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LRF Project Templates: 
 

Torbay: Land Release Fund sites 

Context 

Torbay has a strong ‘Unique Selling Point’ or USP. It is the English Riviera, with a world class tourism offer. It has glamour, high profile 
businesses, a fantastic marine setting and internationally important environmental assets. It also has lots of potential, with an increasingly 
skilled workforce; increasing numbers of small and micro businesses; a large catchment population; increasingly good connections to national 
and international markets; space and opportunity for development; and town centres that are ready for regeneration. Innovation and creativity 
are needed to respond to this potential.  
 
Torbay comprises three towns: Torquay, Paignton, and Brixham. It has 22 miles of coastline and 48% of its land area is countryside or has an 
important landscape designation. It is one of the country’s top 10 visitor destinations, welcoming 4.5m visitors every year.  
 
Torbay has significant budget pressures, as a small unitary authority area (24 sq miles), with a population of 133,500 (which is projected to 
grow by 10% over the next 20 years) and responsibilities for adult and children’s services for example. This drives the need for budget savings, 
income generation, efficient working with partners and productive use of a limited land supply.  
 
Torbay has embarked on ambitious growth and regeneration plans. All the building blocks, such as up to date plans and strategies, are in place 
for growth and regeneration - including the delivery of 9000 homes and up to 5000 jobs before 2030. Now is a great time to invest in Torbay. 

 
The Council is moving with pace and at scale to deliver:  

 Regeneration of its three town centres, with the Council using its own land and finance to lead that delivery. This will provide great 
opportunities for investment, bringing forward more than 500 new homes, almost 9,000 sq mts of commercial space. We want to see 
new hotels, a refreshed retail and leisure offer and more diversity in our town centres.  

 Major infrastructure improvements, including road, rail and sea defences;  

 Major urban extensions which, coupled with town centre regeneration sites, provide space for housing growth.  

 

Town Centre Regeneration is one of the Council’s most important transformation projects.  It has two key objectives: 

- To deliver and enable significant and successful regeneration of Torbay’s town centres, as a key part of Torbay’s overall growth and 
place making agenda 
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- To generate income to support the Council’s budget in order to deliver local services. 
 

On April 6 2017 the Council agreed a Transformation Strategy for Torbay’s Town Centres, as an appendix to the 2013 ~ 2018 Economic 

Strategy, which included the principles for delivery of that strategy.  The Strategy sets out an overarching approach to transformation of 

Torquay, Paignton and Brixham town centres over the next 10 years – with a very clear focus on place making. The Strategy includes eight 

Phase 1 projects, including Brixham Town Centre car park.  The Council agreed to direct deliver development on its own sites, whenever 

possible, to add pace and certainty to delivery of the town centres regeneration programme as a whole.  This approach, to delivery of Phase 1 

projects, was agreed in order to add clarity and confidence for investors and developers – vital ingredients for the successful delivery of even 

more transformational activity in Phase 2 of the programme. 

In order to deliver Phase 1 of the Transformation Strategy the Council has used, and continues to use, its prudential borrowing ability.  To date 

£39.2m of borrowing has been utilised to deliver six key town centre regeneration projects.  It is estimated that a further £80m will be required 

to deliver an overall Phase 1 programme totalling £130m in Gross Development Value.  Consequently, the Council is committed to significant 

financial support for town centre regeneration, as part of its overall growth strategy.  This bid focuses on town centre regeneration projects and 

asks for Land Releasing Funding of £3,125,000 towards town centre regeneration projects – less than 2.5% of Torbay Council’s estimated total 

commitment and 8% of the Council’s commitment to date.  The total development cost for these sites is £40.7m.  Consequently, the Land 

Release Fund requested is less than 8% of total development costs and will deliver, at pace, around 336 homes. 

This bid also asks for a further £3,076,000 to support the delivery of a significant number housing units on Council owned greenfield sites, 

which have been allocated (in the Local Plan  - adopted in December 2015) and masterplanned. The total development cost for these sites is 

£64.5m.  Consequently, the Land Release Fund requested is less than 5% of total development costs and will deliver, at pace, around 350 

homes. 

