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1 INTRODUCTION 

a) Introduction 

1.1 Quod is instructed by Dawnan Limited, Stuart Partners Ltd. (SP) and South West Water Limited 

(SWW), who collectively have development interests in the Derriford area at Crown Hill.  A plan 

which broadly shows the area of each party’s ownership is appended at Document 1. 

1.2 Dawnan Limited was a major contributor to the evidence base at the Core Strategy.  

Representations on behalf of Dawnan Limited and SWW to the Issues and Preferred Options 

consultation of the Derriford and Seaton AAP and the Pre-Submission consultation of the AAP 

(February 2011) were submitted by RPS and the latter are appended at Document 2. 

1.3 As set out in Dawnan and SWW’s previous representations, the identification of the former Seaton 

Barracks site as the new District Centre for Derriford is directly contrary to Area Vision 9 of the Core 

Strategy (April 2007), which was considered sound by the Inspector, and states inter alia:- 

 “3. To develop a district shopping centre, centred on the west side of 
the A386, to support the surrounding residential and commercial 
communities but with potential to grow once it is demonstrated that it will 
not undermine the development of the City Centres shopping role.” (our 
emphasis) 

1.4 The revised pre-submission consultation version of the AAP has not addressed Dawnan and SWW’s 

concerns set out in their previous representations.  These representations therefore still stand and 

are not repeated in full in this document.  However, Dawnan, SP and SWW strongly raise a number 

of further objections to the Revised Pre-Submission draft, which are set out below. 

b) Outline of Objection to Revised Pre-Submission AAP 

1.5 Dawnan and SWW’s strong objection to the AAP still stands.  Specifically, Dawnan, SP and SWW 

object to: 
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• the proposed location of the new District Centre (proposal DS16 and strategic objective 4).   

Instead, the new District Centre should be allocated on their land forming Glacis Park 

(proposal DS12); and 

• the extent of the Glacis Park green corridor (proposal DS21) as shown on the Proposals 

Map. 

1.6 Having regard to the Council’s evidence base to the AAP and the aims and objectives of the Core 

Strategy, we consider the proposed District Centre should be focussed on the Dawnan/SP/SWW 

land to the west of Tavistock Road, consistent with the options promoted in the Preferred Issues 

and Options AAP.   

1.7 There have been no material changes in circumstances which support a change in the location of 

the District Centre from the west of Tavistock Road (as endorsed by the Core Strategy) to the east.  

Furthermore, the Council’s evidence base does not provide sufficient or robust justification for the 

proposed location of the centre to the east of Tavistock Road. 

1.8 In considering the appropriate location for the new District Centre at Derriford, the Inspector could 

not have been clearer in his conclusions with regard to Derriford and entirely supported the 

approach of the Council with regard to the planning at Derriford through a strategic approach 

stating at paragraph 3.20 of his report:- 

 “The Council is correct, in my view, to follow a cautious approach to the pace 
of change being planned for at Derriford, and the Core Strategy should not 
be driven by short-term commercial considerations. 

 The Core Strategy states that a District Centre located to the west of 
Tavistock Road would offer the best long term solution.” (our emphasis)  

1.9 Since the publication of the Pre-Submission consultation in February 2011, Roger Tym and Partners 

have prepared a revised retail and centres study (May 2012).  This does not provide a sufficient 

evidence base or justify a material change in circumstances to justify taking a different approach 

from that set out in the Core Strategy and is considered in the following section of this report. 
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2 ROGER TYM REPORT 

2.1 As part of their evidence base to the Core Strategy, Plymouth City Council has commissioned Roger 

Tym and Partners to prepare a Retail and Centres Study.  This study is intended to build on the 

previous retail study completed by Cushman and Wakefield in 2006 and updated in 2009, 2010 and 

2011.  The conclusions of the Cushman and Wakefield report were summarised in Section 2 of 

Dawnan and SWW’s previous representation (appended at Document 2). 

2.2 The Roger Tym report continues to support the need to ensure that the development of a District 

centre at Derriford does not prejudice investment in the City Centre and provides a long-term 

solution.  Paragraph 2.19 states: 

“In terms of meeting this future need, the City Centre is the ‘priority location for 
accommodating new floorspace’. This remains the stated priority for the term of 
the plan. (Policy CS06 City Centre). However, a secondary centre at Derriford will be 
an additional location for retail investment once the performance of the City Centre 
is established.” 

2.3 The report emphasises the need to careful timing of the delivery of additional floorspace at 

Derriford and states at paragraph 6.58: 

“A cautious approach which anticipates no growth at the City Centre would suggest 
that the floorspace set out in the Derriford and Seaton Pre Submission draft AAP is 
a maximum, whereby impact is less than 10%. Development should also be phased 
appropriately to enable the City Centre to respond. This Study shows that there is 
an identified need for a first phase of development, which should be food led and 
which should be operating by 2016. To enable the scheme to establish and for the 
City Centre to respond the second phase of development should be phased 
towards the end of the plan period post 2021 and following a reassessment of 
needs and impacts nearer the time.” 

2.4 The report’s recommendations in Table 6.7 state with regard to Derriford: 

“However it is considered the impact of allowing too much comparison floorspace 
which is directly comparable with floorspace in the City Centre may compromise 
rather than compliment the City Centre. The range of goods, and size and number 
of units should be controlled to limit impact on the City Centre although there 
should be sufficient mass to enable a viable scheme. The draft Derriford and Seaton 
AAP suggests that the new district centre would come forward in two phases. It is 
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considered that a smaller scheme in phase 1 of around 8,500 sq m net for 
comparison and convenience goods should be considered.”  

2.5 There is therefore nothing in the Roger Tym report which suggests the need for a different 

approach to be taken than that advocated by the Inspector at the Core Strategy examination. 
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3 COMPLIANCE WITH THE CORE STRATEGY 

 

3.1 Dawnan and SWW’s previous representations to the Pre-Submission AAP set out the approach of 

PPS12 in relation to the allocation of strategic sites for development in the Core Strategy.   

3.2 The adopted Plymouth Core Strategy allocates a broad but geographically specific location to the 

west of Tavistock Road for a new District Centre.  The allocation is however not site-specific.  The 

Inspector found that allocation to be Sound.  Accordingly, unless an amendment to the Core Strategy 

is progressed, the AAP should promote a site for a new District Centre within this broad location to 

the west of Tavistock Road.  As drafted, the AAP is contrary to the Core Strategy and is therefore 

neither compliant nor Sound. 

3.3 The proposed location of the new district centre for Derriford on the Seaton Barracks site is directly 

contrary to the Core Strategy.  Not only does Area Vision 9 specifically state that the District 

Shopping Centre should be centred on the west side of the A386, paragraph 5.78 of the Core Strategy 

gives the reasons for doing so.  It states:- 

“The most appropriate and flexible long term opportunity to develop the new 
district centre lies to the west of the A386.  This general location: 

• is well related to the identified spatial gap in retail provision, which lies to the 
north-west, and therefore can be most easily accessed through new links to the 
adjoining neighbourhoods; 

• has the greatest potential for active frontage to the A386 - which is important 
in terms of urban form; and 

• has the greatest potential to grow in the long term – providing flexibility to 
deliver the Council’s long term vision for Derriford.”  

3.4 The Seaton Barracks site, to the contrary, is poorly-located to the communities it would serve and 

requires additional land to be subject to CPO to deliver the further phases of development (see 

page 83 of AAP). 
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3.5 The revised Pre-Submission draft AAP, at paragraph 7.9, now lists the reasons why the Seaton 

Barracks site is the most suitable location for a new District Centre.  Whilst there may be some 

reasons to commend the Seaton Barracks site, the advantages set out in paragraphs a-g under 

paragraph 7.9 do not address the issue of the significant barrier of the A386.  Whilst Policy DS02 

states that development proposals should support measures to reduce the severance to pedestrian 

and cycle movements caused by the A386, there are no specific proposals to address this at the 

District Centre site. 

3.6 This issue was one of the principal reasons that the Inspector at the Core Strategy examination 

concluded that the location to the west of the A386 was most appropriate.  Paragraph 3.22 of the 

respective Inspector’s report is incredibly clear in this regard and states:- 

 ”At this point, the balance of evidence persuades me that the focus of the new 
district or larger centre should be to the west of the A386 and not to the east.  
Notwithstanding the very considerable employment uses, including Derriford 
Hospital, situated to the east, clearly serving those uses will be only one of the 
new centre functions.  In contrast, in so far as the A386 is somewhat of a 
barrier, there is clearly much greater potential for the longer term expansion 
and future success of the new centre if it looks to the west of that road with 
the focus on the large existing and future residential areas to the west and 
north-west.” (our emphasis) 

3.7 There has been no change in circumstances since this conclusion and the A386 still remains a 

significant physical barrier between the district centre and the communities that it would serve. 
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4 PRINCIPAL OBJECTIONS 

4.1 Our principal objections to the AAP remain as those set out in Dawnan and SWW’s previous 

objections to the Pre-Submission draft AAP.   

4.2 The adopted Plymouth Core Strategy was based on an up to date and very comprehensive shopping 

study by Cushman Wakefield (2006) (see paragraph 3.36 of Inspector’s report) and the new Retail 

and Centre Study prepared by Roger Tym and Partners does not alter the principal reasons that the 

Inspector found that a site to the west of the A386 was the most appropriate.  The Core Strategy 

thoroughly tested the approach to the location of a new district centre at Derriford and determined 

that the most appropriate location for it should be to the west of the A386.   

4.3 It follows that any proposals contained within the AAP which are not consistent with the Core 

Strategy should be considered unsound. 

4.4 The Core Strategy Inspector considered the land to the east of the A386 and considered that there 

was much greater potential for the long term, future success of the new centre located to the west.   

4.5 The Council’s evidence base does not provide sufficient or robust justification for shifting the location 

of the proposed District Centre from the west to the east of Tavistock Road.  In fact, the delivery plan 

acknowledges that CPO is necessary for anything other than an initial stage of delivery of the District 

Centre.  On the contrary, the Dawnan, SP and SWW land is in three ownerships, there is an agreed 

approach to development of the land, and there are no barriers to delivery which cannot be resolved 

in time to deliver a proper long term solution for the new District Centre to form the ‘heart’ of 

Derriford. 

4.6 The Roger Tym and Partners Retail and Centres Study (May 2012) does not consider the deliverability 

of sites for the new Derriford District Centre.  This was however considered in Cushman Wakefield’s 

2011 update report and their November 2009 report.   

4.7 The November 2009 report recommended the Dawnan and SWW land as the commended location 

for the first phase of the District Centre.  Incredibly, merely a year and a half later, the same 
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consultants were commissioned by the Council to provide an update to their 2009 report and in 

doing so they have reached an entirely different conclusion on the location for the District Centre. 

4.8 There have been no material changes in circumstances which indicate that the Dawnan/SP/SWW 

land is any less deliverable than previously thought.  Furthermore, the 2011 update report continues 

to conclude that the Dawnan/SWW land offers the best opportunity to meet growth. 

4.9 Contrary to Cushman Wakefield’s latest report, the objectors consider that there are no impediments 

to the delivery of a District Centre on land to the west of the A386 by 2016. 

4.10 The entire Crownhill site consisting of Dawnan/SWW/SP land could be redeveloped once the section 

of the SWW’s water works owned by SWW have become surplus to the requirements of SWW, which 

will be on or before 2016. 

4.11 SWW has been investigating alternative advanced treatment technology.  Such technology requires 

less land and consequently has a shorter construction period meaning that relocation would occur in 

a shorter, not longer, timescale.  Like any major capital investment project, these investigations are 

on-going and all options need to be thoroughly assessed.  SWW has recently invested £1m in the 

relocation project, through agreeing a tender for a temporary plant to test the new technology, 

which will be constructed in December 2012 and run for a year until December 2013.  SWW will be 

applying to Plymouth City Council for approval for the temporary structure in the next few weeks.  

Subject to receiving the necessary consents, it is intended to start construction of the new water 

works in 2014, which will free up the Crownhill site for redevelopment for an alternative use.   

4.12 Nevertheless, it is important to recognise that it is not a policy requirement to deliver the District 

Centre by 2016.  Furthermore, the Inspector was clear that the choice of site for the District Centre 

should not be compromised by short term gains at the expense of the long term vision for a bi-polar 

growth area at Derriford. 

4.13 The relocation of the water works to land in North Plymouth is a critical part of SWW’s business plan, 

with regard to wider, regional infrastructure investment.  This will be part of a strategic programme 

to relocate the Crownhill plant to a modern, efficient works and provide adequate supply of drinking 

water to the communities served and allow head room for expansion of new communities and 

industrial requirements.  The land in North Plymouth already contains an enclosed ‘raw’ water 
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reservoir and the eventual new facility will add substantial operational benefits to the water works.  

SWW owns the land in North Plymouth and the relocation is not contingent on any further action 

such as CPOs.   

4.14 The relocation of the SWW site is therefore a critical part of their long term strategy for North 

Plymouth.  Even in the event that the land is not available to deliver the District Centre by 2016, this 

should not be the principal driver to alter the location of the site for the new District centre from one 

which was previously considered to be Sound by an Inspector to one which was not.  The land will 

become available and, without planned redevelopment, has the potential to become a substantial 

‘hole’ in the heart of Derriford. 

4.15 On a related matter, the full development potential of SWW, SP and Dawnan land ownership (Glacis 

Park) is being further constrained by the Council’s allocation of the Glacis Park Green Corridor 

(proposal DS21).  The green corridor abuts proposal DS12.  We consider that the north-eastern 

boundary of the green corridor is drawn too widely so as to reduce the available land on which 

development can take place on the SWW, SP and Dawnan land.  There is no evidence to support the 

extent of the proposed park’s boundary. 
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5 SUMMARY 

5.1 In summary our objections remain as previously set out in our representations to the Pre-Submission 

draft and are as follows:- 

• the Inspector, in his report and to the examination of the Core Strategy, could not have been 

clearer in his conclusions that Derriford should be planned for strategically and not driven by 

short term commercial considerations.  The current AAP proposals are contrary to this 

objective; 

• the AAP is contrary to the adopted Core Strategy in that it seeks to promote the location of 

the new district centre on land to the east of Tavistock Road rather than a location to the 

west – a fact readily acknowledged by the Council’s own consultants;  

• a change to the broad location of the district centre can only be advanced via an amendment 

to the Core Strategy rather than progress through the AAP – the AAP is unsound as a 

consequence;  

• the location of the District Centre being promoted through the AAP is not based upon a 

sound or credible evidence base;  

• the boundary of the Glacis Park green corridor has been drawn too widely and reduces the 

development potential of Glacis Park and its contribution towards a bi-polar growth centre at 

Derriford; 

• the Cushman Wakefield report (and the Roger Tym and Partners Retail and Centres Study) 

provides scant information with regard to the feasibility and deliverability of a new district 

centre on the Seaton Barracks site (as proposed by policy DS17) and in fact the deliverability 

table suggests that CPOs are necessary, which is not the case with the Dawnan, SP and SWW 

land; 
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• notwithstanding that the Seaton Barracks site is contrary to the Core Strategy, there is no 

evidence base presented to demonstrate that the significant physical barrier of the A386 can 

be overcome; 

• the Seaton Barracks site has limited ability to enable the growth of the area.  It is a short 

term solution and fails to address and secure the future long term growth aspirations for the 

area supported by the Core Strategy.   

5.2 We consider that the proposal for a new district centre should be located on the Dawnan/SP/SWW 

land, i.e. this land should form the basis of proposal DS17.  This will require a considerable redrafting 

of Chapter 7 of the AAP.  Furthermore, the extent of land allocated as part of proposal DS12 appears 

overly constrained. 
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DOCUMENT 1 – PLAN OF SITE OWNERSHIP 

 
Note: Cross-hatched land is owned by Plymouth City Council.  Remainder of land within site ownership is owned 

by Dawnan Ltd., Stuart Partners Ltd and South West Water Ltd  
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DOCUMENT 2 – DAWNAN AND SWW OBJECTIONS TO PRE-

SUBMISSION DRAFT AAP  
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1 INTRODUCTION   

a) Introduction

1.1 RPS is instructed by Dawnan Limited and South West Water Limited (SWW), who collectively 
have development interests in the Derriford area at Crown Hill. A plan which broadly shows the 
area of each party’s ownership is appended at Document 1. 

1.2 Dawnan Limited was a major contributor to the evidence base of the Core Strategy. RPS has 
also submitted representations on behalf of Dawnan Limited to the Issues and Preferred Options 
consultation of the Derriford and Seaton AAP (2006 – 2021). 

b) Outline of Objection to AAP

1.3 Dawnan and SWW strongly object to the proposed location of the new district centre (proposal 
DS17/strategic objective 4). Specifically the new district centre should be allocated on their land 
forming Glacis Park (proposal DS12). We also strongly object to the extent of the Community 
Park (proposal DS21) as shown on the Proposals Pap.  

1.4 The boundary of the Community Park (proposal DS21) intrudes significantly on the potential 
developable area of Glacis Park (proposal DS12). DS12 is a key site in meeting the need for 
significant development at Derriford. We object to the boundary of DS21 and consider that it 
should be more tightly drawn to maximise and realise the full development potential of Glacis 
Park, the ownership of which is in the control of SWW and Dawnan. The evidence base does not 
justify the proposed boundary of the Community Park. Furthermore, it conflicts with the 
discussions between the objectors and the Council that have taken place over number of years.  

1.5 Having regard to the Council’s evidence base for the AAP and the aims and objectives of the 
Core Strategy, we consider the proposed district centre should be focused on the Dawnan/SWW 
land to the west of Tavistock Road consistent with the options promoted in the Preferred Issues 
and Options AAP. There have been no material change in circumstances which support a 
change in the location of the district centre from the west of Tavistock Road (as endorsed by the 
Core Strategy) to the east. Furthermore the Council’s evidence base does not provide sufficient 
or robust justification for the proposed location of the centre to the east of Tavistock Road.  

c) Location of the new district centre at Derriford

1.6 The issue of where the most appropriate location for the new District Centre at Derriford was 
discussed in great detail at the Examination into the Core Strategy in 2007. In particular at 
paragraph 3.22 of his report of the examination (April 2007) the Inspector stated: 

“At this point, the balance of evidence persuades me that the 
focus of the new district or larger centre should be to the west of 
the A386 and not the east.” (our emphasis) 

1.7 These conclusions are reflected in Area Vision 9 of the Core Strategy (April 2007), which was 
considered Sound by the Inspector, and states inter alia: 

“3. To develop a district shopping centre, centred on the west side 
of the A386, to support the surrounding residential and 
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commercial communities but with potential to grow once it is 
demonstrated that it will not undermine the development of the 
City Centre’s shopping role.” 

 
1.8 The Council’s proposal in the Pre-Submission APP (policy DS17/objective 4)) is to locate the new 

district centre on land comprising the former Seaton Barracks Parade Ground to the east of the 
A386 (Tavistock Road) contrary to the adopted Core Strategy.  

1.9 The Inspector could not have been clearer in his conclusions with regard to Derriford and entirely 
supported the approach of the Council with regard to the planning of Derriford through a strategic 
approach stating at paragraph 3.20 of his report: 

“The Council is correct, in my view, to follow a cautious approach 
to the pace of change being planned for at Derriford, and the Core 
Strategy should not be driven by short-term commercial 
considerations.” 

1.10 The Core Strategy states that a district centre located to the west of Tavistock Road would offer 
the best long term solution.  
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2 CUSHMAN WAKEFIELD REPORT 

2.1 Cushman Wakefield were commissioned by the Council to update their 2009 report (Report on 
the Proposed New District Shopping Centre) as part of the evidence base supporting Pre-
Submission AAP in respect of the location of the new district centre at Derriford.  

2.2 RPS understands that a draft of the Cushman Wakefield report was first made available to the 
Council in October 2010 with a subsequent draft prepared in December 2010 before a final 
version of the report was published in January 2011 and made available as part of the Pre-
submission AAP consultation.  

2.3 The draft AAP, according to the Council’s Cabinet report (18th January 2011) was in existence in 
November 2011. Accordingly, the Council had a very short period of time in which to formulate 
such an important policy decision in the APP relating to the location of the new district centre 
following the receipt of the draft report from Cushman Wakefield (the evidence base).  

2.4 The Council’s decision to relocate the district centre to land to the east of Tavistock Road, 
contrary to the adopted Core Strategy, appears to have been taken only a matter of a few weeks 
after the receipt of the Cushman Wakefield report. This gives the impression that the report was 
commissioned retrospectively to justify a decision which had already been made to relocate the 
district centre, for reasons unknown to the objectors, prior to the evidence base indicating which 
site would best meet the need for the new centre. 

2.5 The Cushman Wakefield report gives the impression, somewhat conveniently, that a location to 
the east of Tavistock Road is the most easily developable and delivered. The report focuses 
upon delivering new retail development by 2016 rather than ensuring any allocation provides the 
necessary best long term solution for growth consistent with the Core Strategy and the comments 
of the Inspector.  

2.6 Indeed, in contrast to other sites considered in the Cushman Wakefield report for the location of 
the new district centre, there is very little evidence advanced in support of the Barracks/South 
West Regional Development Agency (SWRDA) land as the preferred location. Indeed, the report 
identifies a number of potential issues with the SWRDA site, many of which we consider impose 
comparable constraints to development as those indentified for the Dawnan/SWW land. In 
particular, paragraph 8.7 of the report states: 

“In our view the site has some shortcomings. Firstly, the site is 
located to the east of Tavistock Road and therefore it would be 
contrary to Core Strategy policy which promotes the Major District 
Centre to the west of Tavistock Road.” 

2.7 Furthermore paragraph 8.52 states: 

“We do have some concerns about the suitability in terms of the 
size, visibility and access, including to the local residential 
neighbourhoods …” 

2.8 In contrast, the following comment is recorded in respect of the consultant’s assessment of the 
Dawnan/SWW land (paragraph 8.21): 
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“Looking forward, the SWW/Dawnan site offers the most potential 
for substantial new development by sheer virtue of its size. It 
could also accommodate significant levels of residential 
development...” 
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3 CORE STRATEGY 

3.1 PPS12 provides guidance in relation to the allocation of strategic sites for development in core 
strategies. The advice is directly applicable to the consideration of the compatibility of the AAP 
with the Core Strategy.  Paragraph 4.6 – 4.7 explain: 

“Core strategies may allocate strategic sites for development. 
These should be those sites considered central to achievement of 
the strategy. Progress on the core strategy should not be held up 
by inclusion of non strategic sites. 
 
The core strategy looks to the long term. It may be beneficial to 
delivery of its objectives for details of key sites to be included in 
it, where these sites are central to the achievement of the strategy 
and where investment requires a long lead-in. But in general the 
core strategy will not include site specific detail which can date 
quickly. Where core strategies allocate strategic sites, they must 
include a submission proposals map. It may be preferable for the 
site area to be delineated in outline rather than detailed terms, 
with site specific criteria set out to allow more precise definition 
through masterplanning using an area action plan (if required) or 
through a supplementary planning document (SPD). If it is 
necessary to allocate land which has not already been allocated in 
the core strategy, a DPD rather than SPD must be used.” 

3.2 The adopted Plymouth Core Strategy allocates a broad but geographically specific location to the 
west of the Tavistock Road for a new district centre. The allocation is however not site specific. 
The Inspector found that allocation to be sound. Accordingly, unless an amendment to the Core 
Strategy is progressed, the APP should promote a site for a new district centre within this broad 
location to the west of Tavistock Road. As drafted, the AAP is contrary to the Core Strategy and 
is therefore neither compliant nor sound.  

3.3 The focus for the urban centre, as made clear in the Core Strategy, should be on the west side of 
the A386. The role of the areas east of the A386 (including the Barracks site) is to provide mixed 
use development “complementary of the District Centre” (paragraph 5.79, Core Strategy). 

3.4 The delivery of the District Centre is a vital part of the success of Derriford as a secondary 
location for investment in the longer tem and the bi-polar strategy which is at the heart of the 
Core Strategy (paragraph 5.76, Core Strategy).  At the centre of this strategy is the ability for the 
retail centre to grow in the longer term (subject to not undermining the City Centre’s regional 
shopping role).  The SWRDA site is not of sufficient size to allow growth of the District Centre in 
the longer term.  Notwithstanding that the Core Strategy has already determined the location of 
the District Centre; the SWRDA site is clearly unable to provide an appropriate alternative 
location. 

3.5 The previous versions of the APP proposed two sites (A and B) as options for the location of the 
new centre. Both sites were located to the west of Tavistock Road consistent with the Core 
Strategy. The Council appears to be attempting a ‘U’ turn via the AAP rather than via a proper 
review of the Core Strategy for promoting an alternative and contrary location for the new district 
centre which ultimately undermines the Core Strategy. 
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3.6 Policy CS07 of the Core Strategy sets out a very clear approach to the Plymouth Retail 
Hierarchy.  With regard to Derriford, it states: 

“District Centres 
 
1.  In the Derriford area.  To provide a new heart for the north of 
Plymouth and support the area’s existing and proposed 
residential, commercial and health sector communities.  It will 
include a major food store, with complementary comparison 
goods shopping, residential, office, leisure and food and drink 
uses, and a public transport interchange on the proposed High 
Quality Public Transport network for the city.  It will be developed 
such that it can grow to play a wider role in Plymouth, but only 
when it is demonstrated through detailed impact assessment that 
further development will not undermine the regional shopping role 
of the City Centre and indeed that such development will deliver 
major economic benefits to the entire city.” 

3.7 The Core Strategy is therefore very clear that there should be a new District Centre including a 
food store, comparison goods shopping and other mixed uses and that it must have the potential 
to grow in the long term, in order to fully meet its strategic role.   

3.8 Paragraph 7.23 of the Core Strategy also makes it clear that Derriford is the “priority secondary 
location for new investment in the long term”, after the City Centre.  Development at Derriford 
must also be capable of being able to deliver major economic benefits to the entire City. 

3.9 Area Vision 9 of the Core Strategy identifies the broad location of the new District Centre at 
Derriford and states: 

“3.  To develop a district shopping centre, centred on the west 
side of the A386, to support the surrounding residential and 
commercial communities but with potential to grow once it is 
demonstrated that it will not undermine the development of the 
City Centre’s shopping role.” (our emphasis) 

3.10 In order to be in conformity with the Core Strategy, the new district centre at Derriford should 
therefore be: 

� Able to accommodate a major food store; 
� Able to accommodate a mix of complementary uses including comparison retail, capable of 

supporting a new heart to the north of Plymouth; 
� Be able to accommodate growth in the long term, subject to not undermining the 

development of the City Centre’s shopping role; 
� Be centred on the west side of the A386. 
 

3.11 The SWRDA site is not:

� Able to accommodate growth in the long term;  
� Centred on the west side of the A386; 
� Well related to the identified spatial gap in retail provision 
� Easily accessible through new links to adjoining neighbourhoods 
 

3.12 Locating the District Centre in the right location is clearly a fundamental objective of the Core 
Strategy. In paragraph 5.77 the Core Strategy states: 
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“This approach to retail provision at Derriford is driven by a 
positive need to address deficiencies in the existing shopping 
provision in the city and to direct some of the long term 
investment in retail development to a location which will serve the 
Council’s wider sustainability and economic objectives...It will 
also help ensure that in the long term, the network of centres is 
appropriately balanced.” 

3.13 Consequently any allocation in the AAP which undermine this strategy would not meet the wider 
sustainability and economic objectives. 

3.14 The Core Strategy acknowledges the need to create sustainable communities in the wider area 
around Derriford and states at paragraph 5.79: 

“In addition to the new District Centre, there is also a need to 
serve the wider development area of Derriford/Seaton through 
proposals that help create sustainable link to the communities, 
and to support the needs of the existing employment and health 
uses to the east of the A386. In this respect, the Council’s 
approach is to promote mixed use development that is 
complementary to its vision for a new District Centre and heart for 
northern Plymouth.”  

