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MATTER 1 – SPATIAL STRATEGY 
 

Q6: In broad terms, what new infrastructure will be required to deliver the key elements 

of the plan; can the infrastructure be delivered? 

 

The TDC Infrastructure Delivery Plan and Schedule (April 2013) identified costs in the region 

of £184 million and potential receipts from Community Infrastructure Levy of £50 – 60 

million and New Homes Bonus of c. £80 million leaving a shortfall of £44 – 54 million to be 

found from other sources. 

 

The Local Plan is expected to deliver the 12,400 new homes. In practice 3,544 of those new 

homes already have planning permission (as at April 2012) and, therefore, will not qualify 

for CIL.  Also, c. 20% of the remaining 8,856 new homes may be affordable and as such will 

not qualify for CIL leaving c. 7,000 new homes qualifying for CIL.  In the absence of any 

detailed calculations and knowledge of CIL recovery from sources other than new homes, on 

average each qualifying new home would be expected to generate £7,000 - £9,000 from CIL.  

Since the Local Plan was produced the Government has announced that, under certain 

circumstances, 25% of any CIL generated in a Parish can be spent as the local Parish or Town 

Council choses.  The priorities of the local council may not be the same as shown in the 

Local Plan and, therefore, potentially a further shortfall of £12.5 – 15 million may exist. 

 

The Delivery Plan mentions the need to prioritise spending.  The detail in the Delivery Plan 

for SW Exeter shows spending of £51.3 million with only £5 million secured to date.  With 

2,000 new homes, 20% affordable and assuming £10,000 per home for New Homes Bonus 

and £8,000 per qualifying home for CIL, £30 million will be generated leaving a net shortfall 

of around £16 million.  The shortfall increases by a further £3 million to £19 million if 

Exminster Parish Council (EPC) qualifies for the maximum 25% of CIL and has different 

spending priorities.   

 

Although contributions may come from Devon County Council and Exeter City Council (e.g. 

Primary and Secondary School) as with all public bodies funding may not be available at the 

time delivery is required.  

 

To make the development in the SW Exeter achievable EPC believes it will be necessary to 

look more closely at the projects and priorities in the SW Exeter. 
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MATTER 2 – ENVIRONMENT 
 

Q9: Will the LP deliver effective mitigation of any adverse effects on protected coastland, 

SSSIs and protected species? 

 

The Local Plan states that the SWE3 policy will mitigate against any adverse effects on 

protected areas.  Exminster Parish Council (EPC) disputes that the setting out of a 70 hectare 

SANGS in Exminster Parish – with the aim of drawing visitors away from the Protected 

European Sites - will be achievable when this Ridge Top Park is itself less than one kilometre 

from Exe Estuary SPA, Exe Estuary SSSI and Exe Estuary wetland of international importance 

under the RAMSAR convention.    

 

Some of the proposed development site is less than 320m from the European Protected 

sites.  Studies have shown that housing within one kilometre of the Exe Estuary SPA 

generates the highest level of visitor rates to the SPA.   

 

The joint interim approach agreed by Exeter City Council , East Devon District Council and 

Teignbridge District Council considered that the proposed levelsof residential development 

within 10km of the Exe Estuary SPA has the potential to increase the levels of recreational 

disturbance on the SPA resulting in adverse effect on the integrity of the European Site. 

Further EPC wonders what evidence can be provided to show that visitors will be attracted 

to the new Ridge Top Park when the Exe Estuary SPA is within walking distance.  

 

EPC has concerns about the pollution effects of the SWE development and consequential 

changes in water levels on the Exe Estuary SPA and the hydrological impacts on the water 

courses in the RSPB nature reserves.  

 

Cirl Buntings have been recorded in this area and they are a Bio-diversity Action Plan 

species. EPC  is unconvinced that there are sufficient mitigation measures for the wildlife 

that will be displaced from the land under development and is also concerned about the 

effect on wildlife - particularly birds - in the Ridge Top Park area. The Ridge Top Park is 

designed to attract visitors and along with features such as car parking this will further 

reduce available habitat for wildlife.  
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MATTER 5 – HOUSING 
 

Q21: Will the right numbers and mix of housing be delivered to meet local needs?  Are the 

proposed proportions of market and affordable homes justified? Are the density 

assumptions reasonable? 

