


 

 

 
 
19 December 2012 

 
 

Dear Sirs 
 
 

BCLLP 6209 Skypark Development Partnership LLP the Joint Venture 

Between St Modwen and Devon County Council 

What we write here has to be read in the context of our previous representations 

attached as Appendix 1 Skypark 6209 Reps Jan 2012 (and to which there are 

attached a further four appendices).  

In those we endorsed the gist of the Local Plan but objected to Draft Policy S3, 

which said that 3% of a total allocation of employment land should come forward in 

an area to the south west of Exeter, in the Exeter and East Devon Growth Point, 

and related Draft Policy SWE1, which, amongst other things, specifically allocated 

about 5Ha of employment land in the Growth Point, at Peamore. 

We objected mainly on the basis that there was no demonstrable need for more 

employment land in the Growth Point and that the allocation at Peamore was 

proposed in an isolated, unsustainable location in any event against the thrust of 

the Plan. 

In this Proposed Submission Local Plan, Policy S3 now says that 5% of a total 

allocation of employment land should come forward in an area to the south west of 

Exeter, at Peamore, however, this is now reflected in a new specific employment 

policy, SWE2, which serves only to allocate 5Ha of employment land at Peamore.  
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Because we maintain our objection to the employment allocation at Peamore for the 

same reasons as before we still object to the relevant parts of Policy S3 and object 

to new related Policy SWE2 in its entirety, whilst withdrawing our objection to Policy 

SWE1. 

 

Please contact our Exeter office if you have any questions. 

 

Yours faithfully 

BELL CORNWELL LLP 

 

 

James McMurdo 

 

 

James McMurdo BA (Hons) PGDip MRICS MRTPI 
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1 POLICY BACKGROUND

1.1 In the preparation of this document

content of PPS 12 Local Spatial Planning 

including the Draft National Planning Policy Framework and the Decentralisation 

and Localism Act. 

 

                                        

1 WE COMMENT IN THE CONTEXT OF EXETER AND 

POLICY BACKGROUND 

In the preparation of this document1 our client has paid particular attention to the 

content of PPS 12 Local Spatial Planning and new and emerging legislation 

including the Draft National Planning Policy Framework and the Decentralisation 

                                           

XETER AND EAST DEVON GROWTH POINT 

1 

paid particular attention to the 

emerging legislation 

including the Draft National Planning Policy Framework and the Decentralisation 
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2 EXECUTIVE SUMMARY

2.1 Our client believes that it would be in the interests of all if 

Strategy were to be found sound on

Exeter and East Devon 

employment land proposed whe

required in the plan period. 

• There is no demonstrable need for 6Ha of employment land in this 

location. 

• The proposed employment allocation as shown on the key diagram 

accompanying draft policy SWE1 would be in an unsustainable location 

against the main thrust of

planning practice, and Teignbridge District Council's Core Strategy 

Policies S1,2,3,6,7 and 9.

• The south west’s Regional Spatial Strategy (RSS), and more importantly, the 

analysis behind it, is still vital to pl

Council because the leaders of the Council have

leaders, continuously reemphasized to the government and others that public 

and private sector partners in the sub region are still

it envisaged.  

• The RSS proposed 160 Ha of employment land to serve 28,500 house

Exeter and East Devon Growth P

provision per 178 dwellings). The reporting panel felt that 160 Ha t

28,500 houses would lead to an oversupply of employment land. The SoS 

endorsed this view. It also required local authorities across the Exeter area to 

work together to formulate policy.

• Together with the policy direction as outlined by Exeter City 

Devon District Council, t

Strategy means that we would go

employment land provision to serve 28,500 houses (1 Ha per 178 houses built) 

to 226.5 Ha of employment land provision to serve 2

employment land per 9

highlighting that Teignbridge's policy direction 

EXECUTIVE SUMMARY 

ur client believes that it would be in the interests of all if Teignbridge

o be found sound on examination. However, in the context of the 

Exeter and East Devon Growth Point, our client contends that the levels of 

employment land proposed when matched to considered demand 

required in the plan period. Our client’s representations are summarized as follows:

There is no demonstrable need for 6Ha of employment land in this 

The proposed employment allocation as shown on the key diagram 

accompanying draft policy SWE1 would be in an unsustainable location 

against the main thrust of national planning guidance and policy, best 

planning practice, and Teignbridge District Council's Core Strategy 

Policies S1,2,3,6,7 and 9. 

The south west’s Regional Spatial Strategy (RSS), and more importantly, the 

analysis behind it, is still vital to planning policy creation for Teignbridge Dis

Council because the leaders of the Council have, with other adjacent Council 

continuously reemphasized to the government and others that public 

and private sector partners in the sub region are still signed up to growth levels 

The RSS proposed 160 Ha of employment land to serve 28,500 house

Exeter and East Devon Growth Point (equating to 1 Ha of employment land 

provision per 178 dwellings). The reporting panel felt that 160 Ha t

28,500 houses would lead to an oversupply of employment land. The SoS 

endorsed this view. It also required local authorities across the Exeter area to 

work together to formulate policy. 

ogether with the policy direction as outlined by Exeter City 

Devon District Council, the policy direction as outlined in Teignbridge's

means that we would go from this oversupply situation 

employment land provision to serve 28,500 houses (1 Ha per 178 houses built) 

5 Ha of employment land provision to serve 21,900 houses 

employment land per 96 houses) - more employment land for less houses

highlighting that Teignbridge's policy direction does not dovetail with the 

2 

Teignbridge’s Core 

However, in the context of the 

ur client contends that the levels of 

n matched to considered demand exceed what is 

summarized as follows: 

There is no demonstrable need for 6Ha of employment land in this 

The proposed employment allocation as shown on the key diagram 

accompanying draft policy SWE1 would be in an unsustainable location 

national planning guidance and policy, best 

planning practice, and Teignbridge District Council's Core Strategy 

The south west’s Regional Spatial Strategy (RSS), and more importantly, the 

Teignbridge District 

with other adjacent Council 

continuously reemphasized to the government and others that public 

signed up to growth levels 

The RSS proposed 160 Ha of employment land to serve 28,500 houses in the 

oint (equating to 1 Ha of employment land 

provision per 178 dwellings). The reporting panel felt that 160 Ha to serve 

28,500 houses would lead to an oversupply of employment land. The SoS 

endorsed this view. It also required local authorities across the Exeter area to 

ogether with the policy direction as outlined by Exeter City Council and East 

Teignbridge's Core 

from this oversupply situation of 160 Ha of 

employment land provision to serve 28,500 houses (1 Ha per 178 houses built) 

00 houses (1 HA of 

mployment land for less houses, 

does not dovetail with the 
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policies of adjacent local authorities.

• In the absence of demonstrable need 

sites, the amount of employment land provision

Exeter and East Devon 

hence delivery of Skypark in 

and enormous economic benefits. 

• Skypark’s vision for a sustainable exemplar business park, 

vision for high quality employment generation

investment and of economic prosperity in and around Exeter will all be put at 

risk if the level of employment land proposed is not significantly reduced. 

• Strategic developments like Skypark can only help finance key infrastructure 

when planning policies help to creat

conducive to their viability. 

risks their viability and hence the delivery of them and consequently the 

delivery of critical infrastructure.

• Infrastructure delivery, cap

Devon Growth Point 

proposed allocation would preju

contributions required would be at best 

justified from new developments.

• Based on the foregoing and especially since there is no demonstrable 

need for 6Ha of employment land in an unsustainable location in the 

Exeter and East Devon 

to replace "c) at least 6Ha of employment land" with words such as "c) 

well related, small scale employment 

of 1.5Ha to serve the needs of the proposed urban extension"

 

policies of adjacent local authorities. 

the absence of demonstrable need for such a level and range of employment 

sites, the amount of employment land provision currently proposed in the 

Exeter and East Devon Growth Point would seriously jeopardise the viability and 

hence delivery of Skypark in its currently proposed form and with it 7

and enormous economic benefits.  

Skypark’s vision for a sustainable exemplar business park, and the sub region's 

vision for high quality employment generation partly through large scale inward 

nd of economic prosperity in and around Exeter will all be put at 

risk if the level of employment land proposed is not significantly reduced. 

Strategic developments like Skypark can only help finance key infrastructure 

when planning policies help to create or maintain balanced 

conducive to their viability. Too generous an oversupply of employment land 

risks their viability and hence the delivery of them and consequently the 

delivery of critical infrastructure. 

Infrastructure delivery, capacity and 106 contributions in the 

Growth Point is an extremely delicate balance. In the round, t

proposed allocation would prejudice this balance meaning that 

contributions required would be at best delayed from existing consents 

justified from new developments. 

Based on the foregoing and especially since there is no demonstrable 

need for 6Ha of employment land in an unsustainable location in the 

Exeter and East Devon Growth Point we respectfully ask the Authorit

to replace "c) at least 6Ha of employment land" with words such as "c) 

well related, small scale employment provision comprising a maximum 

to serve the needs of the proposed urban extension"

3 

for such a level and range of employment 

currently proposed in the 

would seriously jeopardise the viability and 

its currently proposed form and with it 7,000 jobs 

and the sub region's 

partly through large scale inward 

nd of economic prosperity in and around Exeter will all be put at 

risk if the level of employment land proposed is not significantly reduced.  

Strategic developments like Skypark can only help finance key infrastructure 

balanced market conditions 

n oversupply of employment land 

risks their viability and hence the delivery of them and consequently the 

the Exeter and East 

In the round, the current 

dice this balance meaning that 106 

g consents and not 

Based on the foregoing and especially since there is no demonstrable 

need for 6Ha of employment land in an unsustainable location in the 

Growth Point we respectfully ask the Authority 

to replace "c) at least 6Ha of employment land" with words such as "c) 

provision comprising a maximum 

to serve the needs of the proposed urban extension". 
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3 BACKGROUND - THE BASIS OF OUR POS

3.1 The basis of our position is 

Core Strategy Preferred Options

wherein we said that 

East Devon Growth Point 

At this time 247.5 2 Ha

the Growth Point. 

3.2 This followed the South West's Regional Spatial Strategy (

of employment land for

that it needed to be noted that 

an oversupply of employment land

view. (For the avoidance of doubt 

PARK AND THE INTER MODAL FACILITY 

into the draft RSS refers

hectares within the urban area of Exeter, 100 hectares on the edge

further 20 hectares [160 Ha in total] linked to Area of Search K, but we find it 

impossible to reconcile this requirement with the above assessments. We note that 

SWRDA simply seeks a reference to the proposed development of a Science Park

and a commitment to increasing the supply of land. On the basis that the economy 

of Exeter is very buoyant and that the draft RSS may be taking ‘policy

proposals such as Skypark, the Science Park and the inter

account we take the view that we should accept the higher figures.”)

                                        

2 111 HA COMPRISING 14 HA AT CRANBROOK

EXETER AIRPORT, AND 5 HA AT EXETER A

HA IN TDC; 13 HA ELSEWHERE. 

3 12000 IN THE CITY, 5000 AT CRANBROOK

4 ROUGHLY COMPRISING 15000 IN THE C

AND 2500 BLACKHORSE. 

5 EQUATING TO 1 HA OF EMPLOYMENT LAND

THE BASIS OF OUR POSITION 

e basis of our position is in reps made to East Devon District Council (EDDC)

Core Strategy Preferred Options (in November 2010 attached as Appendix 1) 

said that the levels of employment land proposed 

East Devon Growth Point far exceeded what would be required in the plan period

Ha of employment land was proposed for 22,500 

South West's Regional Spatial Strategy (RSS) 

for 28,500 4 houses in the Growth Point5. H

to be noted that the reporting panel felt that even 

an oversupply of employment land and that the Secretary of State endorsed th

. (For the avoidance of doubt the 160Ha INCLUDES BOTH THE SCIENCE 

PARK AND THE INTER MODAL FACILITY - Paragraph 4.4.17 of the panel report 

refers. It said: “the draft RSS sets out a requirement for 40 

hectares within the urban area of Exeter, 100 hectares on the edge

further 20 hectares [160 Ha in total] linked to Area of Search K, but we find it 

impossible to reconcile this requirement with the above assessments. We note that 

SWRDA simply seeks a reference to the proposed development of a Science Park

and a commitment to increasing the supply of land. On the basis that the economy 

of Exeter is very buoyant and that the draft RSS may be taking ‘policy

proposals such as Skypark, the Science Park and the inter-modal facility into 

iew that we should accept the higher figures.”)

                                           

RANBROOK, 9 HA AT BLACKHORSE, 50 HA AT SKYPARK, 25 HA AT SCIENCE 

AIRPORT BUSINESS PARK ; 62 HA AT THE INTER-MODAL FACILITY

RANBROOK, 2500 TO THE SOUTH WEST OF EXETER, 800 AT PINHOE, AND

CITY, 7500 AT CRANBROOK, 2500 TO THE SOUTH WEST OF EXETER

A OF EMPLOYMENT LAND PER 178 HOUSES. 

4 

District Council (EDDC)'s 

attached as Appendix 1) 

the levels of employment land proposed in the Exeter and 

required in the plan period. 

22,500 3 houses in 

 proposing 160 Ha 

. However, we said 

even that would lead to 

Secretary of State endorsed that 

BOTH THE SCIENCE 

Paragraph 4.4.17 of the panel report 

“the draft RSS sets out a requirement for 40 

hectares within the urban area of Exeter, 100 hectares on the edge of Exeter and a 

further 20 hectares [160 Ha in total] linked to Area of Search K, but we find it 

impossible to reconcile this requirement with the above assessments. We note that 

SWRDA simply seeks a reference to the proposed development of a Science Park 

and a commitment to increasing the supply of land. On the basis that the economy 

of Exeter is very buoyant and that the draft RSS may be taking ‘policy-on’ 

modal facility into 

iew that we should accept the higher figures.”) 

CIENCE PARK, 5 HA AT 

L FACILITY;  60 HA IN EXETER;  1.5 

AND, 2200 BLACKHORSE. 

XETER, 1000 AT PINHOE 
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4 BACKGROUND - THE EVOLVED POSITION

4.1 Our position then evolved

line with Exeter City Council

the amount of housing to be provided in the plan period

it to reduce the level of employment land 

reduction in housing numbers

Devon's LDF panel in this vei

4.2 We said that if, say, a total of 23,500

Growth Point applying 

132 Ha of employment land

about 2 Ha which left 70 Ha 

4.3 In this regard, we said

local planning authorities to work together with county and 

authorities to understand, amongst other things, development markets

assessing "the requirements for land

including both the quantitative and qualitative requirements

4.4 We also said that the Government recognises that w

number of new projects 

land would lead to the polar opposite of this required scenario because it 

adversely affect viability.

assessments are “not peripheral, optional or cosmetic [but]... patently a crucial 

requirement of [planning] 

4.5 We concluded by saying

employment land in the Growth Point and 

                                        

6 SAY, 9,500 HOMES IN EAST DEVON'S "W

WEST OF EXETER. 

7 IF THE COUNCIL REDUCES THE HOUSING NUMBERS IN TH

RURAL AREAS, THEN LAND FOR 14,000 HOUSES WILL HAVE TO 

END."  

THE EVOLVED POSITION 

Our position then evolved since East Devon District Council was 

Exeter City Council's (now adopted) Core Strategy too) proposing to lower 

mount of housing to be provided in the plan period. Reasonably, 

to reduce the level of employment land provision pro rata in line with any 

reduction in housing numbers. We submitted a paper and presented to East 

in this vein. (In August 2011 attached as Appendices 2 and 3.)

a total of 23,500 6 houses 7 is to be accommodated in the 

 the same formula as in the RSS it should supply 

132 Ha of employment land. Exeter city was supplying 60 Ha and 

70 Ha for East Devon to allocate in its "West End"

we said that the draft National Planning Policy Framework 

local planning authorities to work together with county and 

to understand, amongst other things, development markets

the requirements for land and floorspace for economic development 

including both the quantitative and qualitative requirements." 

Government recognises that when development is viable, the 

number of new projects tends to increase and that an oversupply of employment 

lead to the polar opposite of this required scenario because it 

dversely affect viability. (Lord Justice Keene said in 2008

assessments are “not peripheral, optional or cosmetic [but]... patently a crucial 

[planning] policy [creation].”) 

aying that there was already an oversupply of 

the Growth Point and that therefore the Council 

                                           

"WEST END", 12,000 IN EXETER AND 2,000 IN TEIGNBRIDGE DISTRICT TO THE 

OUSING NUMBERS IN THE PLAN PERIOD TO 15,000 WITH ONLY AROUND 

HOUSES WILL HAVE TO BE ALLOCATED IN THE 6 TOWNS OF EAST D

5 

was (and still is and in 

proposing to lower 

easonably, we expected 

pro rata in line with any 

We submitted a paper and presented to East 

ttached as Appendices 2 and 3.) 

to be accommodated in the 

should supply a total of 

supplying 60 Ha and Teignbridge 

in its "West End".  

draft National Planning Policy Framework implores 

local planning authorities to work together with county and neighbouring 

to understand, amongst other things, development markets by 

floorspace for economic development 

hen development is viable, the 

oversupply of employment 

lead to the polar opposite of this required scenario because it would 

in 2008 that viability 

assessments are “not peripheral, optional or cosmetic [but]... patently a crucial 

oversupply of strategic 

Council did not need 

DISTRICT TO THE SOUTH 

WITH ONLY AROUND 1,000 ALLOCATED TO 

DEVON AND IN ITS "WEST 
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to, and should not, allocate anymore

for sustainable growth 

4.6 East Devon then instructed Roger Tym and Partners to look into a number of issues 

including employment land supply and as part of its brief Roger Tym, with the 

Council, hosted a workshop, released a draft paper and invited comments from 

stakeholders. We commented on the workshop 

demand/supply issues in 

appendices.  

4.7 At the workshop the 

projection for East Devon 

30% increase leading to a 

this projection about 65Ha of land for B 

until 2031 to deliver a predicted 

This 65Ha figure amplifie

oversupply8 of strategic employment land

detail in our previous representations made throughout 

consultation process, attached 

4.8 This was all reflected in what 

consultants under Roger Tym & Partners) 

• the A3052 corridor 

the Growth Point because 

area;   

• for strategic development to be viable and for it to be able to deliver crucial 

infrastructure minimum freehold 

along with pre-lets and sales

acknowledge the role development play

                                        

8 60HA IN EXETER, 2HA IN TEIGNBRIDGE TO THE SOUTH

INTERMODAL FREIGHT TERMINAL, 40 HA AT 

A3052 CORRIDOR AND OTHER LAND AS INITIALLY PRO

allocate anymore because to do so would undermine the vision 

for sustainable growth in the sub region. 

East Devon then instructed Roger Tym and Partners to look into a number of issues 

including employment land supply and as part of its brief Roger Tym, with the 

Council, hosted a workshop, released a draft paper and invited comments from 

mmented on the workshop (Appendix 4) and

demand/supply issues in the context of all of the foregoing including the attached 

At the workshop the presentations informed us that a realistic 

projection for East Devon would be 13,600 additional (FTE) jobs 

leading to a change in job density from 0.73 to 0.86

this projection about 65Ha of land for B class uses would be required from 2011 

until 2031 to deliver a predicted (circa) 10,000 jobs.  

amplified our previous conclusions that there 

of strategic employment land in the Growth Point. 

in our previous representations made throughout East Devon's 

attached as appendices, and above.) 

reflected in what Vickery Holman (who were acting as sub

consultants under Roger Tym & Partners) had to say at the Workshop

 should be included as strategic land when making policy

because it affects (and would continue to) land take up in the 

or strategic development to be viable and for it to be able to deliver crucial 

infrastructure minimum freehold and leasehold values have to be achieved 

lets and sales (and whilst there is a general failure to 

acknowledge the role development plays in the delivery of infrastructure we 

                                           

NBRIDGE TO THE SOUTH WEST OF THE CITY, 25 HA AT EXETER SCIENCE PARK

A AT SKYPARK AND 14 HA (AN INITIAL 5 PLUS 9) AT CRANBROOK

AND AS INITIALLY PROPOSED IN THE CS) 

6 

would undermine the vision 

East Devon then instructed Roger Tym and Partners to look into a number of issues 

including employment land supply and as part of its brief Roger Tym, with the 

Council, hosted a workshop, released a draft paper and invited comments from 

and employment land 

including the attached 

a realistic 20 year job 

13,600 additional (FTE) jobs representing a 

job density from 0.73 to 0.86 and based on 

uses would be required from 2011 

that there was already an 

nt. (As outlined in 

East Devon's Core Strategy 

(who were acting as sub property 

at the Workshop. It said that:  

uld be included as strategic land when making policy in 

land take up in the 

or strategic development to be viable and for it to be able to deliver crucial 

and leasehold values have to be achieved 

here is a general failure to 

the delivery of infrastructure we 

ARK, 62.5 HA AT THE 

RANBROOK. (ALL EXCLUDING  THE 
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would expect you to)

• there was already a

especially when it is borne in mi

advanced stage and propose

to its eastern fringes

have to be considered when making strategic policy for 

have concerns that the scope of your study work d

4.9 We said that whilst others 

odds with our favoured 

developments in tandem with critical infrastructure to benefit all

4.10 We concluded that, in short, and 

appendices East Devon could not

employment land and that we 

would expect you to); and,  

there was already an oversupply of employment land in the 

especially when it is borne in mind that Exeter's Core Strategy wa

advanced stage and proposed 60Ha of employment land in the city

s eastern fringes. (Exeter's and East Devon's policy position and

to be considered when making strategic policy for Teignbridge

concerns that the scope of your study work does not provide for this.)

hilst others may favour a free market ideology this is 

favoured holistic approach of the planned deliver

in tandem with critical infrastructure to benefit all. 

