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Matter 2 Housing 
 

Issue: Whether the Core Strategy taking a strategic and evidence-based approach 
provides for an appropriate level of new housing.  Whether the housing policies assist 
the Government’s goals for a wide choice of high quality homes which meet the 
requirements of the community.   

1.  Policy CP1 of the Core Strategy (CS) aims to make provision for 12,000 dwellings 
in the City 2006-2026.  This figure is consistent with the RSS Panel Report but not 
with the subsequent Secretary of State’s Proposed Changes calling for 15,000 
dwellings. 

o Overall Provision 

 The 4/4 submission made in September 2005 by the County Council proposed that 
38,000 additional dwellings should be provided for in the Exeter Housing Market Area 
between 2006 and 2026. The split of this total for the Exeter City Area was a figure of 
7,800 dwellings to 2021 with an additional 2,900 to be provided between 2021 to 2026, 
(these figures are the so called ‘Option 1’ figures). This level of growth was broadly 
accepted in the draft RSS published in 2006 which gave a figure of 525 dwellings per 
annum to be completed within the Exeter Urban area or 10,500 in total over the 20 year 
period. The draft RSS also states that around 325 dwellings per annum should be 
provided in the East Devon area (6500 at the new community at Cranbrook) with 
another 1500 dwellings being located in area of search K to the east of Exeter. The` 
latter growth to be principally accommodated after 2021. 

 Policy SR 18 of the draft plan states that “While Exeter itself should accommodate the 
major part of the development within its area of functional influence, LDDs should 
identify where opportunities for job growth within other related towns in the surrounding 
area should be promoted and encouraged ---“    

 This policy has been accepted by the City Council who concede that in the interests of 
sustainable development and sound planning principles the City should do its utmost to 
accommodate the scale of growth predicted within its boundaries commensurate with 
maintaining a high quality urban form.  

 Commensurate with this recognition was the acceptance however that the City alone 
was never going to be able to provide anything like the overall scale of growth required 
for the sub region and that adjoining local authorities particularly East Devon would also 
have to accommodate substantial levels of growth. 

 When the draft RSS was examined in 2007 the Panel sought to increase the overall 
growth levels saying that the draft RSS failed to provide sufficient housing growth to 
support the Regional Economic Strategy. 

 Appendix A (ii) of the Technical Panel’s report shows that the Panel believed that the 
figure for Exeter Housing Market Area growth should be increased from the figure the 
draft RSS figure of 38,400 to a figure of 46,900. The Panel however recognised that 
Exeter City had substantial constraints and at paragraph 4.4.9 states that the further 
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expansion of the City is constrained by topography, flood plains and environmental 
factors on the north, west and south.   

 Although the overall increase in housing for the HMA was 8,500 the Panel said that only 
1,000 additional houses should be provided in the City area largely as a result of 
increases in the capacity of urban renewal sites as set out in paragraph 4.4.22 with the 
addition also of 500 dwellings at area of search K1 (Alphington). The figure set out for 
Exeter City in the Panel Report therefore was 12,000 dwellings. 

 A joint Strategic Housing Market Assessment was carried out for The Torbay and 
Exeter HMAs in 2007. Whilst not determining the scale of housing provision that should 
be planned for they do help to determine how to respond to projections of housing 
demand. 

 The 2007 SHMA for the Exeter area produced a range of housing need (the range 
being generated by assuming different migration assumptions), of between 48,000 to 
60,000 additional dwellings over a 20 year period. The study does recognise however in 
paragraph 7.22 that whilst “a significant proportion of housing required will be provided 
in the city boundaries- but constraints on the availability of land imply that the city is 
unable to provide for all of the identified requirements within its administrative 
boundaries.” 

 The City Council was broadly satisfied that the figure of 12,000 additional dwellings set 
out in the Technical Panels report could be accommodated on land within the City 
boundary and began to draw up the 2009 SHLAA to establish in more detail the 
capacity of sites within the City. Work on this SHLAA was informed by earlier work 
which had been done to establish areas of landscape restraint including the Exeter sub 
Region Housing Study 2004, the Urban Capacity Study 2006, and the Exeter Fringes 
and Landscape Sensitivity Study 2007. Work had also begun at this time into the 
masterplans for the Newcourt and Monkerton Hill Barton areas allowing a better 
estimate to be made of the housing capacity of these two areas. 

 In mid 2008 the Secretary of State’s Proposed Changes to the RSS were published 
which sought to increase the requirement for the Exeter City area to 15,000. This 
increase over the Panel figure was basically accounted for by an additional 500 
dwellings added to the capacity of the urban renewal sites and an additional 2,500 to be 
provided at Area of Search 4A. 

 The City Council were convinced that this scale of housing growth could not be met 
within the city boundaries due to capacity constraints and in any event there was an 
element of double counting in the 15,000 figure since the Area of search 4A land (this is 
primarily the Newcourt and Monkerton land) was included in the draft RSS and given a 
notional capacity of 4,000 dwellings. There was and is no additional land in area of 
search 4A to provide for an additional 2,500 dwellings. 