The ‘ask’ is linked to the award, to the Council, of £179,000 in January 2017 under the HCA’s Capacity Funding, to enable accelerated delivery 

of housing.  That funding has provided capacity for the Council and TDA to accelerate delivery of new homes in town centres, on stalled 

brownfield sites and urban extensions (x2).  The funding has supported the recruitment of project managers for town centre regeneration and 

the appointment of consultants (Jones Lang Lasalle, working with Landscape Design Associates and Peter Brett Associates) to help accelerate 

delivery. 

Additionality and displacement: Housing need, demand and capacity in the market 

The Council believes that, for the reasons set out below, it has taken an overly- cautious approach to additionality and displacement.  The 

Council is firmly of the view that use of Land Release Funding to bring forward sites will provide confidence and improve market conditions.  

This view is supported by developers and investors.  It is also of the view, supported by evidence, that there is strong and unmet demand for 
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new homes. Consequently the Council feels that additionality could be 100% and displacement could be 0% for the sites included in this bid. 

Instead we have used an additionality figure of 75% for brownfield sites and 50% for greenfield sites. 

Housing market area:  

Torbay has, historically, had a fairly tightly defined housing market area – which includes the southern part of Teignbridge. However, that 

housing market area is expanding with the completion of the South Devon Highway and improvements in rail services. This has reduced 

journey times and increased interest in Torbay as a place to live and has increased residential sales values, for high quality development in 

good locations. This is particularly the case for sites on key transport routes, such as the Western Corridor (A3022) which connects the South 

Devon Highway with parts of Torquay, Paignton and Brixham.  Torbay Council is aware of properties being sold off plan (e.g. Primrose Hill, 

Edginswell, Torquay – close to the South Devon Highway – by Cavanna Homes), which demonstrates the strong demand for homes in these 

good, accessible locations. For these reasons, the delivery of new homes as a result of Land Release Funding, will not cause any 

displacement. 

Housing demand: 

There is demand for 11,500 homes in Torbay to 2030.  The sites Torbay Council is putting forward for Land Release Funding will provide 

around 686 homes, less than 6% of demand for homes in Torbay.  So delivery of 686 homes over the next 2 – 4 years will not stifle demand on 

other sites.  For this reason we do not believe there will be any displacement as a result of bringing forward these sites, with Land Release 

Funding. 

Housing need:  

As an indication of housing need, the Council has 1415 households on its housing waiting list.  The majority of these (1155) are one or two 

person households.  However, around 20% (211 households) of demand is from households that need three or four bedroom properties. 

Torbay’s lowest quartile affordability ratio (house price to earnings ratio - a higher ratio means less affordable housing) is about 7.5 (South 

West 8.2, England 6.5). About 8% of the housing stock is affordable housing, compared to 18% nationally. 

Housing supply: 

Housing supply has fallen by about 30% since the economic downturn in 2008, reflecting decreased spending power. The Local Plan makes 

provision for 9,000 homes, as environmental constraints did not allow allocation of more homes in Torbay.  But demand for new homes remains 

at 11,500.  Consequently there will be demand for all new homes delivered in Torbay.  The delivery of homes on sites assisted by Land 
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Release Funding will not cause displacement. The delivery of homes on sites in this bid, assisted by Land Release Funding, will help satisfy 

housing need.  The developments proposed in town centres focus on provision of one and two bedroom homes, to help meet otherwise unmet 

housing need in Torbay. 

Housing delivery rates:  

Despite the availability of a significant amount of land with planning permission (providing around 2200 homes), general market conditions in 

Torbay have resulted in a slower rate of housing completions than is required to meet housing demand.  Cumulative provision on large sites 

has dropped from around 70 units per annum to around 25 units per annum. The long term average of new homes provision in Torbay is 450 

per annum. Housing completions since 2015 have been 408 completions in 2015/16 and 326 in 2016/17.  Very little of this delivery has been in 

town centres. Projected housing completions for the next five years are 390 (17/18), 636 (18/19), 684 (19/20), 696 (20/21) and 555 (21/22).  

