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PURPOSE OF REPORT:

To outline the proposals for Torridge District Council‟s Final Submission for the
Levelling Up Fund to the Ministry of Housing Community Local Government for the
regeneration of Bideford Town Centre.
To request Full Council‟s commitment to the proposal and to agree to support the cofunding requirements.

1.

INTRODUCTION

Torridge is a Priority 1 place for the Levelling Up Fund, the government‟s first major funding
stream to deliver on the “levelling up” narrative. This priority status indicates that Torridge
should be at the top of the government‟s funding priority list.
This priority status was designated through the use of a range of metrics, which include;
 Productivity, measured using gross value added (GVA) per hour;


16+ Unemployment rate; and



Skills, measured using the proportion of the working-age population without a
national vocational qualification (NVQ).



Need for improved transport connectivity (indicator 2, data only available within
England):




England: Average journey times to employment centres by car, public
transport and bike.

Need for regeneration (indicator 3):


England: commercial and dwelling vacancy rates.1

The fund, announced in the budget on March 3rd, focuses on capital investment in local
infrastructure, with the intention of having;

1

https://www.gov.uk/government/publications/levelling-up-fund-additional-documents/levelling-upfund-prioritisation-of-places-methodology-note

“a visible, tangible impact on people and places, and support economic recovery. In doing
so, it will also create opportunity across the country, prioritising bids that invest in
regeneration and growth in places in need and areas of low productivity and connectivity.”2
The first round of the Levelling Up Fund, will focus on three themes:
 Smaller transport investments- “high-impact small, medium and by exception larger
local transport schemes to reduce carbon emissions, improve air quality, cut
congestion, support economic growth and improve the experience of transport
users.”3
 Regeneration and town centre investment- “building on the Towns Fund framework
to upgrade eyesore buildings and dated infrastructure, acquire and regenerate
brownfield sites, invest in secure community infrastructure and crime reduction, and
bring public services and safe community spaces into town and city centres.”4
 Cultural investment- “maintaining, regenerating, or creatively repurposing museums,
galleries, visitor attractions (and associated green spaces) and heritage assets as
well as creating new community-owned spaces to support the arts and serve as
cultural spaces” 5
The Levelling Up Fund also has a clear emphasis on the importance of high environmental
standards;
“This Government‟s Net Zero and wider environmental ambitions represent a key part of our
commitment to building back better – and this is particularly important with regards to capital
and infrastructure projects, which have a visible impact on our surroundings. Projects should
be aligned to and support Net Zero goals: for instance, be based on low or zero carbon best
practice; adopt and support innovative clean tech and/or support the growth of green skills
and sustainable supply chains”.6
Full submission is required by 18th June.

There are 4 ways in which the Levelling Up Fund will be appraised;


Strategic fit



Deliverability- this will require evidence to be presented that co-funding has been
secured and also that a delivery partner is involved who has experience of delivering
the appropriate size and type of development proposed.



Value for Money- including a Benefit Cost Ratio in line with the revised HM Treasury
Green Book (which places less emphasis on the role of Land Value Uplift, reviewed
in summer 2020 to remove potential disadvantage to smaller and rural towns).


2

Priority Status- Torridge is priority 1 of 3, the highest category of support.
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The emphasis on town centre regeneration, cultural investment and an ambition to support
the Net Zero agenda, as well as a need for funding bids to be of a sufficient size, ensures
that the Isaac‟s Yard proposals which were developed for the Future High Street Fund in
2020 are the best fit for the Levelling Up Fund, as approved by Full Council on April 12th,
2021. This will also enable the bid to take into consideration the feedback and
encouragement received from the Ministry of Housing, Communities and Local Government
(MHCLG) following the outcome of the Future High Street Fund bid in December 2021.

MHCLG feedback from the Future High Street Fund submission (January / February, 2021)

Strategic case
Feedback was that the Strategic Case was very strong
Of particular note:





The degree of clarity of the vision and fit with the Fund‟s objectives
Strong alignment with local needs and also rippling out to county / LEP strategies
Illustrated in detail the degree of local challenge and how the proposals would
address those
Stated the case in detail for how this would support and stimulate further
investment

Financial case
 Validation required of some of the costings and valuations which reflected that
designs were at an early stage. This was also reflective of the fact that proposals
had been developed specifically for the bid rather than “taken down from the
shelf”.


Query raised about level of contingency included, especially given risks raised
around cost inflation in remote areas such as Torridge and as a result of Brexit /
the pandemic. The use of a varied optimism bias was also questioned, even
though a clear rationale was provided.



No issues on funding gaps, TDC co-funding commitment was deemed sufficient

Commercial case
 Strong assessment of “Intelligent client capability”
 Strong capital project track record of delivery
 An impressive partnership had been established with a development
management partner for the bid process, whose extensive record of high
quality project delivery added significant deliverability weight
Management case




Programme plan was clear and detailed
Monitoring and evaluation showed real thought and depth

Technical queries were also raised around the Land Value Uplift figures which had been
provided and the assumptions used to develop these. There were also queries raised about
the use of a variable optimism bias between known costs, to be funded by the Future High
Street Fund, and unknown costs which would largely be funded through the co-funding.
2.