 

Teignbridge District Council has this year agreed that from April 2014 Band E applicants will 

be removed from the housing register.  We understand this change would remove 1,735 

people registered in this Band.  

 

In addition Exminster Parish Council (EPC) has worked with the Housing Associations 

currently providing new homes in Exminster Village at the Milbury Reach development.  

Both HA’s have expressed difficulty in attracting applicants who fulfil the s106 agreement 

occupancy requirements for the new Affordable Homes.   

 

Given the reduction in the number of residents on the register and the current over 

provision of affordable homes in Exminster village, EPC disputes the need for the 25% 

affordable homes target in the SWE development. 

 

Q22: Is the broad distribution of housing justified? 

 

The Local Plan envisages 12,400 new homes. Of this number 3,544 had planning permission 

as at April 2012, leaving 8,990 further dwellings to be identified in the Local Plan. 2,000 of 

the new homes are proposed in SWE1 i.e. over 22% of the 8,990 will be in Exminster Parish. 

It seems unreasonable for Exminster Parish to have such a high percentage allocated and 

also for the number to be open-ended. 

 

Q26: Is the distribution of housing across the District justified? 

 

The Local Plan envisages 12,400 new homes. Of this number 3,544 had planning permission 

as at April 2012, leaving 8,990 further dwellings to be identified in the Local Plan. 2,000 of 

the new homes are proposed in SWE1 i.e. over 22% of the 8,990 will be in Exminster Parish. 

It seems unreasonable for Exminster Parish to have such a high percentage allocated and 

also for the number to be open-ended. 
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MATTER 10 – SW EXETER 
 

Q59: Is the overall amount of development in the sub-area justified? 

 

No.  Exminster Parish Council (EPC) disputes the amount of housing to be provided in the 

sub area.  Exminster Parish is being asked to take 22% of the total number of new homes. At 

10.6 the phrase “at least 2,000 homes” is particularly worrying given that at 2.16 

Teignbridge District Council states “The capacity of the sites has been calculated based on a 

conservative density estimate”   

 

We do not believe SW Exeter should provide the balancing figure for the Local Plan. 

 

Q60: What infrastructure is required? Are the proposals deliverable and viable? 

 

At 10.25 the Local Plan envisages the 2,000 new homes coming forward in the latter part of 

the plan where as we know a scoping exercise has already been carried out for 600 new 

homes at Matford and other developers are keen to progress. A piecemeal approach begs 

the questions whether the infrastructure will be delivered in a timely manner. 

 

The TDC Infrastructure Delivery Plan and Schedule (April 2013) mentions the need to 

prioritise spending.  The detail in the Delivery Plan for SW Exeter shows spending of £51.3 

million with only £5 million secured to date.  With 2,000 new homes, 20% affordable and 

assuming £10,000 per home for New Homes Bonus and £8,000 per qualifying home for CIL, 

£30 million will be generated leaving a net shortfall of around £16 million.  The shortfall 

increases by a further £3 million to £19 million if EPC qualifies for the maximum 25% of CIL 

and has different spending priorities.   

 

Although contributions may come from Devon County Council and Exeter City Council (e.g. 

Primary and Secondary School) as with all public bodies funding may not be available at the 

time delivery is required.  

 

The Delivery Plan mentions a number of critical projects for the SW Exeter, for example, SW 

Exeter Bus Services (£6.5 million) and SW Exeter Ridge-Top Park (£5.3 million) with no clear 

indication of funding or real benefit specifically for the development but shows as only 

‘important’ with some thoughts on funding SWE Medical (£1.6 million).  Using these 

examples, EPC can only conclude that the Delivery Plan is more about helping other local 

authorities rather than delivering a viable plan for SW Exeter.  To make the development in 

the SW Exeter achievable EPC believes it will be necessary to look more closely at the 

projects and priorities in the SW Exeter. 
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MATTER 10 – SW EXETER (continued) 
 

Q64: 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? 

