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59. Is the overall amount of development in the sub-area justified?  

59.1 The scale of growth is justified in the context of the Council’s objectively 

assessed housing needs (CDD90), its spatial distribution of development and the 

regional and local planning work that preceded the Local Plan.   

59.2 The importance of Exeter as a regional centre is set out in the Local Plan 

paragraphs 10.1 – 10.4 (CDA1). The Housing Market Assessment 2007 

(CDD86, p10-11, 14-15) shows the Exeter housing sub-market extending 

significantly into Teignbridge identifying the extremely strong influence of Exeter 

on the district. This with the need to consider the full economic potential of the 

city and to address the current imbalance between jobs and homes justifies the 

need for the quantum of development at South West Exeter.  This key cross-

boundary issue is reflected in the cooperative working between Exeter City 

Council, Devon County Council and Teignbridge.   

Regional Planning 

59.3 The South West of Exeter development area was identified in the Draft Regional 

Strategy, SoS Proposed Changes.  Policy HMA4 outlined the need for 2,500 

dwellings in “Area of Search 4c”, of which 2,000 were to be located in 

Teignbridge and 500 in Exeter.   

59.4 The proposed allocation at South West of Exeter also forms part of Exeter and 

East Devon Growth Point strategy of delivering a major programme of 

sustainable economic growth centred on Exeter and extending in to the 

neighbouring districts.  This and the need to coordinate an integrated approach 

to growth in tandem with the Exeter Core Strategy provided sufficient policy 

direction for an Area Action Plan (AAP). 

Local Planning 

59.5 The South West of Exeter AAP Issues and Options Document (CDD1) was 

consulted on in 2009.  It set out a number of matters including the scale of 

housing growth and potential growth options.  

59.6 To support the proposed amount of development at South West of Exeter a 

masterplan study (CDD5) was jointly commissioned with Exeter City Council, 

Devon County Council and Exeter & East Devon Growth Point.  This was to 

ensure that any growth would be viable, deliverable and planned coherently with 

that identified in the Exeter Core Strategy.  

Local Plan (CDA1) – Amount of Development  

59.7 Policy S4 (p16-20) sets out the rate and distribution of dwellings across the plan 

area, including allocations and commitments.  This includes provision for about 

15% of new dwellings at South West of Exeter.  Total dwelling provision for the 
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plan area reflects objectively assessed need through the Council’s 2012 update 

of the Strategic Housing Market Assessment (CDD90).  Justification for about 

15% of this need being met at South West of Exeter is provided at paragraph 

2.17 & 219 (p19) of the Local Plan, which identifies factors that have been taken 

into account to provide a sustainable overall strategy.  The Sustainability 

Appraisal (CDA5, p35-40) considers levels of growth by setting out four potential 

levels of housing provision with key implications attached to each.  It also sets 

out alternative options for distribution.  The Addendum to the Sustainability 

Appraisal (CDA6, p6-8) provides a greater overview of the overall process of 

deciding on a preferred approach. 

59.8 In terms of employment Policy S3 (p14-16) sets out the rate and distribution of 

land for business, general industry and storage and distribution across the plan 

area. This includes provision for ‘5%+’ of employment development at South 

West of Exeter. Justification is provided at Local Plan paragraphs 2.6 to 2.10. 

Paragraph 2.10 identifies factors that have been taken into account, which 

include the Teignbridge Employment Land Review (CDD63).  The findings of the 

Employment Land Review (p7) recommended provision of up to 2 ha of 

employment land at South West of Exeter.  Allocating 5%+ of employment at 

South West Exeter affords flexibility of provision.   

59.9 The Heart of Teignbridge is the main focus for employment development in order 

to improve self containment and opportunities for residents.   

60. What infrastructure is required?  Are the proposals deliverable and viable? 

60.1 The infrastructure required for the South West of Exeter has been set out in 

policies SWE1 (page 108), SWE2 (page 113) and SWE3 (page 113) in the Local 

Plan (CDA1) and further clarified and detailed in the Infrastructure Delivery Plan 

(CDD98) pages 13-15.   

60.2 The need for infrastructure has been determined through co-ordination with 

service and infrastructure providers.  Each item is required either functionally or 

in terms of place making to create vibrant places through a mix of uses.  To this 

extent the infrastructure proposals in particular for SWE1 and 3 are crucial in 

creating a sustainable place. 