We concluded that, in short, and based on all of the foregoing 

East Devon could not demonstrate the need to allocate more 

and that we expected that to be reflected in the 

7 

oyment land in the Growth Point 

nd that Exeter's Core Strategy was at a very 

60Ha of employment land in the city, much of it 

policy position and allocation 

Teignbridge and we 

not provide for this.) 

this is would be at 

delivery of strategic 

 

based on all of the foregoing and our attached 

demonstrate the need to allocate more 

the policy. 
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5 OUR COMMENTS ON T

STRATEGY 2013 -

POLICIES S1 SUSTAINA

LAND FOR BUSINESS IN

INFRASTRUCTURE S6 RE

TARGETS S9 SUSTAINAB

5.1 Draft Policy S1 makes sustainability the cornerstone of the Core Strategy and says

inter alia, that all development sh

green travel modes, be close to existing infrastructure and services, and contribute 

to carbon reduction targets. S2, in part, reinforces these points but mentions that 

buildings should be environmentally a

alia, that the Council will promote land for business, industry and warehousing in 

sustainable locations with 

about 200 Ha to come forward in an area to the sou

and East Devon Growth Point). S5 is an attempt to ensure that new development 

and new infrastructure are provided together. Policies S6 and S7 are about climate 

change and reducing our reliance on fossil fuels and carbon emissi

Policy S8 is about self sufficiency and encouraging mixed use development. Policy 

S9 is to do with reducing the need to travel, encouraging aggressive modal splits 

balanced heavily in favour of sustainable transport modes, and 

dependence on private motor vehicles.

OBSERVATIONS ON STRATEGIC POLICIES S

S2 QUALITY DEVELOPME

AND WAREHOUSING S5 I

CARBON EMMISSIONS TA

5.2 Our client endorses the thrust of all of:

• S1, since it makes sustainability the cornerstone of the Core Strategy and says, 

inter alia, that all development should make efficient use of land, be accessible 

by green travel modes, be close to existing 

contribute to carbon reduction targets

OUR COMMENTS ON TEIGNBRIDGE DISTRICT COUNCILS CORE 

- 2033 PREFERRED OPTIONS 

POLICIES S1 SUSTAINABLE DEVELOPMENT S2 QUALITY DEVELOP

LAND FOR BUSINESS INDUSTRY AND WAREHOUSI

INFRASTRUCTURE S6 RESILIENCE S7 CARBON E

TARGETS S9 SUSTAINABLE TRANSPORT 

Policy S1 makes sustainability the cornerstone of the Core Strategy and says

development should make efficient use of land, be accessible by 

be close to existing infrastructure and services, and contribute 

to carbon reduction targets. S2, in part, reinforces these points but mentions that 

buildings should be environmentally advanced. S3, reflected in EC1,

alia, that the Council will promote land for business, industry and warehousing in 

sustainable locations with about 3% of a total allocation of employment land of 

about 200 Ha to come forward in an area to the south west of Exeter (in Exeter 

and East Devon Growth Point). S5 is an attempt to ensure that new development 

and new infrastructure are provided together. Policies S6 and S7 are about climate 

change and reducing our reliance on fossil fuels and carbon emissi

Policy S8 is about self sufficiency and encouraging mixed use development. Policy 

S9 is to do with reducing the need to travel, encouraging aggressive modal splits 

balanced heavily in favour of sustainable transport modes, and with 

dependence on private motor vehicles. 

STRATEGIC POLICIES S1 SUSTAINABLE DEVELO

S2 QUALITY DEVELOPMENT S3 LAND FOR BUSIN

AND WAREHOUSING S5 INFRASTRUCTURE S6 RES

CARBON EMMISSIONS TARGETS S9 SUSTAINABLE

the thrust of all of: 

sustainability the cornerstone of the Core Strategy and says, 

inter alia, that all development should make efficient use of land, be accessible 

by green travel modes, be close to existing infrastructure and services, and 

contribute to carbon reduction targets;  

8 

COUNCILS CORE 

UALITY DEVELOPMENT S3 

DUSTRY AND WAREHOUSING S5 

SILIENCE S7 CARBON EMMISSIONS 

Policy S1 makes sustainability the cornerstone of the Core Strategy and says, 

uld make efficient use of land, be accessible by 

be close to existing infrastructure and services, and contribute 

to carbon reduction targets. S2, in part, reinforces these points but mentions that 

, reflected in EC1, says, inter 

alia, that the Council will promote land for business, industry and warehousing in 

employment land of 

th west of Exeter (in Exeter 

and East Devon Growth Point). S5 is an attempt to ensure that new development 

and new infrastructure are provided together. Policies S6 and S7 are about climate 

change and reducing our reliance on fossil fuels and carbon emissions per person. 

Policy S8 is about self sufficiency and encouraging mixed use development. Policy 

S9 is to do with reducing the need to travel, encouraging aggressive modal splits 

with minimising our 

1 SUSTAINABLE DEVELOPMENT 

NT S3 LAND FOR BUSINESS INDUSTRY 

NFRASTRUCTURE S6 RESILIENCE S7 

RGETS S9 SUSTAINABLE TRANSPORT  

sustainability the cornerstone of the Core Strategy and says, 

inter alia, that all development should make efficient use of land, be accessible 

infrastructure and services, and 
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• S2, since it, in part, reinforces these points and also 

should be environmentally advanced

• S3 because it says that 

warehousing in sustainable locations

• S5 because it is an attempt to ensure that new development and new 

infrastructure are provided together

extremely expensive and difficult to deliver significant infrastructure and growth 

should first occur where existing physical, social and community and green 

infrastructure capacity exists and/or where it is most cost effect

such new capacity. 

• S6 and S7 because they are to do with abating the speed of 

reducing our reliance on fossil fuels and carbon emissions per person

• S8 mainly given that it 

• S9 because it is to do with reducing the need to travel, encouraging aggressive 

modal splits balanced heavily in favour of sustainable transport modes, and 

minimising our dependence on private motor vehicles.

5.3 However they OBJECT to

Policy SWE 1) of a total allocation of employment land 

area to the south west of Exeter (in

the basis that there is no demonstrable need for 

unsustainable location 

POLICY SWE1 SOUTH WE

5.4 The Council says: 

"South West of Exeter Area Action Plan DPD

We began work at the end of 2008 on a plan to deliver a sustainable urban 

extension of 2,500 houses to the 

in the Draft Regional Spatial Strategy for the South West incorporating the 

Secretary of State's Proposed Changes. Work was undertaken with Exeter City 

                                        

9 PLEASE SEE OUR OBSERVATIONS ON SW1

S2, since it, in part, reinforces these points and also sets out 

should be environmentally advanced;  

S3 because it says that the Council will promote land for busines

warehousing in sustainable locations; 

is an attempt to ensure that new development and new 

infrastructure are provided together but we make the observation that it is 

extremely expensive and difficult to deliver significant infrastructure and growth 

occur where existing physical, social and community and green 

infrastructure capacity exists and/or where it is most cost effect

.  

because they are to do with abating the speed of climate change and 

reducing our reliance on fossil fuels and carbon emissions per person

mainly given that it is about self sufficiency; and  

is to do with reducing the need to travel, encouraging aggressive 

modal splits balanced heavily in favour of sustainable transport modes, and 

minimising our dependence on private motor vehicles. 

However they OBJECT to the part of S3 which says that 3% (sho

of a total allocation of employment land should come forward in an 

area to the south west of Exeter (in the Exeter and East Devon Growth Point

the basis that there is no demonstrable need for it and that it is proposed in a

 in any event. 

POLICY SWE1 SOUTH WEST OF EXETER URBAN EXTENSION

of Exeter Area Action Plan DPD 

We began work at the end of 2008 on a plan to deliver a sustainable urban 

extension of 2,500 houses to the South West of Exeter, which had been proposed 

in the Draft Regional Spatial Strategy for the South West incorporating the 

Secretary of State's Proposed Changes. Work was undertaken with Exeter City 

                                           

SW1 BELOW TOO 

9 

sets out that buildings 

the Council will promote land for business, industry and 

is an attempt to ensure that new development and new 

make the observation that it is 

extremely expensive and difficult to deliver significant infrastructure and growth 

occur where existing physical, social and community and green 

infrastructure capacity exists and/or where it is most cost effective to provide 

climate change and 

reducing our reliance on fossil fuels and carbon emissions per person;  

is to do with reducing the need to travel, encouraging aggressive 

modal splits balanced heavily in favour of sustainable transport modes, and 

(shown as 6Ha in 

come forward in an 

ter and East Devon Growth Point 9) on 

and that it is proposed in an 

XTENSION 

We began work at the end of 2008 on a plan to deliver a sustainable urban 

South West of Exeter, which had been proposed 

in the Draft Regional Spatial Strategy for the South West incorporating the 

Secretary of State's Proposed Changes. Work was undertaken with Exeter City 
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Council, Devon County Council and Exeter and East Devon Gr

commissioning a masterplan for the area, which would provide a joint evidence 

base for the Area Action Plan and Exeter's Core Strategy.

Following the recent Intention to abolish Regional Spatial Strategies letter

Government that the Regional Spatial Strategies (RSS) would be abolished we are 

unable to progress the Area Action Plan to submission stage, because without the 

RSS there would be no strategic policy in place to allow the document to be 

prepared ahead of the Core Strategy.

On this basis we have taken the decision to continue the work at Exeter in the 

context of the Core Strategy, which will make the strategic decisions on locations 

of growth. The Core Strategy is a higher level document with less site 

details than an AAP. The emerging Issues and Options consultation for the Core 

Strategy will contain questions looking at the principle of allocating a proportion of 

the District's growth at Exeter. 

All responses to the consultation held between 

January 2010 have been analysed and 

comments have been taken on board and will inform the continuing work on 

potential growth to Exeter within Teignbridge

5.5 The Core Strategy draft pol

"The South West of Exeter will develop as a sustainable urban extension, resilient 

to climate change where new and existing residents will be able to access a range 

of community facilities, shops, jobs, recreation areas and public transport

improvements. It will represent a new part of the City, south of the River Exe

which will reinforce the importance of the southern approach. The aim is to

establish a new area within the natural setting of Exeter, sitting below the ridgeline

and benefiting from the backcloth of the hills that enclose the City. It will provide;

a) about 2,500 Homes (2,000 within Teignbridge and 500 in Exeter) including

affordable housing in accordance with policy WE2 with an emphasis on

mix of housing type and si

will be at an average net density of 50 dwellings per

Council, Devon County Council and Exeter and East Devon Growth Point, including 

commissioning a masterplan for the area, which would provide a joint evidence 

base for the Area Action Plan and Exeter's Core Strategy. 

Intention to abolish Regional Spatial Strategies letter

Government that the Regional Spatial Strategies (RSS) would be abolished we are 

unable to progress the Area Action Plan to submission stage, because without the 

RSS there would be no strategic policy in place to allow the document to be 

of the Core Strategy. 

On this basis we have taken the decision to continue the work at Exeter in the 

context of the Core Strategy, which will make the strategic decisions on locations 

of growth. The Core Strategy is a higher level document with less site 

details than an AAP. The emerging Issues and Options consultation for the Core 

Strategy will contain questions looking at the principle of allocating a proportion of 

the District's growth at Exeter.  

All responses to the consultation held between 11th December 2009 and 29th 

January 2010 have been analysed and [are contained in a] summary

comments have been taken on board and will inform the continuing work on 

potential growth to Exeter within Teignbridge." 

draft policy SWE1 says: 

The South West of Exeter will develop as a sustainable urban extension, resilient 

to climate change where new and existing residents will be able to access a range 

of community facilities, shops, jobs, recreation areas and public transport

improvements. It will represent a new part of the City, south of the River Exe

which will reinforce the importance of the southern approach. The aim is to

establish a new area within the natural setting of Exeter, sitting below the ridgeline

from the backcloth of the hills that enclose the City. It will provide;

a) about 2,500 Homes (2,000 within Teignbridge and 500 in Exeter) including

affordable housing in accordance with policy WE2 with an emphasis on

mix of housing type and size and supporting a varied tenure to reflect local need. It 

will be at an average net density of 50 dwellings per hectare; 

10 

owth Point, including 

commissioning a masterplan for the area, which would provide a joint evidence 

Intention to abolish Regional Spatial Strategies letter by the 

Government that the Regional Spatial Strategies (RSS) would be abolished we are 

unable to progress the Area Action Plan to submission stage, because without the 

RSS there would be no strategic policy in place to allow the document to be 

On this basis we have taken the decision to continue the work at Exeter in the 

context of the Core Strategy, which will make the strategic decisions on locations 

of growth. The Core Strategy is a higher level document with less site specific 

details than an AAP. The emerging Issues and Options consultation for the Core 

Strategy will contain questions looking at the principle of allocating a proportion of 

11th December 2009 and 29th 

mmary document. All 

comments have been taken on board and will inform the continuing work on 

The South West of Exeter will develop as a sustainable urban extension, resilient 

to climate change where new and existing residents will be able to access a range 

of community facilities, shops, jobs, recreation areas and public transport 

improvements. It will represent a new part of the City, south of the River Exe 

which will reinforce the importance of the southern approach. The aim is to 

establish a new area within the natural setting of Exeter, sitting below the ridgeline 

from the backcloth of the hills that enclose the City. It will provide; 

a) about 2,500 Homes (2,000 within Teignbridge and 500 in Exeter) including 

affordable housing in accordance with policy WE2 with an emphasis on providing a 

reflect local need. It 
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b) Gypsy and Traveller pitches;

c) at least 6 hectares of employment land;

d) 90 hectares of green space comprising formal and inform

recreation space, children and young peoples space, natural green spaces and

allotments and a 70 hectare ridge

e) two primary schools and a secondary school, the latter potentially being a

through school; 

f) a range of community facilities, including a multi

building, youth & children’s centre, health provision, library, and shops to

focus for neighbourhoods will be provided in mixed use local centres

hubs will serve the day

for the community being well connected and permeable;

g) opportunities for sustainable travel and lifestyles including a network of safe

convenient green routes that bridge the barriers present

infrastructure and which promote healthy living and a sense of well

h) an enhanced public transport route, 750 space park and ride hub and access to

a new rail halt at Marsh Barton;

i) improvements to Bridge Road, Exeter;

j) enhancements to the A379 from Chudleigh Road to Bridge Road, Exeter;

k) remodelling of The Devon Hotel junction at the A379 and B3123;

l) a carbon reduction strategy in accordance with Policy EN3; and

m) be designed in accordance with Policy S2

 

 

b) Gypsy and Traveller pitches; 

c) at least 6 hectares of employment land; 

d) 90 hectares of green space comprising formal and informal green space, active

recreation space, children and young peoples space, natural green spaces and

allotments and a 70 hectare ridge-top park; 

e) two primary schools and a secondary school, the latter potentially being a

unity facilities, including a multi-purpose community/sports

building, youth & children’s centre, health provision, library, and shops to

focus for neighbourhoods will be provided in mixed use local centres

hubs will serve the day-to-day needs of nearby residents and act

for the community being well connected and permeable; 

g) opportunities for sustainable travel and lifestyles including a network of safe

convenient green routes that bridge the barriers present

infrastructure and which promote healthy living and a sense of well

h) an enhanced public transport route, 750 space park and ride hub and access to

a new rail halt at Marsh Barton; 

i) improvements to Bridge Road, Exeter; 

ents to the A379 from Chudleigh Road to Bridge Road, Exeter;

k) remodelling of The Devon Hotel junction at the A379 and B3123;

l) a carbon reduction strategy in accordance with Policy EN3; and 

m) be designed in accordance with Policy S2." 
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al green space, active 

recreation space, children and young peoples space, natural green spaces and 

e) two primary schools and a secondary school, the latter potentially being a 

purpose community/sports 

building, youth & children’s centre, health provision, library, and shops to provide a 

focus for neighbourhoods will be provided in mixed use local centres and hubs. The 

day needs of nearby residents and act as the focal point 

g) opportunities for sustainable travel and lifestyles including a network of safe and 

convenient green routes that bridge the barriers presented by transport 

infrastructure and which promote healthy living and a sense of well-being; 

h) an enhanced public transport route, 750 space park and ride hub and access to 

ents to the A379 from Chudleigh Road to Bridge Road, Exeter; 

k) remodelling of The Devon Hotel junction at the A379 and B3123; 
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OBSERVATIONS ON 

EXTENSION

5.6 Based on what our client

throughout "7. Edge of Exeter", d

best (and consultation

formulation of robust policy). 

of this policy which promotes "at least 6Ha of employment land"

therefore, where that is reflected in related

demonstrable need for 

East Devon Growth Point and since it would be in an 

any event against the main thrust of the Core St

DEMONSTRABLE NEED

5.7 As currently proposed the overall provision of employment land in the 

East Devon Growth Point risks the delivery of Skypark. As the Growth Point 

recognises, Skypark is a key component of the overall strategy for sustainab

quality growth in the sub region. Anything which puts Skypark at risk will not only 

endanger the forecast 7,000 high quality jobs and the enormous economic benefits 

directly associated with the development but also substantially undermine the 

spatial vision for the sub region of economic prosperity and the delivery of key 

infrastructure in and around Exeter.

5.8 Though there are still question marks over Regional Spatial Strategies (RSS) in 

general, the south west’s RSS, and more importantly, the analys

vital to policy generation. Consequently, in considering the level of employment 

land now proposed, reference needs to be made to the relevant parts of the RSS.

5.9 4.4.17 of the panel report into the draft RSS said “the draft RSS sets o

requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

edge of Exeter and a further 20 hectares [160 Ha in total] linked to Area of Search 

K, but we find it impossible to reconcile this requirement with the above 

assessments. We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the supply of land. 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 

OBSERVATIONS ON POLICY SWE1 SOUTH WEST OF EXETER URBAN 

EXTENSION 

Based on what our client knows, reflected in the Council's text in its Core Strategy 

throughout "7. Edge of Exeter", deliverability of the masterplan 

(and consultation on it has been minimal which does not make for the 

formulation of robust policy). This notwithstanding, our client OBJECTS to the 

which promotes "at least 6Ha of employment land"

where that is reflected in related draft policies, because there is no 

for an additional 6 Ha of employment land in the 

Growth Point and since it would be in an unsustainable location

the main thrust of the Core Strategy. 

DEMONSTRABLE NEED 

As currently proposed the overall provision of employment land in the 

Growth Point risks the delivery of Skypark. As the Growth Point 

recognises, Skypark is a key component of the overall strategy for sustainab

quality growth in the sub region. Anything which puts Skypark at risk will not only 

endanger the forecast 7,000 high quality jobs and the enormous economic benefits 

directly associated with the development but also substantially undermine the 

al vision for the sub region of economic prosperity and the delivery of key 

infrastructure in and around Exeter. 

Though there are still question marks over Regional Spatial Strategies (RSS) in 

general, the south west’s RSS, and more importantly, the analys

vital to policy generation. Consequently, in considering the level of employment 

land now proposed, reference needs to be made to the relevant parts of the RSS.

4.4.17 of the panel report into the draft RSS said “the draft RSS sets o

requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

edge of Exeter and a further 20 hectares [160 Ha in total] linked to Area of Search 

K, but we find it impossible to reconcile this requirement with the above 

We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the supply of land. 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 

12 

ST OF EXETER URBAN 

in its Core Strategy 

eliverability of the masterplan is questionable at 

on it has been minimal which does not make for the 

ur client OBJECTS to the part 

which promotes "at least 6Ha of employment land", and also, 

, because there is no 

6 Ha of employment land in the Exeter and 

unsustainable location in 

As currently proposed the overall provision of employment land in the Exeter and 

Growth Point risks the delivery of Skypark. As the Growth Point Board 

recognises, Skypark is a key component of the overall strategy for sustainable high 

quality growth in the sub region. Anything which puts Skypark at risk will not only 

endanger the forecast 7,000 high quality jobs and the enormous economic benefits 

directly associated with the development but also substantially undermine the 

al vision for the sub region of economic prosperity and the delivery of key 

Though there are still question marks over Regional Spatial Strategies (RSS) in 

is behind it, is still 

vital to policy generation. Consequently, in considering the level of employment 

land now proposed, reference needs to be made to the relevant parts of the RSS. 

4.4.17 of the panel report into the draft RSS said “the draft RSS sets out a 

requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

edge of Exeter and a further 20 hectares [160 Ha in total] linked to Area of Search 

K, but we find it impossible to reconcile this requirement with the above 

We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the supply of land. 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 
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may be taking ‘policy-

inter-modal facility10 

higher figures.”  

5.10 The panel therefore had strong reservations that too much employment land was 

being identified in the Exeter and East

State (SoS) fully endorsed this view.

5.11 The panel report also advised that local authorities would have to work together at 

cross boundary locations, presumably to deliver key infrastructure and to stop 

matters arising such as an oversupply of employment land. This was accepted by 

the SoS too. 

5.12 When creating policy it’s important to consider that the RSS was written during 

very strong economic growth (leading to exceptional demand levels for 

employment land on the back 

Michelmores and EDF), focused on city development (thus limiting growth 

elsewhere in other surrounding districts) and meant that 160 Ha of employment 

land would serve 28,500 houses

East Devon, Exeter City, and this part of Teignbridge towards the south west of 

Exeter. Overall this level of growth would have equated to 1 HA of employment 

land per 178 houses built in the Exeter and East Devon 

5.13 With all of this in mind our client respectfully asks the Council to note that in the 

Growth Point: 

• Its Core Strategy is now proposing "at least 6Ha" (to 2033); in addition to,

• 60 Ha of employme

period 2006 – 2026);

• 85 Ha12 in the West End of East Devon 

                                        

10 THE PANEL REPORT MAKES CLEAR THAT 

11  ROUGHLY COMPRISING 15000 IN THE 

AND 2500 BLACKHORSE 

12 15 HA AT CRANBROOK, 40 HA AT SKYPARK

-on’ proposals such as Skypark, the Science Park and the 

 into account we take the view that we should accept the 

The panel therefore had strong reservations that too much employment land was 

being identified in the Exeter and East Devon Growth Point and the Secretary of 

State (SoS) fully endorsed this view. 

