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1. INTRODUCTION

1.1 In July 2000 the Church Commissioners for England submitted an outline planning
application to East Devon District Council (EDDC) for Exeter Gateway, an intermodal
facility for the transfer of freight and a freight distribution centre (IFFDC) (Planning
Application Ref: 00/P1394). The site is located to the east of Exeter and north of
Exeter Airport (See Figure 1.1). The development comprises:

a) Site preparation

- ecological mitigation works required for protected species;

- conservation of flora and habitat enhancement;

- removal of vegetation within the development footprint;

- removal of top and sub soil (small volumes will be stored for onsite external
landscape works, the remaining soils will be available for off site construction
works in the locality); and

- preliminary surface water and drainage works.

b) Minerals and waste issues

- extracting and processing of remaining in situ sand and gravel resources; and

- removal of construction and demolition waste materials from the closed
landfill located within the development footprint.

¢) Construction of rail terminal onto the Exeter to London Waterloo rail line.

d) Construction of site access onto the proposed Clyst Honiton bypass at its
junction with the C832.

e) Development of the buildings and associated infrastructure to facilitate the

transfer of freight and a freight distribution centre (Phase 1).

f) External landscaping and associated works.
g) Nature conservation management planning.

1.2 Operation of regional intermodal facility and freight distribution centre.The application
was accompanied by an Environmental Statement (ES) reporting on an
Environmental Impact Assessment (EIA) undertaken on the proposed development,
as identified in the description of development, outlined above (See Figure 1.2). The
EIA was based upon an indicative masterplan for the site (Appendix 1.1), which
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1.3

1.4
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encompasses two phases of the development. This application was for Phase 1 only,
however the EIA considers both phases, where appropriate.

Since the registration of the application a thorough consultation process has been
undertaken by EDDC, including consideration of the relevant policies with respect to
the Minerals Local Plan and the East Devon District Local Plan. This process has
resulted in a range of issues being identified that have subsequently been resolved.
In addition, the policy basis for the proposed development has been positive,
including the Inspectors report' on the public examination of the East Devon District
Local Plan. The inspector’s report considered a number of developments within the
Exeter Area of Economic Activity (Exeter AEA), including:

« Cranbrook New Community — a new settlement to the east of Exeter Gateway;
- Extension to Exeter Airport; and

« Skypark a technology business park located to the south of Exeter Gateway and
within land currently used by the airport.

The Inspector stated that ‘My overall conclusion is that the Local Plan’s proposal for
major developments in Exeter the Exeter AEA are soundly based and in accordance
with both the superseded and adopted structure plans, Regional Planning Guidance
10 (RPG10) and Planning Policy Guidance Note 3 (PPG3)'.

A specific aspect of the proposed development at Exeter Gateway, requires the
construction of the Clyst Honiton bypass from the C832 (east of Clyst Honiton) to the
A30(T), to the south of the airport. At the time of the application for Exeter Gateway,
the line of the road had been identified in the application for SkyPark and Exeter &
Devon Airport development (Planning Ref: 7/06/00/p0315/00129 (Outline))?,
submitted by Devon County Council. During the consideration of both applications
(Exeter Gateway and SkyPark/Exeter Airport), it was apparent that further work
would be required with respect to the specific proposals for the Clyst Honiton bypass,
in part to accommodate the application for the new community (Cranbrook). It was
agreed, therefore, that the application for the bypass was separated from the specific
applications for development and submitted with a standalone Environmental
Statement to report on the Environmental Impact Assessment of the scheme®. As a
consequence the current Environmental Statement for Exeter Gateway requires
updating to remove the line of the Clyst Honiton bypass from the application

! East Devon District Council, Report of the Inquiry into issues raised by objections to Chapter 12 and part of Chapter 2 of
the revised deposit Local Plan, March 2005.

2 Devon County Council Skypark and Exeter & Devon Airport Development Environmental statement (Final report January
2000). This is currently in the process of being updated.

3 Devon County Council, Clyst Honiton bypass Environmental Statement prepared by Parsons Brinkerhoff, (July 2005).
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1.6

1.7

1.8

boundary. In addition, it has been agreed with EDDC (under Regulation 19 of the
Town and Country Planning (Environmental Impact Assessment) (England and
Wales) Regulations (Sl 1999 No. 293) (The EIA Regulations)) that the updated ES
should include additional technical reports, submitted following the original
application and consider any outstanding issues before the Council in order to allow
determination of the application.

In discussion with EDDC, it was agreed that the updated ES should consider the
following:

- A resume of information previously submitted in response to any issues
raised by statutory consultees during the consultation process;

- New information to address the change in the planning application boundary;

- Updated assessment to fulfil changing methodological requirements that have
taken place since the original ES was submitted; and an explanation of these
updates in the impact assessment with respect to mitigation strategies.

This document sets out the ‘Updated Environmental Statement’ and will be supported
by amended planning application drawings required due to the removal of the line of
the Clyst Honiton bypass from the application.

Each section of this ES identifies both the original and updated information in a
series of standardised impact assessment / mitigation analysis tables, referring as
appropriate to Appendices that contain further technical or survey information
submitted during the consultation process. For ease of reference, the document is
based on the original format of the ES in terms of report headings and section
numbers. Existing, unchanged information has been submitted with this Updated
Environmental Statement to maintain the continuity of the document. Therefore, this
document has been prepared as a standalone replacement of the original ES.
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2.1

211

2.1.2
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214

DESCRIPTION OF SITE
The site and surroundings

The land at Hayes Farm extends to 66.4ha and has been included in the study area
for the EIA (see Figure 2.2). Land use is primarily agricultural, amounting to a total of
approximately 50ha. In the eastern part of the study area, to the north and east of
the outline planning application boundary, there is a sand and gravel quarry
(Planning Reference 07/06/0395/96), which extends approximately 9.8ha. During the
planning consultation phase of the mineral application, two areas were
acknowledged as being of ecological interest. These were identified as an area of
woodland in the north west of the study area and a wet hollow in the centre of the
site. Adjacent to the wet hollow is a closed landfill, which was restored to pasture
approximately 14 years ago. The outline application area extends to 43.1lha, of
which approximately 21.3ha would be used for the proposed development. The
boundaries of the individual areas are shown on Figure 2.1. The study area is also
shown in Figure 2.2 from an oblique aerial photograph. It should be noted that the
mineral extraction operation commenced after the photograph was taken. Therefore,
the planning boundary of the quarry is shown on the photograph and extraction has
been undertaken within this area.

The C832 (the former A30(T)), is adjacent to the southern boundary of the study
area. This road now links to the new A30(T) via the B3184, through the village of
Clyst Honiton. To the east of the village between the A30(T) and the C832 is Exeter
Airport. Currently, there are proposals to develop an area of airport land for office
space and to relocate the airport terminal. These proposals are the subject of
separate planning applications submitted by Devon County Council. The implications
of the proposed Intermodal Facility and Freight Distribution Centre (IFFDC) combined
with that of Skypark are considered in more detail in Section 3 and 18, which
illustrates the combined outline masterplan layouts.

To the north of the application area is the main line from Exeter, St David’s to
Waterloo station, London. The line is single track and situated on an embankment
approximately 0.5m above the surrounding ground level, at an ordnance datum of
13.5m.

There are a number of settlements near the study area. Clyst Honiton is the largest
settlement located to the south west of the study area. The settlement of Dog Village
and Broadclyst are located to the north east of the study area. Both are residential
villages with limited light industrial facilities. To the south of the rail line is a smaller
outlying settlement centred on Clyst Avenue, which also has a number of newer
residential developments, notably those on Shercroft Close and Cotterell Road.
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2.2

221

2.2.2

223

There are a number of isolated dwellings adjacent to and in the immediate vicinity of
the application boundary, including:

. Hayes House, adjacent to the C832 within the boundary of the outline
application, was purchased by the Church Commissioners for England in
2000 and as been let as a residential dwelling;

. Coachfield House is located approximately 150m east of the study area, as is
Clystlands approximately 200m to the north;

. Mosshayne Cottages and Farmhouse is located approximately 200m to the
north west of the study area and north of the rail line; and

. Water/Stone Hayes are located approximately 150m southwest of the study
area on Waterslade Lane.