60.3 In summary the required infrastructure for SWE1 includes: 

 Provision of 2 primary schools and 1 secondary school; 

 green/open/play and other recreational space; 

 various community facilities to support a sustainable development; 

 various transport infrastructure including road, junction, cycle and public 

transport improvements, rail halt and park and ride.  
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60.4 The Recommended Amendments to the Proposed Submission Local Plan 

(CDA2, p11) sets out a strengthening of criterion (h) of Policy SWE1 to include a 

site wide district heating system. 

60.5 There are no site specific infrastructure requirements for SWE2.  This now has 

the benefit of outline planning permission reference 12/03079/MAJ for 

employment uses. 

60.6 SWE3 is itself a key item of infrastructure arising from the need to mitigate the 

recreational impacts of residents arising from the SWE1 urban extension on 

protected European sites.    

Are the proposals deliverable? 

60.7 It is considered that the infrastructure requirements are deliverable over the 

Local Plan period as set out in the SHLAA advice of 2009 (CDD92, Annex 6) and 

2012 (CDD93, p6). 

60.8 Representations on the Submission Local Plan indicate that there is significant 

and strong developer interest in SWE1 and associated parts of SWE3 with 

potential in bringing forward component parts on a comprehensive basis earlier 

to that proposed in the plan.  As a consequence there have been requests for 

Scoping and Screening Opinions on two parcels of land within the SWE1 area.   

Are the proposals viable? 

60.9 It is considered that over the lifetime of the Local Plan the proposals are viable.  

The South West Exeter Masterplan (CDD5, part 13, p111) included a broad 

viability appraisal based on the general development requirements reflected in 

Policy SWE1, which showed the scheme to be viable.   Further work has been 

undertaken as part of the Community Infrastructure Levy Viability Evidence 

Strategic Sites Addendum (CDD132, p9) which considers SWE1 as strategic and 

viable.   
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61. What are the constraints on individual allocations?  Are they justified? 

61.1 The table below sets out the site specific constraints on the individual allocations.  

 
 

 
 
 
 
 
 
 
 
 
 

61.2 The Addendum to the Sustainability Appraisal (CDA6, p12 final paragraph) sets 

out the high level ‘absolute’ or ‘significant’ constraints for the sites identified in 

the Preferred Options (CDD12) document.  The proposed development 

allocations are overlaid to show the relationship with these constraints (CDA6, 

p15-16).  A plan showing the same information for the Submission allocations 

(CDA6, p34) is also included.  The ‘absolute’ or ‘significant’ constraints in relation 

to the above allocations are; Flood Zone 3, Scheduled Monuments and County 

Wildlife Site. 

61.3 All individual allocations set out above are in close proximity to: 

 Sites of Special Scientific Interest (SSSI) 

 Special Protection Areas (SPA) 

 Ramsar sites 

 Special Areas of Conservation (SAC 

61.4 These areas have as far as possible been avoided when considering 

development.  The allocations have avoided the ‘absolute’ constraints and 

provide for appropriate mitigation of the impacts on other constraints.  Where 

they are part of the wider allocation they have been incorporated into green 

infrastructure, open space or Ridge-top Park facilitating place-making 

opportunities.  The site allocations also take account of topography and its effect 

on capacity.    

62. Are there any adverse environmental effects that cannot be mitigated 

satisfactorily? Do any such effects prevent development as a matter of 

policy? 

62.1 There are no adverse environmental effects that cannot be mitigated 

satisfactorily, or any that would prevent development as a matter of policy as set 

out in the NPPF (CDC11, paragraphs 109-125). 

Constraints  SWE1 SWE2 SWE3 

Scheduled Monument  √ X √ 

Flood Zone 3 √ X X 

High Pressure gas main √ X √ 

County Wildlife Site  X X √ 

Inert waste facility X 
Potential for 

proximity issues 

X √ 

Physically constrained / Noise 
by various roads – 
A379/M5/A38/A30 

√ √ √ 
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62.2 The sieving process outlined in the Addendum to the Sustainability Appraisal 

(CDA6), takes account of strategy and constraints. The Local Plan focuses 

growth in the most sustainable locations where mitigation is possible. 

62.3 The policies contain sufficient requirements and avoids the most sensitive 

locations to minimise the potential risk that mitigation is not an option.   

