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In July 2006 Executive Board considered a report outlining proposals emerging from TD Partnership’s
master planning exercise on behalf of Liatris Holdings Ltd, a major land owner within the Seaton
Regeneration Area. The report addressed the Council's requirements as a major landowner in the
Seaton regeneration. Members resolved to pursue negotiations, to clarify issues and to report back to
Executive Board when the Head of Economic Development and Property is satisfied that an
acceptable property deal is achievable. This report sets out the terms of the proposed property deal
and the matters that the Council may wish to address if the wider regeneration benefits of the
redevelopment are to be achieved. It is intended that the terms will form part of an agreement that the
Council will agree to enter into, if the Council as Planning Authority grants the scheme shown in the
Master Plan outline planning permission. If the scheme is refused planning permission the
agreement will not be entered into. The report covers specific proposals for delivery of the Seaton
Gateway Visitor Centre to secure regeneration through culture; clarity on the activities to be
contained in the centre; the expansion of Seaton Marshes; and proposals for strengthening the town
centre.
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a) Reasons for Recommendation

Seaton Regeneration Area must be addressed in a comprehensive manner. There are a
number of land ownerships and property interests within the study area. The principal land
owner has taken the planning brief and has interpreted it to produce a master plan which has
the backing of a national house builder and retailer. The consultant on behalf of the land owner
wishes to work with the Council to bring the development forward and to meet the aims of the
planning brief. In doing so the consultant recognises that key elements of the plan requires the
support of the Council, as land owner, to make things happen; including a pedestrian access
from The Underfleet and co-operation in moving the Seaton Tram Company to a position north
of a new square. The Council, as land owner, needs to establish its requirements from the
development and to this end this report sets out those issues which need to be addressed to
deliver the support of the Council and thus commitment to the proposed property deal and
clarity to officers in taking the development scheme forward.

b)  Alternative Options

The Council can decline to treat with the developer and force Liatris Holdings Ltd to go forward
either alone or with other land owners. This has the risk of frustrating the Council aspirations for
a comprehensive development of the entire area. However, if the Council is not satisfied with
the emerging proposals this is an option. The Council could also take the lead developer role
and promote its own scheme. There are considerable up front cost implications associated with
such an approach and at this stage there is no compelling case for the Council to pursue such
an approach. If the Council was to develop its land independently we would be subject to the



same criteria from the Environment Agency and therefore some of the reduced receipts
reflecting the need to significantly build up the levels of developed land both on the Council’s
land and the adjoining.

c) Risk Considerations
The Council must not compromise its position as local planning authority. To this end property
and planning negotiations are being progressed separately. The key risks relate to the
proposed Seaton GVC and relocation of the Tram Company,

d) Policy and Budgetary Considerations
The Seaton Regeneration Area is a key corporate priority identified in the Corporate Strategy.
The Seaton Gateway Visitor Centre is identified within the regeneration area. A significant
contribution to affordable housing would do much to dent the need for affordable housing in this
area of the District.
The costs implications of supporting the delivery of the Seaton GVC are dealt with in another
report on the Agenda. A Wessex Cycle route hub could have revenue implications that are not
included in any budget.
The cost implications of a town centre manager are not included in any budget, neither is there
any provision for the development of an extended Seaton wetland nature reserve.
Provision of employment land at Harepath Road would have capital costs, the exact amount
would depend on what level of contribution could be achieved as a consequence of the future
development of the adjacent land and potential support from other public sector funding, such
as the Rural Renaissance Programme.
The cost for the Market Destination Strategy is likely to be in the order of £35,000 of which the
Council's contribution is likely to be 50%.

e) Date for Review of Decision
N/A.
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Executive Board on the 19" July 2006 considered a report on the proposals emerging from TD
Partnership for the Seaton regeneration area and resolved to take negotiations forward with TD
Partnership and for a further report to be brought back to Executive Board on the proposed
draft heads of terms on the property deal. This report identifies progress to date on negotiations
on the property considerations and the Council’s role as land owner in facilitating the delivery of
wider regeneration benefits from the development of both Laitris Holdings Limited’s land holding
and the Council’s land holding

Property considerations

The Council's ownership and property interests at the eastern end of the Master plan area,
including Riverside Workshops and covenants on the former Racal building, are not included in
the proposed transaction with Laitris Holdings Limited (LHL), and a separate proposal with the
developer of the eastern end of the Master plan area will have to be negotiated when that area
comes forward. At that time the solution to the loss of employment land issue will also have to
be resolved.

