
 
This report provides companion notes to the presentation given by the Prince’s Foundation to 
members of the Forum and council officers who were available to attend the initial feedback session 
on the 15th November 2012.  
 
Workshop Brief 
As part of a wider community engagement taking place at the time, we were asked by the 
Neighbourhood Forum to look at two key issues:  

• The Town Centre – 3 key sites including the Paignton Picturehouse, harbour and Crossways 
shopping centre  

• Options for housing growth – in particular along the Western corridor and in an area around 
Collaton St Mary identified within the draft Local Plan.  

 
Workshop Process 
The workshop included public sessions in the town centre (approximately 30 attendees) and 
Collaton St Mary (approximately 40 attendees). A design workshop was run with input from the 
Neighbourhood Forum (approximately 30 volunteers). 
 
It should be clear that this work forms part of a long-term engagement process run by the 
Neighbourhood Forum and is one of 3 workshops the Prince’s Foundation have held with the forum 
in 2012. 
 
The workshop and public sessions took place at the beginning of a six week community engagement 
carried out by the Forum on draft Aims and Proposals for the two key areas of the Town Centre a 
Seafront and Western area of Paignton. The Forum gave a presentation at the beginning of the 
workshop that highlighted key themes and issues that had so far emerged. These included 
conflicting population projections and town wide drainage constraints identified.  
 
Housing numbers 
It has been clear throughout the process that there is local opposition to the balance and pace of 
growth set out in the draft local plan. We acknowledge that the forum is objecting to the local plan 
and it has not been our role to facilitate this discussion. We have however been clear that we would 
work within the parameters of the draft local plan whilst looking at urban structure so that we could 
identify sites rather than focusing first and foremost on housing numbers. 
 
Choices 
It is clear from the workshop that regardless of the final numbers presented by the draft local plan, 
the forum will be presented with some difficult decisions. To the fore comes a decision on whether 
the forum could prioritise town centre living. We would certainly recommend this but for it to make 
a serious impact on housing numbers, bold decisions could be taken both on prioritising residential 
over other uses and increasing densities on known sites such as Crossways and the harbour. In 
addition, the forum could consider development on parts of Queens Park and Clennon Valley in 
order to lessen the impact on the urban fringe.  



 
 

Any proposals will need to be planned to take account of the longer term effects of climate change, 
including  meeting the sequential test and exception Test in Paragraph 100 of the NPPF and 
accompanying technical guidance.   

In addition, they will need to consider the market’s capacity for apartments and the need to alleviate 
the serious levels of deprivation that exist within Paignton Town centre, and some areas of 
Blatchcombe.   

These issues do not rule out being bolder about “town centre living”, but they do emphasise the 
need for development to meet the needs of everyone,  and to make the town centre an area where 
people will choose to live.  This may militate against high numbers of apartments and mean smaller 
numbers of family homes. 

Achieving local plan levels of growth for Paignton is not a question of either urban or Greenfield, it is 
a question of both.  For Greenfield areas, the key questions are where will that growth be and what 
benefits could it bring to Torbay and the local community. 
 
Whilst these are difficult decisions, they should not be seen in isolation but in the context of 
protecting the rural setting of Paignton. 
 
The importance of the Neighbourhood Plan 
We would emphasise the importance of setting out a clear guide for housing growth within a 
Neighbourhood Plan. At the moment, the forum and communities such as at Collaton St Mary are 
dealing with piecemeal development proposals. This is a time consuming and exhausting process 
which will neither bring forward quality development nor permanently keep out developers and 
even if planning applications are rejected, without a clear strategy for growth sites, the community 
will find themselves repeatedly fighting development. 
 
Our suggestions for development sites are based on talking to the community and our professional 
opinions. The recommendations clearly come caveated as we are not privy to detailed site analysis 
and therefore we would recommend that all these sites are put through a SHLAA review. 
 



 
 
Town Centre Movement and Connectivity (Slide 1 - 26) 
We were asked to look at three specific sites and connectivity but they shouldn’t be looked at in 
isolation. 
 
The Town Centre has different character areas (Slide 4) – Harbour, Sea Front, Tourist High Street 
below the railway, the town centre between Victoria Street and Totnes Road and the Conservation 
area around Palace Avenue. 
 
These areas all have different offers to visitors, but movement between them is not clear visually – it 
became clear that how the key gateway junctions between the areas are configured is vital to the 
movement between them (Slide 5 – 8) 
 
Junction of Totnes Road and Palace Avenue (Slide 9 – 13): 
 
Street furniture and clutter obstruct views up to the Conservation Area. A complex and indirect 
crossing point puts people off moving between the two areas. Simplification of the layout could be 
delivered through Town Centre Section 106 contributions.  
 
