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1.0 INTRODUCTION

1.1 AP Planning is instructed by Bovis Homes Limited – ‘Bovis’ – to project manage 

the submission of an Outline planning application for residential development, 

mixed use local centre, land for education and ATP pitch, land for community 

buildings, open space, Suitable Alternative Natural Greenspace (SANG), 

Sustainable Urban Drainage Systems (SUDS) works, new access and highways 

infrastructure including a pedestrian footbridge and related works on land at 

South West Exeter – ‘SWE’ - in Teignbridge District.

1.2 The proposals are detailed in the supporting documents which comprise the 

Outline planning application, principally the Environmental Statement prepared 

in accordance with the EIA Regulations and the Design and Access Statement 

(DAS).  

1.3 The proposals for the Site have been the subject of extensive discussions with 

Planning and other Officers at Teignbridge District Council over the last 18 

months. The site is allocated for development in the Adopted Teignbrige Local 

Plan May 2014 and enjoys a lengthy planning policy ‘pedigree’, having been 

first identified for development nearly a decade ago as part of the Regional 

Spatial Strategy (RSS).

1.4 The application has been the subject of detailed discussions with Devon County 

Council as highway and education authoity, Exeter City Council, and other key 

consultees such as English Heritage, Natural England, Environment Agency, and

Highways Agency.

1.5 The HCA’s ATLAS team has been closely involved in the formulation of the 

Development Framework and continue to advise Bovis and the Council on 

matters related to the delivery of the proposals.
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1.6 In addition the proposals has been the subject of extensive public consultation

over the last 12 months in particular.  Bovis have staged 4 public exhibitions of 

the proposals as well as making a number of presentations to Members.  The 

process of public participation and involvement in the pre-application process is 

detailed in a separately submitted Statement of Community Involvement.

1.7 Bovis has worked very closely with Teignbridge Council in the formulation of 

the South West Exeter Development Framework which provides further detailed 

policy guidance for the delivery of the proposals.  The Framework was 

approved by Planning Committee Members in July 2014. 

1.8 Bovis Homes and Teignbridge Council entered into a Planning Performance 

Agreement in October 2014 to cover the pre-application and application process 

to ensure the timely submission and determination of the Bovis application.

1.9 The South West Exeter allocation is the largest single housing allocation in the 

adopted Local Plan and is critical to the delivery of housing, including  

affordable housing, in the District for the period to 2033.  The Bovis Site 

together with other land within the allocated area will provide a continuous 

supply of housing land for the District for the next 20 years.

1.10 Bovis is committed to continue to work closely with the Council to ensure the 

coordinated timely delivery of the key physical and social infrastructure that is 

required as part of the development of the Bovis Site and the wider South West 

Exeter allocated housing and mixed use site.     

1.11 In section 2 of this Statement a brief description of the Bovis Site and the 

surrounding area is set out. 

1.12 In Section 3 the proposals which comprise the application are briefly described.

1.13 Section 4 deals with planning history summarising the planning postition with 

regards to the landfill site which occupies part of the Site.  The Section also

presents an overview of the policy background to the SWE proposals.  



Planning Supporting Statement                                                                       March 2015    
South West Exeter, Bovis Homes

1.14 Section 5 details the planning policies for the South West Exeter allocation set 

out in the adopted South West Exter Development Framework, 2014.

1.15 Section 5 also explains the other landowenrships that comprise the overall SWE 

allocation in Teignbridge and the part of the allocated site within Exeter City.  

Reference is made to an approved planning permission on a part of the 

allocated area and the expected timetable for the submission of applications on 

other parts of the allocated site which will complete the delivery of the housing.

1.16 In Section 6 a summary is provided of the Stakeholder and Community 

engagement that Bovis has undertaken as part of the application preparation.  

1.17 Section 7 refers to planning policies in the form of the National Planning Policy 

Framework, and the adopted Teignbridge Local Plan. It is set out that the 

Bovis site is allocated for housing and mixed use development and that the 

application proposals will deliver new homes inclusing affordable homes, 

ensuring a continuous supply of housing in Teignbridge fully in accordance with 

the key principles which lie at the heart of the NPPF.  

1.18 In section 8 the content of the Development Framework is summarised.  It is 

set out that the Bovis application proposals are fully in conformity with the 

Framework and that Bovis will deliver those elements of community and 

physical infrastructure that are identified in the Framework on Bovis controlled 

land.

1.19 In Section 9 it is demonstrated that the proposals for the Site are fully 

compliant with national and local policies and will significantly boost the 

delivery of housing and affordable housing in Teignbridge.

1.20 In section 10 a summary is provided of the policy and infrastructure 

requirements to be delivered by the Bovis proposals in the Development 

Framework.  

1.21 This shows that the Bovis application will deliver the infrastructure in a timely 

and coordingated manner by means of the Community Infrastructure Levy 

(CIL) and S106 Planning Agreements.  
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1.22 Finally, in Section 11, a summary is set out and conclusions are drawn.

1.23 Bovis look forward to continuing to work closely with Officers at Teignbridge 

District Council to discuss the proposals following the registration of the 

application to ensure the timely determination of the Bovis application which 

represents the largest single housing and mixed use development in the 

District.
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2 THE SITE

2.1 Bovis Homes control land that forms part of the allocated South West Exeter 

housing and mixed use development site. This Site is referred to as ‘Matford 

Barton’ within this application submission.

2.2 The Site is located within approximately 5km to the south west of Exeter city 

centre, with Alphington and Exminster located to the north and south east 

respectively. It lies to the western side of the Exe Valley, within an area of 

landscape characterised by a sloping topography, ridges and valleys. 

2.3 The Matford Barton site comprises approximately 91 hectares. It is broadly 

separated by the A379, which runs east-west and provides a strategic link to 

the centre of Exeter. The Site is predominantly in agricultural use with 

occasional groups of residential properties and farmsteads located along 

existing roads. There are also some areas of employment and leisure uses 

within close proximity to the site; including the Devon Hotel which located on 

the A379/B3123/Old Matford Lane roundabout. 

2.4 The Site is bounded by the A30 to the west, Old Matford Lane to the east, 

Markham Lane and existing field boundaries to the north and Deepway Lane to 

the south. To the south of the A379 the Site rises steeply up to Pearce’s Hill 

and forms the highest point of the site, with the ridgeline running alongside the 

M5. North of the A379 the Matford Brook, a minor tributary of the River Exe, 

runs east – west across the site within a broad shallow valley. The valley rises 

gently to a high point located on the edge of Alphington Village 

2.5 The Site is formed by an undulating series of ridges and valleys.  To the north 

of the A379, the Site slopes down towards the Matford Brook which is at 

elevations of between approximately 7 m and 14 m AOD and flows in a west to 

east direction in this part of the Site.  The highest points are the lower slopes of 

Knowle Hill in the northern corner at approximately 30 m AOD, the far 

northwestern corner at approximately 55 m AOD and the southwestern corner 

at approximately 42m AOD. 
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2.6 The topography of the area to the south of the A379 is variable but generally 

slopes towards the base of a valley located in the centre where a tributary of 

Matford Brook flows from south to north. Further discussion of Matford Brook 

and its tributaries is provided in Chapter 10 Water Resources and Flood Risk. 

The base of the valley is present at an elevation of between approximately 6 m 

and 18 m AOD and the highest points are present in the southeastern corner 

(81 m AOD), midway along the eastern boundary (55 m AOD) and in the 

northeastern corner (42 m AOD).

2.7 The majority of the Site is currently within agricultural use.

2.8 An operational inert landfill is present in the south eastern corner of the Site 

and, whilst it will shut and be restored as part to the Development, is active at 

this time. Two farm buildings and a dilapidated structure are present in the 

southwestern portion and several temporary cabins are present in the southern 

portion, at the entrance to the main landfill area.  A telecommunications mast is 

present in the southeastern corner of the Site.

2.9 Overhead electricity cables and associated transmission towers are located in 

the northwestern and central east portions of the Site.  A high pressure gas 

main trending north to south is located beneath the centre of the southern 

portion of the Site.

2.10 A Scheduled Ancient Monument is present on the Site, close to the centre of 

the northern boundary.  The monument is recorded as a linear round barrow 

cemetery of Bronze Age origin. 

2.11 A more detailed description of the site including existing constraints is 

set out in the submitted Design and Access Statement and in the 

Landscape and Visual Assessment that forms part of the submitted ES.
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3 THE OUTLINE APPLICATION

3.1 An Outline planning application is submitted for the development of the Bovis 

SWE land.  It is proposed to bring forward residential development 1,350

homes together with land for a mixed use local centre, land for education and 

an ATP pitch, land for community buildings, open space, SANG, SUDS works, 

new access and highways infrastructure including land for the delivery of a 

pedestrian/cycle bridge and related works.  Access is not Reserved.

3.2 In summary the proposals will deliver:

• Approximately 1,350 new high quality dwellings that include a mix of tenures 

and cater to a range of lifestyles.   

