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For further information regarding this issues and options paper or to 
request an alternative format or language please contact the Strategic 
Planning Group Tel: (01803) 208857.

Hard copies of this document will be made available at the Torbay Council Offices (Torquay 
Town Hall, Roebuck House, or any of the Council Libraries and Connections Offices in 
Torquay, Paignton or Brixham).

The report can also be accessed via the internet:  www.torbay.gov.uk/ldf

We Want Your Views!

The Strategic Planning Group welcomes feedback on this report, particularly in regard to your 
views on the following:

• Have all the impacts of each of the options been correctly assessed in Appendix A?

• Are there any impacts which have been omitted from the appraisal matrix in Appendix A?

• Are there any further cumulative impacts which have not been identified?

The consultation period extends in parallel to the Pre-Regulation 17 Draft Yalberton Road 
Planning Brief from 31st July to 25

th
 August July 2006.

To comment on this report please write to the address below or e-mail sa@torbay.gov.uk.  

Purpose of this document: 

This report sits alongside the Pre Regulation 17 Draft Yalberton Road Planning Brief which sets 
out the planning principles for the development of the site in Paignton for employment purposes.

This report provides a comparison of the sustainability implications of possible different uses on
the Yalberton site (i.e. a combination of employment, retail and housing).  This paper has been 
compiled for information purposes to assist in making an informed decision on the best option to 
take forward.
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1.  Introduction:

1.1 As part of the new Planning and Compulsory Purchase Act 2004 a Sustainability Appraisal 
(SA) must be produced alongside each Development Plan Document (DPD) and 
Supplementary Planning Document (SPD) in the Local Development Framework (LDF).  The 
purpose of this process is to ensure that due consideration is given to the social, economic 
and environmental implications of the plan under consideration.  This document considers the 
potential impacts of implementing different options for development under the Yalberton 
Road Planning Brief SPD.

1.2 The Yalberton Road Planning Brief sets out the planning principles for the development of the
site for employment purposes. The site is allocated in the Adopted Torbay Local Plan 1995-
2011 for employment purposes under Policy E1.16 (C).  At 16.6 hectares, it is the largest 
single employment land allocation in the Adopted Local Plan. 

1.3 The aims of the Yalberton Road Planning Brief include to:

• Contribute to the promotion of sustainable regeneration and employment in Torbay.

• Give detailed guidance to potential developers on sustainable planning principles 
underpinning implementation of an employment park at Yalberton Road

• Address legitimate amenity, environmental, transport and other planning concerns

• As far as is possible, gain community ownership of the proposed development 

2.  Sustainability Appraisal work carried out so far:

2.1 The sustainability appraisal process runs parallel to the evolution of each Local Development 
Document (LDD).    The scoping report represents the first stage (Stage A – see Appendix B 
for SA stages) of the SA process and is available to view at www.torbay.gov.uk/ldf (click on 
sustainability appraisal).  There are two scoping documents which are relevant to this SPD:

• Part 1 – provides context to the sustainability appraisal process and overarching 
information relevant to all the Local Development Documents under consideration.  
This document contains a review of sustainability objectives contained within existing 
plans, policies and programmes and outlines a baseline study of sustainability issues
in Torbay.  It also sets out a Sustainability Appraisal Framework through which each 
plan will be tested for sustainability.

• Part 2- See Chapter LDD 10:  Yalberton Road, Paignton Planning Brief.  This 
provides a focused look at sustainability issues which relate specifically to the 
Yalberton Site. 

2.2 The consultation period (March – April 2006) for the above documents is now complete.  The 
consultation responses have been considered and where appropriate the SA framework has 
been updated.  It is anticipated that these consultation responses will be summarised as part 
of the full SA report in the next stage of the SA process.

3.   This report…

3.1.1 This report stands parallel to the Pre-Regulation 17 stage of the planning process for the
Yalberton Road Planning Brief.  This report is part of Stage B (See Appendix B) in the SA 
process and aims to compare the sustainability implications of a number of different possible 
uses for the site.  It will identify any possible significant positive or negative effects of each 
option, assisting in deciding on the most appropriate option to take forward. The full detailed 
appraisal is included in Appendix A and a summary of key findings is included in Section 6.

3.1.2 It is important to recognise that these options are evolving and may be amended as a result 
of ongoing consultation associated with the Issues and Options paper and Sustainability 
Appraisal. This Appraisal considers the sustainability implications of the following 4 options: 

• Option 1: Employment uses only (Business as Usual)

• Option 2: Retail enabling development 

• Option 3:  Residential enabling development 

• Option 4:  Possible Hybrid Option following a mixed use approach
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3.3 These options are documented further in Box 1.  Option 1 represents the ‘Business As Usual’ 
scenario.  Appraisal of this option provides a comparison (of sustainability) between the 
proposed options and the situation under the currently Adopted Torbay Local Plan where use 
is restricted to employment only. 

4.  Appraisal methodology:

4.1 Each of the options (in box 1) is tested for sustainability using the Sustainability Appraisal 
Framework objectives outlined in the SA Scoping Report.  There are a total of 37 sub-
objectives within the framework covering a range of issues including social, economic and 
environmental.  

4.2 The appraisal findings are detailed in a matrix in Appendix A.  This matrix tests the plan 
options (across the top) against the SA objectives (listed on the left hand side).  This 
structure has been chosen in order to enable comparison between each of the options.  The 
assessment is based on the following symbols:

4.3 The majority of the assessments made within the appraisal matrix are qualitative and indicate 
expected trends.  Trend identification is based upon discussions, data collection and 
consultation which occurred during compilation of the baseline data for the scoping report.  
Where possible, reference has been made to the baseline and any quantitative data within it,
to support the assessment made.  

5. Limitations:

5.1 As the descriptions for the uses under each option are broad it is difficult at this stage to 
establish the exact impact of that particular use as this can be heavily dependent on the uses 
within each use class.  For example ‘General industrial’ (B2) can cover a host of different 
uses, each with potential differing impacts.  

5.2 The location of the different elements of the development on the site can also heavily 
influence the impacts on different social groups or sustainability issues.  Once a preferred 
option is chosen and a site layout developed, a full and more detailed appraisal will be carried 
out which will determine the distribution of impacts amongst different social groups or 
sustainability issues.  Where impact prediction is difficult as a result of this, this is noted in the
table in Appendix A.

++ Clear benefits -- Clear negative impacts

+ Minor benefits - Minor negative impacts

~ No obvious impact ?  Impact cannot be determined

Box 1:  Options considered for the Yalberton Planning Brief:

Option 1: Employment Use only:  This would restrict uses to B1/B2/B8 and allows no 
enabling development.  Gap funding would need to come through public subsidy.  However, if 
the site remained undeveloped, this would be viewed as conserving the long term land bank

Option 2: Retail enabled development: An element of retail (probably non-food bulky retail) 
would be allowed in order to provide necessary revenue to pump prime the employment land.  
Depending on the scale of the proposal, this could be a departure from the Adopted Local Plan 
and conflict with PPS6

Option 3: Residential enabling development: an element of residential development would 
be allowed to provide the necessary revenue to pump prime the employment land.  It is likely 
that the Council’s usual affordable housing requirements would have to be  reduced in order to 
generate sufficient revenue to allow the employment land to be  implemented.  However, some 
affordable housing may be feasible.  This approach could be a departure from the Local Plan.

Option 4:  Possible hybrid option: A 4
th
 ‘hybrid’ option could follow a mixed use approach.  

This tries to achieve as many of the benefits from options 2 and 3 whilst minimising the 
environmental problems.  This is not meant to pre-judge the matter, and it is clear that the 
mixed use approach cannot alleviate all the policy conflicts.  This approach could be a 
departure from the Adopted Local Plan.  However it does allow revenue to pump-prime 
employment development, whilst also providing residential development as part of a 
sustainable community.  
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5.2 Uncertainty also exists where data gaps are apparent, for example in regard to the 
agricultural grading of the land and the biodiversity value of the land.  Further survey work is 
necessary to determine this in order to ensure that due consideration is given to these areas 
in planning the site layout and design.  

6.  Key Findings:

6.1 The full detailed appraisal matrix for all the options is included in Appendix A.  A brief outline 
is given below of the sustainability implications of each option.

Option 1: Employment Use only: This option is beneficial in providing much needed jobs 
within a broad range of employment opportunities assisting in diversifying the economy and 
providing full time and year round employment.  Its close proximity to the college provides
opportunities for training to help address the shortage of skilled workers.  These factors 
together will assist in raising income levels and improve quality of life, in particular increasing 
people’s ability to afford housing.

Key areas of concern under this option include:

•Noise and disturbance to the local residents 

•Levels of pollution associated with industrial process 

•High levels of hard surfaces and need for sustainable drainage system

•Limited opportunities for passive surveillance as the activities are likely to be 
concentrated during daytime hours.  

•Possible detrimental impact on the landscape associated with the possible 
construction of large industrial shed- like units which may be required for industrial 
processes.

This option has some very positive sustainability impacts and many of the negative impacts 
can be addressed through preventative measures.  However the progression of this option on 
this site in the past has been severely hampered by economic feasibility associated with the 
low- value of employment land.  This has resulted in the development of options 2, 3 and 4 
which include an element of retail or housing to make the site more economically viable. 

Option 2:  Retail Enabling development: Under this option the majority of the site will 
remain under employment use but retail will be incorporated to ensure that the site is 
economically viable.  This option is advantageous in that it is more likely to come forward for 
development assisting in providing the much needed year round employment opportunities
outlined above under option 1.  The draw created by a large, established store could benefit 
adjacent businesses trading in the remaining area of the site.  

However there are a number of areas of concern raised in relation to introduction of an 
element of retail.  These include:

• Noise and disturbance to local residents, particularly in relation to additional traffic 
generated and deliveries

• The nature of the retail units (bulky retail) is such that it is likely to encourage private 
car use to access the site rather than sustainable transport (e.g. public transport, 
walking or cycling) 

• Limited opportunities exist for passive surveillance of the site as operations are likely 
to be limited to daylight hours

• Whilst the use provides employment, it does little to diversify the economy or improve
skills of the employees.  It is also likely to provide part time, low paid positions and 
will not assist in retaining young skilled workers in Torbay 

• The buildings associated with bulky retail use are likely to be large scale and are 
likely (without careful control) to conflict with the character of the nearby countryside. 

• Car parking provision associated with bulky goods retail will increase hard surface 
coverage and would require consideration of sustainable drainage systems.

• Care required regarding the mix of retail units permitted to avoid damaging impacts 
on the vitality and viability of Paignton town centre. 
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Option 3:  Residential enabling development: 

This option offers a proportion of housing within the site boundary.  This is advantageous in 
helping to meet the local demand for housing in Torbay, in particular in close proximity to 
employment opportunities and the college site, reducing the need to travel.  Residential use 
also assists in providing opportunities for passive surveillance, helping to address fear of 
crime issues (depending on site layout).  The gardens associated with residential use also 
provide opportunities for natural infiltration and habitats to enhance biodiversity.  

There are some areas of concern relating to the incorporation of residential elements within 
the site, in particular the exposure of new residents within the site and existing residents 
adjacent to poor living environment (surrounded by commercial units) and possible 
disturbance (e.g. noise and light pollution).  The other concern relates to the removal of land 
from employment use and the detrimental effect this would have on the range of employment 
opportunities (and associated training) provided. 

Option 4:  Possible Hybrid Option:  

This option is difficult to assess due to the unknown proportion, type and layout of each use 
within the site.  This option is beneficial in providing a number of residential units to assist in 
the addressing the housing issues within Torbay.  The mix of uses is beneficial in offering a 
good variety of employment opportunities and services which can feed off each other to meet 
local and wider need.  

Concern remains however over the disturbance to local residents of the uses involved (both
existing residents and new ones).  The land take from employment purposes for retail and 
residential also raises concern over the ability of the site to provide new, well paid, year round 
jobs. The site, with this mixed use will increase the number of car journeys going to and from 
the site.  

6.2 The above is only a simplified summary.  The detail which lies behind this summary is 
included in the main matrices in Appendix A which, where possible, makes reference to the 
nature of the impacts in terms of their short-term / long-term nature, their magnitude and 
where appropriate their geographical scale.  These impacts will be covered in more detail in 
the appraisal of the preferred option. 

7. Secondary, cumulative, synergistic impacts:

7.1 The SEA Directive requires that consideration is given to the secondary, cumulative and 
synergistic effects of the plan. It is one of the advantages of carrying out a strategic 
assessment that the combined effects of different measures can be more effectively 
identified.  The definition of each of these terms is outlined below (as indicated in the ODPM
SEA Guidance (2005)): 

7.2 The above three effects are often categorised as ‘cumulative effects’.  In terms of the Yalberton 
site a number of cumulative effects have been identified throughout the appraisal of options.  
These have been identified through the matrices appraisal, overlay GIS mapping and expert 
opinion (through early consultation).  The extent to which these cumulative effects will be felt 

Secondary/ indirect effects:
There are a number of effects which are not a direct result of the plan but occur away from the 
original effect or as a result of a complex pathway.  

Cumulative effects: 
These arise where several developments each have an insignificant effect but together have a 
significant effect.  

Synergistic effects:
The effects interact to produce a total effect greater than the sum of the individual effects.  
Synergistic effects often happen as habitats, resources or human communities get close to 
capacity.
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under each option is considered in further detail in the main appraisal matrix. The receptors 
(those who will feel the impacts) are indicated in italics. Potential cumulative effects relating to the 
options for the Yalberton Road Planning Brief include:

• Fragmentation of urban and rural habitats:  This is particularly relevant in regard to the 
Yalberton site which has an important role linking urban habitats around Clennon Valley 
to the countryside via a wildlife corridor which runs along the southern boundary of the 
site.  Maintenance of the network of hedgerows and field boundaries is also important in 
maintaining shelter and migration routes for local species.  Disturbance of these corridors 
can have a detrimental impact on wildlife outside of the immediate area of the site.  
Continued fragmentation of some habitats may cause eventual local loss of that species 
as habitats become too small or isolated to support them.  The impact of fragmentation 
under each option is considered under sub-objective 5.7 and will be largely dependent on 
the size, type and layout of the buildings on the site. (Receptors:  species dependent on 
links to other habitats for survival).

• Flooding:  Incremental development can, and is having a significant cumulative impact on 
surface water flooding in Torbay as a result of a gradual increase in the amount of hard 
surfaces being created.  This issue is highly relevant to Yalberton which currently acts as 
a natural infiltration area in time of high rainfall.  Increased hard surfaces in areas such as 
Yalberton could create new flooding issues in areas in the lower surface water drainage 
catchments where there is insufficient capacity to take the increase in runoff caused by 
increasing number of hard surfaces.  This will be considered in further detail once the 
Strategic Flood Risk Assessment for Torbay has been finalised.  The impact on flooding 
under each option is considered under sub-objective 5.6.  (Receptor:  Those living and 
working in areas susceptible to flooding downstream).

• Landscape/ Townscape:  The visual impact of development is another important 
consideration in Torbay’s rural and urban environment given the areas high landscape 
and townscape value and its importance for the economy.  Yalberton’s peripheral location 
means that design and layout is integral to ensure it does not have a negative impact on 
the adjacent Area of Great Landscape Value.  The impact on landscape under each 
option is considered under sub-objective 5.3. (Receptor:  those living and working near 
the Yalberton Site and those dependent on Torbay’s distinctiveness for income).