The panel report also advised that local authorities would have to work together at 

cross boundary locations, presumably to deliver key infrastructure and to stop 

g such as an oversupply of employment land. This was accepted by 

When creating policy it’s important to consider that the RSS was written during 

very strong economic growth (leading to exceptional demand levels for 

employment land on the back of demand from e.g Met Office relocation, Ashfords, 

Michelmores and EDF), focused on city development (thus limiting growth 

elsewhere in other surrounding districts) and meant that 160 Ha of employment 

500 houses11 in a Growth Point made up of the 

East Devon, Exeter City, and this part of Teignbridge towards the south west of 

Exeter. Overall this level of growth would have equated to 1 HA of employment 

land per 178 houses built in the Exeter and East Devon Growth Point. 

all of this in mind our client respectfully asks the Council to note that in the 

is now proposing "at least 6Ha" (to 2033); in addition to,

60 Ha of employment land as in Exeter’s adopted Core Strategy (in the plan 

2026); and, 

in the West End of East Devon as in East Devon's New Local Plan 

                                           

S CLEAR THAT IT IS INCLUDING 62 HA AT THE INTER MODAL FACILITY IN THIS ANALYSIS

IN THE CITY, 7500 AT CRANBROOK, 2500 TO THE SOUTH WEST OF EXETER

KYPARK, 25 HA AT SCIENCE PARK, 5 HA AT EXETER AIRPORT, 5 H

13 

such as Skypark, the Science Park and the 

into account we take the view that we should accept the 

The panel therefore had strong reservations that too much employment land was 

Devon Growth Point and the Secretary of 

The panel report also advised that local authorities would have to work together at 

cross boundary locations, presumably to deliver key infrastructure and to stop 

g such as an oversupply of employment land. This was accepted by 

When creating policy it’s important to consider that the RSS was written during 

very strong economic growth (leading to exceptional demand levels for 

of demand from e.g Met Office relocation, Ashfords, 

Michelmores and EDF), focused on city development (thus limiting growth 

elsewhere in other surrounding districts) and meant that 160 Ha of employment 

up of the west end of 

East Devon, Exeter City, and this part of Teignbridge towards the south west of 

Exeter. Overall this level of growth would have equated to 1 HA of employment 

oint.  

all of this in mind our client respectfully asks the Council to note that in the 

is now proposing "at least 6Ha" (to 2033); in addition to, 

trategy (in the plan 

as in East Devon's New Local Plan 

IN THIS ANALYSIS. 

XETER, 1000 AT PINHOE 

HA AT EXETER AIRPORT 
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which is a figure which excludes 62 Ha at the inter

accept the argument that this should not be counted as employment land 

provision) and 13 H

5.14 This is a total of 225.5 Ha in the Growth Point.

5.15 Furthermore, and most crucially, our client respectfully asks 

that the level of housing that will be provided in the 

considerably less according to your Core Strategy, the adopted Core S

Exeter and East Devon's New Local Plan. According to these and other public 

documents there will now be 21

housing proposed the demand for 

plan period will be much less than 160 Ha because it will be required to serve 

21,900 houses and not 28

5.16 However, the policy direction as outlined in 

going from what the panel reporting on the draft RSS saw as a potential 

oversupply situation in the Exeter and East Devon area of 160 Ha of employment 

land serving 28,500 houses (and the SoS fully endorsed this view) 

HA of employment land per 178 houses built 

houses equating to 1 HA of employment land per 9

5.17 In summary, it is our client’s view therefore that the level of employment provision 

currently proposed is far too generous and in order

needs to be reduced15

level needed in the plan period and is not consistent with the coordinated approach 

agreed by the various local authoritie

This level of provision would

                                        

BUSINESS PARK  

13 12000 IN THE CITY, 6000 AT CRANBROOK

14 85 HA AS OUTLINED IN EAST DEVON’S LOCAL PLAN

EAST DEVON , 60 HA IN EXETER, AND 6 HA TO THE SOUTH WEST 

15 BASED ON 160 HA OF EMPLOYMENT LAND

EMPLOYMENT LAND. 

which is a figure which excludes 62 Ha at the inter-modal facility (we do not 

accept the argument that this should not be counted as employment land 

provision) and 13 Ha of consented land along the A3052. 

This is a total of 225.5 Ha in the Growth Point. 

Furthermore, and most crucially, our client respectfully asks the Council

that the level of housing that will be provided in the same 

y less according to your Core Strategy, the adopted Core S

Exeter and East Devon's New Local Plan. According to these and other public 

documents there will now be 21,900 houses13. Therefore, with a reduced level of 

housing proposed the demand for employment land provision in the area in the 

plan period will be much less than 160 Ha because it will be required to serve 

900 houses and not 28,500 houses as anticipated in the RSS. 

However, the policy direction as outlined in local planning policy d

going from what the panel reporting on the draft RSS saw as a potential 

oversupply situation in the Exeter and East Devon area of 160 Ha of employment 

500 houses (and the SoS fully endorsed this view) 

yment land per 178 houses built - to 225.5Ha14

houses equating to 1 HA of employment land per 96 houses. 

In summary, it is our client’s view therefore that the level of employment provision 

currently proposed is far too generous and in order to meet the spatial strategy 

15. Such a high level of over provision is far in excess of the 

level needed in the plan period and is not consistent with the coordinated approach 

agreed by the various local authorities in the Exeter and East Devon G

would very likely adversely affect the viability and delivery of 

                                                                                                                        

RANBROOK, 2500 TO THE SOUTH WEST OF EXETER, 800 AT PINHOE, AND

S LOCAL PLAN PLUS 62 HA AT THE INTERMODAL FACILITY AND 13 H

A TO THE SOUTH WEST OF THE CITY IN  TEIGNBRIDGE.  

A OF EMPLOYMENT LAND SERVING 28,500 DWELLINGS, 21,900 DWELLINGS SHOULD BE 

14 

modal facility (we do not 

accept the argument that this should not be counted as employment land 

the Council to note 

same area will now be 

y less according to your Core Strategy, the adopted Core Strategy of 

Exeter and East Devon's New Local Plan. According to these and other public 

. Therefore, with a reduced level of 

employment land provision in the area in the 

plan period will be much less than 160 Ha because it will be required to serve 

500 houses as anticipated in the RSS.  

local planning policy documents is 

going from what the panel reporting on the draft RSS saw as a potential 

oversupply situation in the Exeter and East Devon area of 160 Ha of employment 

500 houses (and the SoS fully endorsed this view) - equating to 1 

14 to serve 21,900 

In summary, it is our client’s view therefore that the level of employment provision 

to meet the spatial strategy 

. Such a high level of over provision is far in excess of the 

level needed in the plan period and is not consistent with the coordinated approach 

st Devon Growth Point.  

adversely affect the viability and delivery of 

                                           

AND, 600 AT BLACKHORSE. 

HA ALONG THE A3052 IN 

DWELLINGS SHOULD BE SERVED BY 123 HA OF 
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Skypark - and other key strategic developments such as Science 

Park, and the inter modal facility 

Teignbridge District Council's Core Strategy

undermines the delivery of the overall vision for high level, sustainable growth in 

the sub region. 

UNSUSTAINABLE LOCATION

5.18 This all notwithstanding our client

allocation as shown on the key diagram accompanying draft policy SWE1 

in an unsustainable location against the main thrust of 

and policy, best planning practice

5.19 To amplify, S1 (which is reinforced in part by S2) makes

cornerstone of the Core Strategy and says, inter alia, that all development should 

be accessible by green travel modes, be close to existing infrastructure and 

services, and contribute to carbon reduction targets

meet none of these criteria

proposed residential areas it would result in 

transport modes relying on fossil fue

climate change. 

5.20 Consequently, it would n

• S3 because that says that the Council will promote land for business, industry 

and warehousing in sustainable locations

• S6 or S7 because they 

reducing our reliance on fossil fuels and carbon emissions per person; or,

• S9 because it is to do with reducing the need to travel, encouraging aggressive 

modal splits balanced heavily in favour of sus

with minimising our dependence on private motor vehicles. 

SUGGESTED CHANGE

5.21 Consequently, on Draft 

client respectfully suggests that the Council replaces:

and other key strategic developments such as Science 

Park, and the inter modal facility - in the area. It is our client’s belief 

Teignbridge District Council's Core Strategy draft policy SWE1 in its current form 

undermines the delivery of the overall vision for high level, sustainable growth in 

LOCATION 

This all notwithstanding our client's view is that the proposed employment 

allocation as shown on the key diagram accompanying draft policy SWE1 

in an unsustainable location against the main thrust of national planning guidance 

best planning practice, and the Core Strategy.  

(which is reinforced in part by S2) makes 

cornerstone of the Core Strategy and says, inter alia, that all development should 

be accessible by green travel modes, be close to existing infrastructure and 

bute to carbon reduction targets. The proposed l

criteria and in this isolated position away 

proposed residential areas it would result in a dependence o

transport modes relying on fossil fuels and doing nothing to abate the speed of 

it would not meet the requirements of: 

S3 because that says that the Council will promote land for business, industry 

and warehousing in sustainable locations;  

S6 or S7 because they are to do with abating the speed of climate change and 

reducing our reliance on fossil fuels and carbon emissions per person; or,

S9 because it is to do with reducing the need to travel, encouraging aggressive 

modal splits balanced heavily in favour of sustainable transport modes, and 

minimising our dependence on private motor vehicles.  

SUGGESTED CHANGE 

Consequently, on Draft Policy SWE1 South West of Exeter Urban Extension 

client respectfully suggests that the Council replaces: 

15 

and other key strategic developments such as Science  

in the area. It is our client’s belief that 

in its current form 

undermines the delivery of the overall vision for high level, sustainable growth in 

that the proposed employment 

allocation as shown on the key diagram accompanying draft policy SWE1 would be 

national planning guidance 

 sustainability the 

cornerstone of the Core Strategy and says, inter alia, that all development should 

be accessible by green travel modes, be close to existing infrastructure and 

. The proposed location would 

position away from existing and 

a dependence on unsustainable 

ls and doing nothing to abate the speed of 

S3 because that says that the Council will promote land for business, industry 

are to do with abating the speed of climate change and 

reducing our reliance on fossil fuels and carbon emissions per person; or, 

S9 because it is to do with reducing the need to travel, encouraging aggressive 

tainable transport modes, and 

Policy SWE1 South West of Exeter Urban Extension our 
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“c) At least 6Ha of employment land

with something effecting 

“c) well related, small scale employment provision comprising a maximum of 1.5Ha 

to serve the needs of the proposed urban extension"

and reflect in all related strategies and policies

 

employment land”  

with something effecting  

“c) well related, small scale employment provision comprising a maximum of 1.5Ha 

f the proposed urban extension" 

nd reflect in all related strategies and policies (including S3) and diagram

16 

“c) well related, small scale employment provision comprising a maximum of 1.5Ha 

and diagrams. 
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6 CONCLUSIONS 

6.1 It is in the interests of all concerned t

soon as possible and 

welcomed and fully endorsed. 

6.2 However, the level of 

Exeter and East Devon 

period and should be 

adversely affect the viability and delivery of Sky

developments such as the science park, and 

6.3 It is our client’s belief that Teignbridge District Council's Core Strategy

SWE1 in its current form undermines the delivery of the overall vi

level, sustainable growth in the sub region

employment land" to the south west of Exeter

6.4 The proposed location of 

national planning guidance and policy

strategic policies of the Core Strategy. 

6.5 Reference to "at least 6Ha of employment land

from the Core Strategy.

It is in the interests of all concerned that Teignbridge's Core Strategy

 our client believes that the general thrust of it is to be 

welcomed and fully endorsed.  

he level of strategic employment provision currently proposed i

Exeter and East Devon Growth Point is still in excess of what is required in the plan 

and should be significantly reduced. The level of provision 

adversely affect the viability and delivery of Skypark - and other key strategic 

developments such as the science park, and the inter modal facility. 

It is our client’s belief that Teignbridge District Council's Core Strategy

in its current form undermines the delivery of the overall vi

level, sustainable growth in the sub region because it proposes "at least 6Ha of 

to the south west of Exeter. 

location of it is unsustainable and would be against the head of 

national planning guidance and policy, best planning practice, and 

strategic policies of the Core Strategy.  

6Ha of employment land" in this location should be

from the Core Strategy. 

17 

Teignbridge's Core Strategy is adopted as 

our client believes that the general thrust of it is to be 

provision currently proposed in the 

still in excess of what is required in the plan 

level of provision will very likely 

and other key strategic 

inter modal facility.  

It is our client’s belief that Teignbridge District Council's Core Strategy draft policy 

in its current form undermines the delivery of the overall vision for high 

because it proposes "at least 6Ha of 

is unsustainable and would be against the head of 

, best planning practice, and the proposed 

should be removed 
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1 POLICY BACKGROUND

1.1 In the preparation of this document our client has paid particular attention to the 

content of PPS 12 Local Spatial Planning (and in particular paragraphs 4.6, 4.7, 4.8 

– 4.12, 4.16 – 4.18, 4.27 

BACKGROUND 

In the preparation of this document our client has paid particular attention to the 

content of PPS 12 Local Spatial Planning (and in particular paragraphs 4.6, 4.7, 4.8 

4.18, 4.27 – 4.29, 4.4, 4.52, 4.36, 4.37 and 4.45).

1 

In the preparation of this document our client has paid particular attention to the 

content of PPS 12 Local Spatial Planning (and in particular paragraphs 4.6, 4.7, 4.8 

4.29, 4.4, 4.52, 4.36, 4.37 and 4.45). 
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2 SUMMARY 

2.1 Though our client believes that it would be in the interests of all if East Devon’s 

Core Strategy were to be found sound on examination, they feel that in its current 

form it might be found to be unsound mainly because it 

Our client contends that the levels of employment land proposed when matched to 

considered demand far exceeds what is required in the plan period. 

representations are summarized as follows:

• The south west’s Regional Spatial Strategy (RSS), and more impor

analysis behind it, is still vital to planning policy creation for East Devon District 

Council because the leaders of the Council have with other adjacent Council 

leaders continuously reemphasized to the government and others that public 

and private sector partners in the sub region are still signed up to growth levels 

it envisaged.  

• The RSS proposed 160 Ha of employment land to serve 28,500 houses in the 

Exeter and East Devon growth point area (equating to 1 Ha of employment land 

provision per 178 dwellings). The reporting panel felt that 160 Ha to serve 

28,500 houses would lead to an oversupply of employment land. The SoS 

endorsed this view. It also required local authorities across the Exeter area to 

work together to formulate policy.

• The policy direction as outlined in East Devon’s Core Strategy is going from this 

oversupply situation 

houses (1 Ha per 178 houses built) 

to serve 22,500 houses 

more employment land for less houses 

the towns and villages of East Devon, and does not appear to dovetail with the 

policies of adjacent local authorities

• In the absence of demonstrable need 

sites, the amount of employment land provision

strategy would seriously jeopardise the viability and hence delivery of Skypark 

in its currently prop

                                        

1 POLICY CS24 ADVOCATES 1 HA FOR 250

hough our client believes that it would be in the interests of all if East Devon’s 

Core Strategy were to be found sound on examination, they feel that in its current 

be found to be unsound mainly because it would 

contends that the levels of employment land proposed when matched to 

considered demand far exceeds what is required in the plan period. 

summarized as follows: 

The south west’s Regional Spatial Strategy (RSS), and more impor

analysis behind it, is still vital to planning policy creation for East Devon District 

Council because the leaders of the Council have with other adjacent Council 

leaders continuously reemphasized to the government and others that public 

ivate sector partners in the sub region are still signed up to growth levels 

The RSS proposed 160 Ha of employment land to serve 28,500 houses in the 

Exeter and East Devon growth point area (equating to 1 Ha of employment land 

178 dwellings). The reporting panel felt that 160 Ha to serve 

28,500 houses would lead to an oversupply of employment land. The SoS 

endorsed this view. It also required local authorities across the Exeter area to 

work together to formulate policy. 

cy direction as outlined in East Devon’s Core Strategy is going from this 

oversupply situation of 160 Ha of employment land provision 

(1 Ha per 178 houses built)  to 247.5 Ha of employment land provision 

to serve 22,500 houses (equating to 1 HA of employment land per 91 houses

mployment land for less houses - in addition to an oversupply (63 Ha) in 

the towns and villages of East Devon, and does not appear to dovetail with the 

policies of adjacent local authorities1. 

In the absence of demonstrable need for such a level and range of employment 

sites, the amount of employment land provision currently proposed in the core 

strategy would seriously jeopardise the viability and hence delivery of Skypark 

in its currently proposed form and with it 7000 jobs and enormous economic 

                                           

250 DWELLINGS IN EAST DEVON 

2 

hough our client believes that it would be in the interests of all if East Devon’s 

Core Strategy were to be found sound on examination, they feel that in its current 

would be undeliverable. 

contends that the levels of employment land proposed when matched to 

considered demand far exceeds what is required in the plan period. Our client’s 

The south west’s Regional Spatial Strategy (RSS), and more importantly, the 

analysis behind it, is still vital to planning policy creation for East Devon District 

Council because the leaders of the Council have with other adjacent Council 

leaders continuously reemphasized to the government and others that public 

ivate sector partners in the sub region are still signed up to growth levels 

The RSS proposed 160 Ha of employment land to serve 28,500 houses in the 

Exeter and East Devon growth point area (equating to 1 Ha of employment land 

178 dwellings). The reporting panel felt that 160 Ha to serve 

28,500 houses would lead to an oversupply of employment land. The SoS 

endorsed this view. It also required local authorities across the Exeter area to 

cy direction as outlined in East Devon’s Core Strategy is going from this 

of employment land provision to serve 28,500 

to 247.5 Ha of employment land provision 

ing to 1 HA of employment land per 91 houses) - 

versupply (63 Ha) in 

the towns and villages of East Devon, and does not appear to dovetail with the 

for such a level and range of employment 

currently proposed in the core 

strategy would seriously jeopardise the viability and hence delivery of Skypark 

osed form and with it 7000 jobs and enormous economic 
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benefits.  

• Skypark’s vision for a sustainable exemplar business park, East Devon’s vision 

for high quality employment generation

investment, and the vision for the sub 

around Exeter and East Devon will all be put at risk if the level of employment 

land proposed in East Devon’s Core Strategy is not significantly reduced. 

• Strategic developments like Skypark can only help finance key in

when planning policies help to create or maintain 

conducive to their viability. 

risks their viability and hence the delivery of them and consequently the 

delivery of critical infrastructure.

• Infrastructure delivery, capacity and 1

Devon is an extreme

prejudice this balance 

at best delayed from existing consents

developments). 

Skypark’s vision for a sustainable exemplar business park, East Devon’s vision 

for high quality employment generation partly through lar

, and the vision for the sub region of economic prosperity in and 

around Exeter and East Devon will all be put at risk if the level of employment 

land proposed in East Devon’s Core Strategy is not significantly reduced. 

Strategic developments like Skypark can only help finance key in

when planning policies help to create or maintain balanced 

conducive to their viability. Too generous an oversupply of employment land 

risks their viability and hence the delivery of them and consequently the 

ical infrastructure. 

cture delivery, capacity and 106 contributions in the West End of East 

remely delicate balance. The current proposed allocation would

prejudice this balance meaning that section 106 contributions required 

delayed from existing consents (and not justified from new 

3 

Skypark’s vision for a sustainable exemplar business park, East Devon’s vision 

partly through large scale inward 

region of economic prosperity in and 

around Exeter and East Devon will all be put at risk if the level of employment 

land proposed in East Devon’s Core Strategy is not significantly reduced.  

Strategic developments like Skypark can only help finance key infrastructure 

balanced market conditions 

n oversupply of employment land 

risks their viability and hence the delivery of them and consequently the 

in the West End of East 

he current proposed allocation would 

meaning that section 106 contributions required would be 

and not justified from new 
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3 VISION FOR EAST DEVO

SECTION 3 - VISION FOR EAST DEVO

3.1 Paragraph 3.2 of the Draft Core Strategy sets out the vision for East Devon: “The 

Core Strategy will help 

help us tackle the challenges we face over the next 20 years, we have created a 

Vision statement to sum up our aims. The vision is aspirational but also it is rooted 

in realism. We welcome your co

3.2 East Devon will play its part in boosting the economy of the Exeter sub

encouraging significant growth within the West End of the District through:

• allocating Cranbrook, a prototype 'eco

extensions east of Exeter; 

• promoting the Exeter Science Park, Skypark, an inter

and the expansion of Exeter Airport; encouraging high technology industries 

and opening up our market and coastal communities 

innovations, and  

• facilitating the change to a low carbon economy and supporting an advanced 

public transport system to connect the main employment sites with established 

and new communities. 

3.3 East Devon will provide for more ba

in better alignment by:

• providing major employment and housing and community facilities in Exmouth; 

vital housing growth at Axminster, with more modest growth at Honiton, Ottery 

St Mary, Seaton and Sidmouth; 

• finding smart solutions to meeting affordable rural housing and employment 

needs, and  

• ensuring services are provided to meet the changing needs of an ageing 

population by maintaining and supporting services that can be delivered 

locally...” 

 

VISION FOR EAST DEVON 

VISION FOR EAST DEVON TO 2031 

Paragraph 3.2 of the Draft Core Strategy sets out the vision for East Devon: “The 

Core Strategy will help shape East Devon in the years ahead. As a starting point to 

help us tackle the challenges we face over the next 20 years, we have created a 

Vision statement to sum up our aims. The vision is aspirational but also it is rooted 

in realism. We welcome your comments on whether you think we have got it right.

East Devon will play its part in boosting the economy of the Exeter sub

encouraging significant growth within the West End of the District through:

allocating Cranbrook, a prototype 'eco-town' new community, plus urban 

extensions east of Exeter;  

promoting the Exeter Science Park, Skypark, an inter-modal rail freight depot, 

and the expansion of Exeter Airport; encouraging high technology industries 

and opening up our market and coastal communities to the latest technological 

facilitating the change to a low carbon economy and supporting an advanced 

public transport system to connect the main employment sites with established 

and new communities.  

East Devon will provide for more balanced communities where homes and jobs are 

in better alignment by: 

providing major employment and housing and community facilities in Exmouth; 

vital housing growth at Axminster, with more modest growth at Honiton, Ottery 

St Mary, Seaton and Sidmouth;  

ding smart solutions to meeting affordable rural housing and employment 

ensuring services are provided to meet the changing needs of an ageing 

population by maintaining and supporting services that can be delivered 

4 

Paragraph 3.2 of the Draft Core Strategy sets out the vision for East Devon: “The 

shape East Devon in the years ahead. As a starting point to 

help us tackle the challenges we face over the next 20 years, we have created a 

Vision statement to sum up our aims. The vision is aspirational but also it is rooted 

mments on whether you think we have got it right. 

East Devon will play its part in boosting the economy of the Exeter sub-region by 

encouraging significant growth within the West End of the District through: 

community, plus urban 

modal rail freight depot, 

and the expansion of Exeter Airport; encouraging high technology industries 

to the latest technological 

facilitating the change to a low carbon economy and supporting an advanced 

public transport system to connect the main employment sites with established 

lanced communities where homes and jobs are 

providing major employment and housing and community facilities in Exmouth; 

vital housing growth at Axminster, with more modest growth at Honiton, Ottery 

ding smart solutions to meeting affordable rural housing and employment 

ensuring services are provided to meet the changing needs of an ageing 

population by maintaining and supporting services that can be delivered 
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Observations on Paragraph 3.2 of the Core Strategy

3.4 Our client welcomes the overall tone of the vision which includes “promoting 

...Skypark ...and... facilitating the change to a low carbon economy and 

an advanced public transport system to connect the main empl

established and new communities” but questions whether it is “rooted in realism”. 

