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Introduction: Taking forward the Mayor’s Vision, Regeneration for the Bay Family.

1.1 This planning brief sets out the key planning policy considerations relating to the regeneration and development of Paignton Town Centre, Esplanade and Harbour Area.  It seeks to “flesh out” Policies in the Saved Adopted Torbay Local Plan, in the context of the emerging Torbay Local Development Framework, Mayor’s Vision and Community Plan.  These provide an enabling framework that will assist the implementation of regeneration projects and to revitalise Paignton as a “Garden City”, as defined in the Mayor’s Vision as a town of high quality developments within a strong green setting and good linkages to the centre, sea and harbour. 
1.2
Much of the Paignton town centre is late Victorian, but has been degraded by unsympathetic developments.  This brief aims to identify opportunities for development whilst improving and revitalising the quality and reusability of the public realm. It deals primarily with planning considerations rather than wider legal matters. 
1.3
The vitality and viability of Paignton has been identified as being vulnerable to out of town retail, and has suffered as a result of the recession. The town suffers areas of severe deprivation, low wages and gross value added (GVA) and there is a pressing need for regeneration.  The poor use of key sites within Paignton and the relative decline from its former Victorian glory has been identified in various studies such as the Economic Development Strategy and Mayor’s Vision. It serves as both a contributing factor to poverty and social exclusion and also as an opportunity for regeneration and well designed mixed use developments that will lift the character and fabric of the area, and improve prosperity for the Bay Family. 

1.4 This Brief’s Vision is to revitalise the area to boost its prosperity by the provision of appropriate facilities such as shopping, leisure and new homes within the Town Centre.  It aims to create a vibrant Town Centre which generates pride and engagement, a new public realm with amenities that match the Bay’s world class natural beauty, whilst promoting pleasure, wholesome holiday fun and all the year round entertainment.

1.5 Much of Paignton to the east of the railway line is within a zone 3 flood risk area. The Stage 2 Strategic Floodrisk Assessment, which is due in spring / summer 2010, will provide more detailed advice on flood risk.  It is clear that adapting to climate change and sea level rise will be vital considerations affecting Paignton’s future, and these are squarely addressed by the Mayor’s Vision.  It is considered more sustainable to promote development in town centre locations that will help town’s ongoing viability and help fund flood prevention measures. The alternative would be to allow long term decline and decay of coastal towns, whilst developing in less sustainable inland sprawl, which will have more serious environmental and social impacts. 
1.6 This Planning Brief was approved by Full Council on 25 March 2010 as interim planning policy. It was the subject of public consultation between 22 January and 19 February 2010. 
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Community Plan, Economic Development Strategy and Mayor’s Vision
2.1
The Torbay Community Plan, 2007+ ‘Turning the Tide for Torbay’ makes achieving economic prosperity a priority.  Pride in the Bay and the New Economy are closely linked to regenerating Town Centres.  The Community Plan identifies ten key aspirations for Torbay, all of which are related to regeneration of areas, such as Paignton Town Centre (See Box 1).

2.2
The Torbay Economic Regeneration Strategy (2006) identifies the important role of the town centres in underpinning a stronger local economy. The role of the town centres and the retail sector is intrinsically linked to the tourism industry. The Strategy set out that there are considerable opportunities to raise the quality of the retail offer and attract new retailers to Torbay. Specifically for Paignton it also sets out the scope to modernise and improve the performance and appearance of the existing centre particularly at Victoria Square and the Crossways Centre and more quality mixed use development at Station Lane.
2.3
The New English Riviera Mayor’s Vision and Action Framework Plan (LDA Design, 2008).  The Mayor’s Vision sets out a bold and transformational framework for a future Torbay.  Revitalising urban areas is seen as critical to securing Torbay’s future.

2.4
The Mayor’s Vision recommends that Torbay takes centre stage in a new map of Europe, with Torquay acting as the “city” centre.  Paignton should take on a role as a ‘Garden City’ which provides local and tourist facilities, rather than being the main centre in its own right. (In this context “garden city” refers to small well designed towns with ample open space and high design standards, that were promoted by the Garden City Movement at the turn of the 20th Century. It does not mean that Paignton should be a city!) 