Landuse

The study area is primarily agricultural land. To the north and west the land is flat
with well-formed hedgerows on field boundaries. The highest point within the study
area is along the southern boundary in the vicinity of Hayes House and associated
farm buildings. To the north west of the site is a small area of woodland where a
surface drainage ditch rises and flows north. On the western boundary of the site is
the River Clyst, which flows south forming a tributary of the River Exe. The fields
adjacent to the western boundary of the application area and the River Clyst are
lower lying and form part of the flood plain.

Minerals

Hayes Quarry was granted consent in 1997 for the extraction of approximately
1.125M tonnes of sand and gravel. Operations commenced at the quarry during
1999, to coincide with the completion of the A30(T) link to the M5. This was a
requirement of planning consent that there should be no HGV access to and from the
guarry until the original A30(T) had been de-trunked.

The permission is also subject to Section 106 Legal Agreement to monitor the impact
of extraction on the local groundwater regime. The purpose of the monitoring is as
follows:

« To identify whether there is any short or long term derogation of the groundwater
supply to a number of wells located to the east of the site; and

e To ensure that the two identified areas of ecological interest within the site do not
suffer an adverse negative impact as a result. The areas of ecological interest
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have been mapped following survey work undertaken at the time of the planning
application.

Figure 9.1 shows the positions of the groundwater abstraction points (data from the
Environment Agency). Figures 2.1 (and 13.1 in more detail) identify the areas of
ecological interest.

2.2.4 The currently approved reclamation design for the quarry is for an agricultural
enduse, using inert materials and the stored soils to achieve the final restoration
contours over the quarry floor. The restoration scheme is subject to a 5 year
aftercare scheme. Drainage from the restored quarry will be to the west requiring the
construction of a new drainage ditch that will discharge surface runoff to the River
Clyst.

2.2.5 During 2003, the operator Hayes Quarries Ltd handed back the lease, which was due
for renewal and the quarry is currently non-operational (mothballed).

Minerals local plan

2.2.6 The final adopted version of the Minerals Local Plan (MLP) was published in June
2004[.I The plan identifies a mineral consultation area at Hayes Farm, which extends
over the majority of the study area (see Figure 2.1). The MLP also recognises that
IFFDC has been identified in the Devon Structure Plan and that the Hayes Farm
area has been identified as a potential site for this type of development.

2.2.7 The former operator (Hayes Farm Quarries Ltd) has quantified the potential sand and
gravel reserve at Hayes Farm in submissions to the MLP. The available data has
been used to evaluate the potential impacts on the natural mineral resource, as a
consequence of the proposed development, subject of this outline application (see
Section 8).

Landfill

2.2.8 A former landfill site extending to approximately 6ha is situated within the application
area (Figure 2.1). The site is now restored and is delineated by post and wire fences.
The restored landform is gently domed to a surface elevation of approximately
17mAOD. The site was licensed in 1983 to landfill 60,000 tonnes of inert industrial
wastes including asbestos (description used in the licence).

2.2.9 The landfill site is located in the central part of the proposed Phase 1 development
area. In order to facilitate the development of the site the landfilled material will
therefore require one of the following - relocation and encapsulation in another part

* Devon County Minerals Local Plan Part A Written Statement & Part B Proposals Map and Inset Plans June

2004
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231

2.3.2

233

234

of the site, transferral offsite for disposal at a suitably licensed facility, or a
combination of the above with separation and recycling of secondary aggregates.
The issues associated with the development on former landfill sites are considered in
Sections 9, 16 & 17.

Site survey

A detailed topographic survey of the study area was undertaken in December 1999
(see Figure 2.3). The topography of the area is generally flat in the east rising to a
local high point, within the study area, at Hayes Farm (approximately 20m AOD). The
landfalls gently to the north east, east and south, varying in height between 12 and
17m AOD. To the west and north the gradient is steeper as the land falls into the
flood plain of the River Clyst in the south at 8 — 9m AOD. To the north there is a low
point associated with the remains of a hollow, which drains at a level of 10m AOD.
This hollow has, to a large extent, been landfilled with the restored surface domed at
approximately 18m AOD.

Hayes Quarry is shown on the survey, using data supplied by the Company from a
site survey in 1999. The position of the main soil and processed sand and gravel
stockpiles are shown, along with the quarry access and site office and weighbridge.
The quarry floor was at a level of 10m AOD. Since this survey the area of the quarry
void has increased but the position of the soil mounds remains essentially the same.

To the north of the site the Exeter St David’s to Waterloo rail line is situated on a
slight embankment. The height of the track bed has been confirmed at 13.5m AOD,
rising gently from west to east. The track bed is situated approximately 2m above the
agricultural land within the study area.

The surface drainage characteristics are considered in more detail in Section 9
however, the survey plan illustrates the impact that surface drainage has on site
development and its relationship with the adjacent topography. Surface water from
the airport, to the south, drains northwards via a series of surface ditches, which
discharge into a tributary of the River Clyst to the north of the rail line. This ditch
system is located in lower lying flat land, which slopes gently to the north on the
western boundary of the study area. Within the site, there is a north-south watershed
associated with the high point at Hayes Farm. Several large drainage ditches were
surveyed to the west of watershed, which eventually discharge into the River Clyst, to
the west. The River Clyst flood plain is located on the western boundary of the study
area. This is an area of low-lying land, which forms the floodplain of the river and
within which a number of remnant and existing drainage routes are evident.
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24.1

2.4.2

2.4.3

Summary

The study area comprises approximately 66.4 ha of land primarily in agricultural use.
A detailed site survey has been completed to provide a ground model for the study
area. The survey demonstrates that the site is generally low lying to the north and
south of the study area. The central section of the site is elevated, with a local high
point at Hayes Farm.

There is a mothballed mineral site within the study area, formerly operated by Hayes
Quarries Ltd., with planning consent to extract approximately 1.125M tonnes of sand
and gravel. The deposit version of the Minerals Local Plan identifies an area of future
sand and gravel extraction within the study area. The plan also recognises that the
IFFDC could be engineered as the final afteruse of the site, in conjunction with
continued mineral extraction.

A closed landfill site, formerly used for the disposal of construction and demolition
waste, is situated within the Phase 1 area, which is the subject of this outline
application. The landfill will require suitable remediation measures to be agreed with
the Environment Agency prior to development within Phase 1.
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3.1.1

3.2

3.2.1

3.2.2

PROJECT DESCRIPTION

Phase 1 — Outline application

The Phase 1 outline application encompasses 43.1ha of land, as shown on Figure
2.1. The application area comprises of agricultural land, Hayes House and outlying
farm buildings and a closed landfill site.

Development platform

The Phase 1 development landform, extending to approximately 21.3ha, which will
be engineered to provide a shallow gradient towards the central rail line, working
from a datum fixed at the mainline (see Figure 3.1). The rail sidings will be
constructed at track bed level of 13.5m AOD, where the track joins the main line.
The track bed will be level, or on a gentle incline away from the mainline, along the
central section of the sidings so that a proposed future track connection to Exeter
Airport can be constructed at approximately 8 - 10m below the level of the C832.
The development platform has been designed to a minimum gradient of 1 in 200 (see
Figure 3.1). In order to achieve this platform a large volume of cut will be required,
although a significant volume of fill will also be required to achieve final levels within
and adjacent to the flood plain. The excess material will consist primarily of sand and
gravel, some of which can be utilised for commercial extraction.

Phase 2

The proposed development of Phase 2, extending to approximately 23.3ha, is shown
on Figures 3.2 and 3.3. The area of mineral working within Phase 2 ceased during
2003, leaving a shallow void and perimeter soil mounds. During Phase 1
construction, the soil mounds would be retained and further mineral would be worked
from the current extraction area to provide general fill material for Phase 1 works.
Where mineral is worked, the depth of extraction would not exceed that required for
the development plateau in Phase 2 and the phasing of extraction would be the same
as that dictated in conditions attached to planning reference: 07/06/0395/96.
Therefore, construction during Phase 2 would be directly onto the quarry floor, within
the existing mineral permission. Notwithstanding the foregoing, the volume of fill
during Phase 2 exceeds the estimated cut required to achieve the pre-development
platform. The options for mitigating this deficiency are considered in Section 8.
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3.3

3.3.1

3.3.2

Engineering and environmental considerations
Outline application area
Remediation of closed landfill

The development platform designed to accommodate Phase 1 of the IFFDC requires
the relocation of the closed landfill. The estimated volume of the landfill
(approximately 120,000m? of waste material) has been calculated by reference to the
original ground survey. At this stage three options have been considered:

relocation to a designed remediation cell on the site;
removal offsite to a suitable licensed landfill; or

landfill mining, whereby the potentially recyclable material in the landfill is
separated (primarily secondary aggregates) and the remaining is relocated to
a specifically designed cell. The secondary aggregate produced can then be
utilised on site as a bulk fill material.