These show: 

a) The scale of ambition in Torbay; 

b) The need for accelerated delivery over the next 5 years, in part to counteract under-delivery over the last few years; 

c) High housing demand in Torbay; and 

d) Land availability in Torbay, given the above figures are based on expected completions on deliverable sites. 

 

Five year housing land supply: 

The Council’s 5 year housing land supply is predicated on bringing forward development on Local Plan sites that are either allocated or 

identified for development, in urban extensions and in town centres.  The sites included in this bid are allocated or identified.  There was no 

objection, from housebuilders, to the allocation and identification of these sites in the Local Plan – which was adopted in December 2015.  

Consequently, the sites put forward for Land Release Funding are not ‘surprises’ to the development industry, indeed they are expected by the 

housing industry. 

Market confidence: 

There is low market confidence, amongst developers and investors, in Torbay.  Consequently there is under-delivery by the market.  The 

Council is using its land, prudential borrowing ability and the planning process, to bring forward a range of sites, projects and developments as 

part of a town centres regeneration programme in Torbay.  Five of the seven sites put forward for Land Release Funding are included in that 

programme, for delivery of the next 3 years.  The Council’s town centre regeneration programme has been informed by soft market testing and 
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market opinion.  Developers and investors have advised that the Council should do more to bring forward development. The Council is doing 

exactly that.  As such, the Council’s delivery activities will stimulate the market, encourage investment and development, increase residential 

sales values and help accelerate house building 

 
 
 
 
 
 
 
 
 
 

Project Name: Victoria Square, Paignton 

OPE Partnership: Devon and Torbay 

Lead Local Authority: Torbay Council 

Lead contact: Pat Steward 
Town Centre Regeneration Programme Director 
Tel  01803 208918 
pat.steward@tedcltd.com 
 
 

Senior Responsible Officer: As above tbc 

Project summary: Mixed use redevelopment, including new format Lidl store, new town square, small unit shops and up to 100 
residential units.   

 
 

tel:01803%20208811
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Amount of LRF requested: 2017/18 (£m) 2018/19 (£m) 2019/20 Total (£m) 

 0.45m 0.45m 0.9 

    

Please provide justification 
for the amount of funds 
requested. 

The following enabling works package is required on the site to unlock the housing element – 
 
IT / Comms equipment relocation (incl professional fees):  
Demolition:   
Flood risk mitigation:  
Total: £900,000 
All costs include professional fees  
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Have you applied for other 
government funding? 

No 
 

How does this support 
Government’s housing 
agenda? 

See strategic context section on Torbay above. The project is part of Part of Phase 1 Town Centres 
Regeneration Programme Delivery of this project, alongside other projects, is critical to ‘thriving town’. 
Significant Council investment of land, time and money (£39.2m to date; up to £130m in total) 
 
Links to other OPE projects – the project comprises part of the Council’s Civic Hub regeneration programme 
along with the Health Hub/Library OPE project and the regeneration of Paignton Station 

What is the planning status 
of the project? 

In adopted Masterplan Dec 2015 
In adopted Local Plan Dec 2015 
In emerging Neighbourhood Plan 
 

Names of other relevant 
development partner 
bodies: 

Council, Lidl, joint venture development partner 
 

 
 
Gateway Criteria 

Is the land in local authority 
ownership? 

Yes   

Will land be released by 2020 or 
earlier? 

Yes See delivery programme below 

Is there match funding for the project? No  
 

 
 

Are the works for which funding is 
sought deliverable, and within a 
timeframe that will enable land to be 
release by 2020? 

Yes Delivery programme – 
 
JLL viability / marketing – Dec 2017 
Council decision Jan 2018 
Development Partner / JV in place by March 2018; with Council part funding project 
Site surveys etc (Summer 2018) 
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Planning application – Oct 2018 
Planning Decision – Jan 2019 
Start on site – July 2019 
 

 
 
Economic appraisal information (60%) 
Please also complete the attached excel sheet ready reckoner and include in your application. 
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Innovation (40%) 

Description of innovative delivery 

Joint venture between Torbay Council and  
 

Modular construction of higher density units to accelerate construction. 
 

Revenue from project to support a) delivery of other town centre regeneration projects, including public realm and b) refurbishment of 
remaining multi-storey car park. 
 