3.5 It is not realistic to assume that strategic development will just happen. Around 

£100 Million pounds of public sector investment has had to go into the Ex

East Devon growth point area to supplement large scale private sector investment 

in attempts to make development happen there. Skypark is just one of several 

developments that will benefit from that investment with which comes critical 

infrastructure, development and prosperity, provided it’s viable to develop. 

3.6 Put another way, a massive amount of public money has been essential to help 

create conditions conducive to private sector investment and should those 

conditions deteriorate then either: de

diluted and/or haphazard form without investment in infrastructure; or more public 

money will be needed to plug a larger viability gap. Macroeconomic forces are 

volatile enough, but planning policy should not wor

markets and an apparent lack of alignment with the core strategies of other 

adjacent local authorities in the area has led to the levels of employment land 

proposed in the sub region meaning that 

levels of inward investment and development activity as well as diminishing the 

ability of each public sector pound spent so far to deliver the key infrastructure 

needed in the short, medium and long term. 

3.7 Therefore, what is realistic is tha

proposed in East Devon’s Full Consultation Core Strategy 

aligned to need and other core strategies. Otherwise it will

viability and hence delivery of Skypa

7000 jobs and  enormous economic benefits

Paragraph 3.2 of the Core Strategy 

Our client welcomes the overall tone of the vision which includes “promoting 

...Skypark ...and... facilitating the change to a low carbon economy and 

an advanced public transport system to connect the main empl

established and new communities” but questions whether it is “rooted in realism”. 

It is not realistic to assume that strategic development will just happen. Around 

£100 Million pounds of public sector investment has had to go into the Ex

East Devon growth point area to supplement large scale private sector investment 

in attempts to make development happen there. Skypark is just one of several 

developments that will benefit from that investment with which comes critical 

ure, development and prosperity, provided it’s viable to develop. 

Put another way, a massive amount of public money has been essential to help 

create conditions conducive to private sector investment and should those 

conditions deteriorate then either: development will not happen; will happen in a 

diluted and/or haphazard form without investment in infrastructure; or more public 

money will be needed to plug a larger viability gap. Macroeconomic forces are 

volatile enough, but planning policy should not worsen their effect on development 

markets and an apparent lack of alignment with the core strategies of other 

adjacent local authorities in the area has led to the levels of employment land 

proposed in the sub region meaning that the proposed policy would le

levels of inward investment and development activity as well as diminishing the 

ability of each public sector pound spent so far to deliver the key infrastructure 

needed in the short, medium and long term.  

Therefore, what is realistic is that the level of employment land provision currently 

proposed in East Devon’s Full Consultation Core Strategy needs to be more closely 

aligned to need and other core strategies. Otherwise it will seriously jeopardise the 

viability and hence delivery of Skypark in its currently proposed form and with it 

7000 jobs and  enormous economic benefits.  

5 

Our client welcomes the overall tone of the vision which includes “promoting 

...Skypark ...and... facilitating the change to a low carbon economy and supporting 

an advanced public transport system to connect the main employment sites with 

established and new communities” but questions whether it is “rooted in realism”.  

It is not realistic to assume that strategic development will just happen. Around 

£100 Million pounds of public sector investment has had to go into the Exeter and 

East Devon growth point area to supplement large scale private sector investment 

in attempts to make development happen there. Skypark is just one of several 

developments that will benefit from that investment with which comes critical 

ure, development and prosperity, provided it’s viable to develop.  

Put another way, a massive amount of public money has been essential to help 

create conditions conducive to private sector investment and should those 

velopment will not happen; will happen in a 

diluted and/or haphazard form without investment in infrastructure; or more public 

money will be needed to plug a larger viability gap. Macroeconomic forces are 

sen their effect on development 

markets and an apparent lack of alignment with the core strategies of other 

adjacent local authorities in the area has led to the levels of employment land 

policy would lead to reduced 

levels of inward investment and development activity as well as diminishing the 

ability of each public sector pound spent so far to deliver the key infrastructure 

he level of employment land provision currently 

needs to be more closely 

seriously jeopardise the 

rk in its currently proposed form and with it 
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3.8 It’s our client’s view that 

park2, East Devon’s vision for high quality employment generation, and the vision 

for the sub region of economic prosperity via the delivery of key infrastructure in 

and around Exeter and East Devon will all be put at risk if the level of employment 

land proposed in East Devon’s Core Strategy is not significantly 

with strategic choice and need

 

                                        

2 SKYPARK IS PIVOTAL IN DELIVERING A STEP CH

BECAUSE IT IS WHERE A COMBINED HEAT AND 

INVOLVING SKYPARK, THE ENERGY COMPANY 

SECTOR MONEY TO LEVERAGE IN AROUND £35

WHICH WOULD BE AT RISK IF SKYPARK CANNOT PROCEE

 

our client’s view that Skypark’s vision for a sustainable exemplar business 

, East Devon’s vision for high quality employment generation, and the vision 

the sub region of economic prosperity via the delivery of key infrastructure in 

and around Exeter and East Devon will all be put at risk if the level of employment 

land proposed in East Devon’s Core Strategy is not significantly 

rategic choice and need.  

 

                                           

DELIVERING A STEP CHANGE IN LOW CARBON TECHNOLOGIES LEADING TO RELATED INWARD IN

EAT AND POWER PLANT (CHPP) WILL BE LOCATED. THERE IS A BUSINESS DEAL IN

THE ENERGY COMPANY EON, AND THE CRANBROOK DEVELOPERS TAKING ADVANTAGE OF 

£35 M OF PRIVATE SECTOR MONEY TO DELIVER THE CHPP AND PIPE NETWORK ALL

KYPARK CANNOT PROCEED BECAUSE OF ISSUES WITH VIABILITY.  

6 

Skypark’s vision for a sustainable exemplar business 

, East Devon’s vision for high quality employment generation, and the vision 

the sub region of economic prosperity via the delivery of key infrastructure in 

and around Exeter and East Devon will all be put at risk if the level of employment 

land proposed in East Devon’s Core Strategy is not significantly reassessed in line 

TO RELATED INWARD INVESTMENT 

S A BUSINESS DEAL IN PLACE 

TAKING ADVANTAGE OF £3.5 M OF PUBLIC 

AND PIPE NETWORK ALL OF 
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4 DRAFT POLICIES CS1, 

4.1 Draft Policy CS1 Overall Spatial Strategy for Development in East Devon 

(under 2. at “Planned provision...”) that “185 Ha of employment land will be 

provided” [in East Devon]. Draft Policy

employment provision across East Devon. Draft policy CS5 reaffirms this spatial 

distribution of employment land to the east of Exeter in written form.

Observations on Draft Policies CS1, CS2, and CS5

4.2 Our client embraces the general thrust of the policy in terms of it proposing to 

accommodate strategic development to the east of Exeter however objects to the 

spatial strategy for employment provision proposed in Draft Policies CS1, CS2 and 

CS5. 

4.3 As currently proposed the overall provision of employment land risks the delivery 

of Skypark. As the Council already recognizes, Skypark is a key component of the 

overall strategy for sustainable high quality growth in the sub region

which puts Skypark at risk will 

jobs and the enormous economic benefits directly associated with the development 

but also substantially undermine the 

prosperity and the delivery of key infrastr

Devon. 

4.4 Though there are still question marks over Regional Spatial Strategies (RSS) in 

general (though the recent Cala legal decision would tend to support that they are 

still very important for a period of time

importantly, the analysis behind it, is still vital to policy generation for East Devon 

District Council. This is because the leaders of Devon County Council, East Devon 

District Council and Exeter City Council have recently writ

                                        

3 R (CALA HOMES (SOUTH) LTD) V SECRETARY OF 

(ADMIN); [2010] WLR (D) 287 

 

DRAFT POLICIES CS1, CS2, AND CS5 

Draft Policy CS1 Overall Spatial Strategy for Development in East Devon 

(under 2. at “Planned provision...”) that “185 Ha of employment land will be 

provided” [in East Devon]. Draft Policy CS2 takes this on and shows in tabular form 

employment provision across East Devon. Draft policy CS5 reaffirms this spatial 

distribution of employment land to the east of Exeter in written form.

Observations on Draft Policies CS1, CS2, and CS5 

embraces the general thrust of the policy in terms of it proposing to 

accommodate strategic development to the east of Exeter however objects to the 

employment provision proposed in Draft Policies CS1, CS2 and 

d the overall provision of employment land risks the delivery 

of Skypark. As the Council already recognizes, Skypark is a key component of the 

overall strategy for sustainable high quality growth in the sub region

which puts Skypark at risk will not only endanger the forecast 7000 high quality 

jobs and the enormous economic benefits directly associated with the development 

but also substantially undermine the spatial vision for the sub region of economic 

prosperity and the delivery of key infrastructure in and around Exeter and East 

Though there are still question marks over Regional Spatial Strategies (RSS) in 

general (though the recent Cala legal decision would tend to support that they are 

for a period of time3), the south west’s RSS, and more 

importantly, the analysis behind it, is still vital to policy generation for East Devon 

District Council. This is because the leaders of Devon County Council, East Devon 

District Council and Exeter City Council have recently written to the Government 

                                           

ECRETARY OF STATE FOR COMMUNITIES AND LOCAL GOVERNMENT [2010]

7 

Draft Policy CS1 Overall Spatial Strategy for Development in East Devon states 

(under 2. at “Planned provision...”) that “185 Ha of employment land will be 

CS2 takes this on and shows in tabular form 

employment provision across East Devon. Draft policy CS5 reaffirms this spatial 

distribution of employment land to the east of Exeter in written form. 

embraces the general thrust of the policy in terms of it proposing to 

accommodate strategic development to the east of Exeter however objects to the 

employment provision proposed in Draft Policies CS1, CS2 and 

d the overall provision of employment land risks the delivery 

of Skypark. As the Council already recognizes, Skypark is a key component of the 

overall strategy for sustainable high quality growth in the sub region. Anything 

not only endanger the forecast 7000 high quality 

jobs and the enormous economic benefits directly associated with the development 

vision for the sub region of economic 

ucture in and around Exeter and East 

Though there are still question marks over Regional Spatial Strategies (RSS) in 

general (though the recent Cala legal decision would tend to support that they are 

south west’s RSS, and more 

importantly, the analysis behind it, is still vital to policy generation for East Devon 

District Council. This is because the leaders of Devon County Council, East Devon 

ten to the Government 

[2010] EWHC 2866 
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reinforcing that public and private sector partners in the sub region are still signed 

up to the level of employment growth it envisaged. Consequently, in considering 

the level of employment land now proposed in the core strategy, ref

to be made to the relevant parts of the RSS.

4.5 4.4.17 of the panel report into the draft RSS said “the draft RSS sets out a 

requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

edge of Exeter and a further 20 hectares

K, but we find it impossible to reconcile this requirement with the above 

assessments. We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 

may be taking ‘policy-

inter-modal facility4 into account we take the view that we should accept the 

higher figures.”  

4.6 The panel therefore had strong reservations that too much employment land was 

to be identified in the Exeter and East Devon growth point area and the Secretary 

of State (SoS) fully endorsed this view.

4.7 The panel report also advised that local a

cross boundary locations, presumably to deliver key infrastructure and to stop 

matters arising such as an oversupply of employment land. This was accepted by 

the SoS too, the point being that it is difficult for ou

could write policy without first understanding the position of other adjacent 

authorities in the area that would be affected by its policy (and vice versa).

4.8 Therefore, given that the Local Authorities and their private sector

signed up to the growth levels proposed in the RSS, when creating policy it’s 

important to consider that the RSS was written during 

growth (leading to exceptional demand levels for employment land

demand from e.g Met Office relocation, Ashfords, Michelmores and EDF

on city development (thus limiting growth elsewhere in East Devon not to mention 

                                        

4 THE PANEL REPORT MAKES CLEAR THAT IT IS INCLUDI

reinforcing that public and private sector partners in the sub region are still signed 

up to the level of employment growth it envisaged. Consequently, in considering 

the level of employment land now proposed in the core strategy, ref

to be made to the relevant parts of the RSS. 

4.4.17 of the panel report into the draft RSS said “the draft RSS sets out a 

requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

edge of Exeter and a further 20 hectares [160 Ha in total] linked to Area of Search 

K, but we find it impossible to reconcile this requirement with the above 

assessments. We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 

-on’ proposals such as Skypark, the Science Park and the 

into account we take the view that we should accept the 

The panel therefore had strong reservations that too much employment land was 

to be identified in the Exeter and East Devon growth point area and the Secretary 

of State (SoS) fully endorsed this view. 

The panel report also advised that local authorities would have to work together at 

cross boundary locations, presumably to deliver key infrastructure and to stop 

matters arising such as an oversupply of employment land. This was accepted by 

the SoS too, the point being that it is difficult for our client to see how East Devon 

could write policy without first understanding the position of other adjacent 

authorities in the area that would be affected by its policy (and vice versa).

Therefore, given that the Local Authorities and their private sector

signed up to the growth levels proposed in the RSS, when creating policy it’s 

important to consider that the RSS was written during very strong economic 

(leading to exceptional demand levels for employment land

and from e.g Met Office relocation, Ashfords, Michelmores and EDF

(thus limiting growth elsewhere in East Devon not to mention 

                                           

IT IS INCLUDING 62 HA AT THE INTER MODAL FACILITY IN THIS ANALYSIS

8 

reinforcing that public and private sector partners in the sub region are still signed 

up to the level of employment growth it envisaged. Consequently, in considering 

the level of employment land now proposed in the core strategy, reference needs 

4.4.17 of the panel report into the draft RSS said “the draft RSS sets out a 

requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

[160 Ha in total] linked to Area of Search 

K, but we find it impossible to reconcile this requirement with the above 

assessments. We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the supply of land. 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 

on’ proposals such as Skypark, the Science Park and the 

into account we take the view that we should accept the 

The panel therefore had strong reservations that too much employment land was 

to be identified in the Exeter and East Devon growth point area and the Secretary 

uthorities would have to work together at 

cross boundary locations, presumably to deliver key infrastructure and to stop 

matters arising such as an oversupply of employment land. This was accepted by 

r client to see how East Devon 

could write policy without first understanding the position of other adjacent 

authorities in the area that would be affected by its policy (and vice versa). 

Therefore, given that the Local Authorities and their private sector partners are still 

signed up to the growth levels proposed in the RSS, when creating policy it’s 

very strong economic 

(leading to exceptional demand levels for employment land on the back of 

and from e.g Met Office relocation, Ashfords, Michelmores and EDF), focused 

(thus limiting growth elsewhere in East Devon not to mention 

IN THIS ANALYSIS. 
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other surrounding districts) and meant that 160 Ha of employment land would 

serve 28500 houses5 

Devon, Exeter City, and a small part of Teignbridge towards the south west of 

Exeter. Overall this level of growth would have equated to 1 HA of employment 

land per 178 houses built in the Exeter and 

4.9 With all of this in mind our client would respectfully highlight that:

• Exeter’s core strategy is promoting 60 Ha of employment land

period (2006 – 2026)

• The masterplan for South West Exeter proposes an additional

• East Devon is currently proposing (in a similar plan period) 111 Ha

figure excludes 62 Ha at the inter

Ha of consented land at Greendale and Hill Barton and 63 Ha elsewhere in East 

Devon (including 20 Ha at Honiton along the A30).

• A TOTAL OF 247 Ha

4.10 Furthermore, and most crucially, our client respectfully asks you to note that the 

level of housing that will be provided in the same growth point area will now be 

considerably less accordi

masterplan for South West Exeter. According to these and other public documents 

there will now be 22500 houses

proposed the demand for employment land

will be much less than 160 Ha because it will be required to serve 22500 houses 

and not 28500 houses as anticipated in the RSS. 

                                        

5  ROUGHLY COMPRISING 15000 IN THE C

2500 BLACKHORSE 

6 20 HA ALREADY COMPLETED OR CONSENTED 

BARTON, 5.5 HA AT IBSTOCK BRICKWORKS AT 

7 14 HA AT CRANBROOK, 9 HA AT BLACKHORSE

EXETER AIRPORT BUSINESS PARK  

8 12000 IN THE CITY, 5000 AT CRANBROOK

other surrounding districts) and meant that 160 Ha of employment land would 

 in a growth point area made up of the West End of East 

Devon, Exeter City, and a small part of Teignbridge towards the south west of 

Exeter. Overall this level of growth would have equated to 1 HA of employment 

land per 178 houses built in the Exeter and East Devon growth point area. 

With all of this in mind our client would respectfully highlight that:

Exeter’s core strategy is promoting 60 Ha of employment land

2026) 

The masterplan for South West Exeter proposes an additional 

East Devon is currently proposing (in a similar plan period) 111 Ha

figure excludes 62 Ha at the inter-modal facility (Please see Footnote 4) and 13 

Ha of consented land at Greendale and Hill Barton and 63 Ha elsewhere in East 

evon (including 20 Ha at Honiton along the A30). 

A TOTAL OF 247 Ha 

Furthermore, and most crucially, our client respectfully asks you to note that the 

level of housing that will be provided in the same growth point area will now be 

considerably less according to the core strategies of Exeter and East Devon and the 

masterplan for South West Exeter. According to these and other public documents 

there will now be 22500 houses8. Therefore, with a reduced level of housing 

demand for employment land provision in the area in the plan period 

will be much less than 160 Ha because it will be required to serve 22500 houses 

and not 28500 houses as anticipated in the RSS.  

                                           

CITY, 7500 AT CRANBROOK, 2500 TO THE SOUTH WEST OF EXETER

OR CONSENTED , 1.5 HA IN THE CITY CENTRE, 16 HA AT NEWCOURT, 5 HA AT 

RICKWORKS AT PINHOE, 12 HA AT MATFORD 

LACKHORSE, 50 HA AT SKYPARK, 25 HA AT SCIENCE PARK, 5 HA AT EXETER 

RANBROOK, 2500 TO THE SOUTH WEST OF EXETER, 800 AT PINHOE, AND

9 

other surrounding districts) and meant that 160 Ha of employment land would 

in a growth point area made up of the West End of East 

Devon, Exeter City, and a small part of Teignbridge towards the south west of 

Exeter. Overall this level of growth would have equated to 1 HA of employment 

East Devon growth point area.  

With all of this in mind our client would respectfully highlight that: 

Exeter’s core strategy is promoting 60 Ha of employment land6 in the plan 

 1.5 Ha to 2026. 

East Devon is currently proposing (in a similar plan period) 111 Ha7, but this 

modal facility (Please see Footnote 4) and 13 

Ha of consented land at Greendale and Hill Barton and 63 Ha elsewhere in East 

Furthermore, and most crucially, our client respectfully asks you to note that the 

level of housing that will be provided in the same growth point area will now be 

ng to the core strategies of Exeter and East Devon and the 

masterplan for South West Exeter. According to these and other public documents 

. Therefore, with a reduced level of housing 

in the area in the plan period 

will be much less than 160 Ha because it will be required to serve 22500 houses 

XETER, 1000 AT PINHOE AND 

A AT MONKERTON/HILL 

XETER AIRPORT, 5 HA AT 

AND, 2200 BLACKHORSE. 
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4.11 However, the policy direction as outlined in the Core Strategy is going from what 

the panel reporting on the draft RSS saw as a potential oversupply situation in the 

Exeter and East Devon area of 160 Ha of employment land serving 28500 houses 

(and the SoS fully endorsed this view) 

178 houses built - with supplementary small scale development in the surrounding 

towns and villages to 247.5 Ha

employment land per 91

63 Ha in the towns and villages of East De

4.12 In summary, it is our client’s view therefore that the level of employment provision 

currently proposed is far too generous

needs to be reduced10

level needed in the plan period and is 

agreed by the various local authorities in the Exeter and East Devon growth point 

area.  This level of provision is very likely to adversely affect the viability and 

delivery of Skypark -

Park, and inter modal facility 

Core Strategy in its current form undermines the delivery of the overall vision for 

high level, sustainable growth in the sub region.

The Effects of Oversupply of Employment Land

4.13 It is known that decisions to develop and the volume of development activity 

depend primarily on the 

critical to the delivery of key physical infrastructure. The 

depends on there being a positive 

project and the total cost of 

                                        

9 111 HA AS OUTLINED IN EAST DEVON’S CORE STRATEGY 

AND 13 HA AT GREENDALE AND HILL BARTON

TEIGNBRIDGE.  

10 BASED ON 160 HA OF EMPLOYMENT LAND

EMPLOYMENT LAND. 

However, the policy direction as outlined in the Core Strategy is going from what 

anel reporting on the draft RSS saw as a potential oversupply situation in the 

Exeter and East Devon area of 160 Ha of employment land serving 28500 houses 

(and the SoS fully endorsed this view) - equating to 1 HA of employment land per 

with supplementary small scale development in the surrounding 

towns and villages to 247.5 Ha9 to serve 22,500 houses equating to 1 HA of 

employment land per 91 houses built complemented by an unnecessary supply of 

63 Ha in the towns and villages of East Devon. 

In summary, it is our client’s view therefore that the level of employment provision 

currently proposed is far too generous and in order to meet the spatial strategy 

10. Such a high level of over provision is far in excess of the 

el needed in the plan period and is not consistent with the coordinated approach 

agreed by the various local authorities in the Exeter and East Devon growth point 

area.  This level of provision is very likely to adversely affect the viability and 

- and other key strategic developments such as Science 

ark, and inter modal facility - in the area. It is our client’s belief that East Devon’s 

Core Strategy in its current form undermines the delivery of the overall vision for 

tainable growth in the sub region. 

The Effects of Oversupply of Employment Land 

It is known that decisions to develop and the volume of development activity 

depend primarily on the viability of development. Development 

ivery of key physical infrastructure. The viability 

being a positive difference between the value of a completed 

project and the total cost of the development.  