This assessment promotes the use of landfill mining as the preferred method of
remediation, at the outset of the development. The material within the landfill would
be treated to separate fines and secondary aggregates. The remaining wastes could
be landfilled in an engineered cell within the quarry void. A possible location for this
remediation cell would be under the rail terminal. An assessment of the technical
and environmental issues associated with this remediation technique is considered in
Section 16.

Mineral resources

Part of the application lies within a mineral consultation area (see Figure 2.1). The
adopted minerals local plan identifies that mineral, within the consultation area, could
be extracted prior to the development of the Intermodal Facility and Freight
Distribution Centre (IFFDC). The outline design demonstrates this to be the case,
although it would not be feasible for all the available minerals could be worked.
However, it is important to recognise that the earthworks phase of the IFFDC
construction will require a significant volume of aggregate for general fill in order to
achieve a suitable development platform. Therefore, although the minerals available
for use off site will be limited by the nature of the future land use, the construction of
the IFFDC will be a significant sink for aggregate, which can, in part, be generated on
site. The implications of developing this IFFDC with respect to mineral plan policy
issues and the county landbank are considered in Section 4. The environmental
issues associated the mineral extraction are considered in more detail in Sections 8.
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3.3.3

3.3.4

3.4

3.4.1

3.4.2

3.4.3

3.4.4

Phase 2
Mineral planning consent

Hayes Farm Quarry has consent for the extraction of approximately 1.12 M tonnes of
sand and gravel, although this has only been partly extracted up to the mothballing of
the quarry in 2003. If the full depth of the extraction was to be achieved within the
area with planning consent for mineral working, the final void would be deeper than
the design level for the development platform for the IFFDC at final restoration.
Therefore, in order to avoid the mineral extraction void becoming a significant sink for
fill material during the earthworks phase the remaining reserves of sand and gravel
within the consented area and future reserves within the preferred area will be
extracted to the depth of the predevelopment landform. The design and final
landform following mineral extraction has been considered in Section 8.

The project life-span of the existing quarry and any additional reserves within the
preferred area are now no longer relevant because mineral worked will be used
during construction of both Phases 1 and 2.

Rail infrastructure
The infrastructure requirements fall within two categories as follows:
Network Rail - The National Network owner

Land within Network Rail's network ownership is subject to a 'Connection Agreement'
for the private sidings of the IFFDC. This 'Connection’ is located at approximately
167m (BAE); it is within Great Western Zone jurisdiction and subject to their design,
specification and implementation. It will consist of signalling (permanent way), rail
crossover, turnout junctions and temporary buffers.

H.M.R.l (Her Majesty's Railway Inspectorate) - will monitor and approve the Safety
Rail Case for the connection and rail operations by the IFFDC operator and freight
train operating companies.

Private Terminal Sidings

For direct 'Euro’ trains the rail terminal will comply with Eurotunnel's specification
standards for safety and security, and to Customs & Excise for cargo, inspection and
bonding requirements.

The rail layout will consist of 2 reception sidings each 400m long with a third escape
siding, all connected by an engine head shunt. The layout of the siding is shown in
Figure 3.2.

NT02260/updated environmental statement/003 Page 3.3
October 2005



The Church Commissioners for England Aol T i 2
Exeter Gateway — Intermodal Facility and Freight Distribution Centre ashd bl thina
3. Project description

3.4.5

3.4.6

3.5

3.5.1

3.5.2

3.6

3.6.1

The rail terminal within phase 1 will be connected by a single track 'Western' cord to
Network Rail's network. In addition, within this phase, a crossover with temporary
buffers, will be installed to serve a possible future 'Eastern’ cord connection, to satisfy
future rail freight traffic demands and additional train paths to 'turnout' to the East.

Further rail sidings may be required at a future date to serve individual rail linked
warehouses. These may spur off the single terminal line or have a direct connection
to Network Rail's network.

Road infrastructure

The IFFDC would be connected to the new A30(T) by the Clyst Honiton bypass
serving the Cranbrook New Community, proposed Skypark development, expansion
of Exeter & Devon Airport and the IFFDC. The Clyst Honiton bypass is considered in
a separate Environmental Statement®.

Phase 2 would be accessed by a separate junction on the C832, as shown on Figure
3.3.

Layout of IFFDC

The layout of the IFFDC was defined in an indicative masterplan prepared in 2000
(Appendix 1.1) and consisted of the following main elements:

Freight transfer terminal, that provides the infrastructure from the main line into the
IFFDC. The feasibility of this element was originally supported by separately bound
rail report®. The railway engineering and feasibility was subsequently considered in
a report prepared by Brett Associates®.

Internal road network that, for Phase 1, will connect with the proposed junction onto
the Clyst Honiton bypass. The position of the main access road has been
determined by a minimum stand-off of 7m from the 1 in 100 year floodplain
boundary. Therefore, the road layout in the indicative masterplan is illustrative only
and actual line of the access road, to the junction with the Clyst Honiton bypass is
shown on Figure 3.4, which also identifies the constraints associated with the outer
edge of the road and the floodplain boundary. The layout of the internal road
network (i.e. the roads from the main access servicing individual building plots is
indicative only. This layout will be determined by the take up of space within the
freight distribution centre (see below).

3 Devon County Council, Clyst Honiton bypass Environmental Statement prepared by Parsons Brinkerhoff, (July 2005)
® Exeter Gateway Rail Report prepared by Gill Associates July 2000.

6 The Exeter Gateway Intermodal Freight Terminal Proposed Rail Connection Feasibility Study by Peter Brett Associates,
September 2005.
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3.6.2

3.6.3

3.6.4

Freight distribution centre comprises a range of B8 storage and distribution
warehousing units. The indicative masterplan and accompanying text (see below)
identified a range of potential building to a maximum floor space within the built
development. At this stage, it is not possible to provide a fixed layout of buildings in
Phase 1 and the floor area of individual building plots will be determined at detailed
application stage when individual occupiers have been determined. Therefore, the
building element in Phase 1 has been defined by the following parameters:

1. The outer limit of the development footprint, defined to protect the 1 in 100 year
floodplain limit and identified habitats on the western boundary of the site.

2. Total developable floor space will not exceed 65,000m? and will consist of up to
four main warehouse structures.

3. The height of the buildings will not exceed 20m to the eaves, as depicted on the
photomontage (Appendix 14.4 and cross sections on Figure 14.3 and 14.4).

4. The detailed design for building construction adopt BREEAM standards where
appropriate and will incorporate the requirement for a sustainable urban drainage
system, these two factors may influence the final building size and dimension, in
addition to the constraints identified above.

Freight transfer terminal

This will consist of approximately 2.9ha (7.2acres) in area. The 3 rail sidings will be
'set in' heavy duty hardstanding to allow full vehicle movement within the terminal for
HGV, 'Reach stackers' - which are rubber tyred hydraulic mobile container lifting
vehicles, fork lifts, etc and for the open storage and stacking of containers up to 4
high, i.e. 12m.

The terminal perimeter will be compounded with security fencing and down lighter
floodlights. Access to the rail sidings will be gated at Network Rail's boundary. HGV
road access will be security gated with CCTV monitoring, with entrance booths linked
to the terminal's control office which will serve both road and rail movements, there
will be additional customs, security and staffing facility buildings.