REPORT

The Scheme being presented to MHCLG for our Levelling Up Bid, comprises the
redevelopment of an under-utilised part of Bideford Town Centre that is situated close
to Jubilee Square.

The area, which for the purposes of this report and the Levelling Up Fund submission
we refer to as Isaac’s Yard, presents a once-in-a-generation opportunity for Bideford
with knock-on positive implications for the wider region.

The scope of this funding bid represents the same space and approach as the proposals for
the Future High Street Fund. However, clear feedback was given by MHCLG which has
enabled the proposal to be further improved.

Site description

Levelling Up requires more than economic infrastructure - the hardware of connectivity and
growth. It requires social infrastructure too: the software of social capital, trust and
belonging. These are the conditions which enable job creation and social mobility in the
places formerly „left behind‟.
Levelling Up our communities, Danny Kruger MP, September 2020, page 39

The Isaac‟s Yard area comprises Heard Brothers Garage, which fits between Cooper Street,
Mill Street, Bridgeland Street and Queen Street, and is the largest single developable space
within the town centre. It will involve repurposing what is currently a decaying car graveyard
into a mixed-use site offering commercial, cultural / heritage, community and residential
spaces, as well as flexible public realm which could provide for activities such as markets,

celebrations or artistic events. There will also be community access and use to a heritage
walled garden- a true oasis in the heart of the town.
It is anticipated that a “Yard animator” will be employed to drive coordination between the
aspects of the site and develop an activity programme to bring the space to life throughout
the year.
An additional entranceway will be created through 51, Mill Street (currently Blanchard‟s).
This will be done in a way to create a sense of mystery and interest whilst also maintaining
the opportunities for a thriving business within the unit- restoring a pathway which it is
believed was in operation until the 1960s.

Detailed community engagement was undertaken in 2020 by both the Economic
Development team and the Onion Collective. Findings from these consultations, along with
detailed socio-economic exploration can be found at bit.ly/KnowingBideford. This community
engagement has been followed up and verified during April – June 2021 to ensure that the
original themes identified remain true. This has also been matched up with data sources to
guarantee that areas of need can be addressed- this project must be about far more than
simply creating a residential area which will not change the future of the town and
community, address deprivation issues or create opportunities. Isaac‟s Yard therefore stands
as the potential catalyst to change, working in partnership with other sites across the town
such as Brunswick Wharf, Bridge Buildings and the Pannier Market.

The consultation results then fed into the creation of a series of key objectives developed in
partnership with the public-private Governance Board that was created at the outset of the
project in 2019. This Governance Board includes Councillor James, Councillor Bushby and
Councillor Hicks, the Chief Executive, the Head of Communities and Place, Economic
Development Officer, Economic Development Project Officer, Bideford Town Council
Member representation and Town Clerk, President of the Bideford Bay Chamber of
Commerce, Chair of Bideford Town Centre Partnership, an experienced retail consultant,
Space* youth leader and local business representation.

These objectives stem from local priorities and strategies, as well as being derived upon
national studies / best practice.



To transform the town centre into a place the community can be proud of and actively
engage with



To develop a town that people want to experience, be part of and recommend to
others



To increase and improve residential spaces in the town centre in order to promote
security and a stronger night time economy



To address underlying deprivation issues and boost aspiration, giving young people
opportunities locally to achieve



To establish environmental principles at the heart of Bideford and Torridge overall

Additional engagement which has taken place in preparation for the Levelling Up Fund bid;


All key stakeholders remain fully supportive, and additional engagement has also
taken place with the Bideford Bridge Trust beyond what was achieved for the Future
High Street Fund submission.



Engagement has been maintained with the community through
https://www.facebook.com/IssacsYardBideford and feedback has been hugely
positive.



Devon Communities Together are running a post-Covid community engagement
session on 9th June on behalf of Devon County Council. The session has been
tailored to ensure that it is checking community attitudes and whether they remain
fully aligned with our proposals.



A virtual “Town Hall” event on 10th June with Bideford Town Centre Partnership and
Bideford Bay Chamber of Commerce.

These engagements have reinforced that the Isaac‟s Yard proposals remain appropriately
targeted to provide the right impacts for the community, environment and local economy.

Architectural design

The architectural designs which were submitted for the Future High Street Fund stemmed
from the community engagement work which was undertaken. These were developed in
partnership with Hilton Barnfield architects, DHUD masterplanners and igloo Regeneration.
The intention is for these plans to be further developed during the summer and autumn of
2021 with a view to applying for Full Planning in November / December 2021, following
suitable procurement processes. This will strengthen the deliverability scoring of the project
and reduce the full length of the scheme. A break clause will be introduced into procurement
and contracts in the case of not securing Levelling Up Funding to return to Full Council and
evaluate progress options.
A Development Manager is being procured in June 2021 in order to strengthen the
Deliverability aspects of the Levelling Up Fund appraisal by being able to demonstrate that a
project partner has previous experience of delivering on this size and nature of regeneration
scheme.
The initial sketches currently show the Blanchard‟s unit as being largely removed, which is
not our preferred option. The sketches also show a number of openings into the wall around
the garden. These openings will need to be created following detailed discussion with
Historic England in order to create a sensitive solution and not diminish the unique sense of
tranquillity within the space, whilst also protecting the heritage aspects. These discussions
have now begun through the pre-application Planning process.