                                           

S CORE STRATEGY  –PLEASE SEE FOOTNOTE 7 – PLUS 62 HA AT THE INTERMODAL 

ARTON IN EAST DEVON , 60 HA IN EXETER, AND 1.5 HA TO THE SOUTH WEST 

A OF EMPLOYMENT LAND SERVING 28,500 DWELLINGS, 22,500 DWELLINGS SHOULD BE 

10 

However, the policy direction as outlined in the Core Strategy is going from what 

anel reporting on the draft RSS saw as a potential oversupply situation in the 

Exeter and East Devon area of 160 Ha of employment land serving 28500 houses 

equating to 1 HA of employment land per 

with supplementary small scale development in the surrounding 

to serve 22,500 houses equating to 1 HA of 

houses built complemented by an unnecessary supply of 

In summary, it is our client’s view therefore that the level of employment provision 

in order to meet the spatial strategy 

far in excess of the 

not consistent with the coordinated approach 

agreed by the various local authorities in the Exeter and East Devon growth point 

area.  This level of provision is very likely to adversely affect the viability and 

strategic developments such as Science  

in the area. It is our client’s belief that East Devon’s 

Core Strategy in its current form undermines the delivery of the overall vision for 

It is known that decisions to develop and the volume of development activity 

Development that is viable is 

viability of development 

difference between the value of a completed 

A AT THE INTERMODAL FACILITY 

A TO THE SOUTH WEST OF THE CITY IN  

DWELLINGS SHOULD BE SERVED BY 126 HA OF 
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4.14 Therefore, when development is viable

increase. A large oversupply of employment land 

lead to the polar opposite of this required scenario because it would 

affect viability. (It would 

adversely affecting yields

and sustainability of development

4.15 Consequently, the level of employment land proposed in the core strategy would 

perversely not make for conditions conducive to investment in development (and 

development competes with other sectors for investment). A lack of confidence 

values would make exemplar sustainable strategic schemes that are being asked to 

contribute large amounts o

the sub region (like Skypark) unviable leading to the potential loss of jobs and 

prosperity. And viability has a crucial role to play when making planning policy.

The Importance of Taking Viability

Policy 

4.16 Lord Justice Keene in the Appeal Court in 2008

viability and the making of planning policy that viability assessments are “not 

peripheral, optional or cosmetic. [but]... patently a crucial 

In other words planning authorities have a key role to play in ensuring that 

strategic developments can be delivered and can help finance key infrastructure 

                                        

11 THE YIELD IS ONE OF TWO COMPONENTS OF THE

DETERMINING THE PERFORMANCE OF REAL ESTA

RECESSION YIELDS RISE, CAPITAL VALUES FALL

THE DEMAND FOR REAL ESTATE INVESTMENT AN

DEVELOPMENT ACTIVITY SINCE THEY INDUCE 

DEMAND, AND CONSTRUCTION COSTS, PLANNING POLICY CAN 

ENSURING AS MUCH AS POSSIBLE THAT PLANS ARE SET 

TO SET OUT CONDITIONS CONDUCIVE TO INVES

12 PERSIMMON HOMES, BARRATT HOMES AND 

development is viable, the number of new projec

oversupply of employment land (whilst seemingly lauda

d to the polar opposite of this required scenario because it would 

affect viability. (It would put downward pressure on rental and capital values

adversely affecting yields11 and viability with consequential pressure on the quality 

and sustainability of development). 

Consequently, the level of employment land proposed in the core strategy would 

not make for conditions conducive to investment in development (and 

development competes with other sectors for investment). A lack of confidence 

make exemplar sustainable strategic schemes that are being asked to 

contribute large amounts of 106 contributions and which are crucial to the vision of 

the sub region (like Skypark) unviable leading to the potential loss of jobs and 

prosperity. And viability has a crucial role to play when making planning policy.

The Importance of Taking Viability into Account When Making Planning 

Lord Justice Keene in the Appeal Court in 200812 said when commenting on 

viability and the making of planning policy that viability assessments are “not 

peripheral, optional or cosmetic. [but]... patently a crucial requirement of policy.” 

In other words planning authorities have a key role to play in ensuring that 

strategic developments can be delivered and can help finance key infrastructure 

                                           

WO COMPONENTS OF THE CAPITAL VALUE OF PROPERTY. CHANGES IN YIELDS ARE A SIGNIFICANT FACTOR

ORMANCE OF REAL ESTATE AS AN INVESTMENT. (IN A BOOM YIELDS FALL, CAPITAL VALUES INCRE

CAPITAL VALUES FALL.) CHANGING INTEREST RATES, BOND YIELDS AND RENTAL GROWTH EXPECTATIO

ESTATE INVESTMENT AND THUS, THE LEVEL OF YIELDS. EVEN THOUGH MACROECONOMIC FORCES AFFECT 

Y SINCE THEY INDUCE CHANGES TO THINGS LIKE RENTAL VALUES, YIELDS, OCCUPIER DEMAND

PLANNING POLICY CAN HELP CREATE CERTAINTY IN THE COMMERCIAL 

PLANS ARE SET OUT TO ENCOURAGE AND MAINTAIN DEVELOPMENT ACTIVITY BY USING PO

S CONDUCIVE TO INVESTMENT RETURN. 

OMES AND MILLHOUSE DEVELOPMENTS V BLYTH VALLEY BOROUGH C

11 

, the number of new projects will tend to 

(whilst seemingly laudable) would 

d to the polar opposite of this required scenario because it would adversely 

put downward pressure on rental and capital values 

and viability with consequential pressure on the quality 

Consequently, the level of employment land proposed in the core strategy would 

not make for conditions conducive to investment in development (and 

development competes with other sectors for investment). A lack of confidence in 

make exemplar sustainable strategic schemes that are being asked to 

f 106 contributions and which are crucial to the vision of 

the sub region (like Skypark) unviable leading to the potential loss of jobs and 

prosperity. And viability has a crucial role to play when making planning policy. 

into Account When Making Planning 

said when commenting on 

viability and the making of planning policy that viability assessments are “not 

requirement of policy.” 

In other words planning authorities have a key role to play in ensuring that 

strategic developments can be delivered and can help finance key infrastructure 

A SIGNIFICANT FACTOR 

CAPITAL VALUES INCREASE; IN A 

AL GROWTH EXPECTATIONS AFFECT 

OMIC FORCES AFFECT 

OCCUPIER DEMAND, INVESTMENT 

Y IN THE COMMERCIAL DEVELOPMENT SECTOR BY 

ACTIVITY BY USING POLICY 

COUNCIL [2008] 
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provision hence13 (as detailed in PPS12) by helping to create or maintain 

conditions conducive to investor return utilising policy. Creating policies that would 

result in an oversupply of 

Recommendations on Draft Policies CS1, CS2 and CS5

4.17 On Draft Policy CS1 Overall Spatial Strategy

client respectfully suggests that the Council replaces:

“2. 185 Ha of employment land will be provided

with something effecting 

“2. 132.5 Ha of strategic employment land will be provided in the West End of East 

Devon comprising 25 Ha at the Science Park, 40 Ha at the Skypark, 62.5 Ha at the 

inter modal facility, and 5

employment land provision elsewhere in 

Development Plan Document XX

and reflect this in Draft Policies CS2 and CS5. (As well as 

that we deal with below)

 

                                        

13 IN SHORT THE DRAFT POLICIES CS1, CS

INFRASTRUCTURE THAT IT SEEKS AS SET OUT 

TO BE MADE BETWEEN POLICIES CS7 AND CS37

WILL NOT SOLVE “PUMP PRIMING” ISSUES IN WHAT PROMI

 

14 THIS WOULD COMPLEMENT THE PROVISION OF 

TEIGNBRIDGE DISTRICT. 

(as detailed in PPS12) by helping to create or maintain 

nditions conducive to investor return utilising policy. Creating policies that would 

result in an oversupply of strategic employment land runs contrary 

Recommendations on Draft Policies CS1, CS2 and CS5 

Overall Spatial Strategy for Development in East Devon our 

client respectfully suggests that the Council replaces: 

“2. 185 Ha of employment land will be provided”  

with something effecting  

132.5 Ha of strategic employment land will be provided in the West End of East 

comprising 25 Ha at the Science Park, 40 Ha at the Skypark, 62.5 Ha at the 

inter modal facility, and 5 Ha at Cranbrook supplemented by small scale 

employment land provision elsewhere in the district and by the policies of a 

Development Plan Document XX.14” 

and reflect this in Draft Policies CS2 and CS5. (As well as the other 

we deal with below) 

 

                                           

CS2, AND CS5 WILL UNDERMINE THE COUNCIL’S ABILITY TO DELIVER

IT SEEKS AS SET OUT IN POLICY CS7. (INCIDENTALLY WE ALSO SUGGEST THAT STRONGE

CS37 IF THE COUNCIL IS TO RELY ON A TARIFF PAYING FOR INFRASTRUCTURE THOUGH 

ISSUES IN WHAT PROMISES TO BE A FEW YEARS OF UNCERTAINTY IN DEVELOPMENT MARKETS

SION OF 60 HA IN EXETER CITY AND 1.5 HA TO THE SOUTH WEST 

12 

(as detailed in PPS12) by helping to create or maintain 

nditions conducive to investor return utilising policy. Creating policies that would 

employment land runs contrary to that. 

for Development in East Devon our 

132.5 Ha of strategic employment land will be provided in the West End of East 

comprising 25 Ha at the Science Park, 40 Ha at the Skypark, 62.5 Ha at the 

Ha at Cranbrook supplemented by small scale 

the district and by the policies of a 

the other Draft Policies 

S ABILITY TO DELIVER THE KEY 

SUGGEST THAT STRONGER LINKAGES WILL HAVE 

FRASTRUCTURE THOUGH THIS 

DEVELOPMENT MARKETS.) 

A TO THE SOUTH WEST OF EXETER CITY IN 
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5 DRAFT POLICY CS8

5.1 Draft Policy CS 8 provides for “14 Ha of employment land to accommodate a range 

of employment opportunities for residents of Cr

(our client understands that 5

for Cranbrook and we are referring to the additional 9 Ha proposed

Observations on Draft Policy 

5.2 In the absence of demonstrable need and for

concerning the oversupply of employment land in the sub region our client must 

strongly object to the increase in employment land provision for Cranbrook in draft 

policy CS8. Strong transport linkages exist or are planne

growth sites both in East Devon and in Exeter city creating sustainable 

development in the round.

unnecessary. The site was 

Exeter it being residential with exceptional sustainable links to major employment 

sites such as Skypark and Science P

5.3 It is our client’s contention that in its current form Draft Policy CS8 would lead to 

an oversupply of strategic 

of the strategic employment development 

jeopardize development coming forward in the 

delivery of key physical infrastructure in the short, medium and lon

Recommendations on Draft Policy CS8

5.4 For the foregoing reasons our client respectfully suggests that the Council:

Replaces “2. ....provision of 14 Ha of employment land”  with “2. ....provision of 5 

Ha of employment land” in Draft Policy CS8

DRAFT POLICY CS8 

Draft Policy CS 8 provides for “14 Ha of employment land to accommodate a range 

of employment opportunities for residents of Cranbrook and surrounding areas” 

(our client understands that 5 Ha of employment land has already been set aside 

and we are referring to the additional 9 Ha proposed

Observations on Draft Policy CS8 

In the absence of demonstrable need and for all of the other foregoing reasons 

concerning the oversupply of employment land in the sub region our client must 

strongly object to the increase in employment land provision for Cranbrook in draft 

policy CS8. Strong transport linkages exist or are planned between major housing 

growth sites both in East Devon and in Exeter city creating sustainable 

development in the round. In other words, the employment allocation is 

he site was conceived as part of a sustainable offer to the east of 

it being residential with exceptional sustainable links to major employment 

Skypark and Science Park. 

It is our client’s contention that in its current form Draft Policy CS8 would lead to 

strategic employment land in the sub region affecting the viability 

the strategic employment development already planned for which in turn would 

jeopardize development coming forward in the short/medium term affecting the 

delivery of key physical infrastructure in the short, medium and lon

on Draft Policy CS8 

For the foregoing reasons our client respectfully suggests that the Council:

“2. ....provision of 14 Ha of employment land”  with “2. ....provision of 5 

Ha of employment land” in Draft Policy CS8. (And reflect in CS1 and CS2

13 

Draft Policy CS 8 provides for “14 Ha of employment land to accommodate a range 

anbrook and surrounding areas” 

Ha of employment land has already been set aside 

and we are referring to the additional 9 Ha proposed). 

all of the other foregoing reasons 

concerning the oversupply of employment land in the sub region our client must 

strongly object to the increase in employment land provision for Cranbrook in draft 

d between major housing 

growth sites both in East Devon and in Exeter city creating sustainable 

yment allocation is 

part of a sustainable offer to the east of 

it being residential with exceptional sustainable links to major employment 

It is our client’s contention that in its current form Draft Policy CS8 would lead to 

region affecting the viability 

already planned for which in turn would 

medium term affecting the 

delivery of key physical infrastructure in the short, medium and long term.  

For the foregoing reasons our client respectfully suggests that the Council: 

“2. ....provision of 14 Ha of employment land”  with “2. ....provision of 5 

(And reflect in CS1 and CS2 and CS5.) 



 

Skypark 

6148 

6 DRAFT POLICY CS9

6.1 Draft Policy CS9 makes provision for “9 Ha of employment land to accommodate a 

range of employment opportunities for residents of North of Blackhorse and 

surrounding areas”. 

Observations on Draft Poli

6.2 In the absence of demonstrable need and for all of the other foregoing reasons 

concerning the oversupply of employment land in the sub region our client must 

strongly object to all of the employment land provision aspect in CS9. Strong 

transport linkages exist or are planned between major housing growth sites both in 

East Devon and in Exeter city (including Blackhorse) and strategic employment 

sites (existing and planned) creating sustainable development in the round.

employment allocation is unn

development on the basis of its proximity to Skypark and Science Park.

6.3 It is our client’s contention that in its current form Draft Policy CS9 would lead to 

an oversupply of employment land in the sub region af

development already planned for which in turn would jeopardize development 

coming forward in the 

infrastructure in the short, medium and long term. 

investment in Skypark and the science park on land adjoining.

Recommendations on Draft Polic

6.4 For the foregoing reasons our client respectfully suggests that the Council:

deletes all of “2. Jobs –

(And reflect in CS1 and CS2

DRAFT POLICY CS9 

Draft Policy CS9 makes provision for “9 Ha of employment land to accommodate a 

range of employment opportunities for residents of North of Blackhorse and 

Observations on Draft Policy CS9 

In the absence of demonstrable need and for all of the other foregoing reasons 

concerning the oversupply of employment land in the sub region our client must 

strongly object to all of the employment land provision aspect in CS9. Strong 

kages exist or are planned between major housing growth sites both in 

East Devon and in Exeter city (including Blackhorse) and strategic employment 

sites (existing and planned) creating sustainable development in the round.

employment allocation is unnecessary; the site was chosen 

on the basis of its proximity to Skypark and Science Park.

It is our client’s contention that in its current form Draft Policy CS9 would lead to 

an oversupply of employment land in the sub region affecting the viability of 

development already planned for which in turn would jeopardize development 

coming forward in the short/medium term affecting the delivery of key physical 

infrastructure in the short, medium and long term. It would undermine the 

estment in Skypark and the science park on land adjoining. 

ecommendations on Draft Policy CS9 

For the foregoing reasons our client respectfully suggests that the Council:

– provision of 9 Ha……”.) in Draft Policy CS9

n CS1 and CS2 and CS5.) 

14 

Draft Policy CS9 makes provision for “9 Ha of employment land to accommodate a 

range of employment opportunities for residents of North of Blackhorse and 

In the absence of demonstrable need and for all of the other foregoing reasons 

concerning the oversupply of employment land in the sub region our client must 

strongly object to all of the employment land provision aspect in CS9. Strong 

kages exist or are planned between major housing growth sites both in 

East Devon and in Exeter city (including Blackhorse) and strategic employment 

sites (existing and planned) creating sustainable development in the round. The 

ecessary; the site was chosen for residential 

on the basis of its proximity to Skypark and Science Park. 

It is our client’s contention that in its current form Draft Policy CS9 would lead to 

fecting the viability of 

development already planned for which in turn would jeopardize development 

medium term affecting the delivery of key physical 

It would undermine the 

For the foregoing reasons our client respectfully suggests that the Council: 

”.) in Draft Policy CS9  
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7 DRAFT POLICIES 

7.1 From the outset, our client 

completely understand the economic importance of the airport to the sub region

and, in principle fully support

the provision of services and facilities at it

7.2 Draft Policy CS11 states that to “allow for the future commercial activity of the 

airport it is proposed that 5 Ha of land, within current operational boundaries, wi

be provided for airport related business uses.” 

7.3 Draft Policy CS12 states to “enable modest expansion of the Exeter Airport 

Business Park 5 Ha of additional land (over and above the Training Academy and 

hotel sites) will be allocated”.

Observations on Draft Polic

7.4 On Draft Policy CS11, o

the Council should not 

airport for any development in connection with the provisi

facilities at it because such development would be permitted development as 

described under The Town & Country Planning (General Permitted Development) 

Order 1995 (as amended)

Airport was Permitted Development, for example).

7.5 On Draft Policy CS12, 

an oversupply of emp

inclusion in the core strategy

additional 5Ha of employment land supply (excluding the 3Ha recently consented 

for a training academy and hotel).

7.6 For the foregoing reasons our client respectfully suggests that the Council: 

deletes Draft Policies CS11 

along these lines: 

 

 CS11 AND CS12 

our client would like it to be known and acknowledged 

understand the economic importance of the airport to the sub region

support development there provided it is in connection with 

the provision of services and facilities at it. 

Draft Policy CS11 states that to “allow for the future commercial activity of the 

airport it is proposed that 5 Ha of land, within current operational boundaries, wi

airport related business uses.”  

Draft Policy CS12 states to “enable modest expansion of the Exeter Airport 

Business Park 5 Ha of additional land (over and above the Training Academy and 

hotel sites) will be allocated”. 

Draft Policies CS11 and CS12 

n Draft Policy CS11, our client is of the view that there is no need

 need to set aside land within the operational boundary of an 

airport for any development in connection with the provision of services and 

facilities at it because such development would be permitted development as 

described under The Town & Country Planning (General Permitted Development) 

(as amended)). (The very large Walker Hangar at Exeter International 

rt was Permitted Development, for example). 

On Draft Policy CS12, in its current form, our client believes that it would lead to 

oversupply of employment land in the sub region and must object

inclusion in the core strategy. It would mean in effect that there would be an 

additional 5Ha of employment land supply (excluding the 3Ha recently consented 

for a training academy and hotel). 

For the foregoing reasons our client respectfully suggests that the Council: 

CS11 and CS12 entirely and replaces them with one policy

15 

would like it to be known and acknowledged that they: 

understand the economic importance of the airport to the sub region; 

in connection with 

Draft Policy CS11 states that to “allow for the future commercial activity of the 

airport it is proposed that 5 Ha of land, within current operational boundaries, will 

Draft Policy CS12 states to “enable modest expansion of the Exeter Airport 

Business Park 5 Ha of additional land (over and above the Training Academy and 

need for it because 

need to set aside land within the operational boundary of an 

on of services and 

facilities at it because such development would be permitted development as 

described under The Town & Country Planning (General Permitted Development) 

. (The very large Walker Hangar at Exeter International 

our client believes that it would lead to 

loyment land in the sub region and must object to its 

ct that there would be an 

additional 5Ha of employment land supply (excluding the 3Ha recently consented 

For the foregoing reasons our client respectfully suggests that the Council:  

and replaces them with one policy 
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"To allow for development in connection with the provision of services and facilities 

at the airport (as outlined in 

Development) Order 1995

boundary be extended by 5

(And reflect in CS1 and CS2

 

 

development in connection with the provision of services and facilities 

the airport (as outlined in The Town & Country Planning (General Permitted 

Development) Order 1995 (as amended) it is proposed that the current operat

boundary be extended by 5 Ha." Or words to that effect.  

(And reflect in CS1 and CS2 and CS5.) 

16 

development in connection with the provision of services and facilities 

The Town & Country Planning (General Permitted 

the current operational 
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8 DRAFT POLICY CS13

8.1 Draft Policy CS13 states to “enable long term expansion of Skypark a 10 Ha 

strategic allocation of land is proposed for business/employment generating uses”.

Observations on Draft Policy CS13

8.2 In the absence of demonstrable need and for all of the other foregoing reasons 

concerning the oversupply of employment land in the sub region our client m

strongly object to all of CS13. 

8.3 It is our client’s contention that in its entirety Draft Policy CS13 would lead to an 

oversupply of employment land in the sub region affecting the viability of 

development already planned for which in turn would jeopardize development 

coming forward in the 

infrastructure in the short, medium and long term. 

8.4 Bearing in mind that there would be an oversupply of employment land our client 

believes that the by allocating this site for employment land the

open the way for applications for alternative uses (e.g housing) which may 

compromise the expansion of the airport.

Recommendations on Draft Policy CS13

8.5 For the foregoing reasons our client respectfully suggests that the Council:

deletes Draft Policy CS13 entirely.

                                        

15 UTILISING PPS3 WHEN THERE IS AN OVE

ALTERNATIVE USES (P  44) 

 

DRAFT POLICY CS13 

Draft Policy CS13 states to “enable long term expansion of Skypark a 10 Ha 

ation of land is proposed for business/employment generating uses”.

Observations on Draft Policy CS13 

In the absence of demonstrable need and for all of the other foregoing reasons 

concerning the oversupply of employment land in the sub region our client m

strongly object to all of CS13.  

It is our client’s contention that in its entirety Draft Policy CS13 would lead to an 

oversupply of employment land in the sub region affecting the viability of 

development already planned for which in turn would jeopardize development 

e short/medium term affecting the delivery of key physical 

infrastructure in the short, medium and long term.  

Bearing in mind that there would be an oversupply of employment land our client 

believes that the by allocating this site for employment land the

open the way for applications for alternative uses (e.g housing) which may 

compromise the expansion of the airport.15 

ecommendations on Draft Policy CS13 

For the foregoing reasons our client respectfully suggests that the Council:

aft Policy CS13 entirely. (And reflect in CS1 and CS2 and CS5

                                           

WHEN THERE IS AN OVERSUPPLY OF EMPLOYMENT LAND IN AN AREA IT IS OFTEN EASIER TO ARGUE FOR 

17 

Draft Policy CS13 states to “enable long term expansion of Skypark a 10 Ha 

ation of land is proposed for business/employment generating uses”. 