Internal road network

A private internal road network will serve the intermodal facility for the transfer of
freight and the freight distribution centre. The road layout will be engineered to meet
the requirements of 'long' HGVs carrying a minimum payload of 44 tonne. The full
extent of this eastern cord is shown on Figure 3.3. Each distribution building will
have its own HGV parking within its curtilage. An adjacent external area of ‘HGV
Parking’ will serve the terminal, this holding area would control time-tabled HGV
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3.6.5

3.6.6

3.7

3.7.1

access to the terminal for both delivery and collection.
Freight distribution centre

This will primarily consist of B8 storage and distribution warehousing units, some of
which may have their own dedicated private rail sidings. Others will make use of the
‘open access' Intermodal facility for the transfer of freight, with terminal tractor units
and HGVs towing trailers around the internal road network to and from the terminal.
There is also an opportunity within the freight distribution centre to create:

« 'Urban Logistic Distribution Centre’ (ULDC) requiring typically 14,000m?
(150,000ft?) of floor space. This unit would be sub divided into a commodity and
warehouse operation shared by several logistic companies delivering to different
local customers. The centre offers the advantage of group 'break bulk' facilities
of long distance volume traffic being delivered locally by small vehicle units within
the Exeter City urban area.

* Regional Distribution Centre (RDC), requiring typically 28,000m2 (300,000ft?).
This unit would provide a strategic location with good access to road, rail and air
services and is likely to be occupied by a single operator.

The total floor space within the distribution park and freight village should be capable

of providing approximately 156,500m2 (1,684,500ft?) within the built development.
This split is as follows:

- Phase 1 - 65,757m? (707,802ft?)

. Phase 2 - 90,740m? (976,717ft?)

An indicative building layout for Phases 1 and 2, taking account of the nature of the
potential operation with the IFFDC is shown on Figure 3.3. The footprint of the
buildings is based on the original master plan, however as explained previously these
may be changed to accommodate precise requirements of individual occupiers.

Construction programme (see Table 3.1)

There will be 2 main phases of construction each of which will be staggered. Phase
1 will be implemented in the period up to 2011; commencement of work will take
place following rail connection and site access for traffic. Phase 2 is programmed for
construction in the period to 2015/2016.
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3.7.2

3.7.3

3.7.4

Phase 1 - Site earthworks

These will involve the movement within the site of the existing mineral and tip
materials, to remodel the levels to provide railway gradients for the terminal and to
create a building plateau formation for the warehouse and distribution buildings.

Network Rail

The rail connection will be designed and installed by Network Rail and will include
new raised embankments for the single rail 'turnouts' to the main line.

Intermodal facility

Rail installation engineering works will include raised embankments to connect with
Network Rail's; surface water drainage; heavy duty hard-standing with 'set in' flush
rail sidings; perimeter security works to terminal compound. The following
infrastructure has been identified:

Access road: The new junction on to the Clyst Honiton bypass will link to an
internal estate road, which would serve the Phase 1 area within the
intermodal facility.

Drainage: Internal surface water drainage would be designed in accordance
with Sustainable Urban Drainage Systems (SuDs), an outline design
is considered in Section 9. The foul system will connect to the
existing sewer system (see Figure 17.1).

Services: Off-site works for incoming mains, gas, water, electricity and
telephone. Installation and distribution of services would be
programmed to facilitate the development of each plot. Diversion of
any existing services within the site would be undertaken as
necessary. Existing services are shown in Figure 17.1.

Buildings: These will be subject to demand and phased completion of the
infrastructure  works programme. The building design and
construction will conform to BREEAM standards.

3.8 The operation of the IFFDC

3.8.1 The Rail Terminal will be managed and operated by a company approved by the
HMRI (Her Majesty's Railway Inspectorate) and will be Eurotunnel security
certificated with 24 hours Customs clearance available.
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3.8.2

3.8.3

3.8.4

3.8.5

3.8.6

3.8.7

3.8.8

3.8.9

Train movements
External

The existing EWS rail facilities at Riverside and West Yards at St Davids, West
Exeter will act as reception yards for in bound 'Block' and Euro trains, with max
length 600-700m, weighing up to 2000 tonnes. They will be split into half trains 300 -
350m length, weighing up to 1000 tonnes, and delivered individually to the IFFDC.

Internal

Half trains will occupy the 2 No. 400m long reception sidings. The formation of
outbound trains will be this process in reverse with the 2 existing EWS yards acting
for re-marshalling and also for consolidation of other ‘part' trains from other
destinations travelling the Great Western main line between Cornwall and the rest of
UK in a north easterly direction.

Containers will form the majority of cargo. Trains will be loaded and unloaded by
mobile handling equipment 'reach stacker' and forklifts. These containers will be
transferred to the Freight Village warehouses by either HGV or special terminal
tractor units (TTU) for local distribution or stacked in a temporary storage holding
area in the terminal awaiting collection by HGV or for loading to form a new train.

Vehicle movements

Terminal control office will monitor all train movements, including signalling to and
from the terminal and will be linked to Network Rail's system.

HGVs will be controlled for timed access to the IFFDC and 'parked up' in the holding
area along the access road to the terminal entrance at the central control office. The
control offices will be located on the spine road into the IFFDC.

Within the terminal area temporary barriers will be used to define stacking and
movement areas.

Pedestrian access within the terminal area will be limited and strictly defined to
specific routes.

Facility Buildings

Terminal operators central control office will be manned 24 hrs a day - 3 shift pattern.
The 'start up' service of up to 2 freight trains per day will run between the 'off peak’
hours 20.00 to 06.00 hours.

3.8.10 The control office will operate and co-ordinate both timetables for HGV delivery and
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collection and train operation, arrival and departure. This will be in accordance with
TOC's, the agreed train paths operated in conjunction with Network Rail's zone
operations.

3.8.11 CCTYV operation room will be an essential feature of visual surveillance and control of
the operation and movement within the IFFDC, as well as monitoring the compound's
security - perimeter fence.

Customs - Office and staff facilities
Operator - Staff facilities
T.0.Cs - Train crews' facilities

3.9 Employment

3.9.1 The development of the IFFDC will create a number of jobs in the construction
industry in the period up to 2015/2016, the actual requirements have not been
determined. The indicative employment statistics for the operation of the IFFDC are
as follows:

* Freight transfer terminal:
15 persons employed on a two-shift system,
10 person employed on a single day shift,
Total anticipated employment of 40 persons.
. Phase 1 — freight distribution centre:

Site A, warehousing to the south of the development with a gross area of
11.4ha. Anticipated employment in the range of 340-390 persons.

Site B, warehousing to the north of the development with a gross area of
9.9ha. Anticipated employment in the range of 280-320 persons.

. Phase 2 — freight distribution centre:

Development area extends to a total of 21.8ha. The anticipated employment
is in target in the range of 820-940 persons.

3.10 Masterplan incorporating other developments within the locality

3.10.1 The site masterplan is shown in the separately bound Supporting Statement and Rail
Report (outline layouts are shown on Figures 3.2 and 3.3). This shows the potential
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integration of 3 modes of transport - road, rail and air at a strategic 'hub' which serves
the Airport.

3.10.2 The IFFDC proximity and short road link to the Airport could help to develop potential
airfreight traffic and expand the existing aircraft engineering and maintenance
operation on the southern side of the Airport.

3.11 Landscape masterplan for Phase 1 of the development

3.11.1 An outline landscape scheme to be implemented during Phase 1 of the development
is shown on Figure 3.3. The landscape proposals include the following elements:

strengthen hedgerow on the boundary of the development, adjacent to the
C382;

gap up and strengthen hedge on the eastern boundary of the study area;

maintenance of wet willow-alder woodland on the north western boundary of
the Phase 1 development;

plant additional wet willow-alder woodland on western boundary of the site;

plant reedbeds within the floodplain of the River Clyst to accept surface
drainage from Phase 1 SuDs design;

encourage species rich, acid-neutral wet grassland in floodplain between areas
of reedbeds;

replacement habitat for bat roosts within Hayes House/outbuildings;

replacement habitat for badger sett located within the Phase 1 development
area.

3.12 Summary

3.12.1 The proposed IFFDC at Exeter Gateway has good access to all modes of transport
rail, road and air. It is located in the area of Exeter's economic activity and is not in a
built up residential area. The logistic and distribution industry research confirms
there is a current and future market demand for an intermodal facility in this location.