• Transport patterns:  The uses promoted at Yalberton have a significant impact on the 
amount and type of transport going to and from the site and will determine local transport 
patterns for a significant number of years. The Yalberton Planning Brief must recognise 
the importance of developing in a way which provides opportunities to use sustainable 
transport both now and in the future.   The impact on transport under each option is 
considered under objective 4.  (Receptor:  Local (access to free transport in the future 
(cycling, walking)) and worldwide (due to global impacts of increased carbon emission)).

• Economy:  One of Torbay’s fundamental problems lies in its need to diversify the 
economy and encourage inward investment providing year round and full time satisfying 
employment opportunities which encourage and develop and a skilled labour force.  This 
is fundamental in improving local incomes levels and assisting addressing other quality of 
life issues within the Bay.   There are few suitable sites available in Torbay for 
employment, so those that exist, such as the Yalberton site, require careful planning to 
ensure the site is promoted in a sustainable manner whilst maximising opportunities to 
diversify the local economy.  The impact on the economy under each option is 
considered under objective 3. (Receptors:  Local people, particularly those on a low 
income).

8. Inconsistencies between alternatives and other relevant plans, 
programmes or policies:

8.1 It is important, as required by the SEA Directive, that inconsistencies between alternatives 
and other relevant plans, programmes or policies are considered.  At the scoping stage a 
number of sustainability objectives were derived from a review of plans, policies and 
programmes.  Those of greatest relevance to the Yalberton Road Planning Brief are listed in 
Appendix C.  All of these have been closely integrated into the very detailed list of SA sub 
objectives.  As such, the appraisal matrix is thought to be of sufficient detail to determine the 
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extent to which these sustainability issues from plans, policies and programmes have been 
addressed.

9. Next Steps…

9.1 The responses from this consultation will be taken on board and will feed into the decision 
making process to determine the preferred option.  A draft Yalberton Road Planning Brief 
SPD will be compiled based on the preferred option for consultation purposes.  In parallel 
with this a draft full Sustainability Appraisal will be prepared which will provide a detailed 
assessment of the sustainability implications of the chosen option.  This report, Stage C in 
the SA process, will include a summary of the SA process (including scoping, identification of 
Issues and Options) and a detailed appraisal of the preferred option.  Details will also be 
provided on possible mitigation and monitoring.  At the end of the process a statement will be 
published to indicate how consultation and the sustainability appraisal has informed the SPD 
process.

Current and future stages within the SA process are highlighted in Appendix B.  

If you wish to comment on this report please see contact details inside the front cover.
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c
e
s
. 
 

H
o
w

e
v
e
r 

c
a
re

fu
l 

la
n
d
s
c
a
p
in

g
 
a
n
d
 

c
o
n
tr

o
l 

o
f 

a
c
ti
v
it
ie

s
 w

o
u
ld

 n
e
e
d
 t

o
 

b
e
 e

n
fo

rc
e
d
 t

o
 e

n
s
u
re

 t
h
a
t 

th
e
 n

e
w

 
re

s
id

e
n
ts

 
w

it
h
in

 
th

e
 s

it
e
 
w

e
re

 
n
o

t 
e
x
p

o
s
e
d
 t

o
 p

o
o
r 

liv
in

g
 c

o
n
d
it
io

n
s
. 
 

+
/-

T
h
is

 
o
p
ti
o
n
 
ra

is
e
s
 
p
o
te

n
ti
a
l 

fo
r 

d
is

tu
rb

a
n
c
e
 o

f 
e
x
is

ti
n
g
 r

e
s
id

e
n
ts

 
a
n
d
 

n
e

w
 

re
s
id

e
n
ts

 
w

it
h
in

 
th

e
 

s
it
e
 

fr
o
m

 
in

d
u
s
tr

ia
l/
 

re
ta

il 
a
c
ti
v
it
ie

s
 l
o
c
a
te

d
 o

n
s
it
e
. 
 

1
.2

 R
e
d
u
c
e
 h

e
a
lt
h
 

in
e
q
u
a
lit

ie
s

D
e
v
e
lo

p
m

e
n
t 
th

a
t 
a
v
o
id

s
 

e
x
p

o
s
in

g
 p

o
o
re

r 
p
e
o
p
le

 t
o
 (

e
.g

.)
 

m
o
re

 p
o
llu

ti
o
n
 o

r 
n
o
is

e
, 

a
n
d
 t

h
a
t 

g
iv

e
 a

ll 
a
c
c
e
s
s
 t

o
 l
e
is

u
re

 a
n
d
 

re
c
re

a
ti
o
n
.

+
/-

A
s
 

a
b
o
v
e
. 

 
L
e
is

u
re

 
a
n
d
 

re
c
re

a
ti
o
n
 a

re
 n

o
t 

c
o
n
s
id

e
re

d
 a

s
 

p
a
rt

 o
f 
th

is
 s

it
e
 

+
/-

A
s
 

a
b
o
v
e
. 

 
L
e
is

u
re

 
a
n
d
 

re
c
re

a
ti
o
n
 a

re
 n

o
t 

c
o
n
s
id

e
re

d
 a

s
 

p
a
rt

 o
f 
th

is
 s

it
e

+
/-

A
s
 a

b
o
v
e
. 

 L
e
is

u
re

 a
n
d
 r

e
c
re

a
ti
o
n
 

a
re

 n
o
t 
c
o
n
s
id

e
re

d
 a

s
 p

a
rt

 o
f 
th

is
 

s
it
e

+
A

s
 

a
b
o
v
e
. 

 
L
e
is

u
re

 
a
n
d
 

re
c
re

a
ti
o
n
 a

re
 n

o
t 

c
o
n
s
id

e
re

d
 a

s
 

p
a
rt

 
o
f 

th
is

 
s
it
e
. 

 
T

h
is

 
o
p
ti
o
n
 

c
o
u
ld

 
in

c
o
rp

o
ra

te
 

lim
it
e
d
 

re
c
re

a
ti
o
n
a
l 
fa

c
ili

ti
e
s

1
. 

Im
p

ro
v

e
 

H
e

a
lt

h

1
.3

 
P

ro
m

o
te

 
h
e
a
lt
h
y
 

lif
e
s
ty

le
s
, 

e
s
p
e
c
ia

lly
 

ro
u
ti
n
e
 

d
a
ily

 e
x
e
rc

is
e

P
a
tt

e
rn

s
 

o
f 

d
e
v
e
lo

p
m

e
n
t 

th
a
t 

m
a
k
e
 w

a
lk

in
g
 a

n
d
 c

y
c
lin

g
 e

a
s
y
 

a
n
d
 

a
tt

ra
c
ti
v
e
 

a
s
 

ro
u
ti
n
e
 

m
e
th

o
d
s
 o

f 
tr

a
n
s
p
o
rt

+
/-

T
h
e
 

P
la

n
n
in

g
 

B
ri
e
f 

o
u
tl
in

e
s
 

s
u
s
ta

in
a
b
le

 
tr

a
n
s
p
o
rt

 
re

q
u
ir
e
m

e
n
ts

 
fo

r 
e
a
c
h
 

o
p
ti
o
n
 

in
c
lu

d
in

g
 

p
ro

v
is

io
n
 

o
f 

lit
 

a
n
d
 

d
ir
e
c
t 

fo
o
tp

a
th

s
 a

n
d
 c

y
c
le

 w
a
y
s
 

a
n
d
 

in
fr

a
s
tr

u
c
tu

re
. 

 
T

h
is

 
e
n
c
o
u
ra

g
e
m

e
n
t 

o
f 

c
y
c
lin

g
 

a
n
d
 

w
a
lk

in
g
 

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 

fo
r 

ro
u
ti
n
e
 

d
a
ily

 
e

x
e

rc
is

e
 

to
 

re
a
c
h
 

p
la

c
e
s
 

o
f 

e
m

p
lo

y
m

e
n
t.
  

T
h
e
 

e
x
te

n
t 

a
n
d
 

n
a
tu

re
 

o
f 

w
a
lk

in
g
/ 

c
y
c
lin

g
 

in
fr

a
s
tr

u
c
tu

re
 

w
ill

 d
e
te

rm
in

e
 t

h
e
 l

e
v
e
l 

o
f 

s
u
c
h
 

ro
u
ti
n
e
 d

a
ily

 e
x
e
rc

is
e
. 
 

U
n
d
e
r 

th
is

 o
p
ti
o
n
 t
h
e
re

 w
o
u
ld

 b
e
 

lim
it
e
d
 

fu
n
d
in

g
 

a
v
a
ila

b
le

 
fo

r 
e
x
te

n
s
iv

e
 

s
u
s
ta

in
a
b
le

 
tr

a
n
s
p
o
rt

 
in

fr
a
s
tr

u
c
tu

re
, 

a
s
 

if
 

d
e
v
e
lo

p
e
d
 

e
m

p
lo

y
m

e
n
t 

o
n
ly

 
u
s
e
 

w
ill

 
m

a
rg

in
a
l 

in
 

it
s
 

e
c
o
n
o
m

ic
 

v
ia

b
ili

ty
.

-/
+

U
n
d
e
r 

re
ta

il 
u
s
e
 t

h
is

 s
it
e
 s

ti
ll 

h
a
s
 

p
o
te

n
ti
a
l 

a
n
d
 

fi
n
a
n
c
e
 

to
 

e
n
c
o
u
ra

g
e
 
e
m

p
lo

y
e
e
s
 
to

 
tr

a
v
e
l 

to
 w

o
rk

 b
y
 f

o
o
t/
 c

y
c
le

. 
 H

o
w

e
v
e
r 

u
n
d
e
r 

b
u
lk

y
 

re
ta

il 
u
s
e
 

it
 

is
 

u
n
lik

e
ly

 
th

a
t 

c
u
s
to

m
e
rs

 
w

ill
 

a
c
c
e
s
s
 

th
e
 

s
it
e
 

o
n
 

fo
o
t/
 

c
y
c
le

 
d
u
e
 t

o
 t
h
e
 n

a
tu

re
 o

f 
th

e
 g

o
o
d
s
.

+
A

 
p
ro

p
o
rt

io
n
 

o
f 

re
s
id

e
n
ti
a
l 

u
s
e
 

a
lo

n
g
s
id

e
 e

m
p
lo

y
m

e
n
t 

is
 b

e
n
e
fi
c
ia

l 
in

 p
ro

v
id

in
g
 g

o
o
d
 o

p
p
o
rt

u
n
it
ie

s
 f

o
r 

ro
u
ti
n
e
 

d
a
ily

 
e
x
e
rc

is
e
 

to
 

a
c
c
e
s
s
 

e
m

p
lo

y
m

e
n
t.
 

+
T

h
is

 
m

ix
e
d
 

u
s
e
 

a
p
p
ro

a
c
h
 

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 

fo
r 

w
a
lk

in
g
/ 

c
y
c
lin

g
 
p
ro

v
id

in
g
 
jo

b
s
/ 

re
ta

il 
lo

c
a
lly

. 
 



T
o
rb

a
y
 L

o
c
a
l 
D

e
v
e
lo

p
m

e
n
t 
F

ra
m

e
w

o
rk

 –
 Y

a
lb

e
rt

o
n
 R

o
a
d
 P

a
ig

n
to

n
: 

 P
la

n
n
in

g
 B

ri
e

f 
  
  

  
  
  

  
  

  
  

  
 

P
re

-R
e

g
u

la
ti
o
n

 1
7
 D

ra
ft

 S
u
s
ta

in
a

b
ili

ty
 A

p
p

ra
is

a
l 
o
f 

Is
s
u

e
s
 a

n
d

 O
p

ti
o

n
s
 

  
T

o
rb

a
y
 C

o
u
n

c
il 

(J
u

ly
 2

0
0

6
)

1
0

S
A

 F
ra

m
e
w

o
rk

Y
a
lb

e
rt

o
n

  
R

o
a
d

P
la

n
n

in
g

 B
ri

e
f 

S
P

D
 O

p
ti

o
n

s

H
ig

h
 L

e
v
e
l 

o
b

je
c
ti

v
e
s
 

S
u

b
-o

b
je

c
ti

v
e
 

D
o

e
s
 t

h
e
 p

o
li
c
y
/ 

p
ro

p
o

s
a
l…

W
h

a
t 

a
p

p
ra

is
a
l 
w

il
l 
lo

o
k
 f

o
r

O
p

ti
o

n
 1

: 
E

m
p

lo
y
m

e
n

t 
U

s
e
 

o
n

ly
O

p
ti

o
n

 2
: 

 R
e
ta

il
 e

n
a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 3
: 

 R
e
s
id

e
n

ti
a
l 

e
n

a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 4
: 

 P
o

s
s
ib

le
 h

y
b

ri
d

 
o

p
ti

o
n

s

1
.4

 
A

llo
w

 
fo

r 
a
d
e
q
u
a
te

 p
ro

v
is

io
n
 

o
f 

h
e
a
lt
h
 

s
e
rv

ic
e
s
 

(i
n
 

p
a
rt

ic
u
la

r 
to

 
a
d
d
re

s
s
 

th
e
 

h
ig

h
 

p
ro

p
o
rt

io
n
 

o
f 

e
ld

e
rl
y
 r

e
s
id

e
n
ts

)

A
llo

c
a
ti
o
n
s
 

th
a
t 

a
c
c
o
m

m
o
d
a
te

 
p
re

m
is

e
s
 w

h
ic

h
 m

e
e
t 

th
e
 n

e
e
d
s
 

o
f 

th
e
 h

e
a
lt
h
 s

e
rv

ic
e
s
.

In
c
re

a
s
in

g
 p

o
p
u
la

ti
o
n
s
 a

n
d
 h

ig
h
 

p
ro

p
o
rt

io
n
 

o
f 

e
ld

e
rl
y
, 

p
la

c
e
s
 

p
re

s
s
u
re

 o
n
 t
h
e
 h

e
a
lt
h
 s

e
rv

ic
e
.

N
/A

N
/A

N
/A

N
/A

2
.1

 
H

e
lp

 
m

a
k
e
 

s
u
it
a
b
le

 
h
o
u
s
in

g
 

a
v
a
ila

b
le

 
a
n
d
 

a
ff

o
rd

a
b
le

 
fo

r 
e
v
e
ry

o
n
e
 

(t
o
 

a
d
d
re

s
s
 

a
 

s
ig

n
if
ic

a
n
t 

s
h
o
rt

fa
ll 

o
f 

a
ff

o
rd

a
b
le

 
h
o
u
s
in

g
 

a
n
d
 

p
ro

je
c
te

d
 

in
c
re

a
s
e
 

in
 p

o
p
u
la

ti
o
n
)

M
a
tc

h
 o

f 
h
o
u
s
in

g
 t

o
 h

o
u
s
e
h
o
ld

s
; 

c
o
s
t 

o
f 

a
p
p
ro

p
ri
a
te

 
h
o
u
s
in

g
 

re
la

ti
v
e
 

to
 

d
is

p
o
s
a
b
le

 
in

c
o
m

e
s
 

e
s
p
e
c
ia

lly
 

fo
r 

le
s
s
 

w
e
ll 

o
ff

 
p
e
o
p
le

; 
w

h
e
th

e
r 

p
e

o
p
le

 
a
re

 
fo

rc
e
d
 t

o
 m

o
v
e
 a

w
a
y
 f

ro
m

 t
h
e
ir
 

c
h
o
s
e
n
 

c
o
m

m
u
n
it
ie

s
 

o
r 

w
o
rk

p
la

c
e
s
 t

o
 a

ff
o
rd

 h
o
u
s
in

g
.