In the absence of demonstrable need and for all of the other foregoing reasons 

concerning the oversupply of employment land in the sub region our client must 

It is our client’s contention that in its entirety Draft Policy CS13 would lead to an 

oversupply of employment land in the sub region affecting the viability of 

development already planned for which in turn would jeopardize development 

medium term affecting the delivery of key physical 

Bearing in mind that there would be an oversupply of employment land our client 

believes that the by allocating this site for employment land the Council would 

open the way for applications for alternative uses (e.g housing) which may 

For the foregoing reasons our client respectfully suggests that the Council: 

and CS5) 

EASIER TO ARGUE FOR 
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9 DRAFT POLICY CS16

9.1 Draft Policy CS16 makes provision for “a 15 Ha site…for employment uses to the 

west of Honiton” (at “3. 

Observations on Draft Policy CS16

9.2 Our client has already commented on the continuing relevance of the RSS to the 

Exeter and East Devon area and in particular the analysis behind it. At 4.1.37 of 

the SoS Proposed changes to it, it says: “The strategy for Exeter SSCT is to focus 

development within, and adjacent to, the urban area.” 

9.3 In its current form Draft Policy

land and in the wrong location far away from Exeter along the A30 corridor well 

into East Devon against the head of the RSS. This wou

associated with an overprovision in the growth point area outlined throughout this 

representation.  

9.4 We are of the view that t

and around Honiton and in this regard the quantu

suggested location may not be in the best interests of Honiton.

Recommendations on Draft Policy CS16

9.5 For the foregoing reasons our client respectfully suggests that the Council:

Remove the specific allocation and insert a policy

mix of uses.) (And reflect in CS1 and CS2 and CS5)

CS16 

Draft Policy CS16 makes provision for “a 15 Ha site…for employment uses to the 

west of Honiton” (at “3. Jobs…”). 

Observations on Draft Policy CS16 

Our client has already commented on the continuing relevance of the RSS to the 

Exeter and East Devon area and in particular the analysis behind it. At 4.1.37 of 

the SoS Proposed changes to it, it says: “The strategy for Exeter SSCT is to focus 

within, and adjacent to, the urban area.”  

In its current form Draft Policy CS16 would lead to an oversupply of employment 

land and in the wrong location far away from Exeter along the A30 corridor well 

into East Devon against the head of the RSS. This would exacerbate the problems 

associated with an overprovision in the growth point area outlined throughout this 

We are of the view that there may be better ways of considering land uses within 

and around Honiton and in this regard the quantum of the allocation and the 

suggested location may not be in the best interests of Honiton. 

ecommendations on Draft Policy CS16 

For the foregoing reasons our client respectfully suggests that the Council:

the specific allocation and insert a policy of a more spatial nature.

(And reflect in CS1 and CS2 and CS5) 

18 

Draft Policy CS16 makes provision for “a 15 Ha site…for employment uses to the 

Our client has already commented on the continuing relevance of the RSS to the 

Exeter and East Devon area and in particular the analysis behind it. At 4.1.37 of 

the SoS Proposed changes to it, it says: “The strategy for Exeter SSCT is to focus 

CS16 would lead to an oversupply of employment 

land and in the wrong location far away from Exeter along the A30 corridor well 

ld exacerbate the problems 

associated with an overprovision in the growth point area outlined throughout this 

considering land uses within 

m of the allocation and the 

For the foregoing reasons our client respectfully suggests that the Council: 

of a more spatial nature. (e.g a 
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10 DRAFT POLICIES CS28 

10.1 On Renewable Energy Production Draft Policy CS28 advises that East Devon “will 

support and encourage proposals for renewable energy generation

constraints mean that small scale 'on

particularly, but not exclusively, appropriate for future development schemes.”

10.2 Draft Policy CS 29 advises that "Cranbrook and the developments in the West End

and other strategic developments in the rest of East Devon, will be expected to 

exceed the requirements of the relevant Code for Sustainable Homes Level at the 

time of detailed planning permission being granted, with energy supplies derived 

from decentralised and renewable or low carbon sources. For all developments we 

will apply building regulations to ensure implementation of sustainable construction 

techniques." 

Observations on Draft Policies CS28 and CS29

10.3 As in CS28, our client 

proposals for renewable energy generation

generation), and endorses the sentiment of CS29, but questions whether these 

policies are strong enough.  

Recommendations on Draft Policies CS28 and

10.4 Bearing in mind that Skypark has, for strategic developments 

CS29 in terms of onsite renewable energy production (both policies should make 

on site generation mandatory

commercial developments BREEAM excellent should be a requirement in policy 

CS29 all to ensure that development is built to high sustainability standards.

DRAFT POLICIES CS28 AND CS29 

On Renewable Energy Production Draft Policy CS28 advises that East Devon “will 

support and encourage proposals for renewable energy generation

constraints mean that small scale 'on-site' generating provision is likely to be 

particularly, but not exclusively, appropriate for future development schemes.”

CS 29 advises that "Cranbrook and the developments in the West End

and other strategic developments in the rest of East Devon, will be expected to 

exceed the requirements of the relevant Code for Sustainable Homes Level at the 

time of detailed planning permission being granted, with energy supplies derived 

lised and renewable or low carbon sources. For all developments we 

will apply building regulations to ensure implementation of sustainable construction 

Observations on Draft Policies CS28 and CS29 

As in CS28, our client welcomes that East Devon “will support and encourage 

proposals for renewable energy generation” (and in particular on site energy 

generation), and endorses the sentiment of CS29, but questions whether these 

policies are strong enough.   

ecommendations on Draft Policies CS28 and CS29 

Bearing in mind that Skypark has, for strategic developments CS28 should 

CS29 in terms of onsite renewable energy production (both policies should make 

on site generation mandatory for strategic developments); and for strategic 

developments BREEAM excellent should be a requirement in policy 

all to ensure that development is built to high sustainability standards.

19 

On Renewable Energy Production Draft Policy CS28 advises that East Devon “will 

support and encourage proposals for renewable energy generation. Environmental 

site' generating provision is likely to be 

particularly, but not exclusively, appropriate for future development schemes.” 

CS 29 advises that "Cranbrook and the developments in the West End, 

and other strategic developments in the rest of East Devon, will be expected to 

exceed the requirements of the relevant Code for Sustainable Homes Level at the 

time of detailed planning permission being granted, with energy supplies derived 

lised and renewable or low carbon sources. For all developments we 

will apply building regulations to ensure implementation of sustainable construction 

“will support and encourage 

” (and in particular on site energy 

generation), and endorses the sentiment of CS29, but questions whether these 

CS28 should mirror 

CS29 in terms of onsite renewable energy production (both policies should make 

); and for strategic 

developments BREEAM excellent should be a requirement in policy 

all to ensure that development is built to high sustainability standards. 
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11 DRAFT POLICY CS37

11.1 Draft Policy CS37 Implementation and Development Tariff is to do with how the 

Council will collect monies from developers active in its area.

Observations on Draft Policy CS37

11.2 Our client would tend towards supporting the general thrust of this policy but has 

serious reservations regarding its content and would like to respectfully highlight 

several issues for the Council to consider: in order to collect a tariff developers 

need to develop – no development means no infrastructure provision

understanding that there is no policy basis for East Devon to collect a tariff at the 

present time and that East Devon will need this to collect a tariff; a tariff approach 

to development at the West End will have to involve Devon County Council and 

Exeter City Council; and, it will be for developers to decide what to pay for land 

and for sellers to decide what to sell it for during an open market

and 18. 

                                        

16 DECISIONS TO DEVELOP AND THE VOLUME OF DE

DEVELOPMENT PROFIT. DEVELOPMENT ACTIVITY 

INFRASTRUCTURE. 

17 THE RICS SAYS THAT OPEN MARKET VALUE IS 

OF VALUATION BETWEEN A WILLING BUYER AND 

WHEREIN THE PARTIES HAD ACTED KNOWLEDGAB

18 THE POLICY SAYS “LAND VALUATIONS INFOR

ASPIRATIONS VALUES”  WHICH IS COMPLETELY 

CONDITIONS, TIME TAKEN TO DEVELOP AND

DRAFT POLICY CS37 

Draft Policy CS37 Implementation and Development Tariff is to do with how the 

ect monies from developers active in its area. 

Observations on Draft Policy CS37 

Our client would tend towards supporting the general thrust of this policy but has 

serious reservations regarding its content and would like to respectfully highlight 

issues for the Council to consider: in order to collect a tariff developers 

no development means no infrastructure provision

understanding that there is no policy basis for East Devon to collect a tariff at the 

and that East Devon will need this to collect a tariff; a tariff approach 

to development at the West End will have to involve Devon County Council and 

Exeter City Council; and, it will be for developers to decide what to pay for land 

ide what to sell it for during an open market

                                           

AND THE VOLUME OF DEVELOPMENT ACTIVITY DEPEND PRIMARILY ON THE LEVEL OF EXPECTED 

EVELOPMENT ACTIVITY THAT GENERATES A PROFIT IS CRITICAL TO THE DELIVERY OF KEY P

T VALUE IS “THE ESTIMATED AMOUNT FOR WHICH A PROPERTY SHOULD EXCHANGE ON T

A WILLING BUYER AND A WILLING SELLER IN AN ARMS-LENGTH TRANSACTION AFTER PROPER MARKETIN

HAD ACTED KNOWLEDGABLY, PRUDENTLY AND WITHOUT COMPULSION.” 

AND VALUATIONS INFORMING MODELLING WILL NOT BE BASED ON THE PRICE PAID FOR LAND OR LAND

WHICH IS COMPLETELY UNACCEPTABLE,. PROPERTY TRANSACTIONS REFLECT E.G. RISK

AND HENCE TIME TAKEN TO SALE AND/OR LEASE AND THE COST OF DEB

20 

Draft Policy CS37 Implementation and Development Tariff is to do with how the 

Our client would tend towards supporting the general thrust of this policy but has 

serious reservations regarding its content and would like to respectfully highlight 

issues for the Council to consider: in order to collect a tariff developers 

no development means no infrastructure provision16; it is their 

understanding that there is no policy basis for East Devon to collect a tariff at the 

and that East Devon will need this to collect a tariff; a tariff approach 

to development at the West End will have to involve Devon County Council and 

Exeter City Council; and, it will be for developers to decide what to pay for land 

ide what to sell it for during an open market transaction. 17 

LEVEL OF EXPECTED 

HE DELIVERY OF KEY PHYSICAL 

SHOULD EXCHANGE ON THE DATE 

FTER PROPER MARKETING 

AID FOR LAND OR LAND OWNERS 

RISK, REWARD, MARKET 

T OF DEBT. 
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12 CONCLUSION 

12.1 It is in the interests of all concerned 

sound at examination. A

out in Paragraph 3.2 is to be welcomed and fully endorsed.

account PPS12, our client believe

not be deliverable.  

12.2 The level of strategic employment provision currently proposed is 

what is required in the plan period 

level of over provision is not consistent with the coordinated approach agreed by 

the various local authorities in the Exeter and East Devon growth point area.  

level of provision will

Skypark - and other key strategic developments such as the science park, airport 

expansion, and inter modal facility. 

12.3 Essentially, it is our client's view that 

to promote strategic employment development may actually 

undermine the delivery of the overall vision for high level, sustainable growth in 

the sub region. Furthermore, that an oversupply of employment land an

consequential deterioration in land values would lead to a frustration of 

development sites coming forward; any that could would be of diminished quality

and sustainability standards

of all concerned that East Devon's core strategy be found 

. And our client believes that the general thrust of 

aph 3.2 is to be welcomed and fully endorsed. However

our client believes that in its current form, the core strategy 

employment provision currently proposed is 

at is required in the plan period and should be significantly reduced. 

level of over provision is not consistent with the coordinated approach agreed by 

the various local authorities in the Exeter and East Devon growth point area.  

will very likely adversely affect the viability and delivery of 

and other key strategic developments such as the science park, airport 

expansion, and inter modal facility.  

Essentially, it is our client's view that East Devon’s Core Strategy

to promote strategic employment development may actually in 

undermine the delivery of the overall vision for high level, sustainable growth in 

Furthermore, that an oversupply of employment land an

consequential deterioration in land values would lead to a frustration of 

development sites coming forward; any that could would be of diminished quality

and sustainability standards. 

21 

that East Devon's core strategy be found 

believes that the general thrust of it as set 

However, taking into 

s that in its current form, the core strategy may 

employment provision currently proposed is far in excess of 

and should be significantly reduced. Such a high 

level of over provision is not consistent with the coordinated approach agreed by 

the various local authorities in the Exeter and East Devon growth point area.  This 

very likely adversely affect the viability and delivery of 

and other key strategic developments such as the science park, airport 

trategy policies seeking 

in their current form 

undermine the delivery of the overall vision for high level, sustainable growth in 

Furthermore, that an oversupply of employment land and the 

consequential deterioration in land values would lead to a frustration of 

development sites coming forward; any that could would be of diminished quality 
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1 INTRODUCTION 

1.1 This paper has been prepared for Skypark Development Partnership LLP

venture for Skypark between

McMurdo BA (Hons) (TP) PGDip MRICS MRTPI. He holds a Bachelor of Arts Degree 

with Honours in Town and C

Property Valuation and is a Professional Member of both the Royal Institution of 

Chartered Surveyors (RICS) and the Royal Town Planning Institute (RTPI). He 

provides planning and development consultancy to FTS

companies, other large scale developers, local authorities and private land owners 

primarily in the south west.

1.2 As a Chartered Surveyor and Chartered Town Planner he is bound by various 

practice statements issued by both the Royal Inst

(RICS) and the Royal Town Planning Institute (RTPI) and we can confirm that he 

has the necessary expertise to provide an opinion on the subject matter.

 

This paper has been prepared for Skypark Development Partnership LLP

kypark between St Modwen and Devon County C

McMurdo BA (Hons) (TP) PGDip MRICS MRTPI. He holds a Bachelor of Arts Degree 

with Honours in Town and Country Planning and a Post Graduate Diploma in 

Property Valuation and is a Professional Member of both the Royal Institution of 

Chartered Surveyors (RICS) and the Royal Town Planning Institute (RTPI). He 

provides planning and development consultancy to FTSE listed development 

companies, other large scale developers, local authorities and private land owners 

primarily in the south west. 

As a Chartered Surveyor and Chartered Town Planner he is bound by various 

practice statements issued by both the Royal Institution of Chartered Surveyors 

(RICS) and the Royal Town Planning Institute (RTPI) and we can confirm that he 

has the necessary expertise to provide an opinion on the subject matter.

1 

This paper has been prepared for Skypark Development Partnership LLP, the joint 

and Devon County Council, by James 

McMurdo BA (Hons) (TP) PGDip MRICS MRTPI. He holds a Bachelor of Arts Degree 

ountry Planning and a Post Graduate Diploma in 

Property Valuation and is a Professional Member of both the Royal Institution of 

Chartered Surveyors (RICS) and the Royal Town Planning Institute (RTPI). He 

E listed development 

companies, other large scale developers, local authorities and private land owners 

As a Chartered Surveyor and Chartered Town Planner he is bound by various 

itution of Chartered Surveyors 

(RICS) and the Royal Town Planning Institute (RTPI) and we can confirm that he 

has the necessary expertise to provide an opinion on the subject matter. 
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2 SKYPARK 

2.1 There are significant economic benefits associated with Skypark (

metres of B1 and B2 office and industrial floor space together with a 150 bed hotel 

and associated leisure and conference facilities) including: 

• Around 7,000 jobs; 

• A contribution of about 

economy in the first 5 years or so

• Contributions totalling around 

Exeter and East Devon Growth Point

 

There are significant economic benefits associated with Skypark (

metres of B1 and B2 office and industrial floor space together with a 150 bed hotel 

and associated leisure and conference facilities) including:  

;  

about £7 million Gross Value Added (GVA) to the regional 

omy in the first 5 years or so of development; and, 

s totalling around £10 million towards critical infrastructure in the 

Exeter and East Devon Growth Point area. 

2 

There are significant economic benefits associated with Skypark (140,000 sq 

metres of B1 and B2 office and industrial floor space together with a 150 bed hotel 

Gross Value Added (GVA) to the regional 

towards critical infrastructure in the 
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3 THE BASIS OF OUR POS

3.1 The basis of our position is to be found in representations 

made to East Devon's Core Strategy Preferred Options

3.2 Therein we contended 

to considered demand far exceed

representations to that document 

• The analysis behind the 

vital to planning policy creation for East Devon District Council. 

• The RSS proposed 160 Ha of employment land to serve 28,500 houses in the 

Exeter and East Devon growth point area (equating to 1 Ha of employment land 

provision per 178 dwellings). The reporting panel felt that 160 Ha

28,500 houses would lead to an ov

of State endorsed this view. 

area to work together to formulate policy.

• The policy direction as outlined in East Devon’s Core Strategy 

went from this oversupply situation 

serve 28,500 houses

                                        

1 4.4.17 OF THE PANEL REPORT INTO THE DRAFT 

THE URBAN AREA OF EXETER, 100 HECTARES ON THE EDGE

AREA OF SEARCH K, BUT WE FIND IT IMPOSSIBLE TO REC

SWRDA SIMPLY SEEKS A REFERENCE TO THE PROPOSED

THE SUPPLY OF LAND. ON THE BASIS THAT THE

‘POLICY-ON’ PROPOSALS SUCH AS SKYPARK

THAT WE SHOULD ACCEPT THE HIGHER FIGURES

 

2 EXETER’S CORE STRATEGY IS PROMOTING 

FOR SOUTH WEST EXETER PROPOSES AN AD

PLAN PERIOD) 111 HA, BUT THIS FIGURE EXCL

GREENDALE AND HILL BARTON AND 63 H

 

THE BASIS OF OUR POSITION 

e basis of our position is to be found in representations (attached as Appendix 1) 

to East Devon's Core Strategy Preferred Options.  

 that the levels of employment land proposed when matched 

to considered demand far exceeded what would be required in the plan period

to that document can be summarized as follows: 

analysis behind the south west’s Regional Spatial Strategy (RSS)

vital to planning policy creation for East Devon District Council. 

RSS proposed 160 Ha of employment land to serve 28,500 houses in the 

Exeter and East Devon growth point area (equating to 1 Ha of employment land 

provision per 178 dwellings). The reporting panel felt that 160 Ha

28,500 houses would lead to an oversupply of employment land. The S

endorsed this view. (It also required local authorities across the Exeter 

area to work together to formulate policy.) 

The policy direction as outlined in East Devon’s Core Strategy 

from this oversupply situation of 160 Ha of employment land provision 

serve 28,500 houses (1 Ha per 178 houses built) to 247.5 Ha

                                           

INTO THE DRAFT RSS SAID “THE DRAFT RSS SETS OUT A REQUIREMENT FOR 

HECTARES ON THE EDGE OF EXETER AND A FURTHER 20 HECTARES [160

IT IMPOSSIBLE TO RECONCILE THIS REQUIREMENT WITH THE ABOVE ASSESSMENTS

ENCE TO THE PROPOSED DEVELOPMENT OF A SCIENCE PARK AND A COMMITMENT

N THE BASIS THAT THE ECONOMY OF EXETER IS VERY BUOYANT AND THAT THE DRAFT 

KYPARK, THE SCIENCE PARK AND THE INTER-MODAL FACILITY INTO ACCOUNT WE TAKE

T THE HIGHER FIGURES.”  

ROMOTING 60 HA OF EMPLOYMENT LAND2 IN THE PLAN PERIOD (2006 –

XETER PROPOSES AN ADDITIONAL 1.5 HA TO 2026. EAST DEVON IS CURRENTLY PROPOSING 

BUT THIS FIGURE EXCLUDES 62 HA AT THE INTER-MODAL FACILITY AND 13 HA OF CONSENTED LAND 

HA ELSEWHERE IN EAST DEVON (INCLUDING 20 HA AT HONITON

3 

(attached as Appendix 1) 

that the levels of employment land proposed when matched 

required in the plan period. Our 

 

Regional Spatial Strategy (RSS) is still 

vital to planning policy creation for East Devon District Council.  

RSS proposed 160 Ha of employment land to serve 28,500 houses in the 

Exeter and East Devon growth point area (equating to 1 Ha of employment land 

provision per 178 dwellings). The reporting panel felt that 160 Ha1 to serve 

ersupply of employment land. The Secretary 

required local authorities across the Exeter 

The policy direction as outlined in East Devon’s Core Strategy Preferred Options 

of employment land provision to 

to 247.5 Ha2 of employment 

NT FOR 40 HECTARES WITHIN 

[160 HA IN TOTAL] LINKED TO 

SSESSMENTS. WE NOTE THAT 

ARK AND A COMMITMENT TO INCREASING 

T THE DRAFT RSS MAY BE TAKING 

INTO ACCOUNT WE TAKE THE VIEW 

– 2026) THE MASTERPLAN 

OPOSING (IN A SIMILAR 

A OF CONSENTED LAND AT 

ONITON). 
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land provision to serve 22,500 houses 

per 91 houses) - more e

oversupply (63 Ha) in the towns and villages of East Devon, and d

to dovetail with the policies of adjacent local authorities

• In the absence of demonstrable need 

sites, the amount of employment land provision

jeopardise the viability and hence delivery of Skypark in its currently proposed 

form and with it 7000 jobs and enormous economic benefits. 

• Skypark’s vision for a sustainable exempl

for high quality employment generation

investment, and the vision for the sub region of economic prosperity in and 

around Exeter and East Devon will all be put at risk if the level of 

land proposed in East Devon’s Core Strateg

• Strategic developments like Skypark can only help finance key infrastructure 

when planning policies help to create or maintain 

conducive to their viability. 

risks their viability and hence the delivery of them and consequently the 

delivery of critical infrastructure.

• Infrastructure delivery, capacity and 1

Devon is an extreme

allocation would prejudice this balance 

required would be at best 

from new developments

                                        

3 POLICY CS24 ADVOCATES 1 HA FOR 250

land provision to serve 22,500 houses (equating to 1 HA of employment land 

more employment land for less houses - 

versupply (63 Ha) in the towns and villages of East Devon, and d

to dovetail with the policies of adjacent local authorities3. 

In the absence of demonstrable need for such a level and range of employme

sites, the amount of employment land provision proposed w

jeopardise the viability and hence delivery of Skypark in its currently proposed 

form and with it 7000 jobs and enormous economic benefits.  

Skypark’s vision for a sustainable exemplar business park, East Devon’s vision 

for high quality employment generation partly through lar

, and the vision for the sub region of economic prosperity in and 

around Exeter and East Devon will all be put at risk if the level of 

land proposed in East Devon’s Core Strategy is not significantly reduced.