• A mixed use centre which will include new key retail facilities and form a new 

social hub for the development.

• A site large enough to accommodate a through school and community building 

with ATP pitch, benefiting new residents and the existing community.

• Additional housing of up to 150 new dwellings will be provided if the secondary 

school element of the through school is not delivered by the Education 

Authority.

• A pedestrian and cycle bridge crossing across the A379 will be delivered to 

ensure the provision of a convenient and safe linkage across the road for all 

residents. 

• Sustainable transport opportunities in the form of bus routes, cycle routes and 

footpaths. 

• Connected and multi-functional green infrastructure comprising public open 

space, areas for play and recreation, strategic landscaping, habitat creation and 

wildlife corridors.
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• A new Matford Valley Park and area of SANG will form landmark spaces for the 

development. 

• Vehicular access taken from the A379, Chudleigh Road, Dawlish Road and 

Trood Lane.

3.3 The land uses are set out on the Parameter plan and described in the 

accompanying text which forms part of the DAS, Section 2.

Parameter Plans

3.4 The application is submitted with 3 Parameter Plans:

• Land Use

• Access and Movement 

• Building Height

3.5 The Parameter Plans and accompanying explanatory text are set out in Section 

2 of the DAS.

3.6 The Parameter Plans and the accompanying text set out those matters which 

will be fixed through the determination of the Bovis Outline application.  

LAND USE PARAMETER PLAN

3.7 The Land Use Parameter Plan and supporting text set out how the Site is to be 

developed.

3.8 A summary is set out below:

RESIDENTIAL

• Up to 35.57ha will be provided for residential development (excluding 

land for education uses).
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• The development allows for up to 1,500 dwellings, which will be 

delivered in a range of types and tenures. This includes areas where 

either residential or education and residential or mixed uses could be 

provided. It is expected that the Education Authority will require the 

land for Secondary School provision, and should this be the case it is 

anticipated that dwelling numbers delivered across the Site would be 

closer to 1,350.

• The submitted ES assesses a ‘worst case’ development with the 

maximum capacity of 1,500 dwellings and explains the approach the 

cumulative impact of the Bovis development with other proposals which 

form a part of the South West Exeter allocated site.

• The development proposes a phased approach as set out in the ES and 

DAS.

• Bovis propose that 25% of the new homes will be affordable in 

accordance with the adopted Local Plan policy and Development 

Framework for the site.

• The proposals will also include an element of self build homes.  The 

principles for the delivery of the self build homes will be set out in a 

S106 Agreement.  The self build homes will be delivered through the 

Reserved Matters submissions.

MIXED USE LOCAL CENTRE

• A mixed use centre of up to 0.77ha will be provided. It will include 

retail, community, business and residential uses.

• The centre area allows for the delivery of land for health provision in the 

form of a new GP surgery.  This could be provided as a standalone 

facility or as part of the design of the principal community building.
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• Land will be identified land for a principal community building to provide 

a focus for the new development.  The scale of the community building 

is identified as 650 square metres with related parking in the adopted 

Framework.  This may require amendment as part of the negotiations 

with the local community about the detailed design of this space.

EDUCATION

• Education provision on site will be delivered in accordance with a brief 

prepared by Devon County Council in October 2014.

• The development will provide a primary and secondary school site in the 

form of a single education campus. Up to 2.2ha and 5.60ha will be 

provided to accommodate a primary and secondary school respectively 

as part of the development. This primary school site will also include an 

early years facility. 

• The land for the secondary element of the education campus also 

includes land for the provision of an artificial turf pitch and related car 

parking and changing facilities.

• As noted above, in the event that the land is not taken up by the 

Education Authority for secondary education and/or the ATP area, this 

land will be suitable for residential development, potentially adding up 

to 150 new dwellings to the capacity of the site.

• The timescale for DCC to call upon the land reserved for the secondary 

school will reflect education policy and will be agreed and secured 

through a Section 106 or other legal Agreement.

OPEN SPACE & SANG

• Up to 17.52ha of public open space will be provided on site to include 

the Matford Valley Park, incidental green space, drainage, new planting, 

play areas, other associated open space and infrastructure including 

access and allotments. 
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• Teignbridge District, Exeter City and East Devon District Councils all 

border the Exe Estuary. In partnership with Natural England and others 

it has been determined that housing and tourist accommodation 

developments in the stated local authority areas will have an in-

combination likely significant effect on the Exe Estuary Special 

Protection Area (SPA) and Dawlish Warren Special Area of Conservation 

(SAC) through impacts from recreational use.

• The impacts are highest from developments within 10 kilometres of the 

SPA/SAC. Mitigation is required in the form of provision of substantial 

alternative recreation locations to draw users away from the European 

sites. 

• Given the amount of development proposed in SWE1 and other nearby 

areas and the proximity to the designations it is considered most 

appropriate to provide Suitable Alternative Natural Greenspace (SANGS).

• The development will provide up to 25.54ha of SANG assuming the 

provision of 1,350 dwellings. This will be designed and delivered in 

accordance with the policy SWE3 of the adopted Local Plan and in 

consultation with Natural England. 

• The inert landfill, located within the south eastern corner of the Site, will 

cease to operate and will be restored to provide SANGS provision.

• If the secondary school does not come forward this parcel of land will 

provide its own SANG and open space as part of alternative residential 

use. 

SURFACE WATER DRAINAGE 

• Sustainable Urban Drainage Systems (SUDS) will be provided within 

areas of public open space to serve the new development. 
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GYPSY AND TRAVELLER PROVISION

• In accordance with the Local Plan and Framework provision will be 

made for 16 pitches for the Gypsy and Traveller communities as part of 

the Bovis application.

• The number of pitches will be fixed by a S106 Agreement and will be 

delivered as part of Reserved Matters submissions.

• No sites are identified as part of the Outline application as negotiations 

continue with the Council about the preferred scale and location, and 

management of the pitches.

3.9 The following floorspace figures have been tested as the maximum scale of 

development within the local centre as part of the ES assessment process.

Use Maximum Floorspace (m2)
Local Centre 
(Uses A1, A2, A3, A4, A5, D1)

2,000

Community Building
(Use classes D1/D2)

1,000

Health
(Use class D1)

500

Small scale B1 as part of Local Centre 
(Use Class B1 (a))

2,000

DISTRICT HEATING

3.22 The adopted Local Plan and Development Framework set out that 

applications on the SWE site should facilitate the opportunity to deliver 

a District Heating network (DHN) to use heat from the incinerator at the 

Marsh Barton waste facility, subject to viability.

3.23 It is understood that an Energy Centre would be constructed at the 

Cattle Market site in Exeter City to deliver this energy supply.
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3.24 No physical works are required above ground to be identified as part of 

the Bovis application for the DHN apart from, potentially, package plants 

which are typically the same scale as a residential garage.

3.25 Bovis will connect to the DHN if this can be achieved at an economically 

viable cost and within timescales which work with the implementation of 

the Bovis scheme. It is expected that discussions will continue during 

the determination period associated with this planning application.

3.26 These matters will be secured through a S106 Agreement.

ACCESS AND MOVEMENT PARAMETER PLAN

3.27 Access is not reserved.

3.28 Vehicular access to the Development will be taken from the following 

points; 

• Two access points on the A379;

• Access via Trood Lane;

• Two access points on Chudleigh Road; 

• A single access point on Dawlish Road; 

• A single access point on Markham Lane; and

• A zone for a bus connection onto Markham Lane.

3.29 Vehicular access will also be provided to the Site boundaries adjacent to 

future potential development areas to the east and to the north towards 

Alphington. Zones where primary access routes will be provided have 

been identified. A 30m Corridor within which a Boulevard, incorporating 

a bus route, is to be provided to the south of the A379. In addition a 

30m avenue providing links into the south of the Development is also 

identified.
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3.30 Further details are set out in the Transport Assessment (TA).

PEDESTRIAN AND CYCLE ACCESS

3.31 Pedestrian and cycle access is proposed via the vehicular access points. 

Additional pedestrian links to the wider area, between the parcels of the 

Development and into the SANGS are also proposed as identified in the 

DAS and TA.

3.32 A new pedestrian/cycle bridge is identified as part of the Development 

to ensure the safe and convenient crossing of pedestrians and cyclists 

across the A379.

3.33 The Bovis application identifies land on either side of the A379 where 

the bridge will be located.

3.34 The access and movement points are shown on the Parameter plan 

within the DAS.

BUILDING HEIGHTS PARAMETER PLAN

3.35 Building heights across the site may vary from one to four storeys.

3.36 As shown on the Maximum Heights Parameter Plan, within the DAS, the 

taller elements of the Development will comprise residential areas of up 

to 4 storeys in height, located within the east and centre of the Site. 

3.37 These taller buildings would be up to 18m above finished ground levels.  

Areas to the north and west of this would step down from this with 

areas of up to 3 storeys in height at 13.5m above finished ground 

levels.
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3.38 The southern and northern areas of the Development would be up to 

2.5 storeys, 12m above finished ground levels, and the far eastern and 

southern areas of development would be the least tall at up to 2 

storeys, 10m above finished ground level.