 

EPC supports Teignbridge District Council’s approach in encouraging landowners and 

developers to work together to bring forward housing and infrastructure in a timely 

manner.  

 

The Inspector will be aware that Exminster Village has experienced 20 years of growth with 

a lag in provision of/ inadequate provision of infrastructure. EPC is keen to avoid this at SW 

Exeter.  Inadequate infrastructure in SW Exeter will result in further pressures at the 

Primary School and Doctors Surgery.  There remain very real concerns about Highways 

provision. 

 

10.25 states that this development is expected to come forward at “the latter part of the 

Plan period” whereas we know a scoping exercise has already been carried out for 600 new 

homes at Matford and other developers are keen to progress. The Local Plan should include 

more detail on both the new homes delivery and how the new infrastructure will be 

delivered hand in hand with the new homes. 

 

Q66: SWE2 Highway safety 

 

The Local Plan assumes that the A379 west from the Devon Hotel will be downgraded 

whereas Exminster Parish Council (EPC) understands that Devon County Council considers 

this part of the ring road around the City of Exeter. Vehicles existing from the majority of the 

proposed new homes are likely to exit onto the A379 thereby exacerbating the situation.  

  

The planned relocation of the Park and Ride at Marsh Barton to the west corner of SW 

Exeter may reduce traffic into Marsh Barton but will surely increase traffic westwards along 

the A379 from the Devon Hotel.  Whether the proposed Park and Ride is on the north or 

south side of the A379, somehow some of the traffic will need to turn right off the A379. 

 

EPC is concerned about the extra traffic and its flow along the A379 (already a quite busy 

road) and questions whether spending £4 million on A379 improvements and £6.5 million 

on SW Exeter Bus Services (TDC Infrastructure Delivery Plan and Schedule: April 2013) is the 

right way forward. 
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MATTER 12 – VILLAGES /RURAL AREAS 
 

Q72: Have the settlement boundaries been identified correctly? 

 

The settlement boundary for Exminster Village is correct except that it includes Sentry’s 

Farm which is the subject of a High Court case.  The land was outside of the settlement 

boundary until the time planning permission was approved by the Inspector. If the High 

Court case is successful in overturning the Inspector’s decision then it would be reasonable 

for this settlement boundary to be returned to its previous position and a statement made 

that effect in the Local Plan to avoid any misunderstanding in the future. 

 

It is imperative that the SW Exeter development is given a settlement boundary in the Local 

Plan to avoid the unwarranted extension of the development further into Alphington 

Village, Exminster Village and any other settlement. 
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MATTER 13 – INFRASTRUCTURE / MONITORING 
 

Q75: How these will 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? 

 

With regard to the proposed SW Exeter development we have two major issues. 

 

First at 10.25 the Local Plan envisages the 2,000 new homes coming forward in the latter 

part of the plan where as we know a scoping exercise has already been carried out for 600 

new homes at Matford and other developers are keen to progress. A piecemeal approach 

begs the questions whether the infrastructure will be delivered in a timely manner. 

 

Secondly TDC Infrastructure Delivery Plan and Schedule (April 2013) mentions the need to 

prioritise spending.  The detail in the Delivery Plan for SW Exeter shows spending of £51.3 

million with only £5 million secured to date.  With 2,000 new homes, 20% affordable and 

assuming £10,000 per home for New Homes Bonus and £8,000 per qualifying home for CIL, 

£30 million will be generated leaving a net shortfall of around £16 million.  The shortfall 

increases by a further £3 million to £19 million if Exminster Parish Council (EPC) qualifies for 

the maximum 25% of CIL and has different spending priorities.   

 

Although contributions may come from Devon County Council and Exeter City Council (e.g. 

Primary and Secondary School) as with all public bodies funding may not be available at the 

time delivery is required.  

