure fund’ from these receipts is likely to be relatively insignificant and a sum of £5m has 
been included. 
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New S106 Agreements. 

The potential income from S106 agreements on all new houses including affordable units at an 
average rate of £3500 per dwelling is 9058 x £3500 = £31.70m 

Existing S106 Agreements. 

The approximate value of S106 Agreement funds from consented developments usable for 
infrastructure costs included in the IDP is approx. £19.23m(Appendix D) 

 
Government has directed that 15% of CIL receipts will be allocated to Town and Parish Councils (25% 
if they have Neighbourhood Plans in place). The remaining 85% will go to District and County 
Councils in an 80%/20% split respectively.For the purposes of this assessment it has been assumed 
that all CIL money will contribute towards infrastructure.  

On this basis the potential infrastructure funds available will be:- 

CIL £53.69m 
NHB £5.00m 
New S106 £31.70m 
Existing S106 £19.23m 
Total £109.62m 
 

Area of Study – Heart of Teignbridge 

Based on the same revised TDC information (Recommended amendments para. 2.13a) the number 
of houses to be consented in Newton Abbot, Kingsteignton and Kingskerswell is 4913 of which 3966 
will be open market and 947 affordable. The potential funding for infrastructure arising from these 
developments can be estimated as follow:- 

CIL £22.21m 
NHB £2.70m  (54%x5.00m) 
New S106 (at £3900 per dwelling) £19.16m 
Existing S106 £13.10m 
Total £57.17m 
 

TDC Infrastructure Delivery Plan IDP. 

The latest version of the IDP dated April 2013 states on page 3 that there is a “funding requirement 
for circa £184m for all unfunded critical and important infrastructure projects” over the plan period 
throughout Teignbridge.This figure needs to be increased to £200.6m to allow for the additional cost 
associated with the Southern Avenuein policy NA3 as detailed in Appendix A. Of this figure approx. 
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£124.39m is for infrastructure in the Heart of Teignbridge and a proportionate share (54%) of 
strategic infrastructure provision across the district. 

This assessment shows that the maximum funding available for IDP projects throughout Teignbridge 
will be approximately £109.6m leaving a shortfall of £91m and within the Heart of Teignbridge 
approx. £57.17m leaving a shortfall of £67.22m. From these figuresit can be seen that the majority 
ofthe funding shortfallfor the plan (74%) is in the Heart of Teignbridge. 

It is possible that additional funding may become available from Central Government grants for 
specific projects but, the basic funding gap is so large and the majority of the infrastructure 
requirements are of local rather than strategic importance, and it is unlikely that central funding will 
become available sufficiently to meet the shortfall. 

 

Area of Study – Wolborough Housing Allocation – Policy NA3 

The Wolborough housing allocation under LP policy NA3 is for 1500 houses including 300 affordable 
homes and 75 plots for Custom Build Houses. TDC’s assessment of the site specific infrastructure 
cost relating to the Wolborough housing allocation and to be funded through S106 / S278 
agreements is set out in the CIL Viability Evidence Annex 2 and amounts to £5.85m or £3900 per 
dwelling. 

These costs cover the following:- 

• On-site equipped play parks                                                                            £100,000 
• 0.3ha Community building                                                                               £750,000  
• NA3 Southern Avenue                                                                                    £5m______ 

£5,850,000 

The requirements of Policy NA3 when assessed with reference to the guidance in Annex A and B of 
‘The Use of Section 106 Contributions following the Introduction of Community Infrastructure Levy’, 
show that a considerable amount of other infrastructure will need to be funded through a S106 
Agreement as follows:- 

Requirement                                                                                                       Approx cost £                 

• The development must provide 7 ha of Employment land (3ha already acquired by 
TDC). 

   1.75m 

• Construction of a ‘youth centre’.    800,000 
• Construction of ‘local shops. Uncosted 

  
• NA3 Primary School (site only – 1.8ha).    450,000 
• NA3 Secondary School (site only – 3.2ha).    800,000 

  
• Creation of a ‘network of green infrastructure’.     80,000 
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• Costs to protect and enhance the ‘Wolborough Fen SSI’.     50,000 
• Costs to protect and mitigate any effects on the ‘flight route’ for the greater 

horseshoe bats. 
   100,000 

• Costs to enhance and mitigate any impact on cirl bunting and barn owl sites.     50,000 
• Provide for a ‘community scale’ renewable energy generation facility.    1.5m 
• Provide formal and informal recreation space. 

e.g. playing field enhancements and open space. 
  