3.39 The primary school would be delivered at 2 storeys in height, up to 12m 

above finished ground level, and the secondary school, should it come 

forward, would be up to 3 storeys in height (up to 13.5m above finished 

ground levels.)

3.40 As set out in the ES, due to the undulating nature of the Site, finished 

ground levels will vary and thus an exercise has been undertaken by the 

project engineers to establish finished ground levels. This exercise has 

informed the production of plans which detail the worst case 

assumptions in relation to finished ground levels which have been 

applied to the assessment of the height of the Development. 

3.41 Where two potential heights are identified on the parameter plan, a 

‘worst case’ assumption has been adopted within the assessment in 

respect of landscape and visual impact.
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4  PLANNING HISTORY AND POLICY BACKGROUND

Planning History

4.1 There is no planning history relevant to the application site with the exception 

of the inert landfill site which lies to the west of old Matford Lane, east of Trood 

Lane south of the A379.

4.2 The inert landfill site has been the subject of a number of planning permissions, 

the most recent of which was granted by Devon County Council in March 2004.

4.3 The Trood Lane inert landfill site will cease operations, by agreement with the 

landfill Operator and Bovis homes by 2018, after which the land will form part 

of the SANG area for the Bovis application Site.

4.4 The March 2004 approval was accompanied by a number of plans indicating the 

proposed phasing of the filling of the landfill site and measures for its 

restoration following the cessation of landfill activities.

4.5 The conditions attached to the planning permission require the submission of 

detailed restoration schemes for each phase of the development of the

landfilling operation. These restoration schemes must be be submitted to, and 

approved by, the Waste Planning Authority.

4.6 The currently approved restoration proposals in envisage the landfill site being 

restored to provide habitat for Cirl Bunting birds.

4.7 The inert landfill planning permission conditions will require variation in order to 

allow the landfill site to be restored as part of the Bovis SANGs area to be 

delivered as part of this application.
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Planning Policy History

4.8 The South West Exeter housing area has a lengthy planning policy history.

4.9 Following the adoption of the Devon Structure Plan 2016, in 2004, the 

Government published the draft Regional Spatial Strategy for the South West in 

June 2006.

4.10 That document first identified the potential for an urban extension to Exeter 

within Teignbridge District adjoining Alphington and Exminster.

4.11 This was identified as part of the wider scale areas of search which were shown 

on the Key Diagram of the draft RSS.

4.12 As the RSS progressed through Examination and subsequent proposed changes 

following the Secretary of State's analysis of the Examination Report, a more 

refined area of search for 2000 dwellings within Teignbridge adjoining Exeter 

was identified in 2009 as 'area of search C'.

4.13 Teignbridge District Council first identified the potential to accommodate 

development on the South West Exeter site through work which was to have 

formed an Action Area Plan (AAP) for the allocation. An Issues and Options 

consultation document was published by the Council in December 2009 and 

was the subject of public consultation. The consultation considered a number 

of potential scenarios for the development of the South West Exeter area.

4.14 In 2011 the South West Exeter Transportation Strategy was published 

identifying the key transportation infrastructure that would need to be delivered 

as part of housing and employment proposals.
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4.15 In summer 2010 Teignbridge Council published the Core Strategy Issues and 

Alternative Options which included the proposed allocation at South West 

Exeter.

4.16 Changes in the plan making regulations and other changes at national level led 

to significant delays in moving forward with the Core Strategy and Teignbridge 

Council ultimately resolved to deliver the Core Strategy rather than the Action 

Area Plan.

4.17 Preferred Options for the Core Strategy were published in Spring 2012.

4.18 Further plan making changes led to the decision to widen the Core Strategy to 

be a "full" Local Plan culminating in the publication of the Proposed Submission 

2013-2033 Local Plan in November 2012.

4.19 Key to the strategy of the Plan was the delivery of the South West Exeter 

housing and employment proposals together with significant areas of 

alternative natural green space (SANG) in the form of a new Ridgetop Park to 

offset the impact of the proposed housing development at South West Exeter 

and elsewhere in Teignbridge District on the Exe Estuary.

4.20 The Local Plan Examination was conducted in September 2013 and the 

Inspector reported with Proposed Main Modifications in December 2013.

4.21 The Inspector fully supported the allocation of the site, proposing only a 

handful of minor amendments to the detail of the policies.

4.22 The Local Plan was Adopted by Teignbridge on 6 May 2014 and this provides

the Development Plan Policies which allocate the land which is the subject of 

the Bovis planning application.
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5 SOUTH WEST EXETER PLANNING POLICIES

5.1 As part of the preparation of the Local Plan Teignbridge Council and Devon 

County Council commissioned the preparation of the South West Exeter 

Masterplan (June 2012) was prepared by LDA design. The document included 

preliminary analysis of key issues related to the site including highways and 

transportation environmental matters, topography, archaeology etc.

5.2 It provided the basis for the Local Plan allocation and many of its principles 

have informed the South West Exeter Development Framework (see below) 

which has been adopted for the site.

5.3 The Adopted Local Plan (see below) deals with the South West Exeter allocation

under three policies: SWE1 identifies land for 2000 houses and related 

infrastructure; Policy SWE2 provides for employment development to the south 

west adjacent at Peamore. Policy SW3 identifies the SANG Ridgetop Park.

5.4 Policy SWE1 proposes the development of 92 ha of land to deliver 2,000 homes 

with 25% of these being affordable.

5.5 The Policy requires provision of gypsy and traveller pitches, 20 ha of green 

space comprising formal and informal green space and children's and young 

people's playspace; land for two primary schools and a secondary school and a 

range of community facilities including a multipurpose community and sports 

building, small scale shops, health provision and small-scale employment 

opportunities.
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5.6 Policy SWE1 requires the delivery of opportunities for sustainable travel through 

convenient green pedestrian and cycling links that seek to bridge the barriers 

presented by the existing transport infrastructure such as the A379. The policy 

proposals include the provision of a 1,000 park-and-ride site within the 

allocated area (discussed further below) and enhancements to the existing 

A379 and surrounding road network.

5.7 Finally the policy seeks to deliver a District Heating System, subject to viability,

using heat generated from the waste from the Marsh Barton energy facility.

5.8 The proposed employment allocation at Peamore (Policy SWE2) proposes 

extending the existing employment site by a further 5 ha for B2 and B8 uses.

This area of land is physically separate from the housing area and does not 

form part of the Bovis planning application. 

5.9 The Ridgetop Park which is proposed under SWE3 is based on the principle of 

delivering suitable alternative natural green space - SANG. This policy requires 

the provision of SANG space per 1,000 population, equating to more than 36 ha 

of SANG for the SWE1 allocation.

5.10 Bovis began the process of detailed pre-application discussions with 

Teignbridge Council following the Local Plan Examination in autumn 2013. As 

discussions progressed it became clear that were aspects of the Local Plan 

policy for the site which had moved on as a result of additional information or 

changes in policies at local and strategic level.

5.11 In particular the County Council revised the strategy for the provision of park-

and-ride facilities around Exeter resulting in the decision to no longer require a 

1,000 space facility within the South West Exeter allocated area.
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5.12 The County Council, working closely with Teignbridge Council and Exeter City 

Council undertook a very detailed analysis of the potential locations of primary 

and secondary school facilities on the South West Exeter site. Nearly 20 

alternative scenarios were considered at the pre-application stage, including 

locating primary schools to the north and south of the A379, locating a school 

on the land within Exeter City and locating the secondary school on land around 

the City Council boundary close to Alphington.

5.13 The analysis process resulted in the decision to secure a three form entry 

primary school and a 600 place secondary school on a single site with the 

preferred site being within land controlled by Bovis south of the A379.

5.14 The decision to locate the school's campus to the south of the A379 resulted in 

a further amendment to the LP policy: the need for a pedestrian/cycle bridge 

across the A379 to provide safe and convenient access to the schools and other 

community facilities that would logically be located close to it.

5.15 As a result of these key policy changes Teignbridge Council, working closely 

with Bovis and the other South West Exeter landowners, undertook preparation 

of a Development Framework for the allocation between January and July 

2014.

5.16 The purpose of the Framework document is to identify each element of the 

overarching Adopted Local Plan policy and to set out where changes have 

superseded this policy or provided additional information where appropriate on 

key elements of the planning framework for the site.

5.17 The Framework also put in place a mechanism for the comprehensive and 

coordinated delivery of the South West Exeter housing and community 

proposals on land which is within the control of the number of 

developers/landowners in addition to Bovis homes.
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5.18 The Framework was adopted by Planning Committee in July 2014 and provides 

the most comprehensive basis for the consideration of the planning proposals 

being submitted by Bovis on part of the allocated South West Exeter site. It is 

a key material consideration in the determination of this application

5.19 The Framework is supported by a draft indicative layout plan which sets out the 

preferred disposition of key land uses on the allocated site including residential, 

the Matford valley park, the education campus, the preferred location for the 

new Bridge and indicative links between various development parcels.