The principle terms of a land transaction with LHL concerning the Council’s land at the western
end of the Master plan area have been provisionally formulated, and for simplicity can be
considered in three areas

a) The land to the north of the proposed town squar e, which is currently car parking.

The master plan proposals for this area include a built frontage and an area for replacement car
parking on the green space east of the car park, with the remainder of the car park remaining



as public car park. The developer will layout the car parking area on the green space land,
providing approx 80 spaces, and construct a new access into the car park from the Underfleet
(see b) below). The Council will market the frontage land for residential development. This area
will have to be raised and linked in level to the Square as part of the development costs.

b) The Town Square itself, which is currently the a  ccess to the Harbour Road car park,
TIC, and part tramway .

The square is to be transferred to the developer (or rights over the land granted) for the
construction of a town square, to an agreed specification, which will involve raising levels by
some 2 metres. The car parking lost will be made up elsewhere in the plan area, but as
mentioned above, the Harbour Road car park will also be extended to the east. The gross
value of the square will be agreed but from that will be deducted the cost of replacing the TIC,
or compensation for it, the cost of a new access into Harbour Road car park, and car park
extension, and a sum for relocating the Tramway on land the Council will make available north
of the square (the scheme and cost of which is still to be agreed). This will leave a receipt to
the Council which has still to be estimated, because of the uncertainties of the Tramway
relocation.

The relocation of the tramway north to allow the square to be developed has yet to be
discussed in detail. The Tramway has a ground lease of their terminus and the track from the
Council, which has less than 10 years to run. There have been initial meetings, and now
serious talks are needed to agree exactly what new facility the tramway wants, and where it is
to be located. The costs of relocation will be deducted from the value of the square, but there is
only so much money available to put to the new facility. The question of how the Tramway will
relate both in physical and in operational terms to the World Heritage Coast Visitor Centre also
has to be considered.

The square will be the element of the development on the western end of the site that will
unlock a capital receipt to the Council of development of the land to the north fronting the
Underfleet. Also it will form the catalyst for a receipt from land to the south detailed below.

c) The area south of the square which is currently the tramway station, youth club
building and toilets.

The area to the south of the square will be acquired by the developer from the Council at open
market value for a pre agreed development, shown on the Master Plan, including vehicular
access from the rear. If the value cannot be agreed, it will be arrived at by some form of market
testing, or by an independent valuer. The gross value will be reduced by an agreed amount to
reflect the cost of raising the land, and provision of infrastructure. The developer will be
required to contribute towards the cost of the reprovision of toilets, either elsewhere on the site,
or in the visitor centre. The purpose of suggesting a sale to the developer is that it will be much
easier for the square and this site to be developed at the same time.

Other considerations
The developer will be requested as part of the land deal to sell the area of Seaton marshes
controlled or owned by them, to the Council at open market value for agricultural land.

These terms are of necessity only principles at this stage, and should also be read in
conjunction with the principles that the Executive Board agreed in October 2005. These include
the possible use of Compulsory Purchase Powers to acquire interests in land owned by the
Council in order to achieve the comprehensive development of the site. Full detailed terms will
have to be formulated when more of the figures are known and fixed, and in particular, the
details of the relocation of the Tramway agreed.

It is intended that these principles will be incorporated in an agreement that the Council will
agree to enter into, if the Council as Planning Authority grants the scheme shown in the Master
Plan outline planning consent. If the scheme is refused planning permission the agreement will
not be entered into.



Feedback from the consultation exercise carried ou t by TD Partnership
Since members considered the initial report on the Seaton regeneration area in July there has
been press coverage that had drawn attention to a humber of areas of concern raised by local
residents and business with the early master plan tabled by TD Partnership.