~
N

o
 

h
o
u
s
in

g
 

(a
ff

o
rd

a
b
le

 
o
r 

o
th

e
rw

is
e
) 

w
ill

 
b
e
 

p
ro

v
id

e
d

 
u
n
d
e
r 

th
is

 o
p
ti
o
n
.

~
N

o
 

h
o
u
s
in

g
 

(a
ff

o
rd

a
b
le

 
o
r 

o
th

e
rw

is
e
) 

w
ill

 
b
e
 

p
ro

v
id

e
d

 
u
n
d
e
r 

th
is

 o
p
ti
o
n
.

+
+

T
h
is

 o
p
ti
o
n
 p

ro
v
id

e
s
 o

p
p
o
rt

u
n
it
ie

s
 

to
 p

ro
v
id

e
 h

o
u
s
in

g
 u

n
it
s
 i

n
c
lu

d
in

g
 

a
 s

m
a
ll 

n
u
m

b
e
r 

o
f 
a
ff

o
rd

a
b
le

 u
n
it
s
. 
 

+
T

h
is

 
o
p
ti
o
n
 

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 f

o
r 

a
 s

m
a
ll 

n
u
m

b
e
r 

o
f 

re
s
id

e
n
ti
a
l 

u
n
it
s
 i

n
c
lu

d
in

g
 t

h
e
 

p
o
s
s
ib

ili
ty

 o
f 

a
 s

m
a
ll 

n
u
m

b
e
r 

o
f 

a
ff

o
rd

a
b
le

 u
n
it
s
.

2
. 

S
u

p
p

o
rt

 
c

o
m

m
u

n
it

ie
s

 
th

a
t 

m
e

e
t 

p
e

o
p

le
’s

 
n

e
e

d
s

2
.2

 
G

iv
e
 
e
v
e
ry

o
n
e
 

a
c
c
e
s
s
 t

o
 l

e
a
rn

in
g
, 

tr
a
in

in
g
 

s
k
ill

s
 

a
n
d
 

k
n
o
w

le
d
g
e
 

Q
u
a
lit

y
 

a
n
d
 

a
c
c
e
s
s
ib

ili
ty

 
o
f 

s
c
h
o
o
ls

, 
c
o
lle

g
e
s
, 

lib
ra

ri
e
s
. 
 

E
n
c
o
u
ra

g
e
m

e
n
t 
fo

r 
a
 d

iv
e
rs

it
y
 o

f 
c
h
o
ic

e
 

o
f 

e
m

p
lo

y
m

e
n
t,
 

p
a
rt

ic
u
la

rl
y
 i
n
 t

h
e
 m

o
re

 d
e
p
ri
v
e
d
 

p
a
rt

s
 

o
f 

th
e
 

re
g
io

n
, 

a
n
d
 

e
d
u
c
a
ti
o
n
a
l 

a
n
d
 

o
th

e
r 

s
e
rv

ic
e
 

p
ro

v
is

io
n
 

(e
.g

. 
C

e
n
tr

e
s
 

o
f 

E
x
c
e
lle

n
c
e
 f

o
r 

S
k
ill

s
) 

a
s
 p

a
rt

 o
f 

re
g
e
n
e
ra

ti
o
n
 e

ff
o
rt

s
. 
 

+
+

T
o
rb

a
y
 
h
a
s
 
a
 
s
e
v
e
re

 
n
e
e
d
 
fo

r 
lif

e
 
lo

n
g
 
le

a
rn

in
g
 
to

 
a
d
d
re

s
s
 
a
 

s
h
o
rt

fa
ll 

in
 

s
k
ill

e
d
 

s
ta

ff
 

a
n
d
 

im
p
ro

v
e
 o

p
p
o
rt

u
n
it
ie

s
 f

o
r 

h
ig

h
e
r 

in
c
o
m

e
 
le

v
e
ls

. 
 
W

h
ils

t 
n
o
n
e
 
o
f 

th
e
 o

p
ti
o
n
s
 c

o
n
s
id

e
re

d
 i
n
c
lu

d
e
 a

 
s
c
h
o
o
l/
 

c
o
lle

g
e
 

th
e
 

s
it
e
 

is
 

in
 

c
lo

s
e
 p

ro
x
im

it
y
 t

o
 S

o
u
th

 D
e
v
o
n
 

C
o
lle

g
e
 

a
n
d
 

s
o
 

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 f

o
r 

le
a
rn

in
g
 o

n
 t

h
e
 

jo
b
. 

 

O
p
ti
o
n
 1

 p
ro

v
id

e
s
 a

 g
o
o
d
 r

a
n
g
e
 

o
f 

o
p
p
o
rt

u
n
it
ie

s
 
fo

r 
th

is
 
d
u
e
 
to

 
it
s
 m

ix
e
d
 e

m
p
lo

y
m

e
n
t 
b
a
s
is

.

+
T

h
is

 
o
p
ti
o
n

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 

fo
r 

a
 

v
a
ri
e
ty

 
o
f 

tr
a
in

in
g
 o

p
p
o
rt

u
n
it
ie

s
 a

s
s
o
c
ia

te
d
 

w
it
h
 e

m
p
lo

y
m

e
n
t 

u
s
e
 a

s
 w

e
ll 

a
s
 

re
ta

il 
in

 
a
s
s
o
c
ia

ti
o
n

w
it
h
 

th
e
 

a
d
ja

c
e
n
t 

c
o
lle

g
e
. 

 H
o
w

e
v
e
r 

th
e
 

ra
n
g
e
 

o
f 

s
k
ill

s
 

g
a
in

e
d
 

w
ill

 
b
e
 

m
o
re

 
lim

it
e
d
 

th
a
n
 

o
p
ti
o
n
 

1
 

a
s
 

re
ta

il 
fo

rm
s
 a

 c
o
m

p
o
n
e
n
t 

o
f 

th
e
 

s
it
e
. 
 

+
/-

T
h
is

 
o
p
ti
o
n
 

s
ti
ll 

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 
fo

r 
a
d
ja

c
e
n
t 

tr
a
in

in
g
 

a
t 

th
e
 

c
o
lle

g
e
. 

 
H

o
w

e
v
e
r 

a
s
 

a
 

p
ro

p
o
rt

io
n
 o

f 
th

e
 l

a
n
d
 i

s
 a

llo
c
a
te

d
 

a
s
 

re
s
id

e
n
ti
a
l 

th
e
 

n
u
m

b
e
r 

a
n
d
 

ra
n
g
e
 o

f 
e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 

a
n
d
 a

s
s
o
c
ia

te
d
 t

ra
in

in
g
 i
s
 l
im

it
e
d
 i
n
 

c
o
m

p
a
ri
s
o
n
 t

o
 t

h
e
 o

th
e
r 

o
p
ti
o
n
s
. 

+
T

h
is

 
o
p
ti
o
n
 

s
ti
ll 

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 

fo
r 

a
d
ja

c
e
n
t 

tr
a
in

in
g
 
a
t 

th
e
 
c
o
lle

g
e
. 

 
A

s
 
th

e
 

m
ix

 
o
f 

u
s
e
s
 

is
 

g
re

a
te

r 
th

a
n
 

o
p
ti
o
n
 

I,
 

2
 

a
n
d
 

3
 

it
 

o
ff
e
rs

 
th

e
 

g
re

a
te

s
t 

v
a
ri
e
ty

 
o
f 

d
if
fe

re
n
t 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 

a
n
d
 

a
s
s
o
c
ia

te
d
 t

ra
in

in
g
.
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a
lb

e
rt

o
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o
a
d
 P

a
ig

n
to

n
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 P
la

n
n
in

g
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ri
e
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P
re

-R
e

g
u

la
ti
o
n
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7
 D
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ft

 S
u
s
ta

in
a

b
ili

ty
 A

p
p

ra
is

a
l 
o
f 

Is
s
u

e
s
 a

n
d

 O
p

ti
o

n
s
 

  
T

o
rb

a
y
 C

o
u
n

c
il 

(J
u

ly
 2

0
0

6
)

1
1

S
A

 F
ra

m
e
w

o
rk

Y
a
lb

e
rt

o
n

  
R

o
a
d

P
la

n
n

in
g

 B
ri

e
f 

S
P

D
 O

p
ti

o
n

s

H
ig

h
 L

e
v
e
l 

o
b

je
c
ti

v
e
s
 

S
u

b
-o

b
je

c
ti

v
e
 

D
o

e
s
 t

h
e
 p

o
li
c
y
/ 

p
ro

p
o

s
a
l…

W
h

a
t 

a
p

p
ra

is
a
l 
w

il
l 
lo

o
k
 f

o
r

O
p

ti
o

n
 1

: 
E

m
p

lo
y
m

e
n

t 
U

s
e
 

o
n

ly
O

p
ti

o
n

 2
: 

 R
e
ta

il
 e

n
a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 3
: 

 R
e
s
id

e
n

ti
a
l 

e
n

a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 4
: 

 P
o

s
s
ib

le
 h

y
b

ri
d

 
o

p
ti

o
n

s

2
.3

  
R

e
d
u
c
e
 c

ri
m

e
 

a
n
d
 f

e
a
r 

o
f 
c
ri
m

e
 

D
e
v
e
lo

p
m

e
n
t 

th
a
t 

d
e
s
ig

n
s
 c

ri
m

e
 

o
u
t,

 
e
.g

. 
b
y
 

p
ro

v
id

in
g
 

p
a
s
s
iv

e
 

s
u
rv

e
ill

a
n
c
e
, 

a
v
o
id

in
g
 

‘d
e
a
d
’ 

s
p
a
c
e
s
 a

n
d
 t
im

e
s
.

-
F

e
a
r 

o
f 

c
ri
m

e
 

is
 

a
 

s
ig

n
if
ic

a
n
t 

p
ro

b
le

m
 

w
it
h
in

 
T

o
rb

a
y
. 

 
 

T
h
e
 

S
P

D
 s

e
ts

 o
u
t 

fo
r 

a
ll 

o
p
ti
o
n
s
 t

h
e
 

n
e
e
d
 t

o
 b

a
la

n
c
e
 l

a
n
d
s
c
a
p
in

g
 t

o
 

s
c
re

e
n
 

a
n
d
 

s
o
ft
e
n
 

th
e
 

d
e
v
e
lo

p
m

e
n
t 

w
it
h
 

th
e
 

n
e
e
d
 

to
 

c
re

a
te

 s
a
fe

, 
o
p
e
n
 p

la
n
 s

p
a
c
e
s
. 
 

O
p
ti
o
n
 

1
o
ff

e
rs

 
th

e
 

le
a
s
t 

o
p
p
o
rt

u
n
it
ie

s
 

fo
r 

p
a
s
s
iv

e
 

s
u
rv

e
ill

a
n
c
e
 
w

it
h
 
th

e
 
s
it
e
 
lik

e
ly

 
to

 b
e
 e

m
p
ty

 i
n
 t

h
e
 e

v
e
n
in

g
.

-
T

h
is

 
o
p
ti
o
n
 

a
g
a
in

 
o
ff

e
rs

 
th

e
 

lim
it
e
d
 

o
p
p
o
rt

u
n
it
y
 

fo
r 

p
a
s
s
iv

e
 

s
u
rv

e
ill

a
n
c
e
 a

s
 t

h
e
 s

it
e
 w

ill
 n

o
t 

b
e
 i
n
 u

s
e
 i
n
 e

v
e
n
in

g
 h

o
u
rs

 

+
T

h
e
 

in
c
lu

s
io

n
 

o
f 

re
s
id

e
n
ti
a
l 

u
n
it
s
 

p
ro

v
id

e
s
 
o
p
p
o
rt

u
n
it
ie

s
 
fo

r 
p
a
s
s
iv

e
 

s
u
rv

e
ill

a
n
c
e
 t

h
ro

u
g
h
 d

a
y
 a

n
d

 n
ig

h
t 

b
u
t 

th
is

 i
s
 d

e
p
e
n
d
e
n
t 

o
n
 t

h
e
 l
a
y
o
u
t 

a
n
d
 

th
e
 

ty
p
e
 

a
n
d

 
e

x
te

n
t 

o
f 

s
c
re

e
n
in

g
 w

it
h
in

 t
h
e
 s

it
e
. 

+
T

h
e
 
re

s
id

e
n
ti
a
l 

e
le

m
e
n
t 

o
f 

th
is

 
o
p
ti
o
n
 p

ro
v
id

e
s
 o

p
p
o
rt

u
n
it
ie

s
 f

o
r 

2
4
 h

o
u
r 

s
u
rv

e
ill

a
n
c
e
. 

 H
o
w

e
v
e
r 

th
is

 
is

 
d
e
p
e
n
d
e
n
t 

o
n
 

th
e
 

in
d
iv

is
ib

ili
ty

 
b
e
tw

e
e
n
 

th
e
 

re
s
id

e
n
ti
a
l 

a
n
d
 

e
m

p
lo

y
m

e
n
t 

e
le

m
e
n
t 

o
f 
th

e
 s

it
e
. 

2
.4

 
 

P
ro

m
o
te

 
s
tr

o
n
g
e
r 

a
n
d
 
m

o
re

 
v
ib

ra
n
t 

c
o
m

m
u
n
it
ie

s
 

P
a
tt

e
rn

s
 

o
f 

d
e
v
e
lo

p
m

e
n
t 

th
a
t 

a
llo

w
 

p
e
o
p
le

 
to

 
m

e
e
t 

m
o
re

 
n
e
e
d
s
 
w

it
h
in

 
lo

c
a
l 

c
o
m

m
u
n
it
ie

s
 

a
n
d
 
re

d
u
c
e
 
th

e
 
n
e
e
d

 
to

 
tr

a
v
e
l.
  

S
u
p
p
o
rt

 
fo

r 
lo

c
a
l 

tr
a
d
in

g
 

s
c
h
e
m

e
s
.

+
T

h
is

 
o
p
ti
o
n
 

w
ill

 
a
s
s
is

t 
in

 
p
ro

v
id

in
g
 

lo
c
a
l 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 f

o
r 

lo
c
a
l 

re
s
id

e
n
ts

 
a
s
s
is

ti
n
g
 
in

 
s
tr

e
n
g
th

e
n
in

g
 
lo

c
a
l 

c
o
m

m
u
n
it
ie

s
. 

 
P

ro
v
is

io
n
 o

f 
lo

c
a
l 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 

w
ill

 
a
s
s
is

t 
in

 
s
lo

w
in

g
 

d
o
w

n
 

o
u
t 

m
ig

ra
ti
o
n
 
o
f 

y
o
u
n
g
 
p
e
o
p
le

 
a
n
d

 
c
re

a
te

 
m

ix
e
d
 

a
n
d
 

b
a
la

n
c
e
 

c
o
m

m
u
n
it
ie

s
.