Designs

The project looks to create dynamic, flexible spaces which interact and create a multiplier
effect rather than exist in isolation.
Proposed uses for the site include;


being carbon neutral (excluding scope 3 emissions), with environmental principles at

its core. This has been at the heart of proposals throughout and fits with the Levelling Up
Fund‟s increased emphasis on supporting the Net Zero agenda.


engaging co-working (G) and grow-on spaces (A, B and E, in total creating 695m2 of

employment space across a broad range of uses) which will allow a generation who are now
familiar with working from home to feel better-connected and networked at a time when
expensive fixed offices are likely to decline. These interconnections have long been lacking
in the town yet will also reduce the need for 34% of the district‟s working population to
commute to outside of Torridge. The need for high quality co-working space has been
emphasised and augmented by the changes in working habits caused by the pandemic and
are likely to remain in place to a certain degree. These co-working proposals, with their
emphasis on improving collaboration, providing clearer routes to training and business
support and linking to schools in order to create aspiration, are directly linked to the ambition
to improve local productivity.


a community hub (F) driven by One Northern Devon (New Devon CCG / NHS) and

TTVS. Isaac‟s Yard is an opportunity to address a series of embedded deprivation issues in
the local community- from the Living Environment (657th out of 32877 wards- residential
offer) to employment score (3030th out of 32877 wards- co-working and grow on spaces)
through to health deprivation (4371st out of 32877). By providing a welcoming, upbeat space
in the heart of the town the hub will enable health and charitable partners to work together to
address multiple needs rather than constantly referring people on to yet another
appointment. The ambition is also for spaces to be provided for group bookings to address
issues of a lack of community spaces within the town and support the community bridging
which was identified as an issue by the Onion Collective.


re-purpose the current garage building and celebrate its stunning „Belfast‟ roof to

provide a covered events space as well as home for a vibrant food and drink incubation hub
(I), improving the evening economy and providing a starter point for local entrepreneurs,
adding churn and interest to the site. Not only will this connect the community to its
agricultural heritage but also have a strong social and educational perspective, learning from
projects such as Mercato Metropolitano. This will be a managed facility to which access will
be controlled in a safe and secure manner. Local hospitality providers have been consulted
and there has also been market interest in the proposed use.



A cultural heritage centre (J) which will create a strong draw for both visitors and

locals, especially on poor weather days. Initial concepts involve a range of hands-on
activities as well as the use of technologies such as Virtual and Augmented Reality as well
as 3D binaural audio. Bideford has a hugely rich heritage to celebrate, with stories such as
involvement in the tobacco trade still having resonance in times where issues of race and
equality remain of upmost importance. With tourism having a value of £47million annually to
Bideford Bay it is important to ensure that we create opportunities through Isaac‟s Yard to
strengthen that offer and to draw some of the spend into the town centre of Bidefordespecially on poor weather days, thus supporting the surrounding retail offer. This will also
provide a valuable year-round asset for the resident community and ensure that tales from
the past are not lost.


16 new residential units, including 5 affordable homes, setting a new standard for

town centre living in a ward ranked at 657th (out of 32877 wards nationally) on the Indices of
Multiple Deprivation (2019) for Living Environment. These are very much to be targeted at
proving a route onto the housing ladder / graduates / young entrepreneurs to support town
centre vibrancy. These will very much fit with the concept of a green “15 minute
neighbourhood”- being able to access opportunities for work, leisure, health and to shop
within 15 minutes of where you live, supported by good public transport and so reducing the
need for car ownership.



re-purposing a Grade II Listed Heritage Asset (5, Queen Street) in extremely poor

condition with a view to it potentially providing Temporary Accommodation for Torridge
District Council. Funding will also facilitate the private sector-led restoration of a Grade II*
Listed building (28, Bridgeland Street). This regeneration will be partially funded from the
sale by the owner of Heard Brothers Garage, strengthening the impact of MHCLG funding.


provide public access to a heritage walled garden (hatched), currently closed-off and

overgrown. This is a true oasis in the heart of the town which will provide a wellbeing space
in the heart of the town. It will be essential to include a Yard Animator as part of the scheme,
an individual to curate events and act as an introducer between businesses, cultural and
community sector bodies to increase collaboration opportunities and efficiencies. Initial
discussions have been held with the Little Green Town community project about the
potential for the community to drive the site forward, creating a true sense of local
“ownership” and positive engagement, as well as pride in the potential transformation.



Overall proposals will aim to support increased footfall and vibrancy to in turn benefit

other key sites across the town, including Pannier Market, Bridge Buildings and Brunswick
Wharf.

