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1 INTRODUCTION 

Scope and Purpose 

1.1 This Planning and Retail Statement has been prepared by RPS Planning and Development on 

behalf of Lidl GB Ltd to accompany a planning application for the new Lidl foodstore on Kings Ash 

Road in Paignton. 

1.2 The Statement focuses on the general planning and retail policy issues associated with the proposed 

development. It is intended to assist Torbay Borough Council in its determination of the application 

and has been prepared in accordance with the requirements set out in the National Planning Policy 

Framework (NPPF). It seeks to evaluate the proposal against national and local planning policies 

and considers the justification and implications of the proposed development, particularly in relation 

to the retail policy considerations including the impact on trading patterns and the vitality and viability 

of designated centres, namely Paignton town centre and Preston district centre. 

1.3 This report is structured as follows: 

• Section 2 describes the application site and its context, summarises the relevant planning 

history and pre-application discussions 

• Section 3 describes the proposed development including Lidl’s business model.  

• Section 4 reviews the relevant policy background, including national and local planning 

policy. 

• Section 5 evaluates the proposed development’s compliance with retail policies, i.e. the 

sequential and impact tests. 

• Section 6 summarises the findings of other technical reports submitted with the 

application and assesses the application against all other material considerations. 

• Section 7 summarises the key considerations and presents our overall conclusions. 

1.4 The Statement is not a standalone document and should be read in conjunction with the following 

supporting documentation: 

• Plans and elevations (One Design) 

• Landscaping details (One Design) 

• Design and Access Statement (One Design) 

• Landscape and Visual Impact Assessment (Delta Simons) 

• Ecological Appraisal (Devon Wildlife Consultancy) 

• Community Involvement Statement (Lidl) 

• Flood Risk Assessment (RPS) 

• Geo-Environmental Desk Study Report (Obsidian Geo-Consulting) 

• Geo-Environmental Investigation Report (Obsidian Geo-Consulting) 

• Lighting Design Report (Signify) 

• Lighting Design Plan (Signify) 

• Noise Impact Assessment (Acoustic Consultants Ltd) 
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• Photovoltaic Solar Generation Report (Square 4 Services Ltd) 

• Proposed Photovoltaic Solar Panel Layout (Square 4 Services Ltd) 

• Transport Assessment (Pell Frischmann) 

• Travel Plan (Pell Frischmann) 

• Waste Management Statement (Lidl) 
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2 THE APPLICATION SITE  

Site Description 

2.1 The application site, shown highlighted in red in Figure 2.1 below, lies on the western side of 

Paignton, within the Torbay region, which also includes the seaside resorts of Torquay to the north 

and Brixham to the south.  

 

 

  Figure 2.1 Site Location 

2.2 The site is located on the western side of Kings Ash Road (A380), which is part of the Torbay Major 

Road Network and is the primary route between Paignton and Torquay.  The site comprises a 

rectangular parcel of undeveloped land on higher ground, forming part of a wider area known as 

‘Great Parks Phase 2’, which is allocated for future development in the adopted Local Plan (as 

detailed later in this report). Great Parks Phase 1, a 1990s housing estate lies to the south and 

Hilltop Nurseries, a commercial garden centre, is located to the north. To the west, there is a further 

tranche of undeveloped land, also forming part of Great Parks Phase 2. Beyond, there is open 

countryside.  

2.3 The site extends to 1.8 ha (including 0.4ha of land for highway improvement works) and is located 

approximately 2km north west of Paignton town centre. It slopes upwards from south to north, by 

approximately 6m and also sits at a higher level than Kings Ash Road.  

2.4 The site has been cleared of all existing vegetation, although there is an area of broadleaved 

woodland to the north west that will remain unaffected by the proposal. The northern and southern 

boundaries are formed by existing hedgerows and these will also remain. The eastern boundary 

with Kings Road is formed by a strip of semi improved grassland and amenity grassland 

2.5 In terms of the natural and built environment, the site forms part of a locally important site for nature 

conservation – a non-statutory designation. It is not located within the floodplain.  
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Planning History 

2.6 There is no planning history for the site itself other than the permission for a new junction and access, 

as detailed below. 

2.7 In 2014 consent was granted under P/2013/0136/R3 for alterations to Kings Ash Road and Spruce 

Way to create a new link road to the south of the Hilltop Nurseries site, to provide access into Great 

Parks Phase 2. The scheme also included new vehicle lanes, a shared footpath and cycle way and 

landscape verge.  We understand that as a result of subsequent works that have been undertaken 

along Kings Ash Road the approved junction design cannot now be implemented. 

Pre-application Discussions  

2.8 Representatives from Lidl initially engaged with Torbay District Council via email in March 2020, with 

a view to scoping out the requirements for a Retail Assessment. Plans and elevations, a Design and 

Access Statement and a Transportation Scoping Assessment were submitted for review.  

2.9 On 28th April 2020, representatives from RPS, Lidl and Pell Frischmann attended a virtual pre-

application meeting with policy and development management officers from Torbay Council. The 

main topics for discussion were the principle of development, highways and connectivity, the design 

of the store and the information that would be required to support and validate an application.  

2.10 A formal pre-application response, including a technical response to highways matters prepared by 

WSP,  was received from Torbay Council on 30th June 2020 and is included at Appendix A. 

2.11 In brief, the pre-application process has highlighted the following:  

• The principle of development is acceptable and the site is accepted as a local centre (not 

a neighbourhood centre), in the retail hierarchy. A Retail Impact Assessment is required 

to address the need, impact and sequential tests and should consider the trade draw and 

impact on Paignton town centre and Preston district centre. Any assessment should 

consider food and non-food impacts separately. The provision of some smaller units in 

conjunction with the foodstore should be examined.  

• The existing Lidl store in Paignton town centre, on Victoria Square, should be retained. 

• There is significant deprivation in this part of Paignton and a foodstore would provide 

access to fresh produce as well as local employment opportunities. The nearest large 

foodstore is located at Tweenaway Cross, 2km to the south. 

• A Planning Statement should address how the proposal will assist in delivering residential 

development in Great Parks Phase 2. 

• A Landscape and Visual Impact Assessment and robust landscaping scheme would be 

required to support an application. 

• The layout, design and siting of the store should be re-examined, with active frontages 

provided to the southern and eastern elevations and parking and delivery areas 

repositioned to the north of the site. The layout should not compromise the future delivery 

of residential development at Great Parks Phase 2.  

• The impact of the store on the junction with Kings Ash Road should be considered through 

a Transport Assessment and a ‘pedestrian first’ strategy should be followed. Pedestrian 

infrastructure within the vicinity of the site may need to be upgraded.  

• Car park levels should be increased – 155 no. spaces are required by the Local Plan. 
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• The site is located within the South Hams SAC Great Horseshoe Bat Sustenance Zone 

and surveys are required to enable the Council to undertake a Habitat Regulations 

Assessment. An ecological report considering the wider ecology implications should also 

be provided.  

• The development should be designed to be resilient to climate change and demonstrate 

a low carbon approach in the design strategy.  

2.12 The pre-application discussions to date have been taken into account in the application submission: 

• Retail need, impact and the sequential assessment are addressed in section 5 of this 

Statement; 

• The Design and Access Statement prepared by One Design addresses the site layout 

and design of the store; 

• Access and connectivity are fully addressed in the accompanying Transport Assessment 

and Travel Plan prepared by Pell Frischmann; and 

• Visual impact is considered in the Landscape and Visual Impact Assessment prepared 

by Delta Simons. 

Significant changes have been made to the position of the proposed store and the alignment of the 

access road to address points raised by the Council in the pre-app, and the layout now makes 

provision for the future development of two further retail/service outlets, each of 87sq m, which if built 

out will broaden the offer of the local centre. 

2.13 Aside from the retail tests, all other matters raised are considered in section 6 of this Statement.  
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3 APPLICATION PROPOSAL  

3.1 The application seeks consent for the development of a Class A1 foodstore of 2,175sq m gross 

internal area (GIA) with a net sales area of 1,410sq m, parking for 145 cars (including 6 disabled 

spaces, 9 for parent and child and 2 electric vehicle charging points) and stands for up to 22 bicycles. 

3.2 Following pre-application discussions the store itself will be positioned in the south western part of 

the site, with car parking to the north and east. Land has also been safeguarded for the provision of 

two smaller retail units in the north eastern corner of the site, close to the site entrance. 

3.3 Access to the site and to the future development to the south and west of the site will be taken from 

Kings Ash Road via a new fourth arm to the Kings Ash Road/Spruce Way signalised junction. Access 

specifically to the Lidl store will be from a simple priority junction located approximately 80m west of 

the new junction, on the southern side of the proposed estate road. Service vehicles will utilise the 

same access as staff and customers.  

3.4 The site layout has been designed to allow delivery vehicles to enter and exit the site in a forward 

gear. 

 

                        Figure 3.1 Proposed Site Layout 

3.5 In terms of pedestrian access, the estate road is designed to incorporate a 3.5m shared use 

footway/cycleway on the southern side of the carriageway and a 2m footway on the northern side of 

the carriageway. The shared footway/cycleway will connect to the internal footways within the site. 

3.6 The store will be built in accordance with Lidl’s brand new specification, providing a lighter, more 

spacious sales area, with extensive glazing to the front (eastern) elevation.  

3.7 The elevational treatments will predominantly comprise white rendered walls with a grey decorative 

plinth, complemented by blue eaves, guttering and rainwater goods. The western elevation of the 

building will also include the use of silver metal composite panels at high level. 
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3.8 As part of the development Lidl are proposing a comprehensive landscaping scheme which will help 

to reduce the visual impact of the store, enhance the visual amenity of the surrounding area and 

achieve greater biodiversity.  

3.9 Full details of the application proposal are provided on the accompanying plans and elevations and 

within the Design and Access Statement. 

Lidl Business Model 

3.10 Lidl,  together with Aldi are classed as a Limited Assortment Discounter (LAD), a category of retailer 

distinct from the mainstream operators.  Lidl’s strategy is the provision of smaller stores at 

convenient locations within or close to residential areas, which are capable of serving both the day-

to-day top up and main food shopping needs of local residents. 

3.11 The company’s operation is based upon a traditional supermarket with very attractive prices.  The 

range of goods sold is limited and around 80% of all products are Lidl’s own brand.  This retail 

operation can be achieved by: 

• Bulk purchasing across the UK and Europe; 

• Ensuring that distribution costs are kept to a minimum; and 

• Controlling property and operational costs prudently. 

3.12 The Lidl format is a well-established shopping experience in Europe with almost 10,000 stores 

across the continent.  The company is seeking to build upon its strong presence in the UK with over 

800 stores opened to date, employing over 23,000 people. 

Product Range and Pricing Structure 

3.13 Lidl’s offer is based on providing a limited range of high quality products at very attractive prices.  

The limited number of lines, which are significantly less than other mainstream retailers, is to ensure 

the lowest possible operating costs.  It includes: 

• A quality range of fresh and frozen pre-packaged meat; 

• Own-brand dry groceries & frozen foods; 

• A fresh in-store bakery; 

• Tertiary branded wines and spirits; 

• A quality range of loose and pre-packed fruit and vegetable lines; and 

• A basic range of non-food household items and twice-weekly (non-food) specials 

occupying about 20% of the sales area, such as a limited range of electrical and 

gardening products.  

3.14 Of more relevance is the range of goods and services that Lidl do not sell.  Lidl’s retail offer is distinct 

from the large retailers and small convenience stores by not offering the following: 

• Butchers counter; 

• Fishmonger; 

• Dispensing pharmacy; 

• Dry-cleaning service; 

• Post office service; 
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• Financial products; 

• Photography processing; 

• Café / restaurant; and 

• Cigarettes and tobacco products. 

3.15 The above product ranges and services are not offered in Lidl stores as they do not fit with the core 

retail concept.  This is one way in which Lidl differs from mainstream retailers.  The larger food 

retailers have all been through a considerable process of diversification over the past decade.  Many 

offer all of the above services as a ‘one stop’ destination for their customers.  Lidl have always 

operated as a complementary retailer, with a significant proportion of customers also choosing to 

visit other retailers to fulfil their needs. 

3.16 Large and small retailers alike continue to trade successfully alongside Lidl stores all over the UK.  

The format and style that Lidl operate differs significantly from that of other supermarket traders 

(only Aldi have a similar business model).  This is achieved primarily through the heavily discounted 

pricing structure and the strictly limited range of goods.  A Lidl store typically stocks around 2,500 

items, although the company’s planning consents allow the flexibility for up to 3,500 items so as to 

accommodate future growth.  In comparison the major operators, such as Morrisons, Tesco, Asda 

and Sainsbury, can retail over 35,000 lines.  For these reasons, Lidl stores successfully trade 

immediately adjacent to larger superstores and smaller convenience stores in numerous locations 

across the UK.  Indeed Lidl have always operated as a complementary retailer, with a significant 

proportion of customers also choosing to visit other retailers to fulfil their needs. 

3.17 Lidl stores receive a twice weekly delivery of special non-food offers such as a limited range of 

electrical, homewares and gardening products.  These products are marketed in the press to attract 

customers into the store and sold on a strictly limited basis.  The products sold on this basis 

constantly change and therefore do not present potential for sustained impact on existing centres 

unlike typical superstore comparison elements which are focused on clothing and CD/DVD sales. 

3.18 Products are often displayed in their original pallets or boxes to minimise the time associated with 

conventional shelf stacking.  This no-frills approach is typical of the commitment to ensure that 

products are sold at the lowest possible margins. 

3.19 Independent research by the Competition Commission confirms that the national deep discounters, 

Lidl, Aldi and Netto provide a distinct retail offer from the mainstream food retailers (although it must 

be noted that Netto have ceased operations in the UK and sold their store portfolio to Asda).  Prices 

within the sector are acknowledged to be “well below the prices of the market leaders, and have a 

considerably smaller range of goods” (Competition Commission Report on Supermarkets 2000).  It 

is notable that the former Netto stores that Asda converted to their new small supermarket format 

typically retail 10,000 grocery products, substantially more than the previous deep discount format 

they replaced. 

3.20 In terms of public awareness and perception, Lidl stores are very popular, not only with those on a 

limited income but also increasingly with the higher social groupings.  Market research undertaken 

by Verdict Research shows that the most significant increase in penetration over the period 2005-

2012 has been among more affluent shoppers, with those in the AB social grade actually having 

moved from the lowest to the highest visitor share (Verdict’s ‘How Britain Shops 2012’).  This is a 

reflection of the economic downturn where the number of people visiting Lidl has risen as consumers 

seek to minimise food spending due to reduced levels of disposable income.  More affluent shoppers 

have realised that the quality of offer available is superior in many cases to the larger grocery 

retailers and much cheaper: as a result many now combine a trip to Lidl as part of their regular food 

shop at the larger mainstream stores. 
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3.21 Lidl operate on far lower profit margins than the major food store operators and can therefore pass 

on the savings to their customers, which instils loyalty and a return to store mind set. 

3.22 The Lidl business model inevitably has consequences for the design and layout of stores.  The size 

and configuration must be compatible with Lidl’s efficient delivery and stock handling and ability to 

stock the standard product lines in sufficient depth to meet customer needs and minimise costs.  

This inevitably places restrictions on the ability of the business model to be ‘flexible’ in terms of the 

store format.  This has implications in terms of the application of the sequential approach – a fact 

that has been widely accepted by Local Planning Authorities, Planning Inspectors and the Secretary 

of State in application and appeal decisions across England.  

Opening Hours 

3.23 Lidl intend that the new store will trade 07:00-22:00 Monday to Saturday and Bank Holidays, and 

either 10:00-16:00 or 11:00-17:00 on Sundays. 

Servicing 

3.24 Mindful of minimising disturbance to any neighbouring landowners each Lidl store typically has up 

to two deliveries a day for all its products, including ambient, fresh, frozen and chilled goods.  Total 

unloading time is generally only around 45 minutes. 

Sustainability 

3.25 On the issue of waste, Lidl recycle their packaging material, with their merchandising and display 

formats being designed to facilitate this.  All cardboard is compacted and stored on site for daily 

collection by the returning HGV, along with all plastic, food waste, wood and all non-recyclable 

refuse.  

3.26 In the UK between March 2016 and February 2017 Lidl recycled 100% (82,000 tonnes) of their 

cardboard and paper; 100% (3,500 tonnes) of plastic and 98% (12,573 tonnes) of their general 

waste.  The volume of recycled material has increased year-on-year and the long-standing ambition 

is to achieve zero waste to landfill.  In addition, by 2025 Lidl aim to make 100% of own brand plastic 

recyclable or reusable and have removed all black (non-recyclable) plastic.  In terms of food 470 

tonnes of surplus produce was redistributed to good causes in 2016 and the company has a goal of 

reducing their food waste by 25% by 2020 and 50% by 2030 

3.27 Principles of sustainability are engrained in Lidl’s operation from the efficient construction and 

standardised fit-out elements enabling rapid store construction, to energy saving measures including 

energy efficient building materials, low energy consumption lighting, motion detectors and automatic 

‘power down’ lighting, electricity and heating in the evenings. Lidl is also committed to the use of 

renewable energy.  Solar panels are being added to all new stores and those undergoing 

refurbishment, and electric vehicle charging points are now part of the standard specification for new 

stores – the application proposal includes the provision of two charging points for use by customers. 

Employment 

3.28 Staffing levels have yet to be finalised, however based on existing Lidl stores elsewhere the 

proposed store is likely to provide up to 40 job opportunities.  Lidl always seek to source labour 

locally and provide management opportunities for staff, the company’s philosophy being to provide 

all their employees with opportunities for developing and progressing their careers with the 

company, with the longstanding corporate strategy being to promote from within the business. 
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4 PLANNING POLICY CONTEXT 

Introduction 

4.1 This section of the report briefly considers the national and local planning policies of relevance to 

the proposed retail development. 

4.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that planning applications 

must be determined in accordance with the development plan, unless material considerations 

indicate otherwise. In this instance the development plan consists of the Great Parks Masterplan 

Supplementary Planning Guidance document (November 2013), the Torbay Local Plan 2012 – 2030 

(adopted 2015) and the Paignton Neighbourhood Plan (adopted June 2019). Other material 

considerations include national policy set out in the National Planning Policy Framework (NPPF). 

Development Plan 

Great Parks Masterplan (2013) 

4.3 The Great Parks Masterplan is concerned with the delivery of Phase 2 of Great Parks, an area 

extending to approximately 11ha of undeveloped land on higher ground on the western edge of 

Paignton, including the application site.  

4.4 The Masterplan provides a set of guiding principles for the delivery of Phase 2 and establishes a 

framework to deliver a high quality environment for new homes and community facilities with 

improved access to green space. The vision includes a new junction and main access point from 

Kings Ash Road and a flexible mixed use gateway site providing a new local centre. 

 

Figure 4.1 Extent of Great Parks Masterplan 

4.5 The Masterplan envisages residential uses above commercial uses within the proposed local centre, 

with retail space limited to just 550sq m.  
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4.6 With regard to delivery, the Masterplan advocates delivery of the site as a comprehensive 

development but acknowledges for it to proceed it must be viable.  

Torbay Local Plan 2012 – 2030 (2015) 

4.7 The Torbay Local Plan was adopted in December 2015 and is intended to guide growth, within 

environmental limits, in Torbay up to 2030.  

4.8 The Plan sets down five aspirations for Torbay: 

1. Secure economic recovery and success 

2. Achieve a better connected, accessible Torbay and essential infrastructure 

3. Protect and enhance a superb environment  

4. Create more sustainable communities and better places 

5. Respond to climate change 

4.9 In respect of no. 4, the Plan seeks to meet the needs of all Torbay’s residents, including 

disadvantaged and minority groups and to provide everyone with a full range of opportunities in life, 

to be achieved through meeting a number of objectives including: 

• Building enough houses to give everyone a decent home; 

• To resist inappropriate out-of-centre retailing; and 

• To provide a suitable and sustainable range of physical and community infrastructure to 

promote economic prosperity and social cohesion. 

4.10 Policy SS1 sets out a growth strategy, to be delivered through existing commitments, identified sites 

and strategic delivery areas. The application site is allocated as part of the Paignton North and 

Western Area strategic delivery area and forms part of a committed development site (“CDS”) known 

as Great Parks Phase 2. This is the latter phase of a residential development that commenced in 

the early 1990s but has never been completed.  

4.11 Great Parks is identified as a ‘Future Growth Area’ under Policy SS2. These areas are broad 

locations in which the Council, community and landowners will work together, including through 

neighbourhood planning to identify in more detail the sites, scale of growth, infrastructure and 

delivery mechanisms required to help deliver the Local Plan.  

4.12 Policy SS2 makes it clear that development delivered within the Future Growth Areas must be 

integrated with existing communities, reflect the landscape character of the area, be timed in 

accordance with essential infrastructure, be informed by ecological surveys and flood risk 

assessment and be consistent with the level of growth set out in other relevant parts of the Plan. 

4.13 With particular reference to Great Parks, Policy SS2 requires a bespoke Greater Horseshoe Bat 

mitigation strategy to be submitted and approved before planning permission will be granted.  

4.14 The policy sets down what delivery of the Future Growth Areas will be expected to deliver, including, 

inter alia: 

• Creation of a range of employment opportunities, delivered in the early stages of 

development, designed to meet identified economic growth sectors; 

• High quality design standards that embrace sustainable and energy efficient construction 

techniques; 
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• The creation of a strong sense of community through the effective design and layout of 

homes and the provision of local facilities, enhancing wherever possible existing 

communities within the locality; and 

• Appropriate phasing to ensure overall a balanced provision of jobs, homes and 

infrastructure (including green infrastructure).  

 

 

Figure 4.2: Extract from Torbay Local Plan 2012 - 2030 

4.15 Policy SS3 sets out a presumption in favour of sustainable development in accordance with the 

provisions of the National Planning Policy Framework and states that  planning applications that 

accord with the policies within the Local Plan, and any Neighbourhood Plan where relevant, will be 

approved unless material considerations indicate otherwise.  

4.16 Policy SS11 is concerned with the creation of sustainable communities and advises development 

will be assessed against its contribution to improving the sustainability of existing and new 

communities in Torbay, particularly in the way in which it closes the gap between the most and least 

disadvantaged neighbourhoods. Development proposals will be measured against 13 criteria, 

although not all will be relevant  to every development. Those considered relevant to the application 

proposal are: 

• Development that meets the needs of residents and enhances their quality of life (1) 

• Development that helps to close the gap between the most and least disadvantaged people 

and neighbourhoods in Torbay (2) 
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• Promote social inclusion and seek to eliminate exclusion based on access  to housing, health, 

education, recreation or other facilities (4) 

• Contribute to the success of the local labour market by improving provision of and/or access 

to jobs and widening the pool of available labour (8) 

• Deliver development of an appropriate type, scale, quality, mix and density in relation to its 

location (10) 

4.17 Policy SS14 is focused on low carbon development and adaptation to climate change and states 

that development proposals will be required to minimise carbon emissions and the use of natural 

resources expected to arise during the lifetime of the development. Policy ES1 builds on Policy 

SS14, requiring development proposals to apply a sequential energy hierarchy. 