3.12.2 Freight trains would access the site by a single track 'Western' cord connecting to the
Exeter St David to London Waterloo mainline located to the north of the site. Traffic
access would be from a junction on to the Clyst Honiton bypass to the A30(T), to the
south, which would also provide access to Skypark and a by-pass to Clyst Honiton
for traffic from the Cranbrook New Community. Note that the Clyst Honiton bypass,
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3.12.3

3.12.4

3.12.5

3.12.6

Skypark, Exeter & Devon Airport Development and Cranbrook New Community are
all separate applications to Exeter Gateway.

The IFFDC will consist of a facility to transfer freight between road/rail and a freight
distribution centre comprising storage and distribution warehousing units and
external space to provide for storage of containers and HGV parking. An indicative
layout and masterplan was prepared for the strategic rail study report. This outline
application has been based on the layout identified in the application and has set
design principles in terms of:

. development footprint;

. layout of the intermodal facility;

. approximate height and area of buildings within the Phase 1 development
area.

The development of the IFFDC can take place after partial mineral extraction has

occurred over the majority of the site, although it is recognised that some of the
mineral reserves will be sterilised as a result of the development. In addition, the
development of the IFFDC will require a significant amount of aggregate, which can,
in part, be derived from extraction of the minerals available on site.

Prior to the onset of development of Phase 1 the closed landfill located within the site
will require remedial treatment. The preferred option would be to excavate and reuse
bricks and hardcore material as a secondary aggregate within the construction phase
of the development. These proposals would be subject to a detailed source-
pathway-receptor risk assessment which will provide the basis of licence and/or
permit applications required.

The construction of the IFFDC will continue over a number of years to a projected
completion in 2011 for Phase 1. The total project employment at the site will be in
the order of 660 - 750 persons required to operate the terminal and associated
storage/logistics facilities.
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Table 3.1

Construction Implementation Programme

2006 2007 2008 2009 4 2010 2011 2012 2013 2014 2015 2016
Minerals
Existing mineral consent | >
Mineral extract to develop IFFDC P >
Extraction of minerals from Phase 1
Impact on duration of existing consent > >
Extraction of minerals from Phase 2 (includes remaining reserves > >

with existing planning consent)

Development tar gets

Phase 1 « >

Rail connection

Rail construction

Road access

Infrastructure and warehousing

Phase 2 < P
Rail connection

Rail construction

Road access

Infrastructure and warehousing

e 200,000 tonnes per annum
.............................................. > 140,000 tonnes per annum

(] Cessation of mineral consent
4+ —> Anticipated duration of each phase of construction
1 Consents, licenses and detailed application
/T Indicative duration of individual parts of construction programme

Note: programme is based on a start date in 2007. However, there are a number of factors that could delay in the implementation of the development programme. If this is the case the
development programme would be offset accordingly.
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4

4.1

41.1

4.1.2

4.1.3

414

PLANNING POLICY CONSIDERATIONS

Introduction

This section summarises the planning policies and guidance, which are potentially
relevant to the Exeter Gateway Intermodal Facility and Freight Distribution Centre
(IFFDC) proposal, in order to assess the degree to which the scheme is in
accordance with them.

The planning policy framework for considering the Exeter Gateway proposal operates
at several levels:

Central Government issues national guidance in the form of planning and
minerals policy guidance notes (PPGs, gradually being replaced by PPSs, and
MPGs);

The South West Regional Planning Conference (now the South West Regional
Assembly) prepares and submits to the Government, regional planning guidance
(to be replaced by a Regional Spatial Strategy) for the South West;

Devon County Council is the Local Planning Authority responsible for preparing
the Structure Plan and Minerals Local Plan;

East Devon District Council is the Local Planning Authority responsible for
preparing the district-wide Local Plan.

It is noted that the Government is committed to a plan-led system of development
control, which was given statutory force by Section 54A of the Town and Country
Planning Act 1990. This requires planning applications to be determined in
accordance with the development plan where there is an adopted or approved plan in
place, which contains relevant policies. This is re-enacted in Section 38 (subs.6) of
the Planning and Compensation Act 2004 that refers to any determination being
made in accordance with the development plan unless material considerations
indicate otherwise.

The current ‘development plan’ comprises the East Devon District Local Plan, Devon
County Structure Plan and Devon County Minerals Local Plan. As detailed below,
East Devon District Council does not have an up-to-date adopted or approved local
plan. The most recent plan covers the period to 2001 and only reached Deposit stage
in 1996, after which it was abandoned in favour of a longer-term review. However,
the East Devon Local Plan 1995-2011 is well advanced and the sections of the Plan
most relevant to the Exeter Gateway proposal have been through a local inquiry and
have been the subject of an inspector’'s report. The Devon County Structure Plan
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415

4.2

42.1

4.2.2

42.3

4.2.4

2001 to 2016 and Devon Minerals Local Plan were recently adopted and both
provide up-to-date policy advice.

The following sections summarise the most relevant aspects of each of the planning
policy sources considered, and comments on their applicability to the Exeter
Gateway proposal.

National planning guidance

Planning Policy Guidance Notes

PPG4 (paragraph 10) sets out guidance in relation to the locational factors affecting
new employment development, advising that development plans offer the opportunity
to:

encourage new development in locations which minimise the length and number
of trips, especially by motor vehicle;

encourage new development in locations that can be served by more energy
efficient modes of transport;

discourage new development where it would be likely to add unacceptably to
congestion.

Paragraph 11 reiterates the importance of controlling greenhouse gases, which lead
to global warming and the consequent need to encourage development where it can
be served by more energy efficient modes of transport, such as rail.

Similarly, PPG13 (and the accompanying ‘Guide to Better Practice’) encourages
development in locations which reduce the need to travel and discourages major
employment developments in locations not well served by public transport or readily
accessible to a significant local residential workforce (paragraph 3.5). The Exeter
Gateway proposal is situated at a highly accessible location, which offers multi-modal
transport choice (rail, road and air). The employment area is accessible to the
Exeter-based workforce, the proposed new community and the surrounding rural
area. The Structure Plan specifically designated the area in which the site is located
for its accessibility and sustainability for major new developments (employment and
residential).

PPG13 (paragraph 45) refers to the sustainability of freight distribution: “while road
transport is likely to remain the main mode for many freight movements, land use
planning can help to promote sustainable distribution, including where feasible, the
movement of freight by rail and water”. It also requires local authorities, in preparing
development plans, to identify and protect sites which could be critical in developing
infrastructure for the movement of freight (such as major freight interchanges
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4.2.5

4.2.6

4.2.7

4.2.8

including facilities allowing road to rail transfer). In the adopted Structure Plan 2001
to 2016, an intermodal facility (including, where appropriate, a freight distribution
centre) is required in the Exeter area and the Exeter Gateway proposal fulfils the
policy criteria. The scheme would encourage the transfer of freight traffic from road to
rail and incorporates a direct rail connection.

Paragraph 45 of PPG13 also reiterates advice in PPG4 with regard to the location of
developments generating substantial freight movements such as distribution and
warehousing. It states that such developments should be located away from
congested central areas and residential areas but with adequate access to the trunk
road network. Exeter Gateway is situated sufficiently far from the Exeter urban area
to avoid the congestion problems referred to in PPG13 and has good access to the
A30 trunk road, via the C832 (the de-trunked A30) and the proposed Clyst Honiton
bypass.

PPG16 provides guidance on archaeology and planning. Paragraph 8 states that,
“where nationally important archaeological remains, whether scheduled or not, and
their settings, are affected by proposed development there should be a presumption
in favour of their physical preservation. Cases involving archaeological remains of
lesser importance will not always be so clear cut and planning authorities will need to
weigh the relative importance of archaeology against other factors including the need
for the proposed development”. Paragraph 28 expands on this point: “there will no
doubt be occasions, particularly where remains of lesser importance are involved,
when planning authorities may decide that the significance of the archaeological
remains is not sufficient when weighed against all other material considerations,
including the need for development, to justify their preservation in situ, and that the
proposed development should proceed...planning authorities will, in such cases,
need to satisfy themselves that the developer has made appropriate and satisfactory
arrangements for the excavation and recording of the archaeological remains and the
publication of the results”.