The project will be delivered on a phased basis over 4 years, bringing elements of the site
back into public use from the summer of 2021, as per the milestones below. One key
element of Levelling Up Fund requirements is whether any of the funding can be spent
before April 2021. It is anticipated that this will be achieved through preparations for
acquisition, including site investigations and surveys, whilst also moving the project to Full
Planning.
18th June, 2021

Levelling Up Fund bid submitted

July 2021

Architectural design team procured

Autumn 2021

Levelling Up Fund announcement

Autumn / winter 2021

Detailed site investigations undertaken, including
renewable feasibility study and archaeological trenches

November / December 2021

Full Planning submitted

Winter / spring 2021 /22

Popup archaeological museum within the town centre

Spring 2022

Acquisitions completed

Spring / summer 2022

Community access begun to the walled garden for
renovation process

Summer 2022

Development partner procured

Autumn 2022

Cleansing and construction works commence

Autumn 2024

Completion and full handover

Addressing MHCLG feedback from the Future High Street Fund
A number of steps have been taken to ensure that the bid is stronger as a result of the
feedback provided by MHCLG after the Future High Street Fund process- the same
department as will be appraising the Levelling Up Fund submission.
 Independent valuation undertaken (May 2021) and negotiations with site owners
undertaken.
 Costs tightened and clarified
o Desktop cost estimates requested from service and utility providers
o Desktop survey undertaken for Ground Source Heat Pump array and battery
storage
o Fees broken down to provide clarity on the total requirements for what is a
potentially complex site
 Increased contingency included within funding calculations
 Optimism bias altered in line with revised HM Treasury Green Book
 Land Value Uplift / Benefit Cost Ratio figures re-analysed and a stronger rationale to
be provided within the bid appendices to remove any lack of clarity. This will reflect
the fact that the site is being utilised to create regeneration impact and address
deprivation rather than purely achieve maximum land value uplift. This is in line with
national best practice advice, such as the Grimsey Review 2020.
“The most successful high streets and town centres will need to change to reflect the
communities they serve by transforming themselves into community hubs, playing to their
strengths of offering human interaction and unique sense of place and community.”
(Taken from The Government response to the Eleventh Report of Session 2017 – 19 of the
Housing, Communities and Local Government Select Committee inquiry into high streets
and town centres in 2030)
Changes in Scheme Benefits
Table 1 below presents the change in present value benefits attributed to the scheme in the
original FHSF business case and the draft LUF application form.
Table 1: Benefits attributed at each stage (£m, discounted)
Future High Street
Draft Levelling Up Fund
Fund Business Case
calculations
Direct land value uplift
7.2
6.0
Wider land value uplift:
2.5
2.1
commercial
Wider land value uplift:
3.1
residential
Labour supply impacts
0.6
Active travel impacts
2.0
2.1
Distributional impacts
0.2
0.1
Sub-total Central
9.3
14.1
Benefits
Total Benefits
11.9
14.1

The direct land value uplift associated with Isaac‟s Yard has decreased from £7.2 million at
the Future High Street Fund stage to £6.0 million at LUF. This is due to the JLL valuation
estimating lower residential sales prices and commercial rents and yields than the Future
High Street Fund modelling.
The Future High Street Fund business case was developed before MHCLG had issued
guidance on wider land value uplift. For this reason, only commercial properties were
assessed as part of the original business case. Further, these benefits were claimed on the
adjusted BCR only.
The subsequent guidance and the wider LVU appraisal methodology suggested in the
clarifications workbook made it clear that residential uplift could be claimed, and that wider
LVU could be accounted for in the Initial BCR.
The Levelling Up Fund appraisal therefore includes an assessment of wider residential LVU,
estimated as £3.1 million in present value terms. Similarly, labour supply impacts have been
included according to the methodology set out in the clarifications guidance. Previously
these were only reported as a non-monetised benefit. Total present value benefits have
therefore increased by £2.2 million since the Future High Street Fund business case.
Financial
Whereas the Future High Street Fund used a Benefit Cost Ratio (derived from land value
uplift figures and monetisable benefits) as a Gateway criteria, Value for Money is one of 4
equally measured criteria in the Levelling Up Fund.


The request to the Future High Street Fund was £4,286,917, with Torridge District
Council approving to underwrite a co-funding position of £5.4million from borrowing
and seeking additional grant support.



Feedback from MHCLG and the fact of Torridge having Priority 1 status have lead to
costs increasing as a result of;
o

Increased contingency spend

o

Inclusion of a more detailed ask for a ground-source heat pump array and
battery storage to support in achieving Net Zero (excluding scope 3
emissions) ambitions. A desktop cost for gas connection was sought but this
will not be provided in our submission as it will go against the site‟s green
ambitions. However, at this point and with no roof designs it has not been
possible to provide a reliable figure for solar PV and so provision will need to
be found through additional grant funding for that aspect of delivery.
NOTE: The Rural Community Energy Fund had agreed to fund £32,000 of
feasibility study into the potential renewable mix for this element to be run as
a community energy scheme, subject to funding. This will include a costbenefit analysis to explore the viability of following this approach but would

also design a best-fit renewables scheme for the site. This service had been
procured and was to be delivered by Buro Happold, who designed the
renewables scheme for Goldsmith Street, the Sterling Prize for architecture
winner in 2019. We are awaiting confirmation whether this funding will still be
available to support the Levelling Up Fund application.
o

Increased optimism bias

o

An increase in professional fees expected as a result of industry shortages
locally, regionally and nationally.

o

Inclusion of a financial ask to support a “Meanwhile” programme within the
town centre to accompany the project and support the development of a user
group ready for future occupation.