2.5 Regeneration projects should repair and strengthen the original Victorian grid by creating a strong framework of beautiful gardens and squares, and thereby reclaim the area’s original character and charm.  Links to the centre, sea and harbour should be strengthened.  High quality development within a strong green setting should “create a wonderful place for people to live, work and play”.  A range of themes are summarised on the Paignton Garden City Map (page 55 of the Mayor’s Vision). 
2.6
The Mayor’s Vision acknowledges the threat of sea level rise in Paignton, but proposes developments that will raise land value to pay for flood protection.  Creating beautiful squares would provide opportunities for alternatives to beaches.  The Town Centre is also an area for living and can help alleviate pressure for urban sprawl into rural areas.
2.7
The Action Framework Plan accompanying the Mayor’s Vision identifies land use characteristics and key sites in more detail.  Of particular relevance to this brief, it identifies:
Paignton Town Centre Development Cluster

(8) Crossways Shopping Centre, multi-storey car park and land off Dendy Road

(9) Station Lane

(10)
Victoria Shopping Centre and multi-storey car park.

Paignton Waterfront and Harbour Development Cluster
(11)
Paignton Green Coastal Park


(12)
Paignton Harbour Fish Works and multi-storey car park.

2.8
The Action Framework Plan also sets out a Public Realm Strategy to revitalise and repair the original grid pattern, improve permeability and the quality of urban fabric, for example by removing clutter.  The Action Framework Plan is referred to in more detail in sections (6) and (7) below, when considering key issues relating to specific sites.
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Saved Adopted Torbay Local Plan1995-2011
3.1
The main development plan for Paignton is the Saved Adopted Torbay Local Plan 1995-2011.  Policies in the Built Environment Chapter promote high quality design in all developments.  Policy T10 proposes a variety of transportation improvements in Paignton.  Station Lane and Dendy Road are proposed for mixed use development comprising retail, leisure, employment or residential (Policies TM6 and TM7 respectively).  Paignton Harbour is proposed for water based tourism and related facilities (Policy TU4.2).  Victoria Square is within the primary retail frontage and the car park is proposed for transportation improvements (Policy T10.5).
3.2
The planning policy context, supplementary planning documents and background research are set out in more detail at Appendix 1 
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Paignton Garden City - Public Realm Strategy
4.1
This section describes general principles for the improvement and revitalisation of Paignton town centre.  These are intended to “knit together” the site specific opportunities identified in the following sections. 

4.2
Although Paignton dates to before the Norman Conquest, the old town is focussed around Winner Street, and is inland from much of the area currently under consideration.  Much of Paignton Town Centre eastward of the railway was developed after 1859, when the railway arrived.  The harbour was completed in 1839 and contains a mixture of attractive buildings, but a significant amount of poor quality 20th century building.
4.3
Much of the suburb east of the railway line was developed in a traditional grid pattern, with links into old Paignton via Palace Avenue. Later additions, such as Victoria car park, general clutter and unsympathetic additions to buildings have reduced the legibility of the original layout. Removal of unattractive clutter from may of the buildings and replacement with more sympathetically designed materials would help considerably to restore the area’s former charm. 
4.4
The Public Realm Strategy for Paignton seeks to re-establish the formerly distinctive grid pattern of Paignton.  The east-west urban spine between Winner Street and the Seafront and north-south railway line splits Paignton into four distinct quarters.  The Mayor’s Vision seeks to increase permeability between these quarters and to direct pedestrians to key destinations, along clearly defined routes.