 The 2009 SHLAA confirmed the view of the Council and shows that the 15,000 figure 
can only be accommodated by making an allowance for windfalls or by allocating areas 
of significant landscape constraint. A further period of public consultation on the CS, 
which focused on the Secretary of States proposed changes, was carried out in 2009. 
This identified no additional sites to accommodate the level of growth proposed in the 
latest version of the RSS. 

 12,000 is a capacity based figure related largely to the capacity of existing sites within 
the city boundary. The figure does however form part of the wider sub regional HMA 
figure, which in turn is derived from need/demand calculations based on projected 
population figures. Need and demand are to some extent irrelevant to the overall total of 
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housing growth within the Exeter area, since the City Council is committed to meeting 
as much of the sub regional housing need as can reasonably be accommodated within 
the existing area. If land was available to accommodate the 15,000 figure, this level of 
growth would be acceptable to the Council and would be set out in the Core Strategy. It 
remains the Council’s contention that 12,000 additional houses is the maximum number 
that can be accommodated within the city. The need or demand figure set out in the 
various versions of the RSS will be of importance to adjoining authorities when drawing 
up their Core Strategies to allow for the additional 30,000+ dwellings, since these 
authorities have substantial land availability and development options neither of which 
are available to Exeter. 

 The figure of 12,000 does include an element of student growth. It is understood that 
the work done on the RSS to estimate housing growth specifically excluded institutional 
population assuming a nil growth in this sector. As the population projections are trend 
based however they will have included an estimate of student growth from those 
students living outside such institutional accommodation.      

2.  The Spatial Approach is explained in 4.10-4.13 of the CS, and figures in Policy 
CP1 indicate how the new housing development would be distributed across the 
City.  Is the proposed distribution justified? 

 This distribution utilises the remaining development land within the City boundary. The 
City Council believes that there is no realistic alternative option to accommodate the 
housing growth proposed. 

3. How does the Policy CP1 figure of 2,000 dwellings ‘in the rest of the City’ relate to 
para 6.7 of the CS, which refers to 1,300 dwellings on previously developed sites 
around the urban area? 

 The first sentence of CS paragraph 6.7 contains a minor error.  It should read ‘There are 
a number of sites dispersed around the urban area that will contribute to meeting the 
dwelling requirement.’ 

 The basis for the figure of 1,300 dwellings from sites in the urban area is the 2009 
Strategic Housing Land Availability Assessment (SHLAA). The 2009 SHLAA identifies 
twenty-two sites in the urban area (3 greenfield and the rest previously developed) with 
the potential to deliver housing during the plan period, in addition to the Regeneration 
Areas.   

 The 2009 SHLAA estimates that these sites have the potential to deliver around 1,560 
dwellings. However, since the 2009 SHLAA’s publication, planning permission has been 
granted for housing on 5 of the sites.  The figure of 1,300 dwellings set out in paragraph 
6.7 (and Policy CP3) is the estimated potential yield of the remaining seventeen sites in 
the urban area.  The yield of the 5 sites with permission is taken into account in the 
figure for planning permission in CP3. 

 The figure of ’2000 in the rest of the City’ is made up of the estimated contribution of the 
Water Lane Regeneration Area (800 dwellings) plus the estimated contribution of 1,300 
dwellings from other identified sites in the urban area. This in fact equates to 2,100 
dwellings, but has been rounded down to 2,000 dwellings for simplicity.    

4. Are the proposed regeneration areas - Water Lane and the Grecian Quarter – fully 
justified and capable of delivering the quantity of housing proposed in paras 6.8 
and 6.9 of the CS? 

 Water Lane  
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 The Water Lane Area is currently occupied largely by a gas holder station and other 
industrial uses. The 2009 Exeter Employment Land Review (ELR) concludes that the 
area offers a poor quality location for continued employment use, primarily because of 
access issues, and that it could provide a highly sustainable location for residential 
development.  This is due to its proximity to a wide range of existing services and jobs 
in the City centre and in surrounding areas such as Riverside.   

 The City Council’s long-standing support for mixed-use regeneration in the Water Lane 
area is demonstrated by Exeter Local Plan First Review Policy KP6 (adopted 2005). 
Para 14.25 of the Local Plan states that there has been a trend for industry in the Water 
Lane Area to relocate, creating opportunities for a number of sites to be developed for 
housing.  This trend has continued in recent years. In 2009, the owner of the gas holder 
station indicated a desire for it to be developed for housing, by submitting it for 
assessment in the Strategic Housing Land Availability Assessment.     

 The City Council has been collecting S106 monies from new development in the Water 
Lane Area to enable development of the Alphinbrook Lane link road.  This will improve 
highways access into the Area and would enable future residential development, but the 
Employment Land Review concludes that it is unlikely to encourage existing industrial 
uses to remain.   

 The estimated 800 dwelling capacity set out in the Core Strategy will undoubtedly be 
refined when a Masterplan to guide the area’s development is produced.  In the 
meantime, 800 dwellings is considered to be a realistic approximation of the area’s 
housing potential, being, as it is, taken directly from the 2009 SHLAA.  It is calculated as 
follows: 

• The potential capacity of the gas holder station (200-225 dwellings) has been 
estimated following discussions with the Council’s Development Management 
Team.  It reflects the relatively high density of development achieved on other recent 
residential developments adjoining the Canal (around 75 dph). 