Costings have been developed to be rigorous and deliverable whilst also creating a
deliverable project which can achieve our quality goals.
The Levelling Up Fund guidance suggests that MHCLG is focused on the BCR inclusive of
all public and private sector costs.
However, for the Future High Street Fund the BCR had to be established as a proportion of
investment from MHCLG. The Future High Street Fund had a requirement for a 2.0 BCR.
This has been removed from the Levelling Up Fund appraisal and is no longer a Gateway
criteria. Instead a minimum of 10% local contribution has been requested alongside a desire
to see how bids “represent public value to society”.
“Bids should demonstrate how they represent public value to society. This could include
where applicable adhering to the social value in government procurement framework (see
Procurement Policy Note PPN 06/20) or the balanced scorecard. A range of benefits will be
considered in our value for money appraisal of projects. This includes potential to boost local
economic growth, environmental benefits (including contribution to achieving the UK
Government‟s Net Zero carbon commitments and improving local air quality), greater
employment opportunities, reduced travel times to key services, increased footfall in town
and city centres, crime reduction and social value to local communities.”
(Levelling Up Fund Prospectus, March 2021, page 19)
Working with our procured economists we have undertaken a sensitivity analysis on a
„Levelling Up Fund BCR‟ which represents the present value of benefits divided by the
present value of costs to the Levelling Up Fund only.

Adopting a 1.5 Levelling Up Fund / local authority contribution co-funding BCR, the proposed
Levelling Up Funding submission would entail;


Levelling Up Fund ask

= £7,614,183



Co-funding requirement

= £3,311,560

This would equate to a 1.11 BCR to the public sector, which is how Levelling Up
submissions will be appraised. However, that would not change whatever co-funding level
Torridge District Council proposed.

These calculations do not include an Optimism Bias. Inclusion of that Optimism Bias, as is
required for the Economic Case of the submission to ascertain Value for Money, increases
these potential costs significantly. It is for this reason that a lower co-funding ask has been
included, ensuring that the project is truly deliverable.

These figures have been reviewed by the Senior Capital Accountant as part of a detailed
sensitivity analysis to ensure that this submission would not have a result on the agreed
Torridge District Council capital programme and that the financial contribution was
deliverable. However,

Although the total co-funding requirement beyond the Levelling Up Fund commitment is
£3.3million, the implication of the phased development is that at no point should this full sum
ever be required. Working phase by phase should allow elements of the project to be builtout and then activated, including early sections of residential sold, financing elements of the
next part of the build process. The consultation work undertaken with igloo Regeneration in
2020 indicated possibilities for off-site modular construction, not only creating cost and
environmental gains but also creating less disruption within the town centre and creating a
faster build-process.
This project meets a range of national strategic objectives, as well as local ones. This will
ensure that the scheme will also be able to access additional funding from a range of
potential sources- including for the solar PV elements which will need to be developed
during the full design phase.
Post-pandemic funding opportunities are expected to focus on health, community and the
environment, whilst also stimulating economic “levelling up” across the country. Isaac‟s Yard
meets all of these criteria and an additional funding bid to support the heritage centre
component is expected to be submitted in July 2021.
A variety of potential additional investment routes have already been investigated. Upon
funding confirmation from MHCLG we will also immediately investigate additional funding
routes through the following;


Homes England

3.



NHS infrastructure investment



Public Health England



Devon Work Hubs (Devon County Council)



Historic England



Arts Council

IMPLICATIONS

Legal Implications
A Development Management procurement process is being undertaken in June 2021 with a
view to appointment in advance of the Levelling Up Funding bid. There has been strong
interest in the role.
A full procurement processes would need to be undertaken for the architectural contract and
additional services in advance of procuring the construction contract. Development work has
indicated that there is strong interest in all of these roles given the innovative nature of the
proposal and its alignment with local, regional and strategic objectives.
Legal Due Diligence, drafting and completion of the legal documentation associated with the
acquisitions and regranted leases will also be required.

Financial Implications
Temporary Accommodation savings – it is anticipated that elements of the existing property
will be allocated for TDC Temporary Accommodation. This would include, initially, two
residential units at the Mill Street Property and two at the refurbished Queen Street Property.
Calculations provided by accountancy demonstrates saving to TDC in using their own assets
for the purpose as follows;

Financial Summary
Annual Saving on current TA spend by placing into this

£26,319*

property
Housing Benefit Annual Income (net of estimated Voids)

£5,508*

Income from Garage and Car Space Rental

£1,200

Estimated annual running cost for the property

(£4,000)

Indicative annual borrowing cost for the property

(£21,600)**

Net annual saving on Revenue Budget

£7,427

Revenue returns
The cashflow projections produced in the financial model, indicate that the scheme will be
revenue producing surplus to borrowing by the end of 2027. With a forecasted revenue
stream in the region of £195,000.00 per annum, with a void estimate of 5%.