 
    700,000 
 

• Complete a ‘flood risk assessment’ for Aller Brook     20,000 
• Enhance and control water run off to the Fen Site. 
• Provide land for allotments (1.7ha). 
• Provision of a travel plan including sustainable travel vouchers (£200 per dwelling) 

 
 
 
 

    500,000 
    200,000 
 
300,000 
 
£7,300,000 
 

Furthermore, an independent professional assessment for the design of the Southern Avenue 
(Appendix A) has shown that a more realistic cost for this construction is £16.6m eg £11.6m 
more than the TDC costing. 
 

 
 
£11.6m 

A more accurate assessment of the total infrastructure cost required to be funded from S106 
/S278 Agreements is £24.15m or £16,100 per dwelling.  
 

 
£24.75m 

 
NA3 Viability Test 
 
Total Development Value– 
 

• 1125 market houses (CIL Viability Evidence NA3 pg.4&5) =£251.7m 
• 75 plots for Custom Build Dwellings (75x£45,000)             = £3.37m 

                                                                                                                                         £255.09m 

 

  
Total Development Costs – 

• Build cost based on 1425 houses (mix as CIL Viability Evidence)@ £1034 psm = £148.82m 
• Other development costs (50.5% x £148.82m build cost)                                     = £75.15m 
• Additional Building Regulation cost (£1000 per dwelling)                                     = £1.42m 

                                                                                                                                             £225.39m 

CIL and S106/S278 Obligations 

• 1200 open market houses (mix as CIL Viability Evidence)@£70psm = £8.44m 
• S106/S278 costs as previously detailed                                                                     = £24.75m 

£33.19m 

Residual Land Value – £255.09m – £225.39m - £33.19m = minus £3.49m 

Teignbridge District Council Local Plan Examination-September 2013 Page 5 
 
 



Abbotskerswell Parish Council/Wolborough Residents’ Association ID 16587  
K Eales 

Additional Statement , Matter 13, Infrastructure/Monitoring/Summary 
Questions 75 

 
 
The landowner’s expectation of land value (CIL Viability Evidence 3.3) is £250,000 – £300,000 per 
hectare. 
At a gross residential development area of 67.9ha(CIL Viability Evidence Table 2.1) the land value is 
£16.97m - £20.37m. 
The gross residential development area in the CIL Viability Evidence excludes the land for community 
facilities, those parts of the Southern Avenue not within the housing zones and the majority of land 
referred to as ‘Other Green Infrastructure’ on the Policies Map. Even excluding the latter the 
additional area required to implement policy NA3 is 4.2ha.At a more realistic total development area 
of 72.1ha the land value is £18m - £21.63m. 

On this basis the development is not viable because the landowner’s expectation of land value 
considerably exceeds the residual land value. 
 

How to make the Plan ‘sound’. 

The fundamental problem with the Plan is that there is too much infrastructure necessary to deliver 
the proposed housing numbers. This assessment shows that the problem is the amount of 
infrastructure required in the Heart of Teignbridge area and in particular the proposals for NA3. The 
solution is that the Plan needs to be modified to omit Policy NA3 in total because it is unnecessary 
and ill conceived. If it is found that the proposed housing numbers need to be maintained, and there 
is a good deal of uncertainty on this matter, then alternative development areas are available which 
can accommodate 1500 houses without the costs involved in the new roads, infrastructure and 
environmental mitigation required in connection with NA3. 

Other parties will present evidence to the Hearings on the viability of alternative development areas 
for housing but one solution is to increase the amount of housing at Bradley Barton, Seale Hayne, 
Houghton Barton and Milber/ Long laneamounting to approx. 1000 houses and to make up the 
remaining 500 houses from windfall sites arising particularly from the development of 
‘Neighbourhood Plans’. It is also worth noting that developers are consistently achieving higher 
densities than 35 houses per ha and if the developments at Whitehill and Houghton Barton follow 
this pattern the shortfall of 500 houses will be taken up within these areas. 

 

Reduce/change the Heart of Teignbridge Infrastructure to include the following; 

Newton  
Abbot 

New 420 place Primary School including pre-school centre at 
Houghton Barton 

 
£7,500,000 

Newton  
Abbot 

Expansion of Newton Abbot Primary provision at  
Bradley Barton, Highweek and Haytor View Primary Schools. 

 
£3,250,000 

Newton  
Abbot 

Expansion and investment inCoombeshead and Newton 
Abbot Academies. 

 
£5,000,000 

Newton  
Abbot 

Create a network of cyclist and pedestrian routes within and 
between strategic sites and the town centre. 

 
£1,000,000 
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Newton  
Abbot 

Create a biodiversity and wildlife network including enhanced  
landscaping and habitats at Darracombe, Houghton Barton and 
Bradley and Buckland Barton. 