 

 
Risk assessment 

Key risks Mitigation 

Commercial and residential developments are not able to progress at 
same speed for integrated construction 

Council will assume lead role in enabling the whole site using LRF 
funds to unlock development and incentivise the joint venture 
partner(s) 

Legal issues, including covenants, may take more time to resolve than 
planned 

Council will continue to work with partners to deal quickly with legal 
issues and covenants, ensuring there are cost effective and efficient 
means to deliver alternative arrangements. 
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Project Name: Preston Down Rd, Paignton 

OPE Partnership: Devon and Torbay 

Lead Local Authority: Torbay Council 

Lead contact: Pat Steward 
Town Centre Regeneration Programme Director 
Tel  01803 208918 
pat.steward@tedcltd.com 
 

Senior Responsible Officer: As above tbc 

Project summary: LRF enabling works. Design and infrastructure delivery work to accelerate delivery of residential development, 
with a combined total across the two sites of 150 units.  The Council will act as masterbuilder, delivering 
necessary up-front infrastructure improvements and then securing phased development through development 
partnerships.  Contracts for delivery, via those development partnerships, would be in place by April 2020. 

tel:01803%20208811
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Amount of LRF requested: 2017/18 (£m) 2018/19 (£m) 2019/20 (£m) Total (£m) 

x  1.1m 1.1m 

    

Please provide justification 
for the amount of funds 
requested. 

Site access (x2): £  
Off-site highways / drainage work:   
Total: £1,100,000 
All costs include professional fees 
This is to help deliver upfront infrastructure improvements, which need to be delivered very early in the 
development process but the cost of which is putting a barrier in the way of development. 
 

Have you applied for other 
government funding? 

No 
 

How does this support 
Government’s housing 
agenda? 

See Torbay strategic context above. Delivery of this greenfield project, alongside other projects, is critical to 
‘thriving town’. 
Significant Council investment of land, time and money (£39.2m to date; up to £130m in total) 
 

What is the planning status 
of the project? 

Allocated site in Local Plan. 
 

Names of other relevant 
development partner 
bodies: 

Torbay Council as master developer 
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Gateway Criteria 

Is the land in local authority 
ownership? 

Yes   

Will land be released by 2020 or 
earlier? 

Yes  

Is funding available from an alternative 
source? 

Yes Match funding from the Council for on and off site infrastructure works, to enable 
accelerated delivery of new homes alongside the LRF investment 

Are the works for which funding is 
sought deliverable, and within a 
timeframe that will enable land to be 
release by 2020? 

Yes Site surveys (Summer 2018) 
Design and community engagement (Autumn 2018) 
Planning application – Jan 2019 
Planning Decision – April 2019 
Start off site works – Autumn 2019 
Start on site works – Jan 2020 
 In the unlikely event that LRF funded works are not complete by March 2020, but there 
is an evident commitment to completing them, then the Council will use a Grampian 
condition that allows the development to proceed (but houses not occupied) before 
completion of enabling works 
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 Innovation (40%)  

Description of innovative delivery 

 The Council will consider financial support for construction of development and may pre-purchase residential units, using its newly 
established housing company; 

 The Council is working with the occupier (tenant) of the site to ensure the development can move forward at pace. 

 The Council will encourage the use of modern methods of construction. 

 The Council is prepared to act as masterbuilder, completing necessary upfront infrastructure to ensure the site is attractive to 
investors / operators and capable of quick delivery. 

 
 
 

 
Risk assessment  
  

Key Risks Mitigation 

Delay in securing back-to back arrangement with adjoining 
landowners 

LRF investment used as incentive to landowners to sign up 
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Council can phase housing development and recover contributions in 
later phases 
 

Lack of comprehensive development proposal, across masterplan 
area, will lead to complications in planning terms. 

Council is supporting a comprehensive, partnership approach. 

Lack of understanding, across partnership, of off-site costs and on site 
infrastructure requirements. 

Council has appointed consultants to produce an Infrastructure 
Delivery Plan, including standard S106 requirements, to ensure clarity 
and consistency. 