4.18 Policy SDP3 adds detail to the growth strategy for the Paignton North and Western Area. Five areas 

are allocated to provide a range of housing, employment, local recreation and local retail facilities, 

including Great Parks Phase 2 (SDP3.2). The policy envisages the allocation will deliver primarily 

residential development (up to 485 units), with some employment generating uses in a new local 

centre providing up to 550sq m of floorspace. Supporting text outlines that it is likely to take up to 

10 years to build out Great Parks Phase 2 due to completion rates.  

4.19 This aspiration is strengthened through Policy TC2, which sets out the retail hierarchy for Torbay 

and states retail development will be supported within allocated centres where is appropriate to the 

role, function and scale of the centre. Great Parks is allocated for a ‘neighbourhood centre’; a new 

designation introduced into Torbay’s retail hierarchy as part of the Local Plan process. Supporting 

text to Policy TC2 states “neighbourhood centres are typically small parades with limited provision 

of facilities serving a more local catchment.” 

4.20 Policy TC3 is concerned with new retail development. In respect of district, local and neighbourhood 

centres, the policy states that new retail development will be supported subject to two criteria: 

a. It is of a scale appropriate to the nature and size of the centre and will complement its role and 

character; and 

b. It provides for and sustains a range of services and facilities which contribute to the long-term 

vitality and viability of the centre and the ability of people to meet their needs locally.  

4.21 Supporting text to the policy states that where a retail impact assessment is required, it should 

consider the likely cumulative effects of recent permissions, developments under construction and 

completed developments.  

4.22 Policy DE1 relates to design and states that development should be well-designed, respecting and 

enhancing Torbay’s special qualities. The policy sets down 28 criteria against which new 

development will be assessed, based around function, visual appeal and the quality of public space. 

4.23 Policy DE3 requires that all new development provides a good level of amenity for future residents 

or occupiers and should not unduly impact on the amenity of neighbouring and surrounding uses.  

4.24 Policy NC1 is concerned with biodiversity and states that internationally important sites and species 

will be protected, including the South Hams SAC. Development proposals will be required to provide 

biodiversity measures that contribute to the overall enhancement of Greater Horseshoe Bats. 

4.25 Policy SC1 states that all development should contribute to improving the health and wellbeing of 

the community, reducing health inequalities and helping to deliver healthy lifestyles and sustainable 

neighbourhoods.  

4.26 Policy SC3 is related to education, skills and labour and highlights that the Council will promote and 

negotiate the use of local labour training arrangements, placements and apprenticeship schemes 



PLANNING & RETAIL STATEMENT 

 

 

JPW1618  |  Planning & Retail Statement  |  v1  |  11 September 2020  P a g e  | 14 

rpsgroup.com 

during the construction phases of major developments and encourage the use of local labour 

wherever possible.  

4.27 Policy ES1 stipulates that all developments should make it clear how low carbon design has been 

achieved. 

4.28 Policy ER1 is concerned with flood risk and requires that development must be safe for its lifetime, 

taking into account its future use, function and government projections of how the risk of flooding 

may change in response to climate change. As Torbay has been designated as a Critical Drainage 

Area, all developments must be supported by a Flood Risk Assessment.  

4.29 Furthermore, Policy ER2 is concerned with water management and sets down a range of criteria 

against which proposals will be assessed, including avoiding harm to surface waters, sensitive 

waters-reliant habitats and species and sites protected under European legislation, and any adverse 

impacts on the quality and quantity of groundwater.  

4.30 Policy W1 is concerned with the waste hierarchy and states that all development should seek to 

minimise the generation of waste through prevention, re-use and recycling, recovery and finally 

disposal. 

Paignton Neighbourhood Plan (2019) 

4.31 The Paignton Neighbourhood Plan sets an overriding aim to make the town and surroundings more 

attractive to tourists and an outstanding place to live and work. This will be achieved through four 

main objectives – making more of the retail and tourism offer, improving points of arrival and 

connection, protecting the local identity and ensuring development is balanced.    

4.32 The Plan sets a number of area wide policies (PNP 1 a – h), policies specific to the town centre and 

seafront ( PNP 2 – 18), policies concerned with the western area of the town, including the 

application site (PNP 19 – 24) and three adjoining areas – Clennon Valley, Clifton with Maidenway 

and Preston (PNP 25 – 27). 

4.33 Policy PNP1 states that a balanced delivery of growth, biodiversity enhancement and more 

sustainable means of travel will be supported.  

4.34 Policy PNP 1(c) sets down design principles based around strengthening local identity, safeguarding 

biodiversity and geodiversity, having regard to the treescape and increasing local food production 

capacity. 

4.35 Policy PNP1(e) requires that new commercial development should aim to achieve where 

appropriate, and subject to viability, the highest standards of sustainable construction and out of site 

wate storage in seagull proof structures.  

4.36 Policy PNP1(h) requires new development to include electric vehicle charging points where 

appropriate and viable.  

4.37 Policy PNP7 relates to Victoria Square in Paignton town centre, where Lidl have an existing store. 

There is a desire to see the area improved, possibly through comprehensive redevelopment should 

the existing buildings become available.  

4.38 Policy PNP20 is specifically concerned with delivery of the final phase of Great Parks and advises 

that completion of development proposals in the Great Parks area will be supported in accordance 

with the 2013 Masterplan, subject to habitat safeguards to ensure no significant effects on protected 

species in the area. Supporting text at paragraph 6.110 of the Plan advises further habitat measures 

are required to comply with Local Plan Policy SS2 before any development can be approved.  
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Figure 4-3 Great Parks Vision Summary 

  

Other Material Considerations 

National Planning Policy Framework 

4.39 A revised edition of the National Planning Policy Framework (NPPF) was published in February 

2019.  The Framework must be taken into account in the preparation of local and neighbourhood 

plans and is also a material consideration in planning decisions. 

4.40 Two of the objectives of the NPPF were to simplify national planning policy and support and 

encourage sustainable economic development.  Paragraph 11 makes clear that “Plans and 

decisions should apply a presumption in favour of sustainable development”.  It is also made explicit 

that in making decisions on planning applications this means: 

• “approving development proposals that accord with the development plan without delay; 

and 

• where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out of date, granting permission unless: 

i. the application of policies in the Framework that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or 

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in the Framework taken as a whole”. 



PLANNING & RETAIL STATEMENT 

 

 

JPW1618  |  Planning & Retail Statement  |  v1  |  11 September 2020  P a g e  | 16 

rpsgroup.com 

4.41 Paragraph 80 says that planning policies and decisions should help create the conditions in which 

businesses can invest, expand and adapt, and that significant weight should be placed on the need 

to support economic growth and productivity.  Paragraph 81 goes on to say that planning policies 

should, inter alia, be flexible enough to accommodate needs not anticipated in the plan, to enable a 

rapid response to changes in economic circumstances.  Paragraph 82 says that planning policies 

and decisions should recognise and address the specific locational requirements of different sectors. 

4.42 In relation to town centres and retailing, Section 7 of the Framework reiterates previous guidance 

that LPAs should support the role that town centres play at the heart of communities, by taking a 

positive approach to their growth, management and adaptation, and promote their long-term vitality 

and viability.  Paragraph 86 requires a sequential approach to selecting sites for main town centre 

uses (which include retail development, hotels, restaurants and bars) where they are not in an 

existing centre or in accordance with an up-to-date Local Plan.  The first preference is for sites within 

town centres, followed by edge-of-centre locations and only then out-of-centre sites.  Sites must be 

suitable and available, and both developers and local planning authorities should demonstrate 

flexibility on issues such as format and scale. 

4.43 Paragraph 89 states that for retail development outside a town centre and not in accordance with 

an up-to-date Local Plan, an impact assessment will be required if the development is over a 

proportionate locally set floorspace threshold: in the absence of a locally set threshold the default is 

2500sq m.  Any such assessment should consider: 

• The impact of the proposal on existing, committed and planned public and private sector 

investment in a centre or centres within the catchment area of the proposal; and 

• The impact on town centre vitality and viability, including local consumer choice and trade 

in the centre and wider area. 

4.44 The NPPF is clear in saying that an assessment of impact may be made up to five years ahead of 

when the application is submitted.  For major schemes where the full impact will not be realised in 

five years the impact should also be assessed up to ten years from the date of the application. 

4.45 Paragraph 90 of the Framework says that where an application fails to satisfy the sequential test or 

is likely to have significant adverse impact on the vitality and viability of defined centres, or planned 

investment in any centre, it should be refused.  

4.46 Section 9 seeks to promote sustainable transport and says, inter alia, that developments that 

generate significant movement should be located where the need to travel will be minimised and the 

use of sustainable transport modes can be maximised.  

4.47 Paragraph 153 in Section 14 says that new development should be expected to comply with local 

requirements for decentralised energy supply, unless that can be demonstrated to be not feasible 

or viable, and take account of landform, layout, building orientation, massing and landscaping to 

minimise energy consumption. 
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5 EVALUATION OF COMPLIANCE WITH RETAIL 
POLICIES 

Introduction 

5.1 Section 7 of the National Planning Policy Framework (NPPF) relates to retail development and the 

vitality of town centres, and requires the following assessments for developments proposed outside 

defined retail centres and not in accordance with an up to date development plan: 

• Sequential test. 

• Retail impact, comprising: 

○ Impact on existing, committed and planned public and private investment in centres 

within the catchment area. 

○ Impact on town centre vitality and viability, including local consumer choice and trade 

in the town centre and wider area. 

5.2 Paragraph 90 of the NPPF is clear that where an application fails to satisfy the sequential test or is 

likely to have a significant adverse impact [our emphasis], it should be refused. 

The Sequential Approach to Site Selection 

5.3 Both national and local planning policies on retail development mandate a sequential approach to 

site selection, whereby the first preference should be locations within town centres, followed by sites 

on the edge of a centre and only then out-of-centre sites at accessible locations.  In assessing 

potential sites there is a requirement for them to be both suitable and available, and for both 

developers and planning authorities to demonstrate flexibility on issues such as scale and format.  

The purpose of searching for alternative sites is to ensure that the identified need (which can be 

both quantitative or qualitative) is met in the most appropriate location, and a number of High Court 

judgements over the years have established that suitability of potential sites needs to be judged 

having regard to the nature of the need (see R v Cambridge City Council ex parte Warner Village 

Cinemas Ltd (2000) and JJ Gallagher Ltd v SSL, DTR and Gateshead MBC (2002).  

5.4 Similarly, in considering whether a site is ‘suitable’ under the sequential approach, it has been 

established in case law that the requirement is for sites capable of accommodating the broad type 

of development that is being proposed by the applicant.  This was made clear in the High Court 

judgment of Aldergate Properties Ltd v Mansfield District Council (2016) and the judgement of the 

Supreme Court in Tesco Stores Limited (Appellants) v Dundee City Council (Respondents) 

(Scotland) [2012] UKSC where at paragraph 37 of the judgment Lord Hope stated: 

“It is the proposal for which the developer seeks permission that has to be considered when the 

question is asked whether no suitable site is available within or on the edge of the town centre”. 

5.5 In this instance the need is for a new foodstore to serve the northwest side of Paignton, providing 

the new local centre that is allocated under Policies SDP3 and TC2 of the Local Plan.  Being part of 

a new local centre the application site will fall within the third tier of the identified retail hierarchy, 

with the only centres higher being Paignton Town Centre and Preston District Centre. 

5.6 While policy requires developers/retailers to be flexible when assessing alternative sites under the 

sequential approach, there is no longer a requirement to consider the disaggregation of floorspace 

where the development would be split onto separate sites: this has been confirmed in a number of 

appeal/call-in decisions, including Rushden Lakes in Northamptonshire (PINS ref. 

APP/G2815/V/12/2190175 and Cribbs Causeway in South Gloucestershire 
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(APP/P0119/V/17/3170627), as well as the judgement of the Court of Appeal in Warners Retail 

(Moreton) Ltd v Cotswold District Council (2016).  Neither the National Planning Policy Framework 

or National Planning Practice Guidance give any detailed guidance as to what degree of flexibility is 

required, or what forms it might take, although it is generally held to include multi-level stores, shared 

or multi-level parking and innovative servicing arrangements. 

5.7 In terms of the site parameters that are essential to enable the Lidl business model to trade viably, 

these include: 

• A minimum size of store for trading operations to be viable, with the sales floor open and 

unencumbered by support columns.  Each store requires sufficient space to sell a 

standard range of goods and number of lines, but there is some limited scope for flexibility 

in the net sales area (principally the width of the aisles), in the rear warehouse and the 

amount of customer parking.  However any significant deviation from the standard store 

requirement has the potential to undermine the viability of the business model.  The 

increasing popularity of Lidl stores over the last 10 years has led to the company 

increasing its optimum store size, in order to cope with a larger throughput of customers.  

The current format is now circa 2,200sq m gross with circa 120 parking spaces- the range 

of goods sold in the larger stores is largely the same as in the earlier/smaller formats, but 

the additional floorspace allows wider aisles and lower level display shelves, to improve 

the shopping experience and enable more efficient restocking. 

• Provision of dedicated parking and adequate service access. 

• The store must be directly visible from the main road network. 

5.8 Having regard to the above requirements the size of site needed to accommodate a Lidl store is 

circa 1ha and we have therefore used that as the target for the purposes of the sequential 

assessment.  

5.9 Like all successful retailers Lidl’s trading format has evolved over time, with stores now providing 

more spacious circulation space and the provision of an improved offer, including an area for the 

sale of a limited range of fresh bakery goods.   

Sequential Search 

5.10 As previously noted, the proposed store is intended to form the basis of a new local centre that will 

serve northwest Paignton, where we believe that there is a quantitative and qualitative need for an 

additional neighbourhood foodstore.  The catchment of a LAD store to serve this area will be quite 

contained (as detailed below in paragraph 5.11), and seeking to locate the proposed store outside 

this area would therefore inhibit its ability to meet the local need and run counter to the Aldergate 

and Dundee judgements detailed above in paragraph 5.4.  However notwithstanding that, the only 

two centres higher in the hierarchy within Paignton are the town centre and Preston District Centre 

and while both are outside the assumed catchment area that the proposed store is intended to serve, 

for the sake of robustness we have nevertheless undertaken a sequential search for any available 

sites within or adjoining them. 

Paignton Town Centre 

5.11 The proposed store at Great Parks is intended to meet the need for local convenience shopping in 

the northwest sector of Paignton, including both existing residential areas and Phase 2 of the Great 

Parks masterplan.  The catchment of the store will therefore be different to a store in the town centre, 

and this is recognised by the fact that Lidl have a 3-store plan for Paignton, having identified a need 

for stores in the town centre (Victoria Square or another alternative elsewhere in the centre); the 

southwest (their White Rock unit) and the northwest (the proposed Great Parks store).  LAD stores 
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serve a neighbourhood shopping function and generally have catchments extending to around a 4-

5 minute drivetime.  The plan at Appendix B shows the location and 5-minute catchments for Lidl’s 

two existing stores and the proposed store at Great Parks.  There are minimal overlaps, with the 

largest being between Great Parks and White Rock.  However these catchments are theoretical 

computer generated isochrones and in practice we believe that there will be little or no overlap 

between these two stores, and that in fact they will butt up against each other at the A385 Totnes 

Road/A380 Brixham Road junction, ie they will extend down (Great Parks) and up (White Rock) as 

far as the Totnes Road.  People living to the south of the Totnes Road can be expected to shop at 

the White Rock store, while those to the north will favour a store at Great Parks. 

5.12 The proposed new store is intended to meet a need for a LAD store in the northwest area of 

Paignton, which as noted above is a different catchment to one located in the town centre.  As a 

consequence of that sites in the town centre cannot be considered to be suitable to meet this 

identified need and so can be dismissed under the sequential test.  However, notwithstanding that, 

the Torbay Retail Study 2013, prepared by GVA to support the Torbay Local Plan 2012 – 2030, 

does identifies two sites within the town centre for redevelopment – Crossways Shopping Centre 

and Victoria Square and for the sake of robustness these are considered below.  

Crossways Shopping Centre 

5.13 Crossways Shopping Centre is a 1960s development at the northern end of Paignton town centre, 

connecting the principle shopping areas of Hyde Road and Torquay Road. The site is allocated in 

the Torbay Local Plan 2012 – 2030 for mixed use regeneration under Policy SDP2 and in the 

Paignton Neighbourhood Plan under Policy PNP8 for refurbishment or redevelopment.  

5.14 Historically it was occupied by a number of national retailers, including Co-op, but is now mostly 

vacant. Retail space is provided at ground and first floors and there is a multi-storey car park above. 

The largest ground floor unit is the former Co-op which has a sales area of only 514sq m (as shown 

on site survey drawings produced by ADG Architects for the planning application detailed below) – 

this is too small for Lidl and in any event there are multiple support columns that make the space 

unsuitable for the Limited Assortment Discounter (LAD) format.  Storage is provided at first floor 

level but a split-level retail unit would also not meet the requirements of a LAD retailer.  The existing 

centre is not capable of meeting modern retail needs, and is unsuitable for accommodating a 

foodstore, as evidenced by Co-op having vacated the site some years ago. 

5.15 Torbay Council has recently submitted a planning application for the complete redevelopment of the 

site having acquired it from the former owners, Gaelic Investments. The application proposes the 

demolition of the existing building and the erection of two buildings to provide  a five storey sheltered 

housing scheme with commercial floorspace at ground floor level (179sq m in total) and a seven 

storey building providing extra care accommodation, again, with commercial floorspace at ground 

floor level (348sq m) (LPA Ref: P/2020/0731). The proposals do not include anywhere near the 

quantum of floorspace that a LAD retailer would require.  

5.16 Whether the Centre remains as is, or is redeveloped, it is not suitable nor available for Lidl and does 

not meet the minimum parameters identified at paragraph 5.7 above.  

Victoria Square 

5.17 Lidl’s existing town centre store is located on Victoria Square.  

5.18 The Torbay Retail Study Update 2013 notes that Victoria Square presents a significant 

redevelopment opportunity for Paignton town centre, although it is likely to be a medium to long term 

goal. 
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5.19 In terms of the site’s suitability for a LAD retailer, Lidl already trade from the site so in broad terms 

the site must be considered to be ‘suitable’, although it cannot be considered to be available to any 

LAD retailer other than Lidl, since they own the site and the s106 Agreement associated with their 

White Rock store requires them to maintain a store on Victoria Square (or a relocation elsewhere in 

the town centre).  However the question is whether a store on the Victoria Centre (either the existing 

Lidl or a replacement new store) is suitable to meet the need that the proposed store at Great Parks 

is intended to address, and the answer to that is clearly no. 

5.20 The Victoria Square site cannot be said to be suitable to accommodate the proposed store, because 

neither the existing Lidl that current occupies the site, nor a larger replacement, could meet the need 

for improved retail provision in northwest Paignton, which is what the proposed store at Great Park 

is intended to achieve. 

Preston District Centre 

5.21 The catchment plan at Appendix B shows that Preston District Centre lies on the far edge of the 

catchment area for the proposed store at Great Parks, actually within the catchment served by Lidl’s 

town centre outlet.  Accordingly, the area is not suitable to meet the identified need. 

5.22 Preston District Centre extends south west/north east along Torquay Road. It is located 500m north 

of Paignton town centre and 2km east of the application site. In terms of convenience provision it is 

anchored by a Sainsbury’s Local at the southern end, but also has a Tesco Express and Premier 

store. It is linear in nature and is characterised by two storey terraced buildings with commercial at 

ground floor level and residential above.  

5.23 Whilst there are a number of vacant units, none would be capable of accommodating a Lidl 

foodstore.  

5.24 At the northern end of the centre there is a large unit, formerly a Vauxhall car dealership but now 

occupied by Carpet King. There is a tyre centre to the rear and the whole site extends to 

approximately 0.2ha – far below the minimum requirements for Lidl – and is allocated for housing in 

the Local Plan under Policy PNPH13. 

5.25 Given the above, irrespective of the fact that the centre lies outside the proposed development’s 

catchment area, we have identified no sites within it that could accommodate the scale of 

development being proposed.  Accordingly, the centre can be dismissed under the sequential test. 

Conclusions on the Sequential Test 

5.26 Neither a site visit nor a desk-top analysis has identified any suitable and available alternative 

development sites that  could meet the criteria to accommodate the proposed foodstore.  There are 

no sites within or adjoining Paignton Town Centre, or Preston District Centre, but in any event stores 

in those centres serve different catchments to the proposed store at Great Parks, which is intended 

to provide improved grocery shopping in the northwest side of the town. The application site must 

therefore be considered to be acceptable under the sequential approach to site selection, particularly 

as it lies within an area allocated for a new local centre to the serve the north western side of 

Paignton.  

Impact on Existing, Committed and Planned Investment  

5.27 In terms of convenience retailing we are not aware of any committed or proposed investments within 

Paignton Town Centre or Preston District Centre that could potentially be affected by a new Lidl 

store at Great Park.  The development plan strategy seeks to direct new development into the Town 

Centre, but as our sequential assessment has shown, there are no suitable sites available within 
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either the town or district centres that could accommodate a LAD store, while the Local Plan, 

Neighbourhood Plan and the Great Parks masterplan all include provision for a new local centre on 

the application site adjoining Kings Ash Road. 

5.28 The Local Plan does identify sites for redevelopment/regeneration within the town centre (including 

Victoria Square and the Crossway Centre), but none of those allocations is seeking a large 

foodstore, and consequently it is unlikely that the development of a LAD store at Great Parks will 

have any impact on other uses coming forward on any of the town centre allocations. 

Impact on Town Centre Vitality and Viability 

5.29 In this section we evaluate the impact of the proposed development on the vitality and viability of 

existing stores and centres.  We have concentrated on assessing the impact on convenience goods 

stores as the Lidl will generate the majority of its turnover from the sale of convenience goods.  A 

detailed analysis of comparison goods impact is therefore not thought to be required given the small 

and transient range of goods sold by Lidl and the modest turnover the store will generate from non-

food goods.  The statistical tables that model the existing spending patterns and the impact of the 

proposed store are included at Appendix C. 

5.30 We note that the pre-application advice provided by the LPA in respect of the proposed development 

(dated 30th June 2020), in highlighting the requirement for a sequential test and impact assessment 

also asked for an assessment of retail need/capacity.  However the former requirement to 

demonstrate a need for new retail development (and quantitative need is analogous to capacity) is 

no longer required under national planning policy and is excluded from the NPPF.  As a 

consequence of that, and because there is no retail study with up to date empirical data on existing 

shopping patterns and turnovers, this report does not include a retail capacity assessment. 

Study Area 

5.31 For the purposes of our impact assessment we have utilised data from the ‘Torbay Retail Study 

Update 2013’ which was produced for the Council by GVA as an update to previous studies 

produced in 2006, 2008 and 2011.  The 2006 and 2008 studies utilised a study area based around 

ten separate zones defined by postcode sector geography, which were used as the basis for a 

household survey of shopping patterns.  For the 2011 study zones 1, 9 & 10 were removed since it 

was considered that the residents of those areas contributed few convenience or comparison goods 

shopping trips into Torbay.  This left a study area made up of eight zones (2, 3, 4, 5, 6, 7 & 8) which 

was later carried over and used in the 2013 Update and which we are utilising now.  A plan of the 

study area is enclosed as Appendix D.  Zone 3 comprises Brixham; Zone 4 is Paignton and Zone 

5 is Torquay. 