• The SHLAA identifies the rest of the Area as a ‘Broad Location for Growth’.  The 
Government’s SHLAA Practice Guidance indicates that the capacity of Broad 
Locations for Growth should be assessed based on whether or not housing 
development would be feasible and would be encouraged.  The poor quality of the 
Area for continued employment use suggests that, with the Council’s 
encouragement, remaining industrial uses may feasibly choose to relocate and allow 
it to be development for housing.  The SHLAA’s standard approach to calculating a 
potential housing yield has been applied to the Broad Location. It concludes that it 
could deliver between around 390 and 780 dwellings at 50-100 dph, or a mid-point 
yield of around 580 dwellings. 

 The 2009 SHLAA was developed in consultation with a Panel of representatives from 
the house building industry. 

 Grecian Quarter 

 The Grecian Quarter is currently occupied by a wide range of land uses, including the 
City’s Bus and Coach station, employment, retail, leisure, car parking and a small 
amount of housing.  A significant proportion of the area is owned by the City Council.   

 The City Council has a long-standing commitment to deliver comprehensive mixed-use 
redevelopment of the Grecian Quarter. The Local Plan (2005) allocates the southern 
part (the Bus and Coach Station) for a mix of uses, ‘possibly including non-family 
housing’. The area as a whole offers a highly sustainable location for housing, given its 
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close proximity to a wide range of existing services and employment opportunities. It 
could be particularly suited to self-catered student accommodation. The City Council’s 
commitment to residential development in the area is demonstrated by the following 
recent planning permissions, which are all located within or immediately adjoining the 
Grecian Quarter: 

• Townsends Printers, Western Way – planning permission subject to the completion 
of a S106 agreement for redevelopment to provide 140 units of student 
accommodation in studios / cluster flats; 

• Former Garage site, Verney Street – planning permission to redevelop to provide 67 
flats.  Under construction; 

• 69-73 Sidwell Street – planning permission for alterations, refurbishment and 
redevelopment to provide 49 units of student accommodation in studios / cluster 
flats. 

 Redevelopment of the Grecian Quarter will be driven by the City Centre Area Action 
Plan DPD, which is programmed into the LDS.  Work on the DPD has commenced and 
a significant evidence base has already been produced (i.e. a ‘Height Constraints 
Analysis’, ‘Bus & Coach Station Transport Study’, ‘Exeter City Centre Transport Study’, 
‘Archaeology/Geotechnical Analysis of Bus Station and Bus Depot’, ‘City Centre Vision’, 
‘Exeter City Centre CHP/DHS Study’, ‘Exeter Retail Capacity Study’, ‘Urban Analysis of 
Sidwell Street and Environs’, St. Sidwells Conservation Area Appraisal and 
Management Plan’ and ‘Exeter Planned The Architecture and Townscape of Sidwell 
Street).’   

 The estimated 250 dwelling capacity set out in the Core Strategy will undoubtedly be 
refined as work on the DPD progresses.  In the meantime, the estimate is considered to 
be a realistic approximation of the area’s housing potential, being, as it is, taken directly 
from the 2009 SHLAA.  It is calculated as follows: 

• The potential capacity of the Exeter Bus and Coach Station Garage Site (32-80 
dwellings) has been estimated following discussions with the Council’s Development 
Management Team, in light of the above evidence base.  It is based on 50% of the 
site being developed for housing and rest for employment/retail, and reflects a 
density range of between 100 and 250 dph.  This range is considered appropriate, 
given the high density of development that has been achieved on nearby sites in 
recent years (in excess of 250 dph) and the site’s highly sustainable City Centre 
location; 

• The SHLAA identifies the rest of the Area as a ‘Broad Location for Growth’, so its 
housing capacity is assessed on the same grounds as Water Lane.  The SHLAA’s 
standard approach to calculating a potential housing yield has been applied to the 
Broad Location.  It concludes that it could deliver between around 120 and 300 
dwellings at 100 to 250 dph, or a mid-point yield of around 210 dwellings. 

5. Newcourt is expected to provide some 3,500 dwellings including 1,176 already 
permitted (Policy CP19 & para 12.6 of the CS; Policy CP3 expects the remaining 
2,300 dwellings to be delivered by 2026).  Are the figures justified and deliverable 
[CD52-60]?  In particular, is the Implementation Plan still up to date?  Are its 
expectations about public funding still realistic [CD56]? 

 The Newcourt Masterplan exercise has shown that the proposed dwelling numbers can 
be accommodated in the strategic allocation area. 
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 Furthermore, where detailed pre-application work has been carried out by potential 
developers, this has indicated that projected dwelling numbers are likely to be 
exceeded.  The outline consent on the lower Royal Naval Stores Depot site is not 
limited to the 446 dwellings shown on the indicative layout submitted, which has been 
used in arriving at the 3,500 total.  However, pre-application work indicates that 
applications are likely to be made for around 530 dwellings.  The Masterplan identifies 
the potential for 603 dwellings on the Darts’ land.  However, pre-application work 
indicates that this area could accommodate 790 dwellings by undergrounding one or 
more of the electricity lines that cross the site. 

