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Dear Sir/Madam 
 
 

 
 

Thank for the opportunity to comment on the proposed Main Modifications.  
These responses are set out with a general overview followed by responses to 
individual modification proposals.  These are reference by the Main Modification 

reference number. 
 

General 
 

We find it difficult to follow the logic behind some aspects of the proposed Main 
Modifications (MMs) in the absence of any explanatory notes or reasoning.  
Consequently we believe that in order to make any meaningful response to the 

MMs a basic prerequisite is a draft “Inspectors Reports” to accompany the 
MMs.  We are particularly concerned at the way in which the additional 

allocation at Peamore has arisen (MM12) and are of the view that this can only 
be properly assessed in the context of a wider consideration of why such a 
conclusion was reached.   

 
Without any supporting information we do not believe that we are in a position 

to assess the full implications of the proposed modifications.  All responses 
with regard to the proposed MMs are therefore made with this caveat in mind. 
 

MM4 Policies DA1 and DA2 The modification proposed to policy DA2 and the 
supporting text is welcomed and supported.  We believe this is fully consistent 

with the SA/SEA and the addendum to the SA/SEA published December 2013. 
 
MM11 Policy SWE1 The simplification of this policy by the removal of the 

apparent policy elements contained in paragraphs 10.22 – 10.24 is welcomed.  
The changes remove a level of confusion with regard to potential adverse 

impacts on the strategic A379 corridor however what is no longer clear is the 
status of the proposed park and ride site.  This is not a plea for its 
reinstatement as we believe that the proposed access would be tortuous and 

likely to make it unattractive and the need is best met at the existing Matford 
location. 
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MM12 Policy SWE2 We struggle to understand the logic behind this proposed 
addition to the employment land allocated to serve what is in effect the Exeter 

area.  In the absence of any evidence to the contrary we believe this arises 
from the submission made at the Employment session by Exeter Estates. 
 

On reviewing the additional supporting documents for the South West of Exeter 
session Exeter Estates raised the issue that a further allocation should be 

made at Peamore.   Other respondees did submit additional position 
documents which expressed concerns over the potential adverse impact on the 
A379 of an allocation in this location.  Specifically Devon County Council 

objected because of the isolation of the site, the potential to increase car borne 
journeys and the current over-allocation of employment land in the Exeter 

Area.  (Although no specific site by site information was provided.)  The 
Highways Agency expressed concerns over possible adverse impacts on the 
SRN, particularly the M5, A38 and A30, indicating that they would wish to see 

a robust evidence base along with mitigation measures.   
 

We have examined the Addendum to the SA/SEA and can find no direct 
assessment of the traffic implications of this allocation.  Such assessment as 
there is concludes at #5.8.33 that there would be an increased negative score 

from such an allocation.  We are therefore surprised that in the light of this 
statement alone the additional allocation is carried forward.  We are further 

concerned that the implied shift of employment land at the scale proposed, 
from Newton Abbott to the edge of Exeter, is a fundamental shift in the overall 
strategy of the plan and the basis on which the SA/SEA was undertaken and 

supported the main body of the submission document. 
 

The above raises the question therefore of where did this substantial increase 
come from and what justification has been provided.  We note the paper by 

Exeter Estates submitted to Matter 3 Employment which argued that in terms 
of the residential allocations at Exeter but within Teignbridge there was 
insufficient employment land to provide the necessary jobs for these new 

residents.  This proposition seems to be based in part on a jobs housing ratio 
well in excess of that anticipated in the SA/SEA (Addendum) with no evidence 

that this level is indeed required or achievable.  It also appears to have taken 
place in a vacuum that paid no regard to the significant in-commute to Exeter, 
the need to rebalance the employment/residential ratio at Newton Abbot or the 

very significant allocations already in place in the wider Exeter area.  The 
strategic employment allocations are set out in detail in the SA/SEA 

(Addendum) in the table following #4.3.3 and highlight the County Council’s 
concern in this regard.  
 

No evidence had been provided that at the proposed increased level 
development would not have an adverse impact on the strategic road network, 

and issue already of concern to the Highways Agency before the allocation was 
increased because of the potential for adverse impact on the SRN.  We share 
this concern but would also repeat our original concern over the potential for 

congestion on the A379 which is the strategic access corridor to the important 
employment/commercial area of Matford and South West Exeter generally.  We 

calculate that the increase in the employment allocation in this area by 14 ha 
could amount to 56,000sqms of mixed industrial/warehouse space.  Based on 
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the least dense employment use (warehousing) @ 1 job per 50sqms this would 
deliver 1,120 jobs.  Using the TRICS database we estimate this would generate 

5959 vehicle movements per day.  During the am and pm peak periods this 
would breakdown as 418 in, 212 out (am) and 216 in and 375 out (pm).  This 
would represent a very significant impact on the A379 which we believe should 

be properly assessed prior to any allocation being made and not subsequent to 
it. 

 
We conclude that this proposal is not supported by the SA/SEA.  Further we 
consider that the scale of the change and its importance to the strategy of the 

plan is such that it falls out with the scope of a modification to the plan and in 
our opinion could only be taken forward in the context of a full review of the 

strategy.  Therefore we consider that the proposed modification cannot go 
forward into the Local Plan. 
 

Of a more detailed nature no explanation is provided with regard to the scale 
of the landscaping required to mitigate against adverse impacts to the AGLV 

and whether or not such mitigation requirement also have implications for the 
scale of development that the site is capable of accommodating.  We can find 
no assessment of these matters.  A clear danger arising from significant 

infrastructure cost associated with bringing this proposal forward would be the 
need to increase the value of the development on the site by seeking B1 type 

uses.   Such a move would have additional adverse impacts of the nature 
highlighted by the Highways Agency and Devon County Council and as a 
consequence it is our view that this issue further militate against this proposed 

modification. 
 

Thank you for the opportunity of commenting. 
 

 
 
Kind Regards 

 
David Lobban, BSc (Hons) T & CP MRTPI 
For PCL Planning Ltd 
e: d.lobban@pclplanning.co.uk 
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