4.5
The Mayor’s Vision sets out key principles to improve the public realm.  These are: good quality design and materials; use of simple and robust materials, removing clutter from signage, street furniture, etc., integrating public art into the area’s fabric as a way of revealing histories and help people to find their way around.
4.6
Although Paignton has a significant amount of green space, the Public Realm Strategy recommends an improvement in its quality and usability.  For example, it envisages the creation of Plazas and parks for use as places to eat outside, hold markets, etc.  The Mayor’s Vision does not say how such spaces would be paid for, and it is likely that they would need to be incorporated into mixed use developments in order to fund the necessary improvements.
4.7
Torbay Road is a key route between the seafront and old Paignton. However, the permeability and legibility have been eroded over the years.  It would be highly desirable to improve the appearance of the road and strengthen its linkage with surrounding parts of the town.  Redevelopment of Victoria Square could create a better sense of place at the western end of Torbay Road.  Redevelopment of the Apollo Cinema/ former Festival Theatre could be done in such a way to restore the sea view from Torbay Road, which was an important vista in the road’s original layout (see paragraph 6.5 below).  Improved street furniture and tree planting would help create a boulevard feel.
4.8
Improving the amenity for pedestrians, for example by widening pavements and creating more useable areas for eating out, specialist markets etc could improve the character, permeability and usability of the area. Pedestrianisation of Torbay Road would require further investigation. However it could, coupled with restoration of the sea vista and iconic public art, establish Torbay Road as an important area for strolling, eating, shopping and bustle.  This could in turn create an impetus for higher quality uses in the area, than many of the current low value uses which currently occupy this prime area. Whilst obviously on a smaller scale than Barcelona, there would be potential to create a “Las Ramblas” feel to the area. 
4.9
Such public realm improvement would be expensive and would require significant enabling development of nearby sites. Fortunately there are sites nearby that have the scope for transformational development and would sere as important focal points binding a regenerated town centre together.  The next sections deal with these sites. 
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Paignton Town Centre Cluster: Development Opportunities 
5.1 The following sections look at the key sites for development in the Paignton Central area.  These are principally identified in the Adopted Torbay Local Plan and Mayor’s Vision.  However, other residential opportunities are noted in the Strategic Housing Land Availability Assessment.  This section looks at sites within the Paignton Town Centre Cluster.  Section 7 looks at sites within the Paignton Waterfront Cluster.  Section 8 notes sites of less ‘transformational’ significance that were identified in the SHLAA.

Crossways Shopping Centre, Multi-Storey Car Park and Land off Dendy Road. (Mayor’s Vision Site 8)

5.2 Crossways Shopping Centre falls within the designated Town Centre boundary and is within the Primary Retail Frontage (Policy S3).  Notwithstanding this, the retail precinct is run down, nearly empty and in need of redevelopment.  It is a mid 1960s building of no architectural merit.  The site includes an NCP car park and BT depot.  The cluster of sites comes to about 0.78 ha.  There are links to the current Post Office, which is a mid 20th century building that could also be redeveloped. 

5.3
The BT depot is proposed for employment or mixed Town Centre use (Policy TM6/E1.12).  This could be a wide range of uses, including offices, leisure, retail or residential.
5.4
The site has potential to provide a high quality mixed use development that could comprise retail, hotel, offices, leisure, with residential above.  A multi-storey block could incorporate residential or hotel use.  If possible, improved permeability between Torquay Road and Hyde Road should be encouraged, through walkways, etc.  This would not, however, have to run through the centre of the site, as at present, particularly because the existing covered area is not user-friendly. 
5.5
The SHLAA indicates that Crossways is suitable, in principle, for residential use, but does not include a figure since when it was considered in 2008, a retail or commercial use was thought to be a more likely use of the site.  However, the Crossways site is smaller than Victoria Square and is not at the heart of the Town Centre (although still within the Primary Frontage).  Therefore, a redevelopment which incorporated residential development would be acceptable.  Subject to the findings of the Building Heights Strategy, the site appears to have capacity for a tall building to create a local landmark and provide a range of uses, including residential or hotel use.
5.6
The redevelopment should make provision for car parking.  The amount of car parking required will be guided by the forthcoming Transportation and Car Parking Study.  However, parking should be less dominant than it currently is on the site.  One option would be to relocate the parking to a less prominent area of the site.  Underground parking would be acceptable in principle, subject to geological and flood risk assessments. 
5.7
A comprehensive redevelopment of the site would be highly desirable.  However, it is recognised that there are several ownerships and it may only be practicable to redevelop the site on a ‘piecemeal’ basis.  There would still be scope to achieve a more attractive shopping centre at Crossways with less dominant parking and apartments and/or a hotel above.  The Dendy Road site could still provide a range of employment, hotel, leisure or residential uses. 
Station Lane (Mayor’s Vision Project 9) 
5.8
Station Lane is allocated for mixed use Town Centre development in the Adopted Torbay Local Plan (Policy TM7).  Acceptable uses include housing (H1.14), retail (S5.3), offices/employment (E1.13), or leisure.  The site is proposed for a transportation interchange by Local Plan Policies T10.6 and T15, which envisage improved passenger facilities, retained parking and closer links between the bus station and railway station.