Price Base and Design Year 

5.32 All monetary figures are expressed in 2011 prices as per the 2013 Retail Study Update.  We have 

assumed a base year of 2020 and a design year of 2025. 

Population Within the Study Area 

5.33 Our quantitative analysis is set out in the statistical tables enclosed at Appendix B.  Table 1 details 

the resident population within each zone with the figures for 2013 and 2016 being derived from Table 

1 in Appendix B of the 2013 Retail Study Update.  Post-2016 the population has been projected 

forward using the compound annual growth in the population in Torbay, derived from the ONS 2016-

based sub-national population forecasts. 
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Available Expenditure 

5.34 Table 2 details the per capita spending on convenience goods within each of the zones in the study 

area.  The baseline figures for 2013 are taken from Table 2 in Appendix B of the 2013 Retail Study, 

Update which were bespoke estimates for each zone that were provided to GVA by Experian.  In 

calculating future spending patterns, the retail study then applied forecast growth rates and 

allowances for non-store spending (aka ‘special forms of trading’) for convenience spending per 

head from Experian’s ‘Retail Planner Briefing Note 11’, which was published in October 2013.  

However, since then Experian have published updated forecasts, the most recent of which are in 

their ‘Retail Planner Briefing Note 17’ that was published in February 2020.  We have therefore taken 

the opportunity to update the expenditure estimates by using the latest growth rates and SFT 

allowances post-2016 from ‘Retail Planner Briefing Note 17’. 

5.35 Table 3 provides the same information for comparison goods. 

5.36 Table 4 then multiplies the per capita spend on convenience goods in each zone (from Table 2) by 

the resident population (from Table 1) to provide the total convenience goods expenditure generated 

within the study area: this totals £560.91m at 2020 rising to £572.19m at 2025.  Within just Zone 4 

(Paignton) the current available spend is £97.58m, which is forecast to rise to £99.54m by 2025. 

5.37 Table 5 shows the available spending on comparison goods, which in Zone 4 totals £162.40m at 

2020, rising to £186.74m by 2025. 

Turnover of Existing Stores 

5.38 A household survey was undertaken by NEMS in 2011 to inform the 2011 retail study.  This provides 

data on shopping patterns within the study area and is the most up to date data currently available 

for Torbay.  Our Table 6 is derived from Table 4 in Appendix B of the 2013 Retail Study Update and 

shows the shopping patterns for both main food and top-up shopping, as derived from the 2011 

survey.  Table 7 then takes the individual market shares of existing stores and applies them to the 

available convenience spending at 2020, to provide estimates of the turnover of existing 

stores/centres.  Table 8 then does the same thing for the available spending at 2025. 

5.39 However the turnover estimates shown in Tables 7 & 8 include no allowance for new stores that 

have commenced trading in Paignton since the household survey was conducted in 2011.  These 

comprise the following stores: 

• Asda at Brixham Road (converted from a former Focus DIY) 

• Aldi at Brixham Road (developed as Yannons Local Centre) 

• Lidl at Waddeton Close (developed as White Rock Local Centre) 

• The Food Warehouse, Devonshire Retail Park, Long Road (following an approval to 

vary a restrictive goods condition to allow food sales). 

5.40 These four stores will have changed shopping patterns, diverting spending from some of the stores 

in our Tables 7 & 8.  We have therefore had to make adjustments to add them in to the list of stores 

and this is shown in our impact Table 10 and explained below. 

Turnover of the Proposed Development 

5.41 Table 9 details the expected turnover of the proposed Lidl store.  Its net sales area will be 1,410 

sqm and at Lidl’s company average sales density (from Global Data 2019) its turnover at 2025 is 

expected to be £12.36m, of which £10.17m will come from convenience goods and £2.19m from 

comparison. 
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Retail Impact 

5.42 Table 10 sets out the expected trade draw pattern to the proposed store for convenience goods and 

the consequent impact on existing stores. 

5.43 As noted above, the table incorporates the four stores that have been developed post-2011, with 

adjustments made to the turnovers of the other stores to take account of the trading effects of the 

‘new’ developments.  In determining what adjustments needed to be made we were cognizant that 

this exercise had previously been carried out in the retail assessment submitted in 2017 in support 

of the foodstore then being sought within the Devonshire Retail Park (this was originally intended to 

be an M&S Food but was subsequently taken by The Food Warehouse).  In their impact assessment 

Montagu Evans (within their January 2017 Planning & Retail Statement submitted in support of 

application P/2017/0571) made adjustments to the turnover of existing stores to incorporate the 

Asda, Aldi and Lidl stores; having assessed the changes they made to allow for those new stores, 

in our planning judgement the adjustments made to the individual market shares/turnovers appear 

robust and reasonable, so we have chosen to adopt those,and their trade draw for the foodstore 

they were then proposing on Devonshire Retail Park, in order to estimate the total market share of 

each individual retailer including the four ‘new’ stores.  Those market shares have then been applied 

to the identified spending at 2020 and 2025 (from our table 4) to arrive at the pre-impact turnovers 

at 2020 and 2025 in columns 1 and 2 of our Table 10.  In our judgement this provides a robust 

baseline for our impact assessment. 

5.44 The third column details the expected trade draw to the proposed new store.  It can be seen that 

other than £0.9m that we expect to be taken from Lidl’s existing store on Newton Road in Torquay, 

and a notional 10% (£1m) inflow from residents outside the study area, the remainder of the store’s 

turnover will be derived from stores in Paignton; the draw from the Newton Road store is because it 

was previously the main discount store serving the wider Torbay area, and so we believe it likely 

that despite additional LAD stores having been developed in Paignton there will still be some 

residents in north Paignton who will be travelling up to shop in the Newton Road Lidl, and these are 

likely to transfer to shop at a newer Lidl on Great Parks.  As noted in the National Planning Practice 

Guidance impact needs to be assessed on a like-for-like basis in respect of the particular sector 

(which here is grocery retailing), and retail uses tend to compete with their most comparable 

competitive facilities, which in this instance is other large foodstores.  With that in mind we expect 

the largest share of the store’s turnover will be taken from the Morrison and Asda stores at Totnes 

Road and Brixham Road: we anticipate that £2.17m will be taken from Morrison and £1.85m from 

Asda - they both operate towards the lower end of the market and are a similar distance from the 

application site.  This will result in an impact of -5.7% on the Morrison and -11% on Asda.  In our 

judgement neither trade draw should threaten their continued trading but in any event they are out-

of-centre stores and so enjoy no policy protection, with any impact on them being valid commercial 

competition. 

5.45 £1.1m is expected to come from Lidl’s existing store at White Rock resulting in an impact of -15.2%; 

We are confident that there is sufficient spending capacity to support stores at both Great Parks and 

White Rock, and as already noted the two stores will serve separate catchment areas.  The 

estimated 15% impact will not prejudice Lidl’s operation at White Rock. 

5.46 £0.95m is expected to be diverted from the Sainsbury’s at Yalberton Road but the impact will be 

minimal at only -3.8%.  £0.8m will be taken from Preston District Centre for an overall impact of only 

-8.6%, which will be spread around a number of stores, including the Sainsbury’s Local, Tesco and 

small local shops.  A further £0.5m will be taken from other shops within Paignton, which has a 

notional impact of -9.7% but again this is not on any single store but rather will be spread across a 

range of small shops over the west side of the town, such as the Premier convenience store on 
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Marldon Road and the Co-op on Foxhole Road.  The diffused trade draw will mean that no individual 

impact should be significant. 

5.47 £0.45m will be taken from the Aldi on Brixham Road but the impact will be only -7.6% and so will 

not threaten their continued trading.  The trade draw from this store is comparatively low as it is 

closer to Lidl’s existing store at White Rock than it is to the application site at Great Parks and any 

shoppers using it that may be minded to change to Lidl will already have done so when White Rock 

opened.  From visiting the store it is, in our judgement, trading strongly and there is no reason to 

expect that the impact on it will be significant. 

5.48 £0.45m is expected to come from stores in Paignton Town Centre, but the impacts are all minor with 

the highest impact being only -9.7% on Lidl’s store on Victoria Square.  The store serves a different 

catchment to the proposed one at Great Park and in our judgement the proposed development will 

not result in any significant adverse impact on the town centre. 

5.49 The remaining £1.0m will be derived from stores outside Torbay, being 10% inflow from residents 

outside the area who travel into the area. 

5.50 Overall it can be seen that the proposed store is expected to have minimal impact on the defined 

centres in Paignton and will not threaten the viability of any existing stores.  In terms of the expected 

trade draw pattern, the majority of the proposed store’s turnover is expected to come from existing 

out-of-centre stores or Lidl’s existing stores: 

• Turnover derived from out-of-centre stores: 48.87% 

• Turnover derived from other Lidl stores: 22.62% 

• Turnover derived from Aldi in Yannons Local Centre: 4.42% 

• Turnover derived from other in-centre stores: 9.34% 

• Turnover derived from elsewhere, including inflow from outside Torbay: 14.75% 

5.51 Given the above the expected impact on defined centres will, in our judgement, be minimal and not 

significantly adverse.  In terms of the policy test in paragraph 90 of the NPPF the proposed 

development must therefore be considered to be acceptable. 

Comparison Goods Impact 

5.52 The proposed store will comprise a convenience business, and the small proportion of the store’s 

floorspace that will be given over to comparison goods will generate a turnover of only £2.19m (at 

2025), which can be accommodated by just over 5 months worth of the projected growth in 

comparison goods spending within Paignton’s home zone. 

5.53 In terms of impact, the comparison offer in most deep discount stores is constantly changing, with 

weekly ‘when it’s gone it’s gone’ promotions: the range of goods provided to the stores varies from 

week to week depending on what products the buyers can source.  Examples of promotions can 

include gardening, equestrian, vehicle maintenance etc.  The significance of this variety of offer is 

that there is no potential for sustained impact on town centre or local shops in the way that there is 

where a mainstream supermarket is concerned, whose offer typically includes clothing, CD/DVDs, 

books, toys etc.  For this reason, estimating trade diversion patterns for the comparison element is 

all but impossible.  However, what can be said is that the modest amount of turnover the store will 

generate is equivalent to, and will be accommodated by, only 5 months worth of the projected growth 

in comparison goods expenditure within Paignton over the next five years.  Accordingly, there is no 

reason to suppose that the store’s non-food turnover will undermine any existing store. 
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6 OTHER PLANNING CONSIDERATIONS 

Suitability of the Site for a Lidl Foodstore 

6.1 The application proposes a new foodstore, which would represent positive economic investment in 

the local area, creating new jobs and providing additional choice to local residents.  

6.2 The application site is part of a larger site allocated for development in the adopted Torbay Local 

Plan, for residential and employment generating uses, including retail; an aspiration replicated in 

both the Great Parks Masterplan (2013) and the Paignton Neighbourhood Plan (2019).  

6.3 The principle of the site being developed within the plan period 2012 – 2030 has therefore been 

firmly established through the development plan process.  

6.4 The Great Parks Masterplan, adopted in 2013, envisages a flexible mixed use gateway to the wider 

area, providing a new local centre of no more than 550sq m, with residential uses above any ground 

floor retail. The Masterplan acknowledges that historically, viability has been an issue in driving 

forward the development of a local centre. This point was re-iterated in pre-application advice 

received from the Council’s Planning Policy Officer in April 2020, who also advised this part of 

Paignton has significant levels of deprivation, with poor access to fresh produce and local 

employment opportunities.  

6.5 A local centre of 550sq m would typically attract a convenience operator i.e. Tesco Express, 

Sainsbury’s Local or Co-op, with a requirement of around 370sq m – 400sq m gross (280 sq m net 

to benefit from Sunday Trading Laws) and one or two smaller independent units – hairdresser, café, 

hot food takeaway etc.  

6.6 In 2017 research by consumer group Which found the smaller convenience formats for Tesco and 

Sainsbury’s differ on price point to their main foodstore format by as much as 7%. In addition, within 

the convenience formats limited space is given over to fresh produce. To limit the foodstore offering 

in the local centre to a convenience format would not tackle the underlying socio-economic issues 

and identified deprivation in this part of Paignton – any benefits of improved access to a limited 

range of fresh produce would be countered by the higher prices. As previously noted, Lidl’s prices 

are up to 30% lower than the mainstream supermarkets.  Lower prices for customers would be 

hugely beneficial in tackling the high levels of deprivation and a Lidl store in this location, unlike a 

smaller convenience store, would reduce the need for trips further afield to undertake a main food 

shop – again a benefit for low household incomes.  

6.7 In addition, whereas a Lidl main foodstore would offer up to 40 full and part time employment 

opportunities, a convenience store format would offer no more than around 20.  

6.8 With regard to the desire that any retail provision would also include residential uses above, whilst 

Lidl have undertaken mixed use retail/developments in more urban locations, given the proposed 

building height, topography and visual sensitivities of the site it would not be appropriate to build 

over the store.  

6.9 Lidl’s land ownership extends west beyond the red line boundary shown on the Site Location Plan 

and includes a portion of land that forms the remainder of the Great Parks Phase 2 area as show in 

Figure 4.1. The whole site was first allocated for residential-led development in the Torbay Local 

Plan 1995 – 2011 but in the last 25 years it has failed to come to fruition. Notwithstanding that, 

Torbay Council remain committed to its delivery.  

6.10 The application proposal will act as a catalyst for the wider development of Great Parks Phase 2, 

not least because the proposed access road to the Lidl store, which Lidl will deliver and pay for, will 

facilitate access to the rest of the wider site.  The development of the new housing sought by the 
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Council as Phase 2 of the Great Parks development is dependent on this new access on to the A380 

and it is telling that despite planning permission having been granted for the new junction and link 

road back in April 2014 the works were not constructed.  Kings Ash Road has been widened as part 

of improvements along the corridor, but the new junction to serve Great Parks 2 has not been 

provided and the design approved in 2014 can no longer be implemented because of the widening 

works that have taken place.  The lack of funding for this junction and link road has effectively stalled 

the wider development, and the economic downturn/recession that is resulting from the Covid 

pandemic means that funding for it from the public sector is unlikely to be forthcoming anytime soon.  

However subject to planning permission being granted for the new store Lidl will now ensure this 

junction and link road will come forward in the short term, at no cost to the public purse. 

6.11 Phase 1 of the Great Parks development was completed in the 1990s and the masterplan for Phase 

2 was adopted as supplementary planning guidance back in November 2013.  For the last 20 years 

Phase 2 has apparently been stalled, with no development having taken place.  However, Lidl are 

not simply seeking to develop a solus foodstore on their site, but rather a new local centre that will 

serve the Great Parks development as well as the wider area.  As part of that they are keen to see 

Phase 2 of the masterplan come forward and to that end have had discussions with residential 

developers with a view to bringing forward new housing on the remaining land within their ownership, 

which they hope will then stimulate interest in the development of the rest of the allocation.  

Expressions of interest have been received from the Torbay Development Agency, Taylor Wimpey 

and Persimmon - redacted versions of those are included at Appendix E. 

6.12 It is telling that despite there having been no active marketing of the site by agents, expressions of 

interest have already been received from these major housebuilders and Torbay’s own development 

agency, after a hiatus of 20 years.  One reason for this will be Lidl providing the new junction and 

access road, which will start to open up the wider site and cost the housebuilders nothing; another 

will be that the development of the local centre will make the area more attractive for residential 

development.  All the indications are therefore that the development of the proposed Lidl store, with 

the attendant access works, will kickstart the rest of Phase 2 of the Great Parks development.  

However, this is all dependent on planning permission being granted for the Lidl, as without that 

there will be no access provided in to the site and Phase 2 will remain stalled. 

6.13 In terms of density, it is considered that the additional land could provide up to 56 much needed 

dwellings, which with the available land being 1.4ha would be 40 dph; that is well above the average 

density of 32-35 dph suggested for Phase 2 in the Great Parks Masterplan.  This will help to plug 

the current housing delivery shortfall in Torbay.  

6.14 Crucially, until the access road is delivered as part of Lidl’s proposals, housing cannot be delivered 

on the wider site.  

6.15 The local centre requirements of the Masterplan are acknowledged, but it is considered that the 

proposal by Lidl represents a far more sustainable form of development, with more socio-economic 

benefits overall to the local community than what is envisaged by the Masterplan.  

6.16 As shown on the Proposed Site Layout, land is safeguarded to allow for two smaller units of 87sq m 

each, should a demand be identified once the Lidl store is open and trading. Lidl will not build these 

out, but the area could be sold to a developer. In the current economic circumstances, we believe 

that demand for these smaller units is likely to be low. The size and format of them accords with the 

specification in the Great Parks masterplan, which as well as a larger shop unit also seeks two 

smaller units of 87sq m each. 

6.17 The suitability of a LAD retail unit to provide local shopping facilities and form the basis of a local 

centre is ably demonstrated by the other local centre allocations on the west side of the town, which 

have already been approved and built out.  These are Yannons (allocated under Policy TC2.3.18 of 

the Local Plan) which includes Aldi, and White Rock (allocated under Policy TC2.3.19) which 
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contains Lidl.  Given the Council have previously approved those LAD stores as the basis for both 

those new local centres it would be unreasonable to suggest that a similar store could not fulfil the 

same function at Great Parks. 

6.18 Subject to other material considerations, discussed in detail below, the application site is considered 

wholly appropriate for a LAD foodstore.  

Transport and Highways 

6.19 The application is accompanied by a Transport Assessment, prepared by Pell Frischmann, which 

examines the effects of the proposed Lidl foodstore on the local highway network in terms of highway 

safety and accessibility by a range of travel modes.   The scope of the Assessment was agreed 

through pre-application discussions with the Council’s transport advisors, WSP. 

6.20 Vehicular access to the site will be secured via a fourth arm to the existing Kings Ash Road/Spruce 

Way signalised junction, which will also serve future development to the west, assisting with the 

continued delivery of the wider Great Parks Phase 2 allocation.  

6.21 A review of highway collision data highlighted eight incidents in the period 2015 – 2019 with seven 

being recorded as slight and only one as serious, which involved a lone cyclist and no other vehicles. 

None of the incidents involved pedestrians. The Transport Assessment concludes that on the basis 

of the limited number of incidents and the primarily slight nature, it is unlikely there are any 

substantial deficiencies in the current highway arrangements that would require any further 

assessment or remedial action.  

6.22 The closest bus stop to the application site is on Spruce Way, approximately 100m from the Kings 

Ash Road/Spruce Way junction. The stop is on the route of the 108 and 109 services, which are 

circular services on an hourly frequency operated by Torbay Buses running from Paignton Bus 

Station. Furthermore, the proposed access road will be constructed to a specification capable of 

accommodating buses; this will allow bus services to penetrate Great Parks Phase 2 as the 

residential element comes forward.  

6.23 Paignton Railway Station is located approximately 2.5km to the south east but given the nature of 

the proposed development, it is unlikely customers would utilise rail as part of their journey to the 

store.  

6.24 The application site is well located in terms of pedestrian infrastructure. Footways are provided along 

both sides of Kings Ash Road adjacent to the proposed development. The footway along the western 

side terminates at the junction with Luscombe Lane approximately 150m to the south of the Kings 

Ash Road/Spruce Way signalised junction. A puffin crossing is provided on the southern arm of the 

junction, allowing pedestrian connection across Kings Ash Road. Footways are provided along both 

sides of Spruce Way. There is also a continuous footway connection between the site and the wider 

Great Parks Phase 2 development area, and Paignton town centre, which lies approximately 2.2km 

to the south east. 

6.25 The estate road into the site has been designed to incorporate a 3.5m shared use footway/cycleway 

on the southern side of the carriageway and a 2m footway on the northern side of the carriageway. 

The shared use footway/cycleway connects to the internal footways that will be provided within the 

site at the proposed access junction.   

6.26 With regard to cycling, infrastructure within the vicinity of the site is good. Kings Ash Road is 

designated as an advisory cycle route  (an area of the road that is intended for cyclists, with other 

vehicles only allowed to enter if it safe to do so). The advisory route runs from the Churscombe 

Cross roundabout 750m to the north and Luscombe Road/Smallcombe Road to the south. The route 

to the north enables a continuous connection via another advisory route to the village of Marldon. 
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Luscombe Road, to the southwest of the site, provides a traffic free cycle route which continues 

south onto an advisory route before returning back onto Kings Ash Road via an on-road cycle lane. 

The route along Smallcombe Lane is an advisory route along residential roads, which ties in with 

other roads to provide a continuous advisory cycle route into Paignton town centre.  

6.27 The application proposal includes the provision of covered secure cycle parking for customers, with 

six stands (accommodating up to twelve cycles) located on the eastern side of the store where the 

curtain wall glazing will allow observation from the checkouts.  A second set of five covered stands 

(for up to ten cycles) will be provided for staff on the north side of the store fronting the car park. The 

level of cycle parking is in line with the quantum required by Torbay’s adopted standards. Coupled 

with the provision of shared pedestrian/cycle infrastructure on the estate road, customers and staff 

will be encouraged to access the store by cycle. 

6.28 Turning to servicing, the proposed internal layout of the site has been designed to accommodate 

16.5m articulated HGVs, in order that they can access and egress the site in a forward gear.  

6.29 The Transport Assessment includes a review of the forecasted traffic generated by the application 

proposal and residential development associated with the further development of Great Parks Phase 

2, using a forecast year of 2025. The modelling demonstrates that both the site access junction and 

the Kings Ash Road/Spruce Way signalised junction will operate within capacity in 2025, even if both 

the foodstore and residential development are in place.  

6.30 Overall the Transport Assessment concludes the development is acceptable in principle from a 

transport and highways perspective.  

6.31 A Travel Plan has also been prepared in support of the application. A wide range of measures and 

actions will be used to discourage single occupancy private car travel to the site by staff. These will 

include car sharing, public transport use, cycling and walking. The application proposal also includes 

the provision of two electric vehicle charging points, in line with the requirements of Policy PNP1(h) 

of the Paignton Neighbourhood Plan. 

Landscape and Visual Impact 

6.32 The pre-application discussions highlighted the sensitivity of the site in landscape and visual impact 

terms and an appraisal of the local landscape character, landscape features and visual amenity has 

been undertaken by Delta-Simons and TGP Landscape Architects, with a Landscape and Visual 

Impact Assessment (“LVIA”) accompanying the application.  

6.33 Fieldwork of both the site and the surrounding area was completed to assess the potential effects 

in relation to the landscape and visual amenity and in particular, the relationship between the 

proposed development, the town of Paignton, other nearby villages and the surrounding countryside. 

The LVIA report describes the potential landscape and visual effects of the proposed development 

and the associated landscape mitigation measures.  

6.34 The LVIA provides the following conclusions: 

• There would be no significant effects in relation to landscape character and the landscape 

designations of the South Devon Area of Outstanding Natural Beauty, Oldway Mansion and 

Princess Gardens and Royal Terrace Gardens Grade II Listed Parks and Gardens, 

Conservation Areas, Scheduled Ancient Monuments, Listed Buildings, Ancient Woodlands, 

Country Parks, Countryside Areas, SSSIs, Local Nature Reserves or any locally imported sites.  

