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This report presents the masterplan and guiding principles 
for the second phase of development at Great Parks, 
Paignton.  

The independent recommendations of this report were 
established through a collaborative and inclusive design 
process (Enquiry-by-Design) with the local community and 
key stakeholders, leading to the production of a site vision 
and masterplan. 

The overall aims for the masterplan are to secure: 
•	 A co-ordinated and sustainable phase 2 development; 
•	 Greater certainty on the location, style, scale of 

development, access and infrastructure arrangements; 
•	 Protection and enhancement of important natural 

features of the site and Westerland valley; and 
•	 Maximises viable development potential. 

The report provides a basis for Torbay Council to prepare 
a Supplementary Planning Guidance (SPG) document to 
underpin the policy objectives of the emerging Torbay Local 
Plan and Paignton Neighbourhood Plan, which allocate the 
site for development. 

The report is structured as follows: 

Overview: the remainder of this section provides an 
overview of the opportunity at Great Parks phase 2 and the 
site vision developed through the design process. 

Section 2: shows the phase 2 site is relatively unconstrained 
and can create a distinctive physical environment. 

Section 3: summarises the 3-day Enquiry-by-Design process 
and the post event influences shaping the final masterplan. 

Section 4: presents the masterplan, key design principles 
and potential development character. 

Section 5: identifies the potential development capacity 
and key delivery requirements for implementation. 
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   indicative character - ‘views of sea and country’ 
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New homes for all
 

Great Parks phase 2 will provide a range of dwelling types 
to broaden the offer of the area and bring diversity to the 
community. 

The development will provide greater choice for local 
people and attract new residents to support local 
businesses and facilities. 

Phase 2 will incorporate the latest principles of sustainable 
housing design and combine this with place making 
principles which respond positively to the site and 
surrounding area. 

Houses will be bright, spacious and adaptable to create 
healthy internal living environments and gardens for family 
living. 

The dwellings will maximise the benefits of the south facing 
slopes for solar gain and a sunny aspect to private amenity 
space. 

A variety of tenures, including affordable homes, will ensure 
the development is accessible for all with opportunities 
created for self-building and live work units.  

Great Parks phase 2 will therefore deliver a modern, 
distinctive and integrated extension to Paignton. 

14 



   indicative character - ‘Homes for all’ 
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Drainage and utilities 

Great Parks has limited risk of direct fluvial flooding due its 
distance from river systems.  Management of surface water 
drainage will however be a requirement for phase 2. 

Initial tests indicate the site could support Sustainable 
Urban Drainage (SUDs) techniques such as soak-aways and 
attenuation ponds which work with the topography. 

The plan opposite highlights the probable direction of 
surface water flow responding to the existing slopes on site. 
Further investigations will now be required to determine a 
surface water management strategy. 

This will need to confirm the potential for  implementing 
SUDs given the potential presence of cavitatious limestone, 
which limited the success of soak-aways for phase 1. 

The EbD highlighted potential for SUDs to also offer 
amenity and biodiversity benefits for the site. There 
are opportunities to integrate SUDs with wider green 
infrastructure aspirations through the creation of green 
links along swales and watercourses, as well as the use of 
open space for temporary flood storage. 

It was established at the event that SUDs will also need to 
be used in combination with off-site work. This is likely to 
including increasing storage capacity in the Clennon Valley. 

An increased water storage area is currently being 
considered as part of the proposed Community Park to 
be delivered within the valley to the west of the site. This 
will need to cater for 1 in 100 year levels and an additional 
allowance for climate change. 

Utilities 
South West Water confirm a connection can be made via 
Alfriston Road to mains water in Lutyens Drive with foul and 
surface water sewers available in Alfriston Road. 

A connection can also be made to mains water in Kings Ash 
Road via the new access road to be created. 

Foul drainage can connect at any point on the sewer 
network compatible with site layout/levels. South West 
Water confirm there is capacity in the existing system to 
accommodate the phase 2 development. 

No surface water will be permitted within the foul/ 
combined sewer network. 

New services to support the development should be 
incorporated within the road infrastructure. 

At this stage we are not aware of other services 
infrastructure issues which could constrain development 
potential of phase 2. 
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Trees and hedgerows 

Self-seeded trees have colonised parts of the site, primarily 
to the north where ash and oak specimens can be found. 
Field boundary hedges are overgrown and include oak, ash, 
hazel and elm trees. 