 
 
£2,000,000 

Newton  
Abbot 

Improve bus services including links to the town centre and 
railway station. (Omit Park & Change proposal). 

 
£1,000,000 

Newton  
Abbot 

NA Western Extension Road; Link road A382 (Forches Cross) – 
A383 (Seale Hayne) 

 
£5,200,000 

Newton  
Abbot 

HoT Playing Pitches; 1xArtificial playing pitch, at least 2ha of 
subsidiary grass training pitches, changing rooms, car parking. 

 
£2,500,000 

Newton  
Abbot 

Complete Jetty Marsh phase 2 link road with new junction onto 
the A382 to Drumbridges. 

 
£3,500,000 

Newton  
Abbot 

Improve access to Decoy Industrial Estate and its extension from 
SDLR with lights control to existing Langford bridge. 

 
£1,900,000 

Newton  
Abbot 

Drumbridges Roundabout improvements  
£5,300,000 

Newton 
Abbot 

Construct new leisure and recreational facilities (including 
swimming, courts and pitches) 

 
£9,000,000 

Newton  
Abbot 

Allocate land for a new Business Park at Forches Cross  
(Allow for a feasibility exercise and marketing only) 

 
£50,000  

Newton  
Abbot 

Houghton Community building; Provision of multipurpose 
community building for Houghton Barton. 

 
£750,000 

 
Kingskerswell 

Biodiversity mitigation on land off Torquay Road and Embury 
Close. 

 
£500,000 

 
Kingskerswell 

Extension and improvements to Kingskerswell Primary School.  
£550,000 

 
Kingskerswell 

Provide access to land off Torquay Road and Embury Close for 
walking and cycling. 

 
£700,000 

 
Kingsteignton 

Provide a new 210 place Primary School including nursery 
provision 

 
£3,500,000 

 
Kingsteignton 

Contribute towards Town Centre enhancements including 
relocation of Town Hall and Community Resource Centre. 

 
£1,500,000 

 
Kingsteignton 

 
Expansion and investment in Teign Academy 

 
£1,500,000 

 
Kingsteignton 

Create a network of cycle and pedestrian routes linking to the 
town centre and the Teign cycle path. 

 
£800,000 

 
Kingsteignton 

Create a hilltop park with provision for allotments at Penns 
Mount. 

 
£400,000 

  
TOTAL 

 
£57,400,000 

 

The anticipated income of £57.17m compares favourably with the predicted infrastructure costs of 
£57.40m indicating that this solution is reasonably balanced as part of the Local Plan- making 
process. 
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The losses to the infrastructure listed as Critical and Important within the LP Infrastructure Delivery 
Plan are as follows; 

Criticaland Important losses 

Newton 
Abbot 

NA3 Southern Avenue TDC cost of 
£5,000,000 

Newton 
Abbot 

Decoy-Aller Viaduct £5,000,000 

Newton 
Abbot 

NA3 Secondary school site £800,000 

Newton 
Abbot 

Newton Abbot University Training College £8,000,000 

Newton 
Abbot 

 
Decoy Industrial Estate Expansion 

 
Uncosted 

Newton 
Abbot 

 
NA9 Markets Re-Development 

 
Uncosted 

Newton 
Abbot 

 
NA10 – Bradley Lane Regeneration 

 
Uncosted 

Newton  
Abbot 

 
East Street Extra Care Housing 

 
£1,800,000 

Newton  
Abbot 

 
NA Extra Care Housing 

 
£1,800,000 

Newton  
Abbot 

NA GP Surgeries £1,800,000 

Kingsteignton Kingsteignton biodiversity mitigation. 
 

£500,000 

Kingsteignton Ware Barton Park & Change. 
 

£300,000 

Kingskerswell Kingskerswell Village Centre enhancements £2,000,000 
 

 

Funding for ‘Strategic Provision’ infrastructure will need primarily to come from other sources. 

Some of this infrastructure may still be achieved through other sources of funding but it needs to be 
accepted that it will not be delivered through the CIL or S106/S278 Agreements linked to the 
proposed housing. 

Conclusion 

This assessment shows that the Local Plan in its present form fails on two counts, firstly it cannot 
fund the infrastructure requirements principally for the Heart of Teignbridge over the plan period 
and secondly it will not be able to deliver policy NA3 because the costs associated with the 
development in terms of its infrastructure and environmental mitigation are too high for a 
developer to economically carry out the development. 
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On this basis the LP has not been positively prepared, because it has not been based on a strategy 
that seeks to meet objectively assessed development and infrastructure requirements. It will not 
be effective because it will not be deliverable over the plan period and it is not consistent with 
national policy because it will not enable the delivery of sustainable development in accordance 
with the policies in the National Planning Policy Framework. 