 Whilst the Implementation Plan prepared by Atkins is outdated in parts, its assumptions 
about key infrastructure (highways, community infrastructure) are still sound. 

6. Monkerton and Hill Barton – is expected to accommodate about 2,500 dwellings 
(Policies CP3, CP19).  Are these figures justified and deliverable.  Is the phasing 
programme realistic [CD61]?  

 The Monkerton/Hill Barton Masterplan exercise has shown that the proposed dwelling 
numbers can be accommodated in the strategic allocation area.   

 There has been pressure for development in this area historically (application 
references 03/0362/01 and 08/0336/01), which has been checked by restrictive 
planning policies in the Exeter Local Plan First Review and preceding plans. 

 The City Council do not propose to restrict development to the phasing programme set 
out in the Masterplan.  The phasing programme in the Masterplan is based on the need 
to deliver access infrastructure before development in the eastern areas of the 
allocation can go ahead.  Pre-application discussions on sites in those areas have 
indicated that developers may be willing to fund this infrastructure and therefore bring 
forward development ahead of the phasing programme. 

 Furthermore, Devon County Council has indicated that Ellen Tinkham School will 
remain on the existing site.  This has released 1.5 ha of development land. Similarly, the 
proposals submitted for the Skills Centre have only required half the site area that was 
earmarked in the Masterplan, freeing up the 1.4 ha remainder of the site.  

 The Masterplan includes open space standards that are more generous than those in 
the Exeter Local Plan First Review and the Public Open Space SPD 2005.  The 
illustrative Masterplan shows open space provision that is more generous than the 
standards set out in the Masterplan text.  There is therefore an opportunity to deliver 
additional dwelling numbers by reducing open space provision, whilst still delivering 
Core Strategy policy aims relating to sustainable development, landscape setting, 
recreation, open space, green infrastructure, sustainable drainage and biodiversity. 

7. 500 dwellings south of Alphington – Is it justified and capable of being delivered 
by 2026?  To what extent is delivery dependent on a masterplan prepared jointly 
with Teignbridge for a larger urban extension?  Has work on the masterplan 
progressed? 

 Work has progressed on the joint masterplan for the south western urban extension.  
This has been funded jointly by Teignbridge and Exeter Councils and has been 
prepared by planning consultants LDA. At the time of writing this response, the draft 
plan is promised within weeks. The City Council have long been concerned to ensure 
that the Alphington strategic allocation can proceed in isolation of the larger possible 
south western urban expansion in Teignbridge. Two particular areas of concern related 
to the provision of education facilities and the transport strategy. The County Council as 
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education authority have now confirmed that they do not need an additional primary or 
secondary school to provide for the Alphington strategic allocation, but that a new 
facility will have to be allocated as part of the wider south western urban extension. 

 Work recently undertaken by the County Council on the Transport strategy for the south 
western extension has shown that the Alphington allocation does not need substantial 
transport infrastructure improvement to proceed and can be delivered in isolation from 
the larger urban extension. 

8. Para 41, PPS3 expects 60% of new housing to be provided on previously 
developed land (national annual target).  The CS (para 6.13) advises that Policy 
CP3 would achieve only 51%.  Is this consistent with the aim to make effective 
use of land? 

 The Council contends that 51% of new housing on previously developed land is fully 
consistent with PPS3’s aim to make effective use of land.  It reflects the reality of 
deliverable and/or developable land for sustainable housing development in Exeter.   

 In terms of land within the existing urban area, the City Council has done as much as 
possible to identify potential previously developed sites for housing: 

• The 2009 Strategic Housing Land Availability Assessment (SHLAA) represents a 
comprehensive trawl of all sites in the City that are ‘available’ for potential housing 
development (on the advice of the landowner) during the plan period, which have 
also been assessed as ‘suitable’ by the Council in broad planning policy terms and 
economically ‘achievable’ by a Panel of representatives from the house building 
industry.  

• The figures in CP3 for ‘Identified sites within the urban area’ and the two 
‘Regeneration Areas’ (both of which also lie within the existing urban area) derive 
directly from the SHLAA.  As such, they reflect its comprehensive conclusions about 
land availability in the urban area.  CP3 proposes that the Identified Sites and 
Regeneration Areas will together deliver around 2,000 dwellings during the plan 
period.  Only 7% of these dwellings would come from greenfield sites.   

 It is not considered that the SHLAA could have done more to identify other deliverable 
and/or developable previously developed sites within the existing urban area.  The City 
Council is therefore reliant upon the release of greenfield urban extensions to deliver 
the target of 12,000 new dwellings.   

 The need to develop greenfield land to the east and south west of the City was fully 
endorsed in the draft Regional Spatial Strategy, throughout its preparation.  This was 
due to its relatively sustainable location and greater environmental capacity to 
accommodate development when compared to other greenfield areas around Exeter. 

 The Core Strategy Sustainability Appraisal concludes that the most sustainable options 
for development (of all uses) lie within the existing urban area and on greenfield land to 
the east and south west of the City.   

9. How, if at all, would the Government’s recent decision to change the definition of 
previously developed land so that it excludes garden land affect planning for 
Exeter? 