 

The Delivery Plan mentions a number of critical projects for the SW Exeter, for example, SW 

Exeter Bus Services (£6.5 million) and SW Exeter Ridge-Top Park (£5.3 million) with no clear 

indication of funding or real benefit specifically for the development but shows as only 

‘important’ with some thoughts on funding SWE Medical (£1.6 million).  Using these 

examples, EPC can only conclude that the Delivery Plan is more about helping other local 

authorities rather than delivering a viable plan for SW Exeter. 

 

To make the development in the SW Exeter achievable EPC believes it will be necessary to 

look more closely at the projects and priorities in the SW Exeter. 
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CONCLUSION 
 

Exminster Parish Council (EPC) reiterates its view as submitted in February 2012 that it is 

mindful of the economic benefit to Teignbridge District Council of a thriving Exeter City and 

remains committed to entering into meaningful discussions on what would constitute a 

sustainable development in SW Exeter. 

 

EPC is of the view that the Local Plan may fail on three counts: 

 

 The infrastructure as currently envisaged for SW Exeter may not be deliverable in 

terms of both financing and timing (Matters 1, 10 and 13) 

 The Local Plan may not deliver effective environmental mitigation (Matter 2) 

 The distribution of the housing may not be justified (Matters 5 and 10) 

 

In addition there are major concerns about: 

 

 The projects and priorities set out for SW Exeter (Matters 1, 10 and 13) 

 The level of affordable housing allocated for SW Exeter (Matter 5) 

 Highway safety for SW Exeter (Matter 10) 

 Settlement boundaries for Exminster Village and SW Exeter (Matter 12) 

 

The Local Plan could be made sound by: 

 

1. Changing the SWE1 South West of Exeter Urban Extension from reading ‘delivery of 

at least 2,000 homes with a target of 25% affordable housing’ to ‘delivery of no more 

than 1,500 homes with a target of 15% affordable housing’. 

2. Updating the TDC Infrastructure Delivery Plan and Schedule (April 2013) to review 

projects and priorities for SW Exeter and show delivery timings in line with the 

current expectations for the development. 
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Exminster Parish Council - February 2012 

Response to Teignbridge Core Strategy Document 2013-2033 

Specifically the SWE1 South West of Exeter Urban Extension 

 

INTRODUCTION 

 

We understand that the aim of this Core Strategy is to provide 14,800 new homes in the Teignbridge 

District Council (“TDC”) area during the 20 year period 2013 to 2033 and within this figure  to include 

the provision of 40% Affordable Housing (5,920 homes). 

 

According to the draft document, SWE1 will represent a “new part of the City of Exeter, south of the 

River Exe which will reinforce the importance of the southern approach to the City” 

 

We can find no mention in the literature that the largest part of this proposed development (2,000) 

homes are actually proposed to be built in the Parish of Exminster.   Having studied the Exeter City 

Council Core Strategy, there is of course mention of the 2,000 homes within the TDC boundary but 

yet again no mention of these being within the Parish of Exminster.   

 

Below we have separated out our response into Exminster Parish, Exminster Village and the 

proposed South West of Exeter development followed by a Summary. 

 

EXMINSTER PARISH 

 

Lack of Consultation 

The population of the Parish of Exminster has doubled in size over the past 20 years and the 

proposed 2,000 houses identified within this Core Strategy would mean that the size of the Parish 

would double yet again.  Exminster Parish is being asked to provide 13.5% of the total new housing 

requirements identified for the whole of TDC in this Core Strategy (but, please, see note later on the 

housing numbers). 

 

It was only after strong representations by Exminster Parish Council (“EPC”) that we had any 

opportunity to have a meeting with Tristan Peat from TDC at the Victory Hall for just over an hour.  

This meeting was very well attended by over 100 local residents and in fact it was standing room 

only.  This consultation fell far short of the presentation for 6 hours which was given by TDC in 

Alphington, Exeter (incidentally, outside of the Parish boundary).   

 

Without this meeting the residents would only have been able to access a member of TDC staff who 

came to Exminster Village with the mobile library van in the street between 2.30p.m. and 4.00p.m. 

for one afternoon in February.  