A horticultural survey identifies no individual category 
‘A’ (high quality) trees on site or trees subject to Tree 
Preservation Orders ( TPOs). 

An approach was agreed at the EbD to retain all existing 
category ‘B’ trees along the northern and western edges 
of the site. Further native tree planting should also be 
introduced to reinforce these sensitive edges to the site 
and within the exposed slopes to help integrate new 
development. 

Existing category ‘B’ trees within the site will also be retained 
where possible alongside new planting. The trees will form 
a feature of streets and spaces to create a ‘green and leafy’ 
development character. 

All field boundaries on site are formed by hedgerows 
of varying character. Hedgerows are often important 
ecologically and the response agreed at the EbD is to retain 
hedgerows within proposals where possible. 

The retention of hedgerows can also bring maturity to the 
development from the start and provide an attractive green 
definition to streets and spaces. 

The northern and western edge hedgerows will be retained 
and strengthened through further planting. Hedgerows 
within the site will contribute positively to the site character 
and will be incorporated where possible. 

One side of all hedgerows have suitable public access for 
maintenance. This approach will help avoid the issues 
created at phase 1 where hedges are enclosed by private 
plots on both sides which creates management problems.  

existing hedgerows and trees to be retained on the western edge Poor integration of hedgerows in phase 1 with no public access 
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Community Park 

A Community Park is proposed within the Westerland 
Valley to the west of the site, providing a new resource for 
Paignton. This has been identified by both the community 
and the Torbay Green Infrastructure Plan and is therefore a 
delivery requirement to be supported through the phase 2 
development. 

The park will be informal in character, reflecting the existing 
natural qualities of the Westerland Valley. 

Potential was identified at the EbD to provide improved 
access through a network of trails for walking and cycling, 
with picnic areas, natural play spaces, bridle ways and areas 
for dog walking and bird watching. Farm or grazing land 
will also be maintained and areas created for community 
allotments. 

Wetland areas will provide additional flood storage capacity 
to support the phase 2 development. Designated areas for 
wildlife will help compensate for any habitat loss associated 
with the development. 

The character of the park is unlikely to be appropriate to 
support formal play areas, sports pitches and courts. 

The EbD established priority for direct connections to both 
phases to ensure successful integration with Great Parks. A 
‘green’ route along the northern and western boundary of 
phase 2 will enable access to the park and provide a natural 
transition from the development. 

An allowance must also be made for a ‘park ranger’ 
to potentially have access alongside provision of a 
maintenance and management base. 

The potential of the westerland valley Community Park 
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Green infrastructure Strategy (plan extract) 
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Public transport connections 

Great Parks phase 1 is served by: 
•	 No.66 bus on Kings Ash Road providing access to 

Torquay and South Devon College. 
•	 No. 108 / 109 local buses providing access to the local 

area and Paignton town centre. 
•	 No 5 on Kings Ash Road providing access to Paignton 

Town Centre. 
•	 No 40 on Kings Ash Road providing access to South 

Devon College and Newton Abbott, term time only. 
•	 No X84 on Kings Ash Road providing access to South 

Devon College and Dawlish, term time only. 

To promote sustainable movement patterns a public 
transport service is required to serve the phase 2 
development. 

Providing a new vehicular connection from phase 1 at 
Heligan Drive was identified at the EbD to enable existing 
buses to maintain their service to phase 1 along Lutyens 
Drive and also provide an extended service to phase 2. 

The connection from Heligan Drive would link directly to 
the new local centre where a bus stop could encourage 
greater access to the facility and reinforce the centre as a 
‘community hub’. 

existing local service route 
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Walking and cycling 

Great Parks phase 1 was developed with limited cycle 
infrastructure and phase 2 presents opportunities to 
improve the pedestrian and cycle network. 

Integration between development phases and connections 
with key facilities such as the school, public transport 
nodes and the proposed local centre will require new and 
improved pedestrian and cycle links. 

The creation of new access points and routes will allow 
Luscombe Lane to be downgraded to a pedestrian and 
cycle only route to provide a continuous and accessible 
‘green lane’ connection through the heart of Great Parks. 

Improving pedestrian crossing arrangements over Kings Ash 
Road was identified as a key priority at the EbD to provide 
safe connections to Kings Ash School. An informal crossing 
with refuge island could be provided alongside surface 
treatments seeking to encourage lower traffic speeds. 