3.15 It is important to consider the Inspector’s report to the Core Strategy, because it provides 
background to the detailed discussions that took place at the Core Strategy Examination, which 
led to the adopted Core Strategy being considered ‘Sound’. The Inspector gave detailed 
consideration to what might be the most appropriate location for the new District Centre and, 
whilst he acknowledged that the Core Strategy was a spatial document and should not be site 
specific, he considered that an indication of broad location was “what was called for” (paragraph 
3.23) consistent with PPS12. 

3.16 The Inspector was also very clear that he considered that short term commercial interests should 
not prejudice long term planning goals. He states at paragraph 3.20: 

“The Council is correct, in my view, to follow a cautious approach 
to the pace of change being planned for Derriford, and the Core 
Strategy should not be driven by short term commercial 
considerations.” 

3.17 He underlines the importance of the process being led by the LDF at paragraph 3.21 and states: 

“I accept the point that a large shopping centre at Derriford could 
have a long lead time but that should not be allowed to exert 
undue pressure on decision making, properly led by the spatial 
planning approach of Plymouth’s LDF.” (our emphasis) 

3.18 In essence, the Inspector’s comment advises against realising short terms gains (e.g delivery of a 
large food store) at the expense of long term sustainable solutions for growth. The proposals for 
a new district centre located to the east of Tavistock Road in the AAP are contrary to the 
Inspector’s comments and will not realise the full potential of a new centre in Derriford. In contrast 
the redevelopment of the Dawnan/SWW land for a new district centre would ensure the long term 
vision and objectives for Derriford are fully met. 

3.19 Paragraph 3.21 goes on to consider the requirement for a centre that should be able to grow and 
states: 
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“I am in no doubt that the priority is to maintain the vitality and the 
viability of the city centre, and the pace of change at Derriford 
must be determined by that consideration. For that reason, the 
Council is correctly prioritising the work it needs to do on the 
AAPs for the City Centre and Derriford which will be progressed 
together. It may well be that Derriford grows beyond the size 
normally associated with a District Centre and becomes more like 
a town centre. The test as to whether it should be allowed to so 
expand will be related to whether any proposal would not 
undermine the regional shopping role of the city centre and would 
provide benefits for the rest of the city.” 

3.20 At 3.22 the Inspector is very clear that the proper strategic planning work has to be completed 
before developments come forward stating:  

“The debate on the main location for the new centre at Derriford 
highlights the need for those with interests in the area to wait until 
the proper survey, analysis and plan work has been completed 
before commitments are made that may prejudice the long term 
development of Derriford.”  

3.21 The Inspector also gave detailed consideration to the general location of the centre and states in 
paragraph 3.22: 

“At this point, the balance of evidence persuades me that the 
focus of the new district or larger centre should be to the west of 
the A386 and not the east. Notwithstanding the very considerable 
employment uses, including Derriford Hospital, situated to the 
east, clearly serving those uses will be only one of the new 
centre’s functions. In contrast, in so far as the A386 is somewhat 
of a barrier, there is clearly much greater potential for the longer 
term expansion and future success of the new centre if it looks to 
the west of that road with the focus on the large existing and 
future residential areas to the west and north west.” 

3.22 Paragraph 3.37 of the Inspector’s Report again expresses his concern about taking decisions 
without first undertaking the proper plan making process and states: 

“With regard to Derriford the concept is clear and will provide the 
necessary guide to determine the form, scale and precise location 
of the centre, and the rate at which it is deliverable, having regard 
to the need to carefully assess the impact of existing centres 
including important lead city centre. Criterion 1 of Policy CS07 
highlights the Council’s concern not to undermine the vitality and 
viability of the city centre by taking pre-emptive decisions about 
Derriford.”  

3.23 The issue of properly planning for the District Centre through the Core Strategy and subsequent 
AAPs was therefore paramount in the Inspector’s mind when he considered that the Core 
Strategy was ‘Sound’. 
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4 PRINCIPAL OBJECTIONS 

4.1 Our principal objections to the AAP are summarised below. 

4.2 The adopted Plymouth Core Strategy is based on an up-to-date and very comprehensive 
shopping study by Cushman Wakefield (2006) (see paragraph 3.36 of Inspector’s report) and has 
thoroughly tested the approach to the location of a new District Centre at Derriford and 
determined that the most appropriate location for it should be to the west of the A386.  

4.3 It follows that any proposals contained within AAP which are not consistent with the Core 
Strategy should be considered unsound.  

4.4 The Core Strategy Inspector considered the land to the east of the A386 and considered that 
there was much greater potential for the future success of the new centre located to the west.   

4.5 The Council’s evidence base does not provide sufficient or robust justification for shifting the 
location of the proposed district centre from the west to the east of Tavistock Road.    

4.6 The November 2009 Cushman Wakefield on the creation of a new district centre at Derriford 
report concluded at paragraph 10.13: 

“We recommend that in the first instance the Dawnan land and 
adjacent third party interests is the commended location for the 
first phase of the district centre retail development of circa 
10,000sqm by say 2016.  The delivery of the district centre should 
be supported by the AAP, CPO as necessary and can then be 
effectively implemented through a development agreement 
between the Council and the existing landowners/developer or 
other suitable partner.” 

4.7 It is incredible that merely a year and half later, the same consultants have been commissioned 
by the Council to provide an update to their 2009 report and in doing so they have reached an 
entirely different conclusion on the location for the district centre.  

4.8 There have been no material changes in circumstances which indicate that the Dawnan/SWW 
land is any less deliverable than previously thought. Furthermore, the 2011 update report 
continues to conclude that the Dawnan/SWW offers the best long term opportunity to meet 
growth.  

4.9 Contrary to Cushman Wakefield’s latest report, the objectors consider that there are no 
impediments to the delivery of a District Centre on land to the west of the A386 by 2016. 

4.10 Dawnan have acquired various property interests from South West Water and once the water 
works have become surplus to requirements which will be before 2016 and not as alleged in the 
Cushman Wakefield report, the site could be redeveloped.  

4.11 SWW has been investigating alternative advanced treatment technology. Such technology 
requires less land and consequently has a shorter construction period meaning that relocation 
would occur in a shorter, no longer, timescale. Like any major capital investment project these 
investigations are on going and all options need to be thoroughly assessed. Nevertheless, it is 
SWW intention to include the project in the next company business plan for 2015-2020. The 
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business plan is required to be approved by Ofwat. SWW anticipates that the draft business plan 
would be submitted in Summer 2013. Contrary to the conclusions of the Cushman Wakefield 
report, the site is likely to become available earlier. In any event it is import to reiterate, that it is 
not a requirement of any policy to deliver the district centre by 2016. Furthermore, the Inspector 
was clear that the choice of site for the district centre should not be compromised by short term 
gains at the expense of the long term vision for a bi-polar growth area at Derriford. Furthermore, 
as the Cushman Wakefield report recognizes ‘…the South West Water/Dawnan site offers the 
most potential for substantial new development by sheer virtue of its size. It could also 
accommodate significant levels of residential development…”. Furthermore, the site is well 
located to existing retail facilities (Crownhill Retail Park) and established residential areas to the 
north and south.  

4.12 The relocation of the water works to land in North Plymouth is a critical part of South West 
Water’s Business Plan. This will be part of a strategic programme to relocate 5 existing plants to 
a modern, efficient works. The land in north Plymouth already contains an enclosed fresh water 
reservoir and the eventual new facility will add substantial operational benefits to the water works. 
South West Water owns the land in North Plymouth and the relocation is not contingent on any 
further action such as CPOs. Indeed, SWW had previously secured planning consent for the new 
works at the North Plymouth site in 1991 (application ref: 9/04/2379/90/3). 

4.13 The relocation of the South West Water site is a critical part of their long term strategy for North 
Plymouth and will be part funded by the high value sale of the Derriford land. 

4.14 On a related matter, the full development potential of SWW and Dawnan land ownership (Glacis 
Park) is being further constrained by the Council’s allocation of the Community Park (proposal 
DS21). The Community Park abuts proposal DS12. We consider that the north eastern boundary 
of the Community Park is drawn too widely so as to reduce the available land on which 
development can take place on the SWW and Dawnan land. There is no evidence to support the 
extent of the proposed park’s boundary.  
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5 CONCLUSIONS 

5.1 In summary our objections are as follows: 

� The Inspector, in his report into the examination of the Core Strategy, could not have been 
clearer in his conclusions that Derriford should be planned for strategically and not driven by 
short-term commercial considerations. The current AAP proposals are contrary to this 
objective 

 
� The APP is contrary to the adopted Core Strategy in that it seeks to promote the location of 

the new district centre on land to the east of Tavistock Road rather than a location to the 
west– a fact readily acknowledged by the council’s own consultants  

 
� A change to the broad location of the district centre can only be advanced via an amendment 

to the Core Strategy rather than progressed through the AAP – the AAP is unsound as a 
consequence 

 
� The location of the district centre being promoted through the AAP is not based upon a 

sound or credible evidence base 
 
� The boundary of the Community Park has been drawn too widely and reduces the 

development potential of Glacis Park and its contribution towards a bi-polar growth centre at 
Derriford 

 
� The Cushman Wakefield report provides scant information with regard to the feasibility and 

deliverability of a new district centre on the SWRDA site (as proposed by policy DS17).  
 
� The SWRDA has limited ability to enable the growth of the area. It is a short term solution 

and fails to address and secure the future long-term growth aspirations for the area 
supported by the Core Strategy. In contrast the 2011 Cushman Wakefield report considers 
the SWW/Dawnan site “offers the most potential for substantial new 
development…[including] substantial levels of residential development…” 

 

5.2 We consider that the proposal for a new district centre should be located on the Dawnan/SWW 
land i.e. this land should form the basis of proposal DS17. This will require a re-consideration of 
the matters contained within Chapter 7 of the AAP. Furthermore the extent of land allocated as 
part of proposal DS12 appears overly constrained. 
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APPENDIX 1  

Plan showing Dawnan and SWW land 
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1.0 INTRODUCTION 
 
1.1 This report has been prepared on behalf of our client Sutton Harbour Holdings plc 

(SHH).  It constitutes SHH’s representations in relation to the recent publication of the 
revised pre-submission Area Action Plan (AAP) for Derriford and Seaton (June 2012). 

   
1.2 SHH has an interest in the AAP as the company benefit from a long leasehold on the 

Former Airport Site pending the merger of its interest with that of the freeholder, 
Plymouth City Council.   

 
1.3 This report sets out in detail why the AAP as currently drafted is unsound.  However, 

it is important to outline at this stage that we completely support the overarching 
vision/objectives proposed by the AAP in terms of creating a thriving, sustainable, 
mixed-use new urban centre at the heart of north Plymouth, which includes a Major 
New District Centre to serve Derriford and Seaton. 

 
1.4 The AAP as currently drafted is unsound as the policies in respect of the proposed 

location of the Major New District Centre and housing development sites are both 
unjustified and not consistent with national planning policy. 

 
1.5 This report should be read in conjunction with the Former Airport Site Masterplan 

Document prepared by AWW and Addendum 2 to this document.  The Masterplan 
Document includes a detailed description of the location and characteristics of the 
Former Airport Site (FAS).  It considers how the development objectives for the Major 
New District Centre could be delivered on the FAS.  Given the amount of available 
previously developed land at the FAS, the Masterplan also considers how the 
remaining land could be redeveloped to meet other development objectives for the 
AAP area both during and beyond the Plan period in order to deliver a truly 
sustainable community.  The Addendum document then compares the relative merits 
of the FAS site against the other potential district centre sites.  The purpose of this 
masterplanning exercise is to help ensure that the Council in formulating the AAP 
considers all reasonable alternatives so that the most suitable location for the Major 
New District Centre and associated development is chosen.  

 
1.6 The structure of this report is set out as follows: 
 

 Section 2.0 considers whether or not it is premature to consider resolving the 
future of the Former Airport Site through the AAP. 

 
 Section 3.0 provides a justification for the Former Airport Site’s inclusion within 

the AAP boundary. 
 

 Section 4.0 analyses which - out of the Former Airport Site, Seaton Barracks or 
North West Quadrant - is the most suitable site for the Major New District Centre. 
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 Section 5.0 considers the soundness of the AAP in respect of housing 
allocations and whether the Former Airport Site can better serve the long term 
housing needs of northern Plymouth. 

 
 Section 6.0 assesses the transport improvements required to serve the potential 

redevelopment of the Former Airport Site as the Major New District Centre.  
Within this section we also consider whether the provision of the Forder Valley 
Link Road is a viable and deliverable solution. 

 
 Section 7.0 considers how the delivery of the Major New District Centre on the 

Former Airport Site would maintain the AAP’s aspirations for the delivery of the 
Community Park. 

 
 Section 8.0 draws of the issues considered in this report together into a 

conclusion. 
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2.0 PREMATURITY 
 

Background 
 

2.1 The FAS has a long and complex commercial, operational and planning history.  For 
the purposes of these representations a summary of the most relevant aspects is 
provided below. 

 
2.2 Plymouth City Airport was opened in 1931 and was subsequently expanded in the 

1960’s, 70’s and 80’s.  In 2001 the future operation of the Airport was placed under 
serious threat by the requirement for increased Runway End Safety Area (RESA) to 
be provided due to changes in aerodrome licensing requirements.  However, a 
solution was found and in 2004 a RESA was provided to the western end of the main 
runway which required a diversion of the A386.  A RESA to the eastern end of the 
main runway was required for commercial operations to grow; however, due to lack of 
available land within the boundary of the site this RESA could not be accommodated.  
This shift in aerodrome regulations ultimately restricted the future growth and viability 
of the Airport. 

 
2.3 Since acquiring its interest in the airport in 2000 SHH have done their utmost to 

maintain the viability of the Airport and have continually sought to engage with 
Plymouth City Council and the CAA to try and ensure its operational viability despite it 
being one of the most constrained airports in Europe.   

 
2.4 In 2003 the Government published the Airport White Paper which invited 30 airports 

across the UK to prepare Master Plans where specific major developments were 
proposed, or where the airport was forecast to handle 20,000 or more flights annually 
by 2030. 

 
2.5 The purpose of the Master Plans was to provide a clear statement of intent on the 

part of the airport operators in order that the future development of airports could be 
considered as part of any local and regional plan making processes. 

 
2.6 In 2006, the York Aviation Report, was commissioned by the City Council.  This 

Report enabled the range of costs and benefits of the Airport operation to be 
assessed.  It detailed how this would impact on Plymouth as a whole.  The Report 
was widely discussed and consulted upon and ultimately informed the Council’s 
spatial planning policies which now form the adopted Core Strategy (2007).  SHH 
worked with the City Council during this process to ensure the adopted Core Strategy 
consisted of a policy basis that would not compromise and would ultimately assist the 
long term viability of the Airport. 

 
2.7 Policy CS27 of the Core Strategy supports infrastructure improvements at the Airport 

and recognises that the release of land will be required to cross fund such 
improvements.  This Policy established the parameters for future development at the 
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Airport within the context of the Airport Master Plan and provided planning policy 
support for the enabling development to come forward. 

 
2.8 Whilst Policy CS27, in order to maintain the long term viability of the Airport, went 

some way towards safeguarding the potential for various airport infrastructure 
improvements, one of the key infrastructure improvements recommended by the 
Airport Master Plan was omitted.  The Master Plan proposed two options for 
extending the runway: a short 48m extension and a larger 158m extension.  The 
larger extension would have enabled larger aircraft (including some jets) to land at 
the Airport; however, this option was ruled out by the City Council due to social 
consequences, as it would require the demolition and redevelopment of existing 
surrounding residential areas in order to be realised.  This was considered 
unacceptable.  The shorter extension was therefore selected as the preferred option 
and now forms part of Policy CS27; however, even this extension would require 
significant public sector investment to be delivered, as is acknowledged at paragraph 
14.23 of the Core Strategy. 

 
2.9 In response to Policy CS27 of the Core Strategy, SHH secured outline planning 

permission in 2009 (Ref: 08/01968) for a hybrid application comprising two parts: 
 

1. The decommissioning of runway and runway approach 06/24 and 
construction of new aircraft hangers and other infrastructure works; 

2. Outline application for a mixed use development including residential 
comprising 375 dwellings, class B1 units, a care home, associated 
parking, landscaping, public open space, access and a public transport 
facility. 

  
2.10 Some of the airport infrastructure works were implemented in 2009.  The residential 

led mixed use element of the hybrid application was implemented in approximately 
2010. 

 
2.11 This programme of enhancement works was required as the Airport was operating, 

as it had for a number of years, at a financial loss, despite efforts to promote the 
Airport and extend the destination offer.  In 2009 Air South West (ASW) announced 
new routes from Plymouth and Newquay to Newcastle, Glasgow, Cork and Dublin.  A 
weekly return flight to Grenoble was also launched to coincide with the skiing season.  
In April 2009 a twice daily service to and from London City Airport was introduced.  
Even with the commitments and investment made between 2005 and 2010, the 
Airport’s trading losses continued to increase and by 2010 had increased to nearly 
one million pounds. 

 
2.12 The problem was further exacerbated by a series of major operational setbacks.  In 

April 2010, Icelandic volcanic ash in the atmosphere closed UK airspace for six days 
resulting in the cancellation of commercial services from the Airport.  The services to 
London City Airport were eventually withdrawn in May 2010 due to consistent 
underperformance.  ASW was purchased by Eastern Airways International Limited in 
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November 2010 and in early 2011 services to London Gatwick from both Plymouth 
and Newquay ceased operation.  In September 2011 all remaining commercial flights 
ceased. 

 
2.13 The revenue from the sale of this land allowed some infrastructure improvements and 

also went some way to covering the increasing operational losses.  Despite this, the 
airport continued to operate at a loss.  Consequently, with all commercial flights 
ceasing, in accordance with the terms of their Lease with the City Council, SHH 
submitted a Non-Viability Notice to the Council to demonstrate that the Airport was no 
longer a viable commercial operation. 

 
2.14 The City Council accepted the Non-Viability Notice at its Cabinet Meeting on 23 

August 2011, confirming that there were no legal grounds to challenge the non-
viability.  The Cabinet resolved, in addition to accepting the closure of the Airport that: 

 
 The Council would enter into discussion with Plymouth City Airport/Sutton 

Harbour Holdings with the aim of securing continued use of the airport for 
Flag Officer Sea Training (FOST) and search and rescue on a temporary 
basis whilst future options are considered; 

 To amend the area covered by the Derriford and Seaton Area Action 
Plan so as to exclude the Plymouth Airport, as identified in the report, 
and to incorporate this change into a revised Pre-Submission Draft of the 
AAP for further consultation; 

 Until such time as the Core Strategy Review is submitted for public 
examination, instruct officers to continue to apply the Council’s current 
planning policies and guidance for Plymouth Airport. 

 
2.15 Having ratified non-viability, the Airport was subsequently closed on 23 December 

2011.  Following public pressure to re-open the Airport, the City Council have made 
various public statements that there is no public funding available to re-open the 
Airport.   

 
2.16 Following the Council’s Cabinet requirement to explore the opportunity for FOST to 

continue to operate from the Airport, it has not been possible to identify a sustainable 
commercial solution due to the on-going unacceptable financial risks.  As a 
consequence, FOST relocated their full operation to HMS Raleigh early in 2012. 

 
Prematurity 
 

2.17 Despite the best efforts of SHH, it has been ratified by the City Council that an 
operational airport is no longer viable.  Contrary to the Cabinet’s recommendations, 
we strongly believe that it would not be premature to consider the future of the 
Former Airport Site (FAS) through the Derriford and Seaton AAP process.  Indeed if 
this opportunity is missed, the City Council would be failing in its duty to consider all 
reasonable alternatives in terms of allocating sites to meet the identified needs.  This 
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would unnecessarily blight the short to medium term future of a previously developed 
site capable of significantly contributing to the strategic spatial objectives of the AAP.       

 
2.18 The recommendation by Cabinet that the FAS now be omitted from the AAP 

boundary has been reflected in the latest Pre-Submission draft of the AAP.  The 
Officers’ Report to Cabinet dated 12 June 2012 which accompanied the Pre-
Submission draft of the AAP suggests that representations were made relating to the 
uncertain future of the Plymouth Airport and the potential delay this could have on 
finalising the AAP.   

 
2.19 In response to this point, it is reasonable to assume that the FAS does not have a 

future as an operational airport.  This has been demonstrated by SHH and 
independently verified by the Council.  Furthermore, non-viability has been confirmed 
on the basis of a heavily constrained site which formerly necessitated relaxation of 
standards by the CAA.  It is unlikely that such relaxations would now be permitted in 
the future such that a viable commercial airport is even less likely to be deliverable, 
as this would require significant levels of investment. 

 
2.20 The background to the non-viability of the airport outlined above demonstrates that 

the Council have been fully aware of the future of the FAS for some time.  Indeed the 
Council ratified the non-viability of the FAS approximately ten months ago.  Since this 
point in time, SHH has continued to engage with the City Council in order to make 
progress with resolving the future of the airport.  It is therefore only the City Council’s 
lack of co-operation in considering the FAS through the AAP process that is 
compromising the future of the FAS.             

 
Core Strategy Position 
   

2.21 In recent discussions with the City Council they have reiterated that they are unable 
to consider the FAS within the AAP due to the Cabinet’s resolution on the FAS in 
December 2011 which advised officers to continue to apply the Council’s current 
planning policies and guidance for Plymouth Airport until the Core Strategy Review is 
submitted for public examination. 

 
2.22 We have outlined our position to the City Council that we consider this approach to 

the future planning of the FAS to be fundamentally flawed.  The purpose of Core 
Strategy Policy CS27 is to support strategic infrastructure proposals to enhance 
Plymouth’s connectivity with the region, the country and Europe.  Part 2 of the Policy 
then sets out a number of infrastructure improvements for the Airport which the Policy 
states are necessary to enable the Airport to “meet a fuller range of business and 

leisure needs”.  In our opinion this Policy is now obsolete and no longer serves any 
planning purpose.  It is not rational that the City Council wishes to continue to 
safeguard the infrastructure improvements specified by Policy CS27 which were 
considered necessary to maintain the viability of the Airport in 2006.  The City Council 
appear to have little or no regard to more recent commercial factors which have 
resulted in the closure of the Airport and therefore the infrastructure improvements 
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promoted by Policy CS27 can longer achieve their original objective i.e. enabling the 
Airport to “meet a fuller range of business and leisure needs”. 

 
2.23 The Council’s approach is also contrary to paragraph 158 of the NPPF which requires 

the local planning authority to “ensure the Local Plan is based on, adequate up-to-

date and relevant evidence about the economic, social and environmental 

characteristics and prospects of the area.”  Furthermore, the NPPF requires local 
planning authorities to take account of relevant market and economic signals when 
forming their employment and housing strategies.  The current status of the FAS has 
been publicly known for some time and, in light of the requirements of the NPPF, the 
omission of the FAS from the AAP is considered to be unsound - as the evidence 
base which has informed the AAP is not predicated on the up-to-date and relevant 
characteristics of the area.  The out of date evidence base has therefore precluded 
the City Council from considering the potential for the FAS to contribute to the 
employment and housing strategy defined by the AAP. 

 
2.24 In conclusion on this point, we do not support the City Council’s decision to omit the 

FAS from the AAP due to the Cabinet’s recommendation for officers to continue to 
implement Policy CS27 of the Core Strategy.  This is not a sound planning 
justification for omitting the FAS from the AAP on grounds of prematurity.  The City 
Council’s approach has therefore compromised the evidence base which has 
informed the AAP and on this basis the AAP must be considered unsound. 
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3.0 DRAFT AAP BOUNDARY 
 

Soundness of AAP Boundary 
 

3.1 Given that Core Strategy Policy CS27 is not a constraint on the consideration of the 
FAS within the AAP, then the site’s omission from the AAP renders the document 
unsound as it not justified or consistent with national policy. 

 
3.2 Paragraph 182 of the National Planning Policy Framework (NPPF) states that for a 

Plan to be justified it must have considered all reasonable alternatives.  The FAS is a 
reasonable alternative that should be considered by the AAP for the following 
reasons: 

 
1. There is no uncertainty regarding the availability of what is a previously 

developed site for redevelopment. The City Council has been aware of the 
availability of the FAS since its non-viability was ratified in August 2011; 

2. The location of the FAS at a Gateway location (as defined by the Core Strategy), 
on a key vehicular route into northern Plymouth suggests that site could be a 
reasonable alterative site for the Major New District Centre.  The FAS could play 
a significant role in creating a ‘Northern Gateway’ to Plymouth, which is a key 
objective of the AAP (the locational characteristics of the FAS are discussed at 
Section 4 of this report and at length within the accompanying FAS Masterplan); 

3. The land area of the FAS is capable of accommodating the amount of 
development necessary to create the Major New District Centre, in addition to 
other land uses for which there is an identified need in the AAP both within and 
beyond the Plan period; 

4. The site is flexible in that it is capable of accommodating any future growth 
beyond that envisaged in the current plan period. 

5. The FAS is located adjacent to the north Plymouth neighbourhoods and if 
redeveloped, could enhance connectivity between these areas.  This is a key 
spatial planning objective set out at Strategic Objective 5 of the AAP.   

   
3.3 The AAP is also unsound as it is not consistent with national and local planning 

policy.  For the AAP to be consistent with the NPPF it should focus development onto 
Previous Development Land (PDL) before considering the allocation of Greenfield 
sites for redevelopment.  Prioritising the redevelopment of PDL is also reinforced 
within the City Council’s Core Strategy at Strategic Objective 10, Part 2.  The Core 
Strategy seeks to measure progress towards this objective by setting a target of 
delivering 80% of new dwellings on PDL. 

 
3.4 The AAP is therefore unsound because the FAS, which is PDL, deliverable, suitable 

and available for redevelopment, has not been considered and subsequently 
allocated for redevelopment, whereas a Greenfield site such as the Seaton 
Neighbourhood benefits from a housing allocation.  This position provides further 
justification for the reinstatement of the FAS within the AAP boundary in order to 
ensure that Strategic Objectives within the Core Strategy are met. 
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3.5 There has been recent consideration of the issue of whether a former airport 
constitutes PDL.  Our opinion has been informed by the decision of the Secretary of 
State for Communities and Local Governments in respect of appeal ref: 
APP/R3650/A/08/2089143/NWF relating to Dunsfold Park Aerodrome. 

 
3.6 The Inspector’s report that informed this decision dealt explicitly with the issue of 

whether aerodromes constitute PDL as this was an issue contested at the appeal. 
 
3.7 The Inspector concluded the following at paragraphs 356 – 358: 
 

“The aerodrome has been in existence for the best part of a century and has 

to be considered as a whole.  Many of the hangars and other buildings in the 

northern part of the site are actively used for aviation purposes such as the 

storage and repair of aircraft.  There are also other buildings and structures, 

such as fuel storage tanks, scattered about elsewhere.  All of these either 

were or still are associated with the aviation use. 

 

The rest of the land is open [281] but that does not mean that it is 

undeveloped.  The runways, taxi ways and perimeter road are central to the 

functioning of the aerodrome [100].  They are engineering structures that 

quite clearly constitute development. 

 

The grassed areas in between runways are functionally related to them.  

They provide safe run off areas for aircraft and a means of direct access to 

them for emergency vehicles.  They are managed so as to maintain the 

necessary visibility for aircrew, air traffic controllers and emergency staff.  

They include a grass runway for aircraft that can not land on concrete.  These 

areas are all ancillary to and essential to the established use of the site.  In 

short, the operational part of the aerodrome, including the runways and 

interstitial grassed areas, is developed land.”    

 
3.8 The Secretary of State’s decision confirms that at Paragraph 18 of his decision that: 
 

“The Secretary of State has also taken account of the Inspector’s comments 

at IR355-358, and he agrees with the Inspector that the operational part of 

the aerodrome, including the runways and interstitial grassed areas, is 

previously developed land (IR358).”  

 
3.9 Based on this decision, it is clear that, as all the FAS site was functionally related to 

the operation of the aerodrome, it is all properly considered as PDL. 
     

Recommendation 
 

3.10 The FAS evidently has a number of characteristics which suggest the site is capable 
of satisfying many of the spatial planning objectives defined by national planning 
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policy and within the AAP.  On this basis, the FAS should be reinstated within the 
AAP boundary in order to make the document sound. 