5.20 The Parameter and Strategy plans prepared by Bovis Holmes are clearly in 

accordance with the indicative layout plan in the Framework.

5.21 Part of the South West Exeter allocation lies within Exeter City. In the adopted 

ECC Local Plan land is identified at South West Alphington for up to 500 homes, 

making the total allocation 2,500 homes across the two authorities.

5.22 The City Council has adopted a Development Brief for the South West 

Alphington site. The Brief identifies the need to reduce the expected capacity 

of the site to around 350 to 400 new homes taking on board the character of 

the surrounding Alphington area. The brief also identifies the potential for the 

land to accommodate new children's play provision, bus links to adjoining areas 

and the potential to accommodate small scale neighbourhood retail and 

potentially a new doctors surgery as a new site for the Ide surgery in 

Alphington village which lies in on the highly constricted site.

5.23 It is expected that Planning applications will be submitted on the South West 

Alphington development site in Exeter City during the course of 2015.
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Other Land Ownerships

5.24 The Framework divides the allocated area into a series of land parcels, largely 

refelcting the various land ownerships.  This plan is shown as an Appendix to 

this Statement.  The Bovis application covers parcels A1, B, C, D and part of the 

SANG in area F.

5.25 Part of the South West Exeter allocation within Teignbridge District benefits 

from planning permission.

5.26 Land within the eastern part of the allocation, identified as development parcel 

E2 in the Framework, was the subject of a planning application by Waddeton 

Park Limited, submitted in 2013.

5.27 The application provides for the development of 240 dwellings with the 

potential for a primary school should the County Council strategy of seeking a 

single primary school on the Bovis land not be taken forward.

5.28 The application was approved with S106 Agreements in September 2014.

5.29 It has recently been resubmitted by Waddeton Park Limited, together with 

applications to identify land for SANG and SUDS.

5.30 Land controlled by West Country land Limited, development parcel A2 is 

expected to be the subject of a planning application for around 200 new 

dwellings during 2015.

5.31 Land parcel E1 lies within the control of Richard and Helen Parr. The Parrs 

have begun preparation of planning proposals for their site and it is expected 

that they will submit a planning application for around 200-250 new homes 

during 2015.
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6 STAKEHOLDER AND COMMUNITY ENGAGEMENT AND CONSULTATION

6.1 The proposals have been the subject of extensive stakeholder consultation over 

the last five years through the Plan making process and more recently through 

the process of bringing forward the Bovis planning application.

6.2 As noted above the site was first identified through the planning process as 

part of the RSS; more detailed proposals in the form of the draft Action Area 

Plan were the subject of detailed consultation by Teignbridge District Council 

including a series of meetings in the local area and public exhibitions in late 

2009.

6.3 Further consultation was undertaken by the District Council during the 

preparation of various stages of the Core Strategy and Local Plan.

6.4 Bovis Homes submitted representations at each of these key stages and made 

Representations on behalf of one of the landowners in relation to the draft 

emerging Action Area Local Plan.

6.5 Notwithstanding the scale of the proposals, for the delivery of around 2,000 

new homes on a greenfield site, there were only a small number of 

representations submitted to the Local Plan related to the allocated site.

6.6 The Council at the Local Plan Examination highlighted to the Inspector their 

view that there was a significant level of community and stakeholder "buy in" to 

the South West Exeter proposals as a result of their lengthy policy history and 

the work undertaken by the Council in consulting and engaging with the local 

community.
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6.7 At the Examination itself the discussion about the South West Exeter allocation

was limited to less than a day's Examination time. Representations were also 

made by the Exminster Parish Council and the Alphington Forum. Both groups 

set out detailed issues but had no underlying policy objection to the allocation 

of the site. 

6.8 Bovis Homes acquired their interest in the South West Exeter allocation in 

2012/13 and undertook full participation in the Local Plan making process, 

culminating in the Adoption of the Plan and the Framework in 2014.

6.9 Teignbridge Council has stressed the need to ensure that a co-ordinated and 

comprehensive delivery of the South West Exeter site which comprisesis land 

controlled by number of developers and landowners.

6.10 Teignbridge Council encouraged the South West Exeter landowners to 

cooperate to ensure the coordinated delivery of the allocation. The landowners 

have met on many occasions during 2013 and 2014 and have signed a 

Memorandum of Understanding to commit to the sharing of information and the 

timely coordinated delivery of the planning proposals across different land 

ownerships.

6.11 As well as the landowner meeting process Teignbridge Council has also held 

regular meetings with the wider members of the local community including the 

Parish Council and Forum as well as Councillors and Officers from the County 

Council and Exeter City Council.

6.12 Bovis Homes has been an active participant in these meetings and has made 

several presentations to these key stakeholders.

6.13 Bovis Homes led a presentation to a Members Forum of planning committee 

and other local Members in February 2014 when the landowners proposals for 

the development of the site were discussed at length.
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6.14 At the Members Forum representatives of the local Parish Councils and the 

County and City Councils made their views known about the emerging 

proposals for the South West Exeter site. Key issues focused on the need to 

ensure comprehensive delivery of key infrastructure and in particular the 

location of the proposed schools within the allocated site.

6.15 To date, Bovis Homes has held 4 public exhibitions to publicise the proposals 

for the development of land within their control at South West Exeter.

6.16 On December 9, 2013 an exhibition was staged at the Devon hotel. Invites 

were delivered to all the local residents within the Bovis development area and 

meetings were held on the day with representatives of the Parish Council and 

the Alphington Forum. The local press covered the event which was attended 

by around 100 people on the day.

6.17 Many people completed consultation feedback forms at the event and others 

were subsequently submitted to Bovis through their consultation portal as part 

of a dedicated South West Exeter website hosted by the Company.

6.18 Virtually all of the comments received this time recognised that the allocation 

was a key part of the planning proposals for Teignbridge.  Feedback 

concentrated on much of the detail of the proposals with key issues related to 

the relationship of the developments to Alphington and Exminster, and dealing 

with transportation issues and the location of education facilities within the 

development.

6.19 Several people commented on the proposed access for the new development, 

setting out concerns about crossing the A379, the scale of traffic and existing 

traffic problems at the Devon Hotel roundabout and surrounding road network.
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6.20 The SCI shows how these comments were assessed and how the submitted 

application has been amended where appropriate. 

6.21 At the request of Exminster Parish Council and the Alphington Forum the 

exhibition was restaged in both villages in January and February 2014.

6.22 The Alphington exhibition was very well attended following the publicising of 

the events by the Alphington Forum to all local residents. A separate meeting 

was held with members of the Parish Council.

6.23 Representatives of Exminster Parish Council and the Exminster Neighbourhood 

Plan group also attended the Exminster exhibition.

6.24 Teignbridge District Council also consulted widely on the proposed South West 

Exeter Development Framework in May 2014.  Key stakeholders such as the 

County and City Councils and the Parish Council all submitted comments as did 

many local residents.

6.25 Bovis Homes continued a detailed process of pre-application engagement with 

Teignbridge Council during the course of 2013 and 2014 in particular. Regular 

meetings were held with key officers of the District Council and County Council 

focusing on the location of schools, transport infrastructure, proposed new 

bridge, proposals related to the treatment of the area around the Ancient 

Monument and the detail of delivery of the Valley Park, SANG etc.

6.26 Bovis committed to a formal Planning Performance Agreement (PPA) with 

Teignbridge Council to cover the pre-application process leading to the 

submission of this planning application.

6.27 During 2013 and 2014 Bovis has also engaged with other key organisations and 

stakeholders on various aspects of the allocation proposals.
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6.28 The County Council has been closely involved with discussions related to the 

education campus, bridge and park and ride and highways infrastructure.

6.29 Bovis consulted with English Heritage on their proposals related to the Ancient 

Monument and have followed this up with trial trenching and other 

archaeological investigation across the whole site.

6.30 Key offices at Teignbridge Council have been consulted on detailed aspects of 

the emerging proposals including urban design, gypsy and travellers, affordable 

housing, landscape, trees, ecology, green infrastructure and cycle links.

6.31 Natural England has been consulted about the emerging proposals for the 

SANG on the Bovis land and the detailed implementation of this as part of 

policy SWE3.

6.32 In November 2014 Bovis undertook a further public exhibition of their proposals 

for the allocated area. It was noted that the proposals which had been 

consulted on originally in November 2013 have been the subject of significant 

changes such as the removal of the park and ride and changes to the location 

of the proposed schools etc.

6.33 The public exhibition held on 18 November 2014 was again widely publicised 

with invitations posted directly to all local residents within the Bovis area and 

further invitations extended to the local community and other stakeholders via 

the South West Exeter website and notices in the local press.

6.34 The exhibition was attended by around 70 people with many with comments 

submitted on the day and subsequently through the website.
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6.35 There was recognition in the comments of the significant work undertaken by 

Bovis and the District Council to refine the South West Exeter proposals and 

general support for the delivery of a bridge as part of the proposals to ensure 

safe access to the education campus within the site.