Many of the issues that have been fed back to TDP from their consultation exercise relate to the
closure of the holiday village; the loss of the facilities within the camp; the loss of employment;
impact on the town centre; absence of commitment on the Visitor Centre; and impact of traffic
generation through Axmouth and through the town. Many of these issues are matters that are
appropriately the concern of the Council as the Local Planning Authority and at the appropriate
stage Development Control Committee will be provided with all the relevant information
including all the technical documents that will need to accompany the planning application, such
as: an environmental impact assessment, a retail impact statement, a transport assessment, a
flood risk assessment, and a design and access statement. The Head of Planning and
Countryside Services will assess the application and arrive at a recommendation to the
Development Control Committee. For the purposes of this property report the assumption is
that the master plan and planning application will accord with the planning brief and local plan
policy, and that the technical documentation in support will be technically competent. If planning
permission is not forthcoming the Council will not enter into the property deal.

Many of the concerns arise because residents have not had the benefit of seeing all the
supporting documentation that will accompany the planning application and it would be in
appropriate in this report to seek to answer these concerns, they will be addressed in the
context of the planning application and it would be in appropriate for members to consider some
of the issues of judgment which are matters that some members will be asked to consider in the
context of the planning application. However, as a land owner with a clear Council Corporate
priority to secure regeneration it is appropriate that members give consideration to how the
package of proposals would secure the regeneration aims of the Council as well as a
favourable property deal, in terms of best value, for the Council.

Securing regeneration benefits
A comprehensive redevelopment of the area could be expected to achieve or contribute to the
following wider regeneration aims and outcomes:

Reinforcing Seaton’s sense of place
Improving the appearance of the area
Strengthening the town centre

Improving amenities for local residents
Improving the choice and quality of retailing in the town
Improving the visitor economy

Improving the sustainability of the economy
Increase no of day visits

Attract higher spend visitors

Access to affordable housing

Provision of employment land

Improve access/transport connections
Improved access to riverside

Strengthen the links to the sea front.

These objectives are not laid down in any policy document but they describe some of the wider
benefits that people outline when discussing regeneration. It would be reasonable to suggest
that the difference between a straightforward redevelopment of the area as compared with
regeneration is that the process of regeneration aims to secure wider benefits than the
development site itself. Indeed, the process itself is seen as important in bringing about greater
community involvement to maximize the community benefit. Absolutely fundamental to this
process is the partnership working that will need to be developed to deliver the wider benefits.

It is appropriate that members give consideration to these wider benefits when considering the
property deal on the basis that the Council has a key facilitating role. It is taken as read that the
proposed development will improve the appearance of the area and strengthen the sense of



place. This will be a key planning consideration and will be assessed in the course of the
determination of any planning application. Likewise the planning application will need to
demonstrate that the retail impact of the development is acceptable, that the development in
transportation and all other technical requirements is acceptable and the environmental impact
assessment is technically competent.

The Seaton Visitor Gateway Centre

The proposed Visitor Gateway Centre has the potential to provide regeneration through culture
and this has underpinned the considerable amount of work that has already been invested in
bringing this proposal forward. To quote Seaton Development Trust and Seaton Town Council:

“the business community in Seaton is extremely supportive of the proposal to site a Visitor
Gateway Centre in Seaton. Such a proposal is seen as having the potential to kick-start the
regeneration area, providing extra employment, attracting more visitors/ tourists to the town and
leading to increased trade and profitability for existing related businesses — shops,
accommaodation, Tramway, Pecorama.

This increased trade would attract new businesses to town, particularly those catering for
“quality” tourism, extending the trading season from a few months to year-round, with the
potential to attract a quality hotel. It would put Seaton on the map as a desirable destination
(particularly as a terminus for the National Cycle Network), thus increasing civic pride.

The provision of education facilities and the provision of facilities for the local population of
conference room/lecture theatre/dramal/films, will further raise the profile of the town as a
destination and as a thriving, desirable place to live — further boosting trade and profitability for
shops and businesses

There is support for the Centre to be located close to the town centre, with the current Tourist
Information centre incorporated within it, generating increased opportunities for them as well as
promoting facilities within the town.

