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TORQUAY HARBOUR
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The Prince’s Foundation held a series of workshops in 
December 2012 to support the Torquay Neighbourhood 
Forum to prepare a Neighbourhood Plan.
We were able to build on the good work carried out by the forum to-date, 
exploring opportunities for change in both the town centre and the ‘gateway’ 
areas around Edginswell.

1.1 thE PrInCE’S FoundatIon 

We are the Prince’s Foundation for Building 
Community. Our goal is a future where all of us 
can take part in making our communities more 

sustainable. 

We are working with everyone from local residents’  
groups to governments to make it happen.

This event was made possible through a grant 
provided by the Department for Communities 
and Local Government - the project is part of the 
‘Communities and Neighbourhoods in Planning’ 
programme.

1.2 workShoP SCoPE

Based on the Neighbourhood Forum’s work to date, 
we were asked to look at three key issues:

The Town Centre – The key sites already identified, 
what they could deliver and their impact on the 
regeneration of the town centre

Options for housing growth – in particular within 
the identified ‘gateway’ area around Edginswell

Movement and connectivity within the town and 
how improvements could be made to the existing 
network

This work was done within the context of the Draft 
Local Plan and the emerging Neighbourhood Plan.

SECtIon 1 IntroduCtIon

1.3 workShoP ProCESS

The workshop included a public session in the town 
centre (approximately 120 attendees). We were 
shown sites both around the town centre and the 
‘gateway’ area with the assistance of forum members 
followed by team reviews of sites and options. 

Evening sessions were held with the forum on both 
the town centre and ‘gateway’ areas, reviewing both 
the Forum’s work to date and our thoughts and 
suggestions for how the Neighbourhood Plan should 
address these areas.

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 in Torquay in 2012.
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SECtIon 2  kEy MESSaGES 

Based on the work carried out during the week and a 
review of the work done across Torbay, we would like to 
suggest the following key themes to the Forum as they 
prepare their Neighbourhood Plan. 
2.1 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 housing densities in town centre 
locations. Major development sites could have a 
catalytic effect but they will require designation 
within the Neighbourhood Plan’s and commitment 
from the council, private landowners and the TDA 
to deliver.

2.2 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)

2.3 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 
Torbay.

2.4 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.

2.5 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. 

2.6 thInk StratEGICally

The consultation document outlines a series of sites 
and proposals for those sites. However, they should 
be part of an overall strategy. We have suggested 
a strategic view for both the town centre and the 
‘gateway’. These should be supported by the vision, 
policies and projects set out in the Neighbourhood 
Plan.
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THE PRINCESS THEATRE AND TORQUAY MARINA
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We have suggested similar structures across all three 
Neighbourhood Plan areas in Torbay. 
The Forum should review this structure alongside other emerging plans to 
decide on their own preferred approach.
1 IntroduCtIon 

This section should include a definition of the Plan, 
a map of the neighbourhood area, the time period 
for the plan how it is structured, who has led on its 
preparation, what areas are included, how it will be 
used and who should use it.

2 vISIonS and oBjECtIvES For torquay

A statement that describes the future aspirations 
of the community as a whole i.e. future sustainable 
growth, employment opportunities, community 
facilities and amenities, retaining character and 
local identity, protecting the environment etc. 

The objectives could be linked to SEA work and 
should be grouped under headings and include: 
Housing, traffic and movement, retail, public spaces 
and community assets, design/ conservation.

3 PolICIES, SItES and ProjECtS

It is the statutory land use policies which will be 
subject to formal examination because they will 
become part of the council’s local plan for the area 

and on which planning applications will be decided. 

This part of the plan can be used to ensure 
improvements to the local area are properly linked 
to development that comes forward.

Policies should seek to reinforce the the ‘core areas’ 
which will include the town centre and the ‘gateway’ 
area at Edginswell. For example, policies could set 
out the need to promote residential development 
in the core areas, promote higher densities around 
existing neighbourhood centres and/ or promote 
brownfield over greenfield.

4 ProPoSalS MaPS to Show whErE 
PolICIES wIll aPPly

Key plan of Torquay, showing boundaries of core 
areas

Separate strategic plans for the core areas

Potential transport projects/interventions

5 CoMMunIty PartnErShIP arEaS

Specific policies, sites and projects

SECtIon 3 nEIGhBourhood Plan StruCturE   

6 dElIvEry

Who will be responsible for delivering the 
identified projects, how they may be funded and 
phasing of those projects.