Strategic developments like Skypark can only help finance key infrastructure 

when planning policies help to create or maintain balanced 

r viability. Too generous an oversupply of employment land 

risks their viability and hence the delivery of them and consequently the 

delivery of critical infrastructure. 

cture delivery, capacity and 106 contributions in the West End of East 

remely delicate balance. The current proposed 

prejudice this balance meaning that section 106 contributions 

would be at best delayed from existing consents 

from new developments). 

                                           

250 DWELLINGS IN EAST DEVON 

4 

equating to 1 HA of employment land 

 in addition to an 

versupply (63 Ha) in the towns and villages of East Devon, and did not appear 

for such a level and range of employment 

roposed will seriously 

jeopardise the viability and hence delivery of Skypark in its currently proposed 

 

ar business park, East Devon’s vision 

partly through large scale inward 

, and the vision for the sub region of economic prosperity in and 

around Exeter and East Devon will all be put at risk if the level of employment 

y is not significantly reduced. 

Strategic developments like Skypark can only help finance key infrastructure 

balanced market conditions 

n oversupply of employment land 

risks their viability and hence the delivery of them and consequently the 

in the West End of East 

he current proposed employment land 

meaning that section 106 contributions 

 (and not justified 
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4 HOW REDUCING HOUSING NUMBE

TO 15,000 IN EAST DEVON 

OUR POSITION 

4.1 We set out our current 

consultants Roger Tym & Partners) 

for it to deviate too much from the growth that the RSS envisaged 

grounds that the analysis behind the polic

4.2 Essentially, our position is the same 

expect the Council to reduce the level of employment land provision pro rata in line 

with any reduction in housing numbers

4.3 As an illustrative example, i

period to 15,000 with only

houses will have to be allocated in the 6 towns of East Devon and in its "West 

End."  

4.4 Of the 6 towns Exmouth, Axminster and Seaton are constrained, and Honiton, 

Sidmouth and Ottery St Mary 

that the 6 towns can accommodate a total of 4,500 houses

the Council to allocate land for 9,500 homes

be in the "West End" (G

4.5 If we add these 9,500 houses to the 12,000 

Exeter city's core strategy and to the 2,000 in Teignbridge district to the south 

west of Exeter which would also serve 

get a total of 23,500 houses

4.6 The sub regional strategic p

should serve 28,500 houses; 1 Ha per 178 dwellings.

                                        

4 SAY, 2000 IN EXMOUTH, 1000 IN AXMINSTER

MARY 

DUCING HOUSING NUMBERS FROM 16,400 HOUSE

IN EAST DEVON IN THE PLAN PERIOD AFFECTS 

current position in the context of advice to the Council 

consultants Roger Tym & Partners) which seems to be that it would be

for it to deviate too much from the growth that the RSS envisaged 

grounds that the analysis behind the policies that it contained is robust

ially, our position is the same as before with the exception that we would 

ct the Council to reduce the level of employment land provision pro rata in line 

reduction in housing numbers. 

As an illustrative example, if the Council reduces the housing numbers in the plan 

with only around 1,000 allocated to rural areas

houses will have to be allocated in the 6 towns of East Devon and in its "West 

Of the 6 towns Exmouth, Axminster and Seaton are constrained, and Honiton, 

and Ottery St Mary are severely constrained. Therefore, i

that the 6 towns can accommodate a total of 4,500 houses4 that 

the Council to allocate land for 9,500 homes. Presumably these allocations would 

"West End" (Growth Point). 

If we add these 9,500 houses to the 12,000 (previously 15,000) 

Exeter city's core strategy and to the 2,000 in Teignbridge district to the south 

west of Exeter which would also serve the Exeter and East Devon Growth Point, we 

get a total of 23,500 houses. 

strategic policy set out that 160 Ha of employment land provision 

should serve 28,500 houses; 1 Ha per 178 dwellings. Based on 1 Ha per 178 

                                           

XMINSTER, 500 IN SEATON, 250 IN HONITON, 500 IN SIDMOUTH AND 

5 

RS FROM 16,400 HOUSES 

OD AFFECTS 

in the context of advice to the Council (from its 

that it would be very difficult 

for it to deviate too much from the growth that the RSS envisaged mainly on the 

is robust. 

he exception that we would 

ct the Council to reduce the level of employment land provision pro rata in line 

f the Council reduces the housing numbers in the plan 

rural areas, land for 14,000 

houses will have to be allocated in the 6 towns of East Devon and in its "West 

Of the 6 towns Exmouth, Axminster and Seaton are constrained, and Honiton, 

Therefore, if we assume 

that would still leave 

these allocations would 

(previously 15,000) as outlined in 

Exeter city's core strategy and to the 2,000 in Teignbridge district to the south 

Exeter and East Devon Growth Point, we 

of employment land provision 

Based on 1 Ha per 178 

IDMOUTH AND 250 IN OTTERY ST 
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dwellings, the Growth P

the plan period. 

4.7 If Exeter city is supplying 

1.5 Ha goes into the south west of Exeter 

Strategy, this leaves 70.5 Ha of employment land 

allocate in its "West End"

4.8 In this regard, the draft National Planning Policy Framework (

planning authorities to work together with county and neighbouring authorities

understand, amongst other things, development markets

4.9 Paragraph 29 says: "Local planning authori

of business needs within the economic markets operating in and across their area. 

To achieve this, they should:

• work together with county and neighbouring authorities and with local enterprise 

partnerships to prepar

existing business needs and likely changes in the market; and

• work closely with the business community to understand their changing needs 

and identify and address barriers to investment, including 

infrastructure or viability

4.10 Paragraph 30 goes onto say 

base to assess: 

• the requirements for land or floorspace for economic development, including both 

the quantitative (how much) and qualitative (what type) requirements for all 

foreseeable types of economic activity over the plan period, including for retail and 

leisure development  

• the existing and future supply of land available for economic development and its 

sufficiency and suitability to meet the identified requirements. Reviews of land 

available for economic development should be 

housing land availability assessments and should include a reappraisal of the 

suitability of previously allocated land

Point should supply a total of 132 Ha of employment land in 

If Exeter city is supplying 60 Ha of employment land via its Core Strategy and if 

1.5 Ha goes into the south west of Exeter via Teignbridge District Council's Core 

this leaves 70.5 Ha of employment land for East Devon 

in its "West End".  

draft National Planning Policy Framework (NPPF

planning authorities to work together with county and neighbouring authorities

understand, amongst other things, development markets.  

Local planning authorities should have a clear understanding 

of business needs within the economic markets operating in and across their area. 

To achieve this, they should: 

• work together with county and neighbouring authorities and with local enterprise 

partnerships to prepare and maintain a robust evidence base to understand both 

existing business needs and likely changes in the market; and 

• work closely with the business community to understand their changing needs 

and identify and address barriers to investment, including a lack of housing, 

infrastructure or viability". 

Paragraph 30 goes onto say "Local planning authorities should use this evidence

• the requirements for land or floorspace for economic development, including both 

the quantitative (how much) and qualitative (what type) requirements for all 

foreseeable types of economic activity over the plan period, including for retail and 

• the existing and future supply of land available for economic development and its 

sufficiency and suitability to meet the identified requirements. Reviews of land 

available for economic development should be undertaken combined with, strategic

housing land availability assessments and should include a reappraisal of the 

suitability of previously allocated land." 

6 

oint should supply a total of 132 Ha of employment land in 

via its Core Strategy and if 

via Teignbridge District Council's Core 

 District Council to 

NPPF) implores local 

planning authorities to work together with county and neighbouring authorities to 

ties should have a clear understanding 

of business needs within the economic markets operating in and across their area. 

• work together with county and neighbouring authorities and with local enterprise 

e and maintain a robust evidence base to understand both 

• work closely with the business community to understand their changing needs 

a lack of housing, 

Local planning authorities should use this evidence-

• the requirements for land or floorspace for economic development, including both 

the quantitative (how much) and qualitative (what type) requirements for all 

foreseeable types of economic activity over the plan period, including for retail and 

• the existing and future supply of land available for economic development and its 

sufficiency and suitability to meet the identified requirements. Reviews of land 

combined with, strategic 

housing land availability assessments and should include a reappraisal of the 
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4.11 Looking at all of this holistically

planning permission for 40 ha, Science p

Cranbrook has planning permission for 5 Ha and 

has planning permission for 62.5 Ha we are already in a massive over supply 

situation meaning that

permission for strategic employment land and 

employment land in its C

holistically, and especially bearing in mind that Skypark has 

permission for 40 ha, Science park has planning permission for 25 Ha, 

Cranbrook has planning permission for 5 Ha and the Inter Modal Freight Facility 

has planning permission for 62.5 Ha we are already in a massive over supply 

meaning that East Devon should refrain from grantin

permission for strategic employment land and should not allocate an

in its Core Strategy. 

7 

earing in mind that Skypark has 

ark has planning permission for 25 Ha, 

the Inter Modal Freight Facility 

has planning permission for 62.5 Ha we are already in a massive over supply 

evon should refrain from granting planning 

not allocate any more 
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5 THE CONSEQUENCES OF 

LAND 

5.1 In our previous representations we stated:

5.2 "It is known that decisions to develo

depend primarily on the viability of development. Development that is viable is 

critical to the delivery of key physical infrastructure. The viability of development 

depends on there being a positive difference betw

project and the total cost of the development. 

5.3 Therefore, when development is viable, the number of new projects will tend to 

increase. A large oversupply of employment land (whilst seemingly laudable) would 

lead to the polar opposite of this required scenario because it would adversely 

affect viability. (It would put downward pressure on rental and capital values 

adversely affecting yields

and sustainability of developm

5.4 Consequently, the level of employment land proposed in the core strategy would 

perversely not make for conditions conducive to investment in development (and 

development competes with other sectors for investment). A lack of confidence in 

values would make exemplar sustainable strategic schemes that are being asked to 

contribute large amounts of 106 contributions and which are crucial to the vision of 

the sub region (like Skypark) unviable leading to the potential loss of jobs and 

prosperity. And viability has a crucial role to play when making planning policy.

                                        

5 THE YIELD IS ONE OF TWO COMPONENTS OF THE

DETERMINING THE PERFORMANCE OF REAL ESTA

RECESSION YIELDS RISE, CAPITAL VALUES FALL

AFFECT THE DEMAND FOR REAL ESTATE INVEST

AFFECT DEVELOPMENT ACTIVITY SINCE THEY 

INVESTMENT DEMAND, AND CONSTRUCTION COSTS

DEVELOPMENT SECTOR BY ENSURING AS MUCH AS POS

DEVELOPMENT ACTIVITY BY USING POLICY TO S

THE CONSEQUENCES OF AN OVERSUPPLY OF EMP

In our previous representations we stated: 

It is known that decisions to develop and the volume of development activity 

depend primarily on the viability of development. Development that is viable is 

critical to the delivery of key physical infrastructure. The viability of development 

depends on there being a positive difference between the value of a completed 

project and the total cost of the development.  

Therefore, when development is viable, the number of new projects will tend to 

increase. A large oversupply of employment land (whilst seemingly laudable) would 

opposite of this required scenario because it would adversely 

affect viability. (It would put downward pressure on rental and capital values 

adversely affecting yields5 and viability with consequential pressure on the quality 

and sustainability of development). 

Consequently, the level of employment land proposed in the core strategy would 

perversely not make for conditions conducive to investment in development (and 

development competes with other sectors for investment). A lack of confidence in 

d make exemplar sustainable strategic schemes that are being asked to 

contribute large amounts of 106 contributions and which are crucial to the vision of 

the sub region (like Skypark) unviable leading to the potential loss of jobs and 

ility has a crucial role to play when making planning policy.

                                           

WO COMPONENTS OF THE CAPITAL VALUE OF PROPERTY. CHANGES IN YIELDS ARE 

ORMANCE OF REAL ESTATE AS AN INVESTMENT. (IN A BOOM YIELDS FALL, CAPITAL VALUES

CAPITAL VALUES FALL.) CHANGING INTEREST RATES, BOND YIELDS AND RENTAL GROWTH EXPECTATIO

R REAL ESTATE INVESTMENT AND THUS, THE LEVEL OF YIELDS. EVEN THOUGH MACROECON

ACTIVITY SINCE THEY INDUCE CHANGES TO THINGS LIKE RENTAL VALUES, YIELDS, OCCUPIER DEMAND

CONSTRUCTION COSTS, PLANNING POLICY CAN HELP CREATE CERTAINTY IN THE COMMERCIAL 

URING AS MUCH AS POSSIBLE THAT PLANS ARE SET OUT TO ENCOURAGE AND MAINTAIN 

BY USING POLICY TO SET OUT CONDITIONS CONDUCIVE TO INVESTMENT RETURN. 

8 

AN OVERSUPPLY OF EMPLOYMENT 

p and the volume of development activity 

depend primarily on the viability of development. Development that is viable is 

critical to the delivery of key physical infrastructure. The viability of development 

een the value of a completed 

Therefore, when development is viable, the number of new projects will tend to 

increase. A large oversupply of employment land (whilst seemingly laudable) would 

opposite of this required scenario because it would adversely 

affect viability. (It would put downward pressure on rental and capital values 

and viability with consequential pressure on the quality 

Consequently, the level of employment land proposed in the core strategy would 

perversely not make for conditions conducive to investment in development (and 

development competes with other sectors for investment). A lack of confidence in 

d make exemplar sustainable strategic schemes that are being asked to 

contribute large amounts of 106 contributions and which are crucial to the vision of 

the sub region (like Skypark) unviable leading to the potential loss of jobs and 

ility has a crucial role to play when making planning policy. 

 A SIGNIFICANT FACTOR 

CAPITAL VALUES INCREASE; IN A 

AL GROWTH EXPECTATIONS 

VEN THOUGH MACROECONOMIC FORCES 

OCCUPIER DEMAND, 

Y IN THE COMMERCIAL 

RAGE AND MAINTAIN 
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The Importance of Taking Viability into Account When Making Planning 

Policy 

5.5 Lord Justice Keene in the Appeal Court in 2008

and the making of planning policy th

optional or cosmetic. [but]... patently a crucial requirement of policy.” In other 

words planning authorities have a key role to play in ensuring that strategic 

developments can be delivered and can help financ

hence7 (as detailed in PPS12) by helping to create or maintain conditions 

conducive to investor return utilising policy. Creating policies that would result in 

an oversupply of strategic employment land runs contrary to that.

5.6 This is still our position in this regard.

 

                                        

6 PERSIMMON HOMES, BARRATT HOMES AND 

7 IN SHORT AN OVERSUPPLY OF EMPLOYMENT LAND 

THAT IT SEEKS. 

 

The Importance of Taking Viability into Account When Making Planning 

Lord Justice Keene in the Appeal Court in 20086 said when commenting on viability 

and the making of planning policy that viability assessments are “not peripheral, 

optional or cosmetic. [but]... patently a crucial requirement of policy.” In other 

words planning authorities have a key role to play in ensuring that strategic 

developments can be delivered and can help finance key infrastructure provision 

(as detailed in PPS12) by helping to create or maintain conditions 

conducive to investor return utilising policy. Creating policies that would result in 

an oversupply of strategic employment land runs contrary to that.

This is still our position in this regard. 

                                           

OMES AND MILLHOUSE DEVELOPMENTS V BLYTH VALLEY BOROUGH 

LOYMENT LAND WILL UNDERMINE THE COUNCIL’S ABILITY TO DELIVER

9 

The Importance of Taking Viability into Account When Making Planning 

said when commenting on viability 

at viability assessments are “not peripheral, 

optional or cosmetic. [but]... patently a crucial requirement of policy.” In other 

words planning authorities have a key role to play in ensuring that strategic 

e key infrastructure provision 

(as detailed in PPS12) by helping to create or maintain conditions 

conducive to investor return utilising policy. Creating policies that would result in 

an oversupply of strategic employment land runs contrary to that." 

OROUGH COUNCIL [2008] 

S ABILITY TO DELIVER THE KEY INFRASTRUCTURE 
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6 CONCLUSIONS AND SUMMARY

6.1 The sub regional strategic policy previously set out that 160 Ha of employment 

land provision should serve 28,500 houses; 1 Ha per 178 dwellings. If the levels of 

growth now envisaged in

based on 1 Ha of employment land required per 178 dwellings, the area should 

supply a total of 132 Ha of employment land in the plan period. If Exeter city is 

supplying 60 Ha of employment land via its

the south west of Exeter via Teignbridge District Council's Core Strategy, this 

leaves 70.5 Ha of employment land for East Devon District Council to allocate

"West End".  

6.2 Main Points 

1. Sub regional strategic 

should serve 28,500 houses

Devon Growth Point area 

oversupply of employment land relative to housing 

2. East Devon's Core Strategy Preferred Options proposed 

Employment land to serve

3. If the levels of growth now envisaged 

23,500 dwellings, b

dwellings, the Growth Point 

land in the plan period.

4. If Exeter city is supplying 60 Ha of employment land via its Core Strategy and if 

1.5 Ha goes into the south west of E

Strategy, East Devon District Council 

employment land in its 

5. However, Skypark has planning permission for 40 ha, Science park has 

planning permission for 25 Ha,

the Inter Modal Freight Facility has planning permission for 62.5 Ha 

already in a massive over supply situation

6. East Devon should refrain from granting planning permission for strategic 

employment land and 

7. East Devon has an obligation to ensure that t

AND SUMMARY 

The sub regional strategic policy previously set out that 160 Ha of employment 

land provision should serve 28,500 houses; 1 Ha per 178 dwellings. If the levels of 

growth now envisaged in the same area would result in, say, 23,500 dwellings, 

based on 1 Ha of employment land required per 178 dwellings, the area should 

supply a total of 132 Ha of employment land in the plan period. If Exeter city is 

supplying 60 Ha of employment land via its Core Strategy and if 1.5 Ha goes into 

the south west of Exeter via Teignbridge District Council's Core Strategy, this 

leaves 70.5 Ha of employment land for East Devon District Council to allocate

ub regional strategic policy set out that 160 Ha of employment land provision 

should serve 28,500 houses (1 Ha per 178 dwellings) in the Exeter and East 

Devon Growth Point area which the panel reporting into the RSS felt was an 

of employment land relative to housing numbers proposed

East Devon's Core Strategy Preferred Options proposed 

Employment land to serve 22,500 houses in the Growth Point.

If the levels of growth now envisaged in the same area would result in, say, 

23,500 dwellings, based on 1 Ha of employment land required 

Growth Point area should supply a total of 132 Ha of employment 

land in the plan period. 

If Exeter city is supplying 60 Ha of employment land via its Core Strategy and if 

1.5 Ha goes into the south west of Exeter via Teignbridge District Council's Core 

Strategy, East Devon District Council should allocate 70.5 Ha of strategic 

employment land in its "West End".  

Skypark has planning permission for 40 ha, Science park has 

planning permission for 25 Ha, Cranbrook has planning permission for 5 Ha and 

the Inter Modal Freight Facility has planning permission for 62.5 Ha 

already in a massive over supply situation. 

East Devon should refrain from granting planning permission for strategic 

land and should not allocate any more in its Core Strategy.

East Devon has an obligation to ensure that the level of strategic 

10 

The sub regional strategic policy previously set out that 160 Ha of employment 

land provision should serve 28,500 houses; 1 Ha per 178 dwellings. If the levels of 

the same area would result in, say, 23,500 dwellings, 

based on 1 Ha of employment land required per 178 dwellings, the area should 

supply a total of 132 Ha of employment land in the plan period. If Exeter city is 

Core Strategy and if 1.5 Ha goes into 

the south west of Exeter via Teignbridge District Council's Core Strategy, this 

leaves 70.5 Ha of employment land for East Devon District Council to allocate in its 

policy set out that 160 Ha of employment land provision 

in the Exeter and East 

which the panel reporting into the RSS felt was an 

numbers proposed.  

East Devon's Core Strategy Preferred Options proposed 247.5 Ha of 

. 

would result in, say, 

employment land required per 178 

should supply a total of 132 Ha of employment 

If Exeter city is supplying 60 Ha of employment land via its Core Strategy and if 

xeter via Teignbridge District Council's Core 

should allocate 70.5 Ha of strategic 

Skypark has planning permission for 40 ha, Science park has 

Cranbrook has planning permission for 5 Ha and 

the Inter Modal Freight Facility has planning permission for 62.5 Ha and we are 

East Devon should refrain from granting planning permission for strategic 

more in its Core Strategy. 

strategic employment 
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provision proposed 

any case a high level of over provi

approach agreed by the various local authorities in the Exeter and

growth point area and as required by the Government in 

8. The NPPF expects Local planning authorities to

neighbouring authorities to 

changes in the market

understand their changing needs and identify and address barriers 

to...viability"; and, to assess: 

economic development, including both the quantitative (how much) and 

qualitative (what type) requirements for all foreseeable types of economic 

activity over the plan period, including

the existing and future supply of land available for economic development and 

its sufficiency and suitability to meet the identified requirements.

9. If its policies do not control the levels 

the delivery of the 

the sub region will be jeopordized

10. An oversupply of employment land and the consequential deterioration in land 

values would affect 

frustration of development sites coming forward

diminished quality and sustainability standards

provision proposed is not in excess of what is required in the plan period

high level of over provision is not consistent with the coordinated 

approach agreed by the various local authorities in the Exeter and

growth point area and as required by the Government in the draft NPPF.

expects Local planning authorities to: "work together with county and 

neighbouring authorities to "understand both existing business needs and likely 

changes in the market" and to "work closely with the business community to 

understand their changing needs and identify and address barriers 

; and, to assess: the requirements for land or floorspace for 

economic development, including both the quantitative (how much) and 

qualitative (what type) requirements for all foreseeable types of economic 

activity over the plan period, including for retail and leisure development

the existing and future supply of land available for economic development and 

its sufficiency and suitability to meet the identified requirements.

do not control the levels strategic employment land in the market, 

the delivery of the Council's overall vision for high level, sustainable growth in 

be jeopordized.  

n oversupply of employment land and the consequential deterioration in land 

affect the viability and delivery of Skypark

frustration of development sites coming forward and any that 

and sustainability standards. 