A network of green and attractive routes and spaces should 
provide further walking and cycling connections through 
the development and between the two phases with direct 
connections to integrate with the proposed Community 
Park.  

Luscombe Lane will provide an integrated pedestrian and cycle route 

Pedestrian routes in phase 1 will link through to phase 2 

New crossing facilities will address the barrier of Kings Ash road 
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Phase 1 - form and appearance 

The site adjoins a Great Parks Phase 1, a 1990’s / early 2000’s 
residential development of approximately 450 dwellings 
providing an average density of 38 dwellings per hectare. 

The development provides a mix of dwelling types 
including flats, and semi-detached and detached family 
houses.  Buildings are predominantly two storeys, with 
some 3 storey apartment buildings and town houses. 

Residents at the EbD event identified the range of dwellings 
as a positive feature in helping meet different needs and 
age groups to bring diversity to the community. 

Phase 1 layout is characterised by fairly narrow streets. 
This limits the potential to provide street trees or planting 
outside the private plot, creating a fairly ‘hard’ landscape to 
the development in places. 

A slight set back of properties from the street can enable 
small front garden space to bring an element of greenery to 
the street. This character is demonstrated best on the main 
spine route at Lutyens Drive, which residents identified as 
an important feature street for phase 1. 

Phase 2 will provide a permanent edge to Paignton and 
must ensure an appropriate transition to the rural edge 
through development densities and character. Street tree 
planting was identified at the EbD as critical to achieve this 
and street arrangements will be designed accordingly. 

The majority of phase 1 properties have on-plot parking, 
but the provision appears to be insufficient. With no formal 
on-street parking arrangements for visitors this often results 
in cars blocking and dominating the street scene. 

Phase 2 development will ensure adequate parking 
provision is in place to accommodate parking demand 
and more formal arrangements made for on-street parking 
where appropriate. 

Small front gardens are a feature of Lutyens Drive 

A ‘hard landscape character’ to parts of the phase 1 Distant views of greenery adds character to the street 
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Local property market 


Great Parks falls within the TQ3 postcode area in Torbay 
where current residential sales values for the last year 
(2012) averaged at approximately £170,000 (Zoopla data, 
March 2013). This is below the UK average of approximately 
£230,000 for the same period and below the Torbay area 
average of approximately £185,000. 

Within Great Parks phase 1 there are certain locations 
achieving higher values, which are typically characterised 
by 2 storey, 3 to 5 bed detached family houses with on plot 
parking, garages and private rear garden space. 

Lutyens Drive comprises 95 houses with an average value 
of approximately £198,000, and Watkins Way, a small 
cul-de-sac, comprising 8 houses with an average value 
of approximately £230,000. Both are positioned in lower 
density parts of phase 1. 

16 properties have sold on Lutyens Drive over the last 5 
years with a highest sales vale of £275,000 (Aug 2008). The 
1 property sale on Watkins Way in  this period achieved 
£295,000 (June 2008). A 4 bed detached property is 
currently on the market (March 2013) with an asking price 
of £300,000. 

There are distinct site qualities and characteristics that can 
assist phase 2 to continue the trend to achieve higher than 
average sales values. 

The higher ground within phase 2 enables views to the 
coast and countryside which can bring added value 
to individual dwelling plots and the street and spaces 
supporting them. 

Lower density development characterised by detached 
properties set within larger plots and new landscape 
planting would respond appropriately to the visually 
sensitive rural site edges to the north and west, and could 
generate potentially high sales values. 

The proposed new Community Park, local centre facility and 
improvements to access and movement will enhance the 
offer of the area and bring significant added value shared 
across the development. 
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Higher value houses within phase 1 benefit from a rural edge position Phase 2 properties can benefit from an attractive outlook 

watkins way achieves the highest sales values for phase 1 and is characterised by larger detached family houses 
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Day 1: Consolidation Plan 
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Land use  
A residential led development approach for Great Parks 
phase 2 was agreed through the EbD event. The process 
identified the opportunity to deliver new homes to widen 
local choice and complete the Great Parks community. 

The rural setting and sloping topography enable the 
creation of distinctive residential character areas to provide 
a range of dwelling types and development densities across 
the site (greater detail on the potential of these areas was 
identified and is outlined later in this section). 