Pecorama (a local attraction in Beer) would be fully supportive of such a Visitor Gateway Centre
as they would see it as significantly contributing to increasing trade, particularly in the
“shoulder” months. The visitor that fits the profile is one that spends time walking the coast and
much of this activity tends to take place in those months. Pecorama has extended the gardens
aspect of its visitor attraction in order to appeal to walkers/cyclists etc., who wish to enjoy the
whole Jurassic experience. They welcome such an initiative that will clearly benefit trade and
profitability.” [Locum Feasibility Study page 125]

It would be fair to state it is highly unlikely the Seaton Visitor Gateway Centre would happen as
a consequence of a straight forward redevelopment of the site. There is no obvious business
need that would see a private sector developer seeking to build the centre without the work that
has been expended by the project partners. The Gateway Visitor Centre is an excellent
example of regeneration through culture where the process of community engagement is
helping the partners shape the output so that it meets the wider objectives of the town, in the
following ways:

Providing a multi-purpose facility for tourism and education provision in the town;
Stimulating and encouraging the growth of the visitor economy in Seaton by:

- Lengthening overall visitor dwell time

- Encouraging visitor participation at the SVGC, before moving out to the surrounding
petals

- Encouraging visitation to other sites in the surrounding area, for e.g. local nature
reserves, local towns (such as Beer and Budleigh Salterton)

- Providing a link to the rest of the Jurassic Coast visitor infrastructure.

Bringing a range of social benefits to Seaton and its communities by:



- Providing a central location from which a range of community services could be co-
ordinated, and that can be used by the local community as well as by visitors;

- Establishing a central location for the provision of education facilities and lifelong learning
opportunities in the town;

- Fostering links with educational establishments in the region and further afield;

- Creating a focal point for the community;

- Improving the quality of the built environment of the town;

- Creating an iconic building and town landmark that could stimulate the social and
economic regeneration of surrounding areas of Seaton and foster civic pride in the town
and environment of Seaton.

Bringing a range of economic regeneration benefits to Seaton by:

- Encouraging the development of a cluster of local businesses around the SVGC;
- Bringing employment benefits for local residents;

- Linking with the businesses of the town centre;

Contributing to the development of a clear identity for Seaton through:

- The development of an iconic building
- Incorporating the highest environmental standards of construction.

The Locum feasibility study identified the following accommodation as commensurate with a
world class visitor attraction for Seaton:

Zone Area m2
Interpretation area 600
Education area/lecture theatre 200
TIC/reception 150
Shop 165
Toilets 25
Office, staff room, stores 150
Café 120
Overall 1,410m2

The Living Landmarks submission assumed a building and site delivering a facility of this size.
In the absence of the Living landmarks support it is appropriate to consider the potential
delivery vehicle for the visitor centre and whether the scale of the building remains as
ambitious.

The working assumptions are: The Council will provide the land for a building; a financial
contribution will be sought from the developer as part of the section 106 package to assist
deliver the building. A reasonable working assumption is that the development can be expected
to make a significant financial contribution towards the centre through the Section 106
agreement. SWRDA have committed some £1.25 million towards a Gateway centre at Seaton
but funding would be dependent on match funding and would have to deliver a world class
facility. There are no other obvious sources of funding in the short term. There is a string
probability that SWRDA will consider the Council’s provision of the site as part of the valuation
of the match funding, on the basis the Council’s is forgoing a capital receipt on the site in order
to deliver the building. The site would have a value of around £600,000.

It is possible to guarantee the delivery of a visitor centre for a sum of £2.25m to £2.5m.
However, this would not fund the size of the building identified by Locum. Locum’s preferred
option was estimated to have a cost of around £4m for building and basic fit out of the central
gateway building. This is based on around 1,500sgm of building to a good standard of design
and external presentation. This budget included basic level building fittings and furniture but not
the exhibition and its origination. On top of this figure of £4m Locum advised a 20% contingency
sum. The overall budget of £7.2m included satellite viewing points at the Chine and Harbour
plus the relocation costs of the Tram Co in order to deliver the site and project initiation and
operational costs.