7 CoMMunIty InvolvEMEnt StatEMEnt

The section must document who has been 
involved through the process, how and when. It 
must also document in what ways the community 
has been engaged (workshop, questionnaires, 
exhibitions etc.)

8 StatEMEnt oF CoMPlIanCE

A standard statement of how the Plan complies 
fully with the existing policies in place. The 
Forum should work with the LPA on this section 
including what evidence should be shown.

9 othEr EvIdEnCE

Such as a Strategic Environmental Assessment, 
council data and local studies. This will depend 
on the level of detail and types of policies and 
proposals in the final plan. 
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The Neighbourhood Plan should support coherent 
movement and access to the Town Centre and sea front 
and a catalytic town centre project that is able to deliver 
significant impact.

4.1 torquay vISIon 

We suggest that the vision for Torquay over the plan 
period should focus on improving access to the 
town centre and seafront and movement through 
it and promoting a catalytic town centre site for re-
development.

The consultation exercise being carried out will be 
important in forming the vision, reflecting the views 
of residents and businesses.

Their should be a focus on promoting residential 
growth across the town, with the priorities of:

1. Increasing residential density in the town centre

2. Promoting brownfield development first

3. Providing sites for structured growth in the 
gateway area.

 

SECtIon 4 town wIdE StratEGy

Consultation work carried out by 
the Forum will form the basis of the 

Neighbourhood Plan
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SECtIon 5  town CEntrE StratEGy 

The Neighbourhood Plan should focus on the need to 
improve access to the town centre and seafront, promote 
residential growth and offer opportunities for town 
centre re-development that will attract investment
5.1 StratEGy

Our analysis of the town centre suggests that the 
sites put forward through the Neighbourhood Plan 
need to be part of an overriding strategy.

At present the complicated one-way system is 
unclear  to drivers coming into town but relatively 
straightforward to get out.

The town centre has distinct character areas and 
these need to be carefully managed through new 
development and improvements to lead people 
from one area to another. This provides great 
opportunities on key sites for landmark buildings 
that could attract significant investment.

The sites identified offer opportunities for major 
development in the town centre, but will probably 
not have a catalytic effect on its future. We have 
therefore commented on these sites plus suggested 
other opportunities.
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5.2 tranSPort and MovEMEnt 

Arriving is important for legibility, if you think about 
a department store or a supermarket, it is easy to 
find your way in, but more difficult to get out.

We think there should be a clear gateway at Torre 
Station - clearly signposted to both the Town Centre 
and the Seafront with improved signage, and public 
realm.

Further improvements should include:

- a new coach access route down to the waterfront 
and across to the harbour car parks

- new coach access to interchange with the train 
station

- improvements to the town centre access, straight 
through town and leading to town centre car parks

- town centre and harbour car park clusters that are 
clearly signed and easy to find

Further projects identified around the town include 
incidentals such as:

- public realm focusing first on the lower end of Fleet 
Street

- an improved wayfinding strategy

- Town Centre park improvements from CIL or 
section 106

Torre Station

Transport 
hub with new 
coach drop-
off
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5.3 CatalytIC town CEntrE dEvEloPMEnt

The high street passes through a series of key 
junctions, with each section having a distinct 
character and feel. Without a clear reason for visitors 
to cross from one section to the next, few people will 
use the entire stretch of high street.

The key sites identified in the consultation 
document provide great opportunities, but we 
would suggest also identifying key sites on the 
junction points as re-development opportunities for 
maximum impact.

Pimlico and the Hoggs Head building provides the 
most interesting opportunity, in the centre of the 
high street, to have a catalytic effect on the whole of 
the town centre.

If developed comprehensively, the sites around 
Pimlico could offer:

- a mix of uses

- residential units

- medium to large floor plates for retail, prorviding a 
major opportunity for an anchor store

- a landmark building at the top of Fleet Street to 
draw people up from the harbour

- improvements to 2 key junctions in the high street

- the ability to go to higher densities without 
blocking views from the houses behind

Major Development 
Opportunity on  
Pimlico

Forum Identified Sites

Key High Street Junctions
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5.4 addItIonal SItES

We also looked at additional sites within the town 
centre, including those identified by the Forum 
and would offer the following suggestions for site 
principles and key projects:

Key sites:

The coach station should be moved to drop people 
off alongside the seafront near the train station. 
This site has significant capcity for residential 
development with community facilities. Any section 
106 money could be used on improvements to Upton 
Park  

The town hall Car Park scheme has the potential to 
deliver a mixed-use development with retail store

The Temperance Street site could be used for a mix 
of cinema and residential, this would be difficult 
to deliver without punching through onto the high 
street. We do think however that the Pimlico site 
would be more suitable for a major retail anchor 
store.