The preferred location for the new local centre is adjacent to 
the proposed new access to Kings Ash Road. This approach 
was fully supported at the EbD to enable retailers to occupy 
a visually prominent position from Kings Ash Road with 
direct and easy access to maximise the potential of passing 
trade. 

Participants identified the benefits for the new residents 
of phase 2 if vehicles associated with the local centre (both 
passing trade and service) were not required to travel into 
the development to access the facility. 

The frontage location at Kings Ash Road and improved 
pedestrian crossing arrangements will help integrate the 
local centre with the wider community at Foxhole. This will 
serve to increase the potential catchment area and create a 
more viable context for local convenience retail. 

Through the EbD it was identified the local centre could 
also provide flexible floor space to accommodate other 
community and service uses such as hairdressers, dry 
cleaners or take-away restaurant. 

Residential apartments can be provided at upper floors 
helping to reinforce the ground activities and bring natural 
surveillance to the courtyard space. Apartments would also 
benefit from attractive views to the coast. 

Participants however were keen to ensure that all facilities 
were not concentrated in one location to avoid alienating 
parts of the wider community. It was agreed the new local 
centre should complement existing community facilities at 
Great Parks and Foxhole and efforts made to maximise their 
potential. 

Providing a clean room at Great Parks Community Centre 
was one suggestion which could be supported by Great 
Parks and QED communities, helping reduce pressure on 
existing facilities and the need for short distance car trips.  
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Streets and spaces 
A ‘green and leafy’ character was identified at the EbD as 
an integral part of the site vision to create an attractive 
environment for living and an appropriate response to the 
rural edge position. 

New native planting will complement retained mature trees 
and hedgerows to integrate development sensitively with 
the surrounding rural landscape. 

The importance of street trees and front garden planting 
in bringing greenery to the streets was emphasised at the 
EbD to ensure a ‘green feel’ across the site through the route 
network. 

New homes will be orientated to front the public routes 
and spaces and provide overlooking to increase the sense 
of safety through natural surveillance. Front doors will 
open out to address the street to create life and activity. 
Properties will be orientated to maximise opportunities for 
south facing gardens. 

Views to the Torbay coastline and the surrounding 
countryside are a unique feature of the site. The streets and 
spaces will also benefit from this setting. The north western 
corner of the site in particular was identified at the EbD 
as an opportunity to create a public viewing space where 
everyone could enjoy the views with direct connections 
through to the Community Park. 

‘Green lane’ connections via Luscombe Lane and the outer 
route along the northern boundary will provide attractive 
leisure routes for pedestrian and cycle access to the 
Community Park. Green links will also be provided through 
the phase 2 development, with a shared surface perimeter 
route providing an informal edge to the countryside with 
connections to the park.  

The EbD process identified the opportunity to reinstate the 
former farm track to the south west of the site to enable 
access to the park within a linear green space. The space 
will be enclosed by existing and new hedgerows and trees, 
providing further opportunities for informal recreation and 
biodiversity. It can also support wetland areas as part of the 
overall drainage strategy. 

Further amenity space for residents will be created by 
the central green space enclosed and overlooked by new 
properties. A welcoming green space will also define the 
pedestrian / cycle only connection from Luscombe Lane 
along the southern boundary. 

The new local centre will occupy a prominent position on 
higher ground to the north west of the site, where a visible 
landmark building can define the new access. High quality 
public realm materials can define the boundary to the local 
centre and announce arrival at Great Parks. 
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Character areas 

The EbD masterplan is defined by five broad character 
areas which respond positively to the distinct qualities and 
features of the site. 

1. Community hub and arrival 
A welcoming gateway defined by the flexible mixed use 
development area providing a new local centre, potential 
community floorspace, new homes and improved 
pedestrian connections. 

2. Centre green 
Focal public green space at the heart of the development 
enclosed by residential streets stepping down the south 
facing slopes. 

3. Rural edges 
Larger residential properties set back from the sensitive 
rural edges to the north and west, benefiting from views to 
sea and country from a higher ground position.  

4. Rural courtyards 
Enclosed ‘rural courtyards’ which respond through scale and 
form to the adjoining properties at Kings Aish and wider 
countryside beyond. 

5. Southern slopes 
Terrace banks of semi-mature tree planting integrating new 
residential properties along the south facing slopes. 