In the Locum feasibility report, the consultants stated: “When the outcome of private sector
market testing and public sector grant discussions have been undertaken any trade-off between
the stated world-class ambition and the available resources will need to be debated, but it is
essential that the World Class Jurassic Coast brand is not represented by an indifferent-quality
Visitor centre.” P71

On the basis of the working assumption that SWRDA'’s £1.25m can be match funded by the
anticipated section 106 funding and the Council’s gift of the land IPMG, therefore, have a
number of options:

1.  They can seek to commit to delivering a building it its entirety for £2.5 million;

2. They can seek to deliver the core accommodation for £2.5 million to a world class
standard as a first phase, in the mean time a Board can be established with a project
champion and alternative funding sources can be sought through the lottery fund and
private sector interests, including possible additional 106 funding to compete the entire
project;

3. IPMG could seek to combine the gateway visitor centre with the replacement TIC; public
toilets, meeting room and Tram co replacement hub. In other words the financial
contribution that is being sought to provide replacement facilities as a consequence of the
redevelopment could be combined to deliver one building.

It does not make much sense to provide two TICs, nor a public meeting room as well as a
theatre/education area. The Locum Consulting Feasibility Study said: “The existing TIC
and community facilities (the youth centre) could be absorbed within the SVGC, thus
freeing up additional land.” [P60.] The Visitor centre must address the revenue
implications of these facilities and there will be some savings if they are combined.
Arguably the most contentious proposal would be to combine the tram terminus with the
Gateway Visitor centre. In terms of the spatial implications on the ground one building
would make for a more satisfactory solution at the new square. Concerns about the
operation of the building could be addressed through the leasing and management
arrangements. Locum recognized this type of option could be explored: “Seaton Tramway
have indicated their interest in further investment and operational involvement, provided
that their land tenure and development issues can be resolved satisfactorily. At the next
stage of detailed development planning, the consideration of all co-located elements
would usually be considered in detail and a solution achieved.” [P61]

The current approach for the delivery of the SGVC is for the planning application to be
submitted with two separate facilities: a replacement tram facility and a stand alone gateway
visitor centre.

At this stage members are being asked to note the assumption that the developer would be
expected to make a financial commitment to delivering the Gateway Visitor Centre and with the
Council's gift of the site the target of match funding SWRDA's commitment of £1.25 million
should be met. The exact contribution from the developer to the GVC can only be determined in
the light of the overall section 106 agreement.

The Visitor centre can be expected to attract in the region of 230,000 visitors to the town and
will have direct and in-direct economic impacts. The Locum study addresses these issues at
length and there is no need to repeat these arguments here. [section 9 pp87-97]

Members have resolved to continue to work to deliver the Gateway Visitor Centre, and with our
partners at Devon County Council and Seaton Town Council additional funding to establish a
full time post as a project manager for the Exmouth and Seaton centres will assist in this task.
The funding for this post is the subject of a separate report on this agenda however it is
appropriate that Executive Board captures the significant work that is being directed to this task
in the context of demonstrating the work the authority is doing to bring about the regeneration of
the town.

Wessex Cycle Route and Hub

The Wessex Cycle route begins or ends at the Underfleet, the opportunity is there for a hub to
be provided for the cycle route. Although there is no requirement from Sustrans for such a hub
it would contribute to the visitor offer of the town. A hub could be expected to include changing



and showering facilities, cycle hire and cycle storage. The developer will be making a financial
commitment to delivering such a facility. Again there is an opportunity to provide a stand alone
facility or as a combined facility with the Seaton Gateway Visitor Centre. The benefit of a
combined facility is that it makes the overall offer more viable, the TIC and information point will
be common to all, and the retail and catering facilities will have better economies of scale. The
cycle route is one of the key petals identified for the visitor to experience. The Tram line would
be another petal. For the purpose of the current exercise the developer will assume a financial
contribution to reflect a standard cost per sgm of accommodation.

It would be useful if members could give some consideration to stating their preference on this
matter, i.e., to deliver a stand alone facility or combined with the SGVC.