-
T

h
is

 o
p
ti
o
n
 w

it
h
 a

 r
e
ta

il 
fu

n
c
ti
o
n
 

in
 a

d
d
it
io

n
 t

o
 o

th
e
r 

e
m

p
lo

y
m

e
n
t 

u
s
e
s
, 

p
ro

v
id

e
s
 

lim
it
e
d
 

o
p
p
o
rt

u
n
it
y
 

fo
r 

c
o
m

m
u
n
it
y
 

s
tr

e
n
g
th

e
n
in

g
 

a
s
 

th
e
 

ty
p
e
 

o
f 

re
ta

ili
n
g
 

p
ro

p
o
s
e
d
 

(b
u
lk

y
 

n
o
n
-

fo
o
d
) 

w
ill

 
b
e
 

s
e
t 

u
p
 

fo
r 

th
o
s
e
 

w
it
h
 

tr
a
n
s
p
o
rt

 
ra

th
e
r 

th
a
n

 
p
ro

v
id

in
g
 a

 v
a
ri
e
ty

 o
f 

s
e
rv

ic
e
s
 t

o
 

m
e
e
t 

d
a
y
 t
o
 d

a
y
 l
o
c
a
l 
n
e
e
d
. 

-
T

h
is

 o
p
ti
o
n
 d

o
e
s
 n

o
t 

a
s
s
is

t 
d
ir
e
c
tl
y
 

in
 

p
ro

v
id

in
g
 

fo
r 

lo
c
a
l 

n
e
e
d
 

o
th

e
r 

th
a
n
 d

ir
e
c
tl
y
 f

o
r 

h
o
u
s
in

g
 i
ts

e
lf
. 
 

+
+

T
h
is

 o
p
ti
o
n
 p

ro
v
id

e
s
 g

re
a
te

s
t 

o
p
p
o
rt

u
n
it
y
 t

o
 m

e
e
t 
lo

c
a
l 
n
e
e
d
 

a
s
 i
t 

p
ro

v
id

e
s
 t

h
e
 w

id
e
s
t 
ra

n
g
e
 

o
f 

u
s
e
s
 a

n
d
 t

h
e
re

 i
s
 m

o
re

 l
ik

e
ly

 
to

 m
e
e
t 

lo
c
a
l 
n
e
e
d
, 

re
d
u
c
in

g
 t

h
e
 

n
e
e
d
 t

o
 t
ra

v
e
l.
  

2
.5

 
 

In
c
re

a
s
e
 

a
c
c
e
s
s
 

to
 

a
n
d
 

p
a
rt

ic
ip

a
ti
o
n
 

in
 

c
u
lt
u
ra

l 
a
c
ti
v
it
ie

s
 

C
u
lt
u
ra

l 
fa

c
ili

ti
e
s
 

in
te

g
ra

l 
w

it
h
 

d
e
v
e
lo

p
m

e
n
t.
 
 
D

e
v
e
lo

p
m

e
n
t 

o
f 

‘e
n
v
ir
o
n
m

e
n
t-

b
a
s
e
d
’ 

v
is

it
o
r 

a
tt

ra
c
ti
o
n
s
 
th

a
t 

d
o
 
n
o
t 

d
a
m

a
g
e
 

th
e
 

re
s
o
u
rc

e
 

th
e
y
 

a
re

 
b
a
s
e
d
 

u
p
o
n
.

~
~

~
~
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 D

ra
ft

 S
u
s
ta
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a

b
ili

ty
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p
p
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is

a
l 
o
f 

Is
s
u

e
s
 a

n
d

 O
p

ti
o

n
s
 

  
T

o
rb

a
y
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o
u
n

c
il 

(J
u

ly
 2

0
0

6
)

1
2

S
A

 F
ra

m
e
w

o
rk

Y
a
lb

e
rt

o
n

  
R

o
a
d

P
la

n
n

in
g

 B
ri

e
f 

S
P

D
 O

p
ti

o
n

s

H
ig

h
 L

e
v
e
l 

o
b

je
c
ti

v
e
s
 

S
u

b
-o

b
je

c
ti

v
e
 

D
o

e
s
 t

h
e
 p

o
li
c
y
/ 

p
ro

p
o

s
a
l…

W
h

a
t 

a
p

p
ra

is
a
l 
w

il
l 
lo

o
k
 f

o
r

O
p

ti
o

n
 1

: 
E

m
p

lo
y
m

e
n

t 
U

s
e
 

o
n

ly
O

p
ti

o
n

 2
: 

 R
e
ta

il
 e

n
a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 3
: 

 R
e
s
id

e
n

ti
a
l 

e
n

a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 4
: 

 P
o

s
s
ib

le
 h

y
b

ri
d

 
o

p
ti

o
n

s

3
.1

 
P

ro
m

o
te

 
d
iv

e
rs

if
ic

a
ti
o
n
 

o
f 

th
e
 

e
c
o
n
o
m

y
 

to
 

p
ro

v
id

e
 a

 r
a
n
g
e
 o

f 
s
a
ti
s
fy

in
g
 

jo
b
 

o
p
p
o
rt

u
n
it
ie

s
.

A
llo

c
a
ti
o
n
s
 

th
a
t 

p
ro

v
id

e
 

p
re

m
is

e
s
 f

o
r 

a
 r

a
n
g
e
 o

f 
d
if
fe

re
n
t 

e
m

p
lo

y
m

e
n
t 

n
e
e
d
s

A
v
a
ila

b
ili

ty
 

o
f 

e
m

p
lo

y
m

e
n
t 

th
a
t 

p
e
o
p
le

 
fi
n
d
 

a
tt

ra
c
ti
v
e
; 

w
h
e
th

e
r 

p
e
o
p
le

 
c
a
n
 

m
a
k
e
 

a
 

s
u
ff
ic

ie
n
t 

in
c
o
m

e
 

w
it
h
o
u
t 

h
a
v
in

g
 

to
 

d
o
 

u
n
a
tt

ra
c
ti
v
e
 

w
o

rk
; 

w
h
e
th

e
r 

p
e
o
p
le

 
w

h
o
 

w
a
n
t 

to
 

w
o
rk

 
o
u
ts

id
e
 
th

e
 
c
a
s
h
 
e
c
o
n
o
m

y
 
c
a
n
 

d
o
 

s
o
. 

 
 

P
ro

m
o
ti
o
n
 

o
f 

m
o
re

 
s
u
s
ta

in
a
b
le

 
y
e
a
r-

ro
u
n
d
 
to

u
ri
s
m

, 
p
a
rt

ic
u
la

rl
y
 

in
 

c
o
a
s
ta

l 
a
n
d
 

m
a
rk

e
t 
to

w
n
s
.

+
T

h
e
 a

llo
c
a
ti
o
n
 o

f 
a
ll 

o
f 

th
e
 l

a
n
d

o
n
 

th
e
 

s
it
e
 

s
p
e
c
if
ic

a
lly

 
fo

r 
e
m

p
lo

y
m

e
n
t 

u
s
e
 

p
ro

v
id

e
s
 

g
re

a
te

s
t 

o
p
p
o
rt

u
n
it
ie

s
 f

o
r 

a
 w

id
e

 
ra

n
g
e
 o

f 
e
m

p
lo

y
m

e
n
t 
ty

p
e
s
.

H
o
w

e
v
e
r 

th
e
 

s
e
ri
o
u
s
 

v
ia

b
ili

ty
 

is
s
u
e
s
 

m
a
y
 

s
to

p
 

th
e
 

d
e
v
e
lo

p
m

e
n
t 
c
o
m

in
g
 f
o
rw

a
rd

. 

+
/-

W
h
ils

t 
th

is
 

o
p
ti
o
n
 

p
ro

v
id

e
s
 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 

th
e
y
 

a
 
n
u
m

b
e
r 

o
f 

th
e
s
e
 
a
re

 
fo

r 
lo

w
 

s
k
ill

e
d
 r

e
ta

il 
u
s
e
 a

n
d
 w

ill
 d

o
 l
it
tl
e
 

to
 
a
d
d
re

s
s
 
th

e
 
n
e
e
d
 
fo

r 
b
e
tt

e
r 

jo
b
 

o
p
p
o
rt

u
n
it
ie

s
 

in
 

T
o
rb

a
y
 

in
 

o
rd

e
r 

to
 r

e
ta

in
 y

o
u
n
g
 p

e
o
p
le

. 
  

+
/-

T
h
e
 r

e
s
id

e
n
ti
a
l 
e
le

m
e
n
t 

o
f 
th

is
 

o
p
ti
o
n
 r

e
d
u
c
e
s
 t
h
e
 p

o
te

n
ti
a
l 
ra

n
g
e
 

o
f 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 e

v
e
n

m
o
re

 s
o
 t

h
a
n
 o

p
ti
o
n
 2

. 

+
/-

T
h
is

 o
p
ti
o
n
, 
w

h
ic

h
 i
n
c
lu

d
e
s
 r

e
ta

il 
a
n
d
 r

e
s
id

e
n
ti
a
l 
lim

it
s
 t
h
e
 a

m
o
u
n
t 

o
f 

la
n
d
 a

v
a
ila

b
le

 t
o
 p

ro
v
id

e
 g

o
o
d
 

q
u
a
lit

y
 a

n
d
 m

ix
e
d
 e

m
p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
. 
 

3
.2

H
e
lp

 
e
v
e
ry

o
n
e
 

a
ff

o
rd

 
a
 

c
o
m

fo
rt

a
b
le

 
s
ta

n
d
a
rd

 
o
f 

liv
in

g

W
h
e
th

e
r 

lo
w

e
r 

in
c
o
m

e
s
 

a
re

 
e
n
o
u
g
h
 

to
 

b
u
y
 

a
 

re
a
s
o
n
a
b
le

 
s
ta

n
d
a
rd

 
o
f 

liv
in

g
 

–
 

ta
k
in

g
 

a
c
c
o
u
n
t 

o
f 

(e
.g

.)
 

h
o
u
s
in

g
 

a
n
d
 

tr
a
v
e
l 
c
o
s
ts

. 
 A

v
o
id

a
n
c
e
 o

f 
k
in

d
s
 

o
f 

e
c
o
n
o
m

ic
 

d
e
v
e
lo

p
m

e
n
t 

th
a
t 

(e
.g

.)
 

ra
is

e
 

h
o
u
s
in

g
 

c
o
s
ts

 
o
r 

m
a
k
e
 p

e
o
p
le

 o
n
 l

o
w

e
r 

in
c
o
m

e
s
 

h
a
v
e
 

to
 

s
p
e
n
d
 

m
o
re

 
o
n
 

(e
.g

.)
 

c
a
r 

tr
a
v
e
l 

o
r 

b
u
y
in

g
 

s
e
rv

ic
e
s
 

c
o
m

m
e
rc

ia
lly

 
th

a
t 

u
s
e
d
 

to
 

b
e
 

p
u
b
lic

 o
r 

m
u
tu

a
l.

+
A

s
s
is

t 
in

 
e
n
a
b
lin

g
 

p
e
o
p
le

 
to

 
a
ff

o
rd

 a
 c

o
m

fo
rt

a
b
le

 s
ta

n
d
a
rd

 o
f 

liv
in

g
 

b
y
 

ra
is

in
g
 

in
c
o
m

e
 

le
v
e
ls

 
th

ro
u
g
h
 

im
p
ro

v
e
d
 

ra
n
g
e
 

a
n
d

 
in

c
o
m

e
 

le
v
e
l 

o
f 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 o

ff
e
re

d
. 
 

-
T

h
e
 r

e
ta

il 
e
le

m
e
n
t 

o
f 

th
is

 o
p
ti
o
n
 

p
ro

v
id

e
s
 l

im
it
e
d
 o

p
p
o
rt

u
n
it
ie

s
 t

o
 

in
c
re

a
s
e
 

in
c
o
m

e
 

le
v
e
ls

. 
 

H
o
w

e
v
e
r 

e
m

p
lo

y
m

e
n
t 

o
n
 
o
th

e
r 

a
re

a
s
 
o
f 

th
e
 
s
it
e
 m

a
y
 
a
s
s
is

t 
in

 
re

d
re

s
s
in

g
 t
h
is

 b
a
la

n
c
e
. 
  
 

-/
 +

T
h
is

 
o
p
ti
o
n
 

p
ro

v
id

e
s
 

le
a
s
t 

o
p
p
o
rt

u
n
it
ie

s
 

to
 

in
c
re

a
s
e
 

in
c
o
m

e
 

le
v
e
ls

 b
y
 a

c
c
e
s
s
in

g
 a

 m
o
re

 d
iv

e
rs

e
 

ra
n
g
e
 

o
f 

jo
b
s
. 

 
H

o
w

e
v
e
r 

it
 

w
ill

 
p
ro

v
id

e
 

s
o
m

e
 

a
ff
o
rd

a
b
le

 
h
o
u
s
in

g
 

a
n
d
 

e
m

p
lo

y
m

e
n
t 

u
s
e
s
 

in
 

o
th

e
r 

a
re

a
s
 

w
h
ic

h
 

m
a
y
 

re
d
re

s
s
 

th
e
 

b
a
la

n
c
e
. 

+
/-

T
h
is

 o
p
ti
o
n
, 
w

h
ic

h
 i
n
c
lu

d
e
s
 r

e
ta

il 
a
n
d
 r

e
s
id

e
n
ti
a
l 
lim

it
s
 t
h
e
 a

m
o
u
n
t 

o
f 

la
n
d
 a

v
a
ila

b
le

 t
o
 p

ro
v
id

e
 n

e
w

, 
w

e
ll 

p
a
id

 j
o
b
s
. 

3
.3

 
R

e
d
u
c
e
 

p
o
v
e
rt

y
 

a
n
d

 
in

c
o
m

e
 i
n
e
q
u
a
lit

y

+
A

s
 a

b
o
v
e
.

-
O

u
t 

o
f 

to
w

n
 r

e
ta

ili
n
g
 w

ill
 b

e
n
e
fi
t 

th
o
s
e
 w

it
h
 a

c
c
e
s
s
 t

o
 c

a
rs

 a
t 

th
e
 

e
x
p

e
n
s
e
 o

f 
th

o
s
e
 w

it
h
o
u
t.
  

T
h
is

 
w

o
u
ld

 
b
e
 
p
a
rt

ic
u
la

rl
y
 
s
e
ri
o
u
s
 
if
 

d
e
v
e
lo

p
m

e
n
t 

o
f 

re
ta

il 
u
n
it
s
 

a
t 

Y
a
lb

e
rt

o
n
 

ro
a
d
 

h
a
d
 

a
 

h
a
rm

fu
l 

e
ff

e
c
t 

o
n
 t

h
e
 v

it
a
lit

y
 a

n
d
 v

ia
b
ili

ty
 

o
f 

P
a
ig

n
to

n
 t
o
w

n
 c

e
n
tr

e
.

-/
+

A
s
 a

b
o
v
e
.

+
/-

A
s
 a

b
o
v
e
.

3
. 

D
e

v
e

lo
p

 
th

e
 e

c
o

n
o

m
y
 

in
 w

a
y
s
 t

h
a

t 
m

e
e

t 
p

e
o

p
le

’s
 

n
e
e
d

s

3
.4

M
e
e
t 

lo
c
a
l 

n
e
e
d
s
 l
o
c
a
lly

M
a
in

te
n
a
n
c
e
 
a
n
d
 
e
n
h
a
n
c
e
m

e
n
t 

o
f 

b
u
s
in

e
s
s
e
s
 

m
e
e
ti
n
g
 

lo
c
a
l 

n
e
e
d
s
. 