Cary Parade and Victoria Terrace  provide good 
opportunities for residential and hotel accomodation 
with the opportunity to develop taller buildings. 
However, the veiws of properties to the rear should 
be taken into account.

The Princess Theatre and adjacent cafe provide an 
interesting opportunity for a design competition that  
could seek solutions to extending the theatre and 
providing visitor facilities whilst not impacting on 
key views or the listed gardens.

The Torquay Pavilion re-development should be 
used as an opportunity to improve the pedestrian 
experience around the harbourside, with the 
potential to remove the footbridge and allow people 
to cross at grade into the high street.

Consultation work carried out by the 
Forum with site based development 

suggestions
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SECtIon 6  GatEway StratEGy 

The Neighbourhood Plan should focus on the need to 
provide structured housing growth on key sites around 
existing neighbourhood centres.
6.1 StratEGy

Our analysis looked at existing development in the 
gateway area which can be broadly split into two 
categories:

1. Residential neighbourhoods with existing centres 
at Shiphay and Hele

2. The Willows retail area - a large district centre 
with mixed land ownership, topography and 
contamination constraints which has given us 
fragmented residential and industrial estates

The layout of the gateway area looks similar to a 
styalised diagram of suburban sprawl vs traditional 
development. The point being that sprawl 
encourages car use by separating homes from 
community facilities.

The challenge for the Neighbourhood Plan is to 
identify sites and provide design principles that 
promote growth, but in a structured way, allowing 
new developments pedestrian access to shops and 
important facilities, more in line with a traditional 
neighbourhood.

Well Connected Traditional Neighbourhood

Surburban Sprawl
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The Willows

Shiphay

Well connected streets with a mix of community facilities, 
shops, open spaces and businesses make it easier for 
people to get about without the need for a car. This 
is how we built our villages, towns and cities but we 
seem to have forgotten how to do it in recent years.

By planning new housing in a sustainable way, with a mix 
of uses and well connected streets, we help to cut down 
car journeys, saving the environment and money. 

The plan on this page shows the differences in the 
approach to planning in the Torquay gateway. A well 
integrated community has a balanced relationship 
between building mass and open space that gives it a 
sense of compactness, spatial definition, and human 
scale. In the ‘gateway’ area of Torquay you can see which 
areas are nice to walk around, and those which are not 
designed for pedestrians (theysit alongside the A3022).

New development should create beautiful places, 
where people can walk to a school, a shop and their 
doctor. By putting in place an overarching masterplan 
for the whole area and defining principles for new 
development, you can build beautifully and sustainably.



16   PRINCE’S FOUNDATION  project report 

SECtIon 6  GatEway ContInuEd 

6.2 dESIGn PrInCIPlES

The overarching principle of development in the 
gateway should be to support and strengthen 
existing Neighbourhood Centres at Shiphay and 
Hele, focus housing development around the 
emerging district centre at the Willows and where 
possible create new small local centres as part of new 
developments.

We are supportive of the sites identified by the 
forum for development. However, we would suggest 
that the Neighbourhood Plan should identify these 
sites, but also put in place principles of good design 
and call for the development of a comprehensive 
masterplan for the area before further sites are 
brought forward.

Site principles should include:

- allowing pedestrian, cycle and vehicular 
connections to adjoining sites

- context driven design to housing density and 
typology (e.g. terraces and town houses around 
neighbourhood centres, with detached homes on the 
urban edge)

- options for a mix of uses including employment 
and community facilities, open space and retail at 
key junctions

- mixed building footprints in district and 
neighbourhood centres enabling a range of shop 

and business sizes

- create opportunities for infill development around 
the Willows district centre

In addition for the need for an overarching 
masterplan, each site should be required to put 

forward a master plan showing how it fulfills these 
principles and how it sits within the gateway.