The on going revenue support for the hub will need to be the subject of a detailed study and a
stand alone facility must be capable of demonstrating a business case. The working
assumption is that EDDC will not wish to have an on going revenue involvement with a stand
alone facility.

Members are asked to note the following:

the site for the SGVC will need to be available for delivery at the same time as the
development of the proposed supermarket and town square.

the developer has made a firm commitment to making a significant financial contribution to
the delivery of the Seaton GVC as part of the anticipated Section 106 Agreement.

the developer’s intention is to make provision for a hub facility for the Wessex Cycle route.
Consideration should be given to include this accommodation within the Gateway Visitor
Centre.

Loss of Bed space capacity

The further loss of bed space capacity in the town is clearly a major concern. The closure of
Lyme Bay Holiday Village will have a direct and indirect economic impact that will need to be
addressed by the developers environmental impact statement. The apparent lack of demand
from hoteliers right along the Jurassic coast is a concern. But it is important to recognize that
the trend in over night accommodation also shows a move to better quality accommodation.
Recently Higher Wiscombe, Southleigh, Colyton, won the Gold Self-Catering Holiday of the
Year in the South West Tourism Excellence Awards. Oakdown Touring & Holiday Home Park,
Sidmouth, won the Gold award for Holiday Park of the Year. The Gateway Visitor centre and
the expansion of Seaton Marshes is an attempt to put in place a tourism infrastructure that will
boost visitors to the area and increase spending, making the area more sustainable in the long
run. It may be that bed space capacity will come from beyond the immediate area of Seaton,
indeed, it is hoped that the Gateway Centres will have a positive impact on the visitor economy
of the whole of East Devon. To help us understand how best to market Seaton and the Jurassic
Coast, and to address the needs of hotels and bed space capacity it is recommended that
Members make a bid to the Devon Rural Renaissance programme for the commissioning of a
market destination strategy for Seaton and the Jurassic Coast. A similar study has been
commissioned for North Devon under the Rural Renaissance Programme. The costs are likely
to be in the order of £35,000 of which the Council’s contribution is likely to be about 50%.

Strengthening the town centre and managing the cha  nge

The planning application will need to be supported by a retail impact statement and the working
assumption is that it will demonstrate that significant leakage of expenditure is currently taking
place out of the town to other retail centres. Assuming that the technical studies can
demonstrate there is sufficient expenditure to support the scale of retailing proposed, the new
retailing should have a positive impact in the longer term leading to greater choice and quality
of retailing available to local residents and supporting the town centre as a whole.

However, most major retail schemes have impacts in the short term that will understandably
concern existing businesses. The regeneration scheme should aim to strengthen the town
centre by maximizing the opportunity to generate linked trips to the town centre and to give
residents and visitors a reason to spend money on goods and services in the town centre. In
the short term there will be the impact on the town centre during the construction phase and the
period of uncertainty as local traders will be anxious how the new development will impact on



their business. Those potential investors in the town centre may have questions that could
threaten investment decisions. Immediately post development local traders may feel they are in
direct competition with the supermarket and some traders may have to consider changing their
retail offer in a post supermarket Seaton. For others the supermarket will provide a real
opportunity to build upon. A stronger retail offer for the whole town will increase footfall and
attract outsiders to the town. Some new businesses will see opportunities for more specialist
retailing. Throughout this period of change and uncertainty there is a need for communication
with the business community, experience from elsewhere suggests that a town centre manager
can provide an important link for the business community and provide the conduit between the
new retailers and the existing town centre businesses.

Currently only one town in East Devon has a town centre manager and that is Exmouth. This is
a post that is jointly funded by the Town Council, Devon County Council and East Devon
District Council as well as contribution from business. Given the scale of change planned for
Seaton it is recommended that as part of the wider regeneration objectives Members give
consideration to establishing a post of town centre manager for Seaton to manage the change
process on a fixed term contract for three years. The salary cost of a town centre manager is
some £30,000 pa. The funding for this post should be sought from a number of sources
including a contribution from the developer. .