 
 

E
n
c
o
u
ra

g
e
m

e
n
t 

o
f 

fa
rm

e
rs

’ 
m

a
rk

e
ts

 
a
n
d
 

fa
rm

 
s
h
o
p
s
.

+
T

h
is

 
o
p
ti
o
n
 

p
ro

v
id

e
s
 

g
re

a
te

s
t 

o
p
p
o
rt

u
n
it
ie

s
 t

o
 m

e
e
t 

lo
c
a
l 
n
e
e
d
 

lo
c
a
lly

 
a
n
d
 
e
n
c
o
u
ra

g
e
 
a
 
ra

n
g
e

 
o
f 
s
e
rv

ic
e
s
. 
 

-
W

h
ils

t 
p
a
rt

ia
l 

re
ta

il 
u
s
e
 

m
a
y
 

m
e
e
t 

a
 

s
m

a
ll 

a
m

o
u
n
t 

o
f 

lo
c
a
l

n
e
e
d

it
s

fo
c
u
s
 o

n
 b

u
lk

y
 r

e
ta

il 
w

ill
 

lim
it
 i
ts

 a
b
ili

ty
 t

o
 m

e
e
t 

a
 r

a
n
g
e
 o

f 
lo

c
a
l 
n
e
e
d
s
. 
 

-
T

h
e
 

u
s
e
 

o
f 

p
a
rt

 
o
f 

th
e
 

la
n
d
 

fo
r 

re
s
id

e
n
ti
a
l 

p
u
rp

o
s
e
s
 

lim
it
s
 

th
e
 

ra
n
g
e
 
o
f 

lo
c
a
l 

n
e
e
d
s
 
th

a
t 

c
a
n
 
b
e
 

m
e
t 

b
y
 t
h
e
 s

it
e
. 
 

+
T

h
is

 
o
p
ti
o
n
 

o
f 

m
ix

e
d
 

u
s
e
 

p
ro

v
id

e
s
 

g
o
o
d
 

o
p
p
o
rt

u
n
it
ie

s
 

to
 

p
ro

v
id

e
 

fo
r 

a
 

ra
n
g
e
 

o
f 

lo
c
a
l 

n
e
e
d
s
, 

a
n
d
 

to
 

d
e
v
e
lo

p
 

re
s
id

e
n
ti
a
l 

u
s
e
s
 

a
s
 

p
a
rt

 
o
f 

a
 

s
u
s
ta

in
a
b
le

 c
o
m

m
u
n
it
y
.



T
o
rb

a
y
 L

o
c
a
l 
D

e
v
e
lo

p
m

e
n
t 
F

ra
m

e
w

o
rk

 –
 Y

a
lb

e
rt

o
n
 R

o
a
d
 P

a
ig

n
to

n
: 

 P
la

n
n
in

g
 B

ri
e

f 
  
  

  
  
  

  
  

  
  

  
 

P
re

-R
e

g
u

la
ti
o
n

 1
7
 D

ra
ft

 S
u
s
ta

in
a

b
ili

ty
 A

p
p

ra
is

a
l 
o
f 

Is
s
u

e
s
 a

n
d

 O
p

ti
o

n
s
 

  
T

o
rb

a
y
 C

o
u
n

c
il 

(J
u

ly
 2

0
0

6
)

1
3

S
A

 F
ra

m
e
w

o
rk

Y
a
lb

e
rt

o
n

  
R

o
a
d

P
la

n
n

in
g

 B
ri

e
f 

S
P

D
 O

p
ti

o
n

s

H
ig

h
 L

e
v
e
l 

o
b

je
c
ti

v
e
s
 

S
u

b
-o

b
je

c
ti

v
e
 

D
o

e
s
 t

h
e
 p

o
li
c
y
/ 

p
ro

p
o

s
a
l…

W
h

a
t 

a
p

p
ra

is
a
l 
w

il
l 
lo

o
k
 f

o
r

O
p

ti
o

n
 1

: 
E

m
p

lo
y
m

e
n

t 
U

s
e
 

o
n

ly
O

p
ti

o
n

 2
: 

 R
e
ta

il
 e

n
a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 3
: 

 R
e
s
id

e
n

ti
a
l 

e
n

a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 4
: 

 P
o

s
s
ib

le
 h

y
b

ri
d

 
o

p
ti

o
n

s

3
.5

 
 

In
c
re

a
s
e
 

th
e
 

c
ir
c
u
la

ti
o
n
 

o
f 

w
e
a
lt
h
 

w
it
h
in

 
th

e
 

re
g
io

n

P
ro

m
o
ti
o
n
 o

f 
lo

c
a
l 
a
n
d
 r

e
g
io

n
a
l 

m
a
rk

e
ts

 i
n
 g

o
o
d
s
 a

n
d
 s

e
rv

ic
e
s
.

D
e
v
e
lo

p
m

e
n
t 
o
f 
g
re

a
te

r 
in

te
g
ra

ti
o
n
 w

it
h
in

 k
e
y
 e

c
o
n
o
m

ic
 

s
e
c
to

rs
 o

f 
th

e
 r

e
g
io

n
.

E
n
c
o
u
ra

g
e
m

e
n
t 

to
 

lo
c
a
l 

b
u
s
in

e
s
s
e
s
, 

e
s
p
e
c
ia

lly
 

m
ic

ro
 

a
n
d
 

S
M

E
s
 

th
a
t 

a
d
o
p
t 

s
u
s
ta

in
a
b
le

 p
ra

c
ti
c
e
s
.

+
T

h
is

 
o
p
ti
o
n
 

p
ro

v
id

e
s
 

g
o
o
d
 

o
p
p
o
rt

u
n
it
ie

s
 f

o
r 

d
e
v
e
lo

p
m

e
n
t 

o
f 

a
 r

a
n
g
e
 o

f 
b
u
s
in

e
s
s
 u

n
it
s
 f

o
r 

a
 

ra
n
g
e
 

o
f 

d
if
fe

re
n
t 

n
e
e
d
s
 

in
c
lu

d
in

g
 m

ic
ro

 a
n
d
 S

M
E

s
. 

 T
h
is

 
is

 
im

p
o
rt

a
n
t 

in
 

T
o
rb

a
y
 

w
h
ic

h
 

s
u
ff
e
rs

 
fr

o
m

 
a
 

p
o
o
r 

ra
n
g
e
 

o
f 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
. 
 

+
/-

T
h
e
 r

e
ta

il 
e
le

m
e
n
t 

o
f 

th
is

 o
p
ti
o
n
 

im
p
ro

v
e
s
 

o
p
p
o
rt

u
n
it
ie

s
 

to
 

in
c
re

a
s
e
 

th
e
 

c
ir
c
u
la

ti
o
n
 

o
f 

w
e
a
lt
h
. 

 
T

h
e
 

lo
c
a
ti
o
n
 

o
f 

a
 

n
u
m

b
e
r 

o
f 

re
ta

il 
s
to

re
s
 

c
o
u
ld

 
a
ls

o
 

ra
is

e
 

th
e
 

p
ro

fi
le

 
o
f 

th
e
 

b
u
s
in

e
s
s
 

u
n
it
s
 

a
d
ja

c
e
n
t 

a
s
s
is

ti
n
g
 

in
 

n
e
tw

o
rk

in
g
 

a
n
d
 

in
c
re

a
s
in

g
 c

ir
c
u
la

ti
o
n
 o

f 
w

e
a
lt
h
. 

 

H
o
w

e
v
e
r 

s
e
e
 

o
b
je

c
ti
v
e
 

3
.3

 
re

g
a
rd

in
g
 P

a
ig

n
to

n
 t
o
w

n
 c

e
n
tr

e
.

-
T

h
is

 
o
p
ti
o
n
, 

w
h
ils

t 
it
 

w
ill

 
p
ro

v
id

e
 

fi
n
a
n
c
e
 n

e
c
e
s
s
a
ry

 t
o
 m

a
k
e
 t

h
e
 s

it
e
 

e
c
o
n
o
m

ic
a
lly

 
v
ia

b
le

 
w

ill
 

n
o
t 

n
e
c
e
s
s
a
ri
ly

 
in

c
re

a
s
e
 
o
p
p
o
rt

u
n
it
ie

s
 

fo
r 

c
ir
c
u
la

ti
o
n
 o

f 
w

e
a
lt
h
.

+
/-

T
h
is

 
c
o
m

b
in

e
d
 

a
p
p
ro

a
c
h
 

h
a
s
 

th
e
 

a
d
v
a
n
ta

g
e
 

o
f 

in
te

g
ra

te
d
 

u
s
e
s
 

(a
n
d
 

a
s
s
o
c
ia

te
d
 

o
p
p
o
rt

u
n
it
ie

s
 o

r 
n
e
tw

o
rk

in
g
) 

b
u
t 

h
a
s
 

th
e
 

d
is

a
d
v
a
n
ta

g
e
 

o
f 

la
n
d
 

ta
k
e
 
fo

r 
re

s
id

e
n
ti
a
l 

w
h
ic

h
 
lim

it
s
 

th
e
 

n
u
m

b
e
r 

o
f 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 o

n
 t
h
e
 s

it
e
. 

3
.6

 
 

H
a
rn

e
s
s
 

th
e
 

e
c
o
n
o
m

ic
 
p
o
te

n
ti
a
l 

o
f 

th
e
 

c
o
a
s
t 

in
 

a
 

s
u
s
ta

in
a
b
le

 w
a
y

In
te

g
ra

te
d
 

a
p
p
ro

a
c
h
e
s
 

to
 

c
o
a
s
ta

l 
m

a
n
a
g
e
m

e
n
t 

th
a
t 

p
ro

v
id

e
 

fo
r 

c
lim

a
te

 
c
h
a
n
g
e
 

to
 

ta
k
e
 

it
s
 

n
a
tu

ra
l 

c
o
u
rs

e
 

w
h
e
re

 
p
o
s
s
ib

le
, 
c
a
re

fu
l 
p
la

n
n
in

g
 o

f 
p
o
rt

 
a
n
d
 
c
o
a
s
ta

l 
to

w
n
 
d
e
v
e
lo

p
m

e
n
t,
 

th
a
t 

d
e
liv

e
rs

 
jo

b
s
 
th

a
t 

fe
e
d
 
o
ff
 

b
u
t 

d
o
 

n
o
t 

d
a
m

a
g
e
 

th
e
 

e
n
v
ir
o
n
m

e
n
t,
 

a
n
d
 

b
y
 

k
e
e
p
in

g
 

th
e
 ‘
w

ild
’ 
s
tr

e
tc

h
e
s
 ‘
w

ild
’.

N
/A

N
/A

N
/A

N
/A

3
.7

 
 

R
e
d
u
c
e
 

v
u
ln

e
ra

b
ili

ty
 
o
f 

th
e
 

e
c
o
n
o
m

y
 

to
 

c
lim

a
te

 
c
h
a
n
g
e
 

a
n
d
 

h
a
rn

e
s
s
 

o
p
p
o
rt

u
n
it
ie

s
 

a
ri
s
in

g
 

E
c
o
n
o
m

ic
 

p
a
tt
e
rn

s
 

th
a
t 

a
v
o
id

 
u
n
n
e
c
e
s
s
a
ry

 
d
e
p
e
n
d
e
n
c
e
 

o
n

 
lo

n
g
 
d
is

ta
n
c
e
 
tr

a
d
e
 
a
n
d
 
tr

a
v
e
l.
  

 
V

is
it
o
r 

a
n
d
 

re
c
re

a
ti
o
n
 

d
e
v
e
lo

p
m

e
n
ts

 
th

a
t 

w
ill

 
e
n
c
o
u
ra

g
e
 

p
e
o
p
le

 
to

 
s
ta

y
/v

is
it
 

th
e
 
S

o
u
th

 W
e
s
t 

ra
th

e
r 

th
a
n
 
g
o
 

fu
rt

h
e
r 

a
fi
e
ld

.

+
T

h
e
 
lo

c
a
ti
o
n
 
o
f 

th
is

 
s
it
e
, 

w
h
ils

t 
n
o
t 

in
 

th
e
 

c
e
n
tr

e
 

o
f 

to
w

n
 

is
 

a
d
ja

c
e
n
t 

to
 

e
x
is

ti
n
g
 

in
d
u
s
tr

ia
l 

u
s
e
s
 
a
n
d
 
re

s
id

e
n
ti
a
l 

a
re

a
s
 
a
n
d
 

h
a
s
 p

o
te

n
ti
a
l 
fo

r 
a
 g

o
o
d
 r

a
n
g
e
 o

f 
s
u
s
ta

in
a
b
le

 t
ra

n
s
p
o
rt

 a
lt
h
o
u
g
h
 i

t 
is

 
in

e
v
it
a
b
le

 
th

a
t 

p
ri
v
a
te

 
tr

a
n
s
p
o
rt

 
w

ill
 

b
e
 

a
 

n
e
c
e
s
s
a
ry

 
p
a
rt

 o
f 
th

e
 s

it
e
 f

u
n
c
ti
o
n
in

g
. 

+
/-

T
h
e
 l
o
c
a
ti
o
n
 o

f 
re

ta
il 

u
s
e
 h

e
re

 i
s
 

lik
e
ly

 t
o
 i

n
c
re

a
s
e
 t

h
e
 n

u
m

b
e
r 

o
f 

jo
u
rn

e
y
s
 b

y
 c

a
r,

 p
a
rt

ic
u
la

rl
y
 i

f 
it
 

is
 

fo
r 

b
u
lk

y
 

fo
o
d
 

it
e
m

s
. 
 

H
o
w

e
v
e
r 

th
e
 

n
u
m

b
e
r 

o
f 

lo
n
g
 

d
is

ta
n
c
e
 j
o
u
rn

e
y
s
 m

a
y
 d

e
c
re

a
s
e
 

w
h
e

re
 

re
ta

il 
p
ro

v
is

io
n
 

is
 
m

a
d
e
 

o
n
 

s
it
e
 

th
a
t 

c
o
u
ld

 
o
n
ly

 
p
re

v
io

u
s
ly

 b
e
 p

ro
v
id

e
d
 i

n
 l

a
rg

e
r 

c
e
n
tr

e
s
 

s
u
c
h
 

a
s
 

E
x
e
te

r 
o
r

P
ly

m
o
u
th

. 
 

~
P

a
rt

ia
l 
re

s
id

e
n
ti
a
l 
u
s
e
 i
s
 u

n
lik

e
ly

 t
o
 

h
a
v
e
 a

n
 i
m

p
a
c
t 

o
n
 t

h
e
 v

u
ln

e
ra

b
ili

ty
 

o
f 

th
e
 s

it
e
 t
o
 c

lim
a
te

 c
h
a
n
g
e
. 