 
3.11 The desire to remove the airport from the AAP boundary is based on a Core Strategy 

Policy that no longer serves any planning purpose.  The evidence base that has 
historically considered the FAS in terms of its suitability for redevelopment also pre-
dates the closure of the airport.  For this reason, the AAP is not based on an 
adequate or up-to-date evidence base.  Consequently, the decision to remove the 
airport from the AAP boundary is flawed and means that the AAP is also unsound as 
it has not considered all reasonable alternatives.  
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4.0 DELIVERING SHOPS AND SERVICES 
 

Area that the District Centre will serve 
 
4.1 The Derriford and Seaton Area Action Plan, Report on Proposed New District 

Shopping Centre (January 2011) undertaken on behalf of the Council by Cushman 
and Wakefield identifies that the role of the proposed district shopping centre would 
be principally to serve the shopping, leisure and community needs of the following 
(paragraph 9.15): 

 
 Existing local to sub-regional residents (particularly in walkable ‘gap’ areas to the 

north at Southway, and west at Whitleigh; and driveable ‘gap’ areas of 
Eggbuckland); 

 
 Local businesses needs (predominantly to the east of the A386); 

 
 Local institutional needs such as health and education (all to the east of the 

A386); 
 

 Passing tourism (including some airport related trade); 
 

 Planned businesses and residential areas within the Derriford ‘gap’ area. 
 
4.2 The AAP provides an indication of the area that the district centre is intended to 

serve.  Strategic Objective 4 states that: 
 

“developing a major new District Centre at Derriford, which serves the needs 

of both local communities and the wider area of northern Plymouth, in a way 

that promotes a sustainable form of development and supports the role of the 

City Centre as the primary shopping destination for Plymouth and its 

catchment.”  (Emphasis added) 
 
4.3 Proposal DS16 further identifies that: 
 

“A new District Centre will be developed to support the surrounding 

residential and commercial communities, in a way that provides a focus for 

northern Plymouth, supports the city’s long term growth aspirations, but does 

not undermine the role of the City Centre.”  (Emphasis added) 
 
4.4 The supporting text at paragraph 7.8 states that: 
 

“The intention of this Proposal is to deliver a new District Centre that provides 

both essential retail facilities, as well as other necessary services for the local 

residential and working communities, in a way that creates a focus for the 

whole of Northern Plymouth, while supporting and not compromising the role 

of the City Centre.”  (Emphasis added) 
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4.5 It is not clear from Strategic Objective 4 whether the proposed new district centre is 

intended to serve the nearby working communities as set out in Proposal DS16 and 
paragraph 7.8.  In addition there is no reference to the fact that the district centre may 
serve planned business and residential areas or institutional needs (as set out by 
Cushman and Wakefield).  Clearly, the sectors and locations that the district centre is 
seeking to serve will influence the optimal location for such a centre. 

 
4.6 Greater clarity is required from the Local Authority with regard to the exact criteria 

that have underpinned the selection of the site as a district centre and how these 
accord with the sectors and areas the proposed centre is intended to serve. 

 
Assessment of sites relative to the area that the district centre would serve 

 
4.7 Rather than assessing the possible district centre site’s locational potential in terms of 

the defined criteria (as described above), the Cushman and Wakefield Report 
assesses the sites against the tests of availability, suitability and viability (paragraph 
8.2). 

 
4.8 Therefore there is no assessment in the Cushman and Wakefield Report of the 

accessibility and proximity of the potential sites to the target audience.  The Pre-
Submission AAP has identified a site on the premise of this report when the evidence 
base does not contain a full assessment of the potential locations against the 
specified criteria. 

 
4.9 Instead, the Cushman and Wakefield Report introduces the concept of the ‘centre of 

gravity’ for Derriford and assesses sites against this concept.  The Report does not 
set out in the preamble how the location for the ‘centre of gravity’ has been 
determined.  However, it can be ascertained from reading the assessment of the sites 
that the location of the ‘centre of gravity’ is said to comprise the Tavistock Road and 
Derriford roundabout “which in turn is arguably the natural centre of gravity for the 

Derriford area” (paragraph 8.26).   
 
4.10 Geographically, this is of course flawed in that it considers the centre of gravity of 

Derriford and not Derriford and Seaton - to which the AAP clearly relates.  More 
importantly, however, there is no discussion about whether this roundabout provides 
the optimal location against the criteria discussed in paragraph 4.1 (above).  The 
whole concept of the ‘centre of gravity’ seems to be based on the highway 
intersection and does not take into account the location of existing and proposed 
residential areas or other commercial and institutional uses (existing and proposed) in 
the wider area, which is of course the primary purpose of the Major New District 
Centre. 

 
4.11 The extent to which the AAP relies on this concept raises concerns.  If properly 

considered as (we have done below), we consider a very different location for the 
district centre would be derived. 
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Role, Catchment and Function of the Major New District Centre 
 
4.12 The starting point for consideration of the suitability of any site for the new major 

district centre is to establish the role and function of the centre.  This then informs 
assessment of its catchment area and consequential impacts arising from it. 

 
The need for a new district centre 

 
4.13 Through the Core Strategy and AAP, the Council has clearly identified that there is a 

need for a new district centre in Derriford.  We are not aware of any evidence that 
leads us to question this need.   

 
4.14 It is necessary to consider the area that the centre will serve and consequently the 

most appropriate location to meet the identified need within that area. 
 
4.15 Figure 4.1 (below) is an extract from the 2012 Plymouth Shopping Study showing the 

Council’s catchment area for the district centre. 
 

Figure 4.1: Plymouth City and District Centres 

Source: Figure 3.1, Plymouth Retail and Centre Study (May 2012) 

 
4.16 This extensive catchment area includes the existing district centres of Roborough, 

Estover, Transit Way and St Budeaux and also the two new proposed district centres 
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at Derriford and Weston Mill.  Given the stated objectives of the proposed Major New 
District Centre to provide a new ‘heart for the north of Plymouth’ and the importance 
of it not competing with the city centre we consider that this is not an appropriate 
catchment area for the district centre. 

 
4.17 The NPPF does not define the role and composition of a major district centre.  PPS4 

(Planning for Sustainable Economic Growth) December 2009 defined a district centre 
as: 

 
“District centres will usually comprise a group of shops often containing at 

least one supermarket or superstore, and a range of non-retail services, such 

as banks, building societies and restaurants, as well as local public facilities 

such as a library.”  (Annex B). 
 
4.18 What is important, therefore, is to assess the realistic catchment area of the proposed 

Major New District Centre in order to ensure that the centre is in the optimal location 
to serve the catchment area. 

 
4.19 As discussed, above the evidence base prepared in support of the AAP identifies the 

role of the proposed major new district shopping centre (see paragraph 4.1 above.) 
 
4.20 Having regard to these needs, we consider that in order to deliver a sustainable 

community the most important need is that derived from local residents.  It is the local 
residential population from which the primary expenditure will be derived to ensure a 
viable centre. 

 
4.21 Based on this starting point we have considered existing provision within Plymouth in 

order to determine existing underserved residential areas.  The existing distribution of 
district centres is set out in Figure 4.2.  Our analysis builds on this pattern of 
distribution and identifies residential areas that are not currently served by district 
centres.  This assessment concentrates on the northern areas of Plymouth in 
accordance with the Council’s stated objective for the new major district centre. 

 
4.22 A visual analysis of the existing distribution of centres and residential areas highlights 

that areas to the south of the B4313 are already well served by existing district 
centres and therefore the area of search should concentrate to the north of the 
B4313.   
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Figure 4.2: Existing distribution of district centres 
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4.23 Having identified the appropriate catchment for the northern area of Plymouth, it is 
necessary to consider the existing district centres to the north of the B4313 and how 
these serve the existing residential areas within this catchment. 

 
4.24 The residential areas of Derriford and Southway are not well served by district 

centres.  These residential areas are all identified in the Cushman and Wakefield 
2011 study as being located within a walkable ‘gap’.  Whilst the residential area of 
Whitleigh is also currently not served by a district centre, as confirmed by Cushman 
and Wakefield (2011), due to it being located to the south of the Whitleigh Valley, we 
have not include it within the catchment area.  

 
4.25 Using this approach, we consider that Figure 4.3 identifies the residential sector that 

is not well served by existing district centres.  This visual analysis of residential areas 
and existing district centre provision accords with the findings of the Cushman and 
Wakefield 2011 research. 
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Figure 4.3: Underprovided Residential Areas 
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4.26 Having identified the residential areas within which there is currently a deficit in the 
provision of district centres, it is necessary to consider the appropriate location for a 
new district centre.   

 
4.27 In order to undertake this analysis it is necessary to have reference to the location of 

existing centres.  Figure 4.4 (below) shows the existing district centres of Transit 
Way, Estover and Mutley Plain.  In addition the proposed new district centre at the 
Seaton Barracks site has been mapped.  By linking all of these district centres a 
diamond shape is created.  Overlain on this is the northern catchment area as 
described above.  The same exercise has been undertaken with the former airport 
site (Figure 4.4). 
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Figure 4.4: Relationship between Existing District Centres and Seaton Barracks and 
FAS 
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4.28 Figure 4.4 shows that a new district centre located at the Seaton Barracks site 
creates a very flat distribution of district centres between Transit Way and Estover.  
With regard to the sector identified in Figures 4.3 & 4.4, this would be located towards 
the south of the wide area that a new district centre is seeking to serve. 

 
4.29 By contrast, Figure 4.4 shows that a new district centre located at the FAS would 

create a better spread of district centres within the catchment ‘funnel’. 
 
4.30 Preference for a more northerly location for the Major New District Centre is also 

clearly demonstrated by Figures 4.5 and 4.6, below which define an 800m shopping 
walking distance the to each site.  Suitable walking distance criteria has been 
determined utilising the Institute of Highways and Transportation publication 
‘Guidelines for Providing for Journeys on Foot’, which state that 800m is the 
maximum acceptable walking distance to a district centre.  Table 4.2 below shows 
that within an 800m shopping walking distance the FAS has a significantly greater 
residential population than the Seaton Barracks site. 

   
Figure 4.5: Seaton Barracks Site - 800m Shopping Walking Distance Isochrone  
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Figure 4.6: FAS - 800m Shopping Walking Distance Isochrone  
 

 
 
Table 4.2 Existing and Proposed Residential Population within 800m of Seaton 
Barracks site and FAS        

  
 Existing and permitted (i.e. 

approved applications) 
residential coverage 

Plus potential 
AAP residents 

Plus FAS 
Masterplan 
Residents 

Seaton 
Barracks 

700 2950 2950 

FAS 2100 2550 3350 
 

 
4.31 It is apparent from this evidence that the FAS is a more appropriate location than the 

Seaton Barracks site for a new district centre to serve the existing and future 
residential population that is currently underserved in northern Plymouth. 

 
4.32 Moving further north from the Seaton Barracks site it is apparent that when 

considering the NWQ as an alternative location for the Major New District Centre, a 
more northerly location is preferable, this is demonstrated by figures 3.1 and 3.2 in 
the Masterplan Addendum 2.  These show both a 1.5km radius (defined by the Urban 
Task Force Report entitled ‘Towards and Urban Renaissance’ as being an 
appropriate catchment area for a district centre) and a 1.5km isochrone.  It is self 
evident that within both areas the residential coverage is significantly greater for the 
FAS than the NWQ site as shown by Tables 4.3 and 4.4 below. 
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Table 4.3: Residential Coverage as existing  
 
Centre of Isochrone/1.5 
km radius 

% residential coverage 
within isochrones 

% residential within 
1.5km radius 

NWQ 43 38 
FAS 50 42 

 
Table 4.4: Residential Coverage including proposed residential development at 
the FAS  
 
Centre of Isochrone/1.5 
km radius 

% residential coverage 
within isochrones 

% residential within 
1.5km radius 

NWQ 44 39 
FAS 56 45 
 

4.33 We consider that this is a more robust analysis of the appropriate location for the 
Major New District Centre than the simplistic road junction “centre of gravity” 
approach adopted by the Council.  It is clear that in providing a ‘new heart for 
northern Plymouth’ it is important to consider the catchment this is serving than 
relying simply on what is a geographically central location within Derriford. 

 
4.34 The FAS Masterplan demonstrates that the site is capable of accommodating the 

amount of development and vibrant mix of uses required for the Major New District 
Centre as defined by Proposal DS16.  Furthermore, the FAS is able to meet future 
growth beyond the current plan period.  

 
Recommendation 
 

4.35 This section and Addendum 2 of the AWW Masterplan demonstrates that the FAS is 
a more appropriate location than the Seaton Barracks site for a new district centre 
and is best placed to serve the existing and future residential and business population 
of northern Plymouth that is currently not served.  We therefore recommend that the 
AAP is amended to define the new district centre allocation at the FAS. 
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5.0 DELIVERING HOMES AND COMMUNITY 
 
5.1 The following section has been written on the basis that the conclusions of sections 2 

and 3 of this report are accepted and that the FAS site should be included as a 
deliverable site within the AAP boundary.  On this basis, this section considers the 
soundness of the AAP in terms of whether the FAS would better serve the strategic 
housing objectives defined by the AAP and whether the City Council’s methodology in 
allocating housing sites is correct. 

 
5.2 In determining whether the FAS is an appropriate location for residential 

development, we have considered Strategic Objective 3 of the draft AAP.  This policy 
outlines the key objectives for new residential development.  This includes the 
delivery of decent and affordable homes, a diverse and inclusive community, easy 
access to jobs and services and a place where people want to live.  Strategic 
Objective 3 sets out three specific criteria to determine how the housing objectives 
will achieved: 

 
1. Providing a range, mix and type of housing within a predominantly high density 

form, but including some lower density development to integrate with the area’s 
green infrastructure; 

2. Ensure new residential development is well connected to the employment and 
service provision, including the surrounding areas.  And encourage people who 
work in Derriford to live, shop and relax there; and 

3. Require the form and setting of development to respect the existing community 
and take full advantage of Derriford’s unique historic and environmental assets. 

 
5.3 In respect of criterion 1, the FAS Masterplan prepared by AWW demonstrates that 

the FAS is capable of accommodating a range and mix of housing.  The disposition of 
housing typologies across the site has been determined by the urban context.  The 
approach has therefore been to focus higher density housing (i.e predominantly one 
and two bedroom apartments) around the proposed location of the Major New District 
Centre.  Moving south east through the site, the density of residential development 
reduces to medium where a terraced and townhouse style could be adopted.  And at 
the southern extreme of the site lower densities are proposed through a detached 
housing typology.  The density and arrangement of housing typologies is shown at pg 
30 of the AWW Masterplan.   

 
5.4 The masterplan has also been designed to encourage integration with the area’s 

green infrastructure.  This has been achieved by accommodating large expanses of 
public open space within the site which have been arranged so as to connect with the 
surrounding green infrastructure.  This is demonstrated by the Green Corridors 
diagram on pg 29 of the AWW Masterplan.  

 
5.5 Criterion 2 of Strategic Objective 3 requires new residential development to be well 

connected to employment and service provision, including the surrounding areas.  If 
the Major New District Centre allocation were transferred to the FAS then any 
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residential development planned for the site would be well connected to employment 
and service provision.  Pages 30 and 36 of the FAS Masterplan demonstrate how the 
mix of uses could be arranged across the site. 

 
5.6 If the Major New District Centre allocation was not transferred to the FAS, the site is 

still well connected to existing employment and service provision, in particular 
Marjon’s campus, and existing residential neighbourhoods.  The ability of the FAS to 
encourage pedestrian connectivity with the surrounding area is demonstrated by the 
access diagram on page 29 of the FAS Masterplan. 

 
5.7 The FAS is surrounded by many of the disconnected residential neighbourhoods of 

northern Plymouth.  This is demonstrated by the land use analysis diagram figure 3.2 
on page 27 of Addendum 2 of the FAS Masterplan.  The site is therefore well placed 
to facilitate connectivity with the surrounding residential neighbourhoods.  Again the 
access diagram on page 29 of the FAS Masterplan demonstrates how this could be 
achieved.   

 
5.8 Finally, criterion 3 of Strategic Objective 3 requires the form and setting of 

development to respect the existing community.  Satisfying this criterion is a detailed 
design matter and would be resolved through the planning application process.  
However, the FAS Masterplan demonstrates that at a high level the site can be 
masterplanned to accommodate the scale of development proposed for the Major 
New District Centre and this amount of development can be designed in a manner 
that respects and relates to the existing community.        

 
Spatial Distribution of Housing Sites 
 

5.9 Within section 3 of this report, we have discussed the unsoundness of the draft AAP 
which arises due to a lack of consistency with national planning policy.  The points 
raised at paragraphs 3.3 and 3.4 are equally relevant to the draft AAP’s approach to 
the allocation of housing within the AAP boundary. 

 
5.10 Assuming that the FAS is included within the AAP boundary, its characteristics as 

PDL and a deliverable site (as defined by NPPF page 12, footer 11) would certainly 
render the draft AAP’s approach to the allocation of housing sites unsound due to 
inconsistency with national planning policy - in the light of Greenfield sites such as 
Seaton Neighbourhood and Quarry Fields, which currently benefit from housing 
allocations. 

 
5.11 To ensure the City Council effectively prioritises and promotes the redevelopment of 

PDL the Core Strategy sets a target of 80% of new housing to be delivered on PDL.  
The amount of PDL currently allocated for new housing development within draft AAP 
equates to 72%, which is materially below the 80% target set by the Core Strategy.  
This analysis demonstrates that the Council’s approach within the AAP to the spatial 
distribution housing is contrary to the approach advocated by the Core Strategy.   
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5.12 In conclusion, the assessment above clearly demonstrates that Chapter 6 of the draft 
AAP is unsound as a result of a lack of consistency with national and local planning 
policy. 

 
Recommendation 
 

5.13 In order to make the draft AAP sound, the spatial distribution of housing should be 
revisited to ensure that PDL is prioritised in favour of Greenfield sites.  Within this 
report and through the FAS Masterplan we have demonstrated that the 
redevelopment of the FAS for housing would accord with the criteria set by Strategic 
Objective 3 of the draft AAP. 

  
5.14 As the FAS is available, deliverable and viable we recommend that the housing 

currently proposed on Greenfield sites within the AAP is redistributed to the FAS.  At 
the very least, the draft AAP should be amended to be brought in line with the Core 
Strategy target.  To bring the percentage of housing within PDL up to the Core 
Strategy target of 80% a further 8% (235 dwellings) of new housing within the draft 
AAP should be redistributed onto the FAS. 

 
Other considerations 
 

5.15 We have demonstrated in this section that the FAS is a deliverable site.  However, we 
are concerned that this is not true for the proposed Seaton Neighbourhood.  The AAP 
suggests that Seaton Neighbourhood can only be accessed once the Forder Valley 
Link Road (FVLR) has been delivered.  Furthermore, the AAP suggests the Seaton 
Neighbourhood will fund the delivery of the FVLR, which (according to the AAP) will 
cost some £15million. 

 
5.16 In our opinion, the delivery of the FVLR is a significant constraint, which calls into 

question the deliverability and viability of the Seaton Neighbourhood and other 
development within the AAP boundary.  There are also a number of unresolved 
constraints surrounding the deliverability of the FVLR including its environmental and 
visual impact.   

 
5.17 Unless there is significant public funding for the FVLR, we do not believe that the 

Seaton Neighbourhood allocation comprising 770 homes of which at least 30% must 
be affordable, 4,500 sq.m of B1 use and up to 2,000 sq.m of A1-A5 uses comprises 
enough development to constitute a viable scheme and simultaneously deliver a 
major piece of infrastructure.  We suggest the City Council provides further evidence 
to demonstrate the deliverability of the FVLR.   

 
5.18 Our concerns surrounding the delivery of the Seaton Neighbourhood provide further 

justification for transferring the housing allocation onto the FAS.   
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6.0 IMPROVING COMMUNICATIONS 
 
6.1 The FAS Masterplan prepared by AWW would contribute towards Strategic Objective 

5 of the draft AAP which requires improvements to be made to the way Derriford 
functions as a network of interconnected places, facilitating movement in the most 
sustainable way.  The following section demonstrates how the FAS would contribute 
towards the transport improvements outlined within Strategic Objective 5 if the site 
were allocated within the draft AAP as either the Major New District Centre or as a 
housing development site. 

 
6.2 Criterion 1 of Strategic Objective 5 promotes the creation of a transport network that 

prioritises the needs of pedestrians, cyclists and public transport users in order to 
encourage a modal shift away from high levels of car use.  The location of the Major 
New District Centre is a critical factor that will influence the degree to which Strategic 
Objective 5 and in particular criterion 1 can be achieved.  If the District Centre is not 
located in the area of greatest need, serving the majority of the existing and proposed 
residential and business communities, then it will be impossible to encourage a modal 
shift away from car use.  Within section 4 of this report and the FAS Masterplan, we 
have discussed at length why the FAS is the most sustainable location, situated at 
the heart of Derriford and therefore serving a greater proportion of the existing 
residential and business population when compared to either the Seaton Barracks or 
North West Quadrant sites.  The number of existing residents surrounding the FAS 
and Seaton Barracks site is demonstrated by Table 4.2 of this report.  This 
demonstrates that demonstrates that within an 800m walking distance the FAS 
serves a greater proportion of the existing residential population and catchment when 
compared to the Seaton Barracks site.      

 
6.3 The FAS is also best placed, due to its location, to address the poor connectivity 

between the northern residential neighbourhoods and Derriford.  The FAS Masterplan 
has been designed to incorporate a series of pedestrian and cycle routes/crossings 
which would link the Major New District Centre to existing surrounding residential and 
business communities.  The key pedestrian and cycle routes are shown on the 
access diagram at page 29 of the FAS Masterplan.   The FAS Masterplan is also 
capable of accommodating the high quality public transport interchange needed to 
serve the District Centre as required under part b) of Proposal DS19 of the draft AAP.   

 
6.4 Criterion 2 of Strategic Objective 5 requires the function of the A386 as the city’s 

northern corridor to be maintained whilst seeking a reduction in the severance it 
causes between settlements.  In response the FAS Masterplan includes two main 
vehicular access, including an access via the A386.  The District Centre element of 
the FAS Masterplan contains a significant visual presence onto the A386 which would 
reinforce the function of this route in accordance with criterion 2.   

 
6.5 The FAS Masterplan has also sought to resolve the severance issues caused by the 

A386.  The solution offered by the FAS Masterplan looks to create two pedestrian 
cycle routes from the FAS across the A386 thereby enhancing east-west permeability 
between the FAS and surrounding existing residential neighbourhoods.  The 
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proposed location of these routes is defined on the access diagram on page 29 of the 
FAS Masterplan. 

 
6.6 Criterion 3 of Strategic Objective 5 seeks improvements to transport infrastructure to 

increase permeability within the AAP area and provide stronger connections with the 
wider transport network.  Proposal DS18 of the draft AAP identifies a number of 
transport infrastructure improvements that are considered necessary to deliver a 
more integrated and sustainable network. 

 
6.7 In order for Phase 1 of the Major New District Centre to be delivered on the FAS  

upgrading of existing roads including the A386/B3432 junction and B3432 Plymbridge 
Road would probably be necessary. 

   
6.8 A significant benefit of delivering the Major New District Centre on the FAS, assuming 

the catchment area defined in section 4 of this report, is that unlike the Seaton 
Barracks site, the Forder Valley Link Road is not required to serve a District Centre at 
the FAS.   Without the financial burden of having to meet the cost of a major piece of 
infrastructure, the FAS must be considered an inherently more sustainable, viable 
and deliverable option and would allow CIL etc to be better spent on other critical 
infrastructure. 

 
Recommendation 
 

6.9 To facilitate the delivery of the Major New District Centre on the FAS improvements to 
the existing highway network will be required that are not captured within Proposal 
DS18 of the draft AAP.  We therefore recommend that Proposal DS18 is amended to 
include an item 9 requiring the upgrading of A386/B3432 junction and Plymbridge 
Road. 
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7.0 DERRIFORD COMMUNITY PARK 
 
7.1 The principle of creating the Derriford Community Park as defined by Proposal DS20 

of the draft AAP is supported.  The FAS Masterplan demonstrates how the site could 
be developed to encourage connectivity to the Bircham Valley and then onto the new 
Derriford Community Park beyond. 

 
7.2 The redevelopment of the FAS would not compromise the delivery of the Derriford 

Community Park.  Indeed if the FAS were brought forward for development as an 
alternative to the Seaton Neighbourhood it could enhance the current proposals for 
the new Community Park.  For example, the FAS would reduce the need for 
development immediately adjacent to the new Community Park.  This could lead to 
cost savings as it would no longer be necessary to implement the various mitigation 
measures (as described at item 6 of Proposal DS20) required to enable the delivery 
of the Seaton Neighbourhood and produce a net gain to biodiversity. 

 
7.3 If the land comprising the Seaton Neighbourhood were no longer required for 

development, then the area of the new Community Park could significantly increase.  
The inclusion of the Seaton Neighbourhood land within the new Community Park 
would enhance the visual appearance of the Park as larger expanses of land not 
severed by or within close proximity to the FVLR would be created.  This approach 
would result in an enhancement to the quality of the Green Infrastructure assets in 
accordance with Strategic Objective 6 of the draft AAP. 
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8.0 SUMMARY AND CONCLUSIONS 
 

8.1 This report sets out in detail why the AAP as currently drafted is unsound.  The 
following section provides a summary of our concerns regarding the soundness of the 
AAP and our recommendations for remedying this. 

 
8.2 This report has explained that despite the best efforts of SHH an operational airport 

on this site is no longer viable.  Following the submission of a Non-Viability Notice to 
City Council, this position was ratified at its Cabinet Meeting on 23 August 2011, 
confirming that there were no legal grounds to challenge the non-viability.  It is 
therefore reasonable to assume that the site has no future as an airport. 

   
Prematurity 
 

8.3 The City Council’s opinion that the FAS cannot form part of the AAP due to the 
Cabinet’s August 2011 resolution on the FAS is flawed.  The Cabinet’s resolution 
advised officers to continue to apply the Core Strategy Policy CS27 until the Core 
Strategy Review is submitted for public examination.  Policy CS27 was developed in 
2006 and supports strategic infrastructure proposals considered necessary at that 
point in time in order to maintain and enhance the viability of the airport.   

 
8.4 Evidently those circumstances have changed and consequently Policy CS27 may 

now be regarded as obsolete - as it promotes infrastructure improvements to 
maintain/enhance the viability an airport which, irrespective of these improvements, is 
no longer viable.  For this reason we do not believe it would be premature to consider 
the FAS within the AAP.   

 
8.5 In our opinion, the Council’s approach is contrary to paragraph 158 of the NPPF 

which requires Local Plans to take account of relevant market and economic 
circumstances.  The omission of the FAS from the Council’s evidence base has 
compromised its soundness and therefore the conclusions of the AAP.  In our opinion 
the AAP, is therefore unsound as it is not consistent with national policy.      
 
AAP Boundary 
 

8.6 The omission of the FAS from the AAP boundary has further rendered the AAP 
unsound, as it is neither justified nor consistent with national policy.  Paragraph 182 
of the NPPF requires all reasonable alternative sites to be considered for a plan to be 
justified.  The FAS is a reasonable alternative site for the following reasons: 

 
 The FAS is available, deliverable and is properly considered to be previously 

developed land; 
 When compared to Seaton Barracks, North West Quadrant and Crownhill 

Retail Park, the FAS best responds to the strategic objectives of the AAP as: 
o the site is capable of creating a Northern Gateway to Plymouth; 

189



PRE-SUBMISSION DRAFT DERRIFORD AND SEATION AREA ACTION PLAN 
SUTTON HARBOUR HOLDINGS REPRESENTATIONS 

 30

o the site is capable of accommodating the amount of development 
necessary to create the Major New District Centre; 

o the site is flexible and capable of accommodating future growth 
beyond the current plan period; 

o the site is the best location to serve the majority of the existing and 
future residential population; and  

o the site is best placed to enhance connectivity between the north 
Plymouth residential neighbourhoods. 