  

There is a strong sense that Exminster residents feel under consulted given the major implications 

of the proposed Core Strategy relating to Exminster Parish. 
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Community Plan 

The residents of the Parish are currently completing Community Plan Questionnaires which, when 

analysed, will give us an up to date picture of how the current residents view the future for 

Exminster Parish.  The results of the Community Plan will provide key input into a Neighbourhood 

Plan for the Parish. 

 

New Homes Bonus 

EPC has explored every avenue to try and understand how the New Homes Bonus will be used as 

the Government has stated i.e. to ensure “that growing areas have the resources to meet the needs 

of their new residents and existing communities”.  We continue to be in the dark. 

 

We know that both Teignbridge District and Devon County Councils have received this non ring-

fenced money and but there has been no real dialogue on its use with the communities such as 

Exminster Parish who have and will remain most affected by housing growth. 

 

It is difficult for this Parish Council and the community we serve to be confident that 

infrastructure investment will follow new homes. 

 

EXMINSTER VILLAGE 

 

Despite the fact Exminster Parish is as large as a small town, it is grouped with all ‘villages’ and, as 

such, no comment is made on the existing infrastructure for any of those villages whereas there is a 

lot of detail, albeit at a strategic level, on the main development areas. 

 

Infrastructure 

Over the past 20 years very little  investment has been made to improve village  infrastructure such 

as indoor and outdoor sports facilities or a community centre commensurate with a population of 

close on 4,000 or proper youth facilities. The Pre-School building is far too small for the current 

population and will not be able to cope with demands of new families moving to the Linden Homes 

development. The Primary School is landlocked and the facilities are far behind what would be 

expected in the 21st century despite all the efforts of the teachers, parents and governors. 

 

Our understanding of the wants and needs of Exminster Village residents  

EPC undertook a Village Appraisal in 2000 - with questions on housing, health, education, 

employment and social structure - the very clear response to further development of Exminster was 

a resounding NO! 

 

When talking about the quality of people's lives living in Exminster – residents were asked why did 

they remain in or move to Exminster? 

 Because it offered something outside of Exeter 

 The community had its own identity 

 It was a friendly close community 

 Attractive village location 
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In March 2003, 1,200 individual forms of objection were handed in at County Hall opposing the 

proposed change to the Draft Structure Plan. These residents confirmed that they did not want 

Exminster to become part of Exeter in any way. 

 

In 2011, over 1,200 residents in the Village (population 3,800) wrote or emailed letters of protest to 

TDC regarding the proposed development by Bellway Homes to build 65 houses on Land at Sentry’s 

Farm which is situated outside of the village boundary on best quality farmland.  It would seem 

therefore that there is still a very strong feeling by the majority of the residents of Exminster Village 

that they want their village to remain a village and do not want to see new housing developments 

being built which are not required to meet the local needs of the village and inevitably would put 

extra pressure on the already over stretched infrastructure.   

 

Implications for Exminster 

The implications for Exminster of the proposed South West of Exeter Urban Expansion have not 

been addressed in any way in the Core Strategy.  Bearing in mind that the residents of Exminster 

have clearly expressed that they wish Exminster to remain a village (and that this has also been 

identified as being the plan within the Core Strategy) and that they do not wish Exminster to become 

part of Exeter, how can this possibly be achieved by doubling the number of houses in the Parish 

without identifying how the new housing and the existing community would interact?  There are 

already issues within Exminster Village relating to the existing infrastructure.  Education, Health 

Care, Recreation, Parking, Traffic are currently at breaking point even before the additional 300 new 

homes with 800 new residents are built at Milbury Reach. 

 

We are concerned that this proposed large-scale development on the edge of Exeter will take all 

new investment for the foreseeable future. This really is not acceptable.   

 

The Core Strategy needs to include a provision for Exminster Village making the position clear 

about the limits of future development and how the infrastructure of the Village is to be brought 

up to scratch. 

