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	 The first plan covers the first three years 
includes all of  the projects that are either on 
site at the moment or committed.   

	 The second plan shows the long-term 
masterplan and how it can reach into the 
surrounding areas around the town centre. 
It shows substantial new mixed use quarters 
to the east and west of  the centre and the 
removal of  Angouleme Way to allow the 
retail centre to expand further. 

The project matrix is intended to be a realistic 
assessment of  development viability but it is not 
intended to be a prescriptive phasing timetable. 

While this is not a regeneration strategy, 
the statutory planning process requires the 
consideration of  deliverability. We have therefore 
briefly assessed the 62 projects set out in the 
previous section in terms of  likely viability, 
funding and deliverability. The results of  this 
exercise are set out on the phasing plans and in 
the project matrix on the following pages. This 
matrix shows that in terms of  deliverability the 
projects fall broadly into three types which are 
colour coded on the project matrix:

	 Market-led schemes: These will be 
brought forward by the market without 
the requirement for public intervention 
or subsidy. The main requirement of  the 
planning system in respect of  these schemes 
is to ensure that planning policies and 
allocations reflect the masterplan. 

	 Mixed projects: There are some projects 
that are viable but are likely to require an 
element of  public intervention. This will 
range from a full joint venture between the 
council and a developer such as at Townside, 
to assistance with land assembly as in The 
Rock scheme. In these cases the involvement 
of  the council is necessary to assemble the 

land and ensure a comprehensive approach to 
regeneration. 

	 Public projects: Finally there are projects 
that can only be undertaken by the 
public sector. These include public realm 
improvements, the development of  public 
facilities such as the leisure centre, college, 
and police and fire stations. However even 
in these situations a degree of  public private 
partnership is likely and funding is likely to 
come from a combination of  Section 106 
requirements and land receipts. In the case of  
S106 we recommend that the council explores 
the potential for a public realm 106 formula 
of  the kind pioneered by Holbeck in Leeds so 
that all new development contributes to the 
cost of  public realm works. 
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