  
8.7 The AAP is also unsound because the FAS, which is PDL, deliverable, suitable and 

available for development, has not been considered by the AAP as a potential 
housing site.  The AAP is unsound as it is not consistent with national and local 
planning policy which requires new development to be focussed towards PDL prior to 
considering the redevelopment of Greenfield sites. 

 
Major New District Centre 
 

8.8 This report in conjunction with the FAS Masterplan and Addendum 2 has 
demonstrated that if properly considered the FAS is the optimum location for the 
Major New District Centre.  We have considered the Cushman and Wakefield Report 
and believe its ‘centre of gravity’ concept to be flawed.  The extent to which the AAP 
relies on this concept raises concerns.  The ‘centre of gravity’ concept seems to be 
based on the highway intersection of Tavistock Road and Derriford Roundabout and 
does not take into account the location of the existing and proposed residential areas 
or other commercial and institutional uses, which is of course the primary purpose of 
the Major New District Centre. 

 
8.9 To ensure that the Major New District Centre is in the optimal location, this report has 

assessed the realistic catchment area of the proposed centre.  In accordance with 
Strategic Objective 4 of the AAP the Major New District Centre must serve the needs 
of the local community.  Having regard to these needs, we consider that, in order to 
deliver a sustainable community, the most important need is that derived from local 
residents.  It is the local residential population from which the primary expenditure will 
be derived to ensure a viable centre.   

 
8.10 We have also considered existing district centres and how these serve the existing 

residential communities within this catchment.  Using this approach, we consider that 
Figure 4.3 identifies the residential sector that is not well served by existing district 
centres.  Figure 4.4 demonstrates that a new district centre located at the Seaton 
Barracks site would create a flat distribution of centres and is poorly located in 
relation to the catchment area it is seeking to serve.  Whereas Figure 4.4 
demonstrates that a new district centre at the FAS would create a better spread of 
district centres and is located within the centre of the catchment area. 
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8.11 In summary we consider this approach to comprise a more robust analysis of the 
appropriate location for the new district centre compared with the simplistic ‘centre of 
gravity’ approach adopted by the City Council. 

 
8.12 The FAS Masterplan demonstrates that the site is capable of accommodating the 

amount of development and vibrant mix of uses required for the Major New District 
Centre as defined by Proposal DS16.  Furthermore, the FAS is able to meet future 
growth beyond the current plan period.  

 
8.13 We recommend the AAP is amended to define the Major New District Centre 

allocation on the FAS.  
 

Delivering Homes 
 

8.14 Assuming it is accepted that the FAS should be included as a deliverable site within 
the AAP boundary, Section 5 of this report has considered the soundness of the AAP 
in terms of the Council’s approach to the allocation of housing sites and whether the 
FAS would address the strategic housing objectives as defined by Strategic Objective 
3 of the AAP.   

 
8.15 This report has concluded that the Council’s approach to the allocation of housing 

sites is unsound as it is not consistent with national policy.  For the AAP to be sound 
it would need to ensure development is directed to PDL prior to the consideration of 
Greenfield sites.  The AAP is unsound because the FAS, which is PDL, deliverable, 
suitable and available for redevelopment, has not been considered, whereas 
Greenfield sites such as the Seaton Neighbourhood are prioritised for development. 

 
8.16 Read conjunction with the FAS Masterplan and Addendum 2, this report 

demonstrates that the FAS is well placed to deliver the strategic housing objectives of 
the AAP:   

 
 The FAS is capable of delivering a range, mix and type of housing at high, 

medium and low densities; 
 New housing on the FAS would enhance connectivity between the disparate 

existing residential neighbourhoods of northern Plymouth; 
 The FAS is well connected to existing employment and service provision, in 

particular Marjon’s campus.  If the new district centre were located on the 
FAS then the connectivity between new business and residential 
communities would be enhanced; 

 The FAS Masterplan demonstrates that the FAS could be designed in a 
manner that respects and relates to the existing community. 

 
8.17 In summary, the AAP should be revised to ensure the AAP promotes the sustainable 

development of available sites.  In this regard the AAP should be amended to 
redistribute the housing currently proposed on Greenfield sites to PDL such as the 
FAS. 
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Improving Communications 
 

8.18 The FAS Masterplan demonstrates that the redevelopment of the FAS would 
significantly contribute towards Strategic Objective 5 of the AAP in the following ways: 

 
 Unlike the Seaton Barracks site or North West Quadrant site, if the Major 

New District Centre were allocated at the FAS, its proximity to existing 
residential communities would encourage a greater modal shift away from 
high levels of car use to sustainable modes of transport. 

 The FAS is best placed, due to its location, to address the poor connectivity 
between the northern residential neighbourhoods. 

 The FAS Masterplan has demonstrated that it would maintain the function of 
the A386 as the city’s northern corridor and through pedestrian crossings 
would reduce the severance the A386 causes with the residential 
communities located on the western side of the A386. 

 The FAS Masterplan has demonstrated that it is capable of accommodating 
the public transport interchange required to serve the new district centre. 

 The district centre could be delivered on the FAS without the need for 
expensive infrastructure such as the Forder Valley Link Road.  However, 
upgrading of Plymbridge Road would be necessary. 

 
Derriford Community Park 
 

8.19 The principle of creating the Derriford Community Park is supported.  The FAS 
Masterplan demonstrates how the FAS could be developed to encourage connectivity 
to the Bircham Valley and onto the new Community Park. 

 
Conclusion 
 

8.20 The AAP as currently drafted is unsound, as it is not justified due to a flawed 
evidence base and the omission of the FAS from the boundary of the AAP, the result 
of which is that all reasonable alternative sites have not been considered within the 
AAP or its evidence base.   Furthermore, the AAP is unsound as in a number of 
instances and we have demonstrated that it is not consistent with national and local 
planning policy. 

 
8.21 We strongly recommend the City Council reconsiders its approach in respect of the 

Major New District Centre and housing allocations to accord with the conclusions of 
this report. 
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1.1 The current Derrifod and Seaton Area Action Plan (AAP) 
Pre-submission draft (June 2012) identifies the need for a new 
District Centre. 

1.2 This study assumes that the Former Airport Site (FAS) is 
included within the AAP study area, enabling a masterplanning 
process to consider its possible uses in a comprehnsive  
manner and in particular whether it would be the best location 
for a Major New District Centre.

1.3 The purpose of this document is to assess the validity of this 
proposition, against the following sites;

Seaton Barracks Site (SBS)

North West Quadrant (NWQ)

Crownhill Retail Park (CRP)

1.4 It is our contention that the Former Airport Site (FAS) better 
suits the overall AAP aspirations and is a more suitable location 
for a Major New District Centre than any of the other sites.

All of the sites are evaluated using a site comparison matrix, in 
section 4.0 of this report. This uses criteria contained within the 
AAP to analyse site constraints and establish the relative merits 
of each site. In addition to the matrix we have looked in detail 
at the North West Quadrant Site (NWQ) and completed some 
high level site constraints diagrammes for Seaton Barracks Site 
(SBS). Crownhill Retail Park (CRP) has only been evaluated 
using the site comparison matrix. 

1.0 Introduction
 

North West Quadrant (NWQ) 

Former Airport Site (FAS) 

Crownhill Retail Park (CRP) 
Seaton Barracks Site (SBS) 
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2.1.1 The Area Action Plan calls for a masterplan approach, 
demonstrating how;

‘the layout, form, scale and design of the urban fabric of 
the District Centre, in conjunction with the critical mass of 
development, will perform a pivotal role in making this area 
function as a genuinely mixed-use District Centre, based on a 
high street format, with a full range of uses’.

It further notes that there should be the ‘creation of a focal 
point, accessible and prominent’, together with ‘an active and 
prominent retail frontage to the A386, defining Plymouth’s 
northern gateway’.

2.1.2 Seaton Barracks Site (SBS) benefits from good frontage 
onto Derrifrd Road (A386) but has some significant site 
constraints, particularly the established trees and changes in 
level. Essentially the site is  divide into 3 distinct areas. The 
phase 1 area is largely flat and has site frontage onto the A386, 
between the existing hotel to the south and tree line to the north.

2.1.3 It would seem logical to concentrate the first phase of 
development on the former parade ground site. However, the  
existing site infrastructure, if retained, restricts the development 
options, as does the constraints imposed by the hotel, which 
occupies the south west quadrant of the site.

2.1.4 Further phases are more problematic, with undulating 
and steep topography to the north and steep banks adjacent 
to the historic tree belts. Level changes between the three 
‘development zones’ are in the order of 4 metres. In addition, 
there are a multitude of relatively contemporary office buildings, 
with associated services and car parking, on the northern 
segment of the site. This is the most prominent, and therefore 
most logical, area for a ‘Northern Gateway’ opportunity, but this  
area of the site can only be developed through the demolition of 
serviceable buildings and significant existing infrastructure.  This 
is not a sustainable development approach.

2.1 Site Analysis 

Seaton barracks Site - site constraints Seaton barracks Site - site opportunities
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North West Quadrant: 
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2.1 Site Analysis 

2.1.5 As part of the overall NWQ masterplan a previous planning 
application (08/01418) was submitted and approved for a 
proposed multi storey car park for 627 cars, replacing surface 
parking places. This new car park, located in the south eastern 
part of the site, also includes a childrens day nursery and retail 
units.

2.1.6 Wharfside Regeneration made representations to the 
City in respect of the pre-application Derriford and Seaton Area 
Action Plan dated February 2011 (Their document dated 30 
March 2011). This supported the aspiration for a District Centre 
and outlined why, in their opinion, the NWQ site had significant 
advantages over the Seaton Barracks Site (SBS), promoted by 
the City.

2.1.7 Subsequent representations have included concept plans 
which include options for growth on adjoining parcels of land, 
but these have not been formally submitted. At the same time 
the applicant has acknowledged that the building scale, on 
both side of the schemes ‘High Street’, as illustrtaed on the 
application drawings, is too dominant and should be reduced. 
This is not reflected on the current application drawings.

2.1.8 Site topography is a significant site constraint for the NWQ 
scheme. Wharfside acknowledge in their Design and Access 
Statement that the slope of the site (approximately 25m from 
north to south, with a 1:14 gradient) represents a significant 
challenge but their design team has, they say, used this to 
create an overall layout that responds to this constraint;

‘the slope allows for a consistent roof line across NWQ but as 
the ground falls away it further helps in the natural differentiation 
of the quarters in the development, small scale at the top of the 
site and large scale development at the southern end of the 
slope more in keeping with the scale of the hospital’

The decision to use the scale of the main hospital as a design 
precedent results in buildings with a significant scale on the 
south of the site. This contrasts with the low scale, low density 
residential accommodation at the north of the site, adjacent to 
Derriford Road. 

Howeson Lane

Derriford Road

1

2

3

4

Viewpoint 1 Viewpoint 2 Viewpoint 3 Viewpoint 4

Plymbridge Lane

Tavistock Road
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2.1 Site Analysis
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2.1.9 The NWQ site is set well back from the A368 and is 
almost entirely shielded by landscaping or buildings on the 
Howeson Lane ‘island’, including the Jack Rabbit pub and 
Mercedes Showroom. This lack of prominence is illustrated in 
the photographs below  – even glimpses from the Howeson 
Lane / Plymbridge Lane junction would only be of the small 
scale residential accommodation (within the ‘Upper Hill Town’ 
quadrant), rather than an ‘iconic gateway’ marking the northern 
entrance to the city. Their application does not even propose to 
include any active frontage.

 2.1.10 In marked contrast to NWQ the FAS site is predominantly 
level, allowing for the development of a masterplan that uses 
building form and massing to respond to the requirements and 
overall intent of the AAP, clearly signalling a northern gateway 
to the city. The site area (45 hectares in comparison to NWQ 
6.6 hectares) allows for a masterplan of much greater scope 
and ambition, without limitations imposed by topography, 
underground utilities or existing flora and fauna. 

Gateway Opportunity

scale

0 50 100 150 200 250m

Former Airport Site: 

key:

n

BIRCHAM
VALLEY

PLYMBRIDGE
VALLEY

BROW OF HILL

NEW DEVELOPMENT OF MEDIUM/
HIGH DENSITY HOUSING INCLUDING 
AFFORDABLE AND RETIREMENT

EXCELLENT VISIBILITY TO 
SITE ONCE BUNDING IS 
REMOVED

FOOT BRIDGE 

FOOT BRIDGE 

LAND VERY FLAT FOR 
DEVELOPMENT

LA
R

G
E

 O
P

E
N

 S
PA

C
E

 
C

O
U

LD
 B

E
 U

S
E

D
 F

O
R

 

A
C

C
E

S
S

 R
A

M
P

S

G
O

O
D

 VISIBILITY TO
 

SITE

NEW
 ROAD LINK

UNDER CONSTRUCTION

BUS ROUTE

NEW ACCESS 
ROAD ACROSS 
AIRFIELD

LAND VERY FLAT 
AND VIEWS OF 
DARTMOOR

H
O

U
SI

N
G

 
EX

PA
N

SI
O

N

POTENTIAL R
OAD LIN

KAGE

RUNW
AYS C

OULD P
ROVID

E A
 H

IS
TORIC

 FEATURE

PARK & RIDE 
PUBLIC TRANSPORT NODE

EXPANSION INTO 

M
EDIA ZONE

POTENTIA
L U

NIVERSITY

EXPANSIO
N

UNIVERSITY M
AIN

 E
NTRANCE

FOCUS

Initial Concepts

Good visibility onto site

Proposed road access

Proposed foot access

PO
TE

NTI
AL 

RO
AD L

IN
KAG

E

ZONE FOR MAJOR NEW 
DISTRICT CENTRE

POTENTIAL INFRASTRUCTURE SPINE

MAIN ENTRANCE TO 
UNIVERSITY

MAJOR PUBLIC 
TRANSPORT NODE

Transport Node

scale

0 50 100 150 200 250m

Former Airport Site: 

key:

n
BUS STATION
PARK & RIDE

GRASS LAND

BROW OF HILL

REDUNDANT AIRFIELD

SLIGHT EARTH MOUNDINGUTILITIES
ZONE

PREVAILING SOUTH 
WESTERLY WINDS

CAR 
PARKING

HANGER AND PART OF RUNWAY TO 
BE DEMOLISHED

HANGER

GOOD
PERMEABILITY

CONCRETE PATHW
AY

HIG
H T

RAFF
IC

 F
LO

W
 A

ND N
OIS

E &
 P

OLL
UTI

ON

A3
86 B3432

VIEWS OUT TO 
DARTMOOR

RESIDENTIAL ZONE
2 STOREYS

RESIDENTIAL ZONE
2 STOREYS

NEW UNIT
3 STOREYS
49 D/HA

RESIDENTIAL

RESIDENTIAL
2 STOREYS

RESIDENTIAL
ZONE

GRADIENTS
DOWN TO
WEST

Falling gradient away from site

Site Analysis

SUN

PATH

Permeability

Prevailing Winds

Service Zone

High traffic flow (acoustic impact)

Less traffic flow (acoustic impact)

GOOD
PERMEABILITY

FLOOD MITIGATION 
‘RED’ ZONE

GAS M
AIN

BIRCHAM
VALLEY

PLYMBRIDGE
VALLEY

Gas Main

205



2.2 Topography and Massing

NWQ

North West Quadrant: 
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2.2.1 The AAP states that; 

‘The site frontage to onto the A386 will require a bold urban form 
that creates a high quality, landmark development , establishing 
an ‘iconic gateway’ marking the northern entrance to the city and 
creating a sense of arrival at Derriford with landmark buildings to 
mark the centre’s location, particularly along the A386 frontage’

The NWQ scheme has buildings of low density and scale towards 
the north of the site, rising in scale and density towards the 
south. There is no atempt to recognise the gateway opportunity 
or exploit even the very limited site frontage onto the A386.

2.2.2 The FAS proposal carefully considers the AAP aspiration 
to have a ‘bold form’ to mark the Northern Gateway into the city, 
using the site topography and building scale.

FAS
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2.3 Landscape and Ecology
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2.3.1 The NWQ scheme has developed a network of terraced 
garden landscape courtyards and rooms, again exploiting 
the site topography. Due to the site location the scheme 
enjoys better connectivity to the Bircham Valley and proposed 
Community Park.

2.3.2 The FAS exploits the heritage of the area and proposes 
a linear park, reflecting the route of the former runway. The 
scheme has significant areas of public open space, including a 
proposed link through to Bircham Park.

2.3.3 Both schemes offer opportunities to develop quality 
landscape proposals which would benefit the AAP area.

Bircham Valley
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2.4 Key Features 

NWQ

North West Quadrant: 
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2.4.1 The FAS masterplan carefully considers how the scale and 
massing of the development can best maximise the ‘gateway’ 
opportunity. As evidenced in the previous section, it can be seen 
that the NWQ site has no real prominence when approached 
from the north, in contrast to FAS, which is located on a major 
junction - a true gateway opportunity.

2.4.2 The NWQ scheme, with its north – south hierarchical 
approach (low massing and density at the north, high massing 
and density to the south) fails to exploit even the limited exposure 
to the site, when approaching from the north along the A386.

2.4.3 The NWQ Design and Access Statement, submitted 
as part of the application, identifies the Policy Framework 
requirement to provide a ‘focus as an important gateway’ but 
fails to address this, identifying (under 3.10 of the document) 8 
key ‘opportunities’, none of which address the AAP aspirations 
to create a focal point, ‘accessible and prominent’, with an active 
and prominent retail frontage to the A386, defining ‘Plymouth’s 
northern gateway’.

2.4.4 It is evident, from both this list of ‘opportunities’ and the 
overall design response, that the District Centre ambitions, 
identified in the AAP, are not the primary focus of the NWQ 
design.

This conclusion is reinforced by looking at the NWQ ‘Urban 
Design Vision’, which based on 4 principles;

• to optimse the unique south-facing slope of the site to 
create a network of different terraced garden landscapes 
and urban spaces.

• to create an urban structure founded on a high quality 
landscape of courts, streets and parks with a dynamic 
skyline and inspirational architecture.

• to realise a diversity of urban quarters within a singular 
urban centre.

• to create a clear urban framework able to adapt to change 
and enable future development without loosing its identity.

Additionally, their strategy for ‘Responding to Slopes’ (Design 
and Access Statement 2.1, Topography), clearly sets out a site 
strategy that acknowledges these important AAP District Centre 
aspirations, but again fails to address them.

2.4.5 The very limited frontage to the A386, together with the 
concealment caused by buildings and landscaping, severely 
limits any opportunity for the NWQ site to meet the very clear 
aspirations contained within the AAP to develop a major new 
District Centre with real prominence and design quality.
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2.5 Retail 

2.5.1 Although the current Pre-submission Area Action 
Plan (June 2012, Proposal DS16) reduces the quantum 
of development when compared against the original Pre-
submission AAP (February 2012, Proposal DS17) the extent of 
food retail within Phase 1 (7000M2 GIA) considerably exceeds 
the proposed provision (3229M2 GEA) for the NWQ site. This, 
coupled with the shortfall of other retail space, demonstrates 
that the NWQ proposal is unable to meet the aspirations of the 
AAP, even with its more limited ambitions. 

2.5.2 The AAP indicates that there may be capacity for a further 
7100m2 (net) of non-food floorspace in future phases. While 
this is to be subject to further reviews and evidence base it is 
reasonable to conclude that this overall quantum is required to 
create a truly thriving major District Centre. 

2.5.3 The FAS masterplan fully complies with the current AAP 
in the provision of retail space, both within Phase 1 (up to 2016) 
and for further phases. 

2.5.4 The limited retail offer proposed as part of the NWQ 
application is compounded by the poor location of the main 
retail unit and the lack of retail frontage. The scheme makes 
reference to a new ‘High Street’, but this is, in reality, a main 
road dominated on either side by buildings ranging from six to 
nine storeys. The design decision to build up massing from north 
to south will also result in the south side of the ‘High Street’ 
being constantly in shadow. This is illustrated in their Design and 
Access Statement, Section 8.5, ‘Sun path and shadows’.  Far 
from being an attractive high street the shop fronts will be some 
11 metres apart, separated by two way traffic.

2.5.5 The NWQ scheme indicates ‘active ground’ associated 
with the hotel, located at the junction of Derriford Road and 
the Tavistock Road roundabout. Although this is identified as 
‘A1 / A2 shop, retail, bank’ it is hard to envisage either the 
attractiveness of the location for potential occupiers, or the 
‘gateway impact’ that such a limited offer could achieve. 

In contrast, the FAS ‘high street’ will be pedestrian only, 
integrating the main food store in with the smaller retail units. 
The overall approach is sympathetic and human in scale, 
with buildings no more than 4 storeys high along the main 
shopping street. In addition there will also be significant active 
retail frontage onto the main A386 junction as part of the main 
gateway building, reinforcing the District Centre aspirations.

Illustrative view of NWQ ‘High Street’ indicating height of buildings, transport movement and 
overall width of the street. View based on information contained within the NWQ planning 
application, including drawing 1175-13-002, site section V4

Illustrative view of FAS high street, indicating height of buildings and pedestrian friendly environment.
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2.6 Connectivity 

NWQ

2.6.1 The NWQ scheme has developed a hierarchy of streets 
and public spaces, responding to the site topography. The 4 
‘Quarters’ are separated by routes running east-west and the 
main route, ‘High Street’, links the Tavistock Road roundabout 
with Hospital Drive. This route is not directly accessible from 
Tavistock Road and is not, in itself, a destination. 

2.6.2 A previously illustrated, the NWQ proposed High Street is 
fronted with buildings of considerable scale and the route will 
be used as a main route through from the hospital on to the 
roundabout. These factors conflict with the apparent aspiration 
(signalled by the name) to create a new ‘High Street’ retail 
environment with a human scale and ‘traditional’ feel.

2.6.3 The FAS masterplan has carefully considered both 
approach and access. The retail offer is focused around a 
predominantly pedestrianised street, which culminates in a new 
town square. The proposed food store is linked to this main 
street, reinforcing the mixed use nature required for a District 
Centre.

2.6.4 Both schemes have good connectivity for public and private 
transport, cycles and pedestrians although the FAS proposal 
benefits from having greater opportunities for connectivity, due 
to it’s larger size and better location. As previously described, 
the site gradient of NWQ makes the north-south routes more 
difficult, particularly for those on cycle and on foot. This is 
recognised in their Design and Access Statement (4.1.3), where 
they propose a ‘number of DDA compliant ramps’ to address 
the problematic topography. 

2.6.5 The FAS masterplan has particularly good connections 
to the surrounding neighbourhoods and education facilities at 
Marjon. NWQ enjoys excellent connectivity to the main Derriford 
Hospital campus but is more isolated from areas of existing 
housing. 

2.6.6 The NWQ scheme does not consider any linkages across 
the A386, despite this being a key requirement within the AAP, 
Policy DS02, ‘supporting measures to reduce the severance to 
pedestrian and cycle movement caused by the A386’ 
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NWQ site, indicating the area required for 
community hub and 2 form entry primary 
school, at the same scale.

2.7.1 The AAP places great emphasis on educational provision, 
noting that; ‘an essential requisite to creating a place where 
people want to live is to provide a mix of land uses that work 
together, as well as supporting infrastructure, such as shops, 
schools and community facilities, are provided in a timely 
manner’ The AAP goes on to identify the need for a 2 form entry 
primary school, requiring an area of some 1.73 hectares.

The school should be ‘well integrated into the community, easily 
accessible and located within reasonable distance to residential 
dwellings to encourage sustainable travel’ In addition, the 
school should;

• Offer the opportunity to co-locate with a children’s centre 
and health facilities

• Be located close to transport hubs and shops

• Have the capacity and flexibility to expand in the future to 
accommodate future growth (to 2.48 Ha of land)

• Be located on a site with suitable topography, as a significant 
proportion of the site will be required playing courts and 
playing fields.

2.7.2 The AAP states that a new District Centre would be 
regarded as a suitable location, subject to accessibility, 
expansion potential and topographical suitability. It is clear that 
the AAP aspiration is for a school that is at the heart of the 
community and integrated with the new District Centre. 

2.7.3 The FAS scheme has followed the requirements of 
the AAP and includes a 2 form entry primary school, easily 
accessible to a significant area of existing population as well as 
the proposed District Centre and the new community, including 
further education provision (as part of Marjon), retail, leisure 
and residential. It is envisaged that the new school will be co-
located with a local ‘community hub’, which has the potential to 
incorporate a community hall, library, crèche and health centre. 

2.7.4 In marked contrast the NWQ scheme indicates a very 
limited range of community uses, with just a library and a 
nursery identified as part of the application. The 2 form entry 
school requirement cannot be achieved on the NWQ site, due 
to both the site topography and lack of available land. The 
Wharfside Regeneration Representation (March 2011) indicates 
that a further 1 hectare of land, currently in the ownership of SW 
Ambulance Trust, may be available but even with this additional 
site area would clearly be insufficient to accommodate a 2 form 
entry school designed in accordance with Building Bulletin 99, 
requiring a predominantly flat site of significant size.

2.7.5 We do believe that it would be possible to accommodate a 
school, with its associated community uses, on either the Seaton 
Barracks Site or Crownhill Retail Park. The Former Airport Site is 
the only location where a truly mixed use community, conatining 
a Major District Centre, could be located in the Derriford and 
Seaton area.

2.7 Education and Community Uses

Proposed ‘community hub’, containing a 
range of buildings including 2 form entry 
primary school, libraray, health centre and 
community hall.
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2.8 Car Parking and Residential Layouts 

Car parking

2.8.1 The AAP (Policy DS02) calls for a carefully considered 
car parking strategy. The NWQ scheme indicates that there 
would an additional 550 space multi-story car park next to the 
consented scheme (08/01418 and 10/01049) for 628 cars, 
within the ‘Transferium’ area. This concentration of parking is 
contrary to the aspirations of the AAP, which seeks to carefully 
align the allocation of parking with need, to encourage dual use 
wherever possible.

2.8.2 The FAS has been carefully designed to integrate car 
parking across the site, generally using undercroft car parks or 
surface parking to the rear of the buildings. Wherever possible 
surface parking has been softened with landscaping and in all 
cases the parking strategy has been developed so that the ‘dual 
use’ initiatives can be promoted.

Residential

2.8.3 The NWQ scheme proposes 356 units, comprising a 
mixture of flats, maisonettes and houses. This exceeds the AAP 
requirement for 250 housing units but it is unclear whether they 
are able to meet the AAP requirement for at least 75 of the units 
to be affordable and 50 dwellings to be built to Lifetime Home 
Standards.

2.8.4 Phase 1 of the FAS masterplan provides 250 housing 
units, with the requisite affordable and Lifetime Home Standard 
requirements. The site is of sufficient scale to accommodate 
at least an additional 1100 dwellings, which would be built 
in phases as the District Centre develops, in line with market 
demand.

The overall masterplan also includes a proposal for student 
accommodation (relating to Marjon) and a ‘care village’, 
including a retirement community, in addition to the residential 
accommodation.
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3.0 Catchment Areas
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3.1 Landuse - NWQ Catchment, 1.5km Isochrone
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3.1.1 The Core Strategy document notes that;

‘There is little housing at the core of the Derriford area, which gives it a poorly defined sense of community.

There are a number of adjoining neighbourhoods, mainly low density and poorly connected, often separated by major transport 
infrastructure and topography. As a result the area is dominated by the car.’

3.1.2 A key part of the success of the new district centre will be the relationship between the new and existing residential 
communities, reducing the dependence on the car. A 1.5km isochrone, centred on the Derriford Road roundabout shows how 
the NWQ site, located east of the A386, is relatively isolated from the existing residential areas.

3.1.3 In comparison, FAS is well placed to serve significant local communities. This would be increased by the quantum of new 
residential accommodation created as part of both phase 1 and future phases of the FAS masterplan.
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3.2 Landuse - FAS Catchment, 1.5km Isochrone
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4.0 Area Action Plan Aspirations

4.1 As part of the analysis a site comparison matrix, which 
considers the all of the sites against the North West Quadrant, 
has been prepared. The criteria used are based on the Policies 
contained within the AAP, including the following Strategic 
Objectives:

• Improving the urban form by reinforcing local distinctiveness 
and seeking opportunities to deliver a new character.

