
Exeter City Council 
Planning Committee

27 January 2025



Application 23/1007/OUT

Site: Water Lane (South), Exeter, EX2 8BZ
Applicant: Water Lane Development Management Company
Proposal: Demolition of existing buildings and structures and 
residential-led mixed use development providing new dwellings, 
residential and work space, retail, café/restaurant, community and 
cultural/leisure/education/hotel uses and associated infrastructure, 
including vehicular access, servicing, mobility hub, energy plant; 
alteration of ground levels; drainage and public open space; 
landscaping and public realm works; including pedestrian and cycle 
routes, with all matters reserved for future considerations, with the 
exception of access.
Case Officer: Howard Smith
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AERIAL VIEW
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WATER LANE SPD
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WATER LANE SPD REGULATING PLANS



PROPOSAL OVERVIEW

This is an outline planning application for demolition and mixed-use residential-led development.

Access is the only matter for which approval is sought at Outline stage. 

Matters of massing, layout, appearance and landscaping are Reserved Matters, to be subject of further 

applications.

Parameters plans are also submitted for approval: Access, Disposition of Uses, 
Building Height, Green and Blue Infrastructure, Demolition and Retention, Framework Parameter Plan.

The development proposed includes:

 

• Up to 980 dwellings as flatted development (976 net of demolitions), and

• up to 320 bedspaces in Purpose Built Student Accommodation, and 

• and up to 40,000 square meters of commercial, community and hotel floorspace.



Application supporting documents

• Planning Design Access Statement 
• Sequential Test
• Landscape Townscape Visual Impact Assessment 
• Illustrative Masterplan and Visualizations 
• Transport Assessment
• Framework Travel Plan 
• Sustainability Statement
• Utilities Statement
• Surface Water and Foul Drainage Strategy
• Arboricultural Statement and Tree Survey 
• Ecological Impact Assessment Water Lane 
• Environmental Statement 
• Geo-environmental Interpretative Desk Study Report
• Lighting Strategy & Lux Level Report
• BREEAM 
• Air Quality Assessment 
• Environmental Statement 
• Flood Risk Assessment
• Health Impact Assessment
• Water Lane Waste Audit Statement
• Statement of Community Involvement 
• Archaeological Desk Based Assessment (30 August 2023)



Application supporting documents

• Townscape Heritage Assessment (30 August 2023)
• Environmental Statement (20 August 2023)
• Sustainability Statement (20 August 2023)
• Air Quality Assessment (20 August 2023)
• Health Impact Assessment (20 August 2023)
• External Lighting Strategy Plan (16 May 2024)
• Illustrative Layout May 24 (16 May 2024)
• Viability Assessment May 2024 (7 June 2024)
• Proposed High Pressure Gas Main Diversion (17 July 2024)
• Outline Surface Water & Foul Drainage Strategy (26 July 2024)
• Air Quality Technical Note v4 Rev A (26 July 2024)
• Water Lane Exeter - Acoustics Review (26 July 2024)
• Water Lane Exeter - Acoustics Review - Gas-fuelled Electricity Generation Facility (26 July 2024)
• Design and Access Statement Addendum Appendix (10 September 2024)
• Landscape and Townscape Visual Impact Assessment (LTVIA) Addendum (12 September 2024)
• Landscape and Townscape Visual Impact Assessment (LTVIA) Addendum Appendix A (12 

September 2024)
• LTVIA Appendix A Part 2 Dynamic Baseline 196-G501 (12 September 2024)
• Ground Contamination Interpretative Desk Study (9 October 2024)
• Drainage Technical Note (05 December 2024)
• Ground Contamination Site Investigation Interpretative Report Nov 2024 (6 December 2024)
• Acoustic Assessment - Additional Survey, Assessment and Clarifications (9 & 16 January 2025)



DEMOLITION AND RETENTION PARAMETER PLAN
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GREEN AND BLUE INFRASTRUCTURE PARAMETER PLAN
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KEY ISSUES