• There would be no significant effects in relation to visual amenity from local residential receptors 

in Torquay and surrounding villages. The majority of residential receptors within Paignton will 

experience no significant effects although there will be a small number directly adjacent to the 

site, which will.  
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• The construction phase would incur significant effects on the landscape fabric locally and also 

in relation to visual amenity for local residential receptors to the south and west of the 

application site but these effects would be temporary and intermittent for a short duration.  

• The site, with its strong tree, scrub and hedgerows to the northern, western and southern 

boundaries and a more open aspect to the eastern boundary would undergo a change in 

character with the introduction of a retail unit, car parking and access road creating a manmade 

appearance. There would be a minor loss of scrub and grassland locally. 

• There would be a small, localised change on the surrounding landscape character area.  

• There would be no significant impact on the visual effects experienced by users of the 

surrounding highways, long distance recreational paths and local public rights of way. 

6.35 The application proposal is considered to comply with Policies SS2 and DE1 of the Torbay Local 

Plan and Policy PNP1(c) of the Paignton Neighbourhood Plan. 

6.36 The proposed development includes a comprehensive scheme of soft landscaping, that has been 

prepared having regards to the findings and recommendations in the LVIA. 

Ecology 

6.37 In line with LDP Policy SS2, the application is supported by an Ecological Appraisal and species 

specific surveys, prepared by Devon Wildlife Consultants. The Appraisal confirms the site is utilised 

by a range of commuting and foraging bat species including Greater Horseshoes. Nesting birds and 

commuting badgers also utilise the site and a small breeding population of slow worms and common 

lizard has also been identified. Reptile translocation is already underway. 

6.38 The application site is located within the South Hams Special Area of Conservation and there is a 

specific requirement under LDP Policies SS2 and NC1 to provide appropriate mitigation for Greater 

Horseshoe Bats in any such areas. Bat activity surveys took place between April 2019 and October 

2019 and foraging bats were recorded across all parts of the site. Greater Horseshoe Bats were 

recorded twice within the site in July and September, on the western extent of the existing woodland. 

A tree roost assessment was also undertaken to assess all trees on the site for roosting suitability. 

Those within the central part of the site were found to have negligible potential for roosting bats, but 

numerous trees on the boundaries did support roosting features.  

6.39 The proposed development will result in the loss of scrub habitat that support nesting birds but which 

is considered to be of limited value to foraging badgers, bats and reptiles.  The woodland and hedge 

boundaries have higher ecological value but will not be directly affected by the development. 

6.40 Due to the extent of habitats present on site, and the proposed development in the wider surrounding 

area, it is considered unlikely that mitigation and enhancement measures will result in a net gain in 

biodiversity within the footprint of the application site post development. Suitable mitigation is 

therefore being sought, ideally in the local vicinity, in order to enhance Horseshoe Bat commuting 

and foraging habitat in proximity to the site. This mitigation will be required in order to assess and 

mitigate residual impacts on Greater Horseshoe Bats and ensure a measurable net biodiversity gain 

in line with the National Planning Policy Framework (NPPF). 

6.41 The application proposal complies with Local Plan Policies SS2, NC1 and adequate mitigation and 

protection will be provided to ensure the characteristics of the site are preserved in line with the 

overall aspirations of the Local Plan and the requirements of Paignton Neighbourhood Plan Policy 

PNP20.  



PLANNING & RETAIL STATEMENT 

 

 

JPW1618  |  Planning & Retail Statement  |  v1  |  11 September 2020  P a g e  | 30 

rpsgroup.com 

Flood Risk 

6.42 The application is supported by a Flood Risk Assessment, prepared by RPS. In preparing the 

Assessment, RPS consulted with both the Environment Agency and Torbay Council as Lead Local 

Flood Authority.  The Assessment concludes the following: 

• The entire site is located within Flood Zone 1 but is considered at low risk from fluvial flooding. 

The proposed development is considered appropriate for Flood Zone 1 and the zone including 

climate change. There is no requirement for a sequential or exceptions test. 

• The site has very low susceptibility to surface water flooding and the susceptibility to 

groundwater flooding has also been assessed as low. 

• The site is not at risk from reservoir infrastructure failure. 

• There will be an increase in low permeable cover as a consequence of the development and 

surface water will need to be controlled as an agreed run-off rate.  

6.43 The application is considered fully compliant with Local Plan Policies ER1 and ER2 and the national 

requirements set down in the NPPF and the relevant Planning Practice Guidance.  

Noise 

6.44 A Noise Impact Assessment has been undertaken by Acoustic Consultants Ltd in accordance with 

the guidance in the NPPF, Noise Policy Statement for England (NPSE), National Planning Practice 

Guidance (NPPG), British Standard 4142:2014+A1:2019 (BS4142) and British Standard 8233:2014.  

6.45 The report provides an assessment of activities associated with the foodstore, specifically plant and 

delivery noise, on the nearby sensitive receptors around the site. 

6.46 Plant will be located in a dedicated compound in the south west corner of the site, close to the 

delivery bay. 

6.47 Based on the survey and modelling results, the noise assessment indicates that the impact of plant 

noise would be low at the sensitive receivers in the area, and therefore acceptable.  

Waste Management 

6.48 In line with Local Plan Policy W1, the application is accompanied by a Waste Management 

Statement, prepared by Lidl. This sets out Lidl’s approach to the waste hierarchy. The new store will 

be equipped with a cardboard compactor or baler to allow cardboard waste to be easily transferred 

back to the regional distribution centre for recycling. Plastic packaging will also be collected and 

recycled and much of it will be recycled into waste sacks for use in stores. Food waste, albeit limited, 

is used in anaerobic digestion for the production of renewable energy.  

6.49 Overall the scheme is considered fully compliant with the waste hierarchy and Local Plan Policy W1. 
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7 SUMMARY AND CONCLUSIONS 

7.1 This Planning and Retail Statement has been prepared by RPS on behalf of Lidl Great Britain Ltd, 

to accompany a planning application seeking planning permission for a new Lidl foodstore on land 

off Kings Ash Road on the northwest edge of Paignton.  

7.2 With regard to the prevailing planning policy context the pertinent facts are as follows: 

• The principle of developing the site for retail use has been confirmed through the Local 

Plan process and Torbay Council supports a retail foodstore on the site; 

• The quantum of development proposed is higher than that envisaged by the Great Parks 

Masterplan, relevant policies of the Local Plan and the Paignton Neighbourhood Plan. 

Notwithstanding that, a scheme of the size proposed by the LPA has failed to come 

forward since the Local Plan was adopted in 2012 and a smaller foodstore would not 

tackle the acknowledged levels of deprivation in the area or improve access to fresh 

produce by any great degree. 

• Allowing Lidl to develop a foodstore on the site will act as a catalyst for the remainder of 

Great Parks Phase 2, as the development will provide the new access on to Kings Ash 

Road that will serve not just the new store but will also facilitate access into the rest of 

the site to the west.  Without this new access the new housing sought in the development 

plan and the Great Parks masterplan is unlikely to come forward in the foreseeable future. 

• The turnover of the store will be modest and in our judgement the trade draw is not 

expected to result in any significant adverse impact on any defined centres. 

• There are no sites within Paignton Town Centre or Preston District Centre that are 

suitable and available to accommodate the application proposal, but in any event the 

proposed store will serve a different catchment area, in the northwest area of the town. 

The application site is the most suitable location to accommodate the identified 

quantitative and qualitative need for a new foodstore in this area and the store will function 

as the new local centre sought in in the Local Plan. 

• The NPPF seeks to encourage sustainable development and provide new employment 

opportunities. The application proposal will meet these policy objectives, providing up to 

40 new jobs within the store as well as further opportunities during the construction phase.  

 

7.3 Having regard to the above conclusions, it can be seen that the proposed development would 

conform to both national and local planning policies.  Paragraph 90 of the NPPF states that where 

an application fails to satisfy the sequential test or is likely to have a significant adverse impact, it 

should be refused.  That suggests that where it has been demonstrated that there are no sequentially 

preferable sites available and that there will be no significant adverse impact, then planning 

permission should be granted.  That would conform to the NPPF’s fundamental presumption in 

favour of sustainable development (at paragraph 11).  Since the development satisfies the 

sequential test; it will function as the proposed local centre for Great Parks that is allocated in the 

Local Plan; it involves a substantial investment in the area creating up to 40 new jobs and providing 

the new access that will open up the wider area for much needed new housing, it is clear that the 

benefits of the scheme clearly outweigh any adverse impact and consequently in accordance with 

the NPPF planning permission should be granted. 
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Appendix A 
 

Pre-Application Response from LPA 

 

 

  



 Please reply to:  

Miss Emily Elliott - Planning Officer 

Spatial Planning  

2nd Floor, Electric House 

Castle Circus, Torquay TQ1 3DR 

 My Ref: DE/2020/0023 

Ms R Brady-Hooper 
Logistics Park West 
Chillpark Brake 
Clyst Honiton 
Exeter 
EX5 2FU 

Your Ref:   

Telephone: 01803 207831 

E-mail: Emily.Elliott@torbay.gov.uk 

Date: 30th June 2020 

  

 

 
Dear Ms Brady-Hooper, 
 
PRE APPLICATION ADVICE – LAND WEST OF KINGS ASH ROAD, PAIGNTON, TQ3 3XF – 
DE/2020/0023 
 
Thank you for your enquiry, which was received on 2nd March 2020 and concerns the construction 
of a Lidl supermarket with associated access and parking. The proposed access will be from Kings 
Ash Road (A380) and would provide 126 car parking spaces. The proposed supermarket would 
have a gross internal floor area of 1,961 square metres, of which 1,241 square metres would be 
sales area.  
 
The submitted details comprise of suitably scaled plans including site location plan, proposed 
floorplans, proposed site layouts (including swept path analysis), proposed elevations (including 
streetscene), proposed sections, a transportation scoping assessment, and a Design and Access 
Statement. I have also included comments raised and made within our Zoom meeting on the 28th 
April 2020, to which a number of individuals were present – Wendy Ormsby (Service Manager, 
Development Management), Emily Elliott (Planning Officer, Development Management), David 
Pickhaver (Senior Planning Policy Officer, Strategic Planning), Tracy Brooks (Senior Planning Policy 
Officer, Strategic Planning), Barry Johnson (Highways Engineer, Local Highway Authority), Matthias 
Daly (Head of Property in the South West for Lidl), Chris Tookey and Rhian Lees (RPS), Luke 
Craddy (Transport consultant) and yourself. 
 
The site forms part of the Great Parks Phase 2 Committed and Other Deliverable Development Sites 
as defined by Policy H1(.11) of the Torbay Local Plan and is also designated as the Great Parks 
Proposed Local or Neighbourhood Shopping Centre, as defined by Policy TC2(.4) of the Torbay 
Local Plan . Furthermore, the site is located within the Ramshill (Westerland Way) Local Nature 
Reserve and is located within the Westerland valley to Occombe and Preston Countryside Area as 
defined by Policy C1 of the Torbay Local Plan. The site is located within the South Hams SAC 
Greater Horseshoe Bat (GHS) Sustenance Zone, which is the area surrounding the Designated 
Roost that includes critical Foraging Habitat and Commuting Roosts. Principles of development are 
also set out in a non-statutory Masterplan for Great Parks, adopted in 2013.   
 
This advice is given in response to your request for pre-application advice for the above 
development proposal, and is based on the information submitted. Whilst Council officers endeavour 
to give the best advice, it should be recognised that all planning applications are subject to formal 
consultation procedures to enable third parties and statutory consultees to make representations. 
This process may introduce new material considerations. Moreover, the policies and guidance 
against which planning applications are assessed may change over time. I therefore reserve the 
right to alter the opinion given should new material issues come to light in future. Moreover, the 



advice given in this letter is that of the named officer and does not bind the Council in determining 
any subsequent planning application that may be submitted. 
 
Principle of Development: 
 
The proposal is for a supermarket with associated access and parking. The Torbay Local Plan 
designates the site as a future Neighbourhood Centre (Policy TC2.4.14) which would generally be 
a very localised centre.  The Great Parks non-statutory development brief (Supplementary Planning 
Guidance - SPG) makes it a local centre and Policy PNP20 of the Paignton Neighbourhood Plan 
requires development to accord with the SPG, in effect making it a Local Centre in the retail 
hierarchy.  
 
The Great Parks masterplan expects up to 550 square metres of retail, commensurate with its 
neighbourhood function. This proposal is significantly larger, therefore we expect to receive a Retail 
Impact Assessment (RIA) that covers a Sequential Test and Impact Assessment, in light of Policies 
TC2 and TC3 of the Torbay Local Plan and paragraphs 86 and 89 of the National Planning Policy 
Framework. The RIA should assess impacts on other centres including the impact on Paignton Town 
Centre and the impact on Preston District Centre and it should include assessment of retail 
need/capacity. The RIA should look at local food offer, explaining the future of the Lidl in Paignton 
Town Centre. It would be useful to know the proposed net sales area, and also the likely mix of 
convenience (food) and comparison (non-food). The RIA should look at the cumulative impact on 
designated centres. The RIA should also address and evidence ways in which proposal could benefit 
the existing residential development within Phase 1 of Great Parks, Foxhole and other nearby 
residential areas.  
 
The accompanying planning statement should seek to address how the development proposal 
would enable residential development to be delivered within the Great Parks Phase 2 area, including 
the provision of market and affordable housing. The planning statement should also cover how the 
proposal would benefit the existing residential development within Phase 1 of Great Parks, Foxhole 
and other nearby residential areas. 
 
We discussed during the zoom meeting, the potential for smaller commercial units within the site. It 
is considered that the proposal for a standalone supermarket is not a ‘local centre’, and therefore 
there is an expectation for smaller units to create a local centre with additional facilities, that for 
example might include a hairdressers, cafe, takeaway, etc, which would help with addressing non-
compliance to the Torbay Development Plan and the Great Parks Masterplan.  
 
A local/neighbourhood centre at Great Parks has been proposed as since the 1990s, and has not 
been implemented. We have been advised that viability reasons have prevented a smaller store 
being developed; however in the context of the above, we have seen no evidence to suggest that 
smaller units in conjunction with a local centre would not be achievable. A store in this location would 
provide a food store for Great Parks as well as surrounding residential areas. There is significant 
deprivation in this part of Paignton and a food store would provide access to fresh food as well as a 
local employment opportunity. This would be in accordance with TC3(B)2 of the Local Plan. It is 
worth noting that the nearest large stores are south of Tweenaway Cross. So a food store here 
would provide a more local facility. These are material considerations that we would weigh in the 
planning balance; but we must reiterate that the proposal is significantly larger than would generally 
be accepted as part of a neighbourhood centre, and therefore the Local Planning Authority will need 
to be satisfied through the RIA that the proposal will provide local benefits, and would not adversely 
affect the vitality and viability of other Centres.  
 
In particular, it is highly desirable from a planning point of view for a foodstore to be retained in 
Paignton Town Centre.  It should be noted that a ‘best endeavours’ undertaking was entered into 
with the White Rock Lidl in Paignton, and this might be required to ensure that there is a retention 
of a store in Paignton Town Centre or as close as possible to the Town Centre. Whilst we 



acknowledge the potential local benefits in the provision of food retail in this site, it will not just act 
as a local centre but will also have a much wider catchment; the impacts of which should be 
assessed through the RIA and we have particular concern about the impact on Paignton Town 
Centre. It is acknowledged that the TDA are promoting redevelopment of their Victoria Square site 
but we would be expecting Lidl to retain a presence within Paignton Town Centre, whether it be at 
their current location or elsewhere within the town, for example within the Crossways redevelopment 
scheme. Therefore, any undertaking agreement would need to be sufficiently flexible to ensure that 
the regeneration of the site is not hampered. 
 

Impact on the Character and Appearance of the Area and Design:  
 
Paragraph 124 of the National Planning Policy Framework (NPPF) states that good design is a key 
aspect of sustainable development, creates better places in which to live and work and helps make 
development acceptable to communities. In addition, Paragraph 130 states that 'permission should 
be refused for development of poor design that fails to take the opportunities available for improving 
the character and quality of an area and the way it functions'. Policy DE1 of the Torbay Local Plan 
states that proposals will be assessed against a range of criteria relating to their function, visual 
appeal, and quality of public space. Policy PNP1(c) of the Paignton Neighbourhood Plan states that 
development proposals should where possible and appropriate to the scale and size of the proposal 
to be in keeping with the surroundings respecting scale, design, height, density, landscaping, use 
and colour of local materials. 
 
The submitted information includes suitably scaled proposed elevations. It should be noted that the 
proposed materials stated within the Design and Access Statement differ to those stated on the 
proposed plans. The application site extends to approximately 3.2 acres/1.3 hectares. At present 
the site is partially vegetated. The submitted Design and Access Statement states that the east 
elevation which fronts Kings Ash Road will have 4 metre glazing to provide natural light and help 
modernise the visual appearance of the store. The retail unit frontage will have a slight wrap around 
to the south elevation to comprise the customer entrance lobby. The site lies in a designated Area 
of Special Control of Advertisements and would recommended that the scale and position of signage 
is given significant thought.   
 
The proposed development would be visually prominent as a standalone supermarket, given that 
the surrounding land, that to the south and west is open field. Following on from our Zoom meeting, 
we concluded that the southern elevation, which would within the streetscene and when travelling 
north along Kings Ash Road would be visually prominent, needs to be revised, as at present it offers 
a large almost blank façade that is featureless. Both the southern and eastern elevations should 
provide an active frontage, given that with future development within Great Parks Phase 2, will lead 
to the southern elevation also being a prominent secondary frontage. It is difficult to provide an 
opinion on the height of the proposed development, given that the proposed streetscene does not 
incorporate ‘Hilltop Nurseries’ nor dwellings situated on Fishacre Close. 
 
In terms of the proposed layout, the possibility of pulling the building to the south of the site and 
having parking and deliveries to the northern end should also be considered. It should be noted that 
these comments are given without having undertaken a site visit, which may have assisted in 
understanding the levels on site and the landscape sensitivity. I would advise that due thought is 
given to the detail of all elevations and/or landscaping to ensure that an acceptable public 
experience throughout the wider plot is achieved. For example, limiting blank facades or prominent 
delivery areas and maximizing the use of landscaping to soften such areas. Away from the buildings 
I would advise that due consideration is given to the slightly isolated and rural character of the site 
and area, and that any forthcoming proposal is supported by a duly robust landscaping scheme, 
including and not limited to the main frontage.  
 
The Council’s Senior Tree and Landscape Officer has confirmed that a Landscape and Visual 
Impact Assessment would be required should a formal planning application be made and also a 



robust and suitable landscaping scheme would be required. During our Zoom meeting we also 
discussed the necessity of enhancing the public realm within the site and providing an element of 
public space for seating and for people to gather, given that the proposal should provide a 
neighbourhood centre. It needs to deliver an area of public realm that creates a sense of place and 
identity. The current proposal of a standalone supermarket sat behind a sea of car parking is unlikely 
to receive officer support. 
 
Neighbouring Amenity:  
 
Policy DE3 of the Torbay Local Plan states that development should not unacceptably impact upon 
the amenities of neighbouring occupiers and surrounding uses, with one of the criteria for 
assessment being the impact of noise, nuisance, visual intrusion, overlooking and privacy, light and 
air pollution.  
 
The proposed building is positioned some distance from residential dwellings and is separated by 
Kings Ash Road (A380) and Luscombe Lane. The proposals are not considered to result in any 
serious detriment to existing residential amenity by reason of loss of light, loss of privacy or by 
reason of being unduly dominant or overbearing due to the separating distances involved.  
 
It should be noted that adjacent to the site, to the north, is ‘Hilltop Nurseries’ garden centre and to 
the south although separated by an undeveloped parcel of land and Luscombe Lane is residential 
development that forms part of Great Parks. There is also residential development to the east of the 
site, which is separated by Kings Ash Road. Should a formal planning application be made a Noise 
Impact Assessment should be submitted to support the application. 
 
Concerns were also raised during the Zoom meeting with regards to the location of deliveries to the 
supermarket. It is expected that the land to the west of the site would be developed for residential 
development, therefore careful consideration of the impacts of the service yard here should be 
made. It was suggested that if the parking and service yard was relocated to the rear of the building, 
a better relationship with future development might arise.  
 
Highways: 
 
Policy DE3 of the Torbay Local Plan specifies that new development proposals should have 
satisfactory provision for off-road motor vehicle parking, bicycles and storage of containers for waste 
and recycling. Policy TA1 sets out promoting improvements to road safety. Policy TA2 of the Torbay 
Local Plan states all development proposals should make appropriate provision for works and/or 
contributions to ensure an adequate level of accessibility and safety, and to satisfy the transport 
needs of the development. Policy TA3 of the Torbay Local Plan details that the Council will require 
appropriate provision of car, commercial vehicle and cycle parking spaces in all new development.  
 
As discussed within our Zoom meeting, should a formal planning application then a Transport 
Assessment will need to be submitted that specifically looks at Kings Ash Road and the impact on 
the junction, also the signal control element of that corridor. The Assessment should also take into 
account the development on Luscombe Lane and the impact that it is having on Kings Ash Road. 
Traffic counts should also be submitted.  
 
It is also advised that the connectivity of the site should be investigated and the hierarchy of 
pedestrians first should be followed. The Local Highway Authority also brought attention to the 
pedestrian crossing across Kings Ash Road would need to be upgraded to a Puffin crossings and 
there should be Toucan crossings on Spruce Way, this should be provided by the applicant as the 
proposed development would have a larger catchment as the proposal is over 550 square metres 
and would therefore expect upgrades away from the site. Discussions also led to the need for a 
pavement along the edge of Great Parks Phase 1 where there is currently a grass verge (between 
Luscombe Lane and Cotehele Drive). It might be useful to have a wider discussion with the TDA 



and other landowners with regards to the connectivity of the site and the wider development. The 
proposal should maximise the connectivity with surrounding residential areas by walking and 
cycling, including where possible linking to Great Parks Phase 1 via a footpath link not using Kings 
Ash Road.  
 
WSP have provided a robust, detailed highway response to the proposed development, which will 
be given as an attachment to this response. The proposed development indicates 126 spaces, which 
would be a shortfall of 29 car parking spaces, as per the requirement given in the Torbay Local Plan. 
Car parking spaces should have the following minimum dimensions, 2.4 metres by 4.8 metres. There 
would also be a requirement of bicycle storage, which the Torbay Local Plan states 1 bicycle space 
per two employees, there should also be a provision for customers should they use sustainable 
modes of transport. Appendix F of the Torbay Local Plan also provides the requirements in terms of 
electric charging points, disabled parking spaces, and other matters. It is noted that the proposal 
should also include sufficient storage for commercial waste. 
 
Ecology: 
 
Policy NC1 of the Torbay Local Plan states that all development should positively incorporate and 
promote biodiversity features, proportionate to their scale.  
 
The site is located within the South Hams SAC Greater Horseshoe Bat (GHS) Sustenance Zone, 
which is the area surrounding the Designated Roost that includes critical Foraging Habitat and 
Commuting Roosts. The Council’s Ecologist has been consulted on this pre-application enquiry and 
has stated the following: 
 
The proposal will require Habitat Regulations Assessment (HRA) screening and may require a 
detailed HRA. Based on the assumption that the proposal would result in an increase in the level of 
lighting than is currently present on the site, it is likely that the proposal will trigger a detailed HRA.   
 