• Improving connectivity by merging permeability and 
supporting more sustainable forms of transport.

• Protect historic assets, by enhancing their role.

• Enhance and promote the areas environmental assets, 
supporting an increasing biodiversity and access to the 
areas natural species.

• Support CHP networks - zero carbon

• Improve surface water drainage systems to reduce flood 
risk

Additionally the AAP is clear that a major new District Centre 
must;

• deliver a new sustainable Major District Centre with a good 
range of retail, employment and residential units in a ‘high 
street’ format.

• be a landmark ‘gateway’ visible clearly from the A386 and 
be accessible to a wide area of neighbourhoods including 
to the west of the A386 and to the employees in and around 
Derriford Hospital.

• provide excellent access to public transport and a network 
of pedestrian and cycle routes.

• alleviate any further congestion around the Derriford 
roundabout.

• be delivered in at least two phases up to 2016 and up to 
2026.

• take good account of adjoining uses and enhance their 
sustainable futures.

• gain access to and through public open space and in 
particular the proposed Community Park.

4.2 The scoring system ranges from 0 (zero), where the proposal 
is not capable of meeting the aims of the AAP, up to 5, where 
the proposal exceeds the requirements of the AAP, particularly 
aspirations relating to quality of design and District Centre 
identity. 

4.3 Although, by it’s very nature, the analysis is subjective it 
does demonstrate by a clear margin that the Former Airport 
Site offers significant advantages over the other sites, when 
assessed against the AAP aspirations. 
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Derriford Masterplan 
 
Site Comparison Matrix – ALL SITES -  August 2012.  Issue4 
 
FAS – Former Airport Site  
NWQ –North West Quadrant (Planning Application Ref 09/01899/OUT) 
SBS – Seaton barracks Site 
CRP – Crownhill Retail Park 
 
Scoring  
0 – Proposal is not capable of meeting the aims of the AAP. 
1 -  Proposal conflicts with the aspirations or requirements contained within the AAP 
2 – Proposal acknowledges the requirement contained within the AAP but fails to identify convincing proposals 
3 – Proposal looks to address the requirements of the AAP, but with mitigating factors.  
4 – Proposal fully complies with the requirements and aspirations of the AAP. 
5 – Proposal exceeds the requirements of the AAP, particularly aspirations relating to design quality and District Centre identity. 
 
Policy / Proposal FAS  NWQ  SBS  CRP  
4. Policy DS01: Improving the Urban Form         
1. Masterplan approach 

Use a masterplan approach, which includes 
the provision of Design Codes, Public Realm 
Strategy, a Delivery Plan and a Consultation 
Strategy, to inform the development process.  

 

 4  4  4  4 

2. Strong and integrated urban form 
Contribute to creating a strong and integrated 
urban form with a real sense of place, of an 
appropriate scale and quality in relation to the 
site’s role, context and proximity to key 
locations. This will include the need to consider 
the opportunities for higher density mixed-use 
development, incorporating key views and 
vistas, as well as the careful use of landmark 
buildings/public art in key locations. 
 

FAS can deliver a truly mixed 
use sustainable District Centre 
with critical mass, linking in an 
effective way with the existing 
community. 
FAS is a true gateway location, 
able to serve the local 
community and form a 
hierarchy of places and routes. 
Densities are carefully 
considered and higher density 
mixed use opportunities are 
identified within the master 
plan. 

5 Site gradients severely limit 
the ability to create the 
District Centre ambitions, 
particularly in achieving a 
‘gateway’ statement and high 
street with a human scale and 
sense of place. Proposal has 
not got the capacity to deliver 
Phase 2 of the District Centre. 
The current design does not 
address the aspirations of the 
AAP. The current application 
does not create a sense of 
place and the scale of certain 
buildings, particularly facing 
the ‘High Street’, is 
inappropriate. The proposal 
does include elements of high 
density mixed use, but no real 
‘landmark’ buildings. 

2 Masterplanning of the site will 
be constrained by landscape 
features (in the form of a 
historic mature tree belt) and 
the topography, north of the 
tree belt where the land 
slopes steeply. These factors 
limit the ability to create a 
District Centre to match the 
ambitions contained within the 
AAP. SBS could have a sense 
of place when considered as 
a fully developed scheme (ie 
including phase 2 works), but 
it is questioned whether this 
could really be regarded as 
being truly integrated into the 
urban form.  The initial phase 
will have good frontage onto 
the Tavistock road.  
 

4 Approach possible, but only  
through wholesale re-
development of the site, which 
is currently not mixed use and 
is not of an adequate scale or 
design quality. 
If a true masterplan approach 
is adopted it is unlikely that 
timescale for phase 1 could  
be achieved. The ‘key 
locations’ are considered to be 
Derriford Hospial, Marjon, 
access to the valleys and 
surrounding residential areas. 
Apart from the immediate 
residential areas west of the 
A386 the site fails to address 
the key proximity 
requirements. The site has 
good frontage onto the A386. 

3 

3. Improved surface water drainage 
Improve surface water drainage systems to 
reduce flood risk and protect Plymouth Sound 
and Estuaries European Marine site from water 
pollution. This measure will be specific 
requirements for Proposals DS08 Crownhill 
Retail park; DS09 Derriford Hospital; DS10 
Marjon; DS12 Glacis Park and DS16 District 
Centre. 
 

Excellent site for SUDS with 
slow run-off and substantial 
onsite retention possible.  

4 Slopes and high densities of 
solution still cause fast run-off 
problems. The site is located 
within the Critical Drainage 
Area identified in the 
Council’s Strategic Flood Risk 
Assessment. Mitigation 
strategies are identified. 

4 Site assumed to be capable of 
meeting this requirement. 

4 It is understood that there 
existing underground 
structures, but it is not known 
whether these will limit or help 
to achieve these aspirations. 

4 
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Policy DS02: Improving Connectivity FAS  NWQ  SBS  CRP  
1. Permeable network of streets and 

spaces 
Delivering a permeable network of streets and 
spaces that provide clear pedestrian and cycle 
routes, make positive links with adjoining areas 
and support the increased use of public 
transport. 

Deliverable, with potentially 
excellent transport links which 
will open up the whole of the 
northern section of Derriford.  
Excellent connectivity with 
adjoining residential areas. 
 

4 Limited ability to create the 
District Centre ambitions: The 
scheme identifies multi-storey 
car parking which is contrary 
to the policy aspirations. 
Good east – west links but 
limited north – south routes, 
particularly for pedestrians 
and cyclists, due to site 
topography. 

3 Limited ability to create a truly 
permeable scheme, fully 
connected to the existing 
urban context. . Access will 
mainly be from William 
Prance Road (certainly for the 
initial phase). Links through to 
areas north of the ‘tree belt’ 
will be more difficult, due to 
the topography. 

3 Approach possible but only 
with wholesale redevelopment 
of the site. Links to the east 
limited.  

3 

         
2. Reduced severance caused by A386. 
Supporting measures to reduce the severance 
to pedestrian and cycle movements caused by 
the A386 

Excellent pedestrian crossing 
and footbridge links. 

4 No evidence of footbridge 
links or equivalent measures 
to reduce the severance of 
the A386. Access to at grade 
crossings. 

4 No evidence of footbridge 
links or equivalent measures 
to reduce the severance of 
the A386, but site is adjacent 
to an existing crossing. 

4 The site is on the west side of 
the A386 (Tavistock Road) 
and adjacent to an existing 
pedestrian crossing. 

4 

3. Car parking design and use. 
Ensuring where possible that car parking is 
located to the rear of buildings, or underground, 
or in suitably designed and wrapped multi-
storey car parks. Ideally car parks would be 
dual use to avoid the inefficient use of land and 
create a better urban form. 

Deliverable and avoids multi-
storey solutions in line with the 
policy aspirations. 
No underground or multi-storey 
car park needed. Parking will 
be located to the rear of the 
buildings, designed for dual 
use. 

4 The scheme adopts a multi 
storey car parking solution for 
a significant proportion of the 
spaces required. The site 
topography limits the potential 
to achieve the policy aims. 

3 It is likely that phase 1 can be 
delivered using multi-storey 
parking, as described in the 
AAP. 

4 Current scheme has highly 
visible surface carparks. This 
aspiration is only possible with 
wholesale redevelopment of 
the site. Given the size of the 
site it is likely that a multi-
storey carparking approach 
will be required. 

3 

 
Policy DS03: Historical Assets FAS  NWQ  SBS  CRP  
Crownhill Fort and Glacis is a Scheduled 
Ancient Monument. It provides and 
important focal point and opportunities for 
greater public access should be promoted 
subject to viability. 
Drake’s Leat should be preserved and 
sensitively incorporated into development 
proposals.  
Bowden Battery Glasis is a Scheduled 
Ancient Monument, and should be 
managed sympathetically as part of the 
Community Park 

The scheme will respond to 
any requirements contained 
within the AAP. 

4 The planning application has 
responded to historic 
features, such as Devon 
Hedges and the Plymouth 
Pear. The scheme does, 
however, still require the 
removal of a number of 
historic trees. 

3 Any proposal will have to 
respond to the requirements 
of the AAP, as part of the 
planning application process. 
 

4 Any proposal will have to 
respond to the requirements of 
the AAP, as part of the 
planning application process. 

4 

 
Policy DS04: Green Infrastructure FAS  NWQ  SBS  CRP  
1. Safeguarding and integrating existing 

ecology 
Safeguarding and enhancing the existing 
strategic network of trees and hedgerows, 
incorporating them into the urban fabric to 
provide strong ecologically biodive connectivity, 
as well as creating new green links where 
appropriate. 

Potential to greatly enhance 
ecology and biodiversity. 

4 Limited contribution to 
diversity, due to pressures on 
site area. Devon Hedge 
incorporated into the scheme, 
creating a low key boundary 
at the north edge of the 
scheme. 
Plymouth Pear protected. 

3 Strategic network of trees and 
hedgerows will have to be 
maintained, making 
connectivity between the 
various site areas (south / 
north and east west) difficult 
without adversely affecting the 
existing ecology. 

4 Limited contribution to 
diversity, due to pressures on 
site area. 

3 

2. Maintaining and enhancing green links 
Ensuring green links through and into adjacent 
sites are enhanced for wildlife and managed in 
perpetuity, for the benefit of bats and other 
species. 

New links created into 
Derriford Community Parks 

4 The site has no direct links 
into the Community Park, and 
will be reliant on significant 
work including the removal of 
established trees. 

3 Good potential new links 
created into Derriford 
Community Parks (proximity 
to Park) 

4 No links to Derriford 
Community Park, but 
opportunities to create green 
links through to adjacent sites 
(west of the A3886)  

3 

3. Protecting SSSI's 
Protecting Sites of Special Scientific Interest, 
for species such as the Plymouth Pear 

The site is not an SSSI and 
has no species that require 
protection. 

3 Steps taken to protect (and 
increase the number) of the 
Plymouth Pear variety. 

4 The site is not an SSSI, but 
extensive ecology, including 
tree belt, will have to  be 
retained 

3 The site is not an SSSI and 
has no species that require 
protection. 

3 
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Policy DS05: CHP District Heating FAS  NWQ  SBS  CRP  
1. Support PCC in aspiration for 

CHP/DH 
Implement a procurement process to seek an 
Energy Supply Company to development and 
operate the CHP/DH network, either as part of 
a wider network in the city or, at least initially, a 
local network with the potential to connect more 
widely at a later date. 

Aspiration supported and 
additional opportunity for wind 
power. 

4 Aspiration supported, but site 
topography will increase costs 
of network. 

3 It is assumed that this 
aspiration is supported, but 
site topography will increase 
costs of network 
(Infrastructure for all phases 
will need to be considered 
from the outset) 

3 It is assumed that this 
aspiration is supported, but 
site constraints (including the 
demolition of existing 
buildings) may impact on the 
ability to fund DEN or zero 
carbon aspirations. 

3 

2. Supporting district energy network 
Require development proposals at PIMTP 
(DS06), Crownhill Retail Park (DS08), UCP 
Marjon (DS10), Glacis Park (DS12), Seaton 
Neighbourhood (DS13), North West Quadrant 
(DS14) and Derriford District Centre (DS16) to 
include space for an Energy Centre, to support 
a phased roll-out of the district heating network. 
Derriford Hospital (DS09) may also need to 
provide space to expand its existing Energy 
Centre and should seek to be connected to the 
network to enable use of the surplus heat when 
this is available. 

Space available for Energy 
Centre Site topography suits 
district network aspiration. New 
infrastructure routes easy to 
implement. 

4 Space for Energy Centre 
identified within the Design 
and Access Statement, but at 
the cost of removing retail 
units and active frontage. The 
site topography does not suit 
district network aspiration and 
the application notes that 
‘further negotiation will need 
to take place’. 

4 The ‘future phase’ site 
topography (north of the tree 
belt) does not suit district 
network aspirations. Site area 
(particularly the ‘initial phase’ 
site) is large enough to 
incorporate an energy centre.  

4 It is assumed that this 
aspiration is supported, but 
site constraints (including the 
demolition of existing 
buildings) may impact on the 
ability to fund DEN or zero 
carbon aspirations. 

3 

3. Requirement to connect to DEN 
Require all proposals for non-residential 
development exceeding 1,000 sq m gross 
floorspace and residential developments 
comprising 10 or more units (whether new build 
or conversion) to connect to any existing, or 
proposed, District Energy Network in the locality 
to bring forward low and zero carbon energy 
supply and distribution.  

Requirement supported and 
very easy to implement. Solar 
and wind power options are 
available easily.  The FAS 
proposal is fully committed to 
the aspirations of the policy 
proposal. 

4 The application proposes a 
flexible approach including 
‘good design’, ‘future proofing’ 
and ‘on site renewable energy 
systems’. The application also 
notes that ‘further negotiation 
will need to take place’. 

3 It is assumed that this 
aspiration is supported, but 
site topography will increase 
costs of network. 
(Infrastructure for all phases 
will need to be considered 
from the outset) 

3 It is assumed that this 
aspiration is supported, but 
site constraints (including the 
demolition of existing 
buildings) may impact on the 
ability to fund DEN or zero 
carbon aspirations. 

3 

4. Allow for future connections 
Where the district wide network is not yet 
operational in relation to the particular 
development under consideration: 
a) Seek an offsite contribution to the 
establishment of the network; 
b) Require heating and cooling systems that 
allow future connection to local district 
heating/cooling networks 

Allowance possible and 
realistic for a very large 
comprehensive development 

4 Future proofing noted but 
offsite contribution not 
identified. The development 
area may limit contribution 
potential, due to overall 
infrastructure costs.  

2 It is assumed that this 
aspiration is supported, but 
site topography will increase 
costs of network 
(Infrastructure for all phases 
will need to be considered 
from the outset) 

3 It is assumed that this 
aspiration is supported, but 
site constraints (including the 
demolition of existing 
buildings) may impact on the 
ability to fund DEN or zero 
carbon aspirations. 

3 

5. Requirement to connect to network 
Where the district wide network is operational in 
relation to the particular development under 
consideration: 
a) Require the development to connect to the 
network 
b) Seek an offsite contribution towards 
completion of the network 

Requirements a) and b) 
deliverable.  
Site topography suits district 
network aspiration very well. 

4 Lack of site development area 
may limit contribution 
potential. The application 
requests ‘further negotiation’ 

2 It is assumed that this 
aspiration is supported, but 
site topography will increase 
costs of network 
(Infrastructure for all phases 
will need to be considered 
from the outset) 

3 It is assumed that this 
aspiration is supported, but 
site constraints (including the 
demolition of existing 
buildings) may impact on the 
ability to fund DEN or zero 
carbon aspirations. 

3 

6. Incorporate DEN infrastructure 
Incorporate district heating/cooling pipe 
infrastructure as a key consideration in the 
forward planning and delivery of all relevant 
transport and public realm work in the Derriford 
and Seaton area. The requirement (set out in 
Core Strategy Policy CS20) for development to 
incorporate onsite renewable energy production 
equipment is relaxed for such developments, in 
favour of measures that enable delivery of area 
wide solutions. 

Requirement deliverable. 
Site topography suits district 
network aspiration. 

4 The site topography does not 
suit district network aspiration 
and the application 
concentrates on on-site 
sustainability measures, 
rather than considering the 
policy aspirations. 

2 It is assumed that this 
aspiration is supported, but 
site topography will increase 
costs of network 
(Infrastructure for all phases 
will need to be considered 
from the outset) 

3 It is assumed that this 
aspiration is supported, but 
site constraints (including the 
demolition of existing 
buildings) may impact on the 
ability to fund DEN or zero 
carbon aspirations. 
 

3 
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Policy DS16: New District Centre (NDC) FAS  NWQ  SBS  CRP  

1. Retail Provision of 15 600 sq m (net) 
floorspace 

A total retail provision of some 15,600 sq m 
(net) floorspace, brought forward in phases as 
follows: 
Initial Phase, by 2016. 

i) A foodstore in the order of 7000sqm 
(gross) 

ii) A further 5000sqm (net) floorspace 
comprising a mix of retail units of 
varying sizes. 

Apart from the foodstore, all retail units should 
be limited to a floorspace of up to 500sqm (net).  
 

First phase deliverable by 
2016. 
The extensive, predominantly 
flat site is ideally suited to the 
development with real design 
quality, maximising appeal to 
both the users and potential 
occupiers. 

4 According to the 
Environmental Statement 
(December 2009, prepared by 
King Sturge [now JLL]), which 
accompanied the planning 
application (para 5.2 page 
46), 
The northern edge of the high 
street (their phase 4) will be 
delivered 4 years after a start 
on site. The 2016 aspiration 
would only be achievable if 
construction commenced in 
2012. 
 

2 First phase stated to be 
deliverable but expansion 
limited by site topography and 
established tree belt. 
 

4 First phase (in a form 
adequate to satisfy the 
requirements of the AAP) is 
not deliverable by 2016. 
 
 

4 

Further Phases 
(e) At the present time, the evidence suggests 
there may be capacity for a further 7,100 sq m 
(net) of non-food floorspace to be provided at 
the District Centre between 2021 and 2026. 
However, the details of the amount of additional 
floorspace and the timing of its delivery should 
be decided through future reviews of the 
evidence base, and in particular updates to the 
Plymouth Retail and Centres Study (2012). 

All further phases can be 
accommodated and work can 
commence immediately or to 
meet market demands. 
 

5 Further phases are not 
possible given the site 
topography and current 
design and site ownership. 

0 AAP document recognises 
that risks to delivery of further 
phase rely on the relocation of 
the TA facility, which is not 
under PCC control. 

3 Only possible with wholesale 
redevelopment of the site. 
 

3 

2. Commercial development of  11000 
sqm  (gross) 

 
 
 

Easily deliverable and almost 
limitless area if demand for 
other uses arises. 

4 Not fully deliverable based on 
current proposals. 

2 Scheme proposes the 
demolition of viable B1 units 
to deliver the AAP aspiration. 
This is not a sustainable 
solution. 

3 Only possible with wholesale 
redevelopment of the site. 
Reasonable location, with 
some established uses nearby 

3 

3. 250 high density dwellings 
High density residential development, integral 
to the new District Centre, providing some 250 
dwellings, with at least 75 affordable housing 
units and 50 dwellings will be built to Lifetime 
Home Standards, delivering a mix of tenure  
and housing types to meet a wide range of 
needs.  
 
 
 

Deliverable but also large 
amount of space available for 
medium density if market 
demands. 
 

5 The current application 
identifies a mixture of housing 
from low scale terrace 
housing to 6 storey 
apartments, with 82 houses, 
63 maisonettes and 211 flats. 
The number of affordable 
housing units or those built to 
Lifetime Home Standards is 
unknown. 

4 Site capable of 
accommodating this 
requirement. 

4 Only possible with wholesale 
redevelopment of the site. 
 

3 

4. Public transport interchange 
The creation of a high quality public transport 
interchange facility that will serve as an 
interchange for key destinations and residential 
developments on the eastern side of the 
Derriford area.  
 
 

Bus station for District Centre 
and Marjons and adjacent to 
both Park + Ride and Derriford 
Hospital Interchange  will 
supply regular bus services as 
demanded by the District 
Centre users and adjacent 
residents. Excellent links to 
existing residential areas. 

4 The bus interchange will be 
adjacent to the development, 
at Derriford Hospital.  The site 
is not easily accessible for 
existing residential 
communities. 

3 The site could accommodate 
a public transport hub.  

4 Unlikely that transport 
interchange will be located on 
the site, due to special 
constraints. A transport 
interchange in the location 
would not serve key 
destinations and residential 
developments to  the east of 
the site. 

2 

5. Two- form entry primary school and 
other community uses 

Other community infrastructure, which could 
include a 2 form entry primary school, a library 
and health centre subject to further detailed 
assessment. 

Deliverable on site as part of a 
sustainable development and 
linked directly to Marjons 
‘Teacher Training’ function and 
playing fields sharing. 

5 The aspiration for a 2 form 
entry primary school is not 
deliverable, due to the site 
constraints and topography, 
but some other community 
uses are identified. 
 

2 The aspiration for a 2 form 
entry primary school is not 
deliverable, due to the site 
constraints and topography. 

2 The aspiration for a 2 form 
entry primary school is not 
deliverable, due to the limited 
site area. 

2 

6. Energy Centre 
An Energy Centre to support wider District 
energy proposals. 

Deliverable.  4 Space for an Energy Centre 
identified within the Design 
and Access Statement.  

4 Deliverable within the first 
phase. 

4 It is assumed that this 
aspiration is supported. 

3 
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7.9 NDC - Proposed Location Criteria FAS  NWQ  SBS  CRP  
a.Creation of a focal point, accessible and 
prominent 
 

Excellent ‘Gateway’ and 
landmark site with good road 
visibility from A386, B3432 and 
new Plymbridge lane 
extension. The FAS site is 
ideally located, with the 
required prominence to meet 
the AAP aspirations for a 
thriving major District Centre. 

5 The application totally lacks 
prominence. It has no focal 
point and divides the 
development into 4 distinct 
zones, building up scale 
towards the southern edge of 
the site, rather than 
considering the creation of a 
prominent gateway. 

1 The site has a good frontage 
onto the A386 and is 
accessible. 

4 The site has a good frontage 
onto the A386 and is 
accessible. 

4 

b.Physically well placed to serve the needs 
of existing & new: 
Residential communities 
 
 
 
 

Excellent location especially 
well located for Marjons and 
new residential development 
over time on the remainder of 
the FAS. Will be closer to more 
residences than the other 
sites. 

4 The proposal fails to link to 
the communities to the west 
of the A386. 

2 The site has limited adjacency 
and is not well placed to serve 
the needs of the local 
community. It is located within 
the Medical and Technology 
Park, well away from 
residential communities. 

3 Well placed to meet the 
demand of existing residential 
communities west of the A386, 
but poorly connected to 
Derriford Hospital population.  

3 

Business communities 
 
 
 
 
 
 

Good location, although 
slightly more remote from 
existing business hub. 
However, great opportunities 
to develop the media 
employment uses associated 
with Marjons. 

4 Good location, but viability of 
the office accommodation, 
with the main elevation facing 
due west and built against a 
multi storey car park, is 
questionable. 

4 Good location – the site is 
adjacent to an area currently 
designated for business use. 

4 Reasonable location, with 
some established uses 
nearby.  Main business uses 
are west of the A386. 

3 

c. Active and prominent retail frontage to the 
A386, defining Plymouth's northern gateway 
 
 
 
 
 
 

Excellent ‘Gateway’, clearly 
identifying the northern 
approach with a high quality 
mixed use scheme with 
prominent retail frontage. 

5 Total lack of prominence. This 
requirement has not been 
considered as part of the 
scheme. The site does not 
address the A386 and is 
almost completely concealed 
by existing buildings and 
landscaping. 

1 Good frontage to the A386, 
but not a true ‘gateway’ 
opportunity. 

3 Good frontage to the A386, but 
not a true ‘gateway’ 
opportunity.  

3 

d. Cleared and Serviced site, for delivery of 
the initial phase by 2016 
 

Potential to deliver the first 
phase by 2016. 

4 Significant infrastructure and 
topographical issues. 
Evidence contained within the 
application Environmental 
Statement indicate that 
delivery by 2016 could only 
be achievable if construction 
commenced in 2012. 
 

2 Although SBS is described as 
being ‘cleared and serviced’  
for the initial phase, there will 
be significant  infrastructure  
required to accommodate 
future phases.    

3 First phase is highly unlikely to 
be deliverable by 2016, due to 
site constraints (existing lease 
arrangements). Even if 
overcome the site would 
require substantial re-
development to accommodate 
the proposed uses. 

0 

e. Potential for significant future growth 
 
 

Excellent potential to provide 
significant future growth . 

5 Very limited potential, and 
reliance on land outside of the 
applicant’s ownership. 

1 Limited potential, unless 
viable buildings are 
demolished. Existing trees 
and changes in site level also 
limit scope. 

3 Limited, beyond phase 2 
aspirations. 

3 

f. Deliverability, relating to site ownership 
 
 

The proposed site is in the 
ownership of SHH. 

4 It is understood that the site is 
in the ownership of Wharfside 
Regeneration (Devon) Ltd. 
Reference is made to 
‘expansion land’ (outside of 
the application red line) that is 
owned by others. 

3 Unknown, but it is understood 
that not all of the site is 
currently within PCC control. 

2 It is understood that the 
proposed site is in the 
ownership of Henderson 
Global Investors 

4 
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7.15 Urban Form FAS  NWQ  SBS  CRP  
a) a masterplan approach that demonstrates 
how the layout, form, scale and design of the 
urban  fabric of the District Centre, in 
conjunction with the critical mass of 
development, will perform a pivotal role in 
making this area function as a genuinely mixed-
use District Centre, based on a high street 
format, with a full range of uses. 

FAS can deliver a truly mixed 
use sustainable District Centre 
with critical mass and link most 
effectively with the existing 
community.  

5 Site gradients severely limit 
the ability to create the 
District Centre ambitions, 
particularly in achieving a 
‘gateway’ statement and high 
street with a human scale and 
sense of place.  Overall, there 
is a lack of mixed use within 
the scheme. 

2 Masterplanning of the site will 
be constrained by landscape 
features (in the form of a 
historic mature tree belt) and 
the topography, north of the 
tree belt where the land 
slopes steeply.  AAP 
requirements for the District 
Centre could be met.   

4 Approach possible, but only  
through wholesale re-
development of the site, which 
is currently not mixed use and 
is not of an adequate scale or 
design quality. However, 
surrounding activity and uses 
are limited, preventing the site 
from becoming the focal point 
of a genuinely mixed use 
District Centre.    

2 

b) the proposals will need to demonstrate that 
full advantage has been taken of the 
opportunities for the District Centre to transform 
the nature of Derriford, provide it with its own 
distinct identity, make it into a place in its own 
right, a real destination and a more sustainable 
location. In addition, regard will also need to be 
had to existing town centre uses. 

FAS is an excellent opportunity 
to meet these aspirations in 
total and with a highly 
sustainable mix of uses. It will 
have a clear identity and has 
the ability to become a real 
destination and gateway. 

5 The current proposals do not 
meet these aspirations. The 
scheme is inward looking and 
deliberately ordered to have a 
smaller scale at the north end 
of the site, with buildings of 
significant scale to the south, 
but well away from the A386.  

2 The site cannot deliver a 
scheme that transforms the 
nature of Derriford, due to the 
limited overall size and site 
constraints.  

2 The site has some prominence 
but does not have the ability to 
‘transform the nature of 
Derriford’. It is not a 
destination as there is 
insufficient mixed use activities 
surrounding it – unlike a site 
on the east side of A386.  

3 

c) the site’s frontage onto the A386 will require 
a bold urban form that creates a high quality, 
landmark development, establishing an ‘iconic 
gateway’ marking the northern entrance to the 
city and creating a sense of arrival at Derriford 
with landmark buildings to mark the centre’s 
location, particularly along the A386 frontage. 
 