1. Principle of development

2. Flood Risk

4. Noise, AQ, Land, Substation

5. Gas Infrastructure and risk 

6. Access and movement

7. Scale and layout

8. Impact on Heritage Assets

9. Impact on landscape

10. Impact on existing residential amenity

11. Affordable Housing

12. Mixed Communities 

13. Impact on Ecology, Trees and Biodiversity

14. Surface Water Management

15. Sustainable Construction and Energy Conservation

16. Economic benefits

17. Housing supply



FLOOD RISK ASSESSMENT



FUTURE FLOOD ACCESS OPTIONS



FUTURE FLOOD ACCESS OPTIONS

Figure 3 3 – 1 in 100 (1% AEP) +46% Climate Change Flood Extent



CONTAMINATED LAND, AIR QUALITY, NOISE



HIGH PRESURE GAS MAIN REROUTING
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TREES, ECOLOGY AND BIODIVERSITY



PARAMETER PLAN



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



LANDSCAPE TOWNSCPE VISUAL IMPACT VISUALISATIONS



ILLUSTRATIVE LAYOUT
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ILLUSTRATIVE VIEWS
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ILLUSTRATIVE PLANS
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ILLUSTRATIVE PHASING PLAN



CONCLUSION

Viability 

CIL and S106 contributions

Five Year Housing Land Supply

Planning Balance

Conclusion



OFFICER RECOMMENDATION

Dual recommendation to APPROVE subject to conditions and a Legal Agreement, or REFUSE if the Legal 

Agreement is not finalised in timely manner.

A. DELEGATE TO THE SERVICE LEAD (CITY DEVELOPMENT) TO GRANT PERMISSION SUBJECT 

TO; THE CONFIRMATION OF THE HAZARDDOUS SUSBTANCES REVOCATION ORDER BY THE 

SECRETARY OF STATE AND COMPLETION OF A LEGAL AGREEMENT UNDER SECTION 106 OF 

THE TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED) TO SECURE THE FOLLOWING:

All S106 contributions should be index linked from the date of resolution.

And the conditions set out in the Planning Committee Report, and Additional Information Sheet and 

their reasons, the wording of which may be varied.



OFFICER RECOMMENDATION (CONT.)

Section 106 to secure the following:

• £599,434 (£612 per dwelling) for local GP surgeries expansion or the provision of healthcare 

facilities within the Water Lane Area.

• £4,855,331 (£4974.32 per dwelling) to Devon County Council Education towards the provision of 

primary school infrastructure 

• £634,749 (£650.36 per dwelling) to Devon County Council Education towards SEN provision

• £244,000 (£250 per dwelling) to Devon County Council Education towards Early Years education 

to ensure delivery of provision for 2, 3 and 4-year olds

• £3,430,000 to Devon County Council towards the provision of off-site sustainable travel 

infrastructure and public transport improvements

• £250 per dwelling to Devon County Council towards the provision of towards a Travel Plan

• £50,000 to Devon County Council towards the making of Traffic Orders

• £634 per dwelling to Exeter City Council towards the provision of sports pitches and supporting 

infrastructure 

• £747 per dwelling to Exeter City Council towards the provision of community facility (if facility not 

provided on site)

• Contributions to Exeter City Council towards the provision of £799 for NEAP and £217 for MUGA 

per additional bedroom (if not provided on site). 



OFFICER RECOMMENDATION (CONT.)

Section 106 to secure the following:

• Contribution (in combination with other developments in the Water Lane Area) to the delivery of a 

Strategic Flood Egress Route for Water Lane Area in a timely manner or other flood risk reduction 

measures. Sum to be confirmed.

• Mobility Hub delivered on site with provision of 15 electric car club vehicles with parking spaces 

and charging infrastructure, and provision of 100 electric hire cycles (including cargo bikes), 

parking and charging infrastructure

• Management Plan (sui generis residential)

• Pedestrian rights of way though development.

• Habitats Mitigation for dwellings where CIL is not payable (currently £1035.23 per dwelling)

• On-site Affordable Housing - subject to viability being demonstrated.

• Access to the site for a District Energy provider to connect buildings to a wider energy network.

• Best endeavours to connect an on-site energy network to a supply of heat from the Energy from 

Waste Facility at Marsh Green Road.



OFFICER RECOMMENDATION (CONT.)

B. DELEGATE TO THE SERVICE LEAD (CITY DEVELOPMENT) TO REFUSE PERMISSION IF THE 

LEGAL AGREEMENT UNDER SECTION 106 OF THE TOWN AND COUNTRY PLANNING ACT 1990 

(AS AMENDED) IS NOT COMPLETED BY (12 MONTHS FROM THE DATE OF COMMITTEE OR 

SUCH EXTENDED TIME AS AGREED IN WRITING BY THE SERVICE LEAD (CITY DEVELOPMENT) 

AS THE DEVELOPMENT WOULD BE UNACCEPTABLE IN THE ABSENCE OF THE MATTERS 

LISTED.
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