 Precise figures for “garden grabbing” are difficult to obtain since the nearest 
approximation for this category is the return for the proportion of new dwellings built on 
“previously residential land”, a much wider definition than pure gardens. At the time of 
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the 2005 Local Plan, the City Council saw no need to introduce any policy to control this 
type of development. 

 On June 9th 2010 when Decentralisation Minister Greg Clarke announced the policy 
change Exeter had the lowest proportion of dwellings built on previously residential land 
of any authority in the south west except Swindon with figures of 4% 2000/2004,  5% 
2001/2004 and 17% 2005/2008. Work done by the Joseph Rowntree Foundation found 
that some caution should be shown towards the national increase in such percentages 
since they tended to reflect developments taking place at higher densities rather than a 
dramatic increase in sites coming forward. 

 The government change in definition does in any event not prohibit development in 
gardens but merely removes the presumption in favour of such development. The City 
Council will therefore be able to continually monitor this source of land supply through 
the planning application process.       

10. The Annual Monitoring Review quotes 47dph on average for housing completed 
2009-10 [CD9 para 3.10].  Is this order of density likely to be realised from planned 
urban extensions, City centre sites etc?  

 The City Council is confident that sufficient housing will be delivered at the planned 
urban extensions (strategic allocations) and in the City Centre (i.e. the Regeneration 
Areas) to help ensure that 12,000 new dwellings are delivered over the plan period. 

 In reality, sites in the City Centre/Regeneration Areas are likely to deliver densities of 
development that are well in excess of 47 dph. This is demonstrated by the following 
recent planning permissions and/or completions, all of which relate to sites within or in 
close proximity to the Regeneration Areas: 

 Grecian Quarter: 
• Former Garage Site, Verney Street.  Planning permission for 67 flats on a 0.17 ha 

site, equating to a density of 394 dph.  Under construction. 

• Former Shaul’s Bakery, Verney Street.  Planning permission for 32 flats on a 0.084 
ha site, equating to a density of 380 dph.  Completed. 

• Townsend’s Printers, Western Way.  Planning permission subject to completion of 
S106 agreement for 140 units of student accommodation on a 0.56 ha site, equating 
to a density of 250 dph. 

 Water Lane Area: 

• Site adjacent Maclaines Warehouse, Haven Road.  Planning permission for 12 flats 
on a 0.04 ha site, equating to a density of 300 dph. 

• Site adjacent 60 Haven Road.  Planning permission for 14 flats on a 0.06 ha site, 
equating to a density of 233 dph.  Completed. 

• Site G, Old Electricity Building, Haven Road.  Planning permission for 7 flats on a 
0.07 ha site, equating to a density of 100 dph.  Completed. 

 The Masterplans prepared (or being prepared) for the urban extensions set an overall 
target of 50 dph, to help deliver the number of dwellings set out in Policy CP3.  
However, mindful of revisions to PPS3 and the wording of Policy CP4, this target will be 
used to promote optimal densities rather than be prescriptive.  In reality, it is likely that 
residential densities in the urban extensions will be close to, but below, 47 dph.  
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However, when balanced against the high densities likely to be achieved in the City 
centre, an average density of around 47 dph is likely to be maintained.   

11. Is Policy CP4 and the CS’s approach to density consistent with PPS3, bearing in 
mind the recent Government change to para 47?    

 The Government change to para 47 of PPS 3 removes the minimum density 
requirement to be achieved on sites. The City Council welcomed this since it allows for 
an appropriate density to be delivered on individual sites, rather than insisting upon in 
some cases an artificially high number. Policy CP4 seeks to ensure that appropriate 
densities are delivered on sites whilst at the same time making efficient use of 
development land.    

12. Will the Core Strategy provide sufficient specific deliverable sites for the first five 
years, as expected in para 54, PPS3?  

 The housing figures for ‘Identified sites in the urban area’, the Regeneration Areas and 
the three urban extensions, set out in Policy CP3, are based on the 2009 Strategic 
Housing Land Availability Assessment (SHLAA).  The 2009 SHLAA addresses the five 
year supply in the context of a housing target of 15,000 dwellings.  This is because it 
was prepared at a time when the City Council anticipated that the Regional Spatial 
Strategy would be adopted with a housing requirement of 15,000 dwellings for Exeter. 

 However, the 2010 SHLAA has been prepared in the context of a 12,000 dwelling 
target.  In this context, it identifies sufficient deliverable sites for the five year period 
commencing April 2011.  The sites comprise: 

• Sites with planning permission / permission subject to S106 agreement at 1 
November 2010; and 

• Sites that were put forward for assessment by landowners during preparation of the 
2010 SHLAA, which are therefore known to be available, have been assessed as 
suitable for potential housing development by the City Council, and as ‘achievable’ 
for potential housing development by a panel of representatives from the housing 
building industry.  

 As such, the City Council is confident that the Core Strategy will provide sufficient 
specific deliverable sites for the first five years of the plan period. 

 Appendix 3 of the AMR (2009-2010) summarises the five year supply calculation taken 
from the 2010 SHLAA.   