Excellent ‘Gateway’ and 
landmark site with good road 
visibility from A386, B3432 and 
new Plymbridge lane 
extension. 
The location and nature of the 
site’s topography will allow for 
the development of a high 
quality District Centre, with a 
bold urban form. 

5 Total lack of prominence. No 
‘gateway’ opportunity and the 
site is almost totally 
concealed by existing 
buildings and landscaping, 
when approached from the 
north. The lack of frontage 
onto the A386 is not 
addressed.  

1 Phase 1, although having 
some site frontage, will not be 
able to create an ‘iconic 
gateway’. The northern area 
of the site, where there is a 
greater (although still 
compromised)  will only be 
developed as part of a later 
phase. 

3 Good frontage onto the A386 
and possibility of creating a 
bold urban form, but not an 
‘iconic gateway’ 

4 

d) a significant element of the demand for the 
centre’s services will come from the 
communities to the west of the A386. It will be 
important to incorporate measures that will 
facilitate links across the A386. 

The FAS proposal has 
excellent pedestrian and cycle 
crossings, via footbridge links, 
enabling excellent connectivity 
to surrounding residential 
communities.  

4 The application refers to new 
east – west links through the 
site, but does not include any 
proposals for crossing the 
A386.  

1 No evidence of footbridge 
links or equivalent measures 
to reduce the severance of 
the A386, but site is adjacent 
to an existing crossing. 

3 Meets aspiration to serve the 
communities on the west. 

4 

e) the site’s pivotal role and its central location 
makes it critical to provide a safe, convenient 
and clear network of streets and spaces, 
promoting sustainable movement for all within 
and beyond the District Centre. This network 
needs to prioritise ease of access by foot, cycle 
and public transport. 

Deliverable, with potentially 
excellent links for all forms of 
travel especially by foot cycle 
and public transport. 

4 The proposal indicates a clear 
network of streets and 
linkages .Sustainable 
movement (cycles and 
pedestrians) will be limited 
due to the site topography, 
particularly north south.  

3 Limited ability to create a truly 
permeable scheme. Access 
will mainly be from William 
Prance Road (certainly for the 
initial phase). Links through to 
areas north of the ‘tree belt’ 
will be more difficult, due to 
the topography 

3 Creation of networks possible. 
Linkages to the residential 
area west of the A386 are 
possible, but site will not be at 
the heart of the area, which is 
east and north of the site. 

3 

f) Response to established tree belt. Not applicable - Not applicable - Response required - Not applicable - 
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7.15 Urban Form (continued) FAS  NWQ  SBS  CRP  
g) this location will be a major travel destination, 
therefore provision needs to be made to 
incorporate a public transport hub, as well as 
supporting the increased use of public transport 
through the use of travel plans to demonstrate 
how progress will be made towards achieving a 
sustainable modal shift for the site. 

Bus station for District Centre 
and Marjons will be provided 
and adjacency of both Park + 
Ride and Derriford Hospital 
Interchange will supply regular 
bus services as demanded by 
the District Centre users and 
adjacent residents.  

5 The scheme does not include 
a transport hub, but relies on 
the hub at Derriford Hospital. 
Given the proximity to this 
hub from the site this is a 
logical decision limits the 
ability to influence public 
transport initiatives. 

3 The site location does not 
allow good connectivity with 
the main residential areas. 

3 No on site hub and the site 
cannot effectively connect to a 
major transport hub east of the 
A386. 
Good access to bus links on 
the A386 

3 

h) carefully locate parking to the rear, 
undercroft or as wrapped multi-storey car parks, 
to avoid large surface level car parks, to ensure 
it forms part of a comprehensive and integrated 
development. 
 
 
 

Deliverable using a mixture of 
multi-storey and undercroft 
solutions. This is a more 
sustainable approach and 
allows parking to be co-
located, meeting the aspiration 
to achieve ‘dual use’ for 
carparks.  

4 The scheme relies on a large 
multi storey car park. 
Although this is supplemented 
by other areas of undercroft 
and surface parking, 
concentration of parking in 
one location will limit potential 
for ‘dual use’.   

3 It is likely that the AAP 
requirement can be met. 

4 The current trading format 
relies on a large level car park. 
A scheme to meet the 
aspirations of the AAP will 
have to adopt a significantly 
different approach.  

3 

i) the site adjoins the Community Park to the 
east of Brest Road. This will require the 
provision of appropriate access points to the 
Park, as well as ensuring buildings that 
overlook the valley are bold and positive, 
adding interest, contrast and character, as well 
as providing a degree of natural surveillance. 
 

Access to community park via 
Marjons will integrate new 
green space with existing. 
 
No buildings will overlook the 
valley. 

3 The scheme proposes some 
access to the Community 
Park. The scale of the 
buildings is bold, but it is 
questionable whether using 
the existing Derriford hospital 
as a precedent is either 
logical or desirable. 

2 The scheme will have some 
connectivity to the park, due 
to its relative proximity. 
Unless the buildings in phase 
1 are of a significant scale it is 
unlikely that any of them will 
overlook the valley. 

3 No access to the Park is 
possible directly from the site. 
Some connectivity to local 
green space possible. 

2 

j) the new development will also need to be 
sensitive to its surroundings, responding to the 
views down the Bircham and Forder Valleys, 
including the setting of Crownhill Fort, to 
maximise the distinctiveness and quality of the 
environment. 

Identified views will not be 
affected at all. The scheme will 
create its own  sense of place, 
with an overall site hierarchy 
reflecting the different uses, 
creating a quality environment. 

4 Unable to quantify effect of 
the scheme, but the scale of 
the buildings and 
‘Transferium’ car parks will be 
very prominent from a 
number of locations. 

3 Unless the buildings in phase 
1 are of a significant scale it is 
unlikely that any of them will 
overlook the valleys 

3 Unless the buildings are of a 
significant scale they are 
unlikely to the valleys, but may 
impact on Crownhill Fort. 

3 

k) the District Centre will need to provide an 
Energy Centre that supports delivery of the 
wider combined heat and power network. The 
development will be required to connect and 
contribute to a District Energy network. 
 

Space available for Energy 
Centre Site topography suits 
district network aspiration. New 
infrastructure routes easy to 
implement. 

4 Space for Energy Centre 
identified within the Design 
and Access Statement. 

4 It is likely that the AAP 
requirement can be met. 

4 It is believed that an energy 
centre could be incorporated. 
The connection to a ‘wider’ 
network is questioned, given 
that a link across the A386 
would be required. 

3 

 
 
 
 
 FAS  NWQ  SBS  CRP  
Total 169  104  135  122  
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5.0 Summary and Conclusion

‘The development of the District centre affords a real opportunity, 
not only to address existing need, but to promote a clear 
identity and focus for Derriford, providing a more integrated and 
sustainable environment’ 

5.1 The redevelopment of the Former Airport Site offers an 
opportunity for a fresh start and the creation of a carefully 
considered and fit-for-purpose new urban extension to Derriford 
and Seaton. It is effectively a blank canvas on which to plan 
a sustainable community in the heart of the district, close to 
existing housing neighbourhoods, employment, education, 
and healthcare, and adjacent to a significant supply of new 
residential land. 

5.2 The overall design of the FAS masterplan has addressed the 
ambition contained within the AAP and created a dynamic urban 
form that clearly identifies the District Centre as the northern 
gateway to the City. The FAS scheme fully complies with the 
AAP requirements but has the potential to reinforce this with 
additional development, ensuring that the new District Centre is 
truly sustainable, with a full mix of uses including the provision of 
educational facilities to support the local community. 

5.3  In contrast, it is difficult to see how, without a major redesign 
and re-assessment of the design concept, the NWQ scheme 
could achieve the aims of the AAP. The current design reinforces 
the ‘inward looking’ nature of the scheme by locating the high 
street, including the food store, at the heart of the scheme. 
Rather than being a clearly identifiable destination and gateway 
the NWQ scheme shields retail and other active frontage activity  

from the A386, reinforcing the view that the underlying concept 
behind the application is looks to create it’s own particular urban 
environment, largely ignoring the surrounding area.

5.4 The applicant has acknowledged that their ‘High Steet’ 
design is flawed, with unacceptable overshadowing due to 
the excessive building heights. Although it may be possible to 
marginally improve this aspect of the scheme, the overwhelming 
constraints of topography, available site area and and 
compromised location will still limit the scope and ambition of 
NWQ in comparison to the Former Airport Site. 

5.5. Similarly, the CRP and SBS sites also have significant 
issues, including accessibility, topography and deliverability. The 
FAS is the best location for a New Major District Centre and has 
the added benefit of substantial additional land, ideally located 
to connect existing residential communities and create a new 
heart for Derriford.  

Proposed High StreetFAS New Northern Gateway
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1.0 Introduction

1.1 Following the closure of Plymouth Airport in December 
2011, Sutton Harbour Holdings Plc (SHH), who have a 
long term interest in the Former Airport Site (FAS) and 
are considering alternative uses for the land.

1.2 In pursuit of this they have appointed a team of 
consultants to prepare a Masterplan for the site which 
should bear in mind constraints and opportunities 
including that relating to the development of a Major 
New District Centre (MNDC) at “the heart of northern 
Plymouth”. 

1.3	 Policies	and	expectations	for	this	MNDC	are	defined	in	
the Core Strategy and the draft Area Action Plan (AAP) 
which is to be the subject of an Examination in Public in 
2013.

1.4 Originally the FAS was considered to be relevant to the 
AAP and included within the boundary but currently 
Plymouth City Council have excluded it from the most 
recent draft. This is being contested by SHH through 
the consultation process. whilst considering the best 

about uses and quantum and so these are assumed, 
for the purposes of this study, to be the base line brief 
for a Masterplan. In addition other aspirations, such 
as those of Marjon University College (MARJON) and 
wider	 market	 interests,	 have	 been	 identified	 through	
investigation and included in a wider brief. 

1.9 The site is currently almost vacant and in need of a 
redevelopment following the Plymouth City Council 
Cabinet	ratification	of	Plymouth	City	Airport’s		statement	
non-viability in August 2011, and a further statement 
of no future funding from Plymouth City Council in 
Summer 2012.

1.10	 It	FAS	offers	a	‘once	in	a	life	time’	opportunity	for	the	
community in the Northern District of Plymouth due to 
a combination of:

a)  the availability of a large area of easily and economically 
developed land;

b) the declared need for a MNDC for the Derriford 
community; and 

c) the potential for a large number of high quality 
sustainable family homes to be developed alongside 
this	 District	 Centre	 to	 form	 a	 significant	 new	 urban	
extension and reinforce its sustainable credentials; and 

d) a range of residential types to encourage the maximum 
population to locate immediately around the District 
Centre. 

1.11 The ambition for the Masterplan is to demonstrate 
clearly the very great opportunity on offer and relate 
it methodically to the requirements that Plymouth City 
Council has expressed in its policies and parameters 
for the MNDC.

1.12 This Masterplan will demonstrate how the 
redevelopment of the FAS could contribute to the 
strategic	objectives	defined	by	 the	AAP	 including	 the	
need for a MNDC.

1.13 In developing this Masterplan we have taken account 
of Plymouth City Council policies and national 
guidance for good land-use planning and urban design 
expounded by The Urban Task Force and CABE. 

1.14 This opportunity offers the chance of a real ‘step 
change’	 for	 Northern	 Plymouth	 with	 Derriford	 and	
Seaton by not only providing the base line requirements 
for a MNDC but also many other facilities associated 
with a sustainable community . The scale of the site 
enables the Masterplan to provide for future growth 
both for the MNDC and residential communities.

Former Airport Buildings

location for this very important new development. 

1.5 The FAS offers a unique opportunity, not available until 
recently, to create a new sustainable mixed-use urban 
centre and residential neighbourhood with the MNDC 
at its heart. It would allow best practice through a better 
mix	 of	 land	 uses	 in	 line	with	 the	Urban	 Task	 Force’s	
expectations  and urban design as promoted by the 
Commission for Architecture and the Built Environment  
(CABE). Above all it could fully satisfy the aspirations 
and requirements of both the Core Strategy and the 
draft AAP. 

1.6 It is available now, is large in area, is highly accessible , 
is	located	at	the	centre	of	the	defined	catchment	area	
for	the	population	of	Derriford,	and	is	relatively	flat	and	
unconstrained for new construction.

1.7 This study has therefore assumed its re-inclusion within 
the draft AAP study area enabling the masterplanning 
process to consider its possible uses in a comprehensive 
manner and in particular the best location for the MNDC 
on part of the FAS redevlopment plan.

1.8	 The	 guidance	 in	 the	 AAP	 –	 Policy	 DS16,	 is	 specific	

Former Airport Site
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2.11 Existing development in the Northern District, in and 
around Derriford, is characterised by:

a) low density disconnected family housing located along 
the higher contours of the valleys;

b)	 the	dominant	bulk	of	Derriford	Hospital	 and	 its	 traffic	
generation;

c) medical developments spawned by the hospital - 
Plymouth International Medical and Technology Park, 
The School of Medicine, the Ambulance and Blood 
Transfusion Services etc; 

d) Tamar Sciece Park; 

e) and Derriford Retail Park.

2.12 These piecemeal developments have generated a 
disjointed urban environment set within and around 
quiet and richly bio-diverse nature corridors in the 
valley bottoms. 

2.13 Immediately south of the FAS is the campus of UCP 
MARJON and next to that the Virgin Health Gym. 
This area is currently relatively isolated, relying mostly 
on the Plymbridge Lane connection to the Derriford 
Roundabout via Derriford Road.

2.14 However in the past few months a new link road has 
been built across the FAS site northwards providing a 
more direct connection from the University to the A386. 
This has been constructed, together with improvements 
to Plymbridge Lane, by SHH and permits buses to 
more easily access UCP MARJON, Derriford Hospital, 
as well as serving a new residential development on 
Plymbridge Lane.

2.0 Context

2.1 The FAS comprises 42.9 Ha within the former 
operational boundary and an additional 2.8 Ha of 
ancillary land adjacent to the a new link road. The 
total landholding associated with the FAS is 45.7 Ha 
(113 Acres). It is located approximately 6 km north of 
Plymouth City Centre in the neighbourhoods of Estover, 
Glenholt and Derriford East.

2.2	 The	district	of	Derriford	is	within	the	‘Northern	District’	
of Plymouth and is accessed from the sub-region via 
the A38 dual carriageway. This is a major route that 
links across the Tamar Bridge to Cornwall in the west 
and Marsh Mills and on to Exeter in the east. It creates 
a distinct north/south division of the Plymouth City 
jurisdiction, into a City District and the Northern District. 

2.3 Plymouth Airport started life as a runway for 
transporting mail by air. In 1923 Mr Alan Cobham 
piloted	a	de’Havilland	DH50	aircraft	from	a	former	polo	
field	at	Roborough	and	carried	mail	and	passengers	to	
Manchester as part of a one month commercial trial  
eventually extended to Croydon Airport. 

2.4 Later the Air Ministry rented the site for air-cooperation 
exercises between the three armed services and 
eventually	Plymouth	City	Council	purchased	the	airfield	
and gained an aerodrome licence in 1930.

2.5 Its more recent history has been as the base for 
Bryman Airways in the 1970s followed eventually by Air 
Southwest as part of the SHH. It was closed by them 
in December 2011.

2.6 The area is characterised by steep sided valleys 
generally running east/west until they reach the north/
south routes of the Tamar on the western extremity and 
the Plym river valley to the east.

2.7 It is surrounded by housing estates to the north, west 
and south east and by University College Plymouth 
Marjon (UCP MARJON) to the south. Derriford and 
Nuffield	 Hospitals	 are	 to	 the	 south-west	 and	 just	
beyond them a large area of employment and retail 
developments.

2.8 The A386, Tavistock Road, bisects the neighbourhoods 
of Derriford West, Crownhill and Widewell from Estover, 
Glenholt and Derriford East. This main arterial road 
provides the primary route southwards into Plymouth 
City Centre and northwards to open country-side 
beyond Derriford acts as the northern gateway into the 
City.

2.9 The A386 is a singularly important route through 
Devon northwards to Tavistock and Okehampton and 
eastwards over Dartmoor to Moretonhampstead.

2.10	 A	 strong	 flow	 of	 commuter	 traffic	 uses	 this	 route	 on	
a daily basis and congestion occurs frequently at 
the Derriford roundabout and further south at the 
intersection with the A38.

Plymbridge Road Housing DevelopmentVirgin Health Gym

Extracted from Plymouth City Council DRAFT AAP Document

Derriford and Seaton 
neighbourhoods

Western Morning New
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2.15 This and another residential development to the north 
east and both on former runway land, are now mostly 
occupied.	 They	 represent	 a	 significant	 change	 in	 the	
house types in the area with a move away from low 
density semi-detached and detached to higher density 
family housing in the order of 50 d/Ha.

2.16 Employment sites in the district have historically been 
‘low	density’	and	‘low	rise’	apart	from	one	or	two	taller	
office	buildings	either	side	of	 the	A386	near	Derriford	
Roundabout. 

2.17	 Over	 the	 past	 twenty	 years	 some	 significant	 inward	
investment has been achieved with the development of 
the Tamar Science Park by Plymouth City Council and 
the Plymouth International Medical and Technology Park 
by the South West of England Regional Development 
Agency (SWRDA). This is likely to have increased 
commuter	traffic	as	there	is	limited	family	housing	and	
associated facilities within walking or cycling distance.

2.18 Southwest Water have also developed their frontage 
along the A386 with the three storey Windsor House 
office	block	now	occupied	by	Plymouth	City	Council.	
This building is in front of and therefore hiding the 
extensive water treatment works behind.

2.19 Western Morning News, Future Inn and the Land 
Registry	as	well	as	other	‘Technology’	units	have	been	
developed on the International Park and form a low 
density campus character which is quite typical of all of 
Derriford’s	employment	land.

2.20 There are formal footpath routes along the valley 
bottoms e.g. running from Brest Road, close to its 
junction with Morlaix Drive, eastwards to Blunts Lane 
through the Bircham Valley Local Nature Reserve. This  
area is planned to be extended and enlarged to form 
the Derriford Community Park.

2.21 There is an excellent green route which leads up from 
the Birchin Valley up to the UCP MARJON campus and 
which could very easily connect the FAS with the Park.

2.22 The site occupies a plateau with the A386 Tavistock 
Road and B3432 Plymbridge Road intersecting in its 
northern corner. These crossroads give immediate 
and uncluttered access to the neighbourhoods of 
Denrriford and Seaton and settlements beyond. The 
site	is	adjacent	to	the	first	intersection	on	the	A386	as	
you enter the conurbation and so offers an opportunity 
to become the Northern Gateway to Plymouth.

2.23 Land uses in the area are mixed, dispersed and 
insufficient	to	fully	achieve	a	balanced	and	sustainable	
district. It would seem that a great number of employees 
at Derriford Hospital and UCP MARJON commute and 
some of these, no doubt , because they prefer to live in 
other neighbourhoods with a better balance of facilities.

2.24 Vacant employment property and the slow progress 
with new developments on the International Medical 
and Technology Park indicates a faltering regional 
economy. With the national economy also showing 
fatigue the prospects for the immediate future are poor 
however a catalytic change such as the new district 
centre	might	improve	those	prospects	significantly.

Bircham Valley

Bircham Valley

Early days at Derriford

UCP MARJON’s Sports Hall

UCP MARJON’s Campus

Future Inn

A383 & B3432 Junction
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3.9 Access to the site can be gained from a multitude of 
points around the perimeter adjoining either the A386 
or B432. Currently the main airport access road is 
along Plymbridge Lane which historically connected 
across to Plymbridge Road.

3.10 A new link now called Runway Road has been 
constructed across what was the shorter of the two 
former runways. This could form a useful collector road 
for future development.

3.11	 Further	afield	the	site	is	connected	not	only	to	Plymouth	
and out to Tavistock by the A386 but to local centres 
in Glenholt via Glenholt Road to the north; Widewell, 
Southway and Derriford West via Southway Drive; 
and Estover in the south via the B3432 Miller Way. 
The potential for new highway connections across the 
site, for instance re-connecting Plymbridge Lane to 
Plymbridge Road, would transform the accessibility of 
a large area of Derriford.  

3.12	 The	topography	of	the	site	is	relatively	flat	with	a	gentle	
gradient down from the northwest to the southeast. 
This	 slope	 can	 be	 considered	 flat	 for	 the	 purposes	
of development masterplanning. In fact the gentle 
gradients are an advantage as they allow relatively 
shallow and inexpensive gravity drainage systems. 
No	significant	cut	and	fill	or	retention	structures	will	be	
needed. 

3.13 Part of the site is within an area that can contribute to 
flood	risk	further	down	the	Forder	Valley,	but	with	new	
drainage runs in a north-easterly direction a suitable 
SUDS system would be able to drain away from the 
problem area and into the Plym Valley. Because of 
the gentle slopes an economical and comprehensive 
Sustainable Drainage System (SUDS) would be 
feasible.

3.14 3.14 Bearing in mind the infrastructure and climatic 
constraints there would appear to be ample opportunity 
to both mitigate costs and deliver sustainable solutions 
through:

a) a comprehensive SUDS network; 

b) an onsite sewerage treatment area with reed-bed 
purification	to	create	clean	discharge	to	the	storm	drain	
system; 

c) a local wind generation grid associated with energy 
centres; and

d) a rainwater harvesting network for grey water 
distribution for homes, gardens and allotments.

3.0  Site analysis

3.1	 The	FAS	boundary	in	SHH’s	ownership	is	defined	by	a	
red line on the adjoining map which describes an area 
of	42.9	Ha	(106	Acres).	It	forms	an	‘L’	shape	with	the	
A386 along its north-western boundary, the B3432 
along	the	north-eastern	boundary	and	UCP	MARJON’s	
on the southern side of Plymbridge Lane. 

3.2 The runway tarmac and FAS buildings still remain.
Grass-land, shrubs and structural planting occupy the 
remainder of the site apart from an array of landing 
lights and other equipment. The boundary is secured 
with high chain-linked fencing on concrete posts and 
timber fencing with emergency vehicle gates at key 
positions.

3.3 A large number of utilities run along a swathe of land 
along the Tavistock Road A386 alignment. This is an 
easement created when the A386 was re-directed 
further westwards to maximise the main runway 
capacity. 

3.4	 A	‘high	 level’	assessment	of	 infrastructure	routes	and	
capacities has revealed that there are several raw 
water trunk mains, a distribution water main and an 
11KV cable running within the A386 boundary fence 
line .There is also a 300mm medium pressure gas 
main running under the main runway between the FAS 
buildings and Plymbridge Road. In addition there are 
a multitude of other power, data, water and sewerage 
routes within the public highways around the perimeter 
of the site. 

3.5 The headline infrastructure risks would appear to be the 
creation of an easement to avoid diversion of the 11KV 
cable and high pressure water mains running alongside 
the A396 and the creation of an easement across the 
site on the line of the medium pressure gas main to 
avoid diversion costs and disruption to the services in 
the district. 

3.6 The microclimate in Derriford has been recorded by 
the airport weather station up until the end of 2011. 
It indicates that the average wind speed is around 
12mph,	 average	 temperature	 10	 degrees	 ‘C’,	 rainfall	
130 days per year and fog on 40 days in the year. 
This would indicate a moderately windy and wet site 
typical of the region. The potential for both small scale 
wind generators and a grey water network should be 
investigated. 

3.7 The local ecology (Plymouth City Council Survey 2005) 
includes the predominance of grassland, tall herb 
vegetation and scrub. This is cut regularly and treated 
with selected herbicides with the result that the site 
has only a moderate species diversity. Most species of 
interest occupy the perimeter belt of tall ruderals.

3.8 The FAS land is considered by Plymouth City Council 
to be of moderate archaeological interest but this 
is due to it avoiding intrusive development over the 
recent decades. It is acknowledged that if there were 
any remains they would be at depth due to the levelling 
works that have been carried out over the land to 
create the runway strips.

Surface water management system

Former operational site boundary

Onsite foul water treatment and recycling New generation quiet wind turbines
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3.15 CONSTRAINTS AND OPPORTUNITIES SUMMARY

 These Constraints and Opportunities diagrams 
illustrate the contents of this section and have been 
used to inform the Masterplanning process.

3.16 Constraints to be overcome: 

•	 Road noise and pollution along A386 and B3432

•	 Brow of hill

•	 Views  of Dartmoor

•	 Utilities zone

•	 Gas main

•	 Prevailing winds

•	 Sun-path

•	 Former runways

•	 Flood mitigation zone.
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3.17 Opportunities to pursue:

•	 Visibility along A386 and B3432

•	 Easily	developed	as	a	flat	site

•	 Zone for MNDC

•	 Former runways as infrastructure spines

•	 New road linkages

•	 Enhancements to pedestrian and cycle connectivity 
through the site and on to adjoining neighbourhoods 

•	 New footbridges and pedestrian crossings 

•	 Expansion of University Campus

•	 Prominence of brow of hill

•	 New Media Zone

•	 Housing expansion areas

•	 Linkage to green infrastructure including Bircham Valley 
and Plym Valley.

3.18 

A	 network	 of	 access	 routes	 are	 identified	 on	 the	 above	
Opportunity diagram and of key importance are:

•	 Connections across the A386 which is a key AAP 
requirement to reduce the severance caused by this 
road;

•	  the connection between the Park & Ride and   
UCP	MARJON’s	main	entrance;

•	  the routes established by the former runways; and 

•	  the reconnection of Plymbridge Lane with   
Plymbridge Road. 

These routes create the main framework for the 
development zones and the potential for a hierarchy of 
nodes where they intersect.
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4.2 Current Derrriford District Land Uses.

4.2.1 The land uses adjoining the FAS can be conveniently 
identified	 as	 forming	 four	 zones	 that	 occupy	 the	
segments between the A386 and the B3432 Plymbridge 
Road/ Southway Drive. These roads intersect next to 
the Park & Ride transport hub and provide excellent 
access to a large part of Derriford and the Northern 
District. 

4.2.2 The zone immediately to the north-east of the 
intersection is characterised by family housing along 
traditional estate roads which loop and circulate back 
to Plymbridge Road. The Park and Ride is conveniently 
located for these residents and there is a local centre 
along	St.	Anne’s	Road	containing	a	small	convenience	
store,	 post	 office,	 and	a	 hair	 and	beauty	 shop.	 They	
also have convenient access to wooded valleys (West 
Wood, Holt Wood and Common Wood) and on to the 
old	railway	line	-	National	Cycle-way	‘N27’	.

4.2.2 Further north is the residential neighbourhood of 
Roborough and Bickleigh which is well served by its 
own	district	centre	as	well	as	significant	employment	at	
the H.Q. of the Child Support Agency.

4.2.3 The north-west segment comprises the family housing 
estates of Widewell and large employment sites. Some 
of these are occupied, others vacant and a few are 
being cleared for redevelopment e.g. by Wimpey for 
Warleigh Village 2, 3 & 4 bedroom houses. Generally it 
is a quiet suburban housing neighbourhood but with the 
benefit	 of	 significant	 local	 employment	 opportunities.	
Access to woodland and open countryside is also 
conveniently available to the north and west (Possham, 
Widewell and Yappes Wood). There is a local centre 
known as Southway Shopping Centre which includes 
a	number	of	 shops,	a	 small	Somerfield	 food	store,	a	
Natwest	Bank	and	a	small	Post	Office.	

4.2.4 The south-west segment comprises the residential 
neighbourhoods of Derriford West bisected by steep-
sided east/west orientated wooded valleys. Notre 
Dame Roman Catholic (secondary) School for girls is 
located in the centre of the area and includes a large 
area	of	playing	fields	west	of	Caradon	Close.	Further	
south, there are more housing neighbourhoods off 
Looseleigh Lane which connects back onto the A386 
at the Derriford roundabout. Adjacent to this junction is 
the Derriford retail park occupied by B&Q, M&S, Pizza 
Hut and KFC, all in a sea of car parking.

4.2.5 In the south-east segment there are very few close 
residential neighbourhoods apart from the new housing 
developments along Plymbridge Lane and low density 
estates on the fringes of Estover. However, MARJONS  
is the dominant land -use and includes both a migrant 
and resident student population and a migrant staff 
population. It also offers very good public swimming 
pool and sports hall facilities which naturally would form 
part the community uses for residents in the area.