6.36 The exhibition included draft proposals showing the potential development of 

the area around the school's campus in the local centre and many of these 

were the subject of positive comments.

6.37 Bovis presented their draft application proposals to Planning Committee 

Members in a closed briefing during December 2014.

6.38 The pre-application process has also considered the delivery of key 

infrastructure having regard to the adoption of the Community Infrastructure 

Levy (CIL) in Teignbridge on 1 October 2014. In accordance with the CIL 

Regulations, the Bovis application will be the subject of CIL as well as relevant 

S106 contributions.  The process of engagement with Teignbridge Council and 

the County Council, with input from ATLAS on behalf of the HCA, in respect of 

key delivery issues is ongoing.

6.39 In summary, the Bovis Homes application proposals have been the subject of 

very extensive consultation and stakeholder engagement over the last 18 

months.  The wider allocated area has previoulsy been the subject of extensive 

public consultation by the local planning authority extending several years 

before.

6.40 There is a significant level of local community knowledge and, in many cases, 

an acceptance of the proposals as a result of this process.

6.41 Bovis Homes will continue to work closely with the local community and other 

key stakeholders throughout the determination period associated with this 

application.
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6.42 Further details are set out in the submitted Statement of Community 

Involvement.
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7 NATIONAL POLICY AND THE ADOPTED LOCAL PLAN

7.1 This section of the Planning Statement contains information about the adopted

Development Plan Policies and National Planning Guidance from the NPPF 

which are relevant to the determination of the application. 

NPPF

7.2 The National Planning Policy Framework (the Framework) sets out the 

Government’s planning principles for England and how these are expected to be 

applied. The Framework sets out the need to “drive and support sustainable 

economic development” including housing (paragraph 17) in accordance with 

the “presumption in favour of sustainable development” (paragraph 14). 

7.3 Paragraph 14 confirms that the presumption in favour of sustainable 

development should be seen as a golden thread running through both plan-

making and decision taking. For decision-taking this means “approving 

development proposals that accord with the development plan without delay”.

7.4 The key Guidance from  the Framework relevant to these proposals includes: 

 
-Sustainable Development 

-Housing delivery and supply

-Conserving the natural environment

-Education provision

7.5 Paragraph 9 states that: 

“Pursuing sustainable development involves seeking positive improvements in 

the quality of the built, natural and historic environment, as well as in people’s 

quality of life, including (but not limited to): -making it easier for jobs to be 

created in cities, towns and villages; 

-Moving from net loss of bio-diversity to achieving net gains for nature; 
-replacing poor design with better design; 
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-improving the conditions in which people live, work, travel and take 
leisure; and 

-widening the choice of high quality homes”. 

7.6 The Framework seeks to ensure the delivery of a wide choice of quality homes. 

Paragraph 47 sets out the appropriate actions LPAs should take to “boost 

significantly the supply of housing”.

7.7 With regard to conserving the natural environment paragraph 109 of the 

Framework states that: 

“The planning system should contribute to and enhance the natural and local 

environment by: 

-protecting and enhancing valued landscapes, geological conservation 
interests and soils; 
-recognising the wider benefits of ecosystem services;
-minimising impacts on biodiversity and providing net gains in
biodiversity where possible, contributing to the Government’s 
commitment to halt the overall decline in biodiversity, including by 
establishing coherent ecological networks that are more resilient to 
current and future pressures; 
-preventing both new and existing development from contributing to or 
being put at unacceptable risk from, or being adversely affected by 
unacceptable levels of soil, air, water or noise pollution or land 
instability; 
-and mitigating despoiled, degraded, derelict, contaminated and 
unstable land, where appropriate” (paragraph 109). 

7.8 Paragraph 112 of the Framework relates to development of agricultural land 

and states that: 

“Local planning authorities should take into account the economic and other 
benefits of the best and most versatile agricultural land. Where significant 
development of agricultural land is demonstrated to be necessary, local 
planning authorities should seek to use areas of poorer quality land in 
preference to that of a higher quality.” 
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7.9 The Framework makes clear that the Government attaches great importance to 

ensuring that a sufficient choice of school places is available to meet the needs 

of existing and new communities. Paragraph 72 states: 

“Local planning authorities should take a proactive, positive and collaborative 
approach to meeting this requirement, and to development that will widen 
choice in education. They should: 

-give great weight to the need to create, expand or alter schools; and 
-work with schools promoters to identify and resolve key planning issues 
before applications are submitted”. 

Development Plan

7.10 For the purposes of section 38 of the 2004 Act in the Development Plan 

comprises the policies of the adopted Teignbridge Local Plan.

Teignbridge Local Plan 2006-2028

7.11 The Teignbridge Local Plan was adopted in May 2014 and supersedes the 

‘saved’ policies of the previous adopted Teignbridge Local Plan 1989-2001. 

Policies S1A and S1 set out the presumption in favour of sustainable as set out 

in national guidance in the NPPF. 

7.12 Policy S2 seeks high quality design, supporting the creation of attractive, 

vibrant places. Designs should be specific to the place, based on a clear process 

which analyses and responds to the characteristics of the site, its wider context 

and the surrounding area, creating a place with a distinctive character. 

7.13 Policy S4 relates to land for new homes and states sufficient land will be made 

available to increase the rate of new house building.

7.14 Policy S5 states that the provision of new and improved infrastructure, such as 

transport, recreational facilities and green infrastructure will form a key issue in 

planning for the growth of sustainable communities. 
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7.15 The policy sets out that the Council will use the Community Infrastructure Levy 

(CIL) to deliver infrastructure and ensure that new development is provided 

with appropriate infrastructure. 

7.16 Policy S6 seeks to ensure the future impact of climate change and fossil fuel 

scarcity is minimised through adaptation and mitigation by taking into account 

flood risk in development design and incorporating energy efficiency and 

effective planning of mixed land uses to create sustainable places. 

7.17 Policy S9 requires the impact of new development on transport issues to be

carefully assessed. It aims to ensure new development will be located and 

designed to promote public transport, cycling and walking as transport modes 

of choice, minimising dependence on cars. 

7.18 The policy also aims to reduce the need to travel, to promote connected, safe, 

resilient street networks and intends to minimise the negative impacts of 

transport through travel plans, demand management, improvement to existing 

transport infrastructure and appropriate parking for bicycles and motor vehicles. 

7.19 Policy WE1 relates to the housing plan for the District and emphasises 

monitoring and management.  Priority will also be given to supporting and 

delivering allocations and outstanding planning consents. 

7.20 Policy WE2 relates to the affordable housing site targets.  In terms of land 

within the South West of Exeter allocation, Policy WE2 states that 25% of 

residential development proposed within a site should be affordable housing. 

7.21 Policy WE4 relates to inclusive design and states that schemes should be 

developed to ensure the creation of inclusive, mixed communities by integrating 

the market and affordable housing within the development through both 

external building design and layout. 
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7.22 Policy WE7 requires an element of new homes to be delivered through self 

build schemes.

7.23 Policy WE11 relates to green infrastructure and seeks to achieve the 

maintenance and expansion of a comprehensive green infrastructure network, 

promoting good accessibility to green infrastructure for people and species, 

including the provision of play spaces for children and young people which need 

to be close to the new dwellings.

7.24 Policy EN2A relates to landscape protection and enhancement seeking to 

ensure development will be sympathetic to and help to conserve and enhance 

the natural and cultural landscape character of the area.

7.25 Policy EN4 relates to flood risk and states, where possible, development should 

be sited in Flood Zone 1. 

7.26 Policies EN8 - EN12 relate to biodiversity and protected species. Policy EN8 

states that the Council will work to protect, enhance and restore the 

biodiversity of the area. The Council will aim to achieve net increases in 

biodiversity.

7.27 Policy EN9 seeks to protect and enhance existing areas of biodiversity and 

geodiversity, requiring development proposals to take account of any important 

habitats or features. 

7.28 Policy EN11 seeks to protect and expand the presence of legally protected

species, whilst Policy EN12 seeks to ensure the protection and enhancement of 

woodlands, trees and hedgerows in the area. 

7.29 The Local Plan sets out 3 policies which deal specifically with the South West 

Exeter mixed use allocation, of which the Bovis site is a part.  
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7.30 These policies, SWE1, 2 and 3 have been the subject of more detailed policy 

guidance set out in the South West Exeter Development Framework, adopted 

by Teignbridge Council in July 2014. This is considered further below.
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8 SOUTH WEST EXETER DEVELOPMENT FRAMEWORK 2014

8.1 As noted above Teignbridge Council adopted a Development Framework 

document for the South West Exeter allocation in July 2014.

8.2 The Development Framework seeks to provide further detail in respect of the 

policies SWE1 – 3 of the adopted Local Plan supplementing where necessary 

with updated information and adjustments to these headline policies.