Managing the Change

The “Managing the change” process will require a strategy and specific proposals. Typically
such a strategy could be expected to include publicity arrangement, the process by which the
public and businesses can hear about the proposals and progress, a contact point for the
development during the change process; PR arrangements and initiatives to bring people into
the town centre; public art and positive opportunities for community involvement. The onus for
this should rest with the developer but will need to be produced in consultation with the town
centre manager who in turn will need to consult with the town council, local businesses and
District Council. It is usual for such a strategy to have some financial commitment to delivering
the agreed action plan. It is recommended that this be pursued with the developer.

Car Parking

The proposals will change the total amount of car parking available in the town and will also
change the mix between long stay and short stay parking. The current Council owned car park
provides off the Underfleet 51 short stay and 316 long stay parking spaces. The development of
the Gateway Visitor Centre and town square will remove an area of short stay parking, further
spaces will be lost with the proposal to develop the frontage of the Underfleet for mixed
use/residential development. These proposals are consistent with the planning brief which
sought to reduce the visual impact of the large expanse of car parking. Frontage development
would screen the large expanse of car parking from the Underfleet and this would allow the
Underfleet to appear more like a street than a bye-pass of the town centre. Some of the long
stay spaces can be replaced by extending the car park along the eastern edge of Council land
towards the Tram Line. This would provide some 300 long stay spaces in total to accommodate
the needs of the Seaton Tram Company, the Wetland Reserve and SGVC.

The new supermarket would provide approximately an additional 500 short stay spaces where
shoppers would be allowed to park for up to three hours. The pedestrian access across the
Council owned town square and Underfleet would provide easy access to the Town centre. This
provision is seen as essential to generate linked trips to the town centre and to strengthen the
town centre. Overall car parking in the town centre will be significantly increased. There is likely
to be an impact on car parking income to the Council in the peak summer months as more of
the short stay parking switches to the supermarket car park, but the Visitor centre, Seaton Tram
Company, Wessex cycle route and Wetland Marshes will extend the visitor season and provide
greater income in the off peak season.

The Council could seek to protect its income by requiring the supermarket to impose a level of
charges that would not disadvantage the Council but this would defeat the objective of
encouraging shoppers to park in the supermarket to make linked trips to the town centre and
other attractions.



Employment

Loss of employment land was covered in the previous report to Executive Board. The outline
planning application will not involve the loss of employment land. However, it is clearly an issue
that will be raised during the planning application consultation process. The Council’s planning
position on this matter is as set out in the local plan: provision has been made for additional
employment land designated at Harepath Road. This allocation was made to accommodate
relocation from the regeneration area. Thus the expectation is that prior to the loss of the
employment land: Axe Riverside Workshops and the Racal site provision will need to be made
at Harepath road. The replacement of Axe Riverside workshops will not on its own finance the
replacement of employment land at Harepath Road, there is not enough value in the site to
cover the replacement of the workshops and the acquisition of the land. There is no proposal at
this time to include the replacement of the workshops but were Axe Riverside Company to
come forward for a development of their land a financial contribution towards the replacement
of employment may prove viable. It is important for the regeneration of the town that the
Harepath Road employment proposal be progressed in parallel with the regeneration area. To
this end it would be appropriate to open a dialogue with the South West Regional Development
Agency on how this would be best progressed.

The question for members to consider is whether members wish to open a dialogue with the
land owners of the proposed employment land at Harepath Road with a view to future
acquisition as part of the wider regeneration area?

If this answer is yes, Members are requested to give consideration to releasing funding to assist
this programme of land acquisition in advance of the resolution of any planning application
through the capital programme. The Head of Property and Economic Development would be
expected to draw up detailed proposals as and when land becomes available and would require
the explicit authority of the Executive Board.

Seaton Marshes

The success of the Visitor Centre depends upon the strength of visitor offerings within Seaton,
Locum’s Feasibility Study identified the Marshes as one of the key petals that could significantly
add value to a tourist experience to the town. The success of the Green Flag awarded Seaton
Marshes LNR has shown how much interest there is in nature based tourism experiences. The
opportunity therefore to develop a Wetland area on a much more significant scale and size now
exists that would make it of regional importance as a visitor attraction for wildlife. The proposal
would extend the two Local Nature Reserves (Seaton Marshes and Colyford Common) to a size
of 256 acres (104 ha) stretching from the edge of the Regeneration area to the A3052. The
new and improved wetlands area would have direct access off the Regeneration Area and
would be signposted from the Visitor Centre (acting as a “hub”) as well as linking directly to the
Cycle Terminus so integrating effectively with the new facilities provided.