 
 
 
 
 

Project Name: Collaton St Mary urban extension, Paignton 

OPE Partnership: Devon and Torbay 

Lead Local Authority: Torbay Council 

Lead contact: Pat Steward 
Town Centre Regeneration Programme Director 
Tel  01803 208918 
pat.steward@tedcltd.com 
 

Senior Responsible Officer: As above tbc 

tel:01803%20208811
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Project summary: Design and infrastructure delivery 
work to accelerate delivery of residential 

development (350 units); main 
access to the urban extension is 
required at the eastern and western 

end of the site; off site sewer and 
drainage upgrades.  The Council’s 

land ownership can accommodate around 
200 of the planned 350 homes.  The 

Council will act as masterbuilder, 
delivering necessary up-front 
infrastructure improvements and then 
securing phased development 
through development partnerships.  
Contracts for delivery, via those 
development partnerships, would be 

in place by April 2020. 
 

Amount of LRF requested: 2017/18 (£m) 2018/19 (£m) 2019/20 (£m) Total (£m) 

x  1.976 1.976 

    

Please provide justification 
for the amount of funds 
requested. 

LRF enabling works: 
New 350m sewer:  
Flood risk mitigation / drainage upgrade:  
Access delivery (x2):  
Total: £1,976,000 
All costs include professional fees 
This is to help deliver upfront infrastructure improvements, which need to be delivered very early in the 
development process but the cost of which is putting a barrier in the way of development. 
 

Have you applied for other 
government funding? 

No 
 

How does this support 
Government’s housing 
agenda? 

See Torbay strategic context above. Delivery of this greenfield project, alongside other projects, is critical to 
‘thriving town’. 
Significant Council investment of land, time and money (£39.2m to date; up to £130m in total) 
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What is the planning status 
of the project? 

Allocated site in Local Plan. 
Adopted masterplan 
 

 
Names of other relevant 
development partner 
bodies: 

Torbay Council 
 

 
 
  Gateway Criteria 

Is the land in local authority 
ownership? 

Yes   

Will land be released by 2020 or 
earlier? 

Yes  

Is match funding available ? Yes Funding from the Council for on and off site infrastructure works, to enable accelerated 
delivery of new homes. 
 
£140,000 funding from Environment Agency for flood risk mitigation (towards total cost 
of £421,000)  
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Back to back agreement with adjoining private landowners to contribute share of the 
site infrastructure costs who have the balance of 150 homes 

Are the works for which funding is 
sought deliverable, and within a 
timeframe that will enable land to be 
release by 2020? 

Yes Site surveys (Summer 2018) 
Back to Back agreement with adjoining landowners 
Access Planning applications – Autumn 2019 
Planning Decision – March 2019 
Tender for works – March 2019 – June 2019 
Start off site drainage / flood risk works – Autumn 2019 
Start on site access works – Jan 2020  
In the unlikely event that LRF funded works are not complete by March 2020, but there 
is an evident commitment to completing them, then the Council will use a Grampian 
condition that allows the development to proceed (but houses not occupied) before 
completion of enabling works 
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Innovation (40%)  

Description of innovative delivery 

 
 

 The Council will consider financial support for construction of development and may pre-purchase residential units,  
 

 The Council is working with the occupier (tenant) of the site to ensure the development can move forward at pace. 

 The Council will encourage the use of modern methods of construction 

 Council taking master developer role to ensure enabling works and infrastructure for the whole 350 housing scheme is completed and 
then recoup contributions from adjoin landowners/developers 
 

 
 
 
 

 
Risk assessment  

Key Risks Mitigation 

Delay in securing back-to back arrangement with adjoining 
landowners 

LRF investment used as incentive to landowners to sign up 
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Council can phase housing development and recover contributions in 
later phases 
 

Lack of comprehensive development proposal, across masterplan 
area, will lead to complications in planning terms. 

Council is supporting a comprehensive, partnership approach. 

Lack of understanding, across partnership, of off-site costs and on site 
infrastructure requirements. 

Council has appointed consultants to produce an Infrastructure 
Delivery Plan, including standard S106 requirements, to ensure clarity 
and consistency. 

 