The remainder of this section illustrates the potential 
character of each of these areas and articulates in more 
detail how the relationship between the built form and the 
public realm varies across the masterplan to create a strong 
sense of place. 
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Illustrative layout 


The illustrative layout masterplan (opposite) demonstrates 
one potential approach to the delivery of new homes 
at Great Parks phase 2, which accords with the vision 
established at the EbD to create ‘a high quality environment 
for new homes and community facilities with improved 
access to green space.’ 

The layout follows the core development principles defined 
through the EbD masterplan and illustrates the creation of 
distinctive character areas across the site. 

It defines dwelling plots, building footprints and 
arrangements for access and parking all set within the 
framework of the agreed EbD block masterplan. 

For the area shown, the masterplan illustrates the potential 
delivery of: 
•	 265 dwellings; 
•	 comprising a mix of 17% detached, 32%  semi-

detached, 39% terraced, and 12% apartments; 
•	 on-plot and on-street parking at an average ratio of 2 

spaces per dwelling; and 
•	 up to 550sqm ground floor commercial floorspace. 

Further details on the overall development capacity of 
the EbD masterplan, is set out in Section 5 (Delivery). 
This includes a capacity estimate for the southern parcel, 
adjoining Alfriston Road, which is excluded from the 
illustrative layout opposite following the resolution 
by Torbay Council (12 August 2013) to grant planning 
permission for an alternative development approach in this 
area. 

72 













 

 

Development requirements 


For development at Great Parks phase 2 to proceed it must 
prove to be viable. The EbD masterplan and report provides 
a basis for market testing and development appraisals to be 
undertaken to assess viability.  

This will be influenced by a number of issues, including: 
•	 the amount of development proposed, 
•	 the scheme vision and potential of site value enhancers 

(views, setting and facilities), and 
•	 the price paid for the land. 

A further key issue relates to development requirements 
and contributions needed to support and enable site 
development. The costs of providing the requirements 
for phase 2 will need to be supported through the value 
created by the development. This includes: 

New access and gateway 
To help bring forward development of Phase 2, Torbay 
Council has submitted a planning application for a new 
junction off Kings Ash Road, opposite Spruce Way.  This is a 
fixed location to ensure suitable visibility and to maintain / 
improve traffic flows along Kings Ash Road.  

The new junction will be constructed by the site 
developer(s), not by the Council, and will be financed 
through the development. To that extent, a substantial 
financial contribution towards the new junction has already 
been secured from development proposals for the south 
western part of Phase 2. 

Once a landowner agreement is in place, the Council will 
instigate a Compulsory Purchase process to secure the land 
(outside the site) needed for the visibility splays for the new 
access. 

Cycle, pedestrian and public transport links 
Implementation costs must incorporate the provision of 
new ‘green lane’ routes and the adaptation of existing 
routes, such as Luscombe Lane, to provide attractive and 
safe cycle and pedestrian connections to link communities 
and key facilities such the Community Park. 

Informal pedestrian crossings on Kings Ash Road must 
be delivered to encourage safer movement between the 
Foxhole and Great Parks communities.  

The provision of a new vehicular connection from phase 
1 to phase 2 at Heligan Drive will require works to address 
the change in levels across Luscombe Lane. This must 
enable buses to connect between the phases and whilst 
maintaining the function of Luscombe Lane. 

Community Park 
The Community Park will provide informal recreation 
resource for Paignton and is a significant delivery 
requirement for the development. The costs will need to 
consider implementation and approaches to long term 
management and maintenance. A park ranger facility is a 
key requirement. 

Landscape planting 
New tree planting is required to help break up the 
development form and establish a ‘green and leafy’ 
character to the streets and spaces. Further planting is 
needed to reinforce the rural character along the sensitive 
northern and western site edges and to support important 
ecological corridors. This planting should be semi-mature to 
ensure character contribution from the start. 

Ecology 
The existing grassland and scrub habitats cover an area 
of approximately 10 hectares and the site also includes 
approximately 800m of internal hedgerows likely to be lost 
to the development. 

Biodiversity offsetting will be required to compensate for 
the habitats lost. It is expected that approximately 3ha of 
habitat compensation, as well as approximately 300m of 
new hedgerow compensation, will be able to be provided 
within the new Community Park through habitat creation 
and enhancement. 

The remaining compensation will need to be provided on 
additional land in close proximity to the development site. 