5.9 The Paignton Library and Civic Hub has now been built, which successfully implements part of Proposal TM7.  The relocation of the bus station to be close to the train station would be supported, but may be impracticable.  Nevertheless, there is scope to improve facilities at the bus station, and for redevelopment of the existing mid 20th century bus station buildings.  
5.10 The current surface car park site between the bus station and library could be better utilised with several levels of parking with offices or residential development above. There is significant scope to provide open space/ public realm improvements in Station Square.  This would improve the quality of the built environment and make area a focal point for the community, linking in with the new library.  Re-using the former Woolworths building, possibly as large format retail (i.e. larger shops) or a mixed use scheme, would also help the vitality and viability of the Station Square area. The former Woolworths building is of no architectural significance and its redevelopment with a well designed taller building would provide more opportunities for mixed use development as well as helping to provide a local landmark. 
5.11 The surface level car parking at the south of the site is somewhat peripheral to the commercial hub of Paignton.  Provided that sufficient parking is provided elsewhere, the site could be developed for residential use.  Alternatively, parking with offices or residential above would make better use of the site than the existing car park.  The southern part of Station Lane is closer to residential properties at Sands Court and Dartmouth Road, so care must be taken to ensure that residential amenity is protected.

5.12 The western side of the Station Lane site is adjacent to the Old Paignton Conservation Area.  However, the block of 17-31 Dartmouth Road has been identified as a ‘ragged edge in the conservation area that could be demolished and replaced by a taller mixed use or residential block.  This would ‘knit’ in the conservation area with the Station Lane site, and provide a further opportunity for mixed use development.  
5.13 The Strategic Housing Land Availability Assessment suggests a yield of between 40 and 88 dwellings on the site (H10.014).  However, it is suggested that the lower target of 40 dwellings is likely to be more achievable, given that part of the site has been developed for the Library/Civic Hub, and mixed use development with retained parking is envisaged on the remainder of the site. 

Victoria Shopping Centre and Multi-Storey Car Park (Mayor’s Vision Project 10)
5.14
Victoria Shopping Centre and multi-storey car park occupy 1.4 ha to the west of the railway line.  The site is currently occupied by Lidl and an unsightly 1960s multi-storey car park.  There is poor accessibility and permeability throughout the site.  The site falls within Paignton Town Centre and is a secondary shopping frontage (Policy S4 applies).  Policy T10.5 proposes Garfield Road multi-storey car park for a transport interchange, with improved passenger facilities.  The land has been identified as being within a Zone 3 flood risk area.  The extent of this risk will be clarified by the Level 2 Flood Risk Assessment which will be available in Spring/Summer 2010.  The park to the north is an Urban Landscape Protection Area (L5.35).

5.15
The Mayor’s Vision advocates re-creating the street grid with sea views and improved permeability.  There is scope to improve the street scene along Garfield Road significantly. The Strategic Housing Land Availability Assessment (Site T787) suggests that 47 apartments could be achieved on the site as part of a mixed use development.  The SHLAA also notes the importance of the site for retail in the Town Centre.

5.16
One option would be for a grid-pattern mixed use development, envisaged by the Action Plan.  This could include mixed use, leisure, retail, offices and residential development and cafes around a new Square.  A much improved design of building in place of the current multi-storey car park, as well as planting along Garfield Road, would help create a boulevard and enhance the street scene.

5.17
Alternatively, retail development is acceptable on this Town Centre site.  The site is probably the largest potential retail site within the Town Centre retail area, and could offer scope for a significant level of convenience retail development.  The provision of a significantly larger convenience retail store than currently on site would considerably improve Paignton’s retail offer and reduce the threat from out-of-centre retail.  This would be consistent with Policy S1 of the Local Plan and the draft findings of the emerging Retail Topic Paper, to promote retail in the Town Centres.

5.18
There is a requirement to retain car parking for the use of the Victoria Shopping Centre redevelopment, as well as the Apollo cinema.  Given the relatively constrained site size, this would need to be multi-storey.

5.19  A multi-storey mixed use development should be pursued, since development land is at a premium in Torbay.  Upper storeys would be suitable for a wide range of developments, including offices, leisure or residential.

5.20
The site is identified as being at risk of flooding and therefore ground floor residential use should be avoided.  The potential of the site will need to be assessed more fully in the light of the Level 2 Strategic Flood Risk Assessment.  There is a need to improve the street scene onto Garfield Road, and planting/soak away areas along the eastern frontage (i.e. along Garfield Road) would help to provide sustainable drainage as well as improving the street scene.