Junction of Victoria Street and Torbay Road (Slide 14 – 20): 
 
Again, the junction is convoluted and not particularly pedestrian friendly and yet the benches 
outside of Superdrug are a real suntrap and well used. Re-development of adjacent sites or Section 
106 money could be used to simplify pedestrian environment. 
Railway Platforms (Slides 22 – 26):  
 
The issue of moving the platforms to remove the need for a level crossing in the town centre was 
raised. Our understanding is that unless the station was moved considerably closer to Torquay there 
would still be the need for a town centre level crossing as the track would need to be maintained for 
safety reasons. We would obviously not recommend removing the station from the town centre and 
therefore feel that the existing system would need to be maintained. 
 
There may however be an opportunity for heritage gates to be used on Sands Road as part of the 
steam railway system. 



 
 
Town Centre Development Opportunities (Slide 27, 40&41, images from slides 28 to 39) 
A number of key development sites were identified both by the forum and during the workshop.   
 
The key sites included: 

1. Crossways Shopping Centre – The forum identified the area as a key development site 
although the intentions of the current owner are unknown it is agreed that it could be 
identified as such in the Neighbourhood Plan. We believe it could provide <2000sqm plus 
150 – 200 flats over 4 floors. The site should continue to provide a pedestrian link through. 

2. Bus station and car park – Identified during the workshop as an important site opposite the 
station that could provide <4000sqm retail supermarket plus 60 flats over 2 floors. 

3. Paignton Picture House – Whilst it was felt that the Picture House presents an important 
opportunity As  possibly the oldest purpose built cinema in Europe, the Picturehouse is a 
unique asset to Torbay., it was acknowledged that the forum would support the work of 
English Heritage on restoration but that there were no major development opportunities for 
the Neighbourhood Plan 

4. Buildings on the corner of Hyde Road and Torbay Road – This was identified as part of the 
workshop as an opportunity for further town centre residential and could provide a 
2000sqm retail  use with 50+ flats over 4 floors 

5. LIDL and Town Centre car park – whilst the redevelopment of the car park has been 
discussed before and is generally supported, we feel that by including the current LIDL store, 
this site has the capacity to become a catalytic town centre regeneration scheme providing a 
major residential development with 300 – 350 flats over 3-6 floors stepping back towards 
the railway plus reallocated parking for 600 bays and 500sqm of other uses such as office or 
community use. The opportunity for LIDL to move into the bus station car park site to enable 
development was seen as key to site assembly. 

6. Queens Park and Rugby Club – Whilst this area is seen as a valuable contributor to the town 
centre, we feel that if the forum wishes to limit the impact of residential development on 
the edge of the urban area, this site, or part of it could be brought forward if the Rugby Club 
wished to move. The site could provide something in the region of 50 houses, 200-300 flats 
over 4 floors, community uses and an extension of Torbay Park through the site.  



 
Harbour Area (Slides 42 – 52) 
Seen as a key site by the forum, the harbour area does provide a redevelopment opportunity for 
c2,400 sqm food/ drink 120-170 flats (3 floors above + corner tower).  
 
Any development could help contribute to public realm improvements to the harbour such as 
putting in place a light movable bridge to make a circular route possible and promote pedestrian 
movement around the whole harbour. Tidying up the entrance alongside wayfinding improvements 
from the town centre would help to take full advantage of the areas charm. 
Sea front 
 
It was felt the community would want to see little change along the seafront, maintaining open 
access and the open space. However, improved signage, pedestrian crossings to take you into town 
and improvements to the facades of the Apollo Cinema could be prioritised. 



 
Western Growth Area (Slide 53) 
We worked with the forum to identify strategic growth areas. In order to meet the housing numbers 
laid out in the draft Local Plan it is clear that greenfield development will need to take place over the 
next 20 years. Whilst this is clearly an emotive issue, we feel that there is scope for a combination of: 

• Strategic growth around established neighbourhood centres 
• Maximising housing numbers in established growth areas such as White Rock 

Collaton St Mary (Slides 55 – 56) 
The community are fighting development plans for houses on the edge of Collaton St Mary, and we 
would endorse the opinion that these plans are piecemeal. We have outlined a growth strategy for 
the village which, if agreed  in the Neighbourhood Plan could ensure phased development over 20 
years to grow the village sustainably. The Neighbourhood Plan could also set out the village 
character that it wishes to see enhanced by any development. 
Constraints include sloping ground, flooding and drainage issues, traffic on the A385 and key views 
from surrounding countryside 
 
Growth Patterns (Slide 57) 
This slide shows in visual form possible strategies for growth of the village based on how places have 
grown traditionally and slowly over many years.  
 