PPS23 and PPG24 provide guidance on pollution and noise. This advice is reflected
in the development plan policies referred to below and, as explained in subsequent
sections, has been reflected in the formulation of the Exeter Gateway proposals.

PPG25 advises on development and flood risk. Paragraph 23 refers to the functional
floodplain and states: “in these functional floodplains, the Government considers that
built development should be wholly exceptional and limited to essential transport and
utilities infrastructure that has to be there. Such infrastructure should be designed
and constructed so as to remain operational even at times of flood, to result in no net
loss of floodplain storage, not to impede water flows and not to increase flood risk
elsewhere”. There has been liaison with the Environment Agency in relation to the
proposal’'s impact on the functional floodplain and it is considered that the Exeter
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4.2.9

4.2.10

4.2.11

4.2.12

4.2.13

Gateway proposal comprises essential transport infrastructure that has to be in the
proposed location for the reasons explained in accompanying documentation. A
relatively small area of low lying ground adjacent to the functional floodplain would be
developed upon but compensatory floodplain has been designed into the scheme.

Minerals Policy Guidance Notes

The Devon Minerals Local Plan (see below) has been compiled having regard to the
relevant parts of the Government's Minerals Policy Guidance Notes and therefore the
primary source of policy advice in assessing the site-specific mineral implications of
the Exeter Gateway proposal is considered to be the Local Plan. Nevertheless, the
following aspects of MPG1 are of particular note.

In MGP1 (paragraph 35) the stated objectives for sustainable mineral development
include the following two provisions: the conservation of minerals as far as possible,
whilst ensuring an adequate supply to meet needs; and the prevention of the
unnecessary sterilisation of minerals. Paragraphs 36-39 set out the role of mineral
consultation areas in allowing authorities to liaise where surface development would
be likely to affect or be affected by the winning and working or minerals. As described
below, the application is within the Hayes Farm Mineral Consultation Area.

Paragraph 40 of MPG1 addresses the need for minerals. Section 8 of the
Environmental Statement refers to the specific implications of the Exeter Gateway
proposal in relation to mineral resources at the site.

Other

With regard to intermodal facilities, the UK Government signed the Rio Convention
on Climate Change and Sustainable Development, thereby committing itself and its
successors. This commitment is to significantly reduce CO, emissions. Transport
accounts for 35% of UK energy consumption. Freight cargo units/tonne kilometre
moved by heavy goods lorries is 4-5 times more polluting than the equivalent moved
by train. Government policy on the movement of freight is to encourage a greater
volume to transfer to the rail network. This is clearly expressed in the 10 Year Plan
which sets bold targets (80%) for increasing the amount of freight moved by rail and
also in the Government’s strategy for Sustainable Distribution. Since the original
submission of the Exeter Gateway planning application in 2000, two reports have
been published that directly support the delivery of these proposals: the Strategic Rail
Interchange Policy and the SWARMMS report.

The Strategic Rail Authority (SRA) came into force on 1 February 2001. Although it is
currently being wound up (with many of its functions passing to the Department for
Transport’s new Rail Group), it did develop the Strategic Rail Freight Interchange
Policy (March, 2004). Paragraph 6.16 states that analysis indicates that the South
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4.2.14

4.2.15

West needs another Strategic Rail Freight Interchange (SRFI). Such facilities are
described as key features of national rail infrastructure necessary to promote a shift
from road to rail freight and to achieve the associated sustainability benefits
(paragraph 4.3). Paragraph 7.8 sets out the key factors in considering site
allocations, all of which are considered to be met by the Exeter Gateway proposals:

» Suitable rail and road access — on rail freight routes with capacity and avoiding
congestion, with good access to motorway junctions, primary and trunk roads;

* Ability for 24/7 working;
» Adequate level site area and potential for expansion;
* Proximity to workforce;

* Proximity to commercial customers, both existing and potential (noting the
potential to change to rail achieved by close proximity);

*  Fit with primary freight flows in the area;
» Ability to contribute to the national network by filling ‘gaps’ in provision; and

 Fit with SRA strategies, including the Freight Strategy, Route Utilisation
Strategies and Regional Planning Assessments.

The Government Office for the South West published the ‘London to South West and
South Wales Multi-Modal Study Inter-Modal Freight Plan’ (SWARMMS) in May, 2002.
This considered the scope for new and improved intermodal freight facilities within
the SWARMMS area to support the Government'’s transport policy, as outlined in ‘A
New Deal for Transport’. The study found that the potential market for intermodal rail
in the South West is relatively thin. Devon and Cornwall combined will be able to
sustain two or more daily freight trains although more than one intermodal terminal in
Devon and Cornwall combined would appear to be unsustainable. A number of
terminal sites were considered: Westbury, Taunton, Plymouth, mid-Cornwall and
Exeter Gateway. Paragraph E.14 concludes that, “on balance, Exeter seems the best
option”. Paragraph E.16 goes on to say that, “on the basis of the work undertaken,
SWARMMS recommends that one intermodal freight terminal be proposed — near
Exeter Airport. This would complement the facilities already constructed or under
construction in Avonmouth and Swindon”.

The Highways Agency is, under current Government policy, charged with creating
new highway links to other modes of transport, of which rail is the other most
significant network. The 44 tonne HGV issue will also impact on HGV access to
intermodal rail terminals.
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4.3.3

4.3.4
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4.3.6

Regional Planning Guidance

At the time of the Exeter Gateway planning application submission in 2000, the
current Regional Planning Guidance for the South West (RPG10) covered the period
to 2011 and it was being reviewed to roll it forward to 2016. The replacement version
of RPG10 covering the period to 2016 was issued in September, 2001. Many of the
main themes in the previous version of RPG10 are carried through into the
replacement version but with greater emphasis on sustainability and integrated
transport. Most significantly, the guidance adopts a pro-active stance on intermodal
facilities and identifies the opportunity for such at Exeter.

The following is a brief exposition of the most relevant aspects of the replacement
RPG10, according to a number of broad themes.

The spatial strategy for the region divides it into four areas, including the Central sub-
region (which includes the Exeter area). Policy SS1 states that the policies for the
Central sub-region should reflect its pivotal role in the South West of helping to
spread economic prosperity westwards throughout the region. This includes
encouraging sustainable growth at Exeter and improving transport links within and
through the sub-region and with neighbouring areas (policy SS2). Specifically in
relation to Exeter, policy SS15 refers to the “strategic location of the city in relation to
the regional road, rail and air networks and exploiting opportunities to develop
intermodal transport facilities”. This is in the context of developing the city’s role as a
focal point for strategic economic investment (the Exeter Principal Urban Area or
PUA). Exeter Gateway, on its own and in conjunction with the other proposed major
development east of the city, would directly meet these policy criteria.

Section 4 of RPG10 addresses the natural and built environment, including
landscape and biodiversity, and air quality. The relevant sections of the
Environmental Statement address the issues raised in the corresponding policies.

With regard to economic development, policy EC1 seeks the active promotion of new
economic activity in the areas where it can bring the greatest economic benefits.
Policies EC3 and EC4 require the provision of major strategic sites, of which Skypark
adjacent to Exeter Gateway is one. It is notable that Exeter Gateway would generate
a significant amount of new employment and economic activity, is a key part of the
long term growth strategy for the Exeter PUA and will assist in the delivery of other
major developments east of Exeter through assisted delivery of the Clyst Honiton
bypass.

In relation to transport, RPG10’s spatial strategy focuses growth at the PUASs to
reduce the need to travel and increase accessibility (paragraph 8.4). Reference is
also made to SWARMMS which had not been completed at the time RPG10 was
issued. Policy TRAN1 seeks to reduce the need to travel by, amongst other
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measures, proposing major development in keeping with the roles of the PUAs on
sites where there is good choice of travel by sustainable transport. Policy TRAN2
seeks improved rail links, partly through the development of freight services from the
region to Europe. Policy TRAN4 seeks investment in facilities that enable modal shift
from road to rail. Exeter Gateway would directly meet and support these objectives.

Specifically related to freight transport, policy TRAN6 encourages the development of
rail freight terminals and transfer facilities in locations close to the PUAs and at key
locations where there is good access to the regional rail network and the inter-urban
road network. This refers to terminals at various locations in the South West,
including at Exeter. The Exeter Gateway proposal fulfils this requirement.