5.21
Land to the north of the Victoria Shopping Centre and car park is designated as Urban Landscape Protection Area, but is somewhat separate from the bulk of Victoria Park.  The Mayors Vision has identified a need to improve the permeability of the area and to make green spaces ‘work harder’.  Therefore, development of Victoria Shopping Centre should improve Victoria Park and provide links both northwards and (as far as possible, due to the constraints with the railway line) westwards, and to provide a pedestrian link through to Hyde Road.

5.22
In the past, the accessibility of Victoria Shopping Centre has been a limiting factor and has adversely affected the Centre’s success as a retail location.  Policy T5 of the Local Plan proposes environmental and pedestrian improvements in Paignton, including Parkside Road.  If the area is to be the primary focus for retail, it would be necessary to improve accessibility to Victoria Square.  One way to achieve this would be demolishing property on Parkside Road to create a better entrance into the site with improved visibility and permeability. This would make Victoria Square a more useable area. 
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Paignton Waterfront Cluster: Development Opportunities. 


Paignton Coastal Park (Mayor’s Vision Project 11)

6.1 Paignton Green is designated as an Urban Landscape Protection Area (ULPA) in the Adopted Torbay Local Plan.  This requires that developments will not be permitted where they would harm the value of the area as an open element in the townscape.

6.2 The Mayor’s Vision also notes a poor physical and visual connection with the sea and the town.  The area is also highly vulnerable to sea level rise.

6.3
The Conservation Management Proposals see the northern Esplanade as”unrestricted access for informal recreation, which should be highly prized.”  The proposed development of a major children’s play areas on the Green has proved controversial (i.e. the North of Paignton Green rather than the current location closer to the Cinema).

6.4
On the basis of the above, the following principles should apply to development in the ‘coastal park’:

· Northern Esplanade should remain substantially undeveloped as informal recreation.
· The refurbishment and improvement to the Pier would be supported.  Uses should be leisure related.  The proposal for an art balloon or similar public art is supported.
· A ‘world class’ play area, north of the Apollo cinema is supported. Public access should be retained. 
· A café block, beach hire, W.C.s, on south of the Esplanade would in principle be acceptable, subject to considerations of bulk and minimising the loss of public open space. 

· Improved linkage with Paignton Harbour, through better interpretation and signage.  This could incorporate public art or similar themes to link this coastal location to the Bay’s maritime heritage.  Examples could include reference to pirates (drawing on the links to the adjacent Pirates’ Bay Crazy Golf), or the Bay’s Napoleonic heritage.
6.5 The Mayor’s Vision highlights the possibility of redevelopment of the former Festival Theatre/Apollo Cinema as a leisure/ recreation use, in the longer term. This would allow the former sea vista from Torbay Road to be recreated. This would add significantly to the permeability and sense of place of this part of the town centre.   However it is recognised that the current cinema and Flagship restaurant are important attractions in Paignton and is the largest cinema in South Devon outside Exeter and Plymouth.  Therefore replacing the existing cinema in an alternative town centre location would be an important prerequisite to redeveloping the current site. 
6.6 Paignton is important in cinematic heritage as the former Torbay Picture House is possibly the oldest purpose built cinema in Europe. Protecting the fabric of the historic Grade 2* listed building and finding a suitable role for it are important to the revitalisation of Paignton’s charm. 

Paignton Harbour, Fish Works & Multi-Storey Car Park (Mayor’s Vision Project 12)
6.7
Paignton harbour is mid 19th century and largely retains its unaltered character.  It falls within the Roundham and Paignton Harbour Conservation Area (Policy BE5 of the Local Plan).  The Paignton Club, Harbour Light Restaurant/warehouse and harbour walls are all Listed.  The western side of the harbour contains a multi-storey car park and a number of 1960s buildings that do not add to the character of the area.

6.8
The rocks to the east of the harbour and around East Quay are a site of special scientific interest (Policy NC2).  The hard standing along East Quay is also SSSI, which is a somewhat quixotic designation.
6.9
Policy TU4.2 of the Adopted Torbay Local Plan proposes the area for water-based activities and facilitates to support them.

6.10
In the longer term (60 years), there will be a need to replace or raise the harbour walls, due to the impact of sea level rise.