Villages often develop around crossroads, where public facilities can be grouped to take advantage 
of the movement network. Development spreads out along the routes in. 
 
Collaton is quite elongated as a settlement but it does have an historic ‘centre’, which needs to be 
augmented and allowed to grow.  It also also has the makings of a centre to the west which could 
also develop out as a walkable neighbourhood in order to create walkable catchments along the 
A385. However, there was community concern about affecting traffic flows along the A385, which is 
a critical artery into Torbay from the west. This option was therefore identified  in order to think 
about extending the settlement  ‘ off line’ – preferably  to the south of the A385 as this would help 
to integrate the various pockets of existing development into a Neighbourhood Village Centre and 
minimise disruption to the A385, and  have the least visual impact from the surrounding landscape.  
One further option which was discussed was that of ribbon development and growth along the 
entire A385. This was not identified as a preferred- option as it would be seen to have the most 
impact on the traffic on the A385 and would not integrate the various existing components. 

Collaton St Mary continued… (slides 58-61) 
We have therefore proposed growth to the south of the A385 as this was the preference of those 
attending the public session and the workshop. A phased approach over a number of years would 
promote pedestrian connections away from the main road and provide an opportunity to create a 



 
village green on Stoke Road at the heart of the community. Land adjacent to the school could 
provide room for future expansion and the possibility for community housing along Blagdon Road. 
We have calculated potential housing numbers on a range of densities. The Neighbourhood Plan 
must emphasise the need for a range of densities across individual sites mirroring traditional 
villages. This could mean terraces closer to the centres and detached and semi –detached villas 
towards the rural edge. 
 
We feel that our suggested approach could provide between 400 and 670 houses in Collaton St Mary 
whilst protecting the village character, securing much needed facilities and improving access to the 
countryside. 
 
Clennon Valley (Slides 62 – 64) 
Sites were both identified in the SHLAA process and at the workshop. We would reiterate that if the 
community wish to limit greenfield housing development on the edge of Paignton, bold decisions 
will need to be taken about re-developing brownfield land in the Clennon Valley. These could 
provide leisure as well as residential opportunities. 
Our initial assessment suggests it would be possible to build up to c490 houses whilst maintaining a 
significant amount of open space. c350 – 400 flats could also be built on the seafront on prime sites 
currently taken up by car parks. 



 
 
Housing Sites Summary (Slides 65, 66) 
Red sites indicate the 5 year land supply sites, Orange indicates additional sites included in our study. 
Existing 0-5y supply – Approx 1600 
Town Centre <660 
+ <350 Queen’s Park 
+ <170 Harbour 
Western Area - 402-673 dwellings 
Clennon Valley < 490 houses 
+ < 400 flats 
Total 
<4,300 
 
 



 
 
Key Messages 
 
Be Bold – It is clear that to reach the housing numbers set out by the draft Local Plan that tough 
decisions need to be taken about housing growth sites. But more importantly, the future 
regeneration of the town centres will require bold decisions to be taken on increasing densities in 
town centre locations. Major development sites could have a catalytic effect but they will require 
designation within the NP’s and commitment from the council, private landowners and the TDA to 
deliver. 
 
Review the SHLAA – We understand that this process is proposed by the council and would agree 
that key sites that formed part of the initial assessment should be reviewed alongside new sites put 
forward by the Forum (this is especially important on some of the key town centre sites). 
 
Consistency – We have suggested similar structures for all 3 Neighbourhood Plan’s in our workshop 
reports from June 2012. These were based on emerging examples elsewhere in the country and on 
our own experience. Whilst these may not be perfect, we would reiterate the importance of 
continuity across the 3 fora. 
 
Keep it simple – A huge amount of effort has gone into preparatory work. Whilst this work does 
provide excellent background and evidence, work needs to be carried out to bring this work in line 
with an agreed plan structure. Plans should set out a vision, with clear objectives and a series of 
policies and sites that will deliver those objectives. The Local Plan should not be repeated although it 
is obviously fine to expand on Local Plan policies in the local context. 
 
Compliance – The plans should be in line with the emerging Local Plan otherwise they will not be 
found sound by either the Local Authority or an inspector and all the effort of the last 18 months will 
be wasted. This includes working with the proposed housing numbers. If the forum wish to challenge 
these numbers that must be done through the Local Plan process. However, it must be recognised 
that the draft Local Plan is at an early stage of preparation that carries limited weight at this point, 
and may change as it evolves. 
 
 