The scale of the this new “mega” Wetland Area combined with the quality and quantity of
wildlife it could potentially support would make this one of the most important sites of its kind in
the South West. The design of the new Wetlands would provide new wetland features and
visitor facilities giving large numbers of visitors a unique insight into the wildlife of this area. A
combination of an additional 3km of new access for all, world class interpretation methods,
linkages with the Wessex (NCNZ2) cycle route and high quality infrastructure will make it an eco-
tourism destination second to none in the region.

Research by the RSPB, The Wildlife Trusts and Sheffield Hallam University’s Tourism, Leisure
and Environmental Research Unit has shown there are economic benefits as well as social
benefits from large scale nature reserves. A study by the RSPB of their six nature reserves on
the North Norfolk coast showed that they directly supported 131 full time equivalent jobs in the
local economy and Titchwell Marsh generated £1.8 million from 135,000 visitors per annum.
Other examples such as Bempton Cliffs RSPB Reserve attracts 44,000 visitors per annum
worth £400,000 to the local economy and Dearne Valley Reserve in South Yorkshire attracts
30,000 visitors per annum which contributes more than £650,000 to the local economy.

The opportunity to link the Axe Wetlands proposal with existing tourism facilities such as the
WHS Visitor Centre, Seaton Tramway, Pecorama, Beer Quarry Caves and the Wessex Way
means there is a high quality tourism experience that will keep visitors in Seaton and ensure
visitor spend is into local businesses. The scale and profile of a regionally important Wetlands



attraction means there are opportunities to develop “through ticketing schemes” with other
attractions and help cross promote each others “attraction”. Certainly collaboration exists with
Seaton Tramway on wildlife tours during the summer and there is scope to be more innovative
and ambitious in this area. The Wessex Way cycle route is also a critical factor in unlocking the
potential of the Wetlands for as the Camel Estuary Trail in Cornwall has shown there is a
demand for such tourism experiences and there would be specific access points for cyclists to
enter the Wetlands. The Axe Wetlands proposal will also provide significant environmental
educational opportunities for all schools across the district with the scale and size of it being
able to accommodate all age groups and all levels of learning ability. It will also provide
opportunities for scientific research work for Higher Education establishments as it will become
a site of national importance for wildlife.

The project if delivered will help establish Seaton’s identity as a destination for high quality
nature based tourism and generate approximately 40,000 visitors per annum to the site and
help create new business opportunities for the local economy. The revenue costs of running
the site can be accommodated within the existing Countryside Service arrangements and the
funds generated through securing a Natural England Higher Level Scheme will cover ongoing
site management costs. The delivery of the infrastructure such as educational and access
facilities will be subject to Lottery and Rural Renaissance bid.

At this stage members are being asked to support the proposal to extend the Seaton Marshes
and to note that it is the developer’s intention to make a significant financial contribution to meet
the anticipated costs of land acquisition to deliver the extended wetland marshes as part of the
anticipated Section 106 Agreement.

Executive Board can assist to deliver this project by giving consideration to releasing funding to
assist this programme of land acquisition in advance of the resolution of any planning
application through the capital programme. The Head of Property and Economic Development
would be expected to draw up detailed proposals as and when land becomes available and
would require the explicit authority of the Executive Board. The working assumption is that in
addition to the developers funding additional funding would be sort from the Lottery Fund and
the Council’s contribution would be by way of match funding requirements.
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The property issues are noted, and any agreements will require careful scrutiny but at this stage there
are no legal issues requiring further comment
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No direct financial implications at this stage. However, all future options would need to be fully

costed and subjected to detailed sensitivity analysis due to the complexity and level of resources
required to deliver a project of this nature/size.
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