In order for us to carry this out, the applicant is required to commission a suitably qualified ecologist 
which experience of GHS survey and mitigation to provide the Planning Authority with the following:   

 GHS survey results and analysis   

 Impact Assessment   

 Avoidance, mitigation measures and monitoring details (such as locations of areas safeguarded 

from detrimental light spillage)  

 This information should be accompanied by a report to inform a HRA completed by the 

applicant’s ecological consultant  

 

For a bat survey report to be accepted, the consultant must be able to demonstrate that sufficient 
survey effort has been carried out in accordance with the Bat Conservation Trust (BCT) Good 
Practice Guidelines. Survey that is more than 2/3 years old is generally considered to be out of date. 
Surveys and assessment of the results must be informed by any relevant GHS data from Devon 
Biodiversity Records Centre (DBRC). New bat data should be shared with Devon Biodiversity 
Records Centre in accordance with good practice guidelines. Please refer to the South Hams SAC 
HRA Guidance (https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/) 
for full details of HRA requirements along with Avoidance, Mitigation and Monitoring principles.   
 
If the competent authority are unable to conclude that the application will not adversely impact on 
the integrity of the South Hams SAC before, the application will be refused.   
 

Other Ecological Matters:  

Other wildlife sites, species and geological sites are protected by law. The applicant and LPA must 
ensure that other wildlife impacts (including impacts on bats as European Protected Species) are 
identified and mitigated appropriately through the planning process.   

http://www.bats.org.uk/publications.php?keyword=bat+surveys&month=&year=&category=&search=Search
http://www.bats.org.uk/publications.php?keyword=bat+surveys&month=&year=&category=&search=Search
http://www.bats.org.uk/publications.php?keyword=bat+surveys&month=&year=&category=&search=Search
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/


 
The applicant should submit an ecological report which should include:  

 A DBRC search for the site and surrounding area.  

 Field survey results for habitats, features and species on and off site to best practice 

methodologies.   

 Clear maps showing locations and reference codes of habitats, features and species.   

 Assessment of wildlife/geology importance of the affected area.  

 Assessment of the impacts of the development on habitats, features and species including on 

and off-site impacts, direct and indirect effects during the construction and operation phase.   

 Avoidance, mitigation, compensation and enhancement measures to fully off-set the effect of the 

development.   

 Construction phase working practices.   

 Measures to identify and pursue opportunities for securing measurable net gains for biodiversity 

in order to comply with the guidance contained within the NPPF, Torbay Local Plan Policy NC1.   

 
A future planning application should consider the connectivity of the landscape and context of the 
wider environment – sympathetic planting of natural features prevents fragmentation of the habitat 
and allows many species to continue to move about the site freely. Native-species hedges should 
be used rather than fences.   
 
Drainage: 
 
Policy ER1 of the Torbay Local Plan states that proposals should maintain or enhance the prevailing 
water flow regime on-site, including an allowance for climate change, and ensure the risk of flooding 
is not increased elsewhere. Policy PNP1(i) of the Paignton Neighbourhood Plan states that 
developments will be required to comply with all relevant drainage and flood risk policy. 
 
The site is located within a Critical Drainage Area as designated by the Environment Agency. The 
Council’s Drainage Engineer has been consulted on this pre-application enquiry and has stated the 
following: 
 
Although the site is located in Flood Zone 1 as Torbay is classified as a critical drainage area the 
developer will have to submit a site specific flood risk assessment should a formal planning 
application be submitted. 
 
The developer must follow the hierarchy for dealing with surface water run-off from this development 
with infiltration techniques being the preferred method of surface water drainage. Only if the ground 
conditions are unsuitable should the developer progress to investigating a controlled discharge off 
the site and they should initially look at discharging flows to a watercourse/main river, if this is not 
possible a surface water drainage system and only if no other system is available a combined sewer 
system. 

 
In order to confirm whether infiltration techniques such as soakaways and permeable paving are 
suitable, infiltration testing in accordance with BRE365 must be undertaken at the proposed location 
of the soakaways and permeable paving. In addition the infiltration testing must be undertaken at 
the proposed invert level of the soakaways and formation level of permeable paving. A desk top 
study of ground conditions will not be acceptable. 

 
If the ground conditions are suitable for infiltration techniques such as soakaways, the soakaways 
together with the surface water drainage system discharging to the soakaways must be designed in 
order that there is no risk of flooding to buildings on the site and there is no increased risk of flooding 
to land or buildings off the site for the critical 1 in 100 year storm event plus 40% for climate change. 
Similarly any permeable paving must be designed to demonstrate that there is no flood risk on or 
off the site for the critical 1 in 100 year storm event plus 40% for climate change.   



 
Only if the results of the infiltration test indicate that the use of soakaways is not feasible would the 
developer be allowed to discharge to a watercourse, surface water system or combined sewer 
system at a controlled rate. As Torbay is a Critical Drainage Area any surface water discharge rate 
from the site to the watercourse, surface water system or combined sewer must be limited to 
Greenfield run off rate for the 1 in 10 year storm event (based on the proposed impermeable area 
of the development and not the site area) with attenuation designed so as there is no risk of flooding 
to properties or increased risk of flooding to adjacent land for the critical 1 in 100 year storm event 
plus 40% for climate change. It should be noted that where the Greenfield run-off rate for the site is 
below 1.5l/sec we would accept a discharge rate of 1.5l/sec. 
 
All of the above information will need to be submitted if a formal submission is to be made. 
 
Low Carbon Development: 
 
Policy SS14 of the Torbay Local Plan states that commensurate with their scale and nature, 
development proposals will be required to minimise carbon emissions and the use of natural 
resources expected to arise during the lifetime of the development. Development should be 
designed to be appropriately resilient to the local climate, including extreme weather events, 
commensurate with the anticipated lifetime and use of the proposal. 
 
In particular, applications for major development will be expected to clearly demonstrate how taking 
a low carbon approach has influenced the design strategy for the development proposed. As a key 
part of delivering environmental sustainability in a holistic manner, this could typically include the 
consideration of construction methods and materials, design, energy, water consumption, waste 
management, travel planning and carbon offsetting. 
 
Any formal planning application should demonstrate compliance with this policy. 
 
CIL and Section 106 Contributions:   
 
In regard to CIL the retail development (over 300 square metres outside the main Town Centres) is 
chargeable at a rate of £120 per square metre. Please refer to the Council’s CIL documents online 
for more guidance, https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/cil/. 
 
In regard to Section 106 again I would refer you to the Council’s online guidance and adopted 
‘Planning Contribution and Affordable Housing’ Supplementary Planning Document, 
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/cil/. The ultimate form of 
development will impact what may be sought but I’d refer you principally to a potential transport 
impact and possible sustainable travel obligation to improve non-car modes locally.  I would also 
refer you importantly to the concept of job creation mitigation which may offset this, certainly if you 
do, as advised, include the relation of the current offer to the rear to increase the jobs offer for the 
development.   
 

I would also take the opportunity to touch on the possibility of town centre impacts and the concept 
that it may be considered appropriate to seek public realm enhancement funding for the town centre 
to mitigate the impact if there is one. 
 
Summary:  
 
I hope the above and the attached provides you with some clear and helpful advice.  As a summary 
position the key issue is whether the scale of the proposal is appropriate to the nature and size of 
the centre and will complement its role and character, as set out in Policy TC3(B) of the Local Plan. 
In assessing this, the retail impact upon centres will then be key. Upon receipt of the Retail Impact 
Assessment, the document will need to be independently assessed which will require the applicant 

https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/cil/
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/cil/


to cover such costs. The visual impact and layout of the proposed development and its provision as 
a well designed local centre that has considers the importance of public realm and provides a sense 
of place as set out in the SPG and Paignton Neighbourhood Plan is also critical. It should be noted 
that given the current climate, in particular with the future of high streets and town centres being 
uncertain, the Local Planning Authority will be assessing out-of-town proposals with particular 
scrutiny.  
 
Please note any subsequent planning application will be the subject of publicity and consultation in 
accordance with the Council's procedures. These, and other matters which may subsequently come 
to light, may result in additional issues being raised that are pertinent to the determination of the 
application. 
 
Please also make yourself familiar with the ‘Local List for Validating Planning Applications’ at the 
following link, 
http://www.torbay.gov.uk/DemocraticServices/documents/s23356/Local%20Validation%20List%20

for%20Planning%20Applications%20Appendix%201.pdf  
 
Should you still wish to pursue an application, application forms and guidance notes can be obtained 
online at www.torbay.gov.uk/planning or alternatively you can submit the applications electronically, 
online at www.planningportal.co.uk.  
 
Kind regards, 
 
Emily Elliott 
Planning Officer 
 
  

http://www.torbay.gov.uk/DemocraticServices/documents/s23356/Local%20Validation%20List%20for%20Planning%20Applications%20Appendix%201.pdf
http://www.torbay.gov.uk/DemocraticServices/documents/s23356/Local%20Validation%20List%20for%20Planning%20Applications%20Appendix%201.pdf
http://www.torbay.gov.uk/planning
http://www.planningportal.co.uk/


         Rose Bailey-Clark  

                  Torbay Council    

                  2nd Floor North Tor Hill House,   

Union Street,   

Torquay,   

TQ2 5QW  

  

Dear Emily,   
 
Please see ecology response for: DE/2020/0023 below.  
  

Date: 06/05/2020  
Reference: DE/2020/0023  
Address: Land West of Kings Ash Road  

  Paignton  
Proposal: New supermarket.  
 

HRA Requirements:  

The site is located within the South Hams SAC Greater Horseshoe Bat (GHS) Sustenance Zone, which is 
the area surrounding the Designated Roost that includes critical Foraging Habitat and Commuting Roosts. 
Legislation requires the Local Planning Authority to assess plans or projects which may have a likely 
significant effect on a SAC alone or in combination with other plans or projects. Plans or projects can only 
proceed if the competent authority is convinced they will not have an adverse effect on the integrity of the 
SAC, other than in exceptional circumstances. Development within the GHS sustenance zone has the 
potential to significantly impact the South Hams SAC population of GHS if it involves any of the following:  
  

- Loss, damage or disturbance to a Designated Roost*?  

- Loss, damage or disturbance (including illumination) to potential commuting route e.g. linear features 

such as tree lines, hedges or woodland edges within this zone.   

- Loss, damage or disturbance to potential Foraging Habitat. e.g. cattle grazed pasture, broadleaved 

woodland, stream corridors, wetlands, tree lines or tall thick hedges.  

- Increased illumination of Foraging Habitat, Commuting Routes or Designated Roosts.  

- Increased risk of collisions e.g. through increased traffic or introduction of turbines (including micro-

turbines).  

- Loss, damage or disturbance to a Pinch Point or existing mitigation feature*.  

 
*Feature is mapped on the DCC environment viewer at http://map.devon.gov.uk/DCCViewer. Note however 
that there may be a time delay in adding new Mitigation Features and it is the responsibility of applicants to 
ensure that they are aware of relevant Mitigation Features not yet shown on the Viewer.  
 
The proposal will require Habitat Regulations Assessment (HRA) screening and may require a detailed HRA. 
Based on the assumption that the proposal would result in an increase in the level of lighting than is currently 
present on the site, it is likely that the proposal will trigger a detailed HRA.   
 
In order for us to carry this out, the applicant is required to commission a suitably qualified ecologist which 
experience of GHS survey and mitigation to provide the Planning Authority with the following:   

- GHS survey results and analysis   

- Impact Assessment   

- Avoidance, mitigation measures and monitoring details (such as locations of areas safeguarded from 

detrimental light spillage)  

- This information should be accompanied by a report to inform a HRA completed by the applicant’s 

ecological consultant  

 
For a bat survey report to be accepted, the consultant must be able to demonstrate that sufficient survey 
effort has been carried out in accordance with the Bat Conservation Trust (BCT) Good Practice Guidelines. 
Survey that is more than 2/3 years old is generally considered to be out of date. Surveys and assessment of 
the results must be informed by any relevant GHS data from Devon Biodiversity Records Centre (DBRC). 
New bat data should be shared with Devon Biodiversity Records Centre in accordance with good practice 

http://www.bats.org.uk/publications.php?keyword=bat+surveys&month=&year=&category=&search=Search
http://www.bats.org.uk/publications.php?keyword=bat+surveys&month=&year=&category=&search=Search


guidelines. Please refer to the South Hams SAC HRA Guidance 
(https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/) for full details of HRA 
requirements along with Avoidance, Mitigation and Monitoring principles.   
 
If the competent authority are unable to conclude that the application will not adversely impact on the integrity 
of the South Hams SAC before, the application will be refused.   
 

Other Ecological Matters:  

 
Other wildlife sites, species and geological sites are protected by law. The applicant and LPA must ensure 
that other wildlife impacts (including impacts on bats as European Protected Species) are identified and 
mitigated appropriately through the planning process.   
 
The applicant should submit an ecological report which should include:  

- A DBRC search for the site and surrounding area  

- Field survey results for habitats, features and species on and off site to best practice methodologies.   

- Clear maps showing locations and reference codes of habitats, features and species.   

- Assessment of wildlife/geology importance of the affected area  

- Assessment of the impacts of the development on habitats, features and species including on and 

off-site impacts, direct and indirect effects during the construction and operation phase.   

- Avoidance, mitigation, compensation and enhancement measures to fully off-set the effect of the 

development.   

- Construction phase working practices.   

- Measures to identify and pursue opportunities for securing measurable net gains for biodiversity in 

order to comply with the guidance contained within the NPPF, Torbay Local Plan Policy NC1.   

 
A future planning application should consider the connectivity of the landscape and context of the wider 
environment – sympathetic planting of natural features prevents fragmentation of the habitat and allows many 
species to continue to move about the site freely. Native-species hedges should be used rather than fences.   
 
Kind regards,  
Rose Bailey-Clark  

  

https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/
https://www.torbay.gov.uk/council/policies/planning-policies/local-plan/guidance/


Good morning Emily, 
 
Just had a brief look at the site location and proposed layout.  We would expect the usual information on the 
impact of the proposals on the existing tree stock – this would lead into helping to inform the landscaping of 
the site.  I note there is not much space available within the proposal for significant landscaping and we would 
be looking to have trees within the car park area in engineered tree pits to ensure long term retention of the 
trees. 
 
Kind regards  
 
Daniel Vickridge 
Acting Senior Tree and Landscape Officer 
Torbay Council, Natural Environment Services 
Work: Monday, Wednesday and Friday 
C/O Town Hall, Torquay, Devon TQ1 3DR 
Tel (01803) 207762 
Fax (01803) 207639 
This email and any attachments are intended solely for the use of the intended recipient(s) and may 
contain confidential information and/or may be legally privileged. If you have received this email in 
error, please notify the sender immediately and delete this email 
Natural Environment Services are responsible for : 
Parks and Open Spaces; Playground and Leisure Services; Public Rights of Way; Facilities 
Management; Tree and Woodland Services 

  

tel:(01803)%202077762
tel:(01803)%20207639


Memorandum 
 

 
To: 
 

Spatial Planning From : Engineering 

c.c 
 

 Contact : David Stewart  

c.c. 
 

 Ext : 7816 

c.c 
. 

 My Ref : DS/9/1/3 

For the attention of: 
 

Your Ref : DE/2020/0023 

Emily Elliott 
 

Date : 7th April 2020 

 
 
Subject: Pre-Application Enquiry for Land West of Kings Ash Road, Paignton 
 
Further to your letter dated 31st March 2020 regarding the above pre-application enquiry I would like to make 
the following comments: 
 

1. Although the site is located in Flood Zone 1 as Torbay is classified as a critical drainage area the 
developer will have to submit a site specific flood risk assessment with his planning application. 

 
2. The developer must follow the hierarchy for dealing with surface water run-off from this development 

with infiltration techniques being the preferred method of surface water drainage. Only if the ground 
conditions are unsuitable should the developer progress to investigating a controlled discharge off the 
site and he should initially look at discharging flows to a watercourse/main river, if this is not possible 
a surface water drainage system and only if no other system is available a combined sewer system. 
 

3. In order to confirm whether infiltration techniques such as soakaways and permeable paving are 
suitable, infiltration testing in accordance with BRE365 must be undertaken at the proposed location 
of the soakaways and permeable paving. In addition the infiltration testing must be undertaken at the 
proposed invert level of the soakaways and formation level of permeable paving. A desk top study of 
ground conditions will not be acceptable. 
 

4. If the ground conditions are suitable for infiltration techniques such as soakaways, the soakaways 
together with the surface water drainage system discharging to the soakaways must be designed in 
order that there is no risk of flooding to buildings on the site and there is no increased risk of flooding 
to land or buildings off the site for the critical 1 in 100 year storm event plus 40% for climate change. 
Similarly any permeable paving must be designed to demonstrate that there is no flood risk on or off 
the site for the critical 1 in 100 year storm event plus 40% for climate change.   
 

5. Only if the results of the infiltration test indicate that the use of soakaways is not feasible would the 
developer be allowed to discharge to a watercourse, surface water system or combined sewer system 
at a controlled rate. As Torbay is a Critical Drainage Area any surface water discharge rate from the 
site to the watercourse, surface water system or combined sewer must be limited to Greenfield run 
off rate for the 1 in 10 year storm event (based on the proposed impermeable area of the development 
and not the site area) with attenuation designed so as there is no risk of flooding to properties or 
increased risk of flooding to adjacent land for the critical 1 in 100 year storm event plus 40% for climate 
change. It should be noted that where the Greenfield run-off rate for the site is below 1.5l/sec we 
would accept a discharge rate of 1.5l/sec. 
 

6. All of the above information will need to be submitted in support of the planning application. 
     
Should you have any questions regarding the above please do not hesitate to contact me. 
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Development Management – Transport Planning Consultations – DE/2020/0023 

DATE: 21 May 2020 CONFIDENTIALITY: Confidential 

SUBJECT: Land West of Kings Ash Road – DE /2020/0023 – Pre-Application Scoping – Torbay Council 

PROJECT: 70072686 AUTHOR: Sam Tearle 

CHECKED: Hannah Shrimpton APPROVED: Hannah Shrimpton 

 

Summary for the Planning Officer 

A Transport Assessment (TA) Scoping Note, dated April 2020, has been produced by Pell Frischmann on behalf 

of Lidl. The proposed development is for a 2,175sqm (GIA) store on land west of the A380 Kings Ash Road.  

The proposed development includes the provision of a new fourth-arm at the Kings Ash Road / Spruce Way 

signal-controlled junction that will provide a new estate road for the Great Parks Masterplan Area alongside 

providing access via new junctions for the Lidl store and for the existing Hilltop Nurseries. 

The review of the TA Scoping Note has found that the design of the new fourth-arm at the Kings Ash Road / 

Spruce Way signal-controlled junction is suitable in principle.  

However, the review of the TA Scoping Note has found several wider issues: 

1. The total trip generation shown in the TA Scoping Note is incorrect as the applicant has used the GIA of 

the proposed site as the calculation factor, however, the trip rates derived from TRICs is for a GFA 

calculation factor.  This needs to be clarified.  

2. The TA Scoping Note has only proposed to assess the highway impact in the weekday period (08:00-

09:00 & 17:00-18:00). It is also recommended that a Saturday assessment is also undertaken.  

3. It is requested that the raw traffic survey data is included in the anticipated TA submission. 

4. It is requested that a sensitivity test is undertaken in the anticipated TA submission so that a suitable 

future year is identified for a scenario that includes the total buildout for the Great Parks Masterplan Area 

(as detailed on page 76 of the Great Parks SPG). This is requested as it will robustly demonstrate if the 

proposed design of the Great Parks / Kings Ash Road / Spruce Way signal-controlled junction is suitable 

to accommodate the anticipated future growth. 

5. In all ‘with development’ scenarios the trip generation for the Hilltop Nurseries should be included and the 

resulting impact to the operation of the Hilltop Nurseries access junction and signal-controlled junction 

must be considered. 

6. To provide a consistent approach for the highway impact assessments of the Great Parks Masterplan 

Area, it is requested that the applicant assesses the signal-controlled element of the A380 Kings Ash 

corridor. This should include the following junctions: 

▪ A380 Kings Ash Rd / Cotehele Drive; and 

▪ A385 Totnes Rd / A380 Kings Ash Road / A3022 Brixham Rd / A3022 Totnes Rd. 

7. A review of the Torbay Planning Portal has shown traffic from the following committed developments and 

live applications should be considered (1) P/2019/0281, (2) P/2016/0462, & (3) P/2018/0522. It is also 

recommended that Planning Officer considers whether any other sites should be included as committed 

development.   
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8. The design of the Lidl car park access / estate road junction appears to be acceptable in principle, 

however, it is requested that the capacity assessment results should be reviewed to consider whether a 

right-turn lane is required to prevent any queuing that may stack onto Kings Ash Road. The vertical 

visibility from the junction should be demonstrated and the provision of double yellow lines to protect 

forward visibility should be considered.  

9. There is a shortfall of 29 car parking spaces between the proposed (126 spaces) and Torbay Local Plan 

Standards (155 spaces).    

10. The proposed site layout drawing (No. AD_051_REV_C) shows that the proposed standard spaces are 

of a 2.5m x 4.7m design. The Local Plan states that a parking space for a new development must be at 

minimum 2.4m x 4.8m.  

11. The TA Scoping Note has proposed to provide a total of 10 bicycle parking spaces in the form of 5 cycle 

stands. The Local Plan sets the standards for cycle parking and states that for non-domestic uses 1 space 

per two employees should be provided. The estimated number of employees and the resulting number 

of cycle parking spaces should be confirmed in the anticipated TA submission. 

12. A single delivery bay has been proposed on the west of the store building and is accessed via the car 

park. In terms of safety, the location of the delivery bay at the far end (west) of the car park is not ideal. 

Internal speed limits and other measures should be used to mitigate the safety concern.   

13. The anticipated TA submission should confirm whether the existing vehicular access to the Hilltop 

Nurseries will be stopped-up.    

14. There is a concern that the proposed Hilltop Nurseries access junction is too close to the signal-controlled 

junction. There is a risk that a vehicle waiting to right-turn into the Hilltop Nurseries access junction will 

block traffic and result in queues forming on the Great Parks exit arm that may trail back onto the signal-

controlled junction. 

15. The trip attraction of the Hilltop Nurseries is unknown. The TA must demonstrate that there will be no 

queuing on the right-turn into the Hilltop Nurseries access junction otherwise mitigation should be 

considered such as the provision of a right-turn bay or a yellow box junction.  

16. It is anticipated that a bus route will link through the Great Parks Masterplan Area once it is fully built and 

operational and therefore bus stops in both directions will be required near the local centre. Based on the 

current proposed access arrangement drawing (No. 103498-SK001) the provision of two bus stop bays 

in the Lidl site boundary would not be achievable and the applicant should design the bus stop bays on 

the section of the Estate Road that is to the south of the Lidl car park. There is a shortfall in car parking 

spaces between the local plan requirements and the proposed development and therefore the provision 

of these bus stops will assist in lowering vehicle trips to the site.  

17. It is request that a pedestrian access is provided on the south west of the car park that links to the footway 

on the proposed estate road and bus stop bays. 

18.  In order to encourage active travel, it is requested that the existing signal-controlled pedestrian crossing 

at the Kings Ash south arm should be upgraded to a Puffin Crossing and the signal-controlled pedestrian 

crossing on the Spruce Way arm should be upgraded to a Toucan Crossing. 