8.3 This Section of the supporting statement provides an overview summary of the 

content of the Framework document before, in sections 9 and 10 below, it is 

demonstrated that the Bovis proposals comprehensively meet the objectives 

and policy and infrastructure requirements for the South West Exeter site set 

out in the adopted Local Plan and adopted Framework.

8.4 The Framework identifies a brief summary of the constraints which of underpin

the indicative framework layout plan which in turn, as the Design and Access 

Statement sets out, has formed the basis of the land-use proposals brought 

forward by Bovis Homes.

8.5 Is a requirement of the adopted Framework that any planning application 

submitted to the Council should have to demonstrate how it complies with the 

policy requirements set out in the Local Plan and the Framework itself.

Housing

8.6 The Framework identifies that across the whole allocated area within 

Teignbridge 2,000 dwellings will be delivered of which 25% will be affordable 

homes and 5% will be custom build self build plots in accordance with policy 

WE7 of the Local Plan.
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8.7 The Bovis element of these proposals encompasses 1350 dwellings or, up to 

1500 dwellings in the event that the land for the secondary school and/or 

artificial pitch is not taken up by the County Council should there be a change 

in strategic education policy.

8.8 A typical average density across the site of 30 to 35 dwellings per hectare is 

proposed.

Gypsy and Traveller provision

8.9 Gypsy and traveller provision is to be made across the allocated area with an 

expectation that a proportion of these pitches will be located within the Bovis

part of the allocation.

Green Space

8.10 With regards to green spaces it is identified that there will be formal and 

informal green space in the form of parks with again the expectation that a 

significant element of this will be delivered in the form of a Valley park on the 

Bovis part of the allocation.

8.11 An Artificial Turf Pitch is required to be delivered within the Bovis controlled 

area of the site as part of the education campus; this will contribute towards 

the formal pitch provision across the allocated area.

8.12 Development is to incorporate a children's and Young People's playspace in 

accordance with the objectives of policy WE 11.

8.13 Allotments are to be provided across the development area with an expectation 

the part of these can be within the Matford Valley Park which is part of the 

Bovis proposals.
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Biodiversity

8.14 Any applications are expected to ensure the protection of the biodiversity of the 

site and include sustainable urban drainage systems and schemes and to 

provide opportunities to enhance water quality and biodiversity.

Education

8.15 Land for a three form entry primary school is to be provided on the Bovis part 

of the allocated site and land for a 600 place secondary school should be 

delivered as a single campus.

Pedestrian footbridge

8.16 A pedestrian footbridge will be required across the A379 linking the two parts of 

the Bovis site and the wider development areas so as to provide safe and 

convenient access to the education campus.

Community Building

8.17 Land for a community building should be identified within the Bovis part of the 

allocated site with this building to form the focus of the new development area 

and provide space for meeting rooms and some indoor sport.

8.18 The principal community building is envisaged to make available space for 

police, library and Faith provision as part of its overall design.

Health

8.19 The development framework sets out that provision for 500 m² of floor space 

for health provision should be identified within area C, the local centre at the 

heart of the Bovis site.
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Local Centre

8.20 Within the local centre it is anticipated that there will be commercial retail 

development and the opportunity to deliver small-scale employment

development.

Sustainable movement

8.21 A sustainable movements network will be delivered as part of the overall 

development of the South West Exeter allocation.

Marsh Barton Station

8.22 Contributions will be sought from development proposals towards the delivery 

of the new rail halt at Marsh Barton.

Bridge Road Improvements

8.23 There will be improvements made to Bridge Road in accordance with the 

scheme anticipated to start shortly during 2015 to allow the SWE scheme to 

proceed.

New Accesses, links and movement strategy

8.24 It is proposed to create a number of new accesses along the A379 to facilitate 

the development of the Bovis land, and accesses from Chudleigh Road and

Dawlish Road to deliver the development.

8.25 Chudleigh Road will be realigned and its junction with the A379 closed.

8.26 Links to adjoning development areas are identified including to the north to 

Alphington and to the east to the Parr land and areas E1, and E2.
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8.27 It is expected that the County Council will deliver improvements to the Devon 

Hotel junction.

8.28 Principles for the design and access and transport strategy for the site are 

outlined in the Framework.   This should include internal roads designed to 

meet the principles set out in the manual for streets, providing safe pedestrian 

crossing point and so far as is possible "civilising" the A379 corridor through the 

Bovis site.

District Heating

8.29 The Framework identifies that new development at South West Exeter including 

the Bovis site should incorporate a District Heating System making use of the 

heat arising from the Marsh Barton energy waste facility, subject to viability.

Archaeology, heritage and biodiversity

8.30 Further detailed policy aspects include the need to deliver a high-quality design, 

to protect the Ancient Monument on the Bovis site and other archaeological and 

heritage assets and ensure that biodiversity is protected and enhanced together 

with the trees and hedgerows that are protected by an Area Preservation 

Order.

Ridge Top Park 

8.31 With regards the Ridge Top Park, the SANG, the Framework identifies that this

should be delivered in phases as housing areas progress and in accordance 

with guidance provided by Natural England.

8.32 In the next section of the Statement is is identified how each of these elements 

are met through the Bovis homes application proposals.
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9  COMPLIANCE WITH NATIONAL POLICY

9.1 In the Section of this Planning Statement it is demonstrated that the Bovis 

application proposals for the development of part of the South West Exeter 

housing and mixed-use allocation are fully compliant with the aims and 

objectives of Government policy set out in the National Planning Policy 

Framework.

9.2 They are also fully compliant with the detail of the policies of the adopted Local 

Plan as set out in the detailed policy requirements identified in the 

Development Framework for the site adopted by Teignbridge in July 2014.

9.3 In accordance with the NPPF the Bovis proposals will deliver sustainable 

development in a sustainable location identified through the plan-making 

process.

Environmental Impact

9.4 As has been noted above the SWE proposals have a detailed planning policy 

history and ‘pedigree’ having been identified through the RSS process originally 

and, in more recent times through different policy documents produced by 

Teignbridge Council.

9.5 Each of these documents was subject to environmental assessment and 

sustainability assessment demonstrating that the overall allocation will deliver 

housing and a mix of other land uses on the edge of the Exeter urban area and  

deliver high quality transport links to the City Centre whilst being linked closely 

to the existing communities of Exminster and Alphington.

9.6 The submitted Environmental Statement for this application comprehensively 

demonstrates that the Bovis proposals will deliver sustainable development and 

that the application site can appropriately accommodate the development that 

is proposed.
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9.7 The impact of the development of been carefully assessed in the Environmental 

Statement and appropriate mitigation has been proposed.

NPPF

9.8 In accordance with the NPPF sustainable development will be delivered by the 

Bovis proposals.  New homes and jobs will be created in sustainable location on 

the edge of an existing City; biodiversity will be enhanced as a result of the 

proposals and important landscapes and heritage assets will be protected by 

the proposals.

9.9 A high-quality design is proposed which is based on a careful and detailed 

analysis of the character of the site and the surrounding area.

9.10 Bovis will deliver an attractive environment in which people will live and work 

and take leisure and which will  afford the opportunity to move to other parts of 

the local area by sustainable transport modes.

9.11 Perhaps most importantly the planning application will widen the choice of 

high-quality homes within the Exeter and Teignbridge area in accordance with 

the aims of the NPPF.

9.12 In accordance with the principles of decision-making outlined in para 14 of the 

NPPF the Bovis site is a part of an allocated development site for at South West 

Exeter, shown in the adopted Local Plan.

9.13 In accordance with the principles of the NPPF (paragraph 14) there should be a 

presumption in favour of the approval of the proposed development, which will 

deliver sustainable development in a location identified within an up to date 

development plan.
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9.14 The Bovis application proposals will conserve and enhance the natural 

environment as required by the NPPF. 

9.15 The new Ridge Top Park SANG will enhance and protect existing valued 

landscapes and ensure the protection of other environmental assets within the 

District.

9.16 The Bovis proposals seek to bring forward an environmental gain in terms of 

enhanced biodiversity and the delivery of significant areas of natural green 

space in the form of the Matford Valley park together with strategic planting 

and the SANG Ridgetop Park.

9.17 As required by the NPPF the Bovis housing development will not be delivered 

on land which is subject to flood risk; a full flood risk assessment has been 

undertaken and the proposals seek to ensure the delivery of sustainable urban 

drainage systems to safely mitigate the effects flood risk and of climate change.

9.18 The loss of agricultural land associated with the Bovis proposals has been 

carefully assessed as part of the Environmental Statement.  This demonstrates 

that the proposals deliver significant benefits that outweigh the loss of the 

agricultural land.

9.19 The Bovis application will deliver land for education provision as detailed in the 

adopted South West Exeter Development Framework. In accordance with the 

guidance of the NPPF Bovis have worked closely with local planning authorities 

including the education authority to plan for the schools that will be delivered 

by the County Council on land to be provided by Bovis Homes.