62.4 The allocations at South West Exeter take account of key landscape features 

and viewpoints. There are no national landscape designations affecting the 

South West of Exeter. The site is contained within the defined Area of Great 

Landscape Value in the adopted Local Plan 1996, which is carried forward to this 

Local Plan.  However, this is a local designation only and the benefits of Policy 

SWE1 outweigh any limited landscape impact arising.   

62.5 Policy SWE3 allocates an area of 70 hectares as a Ridge-top Park.  The need 

for Suitable Alternative Natural Greenspace (SANGS) has been determined.  An 

Assessment of Likely Significant Effect (Appendix 1, CDD79) was undertaken on 

the urban extension (SWE1).  The assessment concluded that the increased 

recreational pressure and associated impacts of new and existing residents on 

the Exe Estuary Special Protection Area (SPA) and the Dawlish Warren Special 

Area of Conservation (SAC) would in combination constitute a likely significant 

impact requiring appropriate and sufficient mitigation.  The key objective of 

SANGS, is to provide recreation space for new local residents and visitors to 

attract use away from the SPA and SAC.  The Council has worked with Natural 

England and agreed that, in combination with access management on the SPA 

and SAC, this is an acceptable approach associated with development in the 

north and east of the district.  

63. If so, do the benefits of development outweigh any adverse impacts? 

63.1 The benefits of the allocations in this area include providing for much needed 

homes and jobs, improved recreational facilities and associated cultural, 

environmental, social, transport and educational infrastructure to meet the needs 

for current and future residents.  The proposals will support the sustainable 

growth of the vibrant and economically successful urban area of Exeter, with 

limited impact on environmental assets.   

64. Are the indicative phasing proposals in paragraphs 10.23-10.26 justified? 

Should the plan include more detail about the proposed delivery trajectory 

in SW Exeter?  

64.1 Paragraph 10.23 of the Local Plan sets out a phasing proposal, which broadly 

reflects that set out in the South West Exeter Master Plan (CDD5, Part 13, p105-

107).   This recognises that a development of this scale is likely to be delivered in 

a number of phases.  It sets out a logical and deliverable approach that is based 

on a build out of the urban extension from the edge of the City in an arc across 
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the A379.  The proposed phasing also prevents piecemeal or pockets of 

development across the allocation that do not relate to the wider area and which 

may not deliver the appropriate and required infrastructure.    

64.2 Paragraph 10.24 incorporates an appropriate degree of flexibility to which further 

detail can be established as the development progresses.  Any alternative 

proposals will need to be considered in the context of delivering the required 

infrastructure and ensuring that development will be delivered in a sustainable 

and comprehensive manner.  In the event that emerging proposals differ from 

the Local Plan’s indicative phasing these will need to be supported through 

comprehensive infrastructure provision and further masterplanning to 

demonstrate a sustainable approach to the South West Exeter urban extension 

can be achieved.  This will require agreement with the respective councils 

involved.  

64.3 The housing trajectory relating to South West Exeter is based on advice from the 

SHLAA Panel on likely rates of delivery and number of developers on site and 

the need for certain infrastructure to be in place before the development can go 

ahead.  It is not considered that there is a need for further detail. 

65. SWE1: Landscape breaks 

65.1 There is a strategic open break proposed at South West Exeter (CDA 1, EN1).  

This forms the Ridge-top Park and beyond the M5, south west of Exminster.  It 

provides an open break between the village of Exminster and the new 

development proposed at SWE1.  It takes account of the topography and also 

safeguards the setting to the City of Exeter.  The issue of strategic open breaks 

is considered in Matter 2 question 8. 

65.2 Some representors have put forward the need for a landscape break between 

the edge of Exeter at Alphington and the proposed development at SWE1 

suggesting that development should only be to the south of the A379.    

65.3 The South West Exeter proposal is an extension to Exeter and represents a 

comprehensive and cohesive urban extension that is Exeter facing with place 

making at its core.  It proposes facilities and infrastructure to ensure it is a 

sustainable, well related and integrated development with green space. The 

jointly commissioned South West Exeter Masterplan (CDD5) reflects this.  It is 

not intended to be a standalone community.   