~

3
.8

 
 

C
o
n
tr

ib
u
te

 
to

 
th

e
 

re
g
e
n
e
ra

ti
o
n
 

a
n
d
 

q
u
a
lit

y
 

a
n
d
 

d
iv

e
rs

it
y
 

o
f 

th
e
 

to
u
ri
s
m

 i
n
d
u
s
tr

y

D
e
v
e
lo

p
m

e
n
t 

w
h
ic

h
 

a
s
s
is

ts
 

in
 

re
g
e
n
e
ra

ti
n
g
 

a
n
d

 
d
iv

e
rs

if
y
in

g
 

th
e
 t

o
u
ri
s
m

 i
n
d
u
s
tr

y
.

N
/A

N
/A

N
/A

N
/A
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 Y

a
lb

e
rt

o
n
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o
a
d
 P

a
ig

n
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n
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la

n
n
in

g
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ri
e
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P
re
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g
u
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o
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7
 D

ra
ft

 S
u
s
ta

in
a

b
ili

ty
 A

p
p

ra
is

a
l 
o
f 

Is
s
u

e
s
 a

n
d

 O
p

ti
o

n
s
 

  
T

o
rb

a
y
 C

o
u
n

c
il 

(J
u

ly
 2

0
0

6
)

1
4

S
A

 F
ra

m
e
w

o
rk

Y
a
lb

e
rt

o
n

  
R

o
a
d

P
la

n
n

in
g

 B
ri

e
f 

S
P

D
 O

p
ti

o
n

s

H
ig

h
 L

e
v
e
l 

o
b

je
c
ti

v
e
s
 

S
u

b
-o

b
je

c
ti

v
e
 

D
o

e
s
 t

h
e
 p

o
li
c
y
/ 

p
ro

p
o

s
a
l…

W
h

a
t 

a
p

p
ra

is
a
l 
w

il
l 
lo

o
k
 f

o
r

O
p

ti
o

n
 1

: 
E

m
p

lo
y
m

e
n

t 
U

s
e
 

o
n

ly
O

p
ti

o
n

 2
: 

 R
e
ta

il
 e

n
a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 3
: 

 R
e
s
id

e
n

ti
a
l 

e
n

a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 4
: 

 P
o

s
s
ib

le
 h

y
b

ri
d

 
o

p
ti

o
n

s

3
.9

 
R

e
d
u
c
e
 

re
lia

n
c
e
 

o
n
 

s
e
a
s
o
n
a
l 

a
n
d
 

p
a
rt

 
ti
m

e
 

w
o
rk

 
w

it
h
in

 
T

o
rb

a
y
.

D
e
v
e
lo

p
m

e
n
t 

p
a
tt

e
rn

s
 

w
h
ic

h
 

a
s
s
is

t 
in

 c
re

a
ti
o
n
 o

f 
y
e
a
r 

ro
u
n
d
 

e
m

p
lo

y
m

e
n
t 

w
it
h
 

o
p
ti
o
n
s
 

fo
r 

fu
llt

im
e
 p

o
s
it
io

n
s
.

+
+

T
o
rb

a
y
 
h
a
s
 

a
 

s
e
ri
o
u
s
 
p
ro

b
le

m
 

w
it
h
 h

ig
h

 l
e
v
e
l 

o
f 

p
a
rt

 t
im

e
 a

n
d
 

s
e
a
s
o
n
a
l 

w
o
rk

 
a
n
d
 

th
e
 

a
s
s
o
c
ia

te
d
 

lo
w

 
a
n
d
 

u
n
c
e
rt

a
in

 
in

c
o
m

e
. 

 
 
In

 
th

e
o
ry

 
th

is
 
o
p
ti
o
n
 

p
ro

v
id

e
s
 

g
re

a
te

s
t 

o
p
p
o
rt

u
n
it
ie

s
 

to
 

in
c
re

a
s
e
 

c
h
a
n
c
e
s
 

o
f 

y
e
a
r 

a
ro

u
n
d
 a

n
d
 f

u
ll 

ti
m

e
 p

o
s
it
io

n
s
. 
 

?
T

h
is

 
o
p
ti
o
n
 

w
ill

 
p
ro

v
id

e
 

a
 

n
u
m

b
e
r 

o
f 

y
e
a
r 

a
ro

u
n
d
 

e
m

p
lo

y
m

e
n
t 

p
o
s
it
io

n
s
 

h
o
w

e
v
e
r 

it
 w

ill
 n

o
t 

n
e
c
e
s
s
a
ri
ly

 p
ro

v
id

e
 f

u
ll 

ti
m

e
 o

r 
w

e
ll 

p
a
rt

ic
u
la

rl
y
 w

e
ll 

p
a
id

 
p
o
s
ts

. 

-
T

h
e
 

u
s
e
 

o
f 

p
a
rt

 
o
f 

th
e
 

s
it
e
 

fo
r 

re
s
id

e
n
ti
a
l 
w

ill
 r

e
d
u
c
e
 t

h
e
 p

o
te

n
ti
a
l 

fo
r 

fu
ll 

ti
m

e
 

a
n
d
 

p
a
rt

 
ti
m

e
 

p
o
s
ts

 
s
im

p
ly

 a
s
 a

 r
e
s
u
lt
 o

f 
th

e
 l
a
n
d
 t

a
k
e
n
 

o
u
t 

o
f 
e
m

p
lo

y
m

e
n
t 

u
s
e
. 

-
T

h
e
 p

ro
p
o
rt

io
n
 o

f 
la

n
d

 t
a
k
e
n
 f

o
r 

re
s
id

e
n
ti
a
l 

a
n
d
 

re
ta

il 
re

d
u
c
e
s
 

o
p
p
o
rt

u
n
it
ie

s
 f

o
r 

c
re

a
ti
o
n
 o

f 
fu

ll 
ti
m

e
 

a
n
d
 

y
e
a
r 

a
ro

u
n
d
 

e
m

p
lo

y
m

e
n
t 

o
n
 t

h
is

 s
it
e
. 

4
.1

R
e
d
u
c
e
 

th
e
 

n
e
e
d
/ 

d
e
s
ir
e
 

to
 

tr
a
v
e
l 

b
y
 

c
a
r

D
e
v
e
lo

p
m

e
n
t 

p
a
tt

e
rn

s
 

th
a
t 

re
d
u
c
e
 t

h
e
 n

e
e
d
 t

o
 t

ra
v
e
l,
 s

u
c
h
 

a
s
 e

n
s
u
ri
n
g
 t

h
a
t 

p
e
o
p
le

 c
a
n
 l

iv
e
 

c
lo

s
e
r 

to
 

th
e
ir
 

w
o
rk

. 
 

A
v
o
id

 
d
e
v
e
lo

p
m

e
n
ts

 
th

a
t 

g
e
n
e
ra

te
 

fu
rt

h
e
r 

ro
a
d
 

tr
a
ff

ic
. 
 

Im
p
ro

v
e
m

e
n
t 

o
f 

a
lt
e
rn

a
ti
v
e
s
 

to
 

th
e
 c

a
r.

  
P

ro
m

o
ti
o
n
 o

f 
‘n

o
n
 c

a
r’
 

o
p
ti
o
n
s
 

fo
r 

to
u
ri
s
m

. 
 

P
o
lic

ie
s
 

th
a
t 

p
ro

g
re

s
s
iv

e
ly

 
re

d
u
c
e
 

p
a
rk

in
g
 

p
ro

v
is

io
n
 

a
n
d
 

ro
a
d
 

s
p
a
c
e
. 

 P
o
lic

ie
s
 t

h
a
t 

e
n
c
o
u
ra

g
e
 

m
o
re

 
e
ff

ic
ie

n
t 

u
s
e
 
o
f 

c
a
r 

tr
a
v
e
l 

(e
.g

. 
c
a
r 

s
h
a
ri
n
g
, 

fu
e
l 

e
ff
ic

ie
n
t 

c
a
rs

, 
e
tc

.)
.

+
/-

T
h
e
 
lo

c
a
ti
o
n
 
o
f 

th
is

 
s
it
e
, 

w
h
ils

t 
n
o
t 

in
 

th
e
 

c
e
n
tr

e
 

o
f 

to
w

n
 

is
 

a
d
ja

c
e
n
t 

to
 

e
x
is

ti
n
g
 

in
d
u
s
tr

ia
l 

u
s
e
s
 
a
n
d
 
re

s
id

e
n
ti
a
l 

a
re

a
s
 
a
n
d
 

h
a
s
 p

o
te

n
ti
a
l 
fo

r 
a
 g

o
o
d
 r

a
n
g
e
 o

f 
s
u
s
ta

in
a
b
le

 t
ra

n
s
p
o
rt

 a
lt
h
o
u
g
h
 i

t 
is

 
in

e
v
it
a
b
le

 
th

a
t 

p
ri
v
a
te

 
tr

a
n
s
p
o
rt

 
w

ill
 

b
e
 

a
 

n
e
c
e
s
s
a
ry

 
p
a
rt

 o
f 
th

e
 s

it
e
 f

u
n
c
ti
o
n
in

g
.

--
T

h
e
 

re
ta

il 
e
le

m
e
n
t 

o
f 

th
is

 
d
e
v
e
lo

p
m

e
n
t,
 

e
s
p
e
c
ia

lly
 

g
iv

e
n
 

it
‘s

 
b
u
lk

y
 

n
a
tu

re
 

is
 

lik
e
ly

 
to

 
g
e
n
e
ra

te
 

a
d
d
it
io

n
a
l 

tr
a
n
s
p
o
rt

 
c
o
m

in
g
 i
n
 a

n
d
 o

u
t 
o
f 
th

e
 s

it
e
.

-
T

h
e
 

lo
c
a
ti
o
n
 

o
f 

re
s
id

e
n
ti
a
l 

u
n
it
s
 

o
n
s
it
e
 

is
 

lik
e
ly

 
to

 
in

c
re

a
s
e
 

th
e
 

n
u
m

b
e
r 

o
f 

jo
u
rn

e
y
s
 
g
o
in

g
 
to

 
a
n
d
 

fr
o
m

 
th

e
 
s
it
e
 
th

ro
u
g
h
o
u
t 

th
e
 
d
a
y
.

H
o
w

e
v
e
r 

th
e
re

 i
s
 a

ls
o
 p

o
te

n
ti
a
l 

fo
r 

p
e
o
p
le

 t
o
 l

iv
e
 c

lo
s
e
 t

o
 t

h
e
ir
 w

o
rk

, 
e
it
h
e
r 

d
ir
e
c
tl
y
 

o
n
 

th
is

 
s
it
e
 

o
r 

o
n
 

a
d
ja

c
e
n
t 

e
m

p
lo

y
m

e
n
t 

s
it
e
 

th
u
s
 

re
d
u
c
in

g
 t

h
e
 n

u
m

b
e
r 

o
f 

d
a
ily

 s
h
o
rt

 
c
a
r 

jo
u
rn

e
y
s
. 
 

+
/-

T
h
e
 

c
o
m

b
in

a
ti
o
n
 

o
f 

d
if
fe

re
n
t 

u
s
e
s
 

o
ff

e
rs

 
o
p
p
o
rt

u
n
it
ie

s
 

to
 

re
d
u
c
e
 
th

e
 
n
u
m

b
e
r 

o
f 

jo
u
rn

e
y
s
 

b
y
 

n
e
tw

o
rk

in
g
 

w
it
h
in

 
a
n
d
 

o
n
 

a
d
ja

c
e
n
t 
s
it
e
. 
 

H
o
w

e
v
e
r 

in
 
re

a
lit

y
 
a
ll 

th
e
 
u
s
e
s
 

o
n
 t

h
is

 s
it
e
 a

re
 l
ik

e
ly

 t
o
 i
n
c
re

a
s
e
 

th
e
 n

u
m

b
e
r 

o
f 
c
a
r 

jo
u
rn

e
y
s
. 

4
. 

 P
ro

v
id

e
 

a
c

c
e

s
s

 t
o

 
m

e
e

t 
p

e
o

p
le

s
  

n
e

e
d

s
 w

it
h

 
le

a
s

t 
d

a
m

a
g

e
 

to
 

c
o

m
m

u
n

it
ie

s
 

a
n

d
 t

h
e

 
e

n
v

ir
o

n
m

e
n

t

4
.2

 
R

e
d
u
c
e
 

th
e
 

n
e
e
d
/ 

d
e
s
ir
e
 

to
 

tr
a
v
e
l 
 b

y
 a

ir

D
e
v
e
lo

p
 a

lt
e
rn

a
ti
v
e
s
, 
e
s
p
e
c
ia

lly
 

fa
s
t 

ra
il 

lin
k
s
 a

n
d
 d

ir
e
c
t 
s
e
a
 l
in

k
s
 

to
 E

ir
e
, 
F

ra
n
c
e
 a

n
d
 S

p
a
in

. 
A

n
y
 e

x
tr

a
 a

ir
 c

a
p
a
c
it
y
 i
n
 t
h
e
 

S
o
u
th

 W
e
s
t 
s
h
o
u
ld

 b
e
 o

ff
s
e
t 
b
y
 

re
d
u
c
ti
o
n
s
 e

ls
e
w

h
e
re

 e
.g

. 
H

e
a
th

ro
w

.
A

v
o
id

a
n
c
e
 
o
f 

d
e
v
e
lo

p
m

e
n
t 

th
a
t 

e
n
c
o
u
ra

g
e
s
 a

ir
 t

ra
v
e
l.
  

(C
o
n
fl
ic

t 
w

it
h
 

e
n
c
o
u
ra

g
in

g
 

v
is

it
o
rs

 
fr

o
m

 
o
v
e
rs

e
a
s
 a

n
d
 t
o
u
ri
s
ts

).

N
/A

N
/A

N
/A

N
/A
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 Y

a
lb
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rt

o
n
 R
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 P

a
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 P
la
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P
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g
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o
n
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7
 D

ra
ft

 S
u
s
ta

in
a

b
ili

ty
 A

p
p

ra
is

a
l 
o
f 

Is
s
u

e
s
 a

n
d

 O
p

ti
o

n
s
 

  
T

o
rb

a
y
 C

o
u
n

c
il 

(J
u

ly
 2

0
0

6
)

1
5

S
A

 F
ra

m
e
w

o
rk

Y
a
lb

e
rt

o
n

  
R

o
a
d

P
la

n
n

in
g

 B
ri

e
f 

S
P

D
 O

p
ti

o
n

s

H
ig

h
 L

e
v
e
l 

o
b

je
c
ti

v
e
s
 

S
u

b
-o

b
je

c
ti

v
e
 

D
o

e
s
 t

h
e
 p

o
li
c
y
/ 

p
ro

p
o

s
a
l…

W
h

a
t 

a
p

p
ra

is
a
l 
w

il
l 
lo

o
k
 f

o
r

O
p

ti
o

n
 1

: 
E

m
p

lo
y
m

e
n

t 
U

s
e
 

o
n

ly
O

p
ti

o
n

 2
: 

 R
e
ta

il
 e

n
a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 3
: 

 R
e
s
id

e
n

ti
a
l 

e
n

a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 4
: 

 P
o

s
s
ib

le
 h

y
b

ri
d

 
o

p
ti

o
n

s

4
.3

 
H

e
lp

 
e
v
e
ry

o
n
e

 
a
c
c
e
s
s
 

b
a
s
ic

 
s
e
rv

ic
e
s
 

e
a
s
ily

, 
s
a
fe

ly
 

a
n
d
 

a
ff

o
rd

a
b
ly

 
(i
n
 

lin
e
 

w
it
h
 

p
ro

je
c
te

d
 

p
o
p
u
la

ti
o
n
 

in
c
re

a
s
e
)

D
is

ta
n
c
e
 

to
, 

a
n
d
 

e
a
s
e
 

o
f 

a
c
c
e
s
s
in

g
, 

s
c
h
o
o
ls

, 
s
h
o
p
s
, 

p
la

c
e
s
 
o
f 

w
o
rk

 
a
n
d
 
re

c
re

a
ti
o
n
. 
 