6.11
The Mayor’s Vision promotes retention and enhancement of the harbour for working and leisure purposes.  There is scope for niche retail, cafes, offices, etc. along the South Quay and on the site of the multi-storey car park.  Improved design would allow higher buildings, incorporating residential development.  The SHLAA suggests that 50 dwellings, mainly flats, would be achievable on the Harbour site (T857).
6.12
Relocating the fish processing factory, (e.g. to Yalberton), would free up land for more neighbourly harbour related uses, such as leisure, niche shopping, residential, etc.  Similarly, there is scope to replace the multi-storey car park with a larger but better designed building.  Care will need to be taken to safeguard the residential amenity of existing dwellings, particularly along Cliff Road.  As set out in Mayor’s Vision, the development of Paignton Harbour should promote and enhance its role as both a working and a leisure harbour.  It should cater for tourism and local people, as well as being a centre for maritime facilities such as chandleries, sailing and diving clubs, etc.
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Other Sites
7.1
This section notes sites that offer scope for development, but are of a smaller scale to those in the Mayor’s Vision.  Several sites were identified in the Strategic Housing Land Availability Assessment (SHLAA) as having development potential. 
7.2
Paignton Library, Courtland Road (HC233)

The relocation of Paignton Library and Learning Centre to Station Lane provides an opportunity for redevelopment of the current ‘prefabricated’ single storey library buildings.  The SHLAA (site HC233) suggests that the site could accommodate 14 homes, mainly on 2 storeys and 2, 3, or 4 bed room units of detached, semi or terraced housing.  Another option would be to provide a 3 or 4 storey terrace block, mirroring the development pattern on the north of Courtland Road.  However, the relatively limited opportunities for family housing, would suggest that the opportunity afforded for family housing, as opposed to small flats, should be taken.

7.3
Parkfield Nursery and Colin Road Car Park. (HC238)

In total, the combined nursery site and public car park are 2.6 ha in area, although some parking may need to be retained.  The SHLAA indicates that around 100 dwellings could be achieved on the site, at a density of about 40 dwellings per hectare.  However, Covenants may preclude this, and an alternative use for youth facilities is being actively pursued.  
7.4
The site has planning permission (subject to Government Office confirmation) for a “MyPlace” youth building, with associated sports hall, changing and shower facilities, café/internet areas, recording studio, BMX and skateboard areas.  This proposal also involves the renovation and change of use of Parkfield House from offices into a 30 bed Youth Hostel.  The “MyPlace” proposal is being actively pursued by the Council and is likely to be implemented.  It provides a valuable youth facility and could help the Community Plan themes of learning and skills for the future and Stronger Communities.  Care will be needed to conserve and renovate the Grade 2 Listed building and to landscape the grounds appropriately.  Measures to protect against flooding would need to be incorporated into the development.  
Appendix 1: Development Plan and other Background Research

National Planning Policy 

A1
 Planning Policy Statements (PPSs) and their predecessor Planning Policy Guidance notes (PPGs) set out Government Policy on planning issues, which local planning authorities are expected to follow. The general thrust of Government planning policy is to promote development and regeneration in accessible areas such as town centres.  The following are particularly relevant.  PPS1 “Delivering Sustainable Development” requires that development should meet social, economic and environmental objectives. PPS1 particularly emphasises the need to achieve high quality design.  PPS3 “Housing” promotes a brownfield first approach to location new residential accommodation in central areas, which are well served by public transport and are close to facilities.  PPS4 promotes economic prosperity. The draft PPS4 “Planning for Prosperous Economies” requires local authorities and their partners to plan proactively for economic growth, particularly focussing retail, leisure and similar uses in town centres. PPS 6 “Planning for Town Centres” (and proposed revised PPS6) have a sequential approach to development focussing retail and leisure in town centres. It requires local authorities to make provision for retail need in their areas.  “PPG13 Transport” promotes alternatives to the private car, and the location of developments such as retail and leisure where they are accessible to a choice of means of transport.  PPG 15 sets out Policy on the Historic Environment.  Conservation areas are not intended to preserve areas in aspic, but there is a duty for development to conserve or enhance their character or appearance.  
A2
Planning Policy Statement 25 “Development and Flood Risk” is particularly relevant as parts of Paignton to the east of the railway line have been identified as being within a Zone 3 high probability floodrisk zone.  The Stage 2 Strategic Flood Risk Assessment is due in Spring/Summer 2010 and will provide guidance whether the area should be treated as a Zone 3a “High Probability” or Zone 3b “Functional Floodplain” This classification is highly relevant. If classed as a 3a zone then “less vulnerable” uses such as retail may be located there, subject to there being no sequentially preferable sites... However, if designated as a zone 3b Functional Floodplain, then only water compatible development. (See Annex D “The Sequential Test and Exception Test (pp21-29)). 