The LP can be made sound by removing policy NA3 in total and either reducing the proposed 
housing numbers or redistributing the housing in alternative development areas without the costs 
involved in new roads, infrastructure and environmental mitigation required in connection with 
NA3. 

It will also be necessary to radically reduce the amount of infrastructure to be delivered within the 
plan period and to find alternative funding sources for strategic infrastructure. 
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Appendix A 

NA3 Southern Avenue 

Cost Estimate 

Earthworks  £ 3,599,661 
Drainage  £ 575,309 
Road & Paving  £ 2,230,495 
Streetlighting& Signs  £ 668,217 
Fencing  £ 124,080 
    
 Sub Total (1) £ 7,197,762 
    
Miscellaneous (10% of sub-total 1)  £ 719,776 
Landscaping (5% of sub-total 1)  £ 359,888 
    
 Sub-Total (2) £ 8,277,426 
    
Prelims & Profits (25% of sub-total 2)  £ 2,069,357 
  £ 3,221,400 
    
 Contract Sum £ 10,346,783 
    
Utility Provision at £247 per m     
(excluding Diversions & Offsite Reinforcement)  £ 1,185,600 
    
Design (3% of Contract Sum)  £ 310,403 
Contingency (20% of Contract Sum)  £ 2,069,357 
    
 Preliminary Scheme 

Cost 
 
£ 

 
13,912,143 

    
Extra over for Bridge – Old Totnes Road  £ 1,040,760 
Extra over for water main diversion  £ 750,000 
Extra over for provision of 2no. estate connections  £ 900,000 
    
 Preliminary Scheme 

Cost incl. Bridge 
 
£ 

 
16,602,903 

 

 

 

Cost Advice by Jim TamblynCEng MICE MCIHT Horizon Consulting Engineers Limited 
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Appendix C. 
 
From: Simon Thornley [mailto:SimonThornley@Teignbridge.gov.uk]  
Sent: 23 April 2013 16:17 
To:‘Kelvyn Shantry’ 
Cc: Phil Shears; Nicola Bulbeck 
Subject: RE:  
 
Cll Shantry, 
 
Apologies for the delay.  I can provide you with the details sought in the initial email, and I will try to get the rest of the information as soon as I 
can.  I can make Tuesday morning for a meeting. 
 
The Regulation 123 list is appendix E to the report to Executive on 9 April which can be seen here 
 
http://www.teignbridge.gov.uk/index.aspx?ArticleID=17126 
 
For New Homes Bonus, the year by year estimates are here (obviously they look more exact than they should for a forecast but read them in that 
light). 
 
Year by year estimates as follows 

2011/12 £512,600 

2012/13 £831,600 

2013/14 £1,505,900 

2014/15 £2,176,900 

2015/16 £2,908,400 

2016/17 £3,721,300 

2017/18 £4,617,800 

2018/19 £5,195,300 

2019/20 £5,494,500 

2020/21 £5,770,600 

2021/22 £5,848,700 

2022/23 £5,326,200 

2023/24 £4,936,800 

2024/25 £4,755,300 

2025/26 £4,397,800 

2026/27 £4,000,700 

2027/28 £3,631,100 

2028/29 £3,336,300 

2029/30 £3,047,000 

2030/31 £2,607,000 

2031/32 £2,101,000 

2032/33 £1,716,000 

  
Total 2011-2033 £78,438,800 

 
 
 
Simon Thornley 
Service Manager 
Spatial Planning and Delivery 
Teignbridge District Council 
Forde House 
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Brunel Road 
Newton Abbot 

Appendix D. 
 
Existing S106 agreements 
 
The approximate value of S106 Agreement funds from consented developments as listed in the TDC 
Housing Trajectory Schedule and usable for infrastructure costs included in the IDP is as follows :- 
• Darracombe - £384,120 
• Hele Park    - £4,549,865 
• Mile End      - £2,524,150 
• NA Hospital - £161,532 
• ReynallRd  - £462,542 
• Rackerhayes - £435,680 
• Newcross   - £3,879,829 
• Vicarage Hill - £846,992                                             
Secmanton Lane –£904,951 
Milbury Farm - £2,315,000 
             New Road, Teignmouth –£3645 
Secmanton Rise –£210,000 
Cardew, BT - £802,256 
             BCT, Heathfield - £515,220 
Oldway, Chudleigh –£393,632 
Shutterton Lane - £427,172 
             Charles Rd, KK - £417,074 
             Sentry Farm, Exminster – Nil 
             Small Sites – Nil  
                                                    Total = £19.23m 
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