Running Costs
It is intended that service charges are applied across the whole scheme to cover running
costs and a sinking fund. This will also include provision for Management, although the
service for this may be derived from the in-house Estates team, supported by management
fees incorporated in the service charges.

Parking gains
Figures have been predicated upon a 5% increase in town centre footfall. Mapped out
across Bideford‟s car park that would equate to £34K uplift in parking revenue.

Business Rate gains
Business Rates are assessed with a Rateable Value broadly equivalent to the rental value
assessed by the DV. An increase to business rate base of £260,000 is projected for the
Isaac Yard Development. The current business rate multiplier is 50p in the £1, so additional
business rates of £130K would be levied in the first instance. As a District Council, Torridge
retains 40% of business rates collected.

However it is likely that Small Business Rate Relief would be applicable for the majority of
businesses occupying units. So the actual additional business rates paid would be
substantially less. Without knowledge of the makeup of future tenants the financial benefit
from business rates of the development can only be estimated; a financial benefit to Torridge
Council (assuming the current system of business rate retention is in place) of £20K - £25K
would be a reasonable estimate.

The rateable value for Heard Brothers Garage is currently £11,250 (rates payable
£5613.75). However, no rates are currently paid due to Small Business Rate Relief.

Council Tax gains
Council Tax – Band C - £1,873.82 for 2021/22 – per property = potentially £29,981.12 pa
(pre-inflation), however the vast majority of Council Tax collected by Torridge Council is
passported to its preceptors, with Torridge‟s share being circa 8.5%, so increased council
tax income would only amount to circa £2.5K.

Timescale for borrowing (based upon Public Works Loans Board)
As a Local Authority Land Owner our property investment commitments can be viewed on a
short, medium or long term basis. Holding an asset in our own district provides advantages
beyond those of an institutional investor and the benefits may not just be financial.

As this investment is within our own district, the performance is relevant over the longer term
and hence timescale for borrowing can be in excess of 20 years, allowing Torridge District
Council to benefit from income and capital growth, as well as the repayment of borrowings.

Human Resources Implications

Delivery of Isaac‟s Yard will require significant input from the Economic Development Officer,
Economic Development Project Officer, Estates Manager and Estates team. Ongoing
recruitment considerations within the teams will take into consideration the necessary
involvement in this project.

An expert Development Manager is being procured in June 2021 to drive the project to Full
Planning. The costs for this have been included within the financial development appraisal.

A Yard Animator, someone to actively manage the site and events taking place within and
around it, will need to appointed to curate vibrancy and ensure optimum operation of the site
from the start of the Meanwhile uses. A site maintenance team will also need appointing.

It is intended that the majority of the costs will be covered by service charges operating as
part of the scheme.

As a residential development in the heart of town there will also be Waste and Recycling
implications, which will need taking into consideration as part of the design phase.

Sustainability/Biodiversity Implications

Full biodiversity studies will need to be commissioned as part of the Planning process.

The Rural Community Energy Fund has previously agreed to fund a feasibility study into the
use of Ground Source Heat Pumps and PV Solar in order to achieve a carbon neutral
energy (excluding scope 3 emissions) site, in line with Torridge District Council‟s Climate
Emergency declaration. At the time of writing we are awaiting confirmation that this is still
available. Sustainability factors will also be taken in o consideration when addressing
construction methods to minimise the carbon footprint of construction, including minimising
the release of stored carbon.

Equality/Diversity

Isaac‟s Yard has equality and diversity at its heart, with the community hub playing a driving
role to strengthen this across the town and wider area. Accessibility will need to be designed
into the scheme, especially given the topography of the site.

The events programme should also seek to be diverse and to support a broad range of
demographics and elements of our community.

Engagement in May 2021 has taken place with a number of agencies in order to ensure that
proposals support the 7 protected characteristics. A letter of support for the project has been
provided by Sunrise Diversity.

Risk Management

Without the support of Members, Officers and Full Council, there is the key risk that Isaac‟s
Yard will not receive the substantial amount of financial grant funding from the Levelling Up
Fund. Approval to underwrite the co-funding is a key aspect of the deliverability rating of the
scheme and will enable the project to develop significant momentum.

The nature of the scheme proposed seeks to mitigate the financial exposure of the Council
to substantial amounts of financial risk. The scheme seeks to achieve income and capital
revenue from a number of sources across a number of use sectors, thereby spreading the
risk. The nature of some of the end users also increases the opportunity to obtain additional
funding from other public sector sources whilst efforts to address deprivation and create
sustainable environmental benefits should also create access to other funding sources.

The receipt of funding from the Levelling Up Fund would enable the initial acquisition of the
site and site enabling works. Additional financial exposure can then be taken on measured
against suitable levels of risk.

There is an element of short-term risk for longer term gain. An example of the success of
Caddsdown is the Council‟s commitment to a comprehensive scheme, which now offers a
reputable business space opportunity which has consistently produced growing returns.