Housing Delivery

9.20 Most significantly in the context of National guidance set out within the NPPF,

the Bovis proposals deliver housing to meet the Council’s objectively assessed 

needs for market and affordable housing.
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9.21 This scale of housing is substantial within the context of both the overall 

allocated South West Exeter site within Teignbridge, and within Teignbridge 

district as a whole.

9.22 The Bovis site will deliver a minimum 1,350 dwellings or up to 1,500 dwellings 

in the event that the secondary education land or land for the artificial turf pitch 

is not required by the County and/or District Councils.

9.23 The Bovis proposals represent the largest single housing proposal within the 

adopted Local Plan and the delivery of housing from the Bovis site is critical to 

the delivery of a continuous supply of housing land and is a key part of the 

Councils housing trajectory going forward.

9.24 The Local Plan anticipated the development of the site commencing beyond 

2018 and potentially extending beyond the Plan period.  By working closely 

with the local planning authority and other landowners Bovis is able to submit a 

planning application that envisages the development of the Site commencing 

during 2016: bringing forward housing and affordable housing earlier than the 

Local Planning envisages.

9.25 Such an approach delivers on the Frameworks’ requirement for a significant 

boost in housing delivery.

9.26 A key part of this housing delivery is planning for affordable housing and the 

needs of others with different types of housing need.  Bovis will deliver 25% 

affordable housing and land for self-build new homes as well as provision for 

the Gypsy and Travelling communities.
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Conclusions on policy compliance

9.27 It is concluded that the Bovis proposals are fully compliant with National 

guidance established in the NPPF; the most fundamental element of which is 

the delivery of housing and a significant boost to housing on an allocated 

housing and mixed use development site.

9.28 The Bovis planning application brings forward sustainable development in a 

sustainable location identified in the adopted Dvelopment Plan.

9.29 The Bovis proposals will deliver a significant boost to housing in Teignbridge 

District, a significant element of which will be affordable housing.

9.30 The Bovis application seeks to protect key environmental assets and provide 

opportunities for new habitat creation as well as delivering land for new

education provision.

9.31 The Bovis application proposals are fully compliant with national and local policy

and accordance with the NPPF there should be a presumption in favour of the

grant of planning permission for the Bovis site.

9.32 The next Section considers the compliance of the Bovis application with the 

Adopted Local Plan policies for South West Exter which are the subject of the 

detailed guidance in the Framework.
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10 DELIVERING THE SOUTH WEST EXETER DEVELOPMENT FRAMEWORK, 

CIL AND S106 MATTERS

10.1 In accordance with the Teignbridge SWE Development Framework (July 2014)

the following text sets out below how the Bovis application proposals are 

compliant with the framework in terms of the policy requirements and other 

detailed policy aspects.

10.2 Sections 3, 4 and 5 of the adopted Teignbridge Development Framework for 

the South West Exeter site sets out policy requirements and a schedule of 

infrastructure delivery.

10.3 This section of the Planning Statement considers those policy requirements and 

the delivery schedule and demonstrates that in each instance the Bovis 

proposals comply with the Frameworks requirements.

10.4 The underlying principles of the Development Framework are to ensure that 

any planning applications within the Development Framework area deliver those 

facilities which are envisaged to be provided within each area such as housing, 

open space, SANG, community buildings, education etc and, at the same time 

that a mechanism is in place to ensure the coordinated delivery of infrastructure 

across different sites.

10.5 This infrastructure is to be paid for by mechanisms which recognise the 

differing contributions that different developers and/or landowners within the 

allocated area are making to the overall proposals in terms of land, and 

infrastructure through S106 and CIL.

10.6 As is set out below, in the summary table, the Bovis planning application will 

facilitate the delivery of the infrastructure requirements set out in policies SWE 

1 and SW3 and as detailed in Section 5 of the Development Framework.
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General Framework Requirements

10.7 The Design and Access Statement and the reports within the Environmental 

Statement demonstrates that the Bovis application has been based on a careful 

analysis of the constraints and opportunities provided by the South West Exeter 

housing allocation site.

10.8 The DAS identifies that the housing proposals seek to protect the most 

important landscapes and avoid the steepest slopes on the site.

10.9 The proposals will safeguard the Ancient Monument and take account of areas 

identified as under existing and future flood risk.

10.10 As the ES demonstrates the Bovis site has been the subject of extensive 

environmental survey work including a full arboricultural survey of all the trees 

on the site which are protected by an Area Tree Preservation Order; a series of 

ecology surveys identifying the existing protected species on the site and 

identifying opportunities to enhance this biodiversity.

Land use plan

10.11 The land-use plan parameter plan within the DAS takes forward the constraints 

identified in the Framework and through the Bovis survey work identifies

housing areas and areas for mixed uses and education land as well as the 

SANG and open-space, fully in accordance with the Framework.

10.12 The Bovis land-use parameter plan very closely matches the indicative land-use 

plan identified within the adopted Framework.
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10.13 In particular within the area A1 Bovis propose to deliver residential 

development with a central area of open space providing opportunities for 

children's play. Access from parcel A1 is identified off Chudleigh Road and the 

Bovis site facilitates the opportunity to deliver links to the adjoining land to the 

north in Exeter city as the Framework requires and further links south into area 

A2.

10.14 Within land area B Bovis will deliver the requirements set out in the 

Development Framework.  A substantial area of this land is to be given over to 

the Valley Park within which is incorporated the protected Ancient Monument; 

the setting of the Monmument will be significantly enhanced by the proposals.

10.15 Housing areas in Area B are to be accessed from Chudleigh Road and Dawlish 

Road.  A new section of this road is proposed to relieve and ultimately close the 

Chudleigh Road/A379 junction.

10.16 Along the A379 corridor Bovis are proposing new accesses to serve parcels B, C 

and D in accordance with the Framework. Bovis have identified the land either 

side of the A379 to deliver at the pedestrian footbridge across the A379 in the 

location shown on the Framework layout plan.

10.17 The Bovis application proposes an area for education purposes within area C as 

identified within the Framework and, lying alongside this is an area for 

community facilities and the local centre again in accordance with the 

Framework.

10.18 Links are provided across Trood Lane to access area D and for across Matford 

lane to facilitate access to area E1.
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10.19 In area D as the Development Framework plan sets out Bovis propose to 

deliver an area of open space extending from the A379 south of the land south 

of the Devon Hotel and connecting with an area of SANG, part of the area F 

Ridge Top Park shown on the layout plan within the Framework.

Detailed Framework Policy and Infrastructure Requirements

10.20 The table below shows how the Bovis application meets the policies of the Local 

Plan as detailed in the adopted Development Framework:

F’work
ref

Framework
Policy

Requirement

Bovis Application

3.1 Housing 
delivery

Bovis will deliver a minimum of 1,350 dwellings on areas 
A1, B, C and D identified within the Framework, 
contributing together with development on other land 
parcels to delivering the minimum 2,000 dwellings identified 
for the South West Exeter allocation within Teignbridge in 
the Framework.

This figure could increase to around 1,500 dwellings in the 
event that the County Council and/or District Council do not 
require the secondary school land or the artificial pitch 
landwhich forms part of the education campus in area C.

3.1 Affordable 
Housing and 
Self Build

Bovis will deliver 25% affordable homes and are committed 
to delivering up to 5% of the site as land for self build plots 
in accordance with the Framework.

3.1 Density The Bovis proposals will be delivered to a typical average 
density of 30 to 35 dwellings across the Bovis site as a 
whole, as set out in the Framework, with opportunities to 
deliver higher density development in the form of 
apartment buildings for the most part in the area C around 
the local centre and so was to form gateway buildings 
along the A379 corridor as shwon on the heights 
parameters plan.

3.2 Gypsy and 
Traveller 
pitches

Bovis will deliver, through the Reserved Matters process 
sites for 16 pitches for gypsies and travellers in accordance 
with the Framework.  Sites are not identified in the Outline 
application as discussions continue with the gypsy and 
traveller community about the size, scale and location of 
provision within the Bovis site.
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3.3 Green space 
and the 
Matford Valley 
Park

The Bovis application delivers more than 17 ha of green 
space in the form of formal and informal green space with a 
substantial element being in the form of the Matford Valley 
Park within area D.

Bovis have identified land for an artificial turf pitch as part 
of the education campus within area C as the Framework 
requires.

The Design and Access Statement and supporting plans 
demonstrate how the Bovis proposals will deliver a network 
of children's and young People's playspace throughout the 
Bovis site area.  This strategy  also pays close regard to the 
other developments that will come forward as part of the 
overall allocation in Teignbridge and Exeter City.

Bovis are proposing to deliver allotments within area B, the 
Matford Valley Park, with further allotments to be provided 
in the green space located within area D in accordance with 
the Framework.

3.3 SUDS In accordance with the Framework the Bovis proposals 
include sustainable urban drainage schemes and systems 
principally located within area B which will safely dispose of 
surface water from the site and plan for climate change.

3.4 Education Land is identified on the parameter plan, within area C, as 
part of the Bovis application for education purposes.  This 
allows for the initial construction of the two form entry 
primary school and further land for this to be extended to 3 
a form school and within the same area space for a 600 
place secondary school.  This is as set out in the 
Framework.