13. Is the approach outlined in the Annual Monitoring Report (AMR), in particular 
linking 5 year supply to the Structure Plan, justified?  The Structure Plans 
predates PPS3, the Barker Review and the need for a step change in housing 
delivery, as referenced in para 2 of PP 

 The 5 year supply is measured against the Devon Structure Plan’s housing requirement 
for Exeter on the advice of the Government Office for the South West.  Their advice was 
that this approach should be taken until the housing requirement is superseded by an 
adopted Core Strategy (or adopted Regional Spatial Strategy).   

 The City Council understands that neighbouring local authorities, including Teignbridge 
District Council and East Devon District Council, who do not yet have adopted Core 
Strategies, take the same approach in their Annual Monitoring Reports. 
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14. The AMR, Page 33, predicts some 1,617 new dwellings over the 5 years from April 
2011, which is far less than 2,797 predicted in conditions of economic recession 
for 2009-14 in the SHLAA [CD34, Page 29].  Why is this? 

 The five year supply figure of 1,617 dwellings contained in the AMR derives from the 
2010 SHLAA (published December 2010). The figure comprises an estimate of the 
number of dwellings predicted to be delivered on sites with planning permission at 1 
November 2010, plus the number of dwellings predicted to be delivered on sites without 
planning permission submitted for assessment by landowners during preparation of the 
2010 SHLAA. 

 The five year supply figure of 2,797 dwellings in the 2009 SHLAA (published August 
2009) comprises an estimate of the number of dwellings predicted to be delivered on 
sites with planning permission at 31 March November 2009, plus the number of 
dwellings predicted to be delivered on sites without planning permission submitted for 
assessment by landowners during preparation of the 2009 SHLAA. 

 There are two key reasons to explain why the figure from the 2010 SHLAA is lower (by 
1,180 dwellings) than the figure from 2009: 

(a) Sites with planning permission 

 The method for including sites with planning permission in the five year supply figure 
was amended in the 2010 SHLAA, becoming more conservative.  Some sites included 
in the 2009 figures were excluded altogether in 2010; and in 2010 it was considered that 
a number of other sites would be delivered at a slower rate.  This was done on the 
advice of the SHLAA Panel of representatives from the house building industry, in light 
of the continuing housing market recession. 

 As a result of the amendments, around 150 dwellings with planning permission were 
excluded from 2010 figure. This includes: 

• 14 dwellings at the County Ground, Church Road, excluded in 2010 due to a revised 
 planning permission;  

• 11 dwellings at the Rowe Memorial Hall, The Mint, excluded in 2010 because the 
 landowner confirmed an intention not to develop; 

• 13 dwellings at Frickers Yard, Willeys Avenue, excluded in 2010 because the 
 landowner had not confirmed an intention to develop; 

• 50 dwellings at the SEF and Lower RNSD Site, Topsham Road, excluded in 2010 
because a slower rate of completion was assumed; 

• 50 dwellings at the ORL Site, Old Rydon Lane, excluded in 2010 because a slower 
rate of  completion was assumed; 

• 6 dwellings at Locks, Ladysmith Road, excluded in 2010 because the landowner had 
 not confirmed an intention to develop. 

(b) Sites without planning permission 

 In accordance with the Government’s SHLAA Practice Guidance and the SHLAA 
Methodology produced by the local authorities of the Exeter Housing Market Sub-Area 
(which includes the City Council), sites without planning permission can only be 
included in the SHLAA’s estimate of housing potential if, in the first instance, they are 
confirmed as ‘available’ by the landowner and/or agent. 
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 Six sites put forward by landowners in 2009 were not resubmitted for assessment in the 
2010 SHLAA.  It is unclear why.  However, as the SHLAA does not actually allocate 
sites for development, it may be that the landowners did not consider there to be any 
particular benefit in resubmitting their sites for assessment in 2010.  The sites (Exwick 
Middle School; Foxhayes First School; Land adjoining Exeter St David’s Station; 
Garages and Land at Taunton Close; Land at junction of Gypsy Lane and Tithebarn 
Lane; and Land south of the A379) contributed around 160 dwellings to the 2009 five 
year supply figure. 

 In addition, the contribution that a number of sites make to the 2010 figure is 
significantly lower compared to the 2009 figure.  This is due to the more conservative 
view of housing delivery taken during the 2010 SHLAA’s preparation.  The sites are as 
follows: 

• Land off St Andrews Road – 6 fewer dwellings included in the 2011 figure 

• Exeter Bus and Coach Station Garage – 12 fewer dwellings included in the 2011 
figure 

• South West Exeter sites – 186 fewer dwellings included in the 2011 figure 

• Exmouth Junction – 37 fewer dwellings included in the 2011 figure 

• Land north and south of Tithebarn Lane – 12 fewer dwellings included in the 2011 
 figure 

• Sandrock Nursery – 37 fewer dwellings included in the 2011 figure 

• Land at Monkerton – 112 fewer dwellings included in the 2011 figure 

• North and south of Harts Lane – 62 fewer dwellings included in the 2011 figure 

• Land west of Pilton Lane – 62 fewer dwellings included in the 2011 figure 

• Land adjacent Higher Furlong – 37 fewer dwellings included in the 2011 figure 

• Hessary, Hollow Lane – 37 fewer dwellings included in the 2011 figure 

• Hill Barton Farm, Hill Barton Road – 15 fewer dwellings included in the 2011 figure 

• Council Yard, Shakespeare Road – 17 fewer dwellings included in the 2011 figure 

• Land at Beech Cottage – 12 fewer dwellings included in the 2011 figure 

• Land east of the railway, Old Rydon Lane - 12 fewer dwellings included in the 2011 
 figure 

• Land south of Old Rydon Lane - 12 fewer dwellings included in the 2011 figure 

 This amounts to a further reduction of around 670 dwellings. 