4.0 A Sustainable Development Framework

4.1 AAP Expectations 

4.1.1	 Section	7.15	‘Urban	Form’	of	the	Area	Action	Plan	(AAP)	
confirms	that	 the	new	District	Centre	not	only	should	
promote	a	‘clear	identity	and	focus’	but	should	‘provide	
a	 more	 integrated	 and	 sustainable	 environment’..	 It	
calls for the Masterplan approach to deliver a genuinely 
mixed-use centre based on a high street format with 
full range of uses.

4.1.2 Furthermore the AAP calls for the District Centre 
to transform the nature of Derriford by creating a 
destination with a distinct identity through a sustainable 
and integrated approach.  A bold urban form addressing 
the A386 is expected to provide a high quality landmark 
and iconic gateway marking the northern entrance to 
the city and arrival at Derriford. 

4.1.3 The FAS has a very long frontage to both the A386 
and	the	B3432	which	would	clearly	fufill	the	AAP’s	key	
requirement for prominence. This is in marked contrast 
to other sites along the A386 such as the NWQ which 
is	largely	hidden	from	passing	traffic.

4.1.4	 The	 AAP	 recognises	 that	 significant	 demand	 for	
the	 centre’s	 services	 will	 come	 from	 the	 residential	
neighbourhoods to the west of the A386 and so very 
good pedestrian cycle links across the main road will 
be essential. As a general sustainability rule, excellent 
permeability through the surrounding neighbourhoods 
and into the District Centre should inform the masterplan 
design. These pedestrian routes should be of easy 
gradient for centre users particularly cyclists and those 
with children and babies in pushchairs, and motorised 
wheel-chairs. Cycle routes should where possible be 
separated by markings, barriers or different routing 
from pedestrians. 

4.1.5 Very convenient and safe access to public transport 
must be provided through the legible network of streets 
and spaces. Also, because the centre will be a major 
travel	 destination,	 the	 AAP	 confirms	 that	 ‘provision	
needs to be made to incorporate a public transport 
hub’.

4.1.6 The AAP is clear in Strategic Objective 3 – in the ambition 
to create sustainable linked community. Homes need 
to be delivered ‘in suitable locations where a range of 
community needs can be met, as well as providing a 
framework within which communities can grow in a 
sustainable	way’.	 This	means	 a	 range,	mix	 and	 type	
of housing that helps integrate those homes with 
employment community, leisure and the environment. 

4.1.7 This objective cannot be achieved by developing 
the District Centre and closely associated facilities 
as	 an	 ‘inward	 looking’	 urban	 form.	 It	must	 be	 easily	
accessible to all the Northern District and particularly to 
the surrounding neighbourhoods within a short walking 
distance – less than 30 minutes. Furthermore, large 
tracts of existing housing need to be included within the 
catchment area of the new centre, as they are currently 
relatively poorly served by other district or local centres. 
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4.2.6 The dominant non-residential land uses, in order of 
adjacency, are: UCP MARJON; Virgin Health Gym; The 
Nuffield	 Hospital;	 Derriford	 Hospital;	 Tamar	 Science	
Park; The Peninsula College of Medicine and Dentistry; 
a polyglot of employment units in and around the NWQ; 
and further southward the Plymouth International 
Medical and Technology Park. This whole area is 
heavily biased towards healthcare and employment 
which	 inevitably	 creates	 traffic	 congestion	 at	 peak	
hours,	causing	difficulties,	particularly	 for	ambulances	
trying to get to Derriford Hospital in an emergency.

4.2.7 The surrounding land-uses that would characterise 
a District Centre on the FAS would be a true mix of 
employment, existing residential, education, healthcare 
and public open space for recreation. There is also 
scope to increase the provision of a wide range of high 
to medium density housing on the site itself as well as 
a broad range of retail, leisure and community uses in 
a	new	District	Centre.	All	these	would	benefit	from	easy	
and relatively un-congested access by a network of 
roads, footpaths and cycle-ways to deliver a balanced 
sustainable new urban neighbourhood on a redundant 
brown-field	site.

4.2.8 To satisfy the AAP requirements, the Centre should be 
located at the heart of the area in most need of facilities 
and away from other District and Local Centres. 

Although the FAS is closer to the Roborough District 
Centre compared to the other District Centres at 
Estover and Transit Way, it is closest to the residential 
areas	west	of	the	A386	that	are	currently	insufficiently	
served. It is also close (about 1km) from the large 
employment sites such as Derriford Hospital and next-
door to a thriving Higher and Further education facility 
at UCP MARJONs. Here students are very poorly 
provided with both retail and leisure facilities. The FAS 
is also uniquely positioned to make best use of and 
contribute to the success of the Park and Ride Bus 
Terminus.

4.2.9	 The	core	strategy	is	specific	in	its	identification	of	both	
the	 location	 and	 influence	 of	 a	 Major	 New	 District	
Centre which is illustrated on the map in Section 2 
page 16.  This shows the northern corridor opportunity 
area within which is the Former Airport Site a new 
Major	Centre	and	the	redefinition	of	Crownhill	as	a	local	
centre.

4.2.10 Our proposals for the MNDC on the FAS closely 
aligns with this objectives map by locating the 
proposed Major Centre at the centre of the Northern 
Corridor Opportunity Centre.  This location will relate 
well to existing major industrial estates, residential 
neighbourhoods, Derriford Hospital and surrounding 
employment zones. 
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4.3.9	 This	guidance	is	reflected	in	the	disposition	of	the	local	
centres	 surrounding	 the	 FAS	 along	 St	 Anne’s	 Road	
and at Southway Shopping Centre. It also relates to 
some extent to the superstore at Roborough as this 
development has a very limited range of unit shops 

4.3.10 In contrast, in the southern part of the Northern District, 
the Crownhill local centre offers many more of the unit 
shop and social facilities normally associated with a 
district	centre	i.e.	a	mature	and	successful	‘High	Street’	
with a wide range of occupiers including, a large frozen 
food	 supermarket,	 ‘autocar’	 centre,	 two	 banks,	 two	
estate agents, two convenience stores, bakery, two 
newsagents/confectioners, two pharmacies, laundry, 
hardware and diy shop, undertaker, hair and beauty, 
Post	Office,	 take-aways,	 solicitors,	 financial	 advisors,	
pet shop, newsagent, turf accountant, green grocers, 
a dental surgery, pub and restaurants, a library, church 
and Social Centre. 

4.3.11 With the demise of high streets, which provide such 
a plurality of choice, this exemplar of a vibrant retail 
centre,	whether	classified	as	local	or	district,	would	in	
many peoples view need protecting from the effects 
of large supermarket developments in the area. It 
would be reasonable to expect that a MNDC located 
near to the Derriford roundabout would impact on the 
local trade at Crown Hill as it would be only 1.5 km 
(20 minutes walk) away. Whereas a MNDC on the FAS 
would	be	significantly	further	away	and	therefore	likely	
to have less impact.

4.3.12 The district centre at Roborough, in contrast, would be 
less threatened by a MNDC on the FAS even though 
it is similarly 1.5km (20 minutes walk) away. from the 
FAS.	It	is	understood	from	the	Cushman	and	Wakefield	
retail assessment that it is currently overtrading and 
so	 would	 probably	 benefit	 the	 Northern	 Plymouth	
neighbourhoods if it had appropriate foodstore 
competition 

4.3.13 The FAS site offers a unique opportunity to create a 
completely	 new	 fit-for-purpose	 district	 centre	 and	
residential neighbourhood. This would be planned to 
deliver a mixed-use, high density and highly permeable 
development connected to existing adjacent 
neighbourhoods via excellent footpaths, cycle-ways 
and on local buses. 

4.3.14 The alternative for the new district centre is to locate 
within	the	highly	conflicted	and	disjointed	employment	
and retail park area and in doing so to further exacerbate 
traffic	congestion	and	remain	remote	from	the	existing	
local residential neighbourhoods and future new 
neighbourhoods on development sites in the Northern 
District.

4.4 District Centre Brief

4.4.1 In the AAP (12-6-12) Proposal DS16 states the uses 
and areas required for the District Centre including: 

 Phase I retail by 2016

i) A food store of 7000 sq.m (gross) with at least 2500 
sqm	(net)	convenience	floorspace.	

4.3 Towards an Urban Renaissance 

4.3.1 The previous Government set up the Urban Task Force 
under the direction of the Deputy Prime Minister and 
chairmanship of Lord Rogers of Riverside. Its key 
conclusions with respect to development frameworks 
and urban design are summarised as follows together 
with their relevance to the Derriford area of Plymouth 
City. 

4.3.2 There is an  imperative to develop in a more 
environmentally responsible way to reduce or 
abolish pollution, to protect and enhance our natural 
environment; and to use new technology to reduce 
consumption of water and energy and production of 
waste. This is most important in urban areas where 
densities are highest but equally that is where the 
technology can be of the greatest effect through 
economies of scale. 

4.3.3 The city provides the framework for core institutions.

The diagram opposite ‘FRAMEWORK FOR CORE 
INSTITUTIONS’	 taken	 from	 the	 Urban	 Task	 Force	
guidance,	 identifies	 that	 a	 district	 should	 provide	 for	
not just homes but green space, pre-school, local 
retail,	primary	schools,	post	offices,	pubs,	sports	halls,	
community centres, a secondary school, churches 
and meeting facilities, larger shops and a superstore, 
leisure/arts centre, all within a 2km radius. 

4.3.4 Derriford already provides for many of these including 
a University, which is normally associated with city 
provisions. Of particular note is that Derriford Hospital 
is much more than a general hospital with its regional 
specialisms in the treatment of neurosurgery, cardiac 
and renal surgery, cancer surgery and neonatal care. It 
is also the home of the Peninsula Medical and Dental 
Schools. 

4.3.5 However, the district is very light on retail provision to a 
sizable proportion of population in the northern part of the 
district and is almost entirely devoid of leisure provision. 

4.3.6 The quality of the environment in the Derriford district is 
largely due to the beautiful green corridors accessible 
from most neighbourhoods offering recreational 
activity and high quality visual amenity. Unfortunately, 
in between, the density of residential and employment 
developments is very low and creates a somewhat 
ragged and disjointed physical environment. 

4.3.7 The Task Force recognised the need for compact 
and well-connected urban development and this is 
illustrated in attached diagram ‘The key components of 
a	mixed-use	and	integrated	urban	neighbourhood’.

4.3.8 Derriford can be turned into a compact urban form 
through	the	infilling	and	concentration	of	higher	density	
development at its centre. However the Task Force were 
clear	in	the	need	for	the	‘well	connected’	aspect	within	
a clear movement hierarchy. This is illustrated clearly in 
the	‘DISTANCE	FROM	HOME’	diagram	opposite	which	
shows a 20 minute (roughly 1500 metre isochrone 
for District Centres) and that neighbourhood centres 
should ideally serve a 5 minute walking distance within 
the district. 

Framework for Core Institutions 

Distance from Home
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ii)	 A	further	5000	sq.m	(net)	floorspace	comprising	a	mix	
of retail units of varying sizes, but no unit apart from the 
foodstore should be larger than 500 sq.m (net)

iii) Total amount of retail to be 8500 sq. m (net)

 Phase II retail by 2026

i) The balance of retail provision up to a maximum of 
15,600 sq.m (net) i.e. through a further 7100 sq.m (net) 
of	non-food	floorspace.	

ii) Commercial development comprising 8000 sq.m 
(gross)	B1	floor	space	and	3000	sq.m	 (gross)	A2	A3	
and A5 uses including cafes/restaurants, leisure and 
community facilities.

iii) High density residential development providing 250 
dwellings	of	which	75	should	be	‘affordable’	and	50	to	
‘Lifetime	Home	Standard’

iv) A high quality transport interchange 

v) Two-form entry primary school

vi) Library

vii) Health Centre

viii) Energy Centre

4.4.2 In section 7.11 of the AAP (12-6-12), the form of 
development	is	defined	as	follows.

It	should	be	in	a	‘High	Street’	format	which	would:

a) Preclude just one large stand-alone food superstore.

b)	 Preclude	low	rise	‘strip’	development	

c) Not be of a scale that would attract occupiers who 
would otherwise provide their principal store in the city 
centre.

d) Preclude developments with disproportionately large 
areas of surface level car parking.

4.4.3 Furthermore the Urban Form proposed should follow 
the following principles: (These are enlarged upon 
in Section 5.0 and summarised here in terms of the 
Masterplan response. )

a) A masterplan approach that demonstrates how 
layout, form, scale and design of the critical mass of 
development will substantially help deliver a genuinely 
mixed-use District Centre on a High Street format. - 
The FAS is a relatively clear and unencumbered site 
upon which new and appropriate layouts can be easily 
introduced. 

b) To transform the nature of Derriford by introducing a 
strong identity, a real destination and regard for existing 
Town Centre uses. - The FAS is not compromised by 
existing	 infrastructure,	 buildings,	 trees,	 nor	 difficult	
topography

c) A bold urban form that creates a landmark and iconic 
gateway for the northern entrance to the city and 
arrival at Derriford on the A386- The FAS has excellent 

roadside	presence	and	‘the’	gateway	location.

d)  To facilitate pedestrian and cycle links across the A386 
- existing links are very good but additional footbridges 
will enhance this even more.

e) A safe, convenient and clear network of streets and 
spaces, promoting sustainable movement with and 
beyond the district centre with priority given to ease 
of access by foot, cycle and public transport.- The 
FAS offers the opportunity for an excellent hierarchy of 
pedestrian and cycle routes linked to a comprehensive 
network of roads which will open up the whole of the 
northern part of Derriford.

f) A convenient link from Bircham Valley through the 
centre and across the western side of the A386 to 
pedestrian and cycle links beyond - Bircham Valley 
can be connected through UCP MARJONs to the FAS 
which in turn can connect across the A386 westwards 
and across the B4342 north-eastwards down into the 
Plym Valley.

g) A public transport hub - The Park and RIde exists 
and can effectively serve the northern approach to 
the NMDC and a new hub will be constructed along 
Plymbridge Lane to serve both MARJON and the 
southern approach to the MNDC.

h)  To minimise large areas of surface level car parking - 
The FAS will accommodate distributed, landscaped 
and undercroft parking to keep the visual intrusion to 
the minimum. 

i)  Convenient access to the Community Park and provide 
natural surveillance and visual amenity by overlooking 
public open space.- as f) above. 

j) To be sensitive to its surroundings and respond to views 
and to maximise the distinctiveness and quality of the 
environment. - a new Town Square, Parks, Streets, 
Avenues, and Places are all provided within the FAS 
proposals.

k) To provide an Energy Centre that supports delivery of 
the wider Combined Heat and Power (CHP) network 
and to connect to a district energy network.- eminently 
achievable on the gently sloping site.

The thriving local centre at Crownhill

Possible new major 
district centre

Local centres - small 
group of shops

District centres - large 
group of shops/ 
superstore

Retail Centre Distribution
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•	 Scale: Massing Combined effect of 
arrangement, volume and shape of a building or 
group in relation to the other buildings and spaces. 

•	 Appearance: Details The craftsmanship, building 
techniques, decoration, styles and lighting of a 
building or structure.

•	 Appearance: Materials The texture, colour, 
pattern and durability of materials and how they 
are used. 

4.5.4	 Particularly	relevant	extracts	from	CABE’s	‘By	Design’	
Section	2	–	‘Thinking	about	Urban	Design’	and	which	
have informed the Masterplan design so far are noted 
below:

i) ‘Development that responds sensitively to the site and 
its setting is likely to create a place that is valued and 
pleasing	to	the	eye’.	–	the gentle slopes of the site at 
Derriford will allow easy pedestrian and cycle circulation 
and economical drainage whilst offering long distance 
vistas

ii) ‘There is no reason why character and innovation 
should	 not	 go	 together.’-	 the old runway routes will 
be used for linear parks under which the network of 
sustainable services will be accommodated.

iii) ‘Integrating new development into its landscape setting 
reduces its impact on nature and reinforces local 
distinctiveness.’	–	the comprehensive provision of green 
corridors will give access to the wider countryside.

iv) ‘The scale, massing and height of proposed 
development should be considered in relation to that 
of adjoining buildings; the topography; the general 
pattern of heights in the area; and views, vistas and 
landmarks.’-	 a	 curved	 roof	 ‘shell’	 will	 soften	 the	 sky	
line	and	the	scale	is	sufficiently	modest	to	respect	the	
surrounding residential buildings.

v) Successful urban space (including street space) is 
defined	 and	 enclosed	 by	 buildings,	 structures	 and	
landscape. Buildings which follow a continuous 
building line around a street block and contain the 
private space with back yards for courtyards are often 
more successful than individual buildings that stand in 
the middle of a site.- the centres network of streets are 
specifically	defined	by	blocks	built	up	to	the	street	edge	
with courtyards in the middle where car parking and 
deliveries can occur.

vi) Buildings that relate to a common building line reinforce 
and	define	the	street.	This is evident in the town square 
at the centre of the development.

vii) Gaps between buildings reduce the degree to which 
the street is overlooked. 

viii) Small set backs can be used to soften the impact that 
buildings and the public realm have on each other.

ix) The fronts and backs of buildings are often used in 
different	ways,	their	design	can	reflect	this.	

x) A successful place has a system of open and green 
spaces that respect natural features and are accessible.

4.5 Commission for Architecture and the Built 
Environment (CABE) - advice on Urban Design

4.5.1	 In	 their	document	 ‘BY	DESIGN’	 	CABE	refer	back	 to	
the	Urban	 Task	 Force’s	 view	 that	 –	 ‘the	 best	way	 to	
promote successful and sustainable regeneration, 
conservation and place-making is to think about urban 
design from the start of the planning and development 
process’.	

4.5.2 CABE clearly encourage a structured approach to the 
following Urban Design Objectives:

•	 Character – to promote character by responding to and 
reinforcing locally distinctive pattern of development, 
landscape and culture; 

•	 Continuity and Enclosure – to promote the continuity 
of street frontages and the enclosure of space by 
development	within	 clearly	 defined	 private	 and	 public	
areas. 

•	 Quality of the Public Realm – to promote public spaces 
and routes that are attractive, safe, uncluttered and 
work effectively for all in society, including disabled and 
elderly people. 

•	 Ease of Movement – to promote accessibility and local 
permeability by making places that connect with each 
other and are easy to love through, putting people 
before	traffic	and	integrating	land	uses	and	transport.

•	 Legibility – to promote legibility through development 
that provides recognisable routes, intersections and 
landmarks	to	help	people	find	their	way	around.

•	 Adaptability – to promote adaptability through 
development that can respond by changing social 
technological and economic conditions.

•	 Diversity – to promote diversity and choice through a 
mix of compatible developments and uses that work 
together to create viable places that respond to local 
needs.

4.5.3 For clarity it is helpful to describe the Masterplan in this 
report using the terminology developed by CABE. i.e.

•	 Layout: Urban Structure   the framework of 
routes and spaces that connect locally and more 
widely and the way developments, routes and 
open spaces relate to one another.

•	 Layout: Urban Grain  the pattern of street 
blocks, plots and their buildings.

•	 Landscape  the character and appearance of land, 
including its shape, form, ecology, natural features, 
colours and elements, and how these combine.

•	 Density and Mix  the amount of development 
on a given piece of land and the range of uses. 

•	 Scale: Height  Scale is the size of a building 
in relation to its surroundings, or the size of parts 
of a building or details particularly in relation to the 
size of a person. This determines impact on views, 
vistas and skylines. 

CABE influences on Liverpool regeneration

Theatre / Venue

Contemporary Church Building

Medium/high density sustainable dwellings

Medium density  family eco housing

Le Rondin Primary School

Residential typologies Retail & Leisure typologies

Community typologies
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vi) Church and social centre provision, readily accessible 
and located near car parking and public open space, 
should be an important allocation in the masterplan. 

vii) Additional academic and service buildings required 
for an expanding university campus can be provided 
for future phases of development beyond 2026 as the 
need arises. 

viii) Connectivity through a green corridor from the UCP 
MARJON site to the Primary School and the network 
of open space would perform two important functions: 
firstly	 to	connect	 the	university	playing	fields	with	 the	
school so that there is a mutual availability to both 
institutions; and secondly, access is gained to the new 
Community Park by the community in and around the 
new centre. 

ix) Finally the short, medium and long-term demand for 
dwellings can be accommodated progressively in the 
available land beyond that needed for District Centre 
use. This increase in very local housing will further 
enhance the sustainable credentials of the centre and 
the wider Derriford area. It will offer an opportunity for 
attractive new family homes for employees at UCP 
MARJONs, Tamar Science Park and Derriford Hospital 
and	help	reduce	commuter	traffic.

4.6.3. The Task Force advised that a mixed-use and integrated 
urban neighbourhood should contain the ingredients 
and densities illustrated in the diagram opposite. ‘KEY 
COMPONENTS OF A MIXED-USE AND INTEGRATED 
URBAN	NEIGHBOURHOOD’

4.6.4 This has been interpreted and applied to the FAS 
showing how this could effectively form the centre of 
a similar neighbourhood containing the MNDC and 
illustrated in the following diagram  KEY COMPONENTS 
ON THE FAS

xi) The design of public spaces should take account of 
micro-climate. - a glazed matrix cloaking the district 
centre buildings and streets will protect shoppers from 
the elements.

xii)	 A	 development’s	 access	 and	 circulation	 should	
contribute	 to	 a	 fine	 grain	 network	 of	 direct	 and	
connected routes within and beyond the site rather 
than creating big blocks. This is adopted fully in the 
proposed MNDC layout.

xiii) Development that is sited so as to enhance existing 
views and vistas and create new ones can help people 
find	their	way	around.	

xiv)	 Distinctive	buildings	help	people	find	their	way	around.

xv) Simple, robust building forms, not tightly designed to 
a very particular use allow for the greatest variety of 
possible future uses to be accommodated.

xvi) Mixed-use developments can make the most of 
opportunities for higher densities and intensive activity 
at locations with good access to public transport. 

4.6 Additional Needs and Opportunities

4.6.1 Respect for a true mixed-use community and 
acknowledgement of the future expansion and 
development of other uses in the area around the 
District Centre will enhance the sustainability and 
character of the new development. 

4.6.2  Apart from the base brief required by the AAP – Proposal 
DS16, there are other opportunities that should inform 
the regeneration of the FAS site:

i) The potential adaptation and enlargement of the UCP 
MARJON Campus to provide for higher density student 
residences up to their 2018 planned capacity for 4000 
students. This development plan has stalled due to the 
current economic climate but it should be achievable 
by the plan period up to 2026. Therefore in the order of 
1000 new student apartments should be allowed for. 

ii)	 There	 is	 an	 identifiable	 lack	 of	 good	 leisure	 and	
performance space near the university campus which 
would	be	solved	by	a	‘Venue/Theatre’	building	run	by	
a commercial organisation and in which a whole range 
of activities could occur: music/dance/theatre/cinema/
media	production	(TV	and	film);	sporting	competitions	
such as snooker; degree ceremonies; weddings; small 
exhibitions; and large community meetings.

iii) Media companies might be prepared to locate to take 
advantage of the UCP MARJON education in media 
skills	as	well	as	using	this	flexible	facility	for	production	
purposes.	 A	 media	 village	 of	 office/production	
buildings is proposed to accommodate these media 
and education focussed enterprises.

iv) The Park and Ride connectivity to the District Centre 
should be developed to maximise the inter-relationship 
and public transport provision for centre users. 

v) The demand for residential care homes and particular 
close care for dementia is continuing to rise and sites 
near the centre could be allocated for this development. St Monica’s Residential Care Home
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5.0 The Masterplan

5.1 Opportunity

5.1.1 The redevelopment of the FAS site offers an opportunity 
for a fresh start and the creation of a carefully considered 
and	fit-for-purpose	heart	for	Derriford.	It	is	a	clean,	clear	
site on which to plan a sustainable community in the 
centre of the relevant catchment area, close to existing 
housing neighbourhoods, employment, education, and 
healthcare,	and	adjacent	to	a	significant	supply	of	new	
residential land. 

5.1.2 Summarising the opportunities will help set the scene 
for the Masterplanning process. 

I) The FAS is a previously developed site and therefore 
redevelopment is a sustainable approach to meeting 
Derriford’s	commercial	and	residential	needs.	

II)	 relatively	 flat	 land	 with	 very	 few	 impediments	
to development and conducive to economical 
construction and easy access of the retail provision by 
those on foot and by cycle;

III) at the brow of a hill which is surrounded by existing 
residential neighbourhoods thus offering excellent 
visibility, prominence and access to the Derriford 
community and not just those who travel in to work in 
the area ; 

IV)  a long frontage to the A386 as well as the B3432 
which provide an opportunity to enhance accessibility 
to the immediate neighbourhoods and also the wider 
Northern District  

V) adjacent to the Derriford Park & Ride with its public 
transport hub and relating perfectly to the Northern 
Gateway function.

VI)  UCP MARJON is adjoining and would provide a ready 
supply of custom thus enhancing the potential vitality of 
a	District	Centre	-	there	is	also	the	reciprocal	benefit	of	
the Centre supporting the growth in size and reputation 
of this popular regional education facility; 

VII) employees at Derriford Hospital and the Tamar Science 
Park are close by along Plymbridge Lane (within walking 
distance)	to	benefit	from	the	wide	range	of	facilities;

VIII) Utilities are available subject to further investment 
in drainage, power and water supply with the real 
opportunity of economical on-site provision - potentially 
delivering	 a	 ‘flag-ship’	 scheme	 of	 sustainable	 power,	
drainage and water management;

IX) Reduced severance caused by the A386 is achieved 
by the pedestrian crossing system being phased into 
the	 traffic	 lights	 at	 the	 junction	 of	 the	 B3432	 giving	
level access to the residences to the west - this can 
be further enhanced with gently ramped footbridges to 
both the western neighbourhoods and to the Park and 
Ride site.;

X) a demonstrable market for family housing that is 
evidenced by two successful developments on 
former runway land - the provision of a range of low 
medium and high density family housing on the FAS 

will encourage the maximum inward migration to the 
Derriford neighbourhood and exactly next to the new 
District Centre thus enouraging sustainable travel 
patterns by reducing the need for single car trips;

XI) the former runways offer an opportunity for these 
historic features to be retained as linear parks in which 
the infrastructure for power, water, drainage, gas and 
data can be inserted easily - in serpentine landscaped 
routes	to	emulate	and	 link	to	the	green	fingers	of	 the	
adjoining valleys;

XII) records show that the site experiences a 12 m.p.h. 
average wind speed which is within the viable range 
for wind generated electricity so small scale wind 
turbines might be incorporated where appropriate - 
another	 contribution	 to	 the	 potential	 for	 a	 ‘flag-ship’	
development.

5.2 Accessibility and Layout of MNDC

5.2.1	 The	 Masterplan	 incorporates	 significant	 new	 cross	
routes from the B3432 to augment the newly 
constructed road from the A386 to Plymbridge Lane. 
A route from the roundabout serving the Park and Ride 
will provide a new vehicular access corridor within the 
development and on to UCP MARJON and Derriford 
Hospital. 

5.2.2  The newly constructed road across from Plymbridge 
Lane to the A386 is a very important new link that will 
provide	greater	permeability	for	north/south	traffic	and	
also access to development sites within the  FAS.

5.2.3 This will function as a collector for a whole array of sites. 
In addition a route across the development between 
Plymbridge Road and Miller Way will give an alternative 
route to and from Derriford Hospital and The Tamar 
Science Park from the B3432.

5.2.4 Greater permeability will be created through and 
beyond the proposed District Centre site to ease the 
problems in and around Derriford Roundabout. In 
addition access to the District Centre will be easier for 
traffic	from	Estover	and	the	Forder	Valley	connection	to	
the A38. This route is variously called the Forder Valley 
Road, Novorrorisk Road and eventually Plymbridge 
Road and is wide and well-engineered to carry vehicles 
at reasonable speed and in quantity to and from this 
part of Derriford. 