The protection of water resources, water quality and flood risk are addressed in
policies RE1 and RE2. The impact of the scheme in relation to water issues is
addressed at Section 9 of the Environmental Statement.

Policies RE3 and RE4 cover minerals planning and the use/supply of aggregates.
Reference is made to identifying mineral consultation areas and the safeguarding of
resources. Such matters are more fully addressed below in the sub-section on the
Devon Minerals Local Plan and Section 8 of the Environmental Statement.

RPG10 is to be replaced by the Regional Spatial Strategy (RSS) for the South West
2006-2026. However, this is at a comparatively early stage with a pre-submission
draft due in autumn 2005 and an examination in public for the draft RSS scheduled
for autumn 20086. It is anticipated that the RSS approach will reinforce that of RPG10
in relation to the main themes of most relevance to Exeter Gateway.

Devon County Structure Plan

At the time the Exeter Gateway planning application was submitted in 2000, the
current County Structure Plan was that adopted on 26 February, 1999 and which
covered the period to 2011. This has now been superseded by the adoption on 8
October, 2004 of the Devon Structure Plan 2001 to 2016. It is notable the extent to
which the latest version reiterates and reinforces the key policy provisions relating to
Exeter Gateway, further augmenting the Structure Plan support for these proposals.
The following summarises the most relevant policy provisions from the Devon
Structure Plan 2001 to 2016.

Policy ST5 takes forward the PUA strategy encapsulated in RPG10 i.e. their role as
the primary focus for strategic development. The Exeter PUA is addressed in policy
ST10 with the stated priorities including economic development and diversification,
and enhancing Exeter’'s role as a major focus for strategic transport routes —
including road, rail and air — linking it the rest of Devon, UK, and Europe.
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4.4.4

4.4.5

4.4.6

4.4.7

4.4.8

4.4.9

The key diagram for the Exeter PUA shows an area east of Exeter enclosing
development at the PUA in the period to 2016. This includes an intermodal freight
facility. In this respect, the location of Exeter Gateway fully accords with that shown
on the key diagram.

With regard to archaeology, policy CO8 seeks to preserve internationally, nationally
and regionally important sites and their settings. Other important sites should be
preserved wherever possible. Where a loss of an archaeological site or area is
acceptable, proper excavation and recording will be required. In conjunction with
English Heritage and Devon County Council, it has been agreed that the strategic
importance of the Exeter Gateway proposals overrides the importance of the
archaeological resource present (see Section 15 of the Environmental Statement).

Policies CO9 and CO10 protect biodiversity and nature conservation interests, issues
addressed in detail in Section 13 of the Environmental Statement. As referred to
above in relation to the relevant RPG10 policy, water resources and floodplain
matters (policy CO13) have been resolved.

The conservation of agricultural land is covered by policy CO14 that only allows the
use of agricultural land, particularly higher grade 1, 2 and 3a, where there is an
overriding need for development in that location which outweighs the need to protect
such land or where it implements other policies and proposals of the Development
Plan. In the case of Exeter Gateway, it has been established that the need for the
development does outweigh the loss of some high grade land and it is also the case
that this scheme does constitute a specific proposal in the Structure Plan under
policy TR15 (see below).

Safeguards in relation to air quality and noise pollution are provided in policies CO15
and CO16. These matters are addressed in Sections 11 and 12 of the Environmental
Statement.

Although the County’s planning policies relating to minerals are primarily dealt with
by the Minerals Local Plan, the Structure Plan does includes policy MN1 that
safeguards from unnecessary sterilisation by surface development deposits which
are, or may become, of economic importance. The implementation of Exeter
Gateway will sterilise some mineral deposits but, as this scheme is a necessary
component of the Structure Plan’s strategy, it is considered that the strategic
importance of Exeter Gateway overrides the sterilisation of some reserves.

Policy TR15 seeks to achieve a more sustainable pattern of freight distribution by
several means including, “providing for strategic intermodal facilities for the transfer
of freight in the...Exeter area including, where appropriate, a freight distribution
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centre, ensuring in all cases that the use of such facilities is limited to the transfer
and handling of freight”. Exeter Gateway directly meets this requirement.

4.4.10 Although an intermodal facility and freight distribution centre are now firm

4.5
45.1

45.2

453

commitments in the adopted Structure Plan, some of the comments of the Panel in
reporting on the Examination in Public are notable: the location of the site is well
established; concerns over need and flooding do not rule out the need for some sort
of facility; there are no insuperable problems to the principle of location in this area;
rail capacity and gauge issues can be overcome; in strategic terms and in principle
the location seems a good one. These comments reinforce the documentation
supporting the planning application, including the Environmental Statement.

Devon Minerals Local Plan

The Minerals Local Plan is of relevance to the Exeter Gateway proposal because of
the implications of the consented mineral extraction works started but stopped in
February 2003, and because there are known to be sand and gravel reserves in the
remainder of the application site. At the time of the original planning application
submission in 2000, the Devon Minerals Local Plan had reached First Deposit stage.
It was eventually adopted in June 2004 and therefore provides up-to-date policy
provisions.

Hayes Quarry is the subject of Inset Plan 24 (Appendix 8.2). The Inset Plan shows all
of the Exeter Gateway site (excluding the Hayes Farm buildings) to be within a
Mineral Consultation Area. It also shows the extent of the planning permission area
and what is considered to be the overall area of mineral resource.

The text accompanying Inset Plan 24 describes the location of Hayes Quarry and its
geology. The planning history section refers to the series of applications, refusals,
eventual consent for extraction and partial working of the site. The consent in
September 1997 was for quarrying sand and gravel, infilling with inert materials and
restoration to agriculture in the area between Hayes Farm and Coach Bridge. The
text describes the ROMP status as a Schedule 14 Review site, with a planning
permission which will expire in October, 2008 before the end of the 15 year periodic
review. The ‘comment’ section makes the following remarks about the site:

Mineral Working Area.

The Mineral Consultation Area is located on land classified by the Environment
Agency as a major aquifer.

The site lies in the Exeter Area of Economic Activity as described in the Devon
Structure Plan First Review, within which it is proposed that provision should be
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made for an intermodal facility, 2,000 new dwellings and 40 hectares of
employment land within the Plan period.

The Devon Structure Plan First Review makes provision for intermodal freight
facilities in the Exeter Main Area of Economic Activity (policy T16). The Hayes
Farm area has been identified as a potential site for this use.

There are features of national archaeological significance within the Mineral
Consultation Area which demonstrate a range of sites dating from Neolithic to
Early Medieval periods.

Non-mineral development in Mineral Consultation Areas is controlled by policy MP13.
This states that, in the Mineral Consultation Areas, mineral resources will be
safeguarded from sterilisation by other forms of development. However, the
explanatory text in paragraph 5.2.8 states that, “in considering any proposals for non-
mineral development within a Mineral Consultation Area, it will be necessary to
assess the need for that development (as opposed to the need for the mineral), and
the availability of the mineral elsewhere in the County. For example, it may be that
the regional or national need for the non-mineral development could override the
need for the mineral”. As set out in Section 8 of the Environmental Statement, the
Exeter Gateway proposal would sterilise some of the reserves in the Mineral
Consultation Area but its phased implementation would enable the consented area to
be exploited where possible and additional extraction associated with the
construction works. Because there is an overriding regional need for the intermodal
facility (as well as being a Structure Plan proposal) and because some of the mineral
cannot be practically extracted in advance of development, it is considered that the
Exeter Gateway proposal would comply with paragraph 5.2.8.