A3
The PPS sets out guidance on dealing with floodrisk through the location of development and use of sustainable drainage measures to reduce water run off.  It requires a sequential approach to placing more vulnerable uses such as residential and sleeping accommodation away from flood zones.  In seeking alternative locations the impact on areas such as AONB and nature conservation may be taken into account.  If more vulnerable uses cannot be located elsewhere an Exceptions Test requires proposals to (a) bring wider sustainability benefits, (b) utilise previously developed land and (C) be safe and not increase floodrisk elsewhere.  Note that retail, leisure and many other uses that would be promoted in Paignton are “less vulnerable” and not subject to a sequential test, although they still need to meet the Exceptions Test (i.e. sustainable, brownfield and safe).  Some uses such as water based recreation, flood control infrastructure, boat repairing etc are viewed as water compatible development.  The sequential test in PPS25 does not cover existing accommodation within 3a floodrisk areas.  
A4
Planning Policy Statements are supplemented by Good Practice Guides, such as Good Practice Guide for Planning for Tourism (2007) which promotes tourism in town centre areas. 

County and Regional Plans

A5
Saved Devon Structure Plan 2001-2016

The Devon Structure Plan is a ‘saved’ Plan until the Regional Spatial Strategy is Issued and Adopted.  The Structure Plan designates Torbay as a Principal Urban Area.  Policy ST13 indicates that priority should be given to:

Developing and diversifying the economy through economic restructuring, regeneration in the Town Centres, investment in new strategic facilities for the tourism industry and offering a range of economic investment opportunities.

A.6
Draft Revised Regional Spatial Strategy for the South West, incorporating the Secretary of State’s Proposed Changes (2008).  The Regional Spatial Strategy will not be issued until at least 2010.  Policy HMA5 relates to the Torbay Housing Market Area.  It indicates that:
Torbay will regenerate its role as a tourism, employment and service centre, tackling concentrations of multiple deprivation, by providing for:

Tourism development in Torquay, Paignton and Brixham; 

· Enhancement of Torquay, Paignton and Brixham Town Centres for retail and other services.

· Land and premises to support diversification of the economy; and

· Re-use of previously developed land and buildings.

A.7
Saved Adopted Torbay Local Plan (1995-2011): The Local Plan will be a Saved Plan until replaced by the Local Development Framework.  Aim 3 of the Local Plan is to improve economic prosperity including (Objective 6): 
To sustain and enhance the three Town Centres as the dominant shopping centres and commercial focal points by a range of improvements to their retail role and services, and by ensuring they are not undermined by new shopping provisions elsewhere. 

A.8
Local Plan Policies BES ‘Built Environment Strategy’, BE1 ‘Design of New Development’, BE2 ‘Landscaping and Design’ and BE5 ‘Policy in Conservation Areas’ are of particular relevance when considering the impact of development on the built environment, and the importance of good design. Paignton Town Centre is the subject of an inset map to the Proposals Map.  The defined Town Centre (on the Local Plan Proposals Map) runs from Winner Street eastwards to the Apollo Cinema on the seafront.  Policy S1 of the Local Plan proposes improvements in Town Centre areas, through new retail and mixed use schemes, environmental improvements, better accessibility (parking and traffic arrangements) and other Town Centre management measures.
A.9
Mixed use redevelopments are proposed at Dendy Road (TM6) and Station Lane (TM7).  Policy T10 proposes improved transportation facilities at Victoria Car Park (T10.5) and Paignton Bus and Railway Stations (T10.6).  The role of Paignton Harbour for water-based tourism related facilities is promoted by Policy TU4.2.  Where residential development is proposed, Policies H5 and H6 of the Local Plan seek the provision of affordable housing.  The adopted Planning Contributions and Affordable Housing Supplementary Planning Document sets out further guidance on affordable housing and other developer obligations.

A.10
A significant amount of holiday accommodation in Paignton Town Centre is designated as a Principal Holiday Accommodation Area (PHAA) by Local Plan Policy TU6.  However, the approach taken on PHAAs is currently being reviewed to allow more flexibility over the use of holiday accommodation, in the light of the Adopted Torbay Tourism Strategy.  It is, however, very important that a significant stock of holiday accommodation is retained close to Paignton Seafront.

A.11
Paignton Green is designated as an Urban Landscape Protection Area (L5.30 and L5.31), as is Victoria Park (L5.32).  Most of the east of Paignton Town Centre is outside conservation areas, although Paignton Harbour falls within the Roundham and Paignton Harbour Conservation Area. 