19. The proposed access arrangement drawing shows footways of 2m width will be provided on both sides 

of the estate road and at the accesses for Lidl and the Hilltop Nurseries. It is requested that the footway 

on the southern side of the estate road is designed to be a shared footway / cycleway of at least 3.5m 

width.  
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20. Improvements to the wider footway network are also requested. To encourage active travel to the 

proposed development, it is expected that a footway is provided on the western side of King Ash Road 

between Luscombe Lane and Cotehele Drive. Dropped kerbs and tactile pavings must be provided at the 

bellmouth crossing of Luscombe Lane. 

21. A Travel Plan, Construction Traffic Management Plan, Car Park Management Plan, and Road Safety 

Audit should accompany the anticipated TA submission. As there is a shortfall in car parking spaces 

between the local plan requirements and the proposed development, the Travel Plan should be compliant 

with the Local Plan-Policy TA2 (i.e. 30% model shift to foot, cycle and public transport) and the Car Park 

Management Plan should include measures to ensure the efficient use of the car park, such as an ANPR 

limited stay mechanism and barrier system. 

The applicant should address these issues in order to robustly demonstrate that the cumulative impact of their 

development and the wider Great Parks Masterplan Area will not have a severe impact to the operation of the 

local highway network, alongside demonstrating that safe and suitable access is achievable. 
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1.0 Background  

1.1 A Transport Assessment (TA) Scoping Note, dated April 2020, has been produced by Pell Frischmann on behalf 

of Lidl. The proposed development is for a 2,175sqm (GIA) store on land west of the A380 Kings Ash Road. 

1.2 The site is located within the Great Parks area of Paignton. A Supplementary Planning Guidance document for 

the Great Parks Masterplan was published in November 2013 and sets out the guiding principles for the 

development.  

1.3 The Great Parks Masterplan (Phase 2) comprises of 11 hectares of undeveloped land that will be mainly for 

residential use (approx. 312 dwellings) and 500sqm commercial floorspace. As such, the proposed Lidl would 

form part/all of the local centre.   

1.4 The TA Scoping Note states that a fourth-arm will be introduced at the Kings Ash Road / Spruce Way signal-

controlled junction that will provide an estate road for the Great Parks Masterplan Area alongside providing access 

via new junctions for the Lidl store and for the existing Hilltop Nurseries.  

2.0 Trip Generation 

2.1 The TA Scoping Note has derived trip rates for the Lidl Store from the TRICs database. The filtering selection is 

considered representative of the proposed site and the trip rates are considered appropriate.   

2.2 The total trip generation shown in the TA Scoping Note is incorrect as the applicant has used the GIA of the 

proposed site as the calculation factor, however, the trip rates derived from TRICs is for a GFA calculation factor. 

This issue should be addressed in the anticipated TA submission.    

2.3 It should be noted that the TA Scoping Note has only provided the trip generation for a weekday period (08:00-

09:00 & 17:00-18:00) and no Saturday assessment has been considered. It is recommended that a Saturday 

Assessment is also undertaken.  

2.4 It should also be noted that the applicant has not considered whether trips will be pass-by or linked and all trips 

are currently considered to be ‘new’ to the local highway network.  

3.0 Trip Distribution 

3.1 The TA Scoping Note has stated that the trip distribution and assignment will be based on the traffic survey results 

for the Kings Ash Road / Spruce Way Signal-controlled junction. This approach is considered suitable.  

4.0 Traffic Impacts 

Base Traffic Flows  

4.1 The TA Scoping Note has stated that traffic data has been obtained for the Kings Ash Road / Spruce Way Signal-

controlled junction from an all movements traffic survey completed on Wednesday 20th November 2019 and the 

peak hours will be derived from the data.  

4.2 The traffic survey is considered suitable for the weekday period. It is requested that the raw survey data is included 

in the anticipated TA submission.   

4.3 It should be noted that no Saturday survey has been undertaken.  

Assessment Years and Scenarios 

4.4 The TA Scoping Note has stated that the following assessment years and scenarios will be assessed in the TA: 

▪ 2019 Base Year; 

▪ 2025 without development; 
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▪ Lidl development trips; 

▪ 2025 with Lidl development trips.  

4.5 The TA Scoping Note has stated that the forecast year assessment will incorporate allowance for the wider 

development of the Great Parks Masterplan Area and will derive traffic flows associated with the 2012 TA that 

supported the estate road construction.  

4.6 It is requested that a sensitivity test is undertaken in the anticipated TA submission so that a suitable future year 

is identified for a scenario that includes the total buildout for the Great Parks Masterplan Area (as detailed on 

page 76 of the SPG). This is requested as it will robustly demonstrate if the proposed design of the Great Parks 

/ Kings Ash Road / Spruce Way signal-controlled junction is suitable to accommodate the anticipated future 

growth.  

4.7 It is also requested that in all ‘with development’ scenarios the trip generation for the Hilltop Nurseries should be 

included and the resulting impact to the operation of the Hilltop Nurseries access junction and signal-controlled 

junction must be considered.   

Committed Development 

4.8 The TA Scoping Note has not considered any committed development traffic.  

4.9 A review of the Torbay Planning Portal has shown traffic from the following committed developments and live 

applications should be considered: 

▪ P/2019/0281, Land North Of Totnes Road Collaton St Mary - 100 dwellings 

▪ P/2016/0462, Land At Alfriston Road Paignton Devon - 80 dwellings 

▪ P/2018/0522, Land Off Luscombe Road Paignton – 68 dwellings  

4.10 It is also recommended that Planning Officer considers whether any other sites should be included as committed 

development.   

Junction Capacity Assessments 

4.11 The TA Scoping Note has proposed to assess the Great Parks / Kings Ash Road / Spruce Way signal-controlled 

junction using LinSig software and the Lidl Site access junction is assessed using Junctions 9 software. This is 

considered suitable.   

4.12 It is also requested that the Hilltop Nurseries access junction with the should also assessed alongside its linked 

impact to the operation of the Great Parks arm of the signal-controlled junction.  

4.13 Additionally, to provide a consistent approach for the highway impact assessments of the Great Parks Masterplan 

Area, it is requested that the applicant assesses the signal-controlled element of the A380 Kings Ash corridor. 

This should include the following junctions: 

▪ A380 Kings Ash Rd / Cotehele Drive; and 

▪ A385 Totnes Rd / A380 Kings Ash Road / A3022 Brixham Rd / A3022 Totnes Rd. 

5.0 On-Site and Off-site Design 

Lidl Access 

5.1 The design of the Lidl car park access / estate road junction appears to be acceptable in principle, however, it is 

requested that the capacity assessment results for the proposed junction should be reviewed to consider whether 

a right-turn lane is required to prevent any queuing that may stack onto Kings Ash Road. 
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5.2 It is also requested that the visibility splay exiting Lidl on the right arm should be maintained to be kept clear by 

condition and that the vertical visibility is considered (i.e. the end of a retaining wall may need to be lowered). 

5.3 The provision of double yellow lines will be required on the section of the estate road between the Lidl access 

and the Kings Ash Road signal-controlled junction.      

5.4 Car Parking 

5.5 The TA Scoping Note has proposed a car park layout that will consist of: 

▪ 109 Standard spaces; 

▪ 6 mobility impaired spaces; 

▪ 9 parent and child spaces; 

▪ 2 for electric vehicle charging spaces. 

(Total 126 spaces)  

5.6 The Torbay Local Plan 2012-2030 sets out the car parking standards for new developments. Under the Local 

Plan Standards, the proposed development is categorised as ‘Out of centre Convenience Store above threshold 

of 1,000sqm of gross floor space’ which is subject to a standard of: 

▪ Generally 1 car space per every 14sqm of gross floor space. 

5.7 The proposed Lidl store has a GIA of 2,175sqm and therefore based on the Torbay Local Plan estimated 

requirement the store should provide 155 car parking spaces. There is a shortfall of 29 spaces between the 

proposed (126 spaces) and Torbay Local Plan Standards (155 spaces). This issue should be addressed in the 

anticipated TA submission.    

5.8 The Torbay Local Plan states that up to 10% of the total allocation of car parking spaces should be for mobility 

impaired and certain uses should provide parent and child spaces. The proposed development has proposed 6 

mobility impaired spaces and 9 parent and child spaces, when combined this represents 15 spaces. This 

proposed provision is considered suitable on the basis that the standards are ‘up to 10%’ and the combined 

provision of 15 spaces is roughly in-line with this standard.      

5.9 The Torbay Local Plan standards for EV changing facilities states that spaces should be provided where viable. 

On this basis, the provision of 2 EV charging spaces is considered suitable.  

5.10 The location of all spaces, including the mobility impaired and parent child spaces, appears to be suitable. 

However, the size of the spaces is not in-line with minimum standards. The proposed site layout drawing (No. 

AD_051_REV_C) appears shows that standard spaces are of a 2.5m x 4.7m design. The Local Plan states that 

a parking space for a new development must be at minimum 2.4m x 4.8m. It is therefore requested that this issue 

is addressed in the anticipated TA submission.  

5.11 The Local Plan states that parking courts require a minimum manoeuvring space of 6m. The widths shown in the 

proposed site layout drawing (No. AD_051_REV_C) appear to be in-line with the standard.  

Cycle Parking 

5.12 The TA Scoping Note has proposed to provide a total of 10 bicycle parking spaces in the form of 5 cycle stands.  

5.13 The Local Plan sets out the standards for cycle parking and states that for non-domestic uses 1 space should be 

provided per two employees. The estimated number of employees and the resulting number of cycle parking 

spaces should be confirmed in the anticipated TA submission.  
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Deliveries 

5.14 A single delivery bay has been proposed on the west of the store building and is accessed via the car park. In 

terms of safety, the location of the delivery bay at the far end (west) of the car park is not ideal. Internal speed 

limits and other measures should be used to mitigate the safety concern.   

5.15 The TA Scoping Note does include a swept path analysis of a max legal length HGV (16.5m length) successfully 

reversing into the bay and then exiting the bay in a forward-gear. It should be noted that the tracking area for this 

manoeuvre requires the car park to allow two-way flow and should not be subject to a one-way system.    

Kings Ash Road / Spruce Way signal-controlled junction 

5.16 The TA Scoping Note states that a fourth-arm will be introduced at the Kings Ash Road / Spruce Way signal-

controlled junction that will provide a new estate road for the Great Parks Masterplan area.  

5.17 The proposed access arrangement drawing (No. 103498-SK001) includes the provision of a right-turn lane on 

the Kings Ash Road northern arm. It is understood that this right-turn lane was agreed in the junction design 

associated with the P/2013/0136 consented application.  

5.18 The proposed access arrangement also includes the provision of a straight movement for the existing left only-

turn lane on Spruce Way and a left-turn movement on the existing ahead only nearside lane on the Kings Ash 

Road southern arm.  

5.19 The TA Scoping Note has included a swept path analysis drawing (No. 103498-TR001) that has demonstrated 

that an HGV of max legal length (16.5m length) can suitably manoeuvre into and out of the newly proposed forth-

arm from the northbound and southbound arms on Kings Ash Road.  

5.20 In terms of capacity, it has been requested that the applicant includes an assessment of the total Great Parks 

Masterplan in order to demonstrate the future operation of the junction.   

Access to Hilltop Nurseries 

5.21 The TA Scoping Note has proposed a design that it provides vehicular access to the Hilltop Nurseries via a new 

junction with the proposed internal estate road for the Great Parks Masterplan.  

5.22 The anticipated TA submission should confirm whether the existing vehicular access to the Hilltop Nurseries will 

be stopped-up.    

5.23 The TA Scoping Note has included a swept path analysis of a 10m length van entering and exiting the proposed 

Hilltop Nurseries access junction. The tracking of the 10m van out of the Hilltop Nurseries access junction onto 

the left/straight lane does slightly overrun onto the right-turn lane at the signal-controlled junction. Although the 

signal phasing may differ between the lanes on the same arm and thus there is a chance the right-turn lane may 

be blocked by a van exiting the Hilltop Nursery and waiting to turn left/straight, this is unlikely to happen frequently 

and is thus considered a minor issue.     

5.24 However, there is a concern that the proposed Hilltop Nurseries access junction is too closely to the proposed 

signal-controlled junction. There is a risk that a vehicle waiting to right-turn into the Hilltop Nurseries access 

junction will block traffic and result in queues forming on the Great Parks exit arm that may trail back onto the 

signal-controlled junction. 

5.25 The trip attraction of the Hilltop Nurseries is unknown. The TA must demonstrate that there will be no queuing on 

the right-turn into the Hilltop Nurseries access junction otherwise mitigation should be considered such as the 

provision of a right-turn bay or a yellow box junction. 
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Pedestrian Access 

5.26 The proposed access arrangement drawing (No. 103498-SK001) shows that the existing signal-controlled 

pedestrian crossings will be retained on the Kings Ash Road south arm and on the Spruce Way arm. The drawing 

also shows that a signal-controlled pedestrian crossing will be provided on the proposed Great Parks arm. In 

order to provide encourage active travel and safe and suitable access, it is requested that the existing signal-

controlled pedestrian crossing at the Kings Ash south arm should be upgraded to a Puffin Crossing and the signal-

controlled pedestrian crossing on the Spruce Way arm should be upgraded to a Toucan Crossing. 

5.27 The proposed access arrangement drawing shows footways of 2m width will be provided on both sides of the 

estate road and at the accesses for Lidl and the Hilltop Nurseries. It is requested that the footway on the southern 

side of the estate road is designed to be a shared footway / cycleway of at least 3.5m width.  

5.28 It is also requested that a pedestrian access link is provided on the south west of the car park that links to the 

footway on the proposed estate road.   

5.29 Improvements to the wider footway network are also requested. To encourage active travel to the proposed 

development, it is expected that a footway is provided on the western side of King Ash Road between Luscombe 

Lane and Cotehele Drive. Dropped kerbs and tactile pavings must be provided at the bellmouth crossing of 

Luscombe Lane. 

6.0 Public Transport 

6.1 The closest existing bus stops to the site are located on Spruce Way, approximately 150m to the east. The 

proposed footway provision and signal controlled pedestrian crossings will allow pedestrians to safely travel 

between the bus stops and the site.  

6.2 The Supplementary Planning Guidance document for the Great Parks Masterplan states that an integrated bus 

route will ensure both phases at Great Parks benefit from public transport connections. 

6.3 It is anticipated that a bus route will link through the Great Parks development area once it is fully built and 

operational and therefore bus stops in both directions will be required near the local centre. Based on the current 

proposed access arrangement drawing (No. 103498-SK001) the provision of two bus stops in the Lidl site 

boundary would not be achievable and the applicant should provide a preliminary design for the bus stop bays 

on the section of the estate road that is to the south of the Lidl car park. There is a shortfall in car parking spaces 

between the local plan requirements and the proposed development and therefore the provision of these bus 

stops will assist in lowering vehicle trips to the site. 

6.4 It is also requested that a pedestrian access link is provided on the south west of the car park that links to the 

footway and bus stops on the proposed estate road.   

7.0 Other 

7.1 A Travel Plan, Construction Traffic Management Plan, Car Park Management Plan, and Road Safety Audit should 

accompany the anticipated TA submission.  

7.2 The Travel Plan should be compliant with the Local Plan-Policy TA2 (i.e. 30% model shift to foot, cycle and public 

transport).  

7.3 As there is a shortfall in car parking spaces between the local plan requirements and the proposed development, 

its is expected that a Car Park Management Plan should be produced. Measures to ensure the efficient use of 

the car park should be considered such as an ANPR limited stay mechanism and barrier system.  
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8.0 Conclusion 

8.1 The review of the TA Scoping Note has found that the design of the new fourth-arm at the Kings Ash Road / 

Spruce Way signal-controlled junction is suitable in principle. 

8.2 However, a number of issues have also been identified and recommendations have been proposed for the 

anticipated planning submission. It is requested that the applicant addresses these issues as this will allow the 

applicant to robustly demonstrate that the cumulative impact of their development and the wider Great Parks 

Masterplan Area will not have a severe impact to the operation of the local highway network, alongside 

demonstrating that safe and suitable access is achievable.  

8.3 The principles of sustainable development should be considered by the applicant. The provision of bus stops that 

will serve the Lidl Site and the wider Great Parks Masterplan Area should be considered as there is a shortfall in 

car parking spaces between the local plan requirements and the proposed development.   
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APPENDIX F  
CAR PARKING REQUIREMENTS

Car parking requirements for specific locations and types of development

Town Centres

There is no specified minimum threshold for main town centre uses.  In general, existing car 
parks and on-street parking will be able to service new development.  Car-free development 
may be permitted within town centres, where there is good access to public transport and 
the potential to utilise spaces within existing car parks. The Council will exceptionally seek 
provision on-site, for example where a change of use could lead to problems with overspill 
and indiscriminate parking, which can harm visual amenity or create hazards for traffic and 
pedestrians.   The need for operational commercial vehicle space will be considered. 

Where offices are located in town centres, the requirement for on-site provision will be relaxed 
to 20% of the standard for out-of-centre, subject to the availability of public parking spaces, 
particularly long-stay parking provision.  The Council will seek financial contributions for the 
use of existing long-stay spaces.

In all instances provision should be made to encourage walking, cycling and public transport 
as preferred modes of transport through Travel Plans and other measures. This may include 
the provision of facilities such as bus shelters, showers and changing facilities.

District and Local Centres

Type of development / Use Class Estimated requirement / guide

A1 Shops, A2 Financial and Professional 
Services

A minimum will be negotiated taking 
into account the impact of the use and 
existing parking provision.  The need for 
operational commercial vehicle spaces will be 
considered.

Other uses A minimum will be negotiated taking into 
account the impact of the use and existing 
parking provision.  
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Out-of-centre

Type of development / Use Class Estimated requirement / guide

Convenience stores above threshold of 1,000 
sq m of gross floorspace

Generally 1 car space per every 14 sq m  of 
gross floorspace.

Comparison stores, including garden centres, 
above threshold of 1,000 sq m of gross 
floorspace

Generally 1 car space for every 20 sq m of 
gross floorspace.

Retail stores below 1000 sq m  of gross 
floorspace

A minimum will be negotiated taking into 
account the impact of the use and existing 
parking provision

B1 including offices above threshold of 2,500 sq 
m of gross floorspace

1 space per 30 sq m of gross floorspace.

B2 general industry 1 space per 35sq m of gross floorspace. 

B8 storage and distribution 1 space per 200sq m of gross floorspace. 

For cinemas, theatres and conference facilities 
above threshold of 1,000sq m of gross floor 
space.

1 space per 6 seats       

Places of entertainment should have 
appropriate provision for people with 
disabilities. 

Leisure and recreation facilities 1 car space per 25 sq m of gross floorspace

Swimming pools 1 car space per 10 sq m  of water space.

Car sales, motor repair and service stations 1 visitor’s car space for every 10 cars 
displayed for sale, 3 car spaces for each 
vehicle service bay.

Car parking requirements for specific types of development
Residential 

Type of 
development

Estimated 
requirement / 
guide

Notes 

a) Dwelling 
houses

2 car parking 
spaces per 
dwelling unit, 
of which 1 
can be a 
garage and 1 
with electric 
charging 
facilities.

In locations such as town centres where there is a greater 
choice of transport, this standard may be reduced.  New 
dwellings with parking within the curtilage offer the 
opportunity to promote sustainable technologies such 
as electric vehicles. Provision of charging points will be 
supported in car parking areas where practicable.

Garages will only be considered as parking spaces where 
they meet the requirements of note h) in the ‘Other parking 
considerations’ section (Table 40).
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Type of 
development

Estimated 
requirement / 
guide

Notes 

Provision of 
secure and 
covered cycle 
storage for at 
least 2 cycles 
per house.

Note that the provision of minimum residential parking 
standards is intended to allow for car ownership, but 
reduce on street parking.  Residential developments will 
be required to seek to reduce car use through travel plans 
and provision of good walking, cycling and public transport 
facilities. 

b) Flats 1 car parking 
space per flat.      
Provision of 
secure and 
covered cycle 
storage for at 
least 1 cycle 
per flat. 

Electric vehicles and car clubs will be supported.  20% of 
available spaces should have electrical charging points. 
Garages will need to meet the requirements of note h) in 
Table 40. Parking for visitors should also be provided.

c) Elderly 
persons’ 
sheltered flats 
/ dwellings

1 space per 5 
units.

Provision should also be made for mobility scooters 
with dedicated electric charging points. Storage should 
be covered, secure and easy to use wherever possible 
and must form an integral element of the design of the 
development.

d) Homes for 
the elderly 
and people in 
need of care

1 space per 8 
residents.

Provision should also be made for mobility scooters 
with dedicated electric charging points. Storage should 
be covered, secure and easy to use wherever possible 
and must form an integral element of the design of the 
development.

e) HMOs 1 space per 
2 bedrooms, 
plus 1 cycle 
space per 
bedroom.

In instances where the location of the HMO and its setting 
may limit the parking available, the availability of public 
spaces will be taken into account.  See note f) on ‘Cycle 
provision’ in Table 40. 

f) Domestic 
extensions 
and ancillary 
buildings

1 space per 2 
bedrooms. 

Compensatory provision for displaced car parking, 
garaging and cycle storage. On-site parking displaced by 
the development should be replaced where necessary.
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Hotels and holiday developments

Type of 
development

Estimated 
requirement / 
guide

Notes 

a) Hotels and 
guest houses, 
including 
extensions.

1 space per 
bedroom, plus 
appropriate 
provision 
for coaches.          
Provision for 
setting down 
and picking 
up guests by 
car or coach 
should also be 
provided

In instances where the location of the hotel and its 
setting may limit the parking available, the availability of 
public spaces will be taken into account.  

b) Holiday flats, 
caravans and 
chalets

1 parking 
space per unit.

Garages will only be considered as a parking space 
where they meet the requirements of note (h) in Table 40.

Education facilities (excluding language schools)

Type of 
development

Estimated 
requirement / 
guide

Notes 

a) Higher 
and further 
education 
establishments

1 space per 3 
staff members 
(full time 
equivalents), 
plus 1 
space per 
20 students 
attending the 
establishment, 
plus 1 cycle 
space per 10 
students. 

Relates to total number of students visiting the 
establishment, not full-time equivalent figures. Plus 
disabled facilities.      

A more favourable approach to the parking ratio will be 
considered in town centres.      

See note j). on school travel plans in Table 40.
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b) Primary and 
Secondary 
schools

1 space 
per 2.5 staff 
members 
(full time 
equivalents) 
plus 1 cycle 
space per 10 
students.

Plus disabled facilities and 3 non-motorised scooter 
parking spaces/10 pupils. See note j). on school travel 
plans in Table 40.

c) Pre-school 
and Nursery

1 space per 4 
staff members 
(full time 
equivalents), 
plus 1 cycle 
space per 4 
staff. 

See note j). on school travel plan in Table 40.

Healthcare

Type of 
development

Estimated 
requirement / 
guide

Notes 

a) Health Centres 
and Surgeries

1 space per 
practitioner 
plus 1 space 
per 3 ancillary 
staff.

‘Practitioner’ to include doctor, dentist, nurse and health 
visitor.

b) Hospital 
related 
development

Essential 
vehicles as 
required plus 
2.5 spaces per 
bed.