Q
u
a
lit

y
 o

f 
lo

c
a
l 

s
e
rv

ic
e
s
: 

h
a
v
in

g
 

a
 s

c
h
o
o
l 
w

it
h
in

 w
a
lk

in
g
 d

is
ta

n
c
e
 

o
f 

h
o
u
s
in

g
 

is
 

le
s
s
 

u
s
e
 

if
 

a
ll 

fa
m

ili
e
s
 

w
h
o
 

c
a
n
, 

s
e
n
d
 

th
e
ir
 

c
h
ild

re
n
 e

ls
e
w

h
e
re

. 
 E

n
c
o
u
ra

g
e
 

g
re

a
te

r 
u
s
e
 o

f 
IC

T
.

-
T

h
is

 
o
p
ti
o
n
 

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 f

o
r 

lo
c
a
l 

re
s
id

e
n
ts

 
to

 a
c
c
e
s
s
 a

 n
u
m

b
e
r 

o
f 

s
p
e
c
ia

lis
t

s
e
rv

ic
e
s
 
a
n
d
 
lo

c
a
l 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
. 

H
o
w

e
v
e
r 

it
 w

ill
 n

o
t 

in
c
re

a
s
e
 

a
c
c
e
s
s
 

to
 

e
v
e
ry

d
a
y
 

n
e
e
d
s
 s

u
c
h
 a

s
 h

e
a
lt
h
, 

e
d
u
c
a
ti
o
n
 

o
r 

lo
c
a
l 
s
h
o
p
s
 a

s
 t

h
e
s
e
 u

s
e
s
 d

o
 

n
o
t 

fa
ll 

w
it
h
in

 t
h
e
 s

p
e
c
if
ie

d
 u

s
e
 

c
la

s
s
e
s
 u

n
d
e
r 

th
is

 o
p
ti
o
n
. 
 

-
T

h
is

 
o
p
ti
o
n
 

p
ro

v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 f

o
r 

lo
c
a
l 

re
s
id

e
n
ts

 
to

 a
c
c
e
s
s
 a

 n
u
m

b
e
r 

o
f 

s
p
e
c
ia

lis
t 

s
e
rv

ic
e
s
 
a
n
d
 
lo

c
a
l 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
. 

  
H

o
w

e
v
e
r 

d
u
e
 t

o
 

th
e
 

b
u
lk

y
 

n
a
tu

re
 

o
f 

th
e
 

re
ta

il 
p
ro

p
o
s
e
d
 h

e
re

 i
t 

is
 u

n
lik

e
ly

 t
h
a
t 

th
is

 
w

ill
 

b
e
n
e
fi
t 

lo
c
a
l 

re
s
id

e
n
ts

 
v
is

it
in

g
 t

h
e
 s

it
e
 o

n
 f

o
o
t.
  
 

-/
+

T
h
e
 l

o
c
a
ti
o
n
 o

f 
re

s
id

e
n
ti
a
l 

u
n
it
s
 o

n
 

th
e
 s

it
e
 w

ill
 n

o
t 

in
c
re

a
s
e
 a

c
c
e
s
s
 t

o
 

lo
c
a
l 

s
e
rv

ic
e
s
 

a
lt
h
o
u
g
h
 

it
 

w
ill

 
p
ro

v
id

e
 t

h
o
s
e
 n

e
w

 r
e
s
id

e
n
ts

 o
n
 t

h
e

s
it
e
 

w
it
h
 

a
c
c
e
s
s
 

to
 

s
p
e
c
ia

lis
t 

s
e
rv

ic
e
s
 

a
n
d
 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
 p

ro
v
id

e
d
 b

y
 a

d
ja

c
e
n
t 

in
d
u
s
tr

ia
l 
u
s
e
s
. 

+
+

/-
T

h
e
 h

y
b
ri
d
 o

p
ti
o
n
 p

ro
v
id

e
s
 

o
p
p
o
rt

u
n
it
ie

s
 t

o
 a

s
s
is

t 
m

e
e
ti
n
g
 

th
e
 n

e
e
d
s
 o

f 
lo

c
a
l 
p
e
o
p
le

 i
n
 

te
rm

s
 o

f 
s
p
e
c
ia

lis
t 
s
e
rv

ic
e
s
 

o
ff

e
re

d
 b

y
 t

h
e
 i
n
d
u
s
tr

ia
l 
e
s
ta

te
 

a
s
 w

e
ll 

a
s
 b

u
lk

y
 g

o
o
d
 r

e
ta

il 
a
n
d
 

b
y
 p

ro
v
id

in
g
 a

c
c
e
s
s
 t

o
 l
o
c
a
l 

e
m

p
lo

y
m

e
n
t 

o
p
p
o
rt

u
n
it
ie

s
. 
 I
t 

w
ill

 n
o
t 

h
o
w

e
v
e
r 

a
s
s
is

t 
in

 
m

e
e
ti
n
g
 l
o
c
a
l 
n
e
e
d
 i
n
 r

e
g
a
rd

 t
o
 

lo
c
a
l 
s
h
o
p
s
, 
s
c
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c
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b
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p
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p
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p
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b
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c
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b
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b
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b
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h
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o
d
 

p
ro

d
u
c
ti
o
n
, 

b
io

d
iv

e
rs

it
y
, 

fl
o
o
d
 

s
to

ra
g
e
, 

g
ro

u
n
d

w
a
te

r 
re

c
h
a
rg

e
, 

e
tc

. 
 

E
n
c
o
u
ra

g
e
 

d
e
v
e
lo

p
m

e
n
t 

th
a
t 

s
tr

e
n
g
th

e
n
s
 l
in

k
s
 b

e
tw

e
e
n
 u

rb
a
n
 

a
n
d
 

ru
ra

l 
liv

e
s
, 

a
n
d
 

s
u
p
p
o
rt

s
 

fa
rm

e
rs

’ 
s
u
s
ta

in
a
b
le

 
s
te

w
a
rd

s
h
ip

 o
f 
ru

ra
l 
la

n
d
.

?
T

h
e
 
a
g
ri
c
u
lt
u
ra

l 
g
ra

d
in

g
 
o
f 

th
e
 

la
n
d
 

a
t 

Y
a
lb

e
rt

o
n
 

is
 

u
n
k
n
o
w

n
. 

 
T

h
e
re

fo
re

 
c
o
m

m
e
n
ts

 
re

g
a
rd

in
g
 

lo
s
s
 
o
f 

b
io

-p
ro

d
u
c
ti
v
e
 
la

n
d
 
c
a
n
 

n
o
t 

b
e
 m

a
d
e
. 
 

C
o
m

m
e
n
ts

 
re

g
a
rd

in
g
 

fl
o
o
d
 

w
a
te

r 
s
to

ra
g
e
 

a
re

 
c
o
n
s
id

e
re

d
 

u
n
d
e
r 

s
u
b
 o

b
je

c
ti
v
e
 5

.6
,

?
T

h
e
 
a
g
ri
c
u
lt
u
ra

l 
g
ra

d
in

g
 
o
f 

th
e
 

la
n
d
 

a
t 

Y
a
lb

e
rt

o
n
 

is
 

u
n
k
n
o
w

n
. 

 
T

h
e
re

fo
re

 
c
o
m

m
e
n
ts

 
re

g
a
rd

in
g
 

lo
s
s
 
o
f 

b
io

-p
ro

d
u
c
ti
v
e
 
la

n
d
 
c
a
n
 

n
o
t 

b
e
 m

a
d
e
. 
 

C
o
m

m
e
n
ts

 
re

g
a
rd

in
g
 

fl
o
o
d
 

w
a
te

r 
s
to

ra
g
e
 

a
re

 
c
o
n
s
id

e
re

d
 

u
n
d
e
r 

s
u
b
 o

b
je

c
ti
v
e
 5

.6
.

?
T

h
e
 a

g
ri
c
u
lt
u
ra

l 
g
ra

d
in

g
 o

f 
th

e
 l
a
n

d
 

a
t 

Y
a
lb

e
rt

o
n
 

is
 

u
n
k
n
o
w

n
. 
 

T
h
e
re

fo
re

 
c
o
m

m
e
n
ts

 
re

g
a
rd

in
g
 

lo
s
s
 o

f 
b
io

-p
ro

d
u
c
ti
v
e
 l

a
n
d
 c

a
n
 n

o
t 

b
e
 m

a
d
e
. 
 

C
o
m

m
e
n
ts

 
re

g
a
rd

in
g
 

fl
o
o
d
 

w
a
te

r 
s
to

ra
g
e
 a

re
 c

o
n
s
id

e
re

d
 u

n
d
e
r 

s
u
b
 

o
b
je

c
ti
v
e
 5

.6
.

?
T

h
e
 
a
g
ri
c
u
lt
u
ra

l 
g
ra

d
in

g
 
o
f 

th
e
 

la
n
d
 

a
t 

Y
a
lb

e
rt

o
n
 

is
 

u
n
k
n
o
w

n
. 

 
T

h
e
re

fo
re

 
c
o
m

m
e
n
ts

 
re

g
a
rd

in
g
 

lo
s
s
 
o
f 

b
io

-p
ro

d
u
c
ti
v
e
 
la

n
d
 
c
a
n
 

n
o
t 

b
e
 m

a
d
e
. 
 

C
o
m

m
e
n
ts

 
re

g
a
rd

in
g
 

fl
o
o
d
 

w
a
te

r 
s
to

ra
g
e
 

a
re

 
c
o
n
s
id

e
re

d
 

u
n
d
e
r 

s
u
b
 o

b
je

c
ti
v
e
 5

.6
.

5
. 

 M
a

in
ta

in
 

a
n

d
 i

m
p

ro
v

e
 

e
n

v
ir

o
n

m
e

n
t

a
l 

q
u

a
li

ty
 a

n
d

 
a

s
s

e
ts

5
.3

 
 

P
ro

te
c
t 

a
n
d
 

e
n
h
a
n
c
e
 

la
n
d
s
c
a
p
e
 

a
n
d
 

to
w

n
s
c
a
p
e

L
o
c
a
ti
o
n
 

a
n
d
 

d
e
s
ig

n
 

o
f 

d
e
v
e
lo

p
m

e
n
t 

to
 

re
s
p
e
c
t 

a
n
d
 

im
p
ro

v
e
 

c
h
a
ra

c
te

r 
a
n
d
 

s
e
tt
le

m
e
n
t 
s
e
tt
in

g
.

-
A

ll 
d
e
v
e
lo

p
m

e
n
t 

o
p
ti
o
n
s
 

a
re

 
lik

e
ly

 
to

 
in

fr
in

g
e
 

u
p
o
n
 

th
e
 

la
n
d
s
c
a
p
e
 s

u
rr

o
u
n
d
in

g
 T

o
rb

a
y
.

-
D

u
e
 

to
 

th
e
 

n
a
tu

re
 

o
f 

b
u
lk

y
 

g
o
o
d
s
 r

e
ta

il 
th

is
 o

p
ti
o
n
 i

s
 l

ik
e
ly

 
to

 r
e
s
u
lt
 i

n
 l

a
rg

e
 s

c
a
le

 b
u
ild

in
g
s
 

w
h
ic

h
 

a
re

 
n
o
t 

c
h
a
ra

c
te

ri
s
ti
c
 

o
f 

th
e
 l
o
c
a
l 
a
re

a
.

+
T

h
is

 
o
p
ti
o
n
, 

d
e
p
e
n
d
in

g
 

o
n
 

th
e
 

s
c
a
le

 o
f 

h
o
u
s
in

g
 p

ro
p
o
s
e
d
 h

a
s
 t

h
e
 

p
o
te

n
ti
a
l 

to
 
h
a
v
e
 
le

a
s
t 

im
p
a
c
t 

o
n
 

th
e
 

la
n
d
s
c
a
p
e
. 

 
H

o
w

e
v
e
r 

th
is

 
is

 
d
e
p
e
n
d
e
n
t 

o
n
 
th

e
 
lo

c
a
ti
o
n
 
o
f 

th
e
 

re
s
id

e
n
ti
a
l 
e
le

m
e
n
t 
w

it
h
in

 t
h
e
 s

it
e
. 

?
T

h
e
 i

m
p
a
c
t 

o
f 

th
is

 o
p
ti
o
n
 o

n
 t

h
e
 

la
n
d
s
c
a
p
e
 i

s
 d

e
p
e
n
d
e
n
t 

o
n
 t

h
e
 

s
c
a
le

, 
m

ix
 

a
n
d
 

lo
c
a
ti
o
n
 

o
f 

th
e
 

d
if
fe

re
n
t 

e
le

m
e
n
ts

 
w

h
ic

h
 

w
ill

 
m

a
k
e
 u

p
 t

h
e
 s

it
e
. 
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7
 D

ra
ft

 S
u
s
ta

in
a

b
ili

ty
 A

p
p

ra
is

a
l 
o
f 

Is
s
u

e
s
 a

n
d

 O
p

ti
o

n
s
 

  
T

o
rb

a
y
 C

o
u
n

c
il 

(J
u

ly
 2

0
0

6
)

1
7

S
A

 F
ra

m
e
w

o
rk

Y
a
lb

e
rt

o
n

  
R

o
a
d

P
la

n
n

in
g

 B
ri

e
f 

S
P

D
 O

p
ti

o
n

s

H
ig

h
 L

e
v
e
l 

o
b

je
c
ti

v
e
s
 

S
u

b
-o

b
je

c
ti

v
e
 

D
o

e
s
 t

h
e
 p

o
li
c
y
/ 

p
ro

p
o

s
a
l…

W
h

a
t 

a
p

p
ra

is
a
l 
w

il
l 
lo

o
k
 f

o
r

O
p

ti
o

n
 1

: 
E

m
p

lo
y
m

e
n

t 
U

s
e
 

o
n

ly
O

p
ti

o
n

 2
: 

 R
e
ta

il
 e

n
a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 3
: 

 R
e
s
id

e
n

ti
a
l 

e
n

a
b

li
n

g
 

d
e
v
e
lo

p
m

e
n

t
O

p
ti

o
n

 4
: 

 P
o

s
s
ib

le
 h

y
b

ri
d

 
o

p
ti

o
n

s

5
.4

 
 

V
a
lu

e
 

a
n
d
 

p
ro

te
c
t 

d
iv

e
rs

it
y
 

a
n
d
 

lo
c
a
l 

d
is

ti
n
c
ti
v
e
n
e
s
s
 

in
c
lu

d
in

g
 

ru
ra

l 
w

a
y
s
 o

f 
lif

e

P
o
lic

ie
s
 

s
h
o
u
ld

 
a
v
o
id

 
‘s

u
b
u
rb

a
n
is

in
g
’ 

th
e
 c

o
u
n
tr

y
s
id

e
. 
 