 Finally, one site included in the figure for 2009 (Land north of Honiton Road) was 
excluded from the 2010 figure. This is because, in 2010, it was assessed as being 
required for employment use. It amounts to a reduction of around 60 dwellings. 

15. Can the CS be expected to provide sufficient specific, developable sites 
consistent with PPS3, para 55, for years 6-10 and 11-15?  What assumptions 
about delivery from the allocations and other sources have been made?  Does 
Page 29 of the SHLAA assist? 

 Paragraph 55 of PPS3 requires local planning authorities to identify a supply of specific 
developable sites for years 6-10 and, where possible, years 11-15.  Where it is not 
possible to identify specific sites for years 11-15, broad locations for future growth 
should be indicated. 
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 The housing numbers proposed in Policy CP3 derive from the 2009 SHLAA.  The 2009 
SHLAA identifies specific developable sites for years 6-10 and 11-15 (listed in SHLAA 
Appendices Di, Dii, Ei and Eii), together with broad locations for growth (discussed in 
SHLAA Appendices I).  These are sufficient to help meet the 12,000 dwelling target.   

 Table 7 of the SHLAA (page 27) summarises the potential contribution that specific 
developable sites and broad locations for growth will make in years 6-10 and 11-15, 
taking market conditions into account.  Table 8 summarises the potential contribution 
that they will make during the same time period, under normal market conditions. 

 The 2009 SHLAA was prepared in consultation with a panel of representatives from the 
house building industry.  They provided invaluable advice about the economic viability 
of developing sites that had been put forward for assessment in the SHLAA, and hence 
about whether or not a site is developable. 

 A site is only identified as ‘developable’ in the SHLAA if the landowner has confirmed its 
availability for potential housing development during the plan period; housing 
development would be suitable in the context of extant Local Plan and Core Strategy 
policies; and the SHLAA Panel have advised that development would be economically 
viable (‘achievable’). 

 Broad locations for growth have only been identified where the City Council considers 
housing development will be feasible during the latter part of the plan period; and where 
it wishes to encourage such development. 

16. What allowance if any has been made for windfalls; and is the approach 
appropriate? 

 Paragraph 59 of PPS3 states that allowances for windfalls should not be included in the 
first 10 years of land supply, unless Local Planning Authorities can provide robust 
evidence of genuine local circumstances that prevent specific sites being identified. 

 Policy CP3 does not make an allowance for windfall development.  The dwelling figures 
in CP3 comprise completions and sites with planning permission/permission subject to 
S106 Agreement, together with specific deliverable and developable sites and broad 
locations for growth that are identified in the 2009 SHLAA. 

17. How would the various sources of new housing (urban extension sites, city centre 
sites, regeneration sites etc) contribute to the housing trajectory shown following 
Page 93 in the CS? 

 In addition to completions between 2006 and 2010, the housing trajectory in the CS is 
based on: 

(a) predicted yields and completion rates for the specific deliverable and developable 
sites and broad locations for growth that are identified in the 2009 Strategic Housing 
Land Availability Assessment (SHLAA).  These yields have been translated into the  
categories of ‘Identified sites within the urban area’, ‘Regeneration Areas’, 
‘Newcourt’, ‘Monkerton/Hill Barton’ and ‘Alphington’ set out in Policy CP3.  
Completion rates have been predicted using a method agreed with the SHLAA 
Panel, which is set out in paragraph 5.23 of Appendix A of the 2009 SHLAA;  

 plus     

(b) predicted completion rates on sites with extant planning permission / permission 
subject to 106 Agreement at 31 March 2010, as identified in the City Council’s 
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‘Housing Planning Permissions and Completions’ document published in April 
2010.  The completion rates for these sites have been predicted in the same way.    

 The bars showing annual completions in the trajectory have been ‘smoothed out’, as 
explained in the City Council’s response to Matter 2, question 18. 

18. The AMR refers to a problem in moving from SHLAA data to the Trajectory 
because the former looked at 5 year completion figures.  How was this resolved 
in the diagram in the CS?    

 The SHLAA concludes that sites assessed as ‘deliverable’ will generally begin to yield 
dwellings early in Years 1-5, whilst sites assessed as ‘developable’ will generally begin 
to yield dwellings in either Year 6 (of Years 6-10) or Year 11 (of Years 11-15).  This 
results in a fairly simplistic predicted pattern of completions, with significant peaks and 
troughs, particularly between the end of one five year period and start of the next.  This 
is reflected in the AMR’s Housing Trajectory.  For example, completions suddenly 
increase after 2015/16 and again after 2020/21.  