There is also a significant reputational risk to Torridge District Council of being seen to not
support regeneration or boost its local economy in the post-Covid-19 world. This submission
has been based on detailed community and partner engagement and received hugely
positive feedback, with letters of support provided by partners including Devon County
Council, Bideford Town Council, Bideford Bay Chamber of Commerce, FSB, South West
Business Council, North Devon UNESCO Biosphere Reserve, TTVS, Red Earth, a range of
private businesses including retailers and hospitality and also a group of locally based young
entrepreneurs.

A full Risk Register has been compiled for the submission.

Compliance with Policies and Strategies

This project delivers upon a significant range of local and national strategies as well as highlevel national studies.
 Emerging Northern Devon Recovery Prospectus (June 2021) – which contains four
key strands of focus.
o Economy & Innovation
o Skills & Aspirations
o Business Environment

o

Connected Communities

Isaac‟s Yard aims to address all of these strands to take a holistic approach to supporting
Torridge, and wider northern Devon, to truly build back better.
 Team Devon Covid 19 Economy and Business Recovery Prospectus (June 2020)Isaac‟s Yard seeks to be the most significant element of Torridge‟s “Reset” phase,
transforming the economy, addressing embedded deprivation issues and supporting Climate
Emergency goals by delivering a site in the heart of the town which benefits “Our
businesses”, is in itself creating a better “Place” whilst supporting “our People”. By
positioning itself at the heart of a green development and, working in partnership with the
North Devon UNESCO Biosphere Reserve, will also enhance work to capitalise on “Our
Opportunities” around natural capital, Big Data and a renewed economic direction.
 Build Back Better, Grimsey Review Covid-19 supplement (June 2020)- delivering a
vision of a town centre in a post-retail driven world. The Isaac‟s Yard project delivers on
all 3 of the key core threads of localism, leadership and green spaces which delivers
heavily on the experience economy as many people admit that we have reached “peak
stuff”, in a society where ethics and environmental principles are coming a stronger part
of decision-making. “The challenge of building back better isn’t about trying to restore
outdated structures and propping up narrow vested interests. It’s about drawing up a new
intergenerational contract between all communities and local and central government.
Ultimately, though, it’s about a world beyond just retail” (page 21).
 Sir John Timpson (2018) The High Street Report – our project directly responds to the
recommendations of the High Streets Expert Panel, which state that “the town centre of
the future should attract local people to take part in a variety of activities - including
dining, leisure and sport, culture and the arts, entertainment, medical services, and many
more uses”, such as business premises, offices and residential, including affordable
housing. Our project also addresses the highlighted major obstacles that prevent
communities from reshaping their towns “to provide spaces fit for the future”: by bringing
the community together through innovative consultation methods to discover a shared
and central purpose; by bringing in specialist expertise in space design; by working
closely with Planners to find imaginative solutions to site constraints; and through
inspirational and forward-looking local leadership.
 House of Commons, Housing, Communities & Local Government Select Committee
(2019) High Streets & Town Centres in 2030 - our project supports the report‟s future
vision for town centres as “activity-based community gathering places where retail is a
smaller part of a wider range of uses and activities and where green space, leisure, arts
and culture and health and social care services combine with housing to create a space
based on social and community interactions.” The project also responds to the
recommended means for „getting there‟: through a visionary strategy for the town centre
which has the backing of the local community; through strong leadership and
collaboration; through public intervention and resources to enable significant structural
change; and through distinctive positioning/branding of the offer.

 Mary Portas (2011) The Portas Review: An independent review of the future of our
high streets – our project is inspired by the findings and recommendations of The Portas
Review: “My vision for the future of high streets is of multifunctional and social places
which offer a clear and compelling purpose and experience that‟s not available
elsewhere, and which meet the interests and needs of the local people.” Our project
supports the reports recommendations by developing a community-led and owned vision
for the town centre; by collaborating to create an imaginative and unique new space,
breathing new community and economic life into the town; by creating and investing in
social capital to catalyse new economic capital; by creating new reasons to visit and
spend time in the town; by encouraging and nurturing new food & drink traders and other
start-up businesses in a vibrant town centre location; and by putting in place a visionary
and strategic „Town Team‟ to lead the project.
 Our project supports the aims of Government‟s Budget 2018: Our Plan for the High
Street, by bringing in expert advice on helping high streets to adapt and thrive; by
strengthening and creating new community assets; and by taking action to help the town
centre transform and evolve to make it “fit for the future.”
 House of Lords Select Committee on Regenerating Seaside Towns and
Communities (2019) The Future of Seaside Towns – this project addresses many of
the highlighted issues in this report and supports recommended actions associated with
seaside and coastal towns through: restoration and enhancement of the public realm and
of cultural heritage assets that make the town unique through capital investment;
diversification of the town‟s offer and economy through new cultural events, food and
drink opportunities, and new business accommodation; enhanced digital connectivity
within new business incubation accommodation; new high quality housing stock, including
affordable housing; and enhanced health and wellbeing services delivered through a
multi-agency partnership approach.
 British-Irish Parliamentary Assembly (2019) Final Report on The Revitalisation of
the High Street – our project delivers a range of practical actions highlighted in this
report that local government, business groups and communities can take to help the high
street/town centre, including: setting out a clear long-term vision for the town centre;
ensuring strong leadership and community buy-in; responding to changing shopping
behavior and striking a new balance between retail and experiential attractions, including
new leisure opportunities; delivering place making and public realm improvements to
attract visitors and increase dwell time; and increasing access to the town centre and
High Street.
 Our project supports Government‟s Industrial Strategy: Building a Britain fit for the
future (2017) creating an incubation centre for the supported planning, start-up and
growth of specialist food & drink businesses which aligns with the five foundations of
productivity: ideas, people, infrastructure, business environment and places/prosperous
communities; focusing on a local core strength and distinctive asset; and adding
significant value to local agricultural output and produce.
 This development also supports the Heart of the South West LEP’s Strategic
Economic Plan 2014-2030 by (a) creating conditions for growth (through new „enterprise
infrastructure‟, „stimulating enterprise and growth‟ and new „skills infrastructure &