F
a
rm

e
rs

 a
n
d
 o

th
e
r 

la
n
d
 w

o
rk

e
rs

 
s
h
o
u
ld

 b
e
 e

n
a
b
le

d
 t

o
 l

iv
e
 i

n
 t

h
e

 
c
o
u
n
tr

y
s
id

e
.

A
s
 a

b
o
v
e

A
s
 a

b
o
v
e

A
s
 a

b
o
v
e

A
s
 a

b
o
v
e

5
.5

 
 

M
a
in

ta
in

 
a
n
d

 
e
n
h
a
n
c
e
 

c
u
lt
u
ra

l 
a
n
d
 

h
is

to
ri
c
a
l 

a
s
s
e
ts

 

P
ro

te
c
ti
o
n
 

o
f 

c
u
lt
u
ra

lly
 

a
n
d
 

h
is

to
ri
c
a
lly

 
s
ig

n
if
ic

a
n
t 

a
s
s
e
ts

 
a
n
d
 

q
u
a
lit

ie
s
. 

 
N

o
t 

ju
s
t 

d
e
s
ig

n
a
te

d
 
s
it
e
s
 
a
n
d
 
b
u
ild

in
g
s
, 

b
u
t 

a
ls

o
 
n
o
n
-d

e
s
ig

n
a
te

d
 
 
s
u
c
h
 

a
s
 

lo
c
a
lly

 
v
a
lu

e
d
 

fe
a
tu

re
s
 

a
n
d
 

la
n
d
m

a
rk

s

?
T

h
e
re

 
is

 
o
n
ly

 
o
n
e
 

k
n
o
w

n
 

h
e
ri
ta

g
e
 

a
s
s
e
t 

w
it
h
in

 
th

e
 

s
it
e
 

b
o
u
n
d
a
ry

, 
a
 

m
o
n
u
m

e
n
t 

(e
a
rt

h
 

w
o
rk

s
 a

t 
B

e
rr

y
 A

c
re

).
  

W
it
h
 n

o
 

s
it
e
 l
a
y
o
u
t 
a
t 
p
re

s
e
n
t 
it
 i
s
 d

if
fi
c
u
lt
 

to
 d

e
te

rm
in

e
 t

h
e
 i

m
p
a
c
t 

o
n
 t

h
is

u
n
d
e
r 

e
a
c
h
 o

p
ti
o
n
. 
 

?
T

h
e
re

 
is

 
o
n
ly

 
o
n
e
 

k
n
o
w

n
 

h
e
ri
ta

g
e
 

a
s
s
e
t 

w
it
h
in

 
th

e
 

s
it
e
 

b
o
u
n
d
a
ry

, 
a
 

m
o
n
u
m

e
n
t 

(e
a
rt

h
 

w
o
rk

s
 a

t 
B

e
rr

y
 A

c
re

).
  

W
it
h
 n

o
 

s
it
e
 l
a
y
o
u
t 
a
t 
p
re

s
e
n
t 
it
 i
s
 d

if
fi
c
u
lt
 

to
 
d
e
te

rm
in

e
 
th

e
 
im

p
a
c
t 

u
n
d
e
r 

e
a
c
h
 o

p
ti
o
n
. 
 

?
T

h
e
re

 i
s
 o

n
ly

 o
n
e
 k

n
o
w

n
 h

e
ri
ta

g
e
 

a
s
s
e
t 

w
it
h
in

 
th

e
 
s
it
e
 
b
o
u
n
d
a
ry

, 
a
 

m
o
n
u
m

e
n
t 

(e
a
rt

h
 

w
o
rk

s
 

a
t 

B
e
rr

y
 

A
c
re

).
 

 
W

it
h
 

n
o
 

s
it
e
 

la
y
o
u
t 

a
t 

p
re

s
e
n
t 

it
 
is

 
d
if
fi
c
u
lt
 
to

 
d
e
te

rm
in

e
 

th
e
 i
m

p
a
c
t 
u
n
d
e
r 

e
a
c
h
 o

p
ti
o
n
. 
 

?
T

h
e
re

 
is

 
o
n
ly

 
o
n
e
 

k
n
o
w

n
 

h
e
ri
ta

g
e
 

a
s
s
e
t 

w
it
h
in

 
th

e
 

s
it
e
 

b
o
u
n
d
a
ry

, 
a
 

m
o
n
u
m

e
n
t 

(e
a
rt

h
 

w
o
rk

s
 a

t 
B

e
rr

y
 A

c
re

).
  

W
it
h
 n

o
 

s
it
e
 l
a
y
o
u
t 
a
t 
p
re

s
e
n
t 
it
 i
s
 d

if
fi
c
u
lt
 

to
 
d
e
te

rm
in

e
 
th

e
 
im

p
a
c
t 

u
n
d
e
r 

e
a
c
h
 o

p
ti
o
n
. 
 

5
.6

 
 

R
e
d
u
c
e
 

v
u
ln

e
ra

b
ili

ty
 

to
fl
o
o
d
in

g
, 

s
e
a
 

le
v
e
l 

ri
s
e
 

(t
a
k
in

g
 

a
c
c
o
u
n
t 

o
f 

c
lim

a
te

 
c
h
a
n
g
e
) 

N
e
w

 
d
e

v
e
lo

p
m

e
n
t 

a
n
d
 

in
fr

a
s
tr

u
c
tu

re
 s

h
o
u
ld

 n
o
t 

b
e
 b

u
ilt

 
in

 a
re

a
s
 a

t 
ri
s
k
. 

 R
e
lo

c
a
ti
o
n
 a

n
d
 

m
a
n
a
g
e
d
 

re
tr

e
a
t 

m
a
y
 

b
e
 

th
e
 

b
e
s
t 

o
p
ti
o
n
. 
 

-
T

h
e
 

im
p
a
c
t 

o
f 

e
a
c
h
 

o
p
ti
o
n
 

o
n
 

fl
o
o
d
in

g
 
w

ill
 
d
e
p
e
n
d
 
la

rg
e
ly

 
o
n

 
th

e
 

s
it
e
 

d
e
s
ig

n
 

a
n
d
 

in
c
o
rp

o
ra

ti
o
n
 

o
f 

S
u
s
ta

in
a
b
le

 
D

ra
in

a
g
e
. 

 

H
o
w

e
v
e
r 

it
 

s
h
o
u
ld

 
b
e
 

re
c
o
g
n
is

e
d
 t

h
a
t 

o
p
ti
o
n
s
 1

 a
n
d
 2

 
a
re

 
lik

e
ly

 
to

 
c
re

a
te

 
m

o
re

 
h
a
rd

 
s
u
rf

a
c
e
 

c
o
v
e
ra

g
e
 

a
n
d
 

lim
it
 

o
p
p
o
rt

u
n
it
ie

s
 

fo
r 

n
a
tu

ra
l 

in
fi
lt
ra

ti
o
n
 
th

e
 
m

o
s
t.

 
 
 
T

h
is

 
w

ill
 

n
e
e
d
 

to
 

c
o
u
n
te

r 
b
a
la

n
c
e
d
 

th
ro

u
g
h
 
th

e
 
u
s
e
 
o
f 

s
u
s
ta

in
a
b
le

 
d
ra

in
a
g
e
 s

y
s
te

m
s
. 
 

-
T

h
e
 

im
p
a
c
t 

o
f 

e
a
c
h
 

o
p
ti
o
n
 

o
n
 

fl
o
o
d
in

g
 
w

ill
 
d
e
p
e
n
d
 
la

rg
e
ly

 
o
n

 
th

e
 

s
it
e
 

d
e
s
ig

n
 

a
n
d
 

in
c
o
rp

o
ra

ti
o
n
 

o
f 

S
u
s
ta

in
a
b
le

 
D

ra
in

a
g
e
. 

 

H
o
w

e
v
e
r 

it
 

s
h
o
u
ld

 
b
e
 

re
c
o
g
n
is

e
d
 t

h
a
t 

o
p
ti
o
n
s
 1

 a
n
d
 2

 
a
re

 
lik

e
ly

 
to

 
c
re

a
te

 
m

o
re

 
h
a
rd

 
s
u
rf

a
c
e
 

c
o
v
e
ra

g
e
 

a
n
d
 

lim
it
 

o
p
p
o
rt

u
n
it
ie

s
 

fo
r 

n
a
tu

ra
l 

in
fi
lt
ra

ti
o
n
 t
h
e
 m

o
s
t.

+
T

h
e
 

im
p
a
c
t 

o
f 

e
a
c
h
 

o
p
ti
o
n
 

o
n
 

fl
o
o
d
in

g
 w

ill
 d

e
p
e
n
d
 l

a
rg

e
ly

 o
n
 t

h
e
 

s
it
e
 

d
e
s
ig

n
 

a
n
d
 

in
c
o
rp

o
ra

ti
o
n
 

o
f 

S
u
s
ta

in
a
b
le

 d
ra

in
a
g
e
. 
 

H
o
w

e
v
e
r 

it
 
s
h
o
u
ld

 
b
e
 
re

c
o
g
n
is

e
d
 

th
a
t 

th
is

 
o
p
ti
o
n
 

o
ff

e
rs

 
g
re

a
te

s
t 

o
p
p
o
rt

u
n
it
y
 

fo
r 

n
a
tu

ra
l 

in
fi
lt
ra

ti
o
n
 

w
h
e

re
 g

a
rd

e
n
s
 a

re
 i
n
c
o
rp

o
ra

te
d
 a

s
 

p
a
rt

 o
f 
th

e
 d

e
s
ig

n
. 

?
T

h
e
 

im
p
a
c
t 

o
f 

e
a
c
h
 

o
p
ti
o
n
 

o
n
 

fl
o
o
d
in

g
 d

e
p
e
n
d
s
 l

a
rg

e
ly

 o
n
 t

h
e
 

p
ro

p
o
rt

io
n
 

o
f 

e
a
c
h
 

u
s
e
 

c
o
n
s
id

e
re

d
 a

n
d
 t

h
e
ir
 d

e
s
ig

n
. 
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b
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p
e
c
if
ie

s
 

th
a
t 

w
a
s
te

 
m

in
im

is
a
ti
o
n
 

m
e
a
s
u
re

s
 

s
h
o
u
ld

 
b
e
 

in
c
o
rp

o
ra

te
d
 

in
to

 
c
o
n
s
tr

u
c
ti
o
n
 m

e
th

o
d
s
.

T
h
e
 
b
ri
e
f 

d
o
e
s
 
n
o
t 

s
p
e
c
if
y
 
th

e
 

n
e
e
d
 

fo
r 

o
n
-s

it
e
 

re
c
y
c
lin

g
 

fa
c
ili

ti
e
s
. 

 
T

h
is

 
is

 
p
a
rt

ic
u
la

rl
y
 

im
p
o
rt

a
n
t 

fo
r 

e
m

p
lo

y
m

e
n
t 

s
it
e
s
 

w
h
ic

h
 

h
a
v
e
 

th
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p
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Appendix B:  Relationship between the SA tasks (extract from ODPM (2005)  ‘Sustainability Appraisal of 
Regional Spatial Strategies and local Development Documents’)

Stage A:  Setting the
Context and SA
Objectives, 
establishing the
baseline and deciding
on the scope

Stage B:  Developing
and refining options
and assessing effects

Stage C: Preparing the
Sustainability Appraisal Report

Stage D: Consulting on the 
draft plan and the Sustainability
Appraisal Report

Stage E: Monitoring
implementation of the 
plan

The Sustainability Appraisal work associated with this Issues and Options stage are shaded for ease 
of reference 

A1: Identifying other relevant 

policies, plans, programmes and SA 

objectives

A2: Collecting baseline 

information

A3: Identifying sustainability 

issues and problems

A4: Developing the SA 

framework

A5: Consulting on the 

scope of SA

B1: Testing the plan 

objectives against the 

SA objectives

B2: Developing the plan 

options

B4: Evaluating the effects of 

the plan, including options

B3: Predicting the effects of the 

plan, including options

B5: Considering ways of 

mitigating adverse effects and 

maximising beneficial effects

B6: Proposing measures to 
monitor the significant 

effects of the plan’s 

implementation

C1: Preparing the SA Report

D1: Consulting on the draft 

plan and the SA Report

D2: Appraising significant 

changes

D3: Decision-making and 

providing information

E1: Finalising aims and 

methods for monitoring

E2: Responding to adverse 

effects
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Appendix C:  Relevant plans, policies and programmes review 

As part of the scoping stage a broad range of plans, policies and programmes were reviewed in order 
to identify sustainability objectives which should be considered during plan formulation.  The 
identification of these objectives has assisted in creating a set of Sustainability Appraisal Objectives 
by which this plan will be tested.  

1.  Improve Health:

•Tackle health inequalities and the issues which lie behind them to become more socially 
inclusive

•Provide infrastructure to encourage routine daily exercise

• Improve mental health and wellbeing

2.  Support communities that meet people’s needs:

•Provide everyone with opportunities for education and training both within schools and 
through life long learning 

•Reduce crime and incorporate crime prevention measure to promote sustainable
communities. 

•Recognise importance of developing vibrant communities where everyone is able to be 
involved in decision making promoting social inclusion and ownership of local living 
environments 

•Recognise the social, environmental and economic value of open spaces 

•Ensure provision of sufficient infrastructure on the projected increase in population  (see 
population)

3.  Developing the economy in ways that meets people’s needs

•Provide the infrastructure to assist in diversifying the economy, encouraging development of 
local businesses as well as encouraging inward investment

•Address concern over cost of living derived from housing, travel costs and loc income ( see 
reduce the need to travel)

•Assist in regeneration of disadvantaged communities providing people with tools with which 
to increase income levels and improve their local environment 

•Encourage mixed use developments which enhance vitality and viability of local and town 
centres and provides a good range of facilities and services

4.  Provide access to meet people’s needs with least damage to communities and the 
environment:

•Discourage the level of car use

•Assist in locating day-to day facilities (e.g. shopping, leisure and jobs) in locations easily 
accessible by walking/ cycling to a variety of groups 

•Manage development patterns to make fullest use of public transport 

•Give priority to public transport, cyclist and pedestrians over car users

•Ensure accessibility for the disabled

•Promote and integrated approach to  transport and land use planning to increase the 
efficiency of transport systems

•Ensure sufficient provision of footpaths and cycle routes within new and existing 
developments

•Encourage freight transport by rail/ sea to alleviate traffic congestion 

5.  Maintain and improve environmental quality and assets

•Raise awareness of, and protect biodiversity value of designated and non designated sites 
and their interconnectivity

•Promote sustainable patterns of development making better use of previously developed 
land

•Manage soils in recognition of their non-renewable nature

•Protect and enhance landscape features and characteristics

•Ensure retention of diversity and distinctiveness in building design and development 
patterns
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•Protect, enhance and raise awareness of historic assets and their social, economic and 
environmental value in Torbay 

•Recognise and manage flood risks (fluvial, coastal and surface water) and plan 
development to minimise it

6.  Minimise consumption of natural resource:

• Recognise the need to provide renewable energy, generate discussion on how this can be 
achieved and assist in meeting targets for renewable energy generation 

• Promote water efficiency and protect water resources

• Recognise the need for sufficient infrastructure to encourage and raise awareness of the 
need for sustainable waste management (recognition of the waste hierarchy, proximity 
principle and self sufficiency) 

• Minimise levels of land, air, water, light, noise pollution 