The permitted extraction area at Hayes Farm is adjacent to the Exeter Gateway
planning application area but within the area assessed by the Environmental
Statement. It is designated a Mineral Working Area in the Mineral Local Plan. The
explanatory text in paragraph 6.2.10(i) puts this into context and describes the
absence of an objection by the Mineral Planning Authority to the Exeter Gateway
proposals:

“Hayes Quarry is now included as a Mineral Working Area as it is
considered that the reserves with planning permission are sufficient to
continue at a substantial scale well beyond the Plan period. It is also
noted, however, that the Mineral Site and adjacent land has also been
identified in the East Devon Local Plan as a location for the establishment
of an intermodal freight terminal which, if developed, would remove all
existing and potential future mineral extraction at Hayes Quarry. The
County Council, acting as the Strategic Planning Authority and Transport
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4.6.1

Authority, resolved to support the proposal for a freight terminal, subject to
planning conditions relating to a restriction for B8 warehousing use, the
submission of archaeological and landscaping schemes, a waste
management audit and wildlife mitigation measures. Acting as the
Highway Authority and Mineral Planning Authority, it offered no objection
to the development...”

Prior extraction of minerals incidental to non-mineral development is permitted under
policy MP18, provided that: the extraction does not prejudice the subsequent
proposed development; such extraction is ho more than is reasonably necessary to
enable non-mineral development to take place; it does not cause demonstrable harm
to interests of acknowledged importance, having regard to any mitigation or
compensatory factors. Section 8 of the Environmental Statement describes the
extent of the proposed prior extraction, which would be sufficient to facilitate the
proposed development but not excessive in relation to the subsequent construction.

The use of secondary and recycled materials is encouraged within policy MP27.
Section 8 of the Environmental Statement states that, where practical, the use of
secondary aggregates should be encouraged for the proposal’'s bulk earthworks
requirements.

Development control considerations in relation to mineral-related proposals are set
out in chapter 12 of the Minerals Local Plan. Any mineral-related proposals resulting
from the Exeter Gateway scheme would need to comply with the relevant policies.
Where relevant, this is considered in Section 8 of the Environmental Statement.

East Devon District Local Plan

East Devon District Council does not have a statutory district-wide Local Plan
although it is now well advanced. The version of the Local Plan covering the period to
2001 did not proceed to adoption because of an objection from the Government
Office for the South West that it should cover the period to 2011. It only reached
Deposit stage in 1996. Subsequently the Council started work on a Local Plan to
conform to the adopted Structure Plan. The Revised Deposit version of September
2003 has been subject to a two-part inquiry. The first part dealt with strategic matters
and the major developments proposed east of Exeter (Chapters 2 and 12). The
Inspector’'s report was published in March, 2005 and the recommendations have
subsequently been endorsed by East Devon District Council. The Inspector’s report
into Part 2 of the Inquiry dealing with remaining objections is due later in 2005. There
follows a review of the relevant sections of both the 1996 Deposit and the emerging
district-wide Local Plans, although the status and out-of-date nature of the former
means that it carries relatively little weight when considering the Exeter Gateway
proposal. It is the latter that is the substantive document in relation to this proposal.
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1996 Deposit East Devon District Local Plan

On the proposals map, the Exeter Gateway site is shown to be within a Mineral
Consultation Area. Policy EN9 reiterates the corresponding policy in the Consultation
Draft Devon Minerals Local Plan and states that, in Mineral Consultation Areas, non-
mineral development, which could sterilise mineral deposits, will not be permitted
except where it is necessary for the economic or social well being of the area. This
policy is now superseded by policy MP13 in the Deposit version of the Minerals Local
Plan and the implications for the Exeter Gateway proposal are explained in the policy
analysis relating to the Minerals Local Plan.

The only other proposals map designation affecting the site is the ‘open land
between or adjacent to settlements’. This abuts part of the western side of the
application area but does not include any of the application site. Policies EN6 and
EN7 which seek to maintain the openness and to enhance this area are therefore
inapplicable because they only relate to proposed developments within the
designated area.

In relation to the environment, policy EN1 states that the aims of sustainability and
the conservation of the environmental wealth of East Devon will be given priority
when considering development proposals. The sustainability of the Exeter Gateway
is already referred to in the Deposit Devon Minerals Local Plan and environmental
issues are considered in detail throughout the Environmental Statement.

The polluting effects of development are controlled by policy EN3 which sets out
criteria by which to assess this issue. The potential implications of the proposal in
relation to pollution by water, air and noise are considered in Sections 9, 11 and 12 of
the Environmental Statement.

Policy EN4 assesses the acceptability of proposals in relation to contaminated land.
This is dealt with in Section 16 of the Environmental Statement with regard to the on-
site waste affecting the proposal.

Policy EN8 deals with agricultural land quality and replicates the provisions of policy
CO14 in the adopted Devon Structure Plan (see above).

Policies EN12 and EN13 concern habitat protection. They prohibit development
having an adverse impact on species protected by law, and wherever possible,
protects from development of sites supporting important wildlife habitats. Section 13
of the Environmental Statement provides an assessment of the impact on important
ecological features within the application area. It identifies the presence of statutory
protected species that will be affected or maybe influenced by the development. At
this stage of the outline application, the mitigation measures have been identified in

NT02260/updated environmental statement\004 Page 4.12
October 2005



The Church Commissioners for England Aol T i 2
Exeter Gateway — Intermodal Facility and Freight Distribution Centre ¥R B TTIRETON R
4. Planning policy considerations

4.6.9

4.6.10

4.6.11

4.6.12

4.6.13

4.6.14

broad terms by way of conserving habitats of importance adjacent to the
development and identifying habitat replacement and enhancement.

Policies EN16 and EN17 address archaeology and reiterate the key considerations
found in Structure Plan policy and Government guidance. Section 15 of the
Environmental Statement describes the extent of the site investigations undertaken,
the need for further investigations and the consequent mitigation, in line with policy
advice.

Local Plan policies on employment provision relate to the period to 2001. As the
Exeter Gateway proposal will be implemented after this date, these policies are not
applicable.

The accessibility of the new development is addressed in policy TA3 which requires
proposals to make appropriate provision for access by pedestrians, cyclists and
public transport, and to be well related to other land uses so as to minimise the need
to travel by private car. The Traffic Impact Assessment accompanying the application
explains in detail how the proposal will make adequate provision for non-car access.
The site is well related to the Exeter urban area and to the proposed new settlement.
It is also in close proximity to Exeter Airport and the proposed ‘Skypark’ employment
area. The Exeter Main Area of Economic Activity and Exeter PUA, in which the site is
situated, was designated in the Structure Plan specifically to establish a grouping of
sustainable developments well related to Exeter and the sub-region. In addition, the
intermodal facility will result in the transfer of freight traffic from road to rail.

Policies TA4, TA5, TA6 and TA9 set out development control requirements relating to
other access issues, including new access points, other highway improvements,
parking/servicing provision and bus services. The Exeter Gateway proposal has been
designed to accord with these requirements, where appropriate, the details of which
are set out in the Traffic Impact Assessment submitted in 2000. The addendum to the
Traffic Assessment has been appended to this Environmental Statement (See
Appendix 10.1).

East Devon District Local Plan 2001-2011

The Local Plan Inquiry Inspector's overall conclusion is that the Local Plan’s
proposals for major developments in the Exeter AEA/PUA are “soundly based” and in
accordance with the superseded and adopted Structure Plans, RPG10 and PPG3.

With regard to the overall strategy for the Local Plan, paragraph 2.24 lists the key
land use developments to 2011 and these include an “intermodal facility for the
transfer of freight and a freight distribution centre”. This is reiterated in Policy S1B
which also refers to the need to integrate the various major developments and pay
close attention to phasing.
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4.6.15 Policy AEA2 deals with the intermodal facility. The endorsed policy states the

4.6.16

4.6.17

4.6.18

following:

“Proposal PUA2 (Intermodal Facility for the Transfer of Freight and a
Freight Distribution Centre)”

“A site is identified on the Proposals Map for an intermodal facility for the
transfer of freight and a freight distribution centre (B8 and ancillary B1
uses). In order to comply with the Devon Structure Plan land uses on the
site shall be restricted to the transfer and handling of freight. Before
development commences on the site a full archaeological investigation
shall be carried out. Before the occupation of any warehouse unit, an
adequate rail junction with the Exeter-Salisbury mainline is required and
the intermodal freight terminal is to be completed and ready for
occupation. The rail junction and intermodal freight terminal shall remain
in place indefinitely.

The identified site occupies a gross area of 65 hectares of which 44
hectares will be developed for the intermodal facility for the transfer of
freight and a freight distribution centre. Of this developable area some 20
hectares of land for freight ha