Marinas

Type of 
development

Estimated 
requirement / 
guide

Notes 

a) Marinas 1 car and 
trailer space 
plus 1 space 
per berth.

Transport assessment and travel plan required
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Other parking considerations

Type of 
development

Notes 

Context and 
specifications

A parking space  for new development will be regarded as a minimum 
of 2.4ha by 4.8m. Parking spaces for disabled persons should be a 
minimum of 4.8m by 3.6m (or where side-to-side, 4.8m by 2.4m with 
a minimum of 1.2 m between them). Parking courts will also require 
maneuvering space of 6m to enter and exit a space.  Where parking 
spaces are accessed directly from the highway, a space shall be 3.2m by 
6m (5.5m minimum where there is no door opening into the parking area) 
to ensure that the highway is not obstructed.  The Council’s Highways 
Design Guide and Manual For Streets 2 provide more general guidance.      
It is recognised that existing spaces may sometimes below this standard. 

 a) Other uses Car parking standard for uses not set out in this schedule will be 
determined on a case by case basis dependent upon the scale, location 
and requirements of the use. This will be balanced against the ability to 
utilise more sustainable forms of travel as primary means of access.

b) Shared use 
of parking, 
where there 
is realistic 
potential.

Shared use of parking, particularly in town centres and as part of some 
mixed use proposals, will be sought, especially where peak parking 
times/levels from the different uses do not coincide and there is good 
access by public transport.

c) Electric 
charging 
facilities and 
infrastructure

All new development should, where viable, include provision for electric 
charging points and their necessary infrastructure.  Electric vehicle 
charging points enjoy permitted development rights. 

d) Car Clubs For all residential developments over 100 units, provision for the 
secure parking of 1 car as part of a community car club scheme will be 
encouraged. For industrial and retail developments in excess of 300 
employees, 1 space will be encouraged.

e) Provision for 
people with 
disabilities and 
parents with 
young children

Up to 10% of the total allocation of car parking spaces should be 
dedicated and appropriately designed for disabled people and provide for 
safe, easy and direct movement for those with mobility difficulties. Certain 
uses should also provide for parents with young children.

f) Cycle 
provision 

For residential development, a minimum of 2 cycle spaces per dwelling 
should be provided; for non-domestic uses, 1 space per two employees.  
Cycle storage should be covered and secure and easy to use wherever 
possible and must form an integral element of the design of the 
development.
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g) Parking courts For major residential or mixed use schemes, the Council may support the 
initial use of parking courts for other communal uses, such as allotments. 
This consideration will go hand in hand with use of a Travel Plan and 
active monitoring of on-street parking, congestion and free flow of traffic.  
Where such monitoring shows unacceptable risks to safety/amenity as a 
result of lack of off-street parking provision, the communal facility will be 
required to be used for parking.

h) Parking 
within the 
curtilage will 
only include 
garages where 
specified 
criteria are met

Garages will only be counted as parking spaces where they are large 
enough to both accommodate cars and make provision for general 
storage (including cycle storage), or alternatively, provision for general 
storage can be made elsewhere within the curtilage. Where garages meet 
this criterion, retention of garages for parking will be required by planning 
condition. Minimum single garage internal dimensions (6m by 3.30m) 
to provide internal circulation space (1m on driver’s side and 0.45m for 
passenger vehicle door opening).  If no dedicated alternative storage is 
provided within the curtilage, additional width of 0.75m for cycle storage 
and 1m depth/width for refuse storage is required.

i) Operational 
commercial 
vehicles

Proposals for new commercial space and public venues should make 
provision for the parking and turning of commercial vehicles (for example 
delivery vehicles, coaches and car transporters)

j) Travel Plans 
for schools

School Travel plans are required where provision for 30 or more extra 
pupils is planned.  A Transport Assessment is required for proposals 
generating over 30 trips during the morning peak period of 8-9am. 
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Table 1: Resident Population Within Study Area

Zone 2013 2016 2020 2021 2025 2026
2 34038 34254 34942 35121 35860 36038
3 19287 19516 19908 20010 20431 20532
4 48039 49185 50173 50429 51491 51747
5 69964 70881 72305 72674 74204 74573
6 52353 53350 54422 54700 55851 56129
7 23447 23685 24161 24284 24795 24919
8 30842 30773 31391 31551 32215 32376
Total 277970 281644 287302 288769 294847 296314

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Population in each zone at 2016 is taken from Appendix B 
Table 1 in the 'Torbay Retail Study Update 2013'.
Figures post-2016 assume compound annual growth in 
population in Torbay derived from ONS 2016-based sub-
national population projections.



Table 2: Per Capita Spending on Convenience Goods

Zone 2013 2016 2020 2021 2025 2026
(£) (£) (£) (£) (£) (£)

2 2052 2044 2062 2067 2050 2048
3 2046 2038 2056 2061 2044 2042
4 1935 1928 1945 1949 1933 1931
5 1828 1821 1837 1841 1826 1824
6 1936 1929 1946 1950 1934 1932
7 2057 2049 2068 2072 2055 2053
8 1953 1946 1963 1967 1951 1949

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Per capita spend in each zone at 2013 is derived from 
Appendix B Table 2 in the 'Torbay Retail Study Update 
2013'.
Growth in spending 2013-2026 assumes Experian's forecast 
changes in convenience spending per head from Figure 6 in 
their 'Retail Planner Briefing Note 17'.  These growth rates 
include appropriate deductions for special forms of trading (ie 
non-store spending).
Expressed in 2011 prices.



Table 3: Per Capita Spending on Comparison Goods

Zone 2013 2016 2020 2021 2025 2026
(£) (£) (£) (£) (£) (£)

2 2699 2965 3279 3355 3674 3759
3 2604 2861 3164 3237 3545 3626
4 2664 2927 3237 3311 3627 3710
5 2477 2721 3010 3079 3372 3450
6 2930 3219 3560 3642 3989 4080
7 3022 3320 3672 3756 4114 4209
8 2633 2893 3199 3273 3584 3667

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Per capita spend in each zone at 2013 is derived from 
Appendix B Table 2 in the 'Torbay Retail Study Update 2013' -
the spend in each comparison goods sector has been added 
together to get a single figure for all comparison goods.
Growth in spending 2013-2026 assumes Experian's forecast 
changes in comparison goods spending per head from Figure 
6 in their 'Retail Planner Briefing Note 17'.  These growth rates 
include appropriate deductions for special forms of trading (ie 
non-store spending).
Expressed in 2011 prices.



Table 4: Available Spending on Convenience Goods

Zone 2013 2016 2020 2021 2025 2026
(£m) (£m) (£m) (£m) (£m) (£m)

2 69.85 70.03 72.07 72.58 73.52 73.81
3 39.46 39.78 40.94 41.23 41.76 41.93
4 92.96 94.82 97.58 98.27 99.54 99.94
5 127.89 129.08 132.85 133.79 135.52 136.06
6 101.36 102.90 105.90 106.65 108.03 108.46
7 48.23 48.54 49.95 50.31 50.96 51.16
8 60.23 59.87 61.62 62.06 62.86 63.11
Total 539.98 545.02 560.91 564.90 572.19 574.46

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Derived by multiplying the population in each zone (from 
Table 1) by the per capita spend (from Table 2).
Expressed in 2011 prices.



Table 5: Available Spending on Comparison Goods

Zone 2013 2016 2020 2021 2025 2026
(£m) (£m) (£m) (£m) (£m) (£m)

2 91.87 101.57 114.59 117.82 131.76 135.46
3 50.22 55.83 62.99 64.77 72.43 74.46
4 127.98 143.96 162.40 166.98 186.74 191.98
5 173.30 192.90 217.61 223.75 250.22 257.24
6 153.39 171.74 193.74 199.21 222.77 229.03
7 70.86 78.64 88.71 91.22 102.00 104.87
8 81.21 89.02 100.42 103.26 115.47 118.72
Total 748.83 833.66 940.47 967.01 1081.38 1111.76

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Derived by multiplying the population in each zone (from 
Table 1) by the per capita spend (from Table 3).
Expressed in 2011 prices.



Table 6: Existing Convenience Trading Patterns

2 3 4 5 6 7 8 2 3 4 5 6 7 8 2 3 4 5 6 7 8 2 3 4 5 6 7 8
(%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%)

Iceland, Union Square, Torquay 0.00% 0.00% 0.00% 3.00% 0.00% 0.00% 0.00% 0.00% 1.00% 0.00% 3.70% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 4.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 5.00% 0.00% 0.00% 0.00%
Tesco Metro, Fleet Street, Torquay 0.00% 0.00% 0.00% 4.50% 0.00% 0.00% 0.00% 0.00% 0.00% 1.00% 4.70% 0.00% 0.00% 0.00% 0.00% 1.00% 0.00% 9.50% 1.00% 0.00% 0.00% 0.00% 0.00% 2.50% 4.00% 0.00% 0.00% 0.00%
Other stores Torquay Town Centre 0.00% 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 7.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 2.00% 0.00% 0.00% 0.00%
Sub-total Torquay Town Centre 0.00% 0.00% 0.00% 8.50% 0.00% 0.00% 0.00% 0.00% 1.00% 1.00% 9.40% 0.00% 0.00% 0.00% 0.00% 1.00% 0.00% 20.50% 2.00% 0.00% 0.00% 0.00% 0.00% 2.50% 11.00% 0.00% 0.00% 0.00%
M&S, The Willows, Torquay 0.00% 0.50% 1.00% 5.00% 0.00% 2.00% 1.00% 2.45% 7.70% 5.00% 6.00% 8.00% 2.00% 6.00% 0.00% 1.50% 0.00% 2.00% 1.20% 0.00% 1.25% 0.00% 5.00% 2.50% 3.00% 3.00% 2.75% 2.25%
Sainsburys, The Willows, Torquay 0.00% 0.50% 7.50% 47.50% 5.00% 1.00% 7.00% 0.00% 3.00% 5.00% 30.20% 7.00% 2.00% 7.00% 0.00% 1.00% 0.00% 14.50% 0.00% 0.00% 1.25% 0.00% 2.00% 0.00% 9.00% 3.00% 2.75% 2.25%
The Willows, Nicholson Road, Torquay 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 2.00% 0.00% 0.00% 0.00% 0.00%
Sub-total The Willows District Centre 0.00% 1.00% 8.50% 52.50% 5.00% 3.00% 8.00% 2.45% 10.70% 10.00% 36.20% 15.00% 4.00% 13.00% 0.00% 2.50% 0.00% 16.50% 1.20% 0.00% 2.50% 0.00% 7.00% 4.50% 12.00% 6.00% 5.50% 4.50%

Lidl, Plainmoor Local Centre, Torquay 0.00% 0.95% 0.00% 4.00% 0.00% 1.00% 0.00% 0.00% 2.00% 1.00% 7.40% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 6.00% 1.00% 0.00% 0.00% 0.00% 0.00% 2.00% 5.00% 0.00% 0.00% 0.00%
St Marychurch District Centre, Torquay 0.00% 0.00% 0.00% 3.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 5.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 3.00% 0.00% 0.00% 0.00%
Sub-total other centres in Torquay 0.00% 0.95% 0.00% 7.00% 0.00% 1.00% 0.00% 0.00% 2.00% 1.00% 7.40% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 11.00% 1.00% 0.00% 0.00% 0.00% 0.00% 2.00% 8.00% 0.00% 0.00% 0.00%

Lidl, Newton Rd, Torquay 0.00% 1.05% 1.00% 6.00% 3.00% 4.00% 5.00% 1.75% 2.40% 2.00% 11.00% 14.00% 5.00% 4.00% 0.00% 0.00% 0.00% 0.00% 7.40% 3.00% 0.00% 0.00% 0.00% 3.00% 5.00% 8.50% 2.50% 2.25%
Other local shopping facilities in Torquay 0.00% 0.00% 0.00% 6.50% 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 12.00% 0.00% 0.00% 1.00% 0.00% 1.00% 1.00% 41.50% 0.00% 0.00% 1.25% 0.00% 0.00% 2.00% 53.00% 3.00% 0.00% 2.25%
Other stores, Watcombe 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Other stores, Roundhill Rd, Torquay 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Sub-total other shops in Torquay 0.00% 1.05% 1.00% 12.50% 3.00% 4.00% 6.00% 1.75% 2.40% 2.00% 23.00% 14.00% 5.00% 5.00% 0.00% 1.00% 1.00% 42.50% 7.40% 3.00% 1.25% 0.00% 0.00% 5.00% 58.00% 11.50% 2.50% 4.50%
Total Torquay 0.00% 3.00% 9.50% 80.50% 8.00% 8.00% 14.00% 4.20% 16.10% 14.00% 76.00% 29.00% 9.00% 18.00% 0.00% 4.50% 1.00% 90.50% 11.60% 3.00% 3.75% 0.00% 7.00% 14.00% 89.00% 17.50% 8.00% 9.00%
Co-op,Crossways Centre, Hyde Rd, Paignton 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 3.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 2.00% 2.00% 0.00% 0.00% 0.00% 0.00%
Iceland, Victoria Street, Paignton 0.00% 0.00% 2.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 8.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 5.00% 0.00% 0.00% 0.00% 0.00% 0.00% 2.00% 8.00% 0.00% 0.00% 0.00% 0.00%
Lidl, Victoria Centre, Paignton 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 0.00% 2.00% 5.00% 9.00% 0.00% 0.00% 0.00% 0.00% 0.00% 1.00% 4.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 3.00% 1.00% 0.00% 0.00% 0.00%
Tesco Metro, Victoria St, Paignton 0.00% 1.00% 5.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 7.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 9.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 14.00% 0.00% 0.00% 0.00% 0.00%
Other stores, Paignton Town Centre 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 2.00% 0.00% 0.00% 0.00% 0.00% 0.00% 1.00% 10.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 9.00% 0.00% 0.00% 0.00% 0.00%
Sub-total Paignton Town Centre 0.00% 1.00% 10.00% 0.00% 0.00% 0.00% 0.00% 2.00% 5.00% 29.00% 0.00% 0.00% 0.00% 0.00% 0.00% 2.00% 29.00% 1.00% 0.00% 0.00% 0.00% 0.00% 4.00% 36.00% 1.00% 0.00% 0.00% 0.00%

Preston District Centre 0.00% 4.00% 6.00% 0.00% 0.00% 0.00% 0.00% 0.00% 4.00% 9.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 19.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 22.50% 4.00% 0.00% 0.00% 0.00%
Sub-total Preston District Centre 0.00% 4.00% 6.00% 0.00% 0.00% 0.00% 0.00% 0.00% 4.00% 9.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 19.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 22.50% 4.00% 0.00% 0.00% 0.00%

Morrisons, Totnes Rd, Paignton 2.00% 23.50% 49.50% 5.00% 0.00% 0.00% 0.00% 0.00% 20.00% 22.00% 4.00% 1.00% 0.00% 0.00% 1.00% 3.00% 12.25% 1.00% 0.00% 1.00% 0.00% 0.00% 0.00% 6.00% 1.00% 0.00% 0.00% 0.00%
Sainsburys, Yalberton Rd, Paignton 4.00% 50.50% 20.50% 1.00% 0.00% 0.00% 0.00% 4.50% 22.00% 14.00% 1.00% 0.00% 0.00% 0.00% 0.00% 8.00% 7.00% 0.00% 0.00% 0.00% 0.00% 0.00% 3.00% 5.00% 1.00% 0.00% 0.00% 0.00%
Sub-total out-of-centre stores in Paignton 6.00% 74.00% 70.00% 6.00% 0.00% 0.00% 0.00% 4.50% 42.00% 36.00% 5.00% 1.00% 0.00% 0.00% 1.00% 11.00% 19.25% 1.00% 0.00% 1.00% 0.00% 0.00% 3.00% 11.00% 2.00% 0.00% 0.00% 0.00%
Other local shops in Paignton 0.00% 0.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 1.00% 1.00% 0.00% 0.00% 0.00% 0.00% 0.00% 1.00% 26.75% 1.00% 0.00% 0.00% 0.00% 3.00% 5.00% 8.00% 0.00% 0.00% 0.00% 0.00%
Total Paignton 6.00% 79.00% 87.00% 6.00% 0.00% 0.00% 0.00% 6.50% 52.00% 75.00% 6.00% 1.00% 0.00% 0.00% 1.00% 14.00% 94.00% 4.00% 0.00% 1.00% 0.00% 3.00% 12.00% 77.50% 7.00% 0.00% 0.00% 0.00%

Tesco Express, Fore St, Brixham 0.00% 3.50% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 7.45% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 11.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 18.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Co-op, Fore St, Brixham 0.00% 7.50% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 9.45% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 15.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 16.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Other stores, Brixham Town Centre 0.00% 2.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 3.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 9.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 16.00% 2.00% 0.00% 0.00% 0.00% 0.00%
Sub-total Brixham Town Centre 0.00% 13.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 19.90% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 35.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 50.00% 2.00% 0.00% 0.00% 0.00% 0.00%

Other local shops in Brixham 0.00% 2.50% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 9.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 43.50% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 21.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Total Brixham 0.00% 15.50% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 28.90% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 78.50% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 71.00% 2.00% 0.00% 0.00% 0.00% 0.00%
Stores outside Torbay 94.00% 2.50% 3.50% 13.50% 92.00% 92.00% 86.00% 89.30% 3.00% 11.00% 18.00% 70.00% 91.00% 82.00% 99.00% 3.00% 5.00% 5.50% 88.40% 96.00% 96.25% 97.00% 10.00% 6.50% 4.00% 82.50% 92.00% 91.00%
TOTAL 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00%

First Choice Main Food Second Choice Main Food First Choice Top-Up Second Choice Top-Up

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Market shares derived from the 'Torbay Retail Study Update 2013'.



Table 7: Convenience Turnovers 2020

Total
2 3 4 5 6 7 8 2 3 4 5 6 7 8 2 3 4 5 6 7 8 2 3 4 5 6 7 8

(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m)
Available convenience spending 43.24 24.56 58.55 79.71 63.54 29.97 36.97 10.81 6.14 14.64 19.93 15.88 7.49 9.24 12.61 7.16 17.08 23.25 18.53 8.74 10.78 5.41 3.07 7.32 9.96 7.94 3.75 4.62 560.91
Iceland, Union Square, Torquay 0.0 0.0 0.0 2.4 0.0 0.0 0.0 0.0 0.1 0.0 0.7 0.0 0.0 0.0 0.0 0.0 0.0 0.9 0.2 0.0 0.0 0.0 0.0 0.0 0.5 0.0 0.0 0.0 4.80
Tesco Metro, Fleet Street, Torquay 0.0 0.0 0.0 3.6 0.0 0.0 0.0 0.0 0.0 0.1 0.9 0.0 0.0 0.0 0.0 0.1 0.0 2.2 0.2 0.0 0.0 0.0 0.0 0.2 0.4 0.0 0.0 0.0 7.72
Other stores Torquay Town Centre 0.0 0.0 0.0 0.8 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 1.6 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 2.82
Sub-total Torquay Town Centre 0.0 0.0 0.0 6.8 0.0 0.0 0.0 0.0 0.1 0.1 1.9 0.0 0.0 0.0 0.0 0.1 0.0 4.8 0.4 0.0 0.0 0.0 0.0 0.2 1.1 0.0 0.0 0.0 15.3
M&S, The Willows, Torquay 0.0 0.1 0.6 4.0 0.0 0.6 0.4 0.3 0.5 0.7 1.2 1.3 0.1 0.6 0.0 0.1 0.0 0.5 0.2 0.0 0.1 0.0 0.2 0.2 0.3 0.2 0.1 0.1 12.31
Sainsburys, The Willows, Torquay 0.0 0.1 4.4 37.9 3.2 0.3 2.6 0.0 0.2 0.7 6.0 1.1 0.1 0.6 0.0 0.1 0.0 3.4 0.0 0.0 0.1 0.0 0.1 0.0 0.9 0.2 0.1 0.1 62.26
The Willows, Nicholson Road, Torquay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.15
Sub-total The Willows District Centre 0.0 0.2 5.0 41.8 3.2 0.9 3.0 0.3 0.7 1.5 7.2 2.4 0.3 1.2 0.0 0.2 0.0 3.8 0.2 0.0 0.3 0.0 0.2 0.3 1.2 0.5 0.2 0.2 74.7

Lidl, Plainmoor Local Centre, Torquay 0.0 0.2 0.0 3.2 0.0 0.3 0.0 0.0 0.1 0.1 1.5 0.0 0.0 0.0 0.0 0.0 0.0 1.4 0.2 0.0 0.0 0.0 0.0 0.1 0.5 0.0 0.0 0.0 7.69
St Marychurch District Centre, Torquay 0.0 0.0 0.0 2.4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.0 0.0 0.0 3.85
Sub-total other centres in Torquay 0.0 0.2 0.0 5.6 0.0 0.3 0.0 0.0 0.1 0.1 1.5 0.0 0.0 0.0 0.0 0.0 0.0 2.6 0.2 0.0 0.0 0.0 0.0 0.1 0.8 0.0 0.0 0.0 11.5

Lidl, Newton Rd, Torquay 0.0 0.3 0.6 4.8 1.9 1.2 1.8 0.2 0.1 0.3 2.2 2.2 0.4 0.4 0.0 0.0 0.0 0.0 1.4 0.3 0.0 0.0 0.0 0.2 0.5 0.7 0.1 0.1 19.59
Other local shopping facilities in Torquay 0.0 0.0 0.0 5.2 0.0 0.0 0.4 0.0 0.0 0.0 2.4 0.0 0.0 0.1 0.0 0.1 0.2 9.6 0.0 0.0 0.1 0.0 0.0 0.1 5.3 0.2 0.0 0.1 23.83
Other stores, Watcombe 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.00
Other stores, Roundhill Rd, Torquay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.23
Sub-total other shops in Torquay 0.0 0.3 0.6 10.0 1.9 1.2 2.2 0.2 0.1 0.3 4.6 2.2 0.4 0.5 0.0 0.1 0.2 9.9 1.4 0.3 0.1 0.0 0.0 0.4 5.8 0.9 0.1 0.2 43.7
Total Torquay 0.0 0.7 5.6 64.2 5.1 2.4 5.2 0.5 1.0 2.0 15.1 4.6 0.7 1.7 0.0 0.3 0.2 21.0 2.1 0.3 0.4 0.0 0.2 1.0 8.9 1.4 0.3 0.4 145.3
Co-op,Crossways Centre, Hyde Rd, Paignton 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 1.40
Iceland, Victoria Street, Paignton 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 0.9 0.0 0.0 0.0 0.0 0.0 0.1 0.6 0.0 0.0 0.0 0.0 3.84
Lidl, Victoria Centre, Paignton 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.2 0.3 1.3 0.0 0.0 0.0 0.0 0.0 0.1 0.7 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.1 0.0 0.0 0.0 3.50
Tesco Metro, Victoria St, Paignton 0.0 0.2 2.9 0.0 0.0 0.0 0.0 0.0 0.0 1.0 0.0 0.0 0.0 0.0 0.0 0.0 1.5 0.0 0.0 0.0 0.0 0.0 0.0 1.0 0.0 0.0 0.0 0.0 6.76
Other stores, Paignton Town Centre 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.1 1.7 0.2 0.0 0.0 0.0 0.0 0.0 0.7 0.0 0.0 0.0 0.0 3.55
Sub-total Paignton Town Centre 0.0 0.2 5.9 0.0 0.0 0.0 0.0 0.2 0.3 4.2 0.0 0.0 0.0 0.0 0.0 0.1 5.0 0.2 0.0 0.0 0.0 0.0 0.1 2.6 0.1 0.0 0.0 0.0 19.1