A.12
The rocky headland and beach to the east of Paignton Harbour is a Site of Special Scientific Interest (Policy NC2).

A.13
Urban Design Guide (2007): The Urban Design Guide is an adopted Supplementary Planning Document (2007) and sets out principles of good design for Torbay, including the public realm, open space, permeability and legibility. It provides more detailed guidance on the Built Environment policies in the Saved Local Plan. 

Other Studies and Evidence

A.14
Turning the Tide for Tourism in Torbay – Torbay Tourism Strategy 2010-2015 (September 2009): The new Tourism Strategy looks at measures to rejuvenate the English Riviera.  Among its recommendations is the creation of Core Tourism Development Areas.  It recommends allowing a significant reduction in the stock of small hotels/guest houses and the provision of new, high quality facilities.  As a result of this strategy, and its effect on relaxing planning controls over hotels, as significant amount of new residential accommodation could be introduced into Paignton town centre. 
A.15
Old Paignton, Roundham and Paignton Harbour Conservation Management Proposals (Consultation Document July, 2009).  This sets out recommendations for management of conservation areas in Paignton, including identifying a number of ‘ragged edges’ where poor quality additions have eroded the character of the area (see Map 2: “Ragged Edges and the Project sites”).  It also assesses the opportunity and potential impact of Projects on these areas.  Of the sites currently under consideration, only 

Paignton harbour is within a conservation area.  However, several other sites are adjacent to conservation areas and the Management Proposals set out measures for their careful treatment.

A.16
Strategic Housing Land Availability Assessment (SHLAA) (Baker Associates, 2008):  The SHLAA assesses the capacity of Torbay to provide new housing.  It assessed that about 6700 dwellings can be expected to arise in the built up area over the period 2006-26.  Most of the key sites within Paignton Town Centre are assessed as having capacity for residential development.  On this basis, if they are developed for non-residential purposes, this will reduce the urban capacity.  In addition, the SHLAA suggests that, up to around 1000 extra dwellings could be achieved by increasing the density/height on Mayor’s Vision sites.

A.17
Building Heights Strategy (Forthcoming Policy):
This will provide computer-modelled data and advice about the scope for tall buildings in Torbay.  ‘Tall buildings’ are defined as higher than 4 storeys, so it does not simply encompass high rise buildings.  However, there could be scope on some of the key sites in Paignton Town Centre for taller buildings.  The built environment is an important consideration.  However, the cost of building and market appetite for apartments are also vital issues.

A18
Retail Topic Paper: The Future of retail in Torbay.  This provides (Forthcoming, 2009). This uses vitality and viability indicators to assess the health of retail centres in Torbay.  It will also assess the scope to meet need, identified in the GVA Grimley Retail Study Update, 2008.  The Retail update identifies a requirement for 4,421 M² net of Convenience Retail, and 8,343 M² net of comparison floor space in Paignton to 2026.

A19
Economic Studies There have been a number of economic studies in Torbay in the last 5 years.  Of particular relevance are the Torbay Economic Regeneration Framework (2006), Employment Land Review (2006), and Strategic Housing Land Availability Assessment Economic Assessment (2008).   These confirm serious economic problems in Torbay in terms of low wages and gross value added about 30% below the national average.  Although there is a need for high value “B” class jobs, none of the studies suggest that this alone will meet the need for jobs. Instead a significant proportion of employment is likely to arise in the leisure, tourism, retail and service sector and there is a need to provide high quality jobs in these sectors.  Many studies (as well as the Mayor’s Vision and Tourism Strategy) reiterate an urgent need to refresh the slightly tired urban fabric to provide high quality mixed use developments which will yield improved employment prospects. 



Box 1: Torbay Community Plan: Top Ten Themes for Torbay: 





1. On the move - improved transport links to and within the Bay


2. Business excellence - better businesses, better jobs, better pay


3. Maritime excellence - building our reputation for water sports, encouraging related businesses and better facilities


4. Excellent learning centres - better education for all, better prospects


5. Wonderful waterfronts - improvements to our harbours and waterfronts


6. Riviera living - regenerating the Bay, meeting housing needs


7. Positive Torbay - our residents achieve their aspirations


8. A greener Bay - using our energy efficiently


9. Active living - a healthy and enjoyable lifestyle for all


10. Premier parks - maximising our green spaces.
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