 

SOUTH WEST OF EXETER 

 

Teignbridge District Housing need 

The proposed 2,000 new homes in Exminster Parish to the South West of Exeter would include 800 

social or intermediate houses.  The Parish of Exminster does not require any further affordable 

housing as local needs will be met by the Linden Homes development at Milbury Reach.  

 

The Core Strategy still suggests that new developments should provide 40% affordable housing but 

we know that in reality, due to the current economic situation, developers are now finding it very 

difficult to provide this percentage and there have been several variations to planning permission in 

TDC area reducing this percentage figure to a more realistic 25% to 30%.  We believe it is essential 

that the Core Strategy should reflect more accurately in its proposals the affordable housing which is 

actually achievable. 
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Calculation of the housing numbers 

Various housing numbers are mentioned in the Core Strategy but we assume that the key number is 

14,800.  The South West of Exeter is down as having 2,000 new homes and, also, 15 – 20% of the 

total new homes required.  We have calculated that 2,000 new homes is 13.5% of 14,800 which 

leaves us concerned that the final figure could be almost 3,000 new homes (page 15 ‘The total 

allocations include a flexibility allowance, to guard against some non-delivery of sites.).  We would 

appreciate clarification of the numerical range of new homes for the South West of Exeter site. 

 

Suitability of this site 

We wonder if the land within the Parish of Exminster is a suitable site for 2,000 new homes.  

Exminster in S21 is one of the  settlements defined as a village and as such is defined as an 

appropriate location for limited development which meets the social and economic needs, protects 

the rural character and is consistent with the need to minimise travel.  Emphasis in villages such as 

Exminster is on the provision of affordable housing, employment services, facilities, environmental 

enhancements and to small scale development brought forward through neighbourhood plans. 

 

The Assistant Director City Development, Richard Short, stated at a meeting held in Alphington last 

Saturday that the transport issues relating to the 2,000 home development were very challenging.   

 

The widening of the west bound side of the Bridge Road will not solve the congestion at the 

Countess Wear roundabout; the closure of the Marsh Barton Park & Ride will put too much pressure 

on the proposed new P&R in the new development; and, the railway halt at Marsh Barton is 

intended for people travelling to work at Marsh Barton from Starcross, Dawlish etc., not for more 

people travelling into Exeter and beyond. 

 

EPC question the wisdom of building on agricultural land, while brown field sites still exist and are 

concerned about the effect of further development affecting Exminster marshes.  

 

Relationship to Exeter 

Encroachment to and over the ridge would represent a significant and damaging incursion into open 

countryside in a visually sensitive and prominent location. 

 

We would argue that development in Exeter should focus on the regeneration of the City's urban 

area -reuse of land, maximising densities etc. - and not seeing urban extensions into neighbouring 

green belts.  

 

We seek clarification and honesty regarding the future administrative relationship between 

Exminster and Exeter. 

 

Gypsy and Traveller Pitches 

There has not been any clarification regarding the proposed Gypsy and Traveller Pitches.  Where 

would these proposed to be situated?  How many pitches?    Are these proposed to be situated in 

the Parish of Exminster?  There has not been an opportunity to ask TDC about this. 
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SUMMARY 

 

Exminster Parish finds itself in the invidious situation of on the one hand being classed as a village in 

the Core Strategy only to find itself later in the document providing (at least) 13.5% of the total new 

housing required in TDC area.  

   

Without a great deal more detail it is not possible for Exminster Parish to even begin to understand 

how such a new development could be integrated into the Parish.   

 

 In 7.7 (1) The Core Strategy says ”Integrate existing and proposed communities and encourage 

social interaction”  In the absence of a detailed information regarding how the various infrastructure 

such as education, medical facilities, transport would be provided within the two distinct separate 

areas of the Parish this part of the Core Strategy should not be approved. 

 

However, we are mindful of the economic benefit to TDC of a thriving Exeter City and we would be 

pleased to enter into meaningful discussions on what would constitute a sustainable development 

South West of Exeter. 

 

Exminster Parish Council 1st March 2012 
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