The land for the primary school will be given over to the 
County Council with as serviced to the boundary.  The land 
for the secondary school will be acquired at appropriate 
value by the County Council before and an agreed trigger 
point.

Bovis will ensure that the primary land will be handed over 
in accordance with the phasing set out within the 
Framework or as may be agreed through further 
negotiation and that the land for the secondary education, 
if not taken up by the County Council within agreed time 
periods will revert to residential use.

The County Council are working with the District Council to 
provide a programme for the provision of primary and 
secondary school buildings as the Framework requires, 
through CIL.
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3.4 Pedestrian 
Bridge

The parameter plans submitted with the application shows 
the location of a new footbridge crossing the A379 
providing for safe and convenient access to the education 
campus from Alphington and Areas A1, A2 and B as the 
Framework requires.

3.5 Community 
Building

The Bovis mixed-use area is identified on the parameter 
plan with sufficient space to allow for the construction of a 
new community building as required by the Framework.

Bovis and the other South West Exeter landowners, 
together with Exminster Parish Council are discussing the 
Framework requirements for further community buildings 
and indoor sports and leisure facilities which require to be 
clarified as a result of ongoing work.

3.5 Health Also within the mixed use local centre area sufficient land 
has been identified so as to allow for the the delivery of 
500 m² of floorspace for a new GP surgery as part of the 
Bovis application.

3.5 Local Centre The Bovis local centre makes provision for up to 2000 m² of 
retail and related floorspace and the opportunity to deliver 
up to 2000 m² of small-scale B1 office development in the 
form of offices over these retail spaces or potentially as a 
standalone office buildings.

The Brief provided by the District Council in respect of the 
principal community building allows for that building to 
accommodate space for the police and library and Faith 
provision as well as indoor sport and meeting rooms in 
accordance with the Framework.  The Bovis application 
includes land within the mixed use centre to deliver this 
building.

3.6

&

3.7

Movement 
Strategy

The Bovis proposals deliver a sustainable movement 
network as part of the application as required by the 
Framework.

The A379 Road corridor is maintained in place providing for 
its role as a strategic route into Matford and the City Centre 
from areas to the south.

New accesses are on proposed to be constructed off the 
A379 to facilitate the development and, so as to bring 
about the closure of the existing Chudleigh Road/A379 
junction.
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The Design and Access Statement show how pedestrians 
and cyclists can safely travel to the local centre and 
education campus making use of the proposed pedestrian 
footbridge and linking to Exminster and Alphington to the 
south and north respectfully through a series of open space 
and SANG routes and corridors providing an attractive 
pedestrian and cycle network as an alternative to using the 
A379 and the existing road corridors.

The Bovis proposals facilitate the opportunity to provide 
bus, pedestrian and  cycle links to the development areas 
within Exeter City at Alphington to the north and, 
opportunities to link to land within other ownerships 
including area A2, and E1/E2.

The Bovis SANG proposals dovetail with the SANG 
application submitted by Waddeston Park in respect of 
development parcel E2.

The County Council have begun the process of 
implementing the improvements to Bridge Road to the 
north east of the site which will allow for commencement of 
the whole of all of the development comprising the South 
West Exeter allocation.

3.7 Marsh Barton 
Rail halt

The need for contributions to the Marsh Barton rail halt 
been overtaken by the implementation of CIL.  The County 
Council acknowledge that the rail halt will be part funded 
through CIL payments arising from the Bovis and other 
SWE proposals.

Monies from CIL paid by Bovis will contribute to the delivery 
of the sustainable bus services, the Marsh Barton rail 
station and park-and-ride provision as set out in the 
infrastructure schedule of the Framework.

3.7 Devon Hotel The County Council are working with Bovis and other 
developers on a scheme to deliver improvements to the 
Devon Devon hotel junction as required by the Framework.

3.8 District 
Heating

The Bovis application allows for the incorporation of a 
District Heating Network as required by the Framework 
subject to viability.

Discussions are continuing with EON a a potential energy 
provider and with the City Council, County Council and 
District Council in respect of the implementation of the 
heating network.
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Bovis are committed to delivering district heating on the 
application site provided that it can be done in a cost-
effective manner which has been carefully assessed by 
appropriate to viability testing and, that it is technically 
achievable within an appropriate timescale to make it 
appropriate for the Bovis homes.  These matters will be 
covered by a S106 Agreement. 

3.9 Protecting and 
enhancing 
biodiversity

The Environmental Statement sets out the survey work 
carried out by Bovis as part of the preparation of the 
planning application as the Framework requires.  This 
includes a detailed assessment of ecology and biodiversity 
across the application site.  The Bovis proposals involve the 
loss of a small number of trees in hedgerows, largely to 
facilitate the delivery of the education campus within area 
C.

The Environmental Statement and supporting biodiversity 
work sets out that this loss of trees and hedgerows will be 
offset and mitigated by opportunities for new planting and 
habitat creation within the site and as part of the SANG.

3.9 Archaeology 
and Heritage

The area around the Ancient Monument within area B of 
the Bovis site has been the subject of careful planning and 
consultation with English Heritage.  The Environmental 
Statement demonstrates how the whole of the Bovis site 
has been the subject of geophysical testing and trial 
trenching in accordance with an agreed programme of 
archaeological works as the Framework requires.

The Bovis application identifies and protects the setting of 
the Listed buildings that adjoin the site together with other 
heritage assets further afield.

4 SANG/Ridge 
Top Park

The application proposals submitted by Bovis fully meet the 
policy objectives set out in the Framework for the SANG.

The Environmental Statement and Design and Access 
Statement demonstrate how the SANG will be delivered in 
phases in accordance with the housing provision and will 
designed and delivered to meet the guidance provided by 
Natural England shown as part of the Framework and in 
subsequent consultation with them.

The application includes details of the Bovis SANG is to be 
provided and the phasing of this in accordance with the 
implementation of the Bovis housing proposals.
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10.21 The detailed mechanisms for the delivery of each of these elements through 

CIL, S106 and land other provision in kind will be the subject of ongoing 

discussions with the District and County Councils.
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11 CONCLUSIONS AND SUMMARY 

11.1 This Planning Supporting Statement details the Bovis application proposals for 

development of a substantial part of land the land allocated in the adopted 

Teignbridge Local Plan at South West Exeter.

11.2 The Local Plan allocates the land at South West Dexter for a mixed use 

development of a minimum of 2,000 homes, with up to a further 500 dwellings 

to be delivered on land at Alphington, allocated in the Exeter City Local Plan.

11.3 The Bovis application delivers a significant element of the housing land and 

mixed uses allocated in the Local Plan and South West Exeter Development 

Framework.

11.4 The Bovis application site has been the subject of extensive assessment as part 

of the preparation of the planning application and the Environmental Statement 

which is submitted in accordance with the EIA Regulations.

11.5 Bovis have been engaged in discussions with Teignbridge District Council, 

Devon County Council and other stakeholders about the Site since 2013.

11.6 Over the course of the last 12 months in particualr Bovis have worked closely 

with Planning Officers to ensure the timely submission of the Bovis application.

11.7 The application represents a significant element of the largest housing 

allocation in the adopted Local Plan.

11.8 The Bovis site will deliver a significant boost to the supply of housing in 

Teignbridge District and ensure a supply of housing for many years, in 

accordance with the objectives of national planning policy set out in the NPPF.
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11.9 The Bovis application is submitted with three parameter plans which will fix the 

land uses, the access and movement strategy and building heights on the Bovis 

Site.

11.10 The Bovis Site will deliver a minimum of 1,350 dwellings including affordable 

housing, an element of self build housing together with provision of gypsy and 

traveller pitches.

11.11 The Bovis Site will deliver land for education in the form of a primary school 

and secondary school on a single campus in the centre of the Site. The capacity 

of the Site could extend up to 1,500 dwellings if the land identified for 

secondary school is not taken up by the County Council if there are changes in 

strategic education policy.

11.12 Adjacent to the education campus the application delivers land for a mixed use 

local centre including a community building.

11.13 The local centre and education campus will be accessed by new pedestrian and 

cycle footbridge cross the A379.

11.14 The Bovis application will deliver a significant element of the Matford Valley

Park together with other green space including children's play space, landscape 

buffers, allotments and land to be provided as Suitable Alternative Natural 

Green Space.

11.15 The Bovis application proposals are fully compliant with national guidance 

which aims to deliver sustainable development, protect key environmental 

assets and deliver a significant boost to housing.

11.16 The Bovis application will deliver the policy and infrastructure requirements 

which are set out in the adopted development framework.
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11.17 The Bovis application is submitted following extensive pre-application 

discussions with the District Council and other key stakeholders. Bovis will 

continue these discussions with the Council and other stakeholders to ensure 

the timely determination of the application.
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APPENDIX 1

Indicative Land Use Plan from the adopted South West Exeter Development 

Framework