11 

in excess of what is required in the plan period and in 

sion is not consistent with the coordinated 

approach agreed by the various local authorities in the Exeter and East Devon 

the draft NPPF. 

work together with county and 

understand both existing business needs and likely 

work closely with the business community to 

understand their changing needs and identify and address barriers 

the requirements for land or floorspace for 

economic development, including both the quantitative (how much) and 

qualitative (what type) requirements for all foreseeable types of economic 

for retail and leisure development; and, 

the existing and future supply of land available for economic development and 

its sufficiency and suitability to meet the identified requirements." 

land in the market, 

overall vision for high level, sustainable growth in 

n oversupply of employment land and the consequential deterioration in land 

elivery of Skypark and lead to a 

any that did would be of 
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7 APPENDIX 1 
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1 INTRODUCTION 

My name is James McMurdo

I am a Chartered Town Planner and Chartered Surveyor

I work for Bell Cornwell and 

 

James McMurdo.  

I am a Chartered Town Planner and Chartered Surveyor. 

work for Bell Cornwell and represent the Skypark Development Partnership

1 

the Skypark Development Partnership. 
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2 3 MINUTES!!! 

1. Skypark will bring: 

• 7,000 jobs1;  

• £7 million (GVA)2 to the regional economy in the fir

and, 

• £10 million 3 towards critical infrastructure in the Growth Point

2. The basis of our position is 

Preferred Options wherein w

far exceeded what 

proposed 247.5 4 Ha

Point.  

3. The RSS proposed 160 Ha of employment land 

Growth Point 7, however, t

oversupply of employment land

4. Our current position is the same as before with the exception that we would 

expect the Council to reduce the level of employment

any reduction in housing numbers

 

 

                                        

1 FROM ECONOMIC IMPACT REPORT SUBMITTED AS P

2 AS ABOVE. GVA IS A MEASURE IN ECONOMICS

3 106 

4 111 HA COMPRISING 14 HA AT CRANBROOK

EXETER AIRPORT, AND 5 HA AT EXETER A

HA IN TDC; 13 HA ELSEWHERE. 

5 12000 IN THE CITY, 5000 AT CRANBROOK

6 ROUGHLY COMPRISING 15000 IN THE C

AND 2500 BLACKHORSE. 

7 EQUATING TO 1 HA OF EMPLOYMENT LAND

 

to the regional economy in the first 5 years 

towards critical infrastructure in the Growth Point

e basis of our position is in reps made to East Devon's Core Strategy 

wherein we said that the levels of employment land proposed 

what would be required in the plan period. The

Ha of employment land for 22,500 5 houses

proposed 160 Ha of employment land for 28,500

owever, the reporting panel felt that that 

oversupply of employment land and the Secretary of State endorsed th

ur current position is the same as before with the exception that we would 

expect the Council to reduce the level of employment land pro rata in line with 

any reduction in housing numbers. 

                                           

EPORT SUBMITTED AS PART OF PLANNING APPLICATION AMONGST OTHER DOCUMENTS

ECONOMICS OF THE VALUE OF GOODS AND SERVICES PRODUCED IN AN AREA 

RANBROOK, 9 HA AT BLACKHORSE, 50 HA AT SKYPARK, 25 HA AT SCIENCE 

AIRPORT BUSINESS PARK ; 62 HA AT THE INTER-MODAL FACILITY

RANBROOK, 2500 TO THE SOUTH WEST OF EXETER, 800 AT PINHOE, AND

CITY, 7500 AT CRANBROOK, 2500 TO THE SOUTH WEST OF EXETER

A OF EMPLOYMENT LAND PER 178 HOUSES. 

2 

st 5 years of development; 

towards critical infrastructure in the Growth Point. 

made to East Devon's Core Strategy 

the levels of employment land proposed 

The Core Strategy 

houses in the Growth 

28,500 6 houses in the 

that would lead to an 

ecretary of State endorsed that view. 

ur current position is the same as before with the exception that we would 

land pro rata in line with 

THER DOCUMENTS. 

PRODUCED IN AN AREA OF AN ECONOMY. 

CIENCE PARK, 5 HA AT 

AL FACILITY;  60 HA IN EXETER;  1.5 

AND, 2200 BLACKHORSE. 

XETER, 1000 AT PINHOE 
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5. If, say, a total of 23,500

applying the same fo

employment land. Exeter city is supplying 60 Ha and 

which would leave about

6. In this regard, the 

planning authorities to work together with 

to understand, amongst other things, development markets

requirements for land

the quantitative and qualitative requirements

7. The Government recog

new projects tends 

polar opposite of this required scenario because it 

8. Lord Justice Keene 

optional or cosmetic [but]... patently a crucial requirement of 

[creation].”  

                                        

8 SAY, 9,500 HOMES IN EAST DEVON'S "W

WEST OF EXETER. 

9 IF THE COUNCIL REDUCES THE HOUSING NUMBERS IN TH

RURAL AREAS, THEN LAND FOR 14,000 HOUSES WILL HAVE TO 

END."  

a total of 23,500 8 houses 9 is to be accommodated in the Growth Point 

the same formula as in the RSS it should supply a total of 132 Ha of 

Exeter city is supplying 60 Ha and Teignbridge

about 70 Ha for East Devon to allocate in its "West End"

he draft National Planning Policy Framework 

planning authorities to work together with county and neighbouring authorities

to understand, amongst other things, development markets 

requirements for land and floorspace for economic development including both 

the quantitative and qualitative requirements." 

The Government recognises that when development is viable, the number of 

 to increase. An oversupply of employment land lead

polar opposite of this required scenario because it adversely affect

Lord Justice Keene said in 2008 that viability assessments are “not peripheral, 

optional or cosmetic [but]... patently a crucial requirement of 

                                           

"WEST END", 12,000 IN EXETER AND 2,000 IN TEIGNBRIDGE DISTRICT TO THE 

OUSING NUMBERS IN THE PLAN PERIOD TO 15,000 WITH ONLY AROUND 

HOUSES WILL HAVE TO BE ALLOCATED IN THE 6 TOWNS OF EAST D

3 

is to be accommodated in the Growth Point 

a total of 132 Ha of 

Teignbridge about 2 Ha 

in its "West End".  

draft National Planning Policy Framework implores local 

county and neighbouring authorities 

 by assessing "the 

floorspace for economic development including both 

hen development is viable, the number of 

oversupply of employment land leads to the 

dversely affects viability.  

ity assessments are “not peripheral, 

optional or cosmetic [but]... patently a crucial requirement of [planning] policy 

DISTRICT TO THE SOUTH 

WITH ONLY AROUND 1,000 ALLOCATED TO 

DEVON AND IN ITS "WEST 
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3 CONCLUSION 

9. In conclusion, sub regional strategic policy

recognised as robust, 

serve 28,500 houses

in the same area would r

of 132 Ha of employment 

10. If Exeter is supplying 60 Ha 

provide about 70 Ha 

planning permission for 40 ha, Science P

Inter Modal Freight Facility 62.

employment land in the district and 

anymore because to do 

East Devon and the sub region.

sub regional strategic policy, the analysis behind which is 

recognised as robust, previously set out that 160 Ha of employment land should 

serve 28,500 houses in the Growth Point. If the levels of growth now envisaged 

in the same area would result in, say, 23,500 dwellings, it should supply 

of 132 Ha of employment land based on the same formula.  

is supplying 60 Ha and Teignbridge about 2 Ha East Devon should 

70 Ha in its "West End". Bearing in mind that 

permission for 40 ha, Science Park 25 Ha, Cranbrook 5 Ha and the 

Inter Modal Freight Facility 62.5 Ha, there is already an oversupply of 

employment land in the district and the Council does not 

because to do so would undermine the vision for sustainable growth in 

East Devon and the sub region. 

Thank you very much 

4 

, the analysis behind which is 

out that 160 Ha of employment land should 

f the levels of growth now envisaged 

should supply a total 

East Devon should 

Bearing in mind that Skypark has 

ark 25 Ha, Cranbrook 5 Ha and the 

there is already an oversupply of strategic 

does not need to allocate 

would undermine the vision for sustainable growth in 
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1 INTRODUCTION 

1.1 We reiterate that Skypark

• 7,000 jobs1;  

• £7 million (GVA)2 to the regional economy in the first 5 years 

and, 

• £10 million 3 towards critical infrastructure in the Growth Point

                                        

1 FROM ECONOMIC IMPACT REPORT SUBMITTED AS P

2 AS ABOVE. GVA IS A MEASURE IN ECONOMICS

3 106 

 

Skypark will bring: 

to the regional economy in the first 5 years 

towards critical infrastructure in the Growth Point

                                           

EPORT SUBMITTED AS PART OF PLANNING APPLICATION AMONGST OTHER DOCUMENTS

ECONOMICS OF THE VALUE OF GOODS AND SERVICES PRODUCED IN AN AREA 

1 

to the regional economy in the first 5 years of development; 

towards critical infrastructure in the Growth Point. 

THER DOCUMENTS. 

PRODUCED IN AN AREA OF AN ECONOMY. 
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2 THE BASIS OF OUR POS

2.1 The basis of our position is 

Core Strategy Preferred Options

wherein we said that the levels of employment land proposed far exceed

would be required in the plan period

247.5 4 Ha of employment land for 

2.2 This followed the RSS 

in the Growth Point7. H

that even that would lead to an oversupply of employment land

of State endorsed that

BOTH THE SCIENCE PARK AND THE INTER MODAL FACILITY 

4.4.17 of the panel report into the draft RSS 

a requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

edge of Exeter and a further 20 hectares [160 Ha in total] linked to Area of Search 

K, but we find it impossible to reconcile this require

assessments. We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the supply of land. 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 

may be taking ‘policy-

inter-modal facility into account we take the view that we should accept the higher 

figures.”) 

                                        

4 111 HA COMPRISING 14 HA AT CRANBROOK

EXETER AIRPORT, AND 5 HA AT EXETER A

HA IN TDC; 13 HA ELSEWHERE. 

5 12000 IN THE CITY, 5000 AT CRANBROOK

6 ROUGHLY COMPRISING 15000 IN THE C

AND 2500 BLACKHORSE. 

7 EQUATING TO 1 HA OF EMPLOYMENT LAND

THE BASIS OF OUR POSITION 

e basis of our position is in reps made to East Devon District Council (EDDC)

Core Strategy Preferred Options (in November 2010 attached as Appendix 1) 

the levels of employment land proposed far exceed

required in the plan period. At this time the Core Strategy 

of employment land for 22,500 5 houses in the Growth Point

he RSS proposing 160 Ha of employment land for

. However, it needs to be noted that the reporting panel felt 

would lead to an oversupply of employment land 

at view. (For the avoidance of doubt the 160Ha INCLUDES

BOTH THE SCIENCE PARK AND THE INTER MODAL FACILITY 

4.4.17 of the panel report into the draft RSS refers. It said: “the draft RSS sets out 

a requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

edge of Exeter and a further 20 hectares [160 Ha in total] linked to Area of Search 

K, but we find it impossible to reconcile this requirement with the above 

assessments. We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the supply of land. 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 

-on’ proposals such as Skypark, the Science Park and the 

modal facility into account we take the view that we should accept the higher 

                                           

RANBROOK, 9 HA AT BLACKHORSE, 50 HA AT SKYPARK, 25 HA AT SCIENCE 

AIRPORT BUSINESS PARK ; 62 HA AT THE INTER-MODAL FACILITY

RANBROOK, 2500 TO THE SOUTH WEST OF EXETER, 800 AT PINHOE, AND

CITY, 7500 AT CRANBROOK, 2500 TO THE SOUTH WEST OF EXETER

A OF EMPLOYMENT LAND PER 178 HOUSES. 

2 

District Council (EDDC)'s 

attached as Appendix 1) 

the levels of employment land proposed far exceeded what 

Core Strategy proposed 

in the Growth Point. 

for 28,500 6 houses 

he reporting panel felt 

 and the Secretary 

160Ha INCLUDES 

BOTH THE SCIENCE PARK AND THE INTER MODAL FACILITY - Paragraph 

“the draft RSS sets out 

a requirement for 40 hectares within the urban area of Exeter, 100 hectares on the 

edge of Exeter and a further 20 hectares [160 Ha in total] linked to Area of Search 

ment with the above 

assessments. We note that SWRDA simply seeks a reference to the proposed 

development of a Science Park and a commitment to increasing the supply of land. 

On the basis that the economy of Exeter is very buoyant and that the draft RSS 

on’ proposals such as Skypark, the Science Park and the 

modal facility into account we take the view that we should accept the higher 

CIENCE PARK, 5 HA AT 

MODAL FACILITY;  60 HA IN EXETER;  1.5 

AND, 2200 BLACKHORSE. 

XETER, 1000 AT PINHOE 
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3 THE EVOLVED POSITION

3.1 Our position then evolved

Council was too) proposing to lower the amount of housing to be provided in the 

plan period reflected in its refined Core Strategy. R

reduce the level of employment land 

housing numbers that it proposed

Devon's LDF panel in this vein. (

3.2 We said that if, say, a total of 23,500

Growth Point applying 

132 Ha of employment land

2 Ha which would leave

3.3 In this regard, we said

local planning authorities to work together with county and neighbouring 

authorities to understand, amongst other things, development markets

assessing "the requirements for land

including both the quantitative and qualitative requirements

3.4 We also said that the Government recognises that w

number of new projects 

land would lead to the polar opposite of this required scenario because it 

adversely affect viability.

assessments are “not peripheral, optional or cosmetic [but]... patently a crucial 

requirement of [planning] 

3.5 We concluded by saying

employment land in East Devon and that 

                                        

8 SAY, 9,500 HOMES IN EAST DEVON'S "W

WEST OF EXETER. 

9 IF THE COUNCIL REDUCES THE HOUSING NUMBERS IN TH

RURAL AREAS, THEN LAND FOR 14,000 HOUSES WILL HAVE TO 

END."  

THE EVOLVED POSITION 

Our position then evolved since East Devon District Council was 

proposing to lower the amount of housing to be provided in the 

reflected in its refined Core Strategy. Reasonably, 

reduce the level of employment land provision pro rata in line with any reduct

that it proposed. We submitted a paper and presented to East 

in this vein. (In August 2011 attached as Appendices 2 and 3.)

a total of 23,500 8 houses 9 is to be accommodated in the 

 the same formula as in the RSS it should supply 

132 Ha of employment land. Exeter city is supplying 60 Ha and 

leave about 70 Ha for East Devon to allocate in its "West End"

we said that the draft National Planning Policy Framework 

local planning authorities to work together with county and neighbouring 

to understand, amongst other things, development markets

the requirements for land and floorspace for economic development 

including both the quantitative and qualitative requirements." 

he Government recognises that when development is viable, the 

number of new projects tends to increase and that an oversupply of employment 

lead to the polar opposite of this required scenario because it 

dversely affect viability. (Lord Justice Keene said in 2008

assessments are “not peripheral, optional or cosmetic [but]... patently a crucial 

[planning] policy [creation].”) 

aying that there was already an oversupply of 

East Devon and that therefore the Council did

                                           

"WEST END", 12,000 IN EXETER AND 2,000 IN TEIGNBRIDGE DISTRICT TO THE 

OUSING NUMBERS IN THE PLAN PERIOD TO 15,000 WITH ONLY AROUND 

HOUSES WILL HAVE TO BE ALLOCATED IN THE 6 TOWNS OF EAST D

3 

was (as Exeter City 

proposing to lower the amount of housing to be provided in the 

easonably, we expected it to 

pro rata in line with any reduction in 

We submitted a paper and presented to East 

ttached as Appendices 2 and 3.) 

to be accommodated in the 

should supply a total of 

Exeter city is supplying 60 Ha and Teignbridge about 

in its "West End".  

draft National Planning Policy Framework implores 

local planning authorities to work together with county and neighbouring 

to understand, amongst other things, development markets by 

for economic development 

hen development is viable, the 

oversupply of employment 

lead to the polar opposite of this required scenario because it would 

in 2008 that viability 

assessments are “not peripheral, optional or cosmetic [but]... patently a crucial 

oversupply of strategic 

id not need to, and 

DISTRICT TO THE SOUTH 

ONLY AROUND 1,000 ALLOCATED TO 

DEVON AND IN ITS "WEST 
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should not, allocate anymore

sustainable growth in East Devon and 

allocate anymore because to do so would undermine the vis

sustainable growth in East Devon and in the sub region. 

4 

would undermine the vision for 
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4 OUR COMMENTS ON THE WORKSHOP AN

DEMAND/SUPPLY ISSUES

4.1 We comment as follows i

appendices. 

4.2 Your presentation informed us that

for East Devon would be

leading to a change in

about 65Ha of land for B 

deliver a predicted (circa

4.3 This 65Ha figure amplifies our previous conclusions 

oversupply10 of strategic employment land

specifically in the Growth Point

representations made throughout the Core Strategy consultation process, 

as appendices, and above in Paragraphs 2.2 and 3.5) 

4.4 This is all reflected in what 

• Hill Barton and Greendale Barton should be included as strategic land when 

making "West End" policy because they affect

up in the area;   

• for strategic development to be viable and for it to be able to 

infrastructure minimum freehold and leasehold values have to be achieved 

along with pre-lets and sales

• there was already a

especially when it is borne in mind that Exeter's Core Strate

advanced stage and proposes 60Ha of employment land in the city

                                        

10 60HA IN EXETER, 2HA IN TEIGNBRIDGE TO THE SO

INTERMODAL FREIGHT TERMINAL, 40 HA AT 

HILL BARTON, HA AT GREENDALE BARTON

WANT FOR 15 ADDITIONAL HA, ANY EXPANSION OF 

ACROSS THE TOWNS AND VILLAGES OF EAST 

S ON THE WORKSHOP AND EMPLOYMENT LAND 

DEMAND/SUPPLY ISSUES IN EAST DEVON 

We comment as follows in the context of all of the foregoing including the attached 

presentation informed us that, in your view, a realistic 20 year job projection 

would be 13,600 additional (FTE) jobs representing a 

 job density from 0.73 to 0.86 and based on this projection 

land for B class uses would be required from 2011 until 2031 to 

circa) 10,000 jobs.  

amplifies our previous conclusions that there is already a

of strategic employment land across East Devon and more 

ifically in the Growth Point. (As outlined in detail 

representations made throughout the Core Strategy consultation process, 

and above in Paragraphs 2.2 and 3.5)  

reflected in what Vickery Holman had to say. It said that

Hill Barton and Greendale Barton should be included as strategic land when 

making "West End" policy because they affect (and would continue to)

or strategic development to be viable and for it to be able to 

infrastructure minimum freehold and leasehold values have to be achieved 

lets and sales; and,  

there was already an oversupply of employment land in the "West End" 

especially when it is borne in mind that Exeter's Core Strate

advanced stage and proposes 60Ha of employment land in the city

                                           

EIGNBRIDGE TO THE SOUTH WEST OF THE CITY, 25 HA AT EXETER SCIENCE P

A AT SKYPARK AND 14 HA (AN INITIAL 5 PLUS 9) AT CRANBROOK

ARTON, 3HA AT PINHOE, 3HA ALREADY BEING DEVELOPED AT THE AIRPORT

ANY EXPANSION OF SKYPARK, ANY LAND FOR EMPLOYMENT AT REDHAYES

AST DEVON 

5 

EMPLOYMENT LAND 

including the attached 

20 year job projection 

representing a 30% increase 

ased on this projection 

uses would be required from 2011 until 2031 to 

that there is already an 

across East Devon and more 

 in our previous 

representations made throughout the Core Strategy consultation process, attached 

said that:  

Hill Barton and Greendale Barton should be included as strategic land when 

(and would continue to) land take 

or strategic development to be viable and for it to be able to deliver crucial 

infrastructure minimum freehold and leasehold values have to be achieved 

oversupply of employment land in the "West End" 

especially when it is borne in mind that Exeter's Core Strategy is at a very 

advanced stage and proposes 60Ha of employment land in the city, much of it 

PARK, 62.5 HA AT THE 

RANBROOK. (ALL EXCLUDING HA AT 

IRPORT, THE AIRPORT'S 

EDHAYES, AND OTHER LAND 
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to its eastern fringes

considered when making strategic policy for East Devon

that the scope of your study work does not provide for this.)

4.5 Whilst others favour a free market ideology

holistic approach of the planned 

critical infrastructure to benefit all

4.6 Vickery Holman conten

able to deliver crucial infrastructure minimum freehold and leasehold values have 

to be achieved along with pre

acknowledge the role development play

expect you to. 

4.7 Additionally, if we assess yo

went to EDDC's Local Development Framework panel on 4

unacceptable issues that would arise as a result 

land would be exacerbated because in that paper the Council 

lowering its housing proposals further 

16,400) and lower housing numbers would 

employment land.  

4.8 In summation, based on all of the foregoing East Devon cannot demonstrate the 

need to allocate more employment land which we expect to be reflected in your 

recommendations to it.

4.9 We thank you very much for 

will be taken into account before you produce the final document.

s eastern fringes. (Exeter's policy position and allocation has to be 

considered when making strategic policy for East Devon and we have concerns 

e of your study work does not provide for this.) 

favour a free market ideology this is at odds with our favoured 

the planned delivery of strategic development

critical infrastructure to benefit all. 

y Holman contend that for strategic development to be viable and for it to be 

able to deliver crucial infrastructure minimum freehold and leasehold values have 

to be achieved along with pre-lets and sales and whilst there is a general failure to 

e the role development plays in the delivery of infrastructure we 

if we assess your work simultaneously with an officers' paper that 

went to EDDC's Local Development Framework panel on 4 October 2011 the 

es that would arise as a result of an oversupply of employment 

land would be exacerbated because in that paper the Council 

ing its housing proposals further (from 15,000 to 13,500; the RSS said 

ower housing numbers would further reduce the requirement for 

In summation, based on all of the foregoing East Devon cannot demonstrate the 

need to allocate more employment land which we expect to be reflected in your 

recommendations to it. 

We thank you very much for the opportunity to comment and trust that our views 

will be taken into account before you produce the final document.

6 

Exeter's policy position and allocation has to be 

and we have concerns 

at odds with our favoured 

strategic developments in tandem with 

that for strategic development to be viable and for it to be 

able to deliver crucial infrastructure minimum freehold and leasehold values have 

here is a general failure to 

the delivery of infrastructure we would 

fficers' paper that 

October 2011 the 

of an oversupply of employment 

land would be exacerbated because in that paper the Council appears to be 

to 13,500; the RSS said 

reduce the requirement for 

In summation, based on all of the foregoing East Devon cannot demonstrate the 

need to allocate more employment land which we expect to be reflected in your 

the opportunity to comment and trust that our views 

will be taken into account before you produce the final document. 
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