facilities‟); (b) maximising productivity & employment (through a new „strategic
employment site‟ and support for „reaching new markets‟) and (c) capitalising on our
distinctive assets (maximising the skills and employment opportunities aligned to
transformational opportunities in our area).
 Provide avenues to strengthen the Heart of the South West LEP’s Local Industrial
Strategy’s ambition to further Digital Futures, including Big Data and environmental tech,
in particular through a partnership with the North Devon UNESCO Biosphere Reserve‟s
Digital Biosphere project.
 Our project also supports national and regional health strategies with a
health/community hub at its core delivering health and wellbeing support at the heart of a
community with the third lowest life expectancy of all market towns in the county (Public
Health Devon 2014, Joint Strategic Needs Assessment). The project supports Public
Health England’s Strategy 2020-25 by working to narrow a recognised health gap,
reduce inequalities, and prevent poor health through a joined-up place-based approach. It
has adopted the recommendations of the Putting Health into Places (2019) report to codesign health responses between the Local Authority, health authorities, voluntary sector
and design professionals.
 We are committed to a net zero-carbon development which is consistent with the UK
Parliament, Devon County Council and Torridge District Council Climate Emergency
Declarations (2019). Linked to these declarations, we support and are contributing to the
development of a Devon Carbon Plan and are developing a Torridge Carbon,
Environment & Biodiversity Plan. Additionally, the development will incorporate a
range of sustainable features, including to reduce energy/water demand, improve
energy/water efficiency, incorporate renewable and low carbon technologies, use of
locally sourced and/or recycled construction materials where appropriate, to increase
resilience to climate change, and to deliver net positive biodiversity gains.
 Delivers on all of the Northern Devon Tourism Strategy (2018-2022)‟s central facets“Developing the tourism product”, “Engaging and connecting with visitors” and also
“Developing capacity and capabilities”.
Furthers the Digital Northern Devon Strategy (2018) by strengthening the digital maturity
of northern Devon, harnessing the strategic priorities to “Deliver the right kind of economic
growth” and “Unlocking potential through collaboration” whilst also furthering the need to
“Get people digital”.

Data Protection (GDPR) Implications

No personal data is being collated / collected.

Lead Member Views

This project was unanimously supported by Full Council for the Future High Street Fund
submission and I very much look forward to the same backing for this bid. It‟s the right
proposals for the town and for the wider district and it should receive our full backing.
Date of Consultation- 4.6.2021

Council Leader Views
Isaac‟s Yard needs to act as a catalyst for further future development for Bideford, creating
opportunities for businesses, residents and being a great place to attract visitors as well. But
it also needs to be a statement of intent for future projects across the whole of Torridge.
Date of Consultation-

4.

CONCLUSIONS

The Future High Street Fund disappointment has provided the opportunity to develop a more
detailed and deliverable scheme, learning from the feedback from MHCLG. Isaac‟s Yard
remains undoubtedly the most significant regeneration opportunity for Torridge given the
multiple dimensions of the scheme.

We must therefore ensure that Torridge District Council not only maximises the opportunity
of the Priority status and the Levelling Up Fund but is also seen as being a local authority
which is determined to invest in its people, places and economy whilst also respecting the
Climate Emergency declaration.

In order to do this and make the Bid to the Levelling Up Fund successful, we need Member
commitment to the co-funding element of the project.

5.

RECOMMENDATIONS

That Members:


In consideration of the costs and risks associated with the project highlighted in
Appendix A (Part 2 )- financial sensitivity analysis which forecasts that investment
costs of the project will be recoverable through returns approve;
o

That the Capital Programme be increased by £10.9 million covering the full
cost of the scheme.

o

To underwrite the costs net of external grants of £3.3 million to fund the
project and submit the bid to MHCLG.

o

That the funding requirement will take the form of external borrowing.

o

That the Council‟s external borrowing limit be increased by £3.3million to
£9.9million

SUPPORTING INFORMATION

Consultations:

Date of Consultation – 3/6/21
Officers Consulted – Chief Executive, Head of Communities
and Place, Head of Legal and Governance, S151 Officer

Contact Officer:

Economic Development Officer