On the following page we have suggested how the 
largest of the identified sites could be planned to 
take account of these principles.
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SECtIon 6  GatEway ContInuEd 

6.3 land to thE wESt oF hIGhEr 
EdGInSwEll lanE

This large site has been put forward by both the 
SHLAA assessment and by the Neighbourhood 
Forum as an appropriate place for housing growth. 
Whilst we would agree that it provides one of the few 
major opportunities for new housing development, it 
should not be seen as a red line, in which to cram ‘x’ 
number of houses.

By looking at how it connects back to the existing 
development at Shiphay, and following the 
principles outlined on the previous page, a properly 
masterplanned site could provide c500 houses 
around two local centres.

The opportunity to provide a rail halt to the north 
should be explored with network rail. This could 
provide an important sustainble transport hub for 
new development, linking commuters with Torquay, 
Newton Abbott and Exeter.
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SECtIon 7 community partnership areas 

7.1 Plan SECtIonS

The community partnerships have identified local 
projects and opportunities in their areas. These are 
set out in the Consultation document (December 
2012).

These are well considered and should form the basis 
for section 5 of the Neighbourhood Plan. On the 
opposite page, we have produced an example of how 
these areas can be addressed in a simple and clear 
way. 

Each area should include the following:

A character statement outlining the strengths of 
the area e.g. high quality residential with a thriving 
neighbourhood centre

A vision statement outlining how the community 
would like to see the area improved (e.g. a revitalised 
shopping area, more open spaces, residential focus).

A clear split between policies, sites and projects.

Policies should not repeat those set out in the Local 
Plan and they may be very limited at this level.

Sites should complement the SHLAA work already 
carried out. Depending on size, it may be unfeasible 
to put sites in below a certain threshold. Text 
should include any important principles that the 
community wish to see for the site (e.g. a mix of uses, 
access points maintained or improved)

Projects should be place specific (e.g. improvements 
to this street or a specific open space etc.)

A plan that identifies the key development sites, 
green spaces to be protected and an indication of 
where key projects sit (e.g. reversal of a one-way 
system.
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SAMPLE PAGE: TORQUAY NEIGHBOURHOOD PLAN

TORRE & UPTON COMMUNITY PARTNERSHIP

ProjECtS

1. Reversal of the one-way system through Torre

Description of the area - character, key places

Vision Statement - to include a revitalised Torre shopping 
area, protected green spaces, encouraging brownfield 
development for mix of uses, good quality housing

PolICIES

1. Improve housing standards through restriction of conversion of 
properties to Houses of Multiple Occupancy

2. Protect all remaining green spaces

3. Encourage brown-field development

SItES

1. Development opportunity at Lymington Road coach park - to include a 
mix of residential, employment and community uses
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NExT STEP 
SUGGESTIONS 
FOR BRIxHAM

STEP 1 - KI PULLS 
EvERYTHING 
TOGETHER INTO ONE 
DOCUMENT, THIS 
SHOULD INCLUDE 
THE 3 THEMED 

SECtIon 8  nExt StEPS 

The work done to date by the Neighbourhood Forum 
will form an excellent basis for the development of 
the Neighbourhood Plan. We would recommend the 
following next steps
8.1 analySE ConSultatIon FEEdBaCk

The results of the consultation exercise need to be 
compiled and reviewed by the steering group. This 
will be an important indicator of public support 
for the the overall themes and strategies and may 
also provide valuable feedback on specific sites and 
objectives for community partnership areas.

8.2 ContrIButE to thE Shlaa rEvIEw

The SHLAA review must take account of any 
additional sites the Forum has identified.

8.3 rEvIEw thE Plan StruCturE

The Forum should consider both the structure 
suggested by The Foundatioin, but also those used 
in emerging Neighbourhood Plans.

8.4 PolICy rEvIEw

The Forum should review their emerging policy 
themes against those already present in the Draft 
Local Plan and the Natioinal Planning Policy 

Framework. Identify policies that are not 
represented at higher levels and policies that you 
feel need more local detail.

8.5 authorS

Agree as a Forum who will write each section and 
who will produce which plans. We’ve been asked 
to support the Forum in this role and would 
suggest sitting down together with the council 
to agree tasks to be completed before March to 
develop a draft plan.

The Forum will need to work in partnership with 
the LPA to ensure

A) compliance with local plan and NPPF is met

B) sustainability appraisal requirements are met, 
specifically the benefits / impacts of lots of small 
sites versus a small number of large sites. 

C) options assessment requirements are met 
regarding any shortfall on provision of jobs and 
homes ie one big site or more small sites. 
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