Water management 
Sustainable Urban Drainage (SUDs) techniques including 
soak-aways, swales and attenuation ponds will be required 
where feasible to manage surface water runoff created 
by the development. The development will also need to 
support works to increase flood storage capacity off site 
within the valley, which could present a significant cost. 
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Utilities 
Works to increase utility and service capacity is not 
anticipated although new connections will need to be 
made to existing infrastructure adjoining the site. Costs 
will also need to consider the implementation costs of new 
utilities / underground infrastructure required to serve the 
development. 

Affordable housing 
The emerging policy aspiration is for 30% affordable 
housing. It is anticipated that the level of affordable 
housing at Great Parks will be a matter for negotiation given 
the other requirements already identified to enable the 
development to happen. The viability assessment will be 
critical in establishing the final level of affordable housing to 
be supported through the development. 

Community Infrastructure Level (CIL) 
CIL charge will also need to be considered as part of the 
viability assessment. A tax charge (to be agreed) will 
apply to the new build dwellings with a ‘meaningful 
proportion’ of funding being required to be spent in the site 
neighbourhood. This is in addition to the S106 agreement 
which will still apply to cover direct site mitigation 
requirement as outlined by the items above. 

New junction proposals at Spruce way 
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Landownership
 

In order to secure delivery of the development as a whole, 
and the new junction, a formal landowner agreement 
is required, binding all the owners of land into a formal 
mechanism for sale of the land.  

The phase 2 site is in multiple ownership of approximately 
nine landowners, including Torbay Council. The majority 
of landowners are working together to bring forward 
development and have provided input to the masterplan 
through the Enquiry-by-Design event. 

The site is however also governed by a complex historical 
planning and legal context associated with the original 
planning agreements for the phase 1 development in 1991 
and 1995. 

The agreements are now out dated and the current 
landowners at phase 2 were not signatories to them. The 
agreements relate to the delivery of key infrastructure 
requirements including highway works, affordable housing 
and off-site drainage measures, and also effect potential 
connection points between the two phases. 

This context makes delivery of development at phase 2 
more complicated and places greater emphasis on the role 
of a consensus masterplan for the site. 

The masterplan provides more certainty on the 
development potential of the site and what is required now 
to bring development forward. It can assist the landowners 
to establish new agreements in a fair and equitable way 
between all interested parties. 

The masterplan also enables the site to be marketed to 
developers as a comprehensive package with a more certain 
context for future planning applications, which will serve to 
strengthen market interest and speed up delivery. 
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Initial phasing strategy 

A considered approach to development phasing was 
identified at the EbD as priority for agreement.  

At the EbD a potential approach was outlined as a starting 
point for further review (as set out below and opposite), 
which sought to limit construction traffic accessing the site 
via existing phase 1 streets.  

The approach identified the potential for two first 
development phases comprising the eastern frontage area 
to Kings Ash Road and the southern slopes bordering phase 
1 at Alfriston Road. 

Developing these two phases early will allow a range of new 
homes to be created and bring forward the delivery of the 
local centre and new main access from Kings Ash Road. 

The new junction to Kings Ash Road will enable 
construction traffic to serve this phase without impact on 
existing phase 1 streets. It is however unlikely to be viable 
to establish a temporary ‘haul road’ through the site to serve 
the southern development phase. 

At the EbD event it was identified that Luscombe Lane 
could be adapted as a temporary ‘haul road’ (1) to provide 
construction traffic access. The route would connect to a 
shorter internal haul road within the site, which can serve a 
construction compound area and enable development to 
the south to commence. 

The adaptation of Luscombe Lane would likely require 
temporary lights at the junction with Kings Ash Road 
and some hedgerow areas currently lining the lane to be 
removed for a period and replaced by new planting post 
construction. 

Access via phase 1 and Alfriston Road could then be limited 
to residents and sales and marketing only. 

The shorter internal haul road and adapted Luscombe 
Lane could continue to provide construction traffic access 
to serve secondary phases within the site as they come 
forward. 

As development completes, the internal haul road could be 
adapted to form the final internal residential access street. 

The northern edges of the site could form the later phases 
with construction traffic access isolated to temporary haul 
route (2) along the northern edge, which once complete 
would be adapted into the green residential access route 
anticipated in the masterplan. 

This approach to phasing should now be considered and 
tested in more detail with the selected development 
partner. 

The starting principle of limiting the impact of construction 
traffic on existing phase 1 streets remains paramount 
and should be the starting point in taking this agreement 
forward. 
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