 In reality, variations in the rate of completions are likely to be more muted over the plan 
period. The Housing Trajectory in the Core Strategy aims to show this. It reflects a 
‘smoothed out’ version of the predicted completion figures in the 2009 SHLAA.  As 
explained on page 93 of the Core Strategy, it also takes into account the timetable for 
adopting and implementing DPDs, master planning work undertaken for the strategic 
allocations, an understanding of the local housing market, and the need to provide for 
the implementation of necessary infrastructure to enable the development of 
sustainable new communities.   

19. Is there a risk that the Core Strategy may not deliver 12,000 dwellings, especially 
as it relies on urban extensions getting underway, and that some contingency 
should be built into the plan? 

 There is a risk that the Core strategy will not deliver 12,000 dwellings, but the best 
evidence based on detailed calculations carried out for the SHLAA and discussions 
taking place as part of the Master planning exercises show that the 12,000 figure is 
achievable. 

 Should monitoring show that this number will not be delivered however, it will be difficult 
for the City Council to build any contingency into the Core Strategy since the strategic 
allocations take up all readily developable land of any size within the City Boundary. It 
may be that additional residential land can be made available on areas that are 
presently regarded as having substantial landscape constraints such as the valley 
parks, or by significantly increasing City Centre densities or even as mentioned in early 
responses by developing on employment allocations that are no longer required. At the 
present time however none of these contingencies are acceptable to the City Council 
and it is likely that any shortfall or contingency would have to be met on land outside the 
city centre boundary.   

20. Is the evidence underpinning the housing mix requirement in para 6.25 of the CS 
sufficiently up to date?  Is the 10 dwelling threshold reasonable?  Should more 
flexibility be given to market forces? 

 The 2007 SHMA has been updated for the Exeter sub area utilising both primary and 
secondary data sources in 2010 and shows that the housing mix is appropriate. The 
wording of para 6.25 is not prescriptive but rather aspirational and the City Council will 
listen to arguments relating to feasibility and viability.  
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21. Does para 6.28 of the CS provide a satisfactory way forward for provision of 
student accommodation in purpose built accommodation and elsewhere in the 
wider community? 

 On its own paragraph 6.28 will not provide the way forward for student accommodation 
within the City. The City Council however work in close partnership with the University 
to monitor the provision of student accommodation and the recently adopted Streatham 
Campus Masterplan Framework SPD the proposed Article 4 Direction in parts of the 
City to control the development of HMOs are evidence of the constant monitoring of this 
situation at the strategic level. 

 The free market has proved remarkably resilient and inventive in the provision of 
student accommodation within the City in recent years and the Council is aware of the 
need to have policies in place to set against proposals for student housing. These 
policies are however likely to be tactical rather than strategic in nature and will be set 
out in the Development Management DPD.  They may also emerge through 
neighbourhood planning processes.    

22. Is Policy CP5 justified and deliverable, especially in the requirement that all 
housing should meet Lifetime Homes Standards?   

 The majority of the requirements of policy CP5 (mix of housing informed by context, 
local housing need and the HMA, provision of specialist housing in accessible locations 
close to facilities and provision of purpose built student accommodation) are clearly 
deliverable and indeed are reflected in the current mix of applications which are being 
considered or have been recently approved by the City Council.  These include several 
purpose built student accommodation schemes and development proposals for 
specialist housing for over-50s, including extra-care provision.   

 With regard to the requirement for new homes to achieve Lifetime Homes standards; 
during the consultation on the Residential Design Guide SPD, residents in recently 
completed schemes identified lack of flexibility and insufficient internal space as being a 
significant problem within new developments in Exeter.  This is supported by national 
research (by CABE and others) which demonstrates that small and inflexible internal 
spaces have a direct impact on the quality of life and wellbeing of residents, and on the 
ability of residents to remain within their homes should their circumstances change (e.g. 
inability to climb stairs unaided or the need to accommodate additional children or family 
members). 

 Analysis of the cost of building to Lifetime Homes standards has demonstrated that they 
have a minimal impact on the overall cost of development - particularly as many of the 
requirements duplicate those in Part M of the building regulations.  The most recent 
analysis of the costs of building to the Lifetime Homes standard was summarised in the 
DCLG document: The Future of the Code for Sustainable Homes published in July 
2007. This concluded that the costs range from £545 to £1615 per dwelling depending 
on:  

• the experience of the home designer and builder;  

• the size of the dwelling (it is easier to design larger dwellings that incorporate 
Lifetime Homes standards cost effectively than smaller ones); whether Lifetime 
Homes design criteria were designed into developments from the outset or whether 
a standard house type is modified (it is more cost effective to incorporate the 
standards at the design stage rather than modify standard designs); and  
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• any analysis of costs is a ‘snapshot' in time. The net cost of implementing Lifetime 
Homes will diminish as the concept is more widely adopted and as design 
standards, and market expectations, rise.  

 Other studies, such as Sangster's report Costing Lifetime Homes for the Joseph 
Rowntree Foundation in 1997 found that costs could be even lower - as little as £90-
£100 for a 3 bed, five person house. The most significant factor when considering costs 
was whether the home had been designed to incorporate Lifetime Homes criteria from 
the outset or whether a standard design had been modified.   

 The City Council therefore takes the view that the significant benefits in the provision of 
sustainable, flexible housing outweigh the modest additional cost to developers of 
providing homes to Lifetime Homes standard. 