5.2.5 Likewise the extension of this route into Southway 
Road west of the A386 is the main collector road for 
the Southway residential neighbourhood. Although 
frequently interrupted by mini-roundabouts this is 
an	 efficient	 and	 uncongested	 collector	 road	 for	 the	
residential	neighbourhoods	in	the	west	identified	in	the	
AAP in need of good accessibility to the MNDC.

5.2.6 Thus the masterplan is bisected by new roads that 
are well-connected to the immediate neighbourhoods 
as well as the important districts beyond. In addition 
to these public roads that will ease the existing 
congestion and serve the MNDC a private road is 
being improved for buses along the western perimeter 
of	UCP	MARJON’s	campus	to	link	with	Derriford	Road	
and the Hospital campus. 
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5.2.7 Overlaid on top of the principal road layout the former 
runways are retained, at least in width and location as 
two new linear parks. They incorporate: pedestrian 
and cycle routes; SUDS drainage routes, swales and 
ponds; hard and soft landscape; and underground 
services and water storage tanks. These linear routes 
intersect themselves and the main access road at a 
pedestrian dominated crossing. This forms a hub for all 
forms and directions of access into the centre and will 
benefit	from	the	creation	of	strong	character	design	in	
the paving, lighting and street furniture.

5.2.8 The main District Centre buildings occupy the north-
western part of the site, fronting the A386 in a gentle 
curve	 up	 to	 the	 Park	 &	Ride	 at	 it’s	 junction	with	 the	
B3432. At the centre of the MNDC a public square 
will	 form	 the	 focus	 of	 five	 radiating	 streets.	 This	 is	 a	
key place on the route which will link the Park and 
Ride through the MNDC to the UCP MARJON main 
entrance.

5.2.9 This diagonal route has the potential to be a busy 
pedestrian street because of the type of activities 
anticipated either side. It connects the retail centre to 
the Venue/Theatre site and the adjoining A3 restaurants 
pubs and Media-Park buildings. Again, to assist 
legibility,	a	‘feature’	structure	has	been	included	in	the	
Masterplan to mark this particular location i.e. about 
half way along to the main entrance of MARJON. 

5.2.10 A wide network of routes which generally segregate 
pedestrians from vehicles will generate an array of 
permeable development blocks and open spaces 
in line with the aspirations expressed by CABE and 
outlined in the previous section.

5.3  Distribution of Uses

5.3.1 The various uses are located in an hierarchical and 
environmentally appropriate way throughout the 
Masterplan. For example the MNDC at the core has 
within it retail, hotel and high density residential uses 
adjacent	to	a	retail	and	office	zone.	This	will	 form	the	
highly active core with employment shopping living 
and leisure activities during the day and late in to the 
evening, whereas at the outer extremities there are 
more tranquil family orientated  home zones where a 
quiet  and tranquil environment can be achieved.

5.3.2 The MNDC will contain apartments above retail thus 
providing vitality and natural surveillance around the 
clock. In the next adjacent zone, outside the centre, 
are areas for student housing and a residential care 
village. Yet further away, either side of the south-east 
linear park, medium density (40 d/Ha) family housing 
is shown in medium terraced clusters. Finally at the 
south-eastern extremity of the development is the 
lowest density housing . 

5.3.3 The disposition of uses an arrangement of housing 
typologies	has	also	been	influenced	by	the	surrounding	
context. This approach accords with the requirements 
of the AAP.

5.3.4 The form and character of the development will differ 
throughout the Masterplan in response to density and 
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functions. In the Centre the building blocks and lines 
are	 to	 be	 well	 defined	 to	 give	 a	 high	 density	 urban	
character up to four storeys in height. Further out, for 
instance in the media village and student housing zones 
the buildings are designed in a campus layout with 
highly	defined	footpaths	and	public	realm	surrounding	
them. Distributed car parking will be provided in these 
areas, whereas in the Centre, apart from some near the 
foodstore, car parking will be within the courtyards and 
undercrofts.

5.3.5 At the extremities of the site a more natural landscape 
character will surround individual detached or semi-
detached houses and their garden curtilages. Likewise 
the retirement village will be in a parkland setting to 
afford maximum quiet and private visual amenity to 
the occupiers but still keeping them close to the other 
facilities of the Centre.

5.3.6	 A	 ‘community	 hub’	 is	 planned	 near	 the	 northern	
gateway to the site. This part of the site is capable of 
accommodating a place of worship, library, community 
centre, and a two-form entry Primary School. This area 
of compatible buildings, used by those who are not 
necessarily coming to shop, are conveniently near the 
main access routes and public transport hub and new 
residential community, but also not far from the MNDC 
facilities.

5.3.7 The primary school site itself, comprises the buildings, 
a formal playground with all weather pitches, an 
outdoor teaching and environmental zone (woodlands 
and wetlands) and a football pitch. It covers an area of 
1.73 Ha, which is in line with DfE space requirements. 
This site is connected across the linear park to a ‘green 
corridor’	 that	 accesses	 MARJON’s	 campus	 with	 its	
own	playing	fields	and	access	beyond	to	the	proposed	
Community Park.

5.3.8	 The	 attached	 area	 schedule	 and	 floor	 diagrams	
in section 6.0 illustrate how the Masterplan can 
accommodate the draft AAP requirements for Phase I 
up to 2016 and Phase II up to 2026. 

5.3.9 There is also a considerable additional capacity for 
other	 uses	 that	 have	 been	 identified	 for	 the	 whole	
neighbourhood and will strengthen the function of the 
MNDC In particular the quantity and type of housing 
will add additional demand for the retail and leisure 
facilities in the Centre. Furthermore, the magnitude 
of the entire long term development will underpin a 
comprehensive sustainable energy network through 
local power generation which could include CHP 
Energy Centres. The linear parks, as described before, 
can accommodate an easily accessible pedestrian 
network across the Masterplan.

5.3.10 This sizable comprehensive network is likely to be an 
attractive prospect for an Energy Service Company 
(ESCO) owned or controlled jointly by the local 
authority and developer. This is in line with Government 
expectations of Local Authorities as has been 
demonstrated by many London Boroughs and most 
recently by Bristol City Council with the backing of the 
European Investment Bank. 

Former Airport Site: Gateway Opportunity

Former Airport Site: Built Form

262



5.3.11	 The	use	of	 the	 latest	and	progressively	more	efficient	
technological opportunities offer the potential for this 
development	 to	 be	 an	 energy	 flagship	 for	 the	 South	
West region. The Core Strategy Target-1.5 requires 
15% of carbon emissions to be off-set by on-site 
rainwaters by 2016. This would be assisted greatly by 
such a scheme and particularly if incorporated more 
development in the immediate area such as UCP 
MARJON’s	campus.

5.3.12 Integrated  along the same linear parks is a Sustainable 
Drainage System (SUDS) which would retain storm 
water on site for gradual dispersal into existing water 
courses. Some can also be retained and pumped 
through a grey-water network for gardens allotments, 
parkland,	 playing-fields,	 the	 washing	 of	 cars	 and	
buildings and non-potable domestic uses such as w.c. 
cisterns. 

5.3.13 The foul drainage system could equally be channelled 
through the linear park service zone to an on site 
digester plant delivering clean water into the water 
course system. This could be retained through peak 
periods on site and exhausted gradually as down-
stream capacity allows.

5.3.14 This services infrastructure needs space and 
uninterrupted and economical trenching. The FAS site 
has both ample space and the potential to provide 
a network of uncomplicated and accessible trench 
routes. It is the equivalent of a relatively clean, clear site 
both above and below the surface.

5.4 Open Space

5.4.1 The Masterplan has a comprehensive network of 
open space connected throughout the scheme with 
footpaths and cycle-ways: - At the northern extremity, 
adjacent to the A386 is a structural landscaping belt. 
This provides a necessary set-back from the road tpo 
mitigate any impacts arising from pollution created 
by	 the	 heavy	 traffic	 that	 constantly	 flows	 along	 this	
north south corridor . This area also accommodates 
a wide band of services underground as well as short 
rows of car parking set in heavily planted strips. This 
zone of open space is not primarily for recreation but 
footpaths and cycle-way will run through it to enhance 
permeability

5.4.2	 Within	the	District	Centre	a	‘Town	Square’	 is	planned	
with hard paving and sculpture as well as a pavilion 
which could double as part of an open air market. 
Flowing from this square is the northern end of the 
principal linear park which, at this point is a formal 
Avenue with trees, seating and space for open air 
market stalls outside a long parade of shops . It 
widens out into its full extent as it progresses south- 
eastwards towards the main residential zones and also 
changes character into an informal area of planting, 
water features, seating and occasional landmarks. It is 
intended to be predominantly pedestrian but a service 
road is provided along its length within the Centre for 
goods vehicles, taxis and small local buses.

5.4.3 Views along this route toward Dartmoor will give a 
sense of connection to nature whilst being close to the 

protection of the shops and shelters when needed. A 
tall monument or similar feature is illustrated further 
along	the	linear	park	adjacent	to	the	Primary	school’s	
ecology and outdoor teaching zone. This would enable 
visitors and school children to learn about the area 
both nearby and in the distance e.g. Crown Hill Fort, 
Plymouth City Centre, Cornwall and Dartmoor.

5.4.4 The historic footprint of the former cross-runway 
which runs south-west to north-east is also retained 
as a secondary linear park. This helps link to the new 
residential development development in the south-west 
and across Plymbridge Road (B3432) to the wooded 
valleys	via	Glenholt	and	Glenfield	Roads	.	It	also	serves	
the same functions as the principal linear park i.e. 
pedestrian and cycle routes, avenues of planting and 
SUDS water courses and, below ground, the services 
network to provide energy, water and drainage.

5.4.5 A formal triangular park is proposed adjacent to the 
Media-Park and Venue/Theatre. Laid out in a traditional 
manner with soft and hard landscaping including a 
water	feature.	This	would	provide	a	‘break-out’	space	
for the commercial and leisure facilities nearby and 
perhaps provide the backdrop for wedding and degree 
day photographs. It will also provide some separation 
for the residents of the Care Village from the potentially 
noisy activities in the Venue/Theatre.

5.4.6 A green corridor is planned to link the primary school 

Derriford Masterplan
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valuable and commercially sustainable.

5.5.5 Viewed from the A386/B3432 junction the dominant 
features are the two footbridges and these striking 
glazed	 ‘shells’.	 This	 creates	 an	 impressive	 landmark	
defining	 the	 northern	 gateway	 to	 Plymouth	 and	 the	
arrival at Derriford. The rounded nature of the structures 
illustrated in below blends in with the hill top skyline 
and long distance views whilst delivering a stunning 
signature building on the A386.

5.5.6	 Behind	the	‘shells’	are	 long-life	and	loose-fit	buildings	
using a standard structural grid and regular external 
wall. The buildings would be designed to allow for 
future refurbishment and reorganised as changing 
demands	occur.	For	example,	if	less	office	space	and	
more residential is needed in the future, these building 
blocks would be eminently adaptable. 

5.5.7 At ground level the narrow Streets between the blocks 
provide a compact and permeable retail and leisure 
environment. These emerge on the south-west side of 
the Centre where A3 restaurants and cafes could locate 
along a Parade and	 benefit	 from	 the	 afternoon	 and	
evening sun. Comparison shopping is probably best 
located along the Streets and in the Town Square 
and on the southern side of the Avenue opposite the 
food-store. The food-store itself is on a single level to 
enable natural daylight to penetrate into the sales area. 

5.5.8 The unit shops along the ‘Streets’ ‘Parade’ ‘Town 
Square’ and ‘Avenue’	will	 avoid	being	standardised	
by encouraging the individual character of each shop 

A386 and B3432; and the other further south along 
the A386 from the western neighbourhoods via a new 
crossing near Roborough Close on the other side of the 
main road.

5.5.2	 The	‘footbridge	routes’	bring	the	shopper	in	at	a	first	floor	
retail level and then by escalators stairs or lifts  down 
to	the	‘Town	Square’	at	the	heart	of	the	development.	
The	 other	 ‘at	 grade’	 routes	 arrive	 at	 the	 entrances	
to each of the ground level retail streets which lead 
on	 into	 the	 ‘Town	Square’	at	 the	heart	of	 the	MNDC	
Thus the AAP requirement to provide accessibility to 
neighbourhoods	west	 of	 the	A386	will	 be	 fulfilled.	All	
local residents will be able to travel easily by foot, cycle 
or public transport because the routes are either level 
or only gently ramped and the Centre is adjacent to a  
public transport hub. 

5.5.3 Within the District Centre the building blocks are three 
or four storeys in height and constructed with a 4 metre 
floor	 to	ceiling	height	at	ground	 level	 for	mostly	 retail	
use	 and	 approximately	 4	metres	 floor	 to	 floor	 above	
for	 either	 office	 or	 residential	 use.	 The	 westerly	 and	
south-westerly facades will be cloaked in a series 
of	 interlocking	 ‘shells’	 made	 from	 a	 glazed	 diagonal	
structural matrix. This is to provide added protection 
on this exposed side from the rain, wind and low level 
solar glare and heat gain.

5.5.4	 These	 ‘shells’	 also	 give	 protection	 to	 the	 Streets	
between the buildings to make the micro-climate 
within the MNDC comfortable and thus more attractive, 

site	with	MARJON’s	campus	and	across	Miller	Way	and	
Blunts Lane on to the new Community Park . This route 
is also projected northwards by pedestrian crossings 
over	 Plymbridge	 Road	 and	 via	 Glenfield	 Road	 on	 to	
Holts Wood, Coomon Wood and then the possibility of 
joining the Plym Valley Sustrans route. 

5.4.7 Further south-east, along the principal linear park, the 
route eventually opens up into a free form grassed area 
surrounded by trees. This is laid out with an informal kick-
about area, energy centre and on-site waste digester 
plant with reed-beds. In addition, small play areas for 
younger children and allotments will be provided in a 
distributed manner around the development. 

5.4.8 There is approximately 1km of cycle and foot paths 
running through the principal linear park. This would 
suit everyday pedestrian and cycle movement from the 
housing areas beyond the immediate site i.e. Estover 
industrial estates and the residential neighbourhoods 
around Thornbury Primary school. In addition the 
community might develop competitive cycling and 
running routes along this corridor and indeed MARJON 
may be able to make good use of theses as additional 
sporting facilities

5.5 The District Centre within the Masterplan

5.5.1 The main District Centre buildings are illustrated here 
and comprise a group of radiating and radiused blocks 
that are bisected with two main entrance routes: one 
from the Park & Ride via a new footbridge or footpath 
at grade from the existing pedestrain crossing over the 

The new Northern gateway to Plymouth

to be promoted. This however would be within an 
overall regular pattern of canopies the aesthetic of 
which	would	 be	 in	 keeping	with	 the	 ‘shells’	 and	 the	
supermarket roof. 

5.5.9 Generally the retail blocks with hotel  and residential 
above should be varied in the use of details and 
materials	to	give	a	vitality	and	interest	i.e.	not	a	unified	
aesthetic apart from the overall form and climate 
protection. This will also add to the Centres legibility 

5.5.10 Heights in the centre of up to four storeys will generate 
a	‘mass’	that	is	in	keeping	with	a	‘Major	District	Centre’	
where more imposing buildings are expected. The 
upper	residential	floors	would	break	down	this	scale	by	
incorporating balconies, windows and projections etc.

5.5.11 The overall effect would clearly not be at a city scale 
and would be respectful to the existing residential scale 
of the surrounding neighbourhoods, not too great but a 
sufficient	contrast	to	make	a	landmark	statement.	

5.5.12 The existing land form comprises gentle slopes and 
so every opportunity should be grasped to create 
interesting changes within a comfortably accessible 
site. The footbridges which augment the existing 
ground level crossings are designed with 360 degrees 
loops to keep the gradient to 1 : 20 or less as they 
descend to the far side of the main roads.  These 
gradients allow for those with wheelchairs, pushchairs 
or children on bikes or scooters to use the facility. 

5.5 13 Elsewhere the routes to and from the retail units and 
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5.5.16 The Masterplan design incorporates a plethora of 
landmark opportunities, intersections and recognisable 
routes with differing characters to promote clear 
legibility	and	therefore	confidence	and	comfort	for	the	
users. 

5.5.17 The diversity of users within the development, 
responding to the demands of shoppers, walkers, 
residents, students, visitors etc will support vitality 
and deliver a sustainable economic future for this new 
centre. This provision of diversity is underpinned by the 
adaptability of the proposed structures. 

5.6 Responding to the AAP

5.6.1 All the uses and areas demanded by proposal DS16 of 
the draft AAP are delivered by this Masterplan:

I)  The foodstore and other retail within the MNDC will 
provide a prominent retail; frontage along the A386

II)  Comparison goods retail units are located adjacent to 
the	superstore	 in	a	 ‘high	street	 format’	with	 ‘Streets’,	
‘Town	Square’,	‘Avenue’	and	‘Parade’.

III)  Commercial accommodation including A2, A3 and 
A5 are capable of being included in a vital mixed-use 
arrangement organised vertically and horizontally. 

IV)		 The	 Centre’s	 residential	 accommodation	 comprises	
apartments	at	first	second	and	third	floor	levels	in	the	

the distributed car parking would be designed to 1:50 
or less so that those using shopping trolleys do not 
have	difficulties.	This	is	a	normal	requirement	for	food	
retailers.

5.5.14 The building blocks are planned to create continuity 
and enclosure and car parking and servicing will 
be accommodated within courtyards. These will be 
decked in places to provide more private open space 
at	first	floor	level	particularly	for	apartment	occupiers

5.5.15 The open spaces and routes will be attractively paved 
and safely designed for the elderly and disabled. This 
is clearly achievable due to the relatively level nature 
of the site. The challenge will be to make the public 
realm interesting and vibrant but this can only be 
demonstrated at a detailed level very much beyond 
the scope of this study. However the illustration below 
shows the kind of environment that might reasonably 
be expected in this development.

5.5.16	 The	network	of	streets	and	interconnected	spaces	fulfil	
the need to provide accessibility and local permeability. 
Furthermore	the	centre	will	be	relatively	traffic	free	with	
vehicles circulating around the perimeter and only small 
buses,	taxis,	‘disabled’	vehicles	and	some	small	goods	
vehicles allowed along a limited length of the street 
pattern. However emergency vehicles will be able to 
access all areas easily and safely. 

The MNDC high street

region of 60 dwellings per hectare. These are balanced 
with medium density family housing in the new and 
existing neighbourhood. In excess of 250 dwellings, 
required by the draft AAP, could be delivered within a 
Phase 1

V)  The Park and Ride and UCP MARJON bus termini will 
provide two high quality transport hubs and in addition 
bus stops distributed along Plymbridge Lane and in 
the centre itself will link the NMDC to local, district and 
city neighbourhoods. This would include the Derriford 
Hospital and adjoining employment communities.

 VI)  A well designed and located Two-form entry primary 
school is provided near the centre but more importantly 
near new medium density family housing and MARJON 
that specialises in teacher training.

VII)  A library, health centre and community hall/church 
have been planned and can be provided as demand 
increase for their provision.

VII)  An energy network including Energy Centres, 
underground network pipes and cables, on site wind 
power and photo-voltaic panels can be conveniently 
and economically included in the infrastructure works.

IX)  In addition the water supply, drainage and sewerage 
system can be organised on a district wide network to 
reduce the need for off-site infrastructure improvements.

5.6.2  In line with section 7.11 of the AAP the Masterplan :

a) Includes more than just a large food store;

b)	 avoids	low	rise	‘strip’	development;

c) is of a modest enough scale to prevent retail occupiers 
being diverted away from the City Centre; and

d) the car parking is distributed and also contained in 
courtyards and undercrofts to avoid too large an area 
of surface parking. 

5.6.3 In summary this development would truly transform the 
nature of Derriford by:

   a) introducing the strong identity and landmark 
building to clearly mark the Northern Gateway to 
Plymouth and arrival in Derriford; 

 b) by existing and new signalised crossings 
and new 1:20 or gentler footbridges, pedestrian and 
cycle links to the western neighbourhoods across the 
A386 will be served in a far better manner than can be 
provided for elsewhere along this route; 

 c) provide a safe, convenient and clear network 
of	 streets	 and	 spaces	 around	 a	 ‘Town	 Square’	 and	
linking the arrival point at the Park & Ride with UCP 
MARJON and new residential zones to the south east. 

 d) ease of access to local and distant 
neighbourhoods will be provided for pedestrians, 
cyclists and those arriving by public transport; 

 d) providing a green corridor link to Bircham 
Valley and the new Community Park; and 

 e) where appropriate provide new buildings that 
overlook public open space to aid safety through 
natural surveillance and to take full advantage of the 
wonderful views of Dartmoor.

 f) delivering a MNDC with a mix of uses capable 
of producing a viable and vital centre  for Derriford.

 g) locating the MNDC in the most sustainable 
location given its proximity to existing residential 
neighbourhoods.
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Aerial view due south
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Former Airport Site: Ultimate Phase
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 would increase and there would be progressively more 
demand for more retail and community facilities thus 
making it a more attractive neighbourhood for those 
who currently commute into the area on a daily basis

6.8 Likewise with the construction of more high quality 
sustainable homes near the MARJON campus and 
Derriford Hospital so more local residents are created 
who will no longer rely on their cars so much and will 
increase demand for the retail and leisure facilities.

6.9 Of particular interest for all these new family residents 
would	 be	 the	 excellent	 sports	 and	 fitness	 facilities	
that already exist at MARJON. For the Retirement/
Residential Care Village residents the nearness of 
Derriford Hospital would be very comforting. Both 
these great assets are equally conveniently accessible 
for the new community and with no need to wait for 
them to be constructed - part of a ready-made mixed-
use sustainable linked settlement.

6.0 Quantum and Delivery

6.1 The development proposed on the FAS will deliver all 
the requirements detailed in DS16 of the AAP and in 
the phases required to 2016 and 2026. The attached 
series of diagrams illustrate the progressive delivery 
of these phases and the remainder of the Masterplan 
proposals.

6.2 Phase 1, up to 2016, includes: A food store of 7000 
sq.m.gross and a further 5000 sq.m of mixed retail 
units, the bridge links across to the Park & Ride and 
over the A386 together with the landmark elevation; 
blocks of commercial, retail and residential units; the 
streets	 leading	 to	 the	 ‘Town	 Square’;	 the	 food	 store	
and	car	parking;	the	first	element	of	the	linear	park;	the	
associated energy network and an energy centre; and 
the newly extended Plymbridge Lane to Plymbridge 
Road. 

6.3 Phase 2 completes the anticipated development to 
2026 including: the completion of the other blocks and 
streets	 forming	 the	 ‘Town	Square’;	 a	 pedestrian	 link,	
diagonally across, to MARJON; and the new primary 
school, library and community centre. 

6.4 Alongside the Major District Centre development, the 
Masterplan	 identifies	 additional	 development	 near	
the centre with the same urban grain. It also shows 
the	 potential	 opportunities	 to	 enhance	 and	 fulfil	 a	
major urban expansion by regeneration. These other 
developments would occur as market demands arose 
over time. 

6.5 The phases are organised to achieve two key 
objectives: 

•	 To present, in phase I, a relatively complete and 
well-connected development that stands alone 
during the years before demand is generated to 
warrant the next phase of development

•	 A scheme that is complete from the public 
highway aspect i.e. A386/B3432 and allows the 
construction of later phases without interruption 
of trade and inconvenience to residents.

6.6 The whole development masterplan might physically 
take in the order of ten years to build in its entirety if 
demand arose steadily through its gestation. However 
it is likely to take a little longer due to the current 
economic slow-down.

6.7	 MARJON’s	 growth	 has	 slowed	 recently	 but	 is	 still	
expected to achieve a doubling of student population 
within the plan period. As more students are taken on 
in the future there is the opportunity for a virtuous circle 
i.e. as more students are accommodated on site they 
would	enjoy	the	benefits	of	the	adjoining	MNDC		on	the	
FAS thus increasing demand for more retail and leisure 
provision. As the provision of local facilities increases 
and improves, so the popularity of the University also 
increases making it necessary to provide more student 
residences and so on.

6.8 If more good quality family housing were to be 
developed early on then the intensity of use of the retail 
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ground floor first floor second floor third floor fourth floor
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(AAP - refers to DS16 schedule of requirements)
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food store: 7,000m2
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the delivery of other critical; social infrastructure such 
as schools, health centres, affordable housing and care 
homes. On alternative locations being proposed for the 
MNDC where expensive retaining structures on sloping 
ground and high level road links across a green valley, 
the delivery of this social infrastructure might not be 
possible. 

7.2.6 The diagram opposite has been adapted from the Core 
Strategy document diagram referred to in 4.2.9-10 and 
adjusted to show the Major Centre superimposed on 
the Former Airport Site.  This shows how closely this 
solution aligns with the Core Strategy.

7.2.7 This development Masterplan demonstrates that all 
the needs of a Major New District Centre and much 
more can be developed by 2026 and possibly most of 
it beforehand. It is also a site that is at or close to the 
real centre of gravity in Derriford in terms of the existing 
residential  community and with the development of 
more housing on the adjoining sites will secure this 
definition	more	robustly.	This	is	the	best	way	to	secure	
a	sustainable	 linked	community	 for	Derriford	and	 fulfil	
Strategic Objective 1 of the Core Strategy .

7.0 Executive Summary and Conclusions 

7.1 The Objectives - AAP and others

7.1.1 To deliver a new sustainable Major New District Centre 
with a good range of retail, employment and residential 
units	in	a	‘high	street’	format.

7.1.2	 The	development	must	be	a	landmark	‘gateway’	visible	
clearly from the A386 and be accessible to a wide area 
of neighbourhoods including to the west of the A386 
and to the employees in and around Derriford Hospital.

7.1.3 Excellent access to public transport and a network of 
pedestrian and cycle routes.

7.1.4 To alleviate any further congestion around the Derriford 
roundabout.

7.1.5 To be delivered in at least two phases up to 2016 and 
up to 2026.

7.1.6 To take good account of adjoining uses and enhance 
their sustainable futures.

7.1.7 To gain access to and through public open space and 
in particular the proposed Community Park.

7.2 Opportunities

7.2.1 The FAS site is demonstrably the most appropriate 
location for a large development including the new 
District Centre offering the opportunity for a considerable 
number of new homes, student housing, retirement/
care home village, primary school, community facilities 
such as churches, library and health club and a 
comprehensive and affordable network of low- or no-
carbon infrastructure. 

7.2.2	 No	 other	 site	 offers	 the	 same	 ‘step	 change’	
development	opportunity	 to	benefit	 all	 the	occupiers,	
employees and visitors to Derriford. Furthermore it 
is a good distance from the City compared to other 
potential sites near Derriford Roundabout and so offers 
the	 least	 competition	 to	 the	 City’s	 sub-regional	 retail	
and leisure offer. Furthermore, because of its northern 
location compared to these other sites it will be less 
of a threat to the sustainability of the successful local 
centre at Crownhill.

7.2.3 It is likely to help relieve the serious congestion 
experienced in and around the Derriford Roundabout 
and thus improve access into the Hospital particularly 
for emergency vehicles during peak hours.

7.2.4 It does not need the Forder Valley link road to deliver 
the development proposed thus avoiding a potentially 
expensive and environmentally challenging project. 

7.2.5	 It	will	encourage	‘best	practice’	sustainable	design	and	
the	opportunity	 for	 flagship	Energy	Service	Company		
(ESCO) scheme for the Southwest Region This is in 
contrast to other sites that are heavily compromised 
by existing infrastructure, topography and building 
structures. 

7.2.6 It is potentially a very economical development with 
respect to infrastructure costs therefore would allow for 

MNDC located on FAS
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www.aww-uk.com 

Bristol:
Rivergate House
70 Redcliff Street
Bristol
BS1 6LS

T: 0117 923 2535

London:
7 Birchin Lane
London
EC3V 9BW

T: 020 7160 6000

Plymouth:
East Quay House
22 Sutton Road
Plymouth
PL4 0HN

T: 01752 261 282
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1 Introduction 

1.1 On behalf of Wharfside Regeneration (Devon) Limited (‘Wharfside’) Jones Lang LaSalle is instructed to make 
representations to the Derriford & