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1.2

Introduction

The Secretary of State’s proposed changes to the Regional Spatial Strategy (RSS) requires
4000 dwellings to be provided in East Devon within Area of Search 4B adjoining Exeter. The
Exeter Inset Diagram from the proposed changes document which shows Area of Search 4B
is reproduced below. The Issues and Options Report published in December 2008
(http://www.eastdevon.gov.uk/plg_issuescompressed.dec 08 compressed.pdf) set out two
options for a second new community to accommodate the 4000 dwellings and three urban
extension options to accommodate some of the dwellings. These three options were all west
of the M5 abutting Pinhoe.

One of the questions asked in the Issues and Options Report was whether there were any
alternative sites for such an urban extension. In response landowners/developers put forward
areas of land to the east of the M5 in the vicinity of Blackhorse and the proposed Science Park
at Redhayes. Since third parties, including local residents have not had an opportunity to
comment on the proposal this further consultation seeks comments on this fourth option.

Map 1 Exeter Inset Diagram - Proposed Changes to t he South West Regional Spatial
Strategy (For ease of reading the notations for th e East Devon area have been
enlarged and a dashed blue line placed around Area of Search 4B)
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Constraints

The map on page 4 identifies land at East Devon’s West End that is considered to have
significant constraints on development.

There is a clear mutual dependence between possible development on land east of the M5
and other planned development (e.g. Cranbrook and Science Park in East Devon, Monkerton
within Exeter City) and other infrastructure provision in the area (e.g. Combined Heat and
Power plant at Cranbrook). In particular the provision of secondary education and
transportation issues represent critical considerations in assessing the delivery of additional
development in this area.

Option 4: Land to the east of the M5 and the pro posed Science Park north of
Blackhorse and south of the Exeter to Waterloo rail ~ way line — see plan on page 5

This site has a gross area outside the flood plain of some 75 hectares and the proponents of
the site estimate it could accommodate in the order of 2,200 dwellings. A strip of land
immediately north of the A30 is within the forecast year 2030 daytime 57 dB noise contour for
aircraft using Exeter Airport (this is the level at which government guidance indicates the onset
of community noise annoyance) and this would be suitable for employment and recreation
use. Agricultural land quality, landscape impacts, proximity to the M5 (noise and air quality
issues) and the relationship of any new development to the existing housing at Blackhorse are
also constraints to be taken into account.

Development in this area would need to be designed to accommodate the proposed High
Quality Public Transport route from Cranbrook and the proposed developments in the vicinity
of the airport to Exeter which will utilise Tithebarn Lane bridge. Funding has been secured for
a landmark pedestrian/cycle bridge over the M5 reconnecting Gipsy Hill Lane and Blackhorse
Lane. In due course there will thus be excellent pedestrian/cycle and good quality public
transport links. However, Junction 29 is at capacity and no development can take place in this
area until the proposed Junction 29 improvements have been completed (currently
programmed for July 2011). Even then there will be only limited capacity to serve any
development additional to the current proposals for Cranbrook, Sky Park, the Intermodal
Interchange and the Science Park. Significant additional development could only take place
when the Tithebarn Lane bridge over the M5 has been improved with a new road link to
Cumberland Way. This link will be provided as part of the proposed Monkerton urban
extension within Exeter City but it is likely to be delivered as part of the later phases of
development (i.e. 2016-2021).

A new primary school would be required to serve any large scale residential development
north of Blackhorse together with a local centre and community facilities and other community
infrastructure. With regard to secondary education there is some capacity at St Luke’s
Science & Sports College but this will be largely taken up by the proposed Monkerton urban
extension and any extension at Pinhoe would also increase demand for places. A new
secondary school is to be provided at Cranbrook to accommodate Cranbrook pupils and
relocated Clyst Vale Community College pupils. This new school could also serve pupils from
development in Option 4 but this would make the realisation of the option heavily dependent
on the delivery of the Cranbrook school.

Option 4a — Land to the east of the M5 and north  of the Exeter to Waterloo railway
line — see plan on page 5

As a variation on Option 4 additional land could be developed to the north of the railway line
and this potential site is shown as site 4a on the map on page 4. The site has a gross area
outside the floodplain of some 80 hectares and if all of this was developed it could
accommodate in the order of a further 2,400 dwellings.
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The Mosshayne Lane bridges over the railway and the M5 would be suitable for pedestrian
and cycle links but a new road crossing of the railway and river and its floodplain (which
would require mitigation works) would be needed both for public transport and general
traffic. Network Rail would have to agree the exact location and design of the crossing and
would require a legal agreement reflecting the uplift in land value that would result from the
bridge. It may be possible to construct a link to the B3181 Broadclyst to Pinhoe Road
adjacent to the M5 but the capacity of the B3181 through Pinhoe is limited and the options
for an urban extension at Pinhoe, which formed part of the previous consultation, would all
impact on this corridor and the road could not accommodate both developments although a
bus only link is a possibility. Without a road access to the B3181 the site is essentially a cul-
de-sac and a separate bus service would be required to serve the area.

Alternatively, rather than as an extension to Option 4 Option 4a could be considered as part
of a larger Pinhoe extension with a new crossing of the M5 and the railway connecting the
B3181 to the Tithebarn Lane bridge over the M5 and the proposed new link to Cumberland
Way. This is essentially part of the option set out in the Issues and Options Report for a
second new community adjoining Pinhoe which also involved provision of a new highway link
to the A396 providing an alternative link into Exeter on the A377. There was no developer
interest expressed in this option which would involve considerable capital expenditure.

The scale of development is sufficient to require the provision of a new primary school but this
would need to be considered alongside other new primary school provision planned in the
immediate area at Monkerton, Cranbrook and in association with a possible urban extension at
Pinhoe. A local centre and community facilities and other community infrastructure would also
be required. As for option 4 secondary education provision would be a critical constraint on
the delivery of the site given the other housing developments planned in this area.

Taken together development of Options 4, 4a and an urban extension at Pinhoe would require
provision of a significant number of secondary school places and this would present a real
challenge for the County Council as Education Authority given that it is already committed to
providing a new secondary school at Cranbrook. Whilst developer contributions will be
required for secondary school places the additional provision may be developed elsewhere in
or near the city, whilst ensuring that pupils from possible option areas 4 and 4a will be able to
access a local school.
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