65.4 A landscape break between Alphington and SWE1 is therefore not appropriate.  

66. SWE2:  Highway safety 

66.1 SWE2 now has the benefit of outline planning permission, reference number 

12/03079/MAJ.  The permission is for employment development (Use Classes 

B1(c), B2 and B8) up to 17,885 square metres (gross floor area) together with 
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associated infrastructure including new vehicular accesses from the A379 and 

the northern boundary of the site and  access improvements to the existing 

Peamore Centre.  Matters of highway safety have been taken into account in 

determining the application.  Both the Highways Agency and Highways Authority 

did not raise objections to the approved scheme. 

67. SWE3: Size of park justified; parking 

67.1 SWE3 identifies 70ha of land.  This is located contiguous to the urban extension 

and forms a logical area between the development and major road boundaries.  

This park will provide not only SANGS but strategic green infrastructure for 

Teignbridge and the wider area and is a long term aim of the Council.  It also 

safeguards the landscape setting of Exeter and provides an open break between 

the development and the village of Exminster. 

67.2 The Ridge-top Park is as already stated a key item of infrastructure.  This will be 

delivered through the Community Infrastructure Levy. 

67.3 Paragraph 4.3 of CDD79 sets out the SANGS need arising from the 2000 homes 

at SWE1 as 35.7 hectares.  This is based on Natural England’s guidelines of 8 

hectares for every 1000 new population.  It is recognised that this requirement is 

less than that proposed by SWE3.   However, a larger park (SANGS) has a 

number of key benefits; these are set out below and referred to in the SANGS 

Report (CDD79, p7).   

67.4 A larger park provides flexibility both in terms of its attractiveness to residents 

and visitors and in the deliverability of the overall requirement.   The park as 

proposed has the ability to incorporate existing wildlife designations and enables 

the potential to establish coherent ecological networks that are more resilient to 

current and future pressures as set out in paragraph 109 of the NPPF (CDC11, 

p24).  Additionally, it can incorporate the protection of the Scheduled Monument 

into the park which accords with paragraph 132 of the NPPF (CDC11, p31).  As 

important, the park as proposed can offer a varied topography and a range of 

landscape features as well as a choice of walking routes with attractive views.  

These are Natural England’s featured requirements, (CDD79, Appendix 2). 

67.5 In terms of deliverability a larger site allows some areas to be delivered early 

whilst recognising that some may be subject to changes in land use that may 

prevent immediate use.  Furthermore, an effective SANGS will require some on-

site facilities including parking and a larger site facilities this.  

67.6 Further flexibility is found in terms of being able to meet future SANGS 

requirements through an increased resident population in the wider south west of 

Exeter area.  This future-proofs the Local Plan and is consistent with the 

precautionary principle.  Future developments could have the choice to provide 

SANGS at South West Exeter if applicable.  This embraces the principle in the 
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NPPF (CDC11, p27) of planning for biodiversity at a landscape-scale across 

local authority boundaries.  

67.7 The Ridge Top Park as proposed is therefore necessary and it is important that it 

is sufficiently large enough and well designed to provide a good quality, attractive 

mitigation.   

67.8 In terms of parking, provision will need to be made within the park, with the 

potential to include one or more points of access.  This could include the 

proposed park and ride if appropriate.  It is envisaged that the parking provision 

can be accommodated within the proposed allocation.  The exact location and 

scale is a detailed matter and can be considered through the development 

management process. 

68. Should any/all of the omission sites, be preferred?  

68.1 The following is a list of omission sites in relation to Policies SWE1-3.  

68.2 These are Exeter facing and are set out in more detail in the Omission Sites List 

(TDC2).  Taking account of the key issues raised and referred to in this 

document and the sustainability appraisal (CDA5), these sites do not perform as 

well as those allocated in the Local Plan. 

 17053/6/SWE2/O/12 – Land at Peamore (SWE2), South West Exeter (p28) 

 17165/1/OM/O & 17606/3/OM/O/1234 - Land at Atwells Farm, Exeter (p56) 

 18358/3/OM/O – Land at Heavitree Brewery, South West Exeter (p27) 

68.3 Land at Heavitree Brewery is surrounded by the proposed allocation, but was 

only put forward at the publication stage.  The Council would have no objection 

to its inclusion in the allocation.  The other omission sites would not be preferred.   

68.4 Other omission sites located in close proximity to South West Exeter in the rural 

settlements are considered under Matter 12.  