Preston District Centre 0.0 1.0 3.5 0.0 0.0 0.0 0.0 0.0 0.2 1.3 0.2 0.0 0.0 0.0 0.0 0.0 3.2 0.2 0.0 0.0 0.0 0.0 0.0 1.6 0.4 0.0 0.0 0.0 11.78
Sub-total Preston District Centre 0.0 1.0 3.5 0.0 0.0 0.0 0.0 0.0 0.2 1.3 0.2 0.0 0.0 0.0 0.0 0.0 3.2 0.2 0.0 0.0 0.0 0.0 0.0 1.6 0.4 0.0 0.0 0.0 11.8

Morrisons, Totnes Rd, Paignton 0.9 5.8 29.0 4.0 0.0 0.0 0.0 0.0 1.2 3.2 0.8 0.2 0.0 0.0 0.1 0.2 2.1 0.2 0.0 0.1 0.0 0.0 0.0 0.4 0.1 0.0 0.0 0.0 48.30
Sainsburys, Yalberton Rd, Paignton 1.7 12.4 12.0 0.8 0.0 0.0 0.0 0.5 1.4 2.0 0.2 0.0 0.0 0.0 0.0 0.6 1.2 0.0 0.0 0.0 0.0 0.0 0.1 0.4 0.1 0.0 0.0 0.0 33.35
Sub-total out-of-centre stores in Paignton 2.6 18.2 41.0 4.8 0.0 0.0 0.0 0.5 2.6 5.3 1.0 0.2 0.0 0.0 0.1 0.8 3.3 0.2 0.0 0.1 0.0 0.0 0.1 0.8 0.2 0.0 0.0 0.0 81.6
Other local shops in Paignton 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.1 4.6 0.2 0.0 0.0 0.0 0.2 0.2 0.6 0.0 0.0 0.0 0.0 6.57

Total Paignton 2.6 19.4 50.9 4.8 0.0 0.0 0.0 0.7 3.2 11.0 1.2 0.2 0.0 0.0 0.1 1.0 16.1 0.9 0.0 0.1 0.0 0.2 0.4 5.7 0.7 0.0 0.0 0.0 119.0

Tesco Express, Fore St, Brixham 0.0 0.9 0.0 0.0 0.0 0.0 0.0 0.0 0.5 0.0 0.0 0.0 0.0 0.0 0.0 0.8 0.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 2.66
Co-op, Fore St, Brixham 0.0 1.8 0.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 1.1 0.0 0.0 0.0 0.0 0.0 0.0 0.5 0.0 0.0 0.0 0.0 0.0 3.99
Other stores, Brixham Town Centre 0.0 0.5 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.5 0.1 0.0 0.0 0.0 0.0 1.96
Sub-total Brixham Town Centre 0.0 3.2 0.0 0.0 0.0 0.0 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 2.5 0.0 0.0 0.0 0.0 0.0 0.0 1.5 0.1 0.0 0.0 0.0 0.0 8.6

Other local shops in Brixham 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 3.1 0.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 4.93
Total Brixham 0.0 3.8 0.0 0.0 0.0 0.0 0.0 0.0 1.8 0.0 0.0 0.0 0.0 0.0 0.0 5.6 0.0 0.0 0.0 0.0 0.0 0.0 2.2 0.1 0.0 0.0 0.0 0.0 13.5
Stores outside Torbay 40.6 0.6 2.0 10.8 58.5 27.6 31.8 9.7 0.2 1.6 3.6 11.1 6.8 7.6 12.5 0.2 0.9 1.3 16.4 8.4 10.4 5.2 0.3 0.5 0.4 6.6 3.4 4.2 283.06
TOTAL 43.24 24.56 58.55 79.71 63.54 29.97 36.97 10.81 6.14 14.64 19.93 15.88 7.49 9.24 12.61 7.16 17.08 23.25 18.53 8.74 10.78 5.41 3.07 7.32 9.96 7.94 3.75 4.62 560.91

First Choice Main Food Second Choice Main Food First Choice Top-Up Second Choice Top-Up

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Individual stores market share (from Table 6) of available convenience goods spending in each zone at 2020 (from Table 4).  As per the 'Torbay 
Retail Study Update 2013' total convenience spending has been split into 75% main food shopping and 25% top-up; main food spending is then split 
into 80% first choice and 20% second, and top-up 70% first choice and 30% second.
Expressed in 2011 prices.



Table 8: Convenience Turnovers 2025

Total
2 3 4 5 6 7 8 2 3 4 5 6 7 8 2 3 4 5 6 7 8 2 3 4 5 6 7 8

(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m)
Available convenience spending 44.11 25.06 59.73 81.31 64.82 30.57 37.71 11.03 6.26 14.93 20.33 16.20 7.64 9.43 12.87 7.31 17.42 23.72 18.90 8.92 11.00 5.51 3.13 7.47 10.16 8.10 3.82 4.71 572.19
Iceland, Union Square, Torquay 0.0 0.0 0.0 2.4 0.0 0.0 0.0 0.0 0.1 0.0 0.8 0.0 0.0 0.0 0.0 0.0 0.0 0.9 0.2 0.0 0.0 0.0 0.0 0.0 0.5 0.0 0.0 0.0 4.90
Tesco Metro, Fleet Street, Torquay 0.0 0.0 0.0 3.7 0.0 0.0 0.0 0.0 0.0 0.1 1.0 0.0 0.0 0.0 0.0 0.1 0.0 2.3 0.2 0.0 0.0 0.0 0.0 0.2 0.4 0.0 0.0 0.0 7.87
Other stores Torquay Town Centre 0.0 0.0 0.0 0.8 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 1.7 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 2.88
Sub-total Torquay Town Centre 0.0 0.0 0.0 6.9 0.0 0.0 0.0 0.0 0.1 0.1 1.9 0.0 0.0 0.0 0.0 0.1 0.0 4.9 0.4 0.0 0.0 0.0 0.0 0.2 1.1 0.0 0.0 0.0 15.7
M&S, The Willows, Torquay 0.0 0.1 0.6 4.1 0.0 0.6 0.4 0.3 0.5 0.7 1.2 1.3 0.2 0.6 0.0 0.1 0.0 0.5 0.2 0.0 0.1 0.0 0.2 0.2 0.3 0.2 0.1 0.1 12.56
Sainsburys, The Willows, Torquay 0.0 0.1 4.5 38.6 3.2 0.3 2.6 0.0 0.2 0.7 6.1 1.1 0.2 0.7 0.0 0.1 0.0 3.4 0.0 0.0 0.1 0.0 0.1 0.0 0.9 0.2 0.1 0.1 63.52
The Willows, Nicholson Road, Torquay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.15
Sub-total The Willows District Centre 0.0 0.3 5.1 42.7 3.2 0.9 3.0 0.3 0.7 1.5 7.4 2.4 0.3 1.2 0.0 0.2 0.0 3.9 0.2 0.0 0.3 0.0 0.2 0.3 1.2 0.5 0.2 0.2 76.2

Lidl, Plainmoor Local Centre, Torquay 0.0 0.2 0.0 3.3 0.0 0.3 0.0 0.0 0.1 0.1 1.5 0.0 0.0 0.0 0.0 0.0 0.0 1.4 0.2 0.0 0.0 0.0 0.0 0.1 0.5 0.0 0.0 0.0 7.84
St Marychurch District Centre, Torquay 0.0 0.0 0.0 2.4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.0 0.0 0.0 3.93
Sub-total other centres in Torquay 0.0 0.2 0.0 5.7 0.0 0.3 0.0 0.0 0.1 0.1 1.5 0.0 0.0 0.0 0.0 0.0 0.0 2.6 0.2 0.0 0.0 0.0 0.0 0.1 0.8 0.0 0.0 0.0 11.8
Lidl, Newton Rd, Torquay 0.0 0.3 0.6 4.9 1.9 1.2 1.9 0.2 0.2 0.3 2.2 2.3 0.4 0.4 0.0 0.0 0.0 0.0 1.4 0.3 0.0 0.0 0.0 0.2 0.5 0.7 0.1 0.1 19.99
Other local shopping facilities in Torquay 0.0 0.0 0.0 5.3 0.0 0.0 0.4 0.0 0.0 0.0 2.4 0.0 0.0 0.1 0.0 0.1 0.2 9.8 0.0 0.0 0.1 0.0 0.0 0.1 5.4 0.2 0.0 0.1 24.31
Other stores, Watcombe 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.00
Other stores, Roundhill Rd, Torquay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.24
Sub-total other shops in Torquay 0.0 0.3 0.6 10.2 1.9 1.2 2.3 0.2 0.2 0.3 4.7 2.3 0.4 0.5 0.0 0.1 0.2 10.1 1.4 0.3 0.1 0.0 0.0 0.4 5.9 0.9 0.1 0.2 44.5
Total Torquay 0.0 0.8 5.7 65.5 5.2 2.4 5.3 0.5 1.0 2.1 15.4 4.7 0.7 1.7 0.0 0.3 0.2 21.5 2.2 0.3 0.4 0.0 0.2 1.0 9.0 1.4 0.3 0.4 148.2
Co-op,Crossways Centre, Hyde Rd, Paignton 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 1.43
Iceland, Victoria Street, Paignton 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 0.9 0.0 0.0 0.0 0.0 0.0 0.1 0.6 0.0 0.0 0.0 0.0 3.92
Lidl, Victoria Centre, Paignton 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.2 0.3 1.3 0.0 0.0 0.0 0.0 0.0 0.1 0.7 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.1 0.0 0.0 0.0 3.57
Tesco Metro, Victoria St, Paignton 0.0 0.3 3.0 0.0 0.0 0.0 0.0 0.0 0.0 1.0 0.0 0.0 0.0 0.0 0.0 0.0 1.6 0.0 0.0 0.0 0.0 0.0 0.0 1.0 0.0 0.0 0.0 0.0 6.90
Other stores, Paignton Town Centre 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.1 1.7 0.2 0.0 0.0 0.0 0.0 0.0 0.7 0.0 0.0 0.0 0.0 3.62
Sub-total Paignton Town Centre 0.0 0.3 6.0 0.0 0.0 0.0 0.0 0.2 0.3 4.3 0.0 0.0 0.0 0.0 0.0 0.1 5.1 0.2 0.0 0.0 0.0 0.0 0.1 2.7 0.1 0.0 0.0 0.0 19.4
Preston District Centre 0.0 1.0 3.6 0.0 0.0 0.0 0.0 0.0 0.3 1.3 0.2 0.0 0.0 0.0 0.0 0.0 3.3 0.2 0.0 0.0 0.0 0.0 0.0 1.7 0.4 0.0 0.0 0.0 12.02
Sub-total Preston District Centre 0.0 1.0 3.6 0.0 0.0 0.0 0.0 0.0 0.3 1.3 0.2 0.0 0.0 0.0 0.0 0.0 3.3 0.2 0.0 0.0 0.0 0.0 0.0 1.7 0.4 0.0 0.0 0.0 12.0

Morrisons, Totnes Rd, Paignton 0.9 5.9 29.6 4.1 0.0 0.0 0.0 0.0 1.3 3.3 0.8 0.2 0.0 0.0 0.1 0.2 2.1 0.2 0.0 0.1 0.0 0.0 0.0 0.4 0.1 0.0 0.0 0.0 49.27
Sainsburys, Yalberton Rd, Paignton 1.8 12.7 12.2 0.8 0.0 0.0 0.0 0.5 1.4 2.1 0.2 0.0 0.0 0.0 0.0 0.6 1.2 0.0 0.0 0.0 0.0 0.0 0.1 0.4 0.1 0.0 0.0 0.0 34.02
Sub-total out-of-centre stores in Paignton 2.6 18.5 41.8 4.9 0.0 0.0 0.0 0.5 2.6 5.4 1.0 0.2 0.0 0.0 0.1 0.8 3.4 0.2 0.0 0.1 0.0 0.0 0.1 0.8 0.2 0.0 0.0 0.0 83.3
Other local shops in Paignton 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.1 4.7 0.2 0.0 0.0 0.0 0.2 0.2 0.6 0.0 0.0 0.0 0.0 6.70

Total Paignton 2.6 19.8 52.0 4.9 0.0 0.0 0.0 0.7 3.3 11.2 1.2 0.2 0.0 0.0 0.1 1.0 16.4 0.9 0.0 0.1 0.0 0.2 0.4 5.8 0.7 0.0 0.0 0.0 121.4

Tesco Express, Fore St, Brixham 0.0 0.9 0.0 0.0 0.0 0.0 0.0 0.0 0.5 0.0 0.0 0.0 0.0 0.0 0.0 0.8 0.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 2.71
Co-op, Fore St, Brixham 0.0 1.9 0.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 1.1 0.0 0.0 0.0 0.0 0.0 0.0 0.5 0.0 0.0 0.0 0.0 0.0 4.07
Other stores, Brixham Town Centre 0.0 0.5 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.7 0.0 0.0 0.0 0.0 0.0 0.0 0.5 0.1 0.0 0.0 0.0 0.0 2.00
Sub-total Brixham Town Centre 0.0 3.3 0.0 0.0 0.0 0.0 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 2.6 0.0 0.0 0.0 0.0 0.0 0.0 1.6 0.1 0.0 0.0 0.0 0.0 8.8
Other local shops in Brixham 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 3.2 0.0 0.0 0.0 0.0 0.0 0.0 0.7 0.0 0.0 0.0 0.0 0.0 5.03
Total Brixham 0.0 3.9 0.0 0.0 0.0 0.0 0.0 0.0 1.8 0.0 0.0 0.0 0.0 0.0 0.0 5.7 0.0 0.0 0.0 0.0 0.0 0.0 2.2 0.1 0.0 0.0 0.0 0.0 13.8
Stores outside Torbay 41.5 0.6 2.1 11.0 59.6 28.1 32.4 9.8 0.2 1.6 3.7 11.3 7.0 7.7 12.7 0.2 0.9 1.3 16.7 8.6 10.6 5.3 0.3 0.5 0.4 6.7 3.5 4.3 288.76
TOTAL 44.11 25.06 59.73 81.31 64.82 30.57 37.71 11.03 6.26 14.93 20.33 16.20 7.64 9.43 12.87 7.31 17.42 23.72 18.90 8.92 11.00 5.51 3.13 7.47 10.16 8.10 3.82 4.71 572.19

First Choice Main Food Second Choice Main Food First Choice Top-Up Second Choice Top-Up

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Individual stores market share (from Table 6) of available convenience goods spending in each zone at 2025 (from Table 4).  As per the 
'Torbay Retail Study Update 2013' total convenience spending has been split into 75% main food shopping and 25% top-up; main food 
spending is then split into 80% first choice and 20% second, and top-up 70% first choice and 30% second.
Expressed in 2011 prices.



Table 9: Turnover of the Proposed Store

Gross internal floor area (sq m) 2175
Net sales area (sq m) 1410

Convenience sales area (sq m) 1128
Comparison sales area (sq m) 282

Convenience sales density 2020 (£/sq m) 8972
Comparison sales density 2020 (£/sq m) 6581
Convenience sales density 2025 (£/sq m) 9017
Comparison sales density 2025 (£/sq m) 7763

Convenience turnover 2020 (£m) 10.12
Comparison turnover 2020 (£m) 1.86

Convenience turnover 2025 (£m) 10.17
Comparison turnover 2025 (£m) 2.19

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes:
Sales densities are Lidl company averages for convenience and 
comparison goods derived from Global Data 2019, projected 
forward using Experian's forecast growth in retail sales densities 
from their 'Retail Planner Briefing Note 17'.
Expressed in 2011 prices.



Table 10: Retail Impact (Convenience Goods)

Turnover Turnover Trade Draw Resultant Impact
2020 2025 to Lidl Turnover
(£m) (£m) (£m) (£m) (%)

Iceland, Union Square, Torquay 4.28 4.37 0.00 4.37 0.00
Tesco Metro, Fleet Street, Torquay 7.18 7.33 0.00 7.33 0.00
Other stores Torquay Town Centre 2.50 2.55 0.00 2.55 0.00
Sub-total Torquay Town Centre 13.96 14.24 0.00 14.24
M&S, The Willows, Torquay 10.62 10.83 0.00 10.83 0.00
Sainsburys, The Willows, Torquay 54.86 55.96 0.00 55.96 0.00
The Willows, Nicholson Road, Torquay 0.12 0.12 0.00 0.12 0.00
Sub-total The Willows District Centre 65.59 66.91 0.00 66.91

Lidl, Plainmoor Local Centre, Torquay 6.90 7.04 0.00 7.04 0.00
St Marychurch District Centre, Torquay 3.42 3.49 0.00 3.49 0.00
Sub-total other centres in Torquay 10.32 10.53 0.00 10.53

Lidl, Newton Rd, Torquay 17.33 17.68 0.90 16.78 -5.09
Asda, Newton Road, Torquay 21.02 21.45 0.00 21.45 0.00
Other local shopping facilities in Torquay 21.59 22.02 0.00 22.02 0.00
Other stores, Watcombe 0.00 0.00 0.00 0.00 0.00
Other stores, Roundhill Rd, Torquay 0.21 0.21 0.00 0.21 0.00
Sub-total other shops in Torquay 60.15 61.36 0.90 60.46
Total Torquay 150.03 153.04 0.90 152.14
Iceland, Victoria Street, Paignton 3.21 3.27 0.05 3.22 -1.53
Lidl, Victoria Centre, Paignton 3.03 3.09 0.30 2.79 -9.71
Tesco Metro, Victoria St, Paignton 5.67 5.78 0.05 5.73 -0.86
Other stores, Paignton Town Centre 2.77 2.82 0.05 2.77 -1.77
Sub-total Paignton Town Centre 14.67 14.97 0.45 14.52

Preston District Centre 9.12 9.30 0.80 8.50 -8.60
Sub-total Preston District Centre 9.12 9.30 0.80 8.50

Lidl, White Rock Local Centre, Paignton 7.09 7.23 1.10 6.13 -15.21

Aldi, Yannons Local Centre, Paignton 5.84 5.96 0.45 5.51 -7.55

Proposed Lidl, Great Parks Local Centre, Paignton 0.00 0.00 0.00 10.17

Morrisons, Totnes Rd, Paignton 37.18 37.93 2.17 35.76 -5.72
Sainsburys, Yalberton Rd, Paignton 24.81 25.31 0.95 24.36 -3.75
The Food Warehouse, Devonshire RP, Paignton 4.28 4.36 0.00 4.36 0.00
Asda, Brixham Road, Paignton 16.44 16.77 1.85 14.92 -11.03
Sub-total out-of-centre stores in Paignton 82.71 84.37 4.97 79.40
Other local shops in Paignton 5.04 5.14 0.50 4.64 -9.72

Total Paignton 124.47 126.97 8.27 128.87

Tesco Express, Fore St, Brixham 2.11 2.15 0.00 2.15 0.00
Co-op, Fore St, Brixham 3.19 3.25 0.00 3.25 0.00
Other stores, Brixham Town Centre 1.47 1.50 0.00 1.50 0.00
Sub-total Brixham Town Centre 6.76 6.90 0.00 6.90

Other local shops in Brixham 4.00 4.08 0.00 4.08 0.00
Total Brixham 10.76 10.98 0.00 10.98
Stores outside Torbay 275.65 281.19 1.00 280.19
TOTAL 560.91 572.19 10.17 572.19

Lidl Great Britain Ltd
Proposed Foodstore at Kings Ash Road, Paignton

Notes

Pre-impact turnovers at 2020 and 2025 have been amended from those in Tables 7 & 8 to take account 
of new stores that have opened since the household survey (whose results are summarised  in Table 6) 
was undertaken.  These are the Asda at Brixham Road; Aldi at Yannons Local Centre; Lidl at White 
Rock Local Centre and The Food Warehouse at Devonshire Retail Park.

The turnovers of other stores within the study area have been adjusted to take account of these 4 
additional stores.  The changes made are those assumed in the 2017 Planning & Retail Statement 
produced by Montagu Evans in support of a s73 application to allow food sales on the Devonshire 
Retail Park - that application was approved and The Food Warehouse now trades from the site.

Impact is the trade diversion expressed as a percentage of the pre-impact 2025 turnover.

Expressed in 2011 prices.
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Appendix E 
 

Letters of Interest from House Builders 





Private & Confidential 
Mr M Daly 
Lidl Great Britain Ltd 
Logistics Park West, Chillpark Brake 
Clyst Honiton, 
Exeter 
Devon 
EX5 2FU 

25th May 2020 

Dear Matthias, 

Re: Land off Kings Ash Road, Paignton 

I write to confirm that Taylor Wimpey would be very interested in your land at Kings Ash Road, Paignton, 
with a view to our acquiring the freehold interest and delivering homes on the site. 

As you may know, Taylor Wimpey is one of the UK's largest homebuilders operating from 24 regional offices 
across England, Scotland and Wales. In 2019, Taylor Wimpey completed 15,719 new homes, around a quarter 
of which were affordable homes, with first-time buyers accounted for 34% of total sales.  

Taylor Wimpey is divided into 24 regional offices or Business Units, which are responsible for overseeing the 
operational delivery of all projects and developments on a local basis. At present, Taylor Wimpey Exeter has 
169 employees, including 20 apprentices and support a further c. 2,000 in the wider supply chain. We currently 
have ten live developments and delivered 521 homes locally, including 131 affordable homes.  

We are currently discussing several sites in Torbay. We have an existing outline application pending in 
Collaton St Mary and would be keen to increase our presence in the area. 

Taylor Wimpey has the expertise, resources and financial status to progress a planning application on the 
residual land that you do not require for a food store. In addition to this, there are clear benefits to having an 
‘end user’ partner on board to prove deliverability and shoulder the invariably heavy financial burden of the 
planning process.  Furthermore, Local Authorities often look more favourably on developer led applications as 
it is invariably a sign that the much-needed new houses will come forward sooner thereby assisting them with 
their ongoing housing supply pressures.  

I trust the above demonstrates our interest suitable. Should you have any questions, please let me know. 

Yours sincerely, 

Richard Harrison 
Taylor Wimpey Exeter - Land & Planning 
Director 
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Matthias Daly

From:

Sent:

To:

Subject:

Edwards, Neil

03 July 2020 16:09

Matthias Daly

RE: Great Parks

Good afternoon Matthias 

I refer to our meeting and subsequent emails regarding the site at Great Parks. 

As we discussed TDA are in the process of setting up an Affordable Housing subsidiary company, Torvista Homes. 

The sole purpose of the company is provide new affordable housing properties within Torbay. 

We would be keen to work in partnership with you to deliver a scheme that addresses our collective priorities and 

also those of the planning authority. 

I would like to underline our commitment to working with you on the project and as you will appreciate we are well 

placed to facilitate and progress discussions with Torbay Council to meaningfully progress this project. 

Finally I note you are about to go on paternity leave so I wish you well and hope all goes well and I will wait to hear 

further from you. 

Kind regards    

Neil 
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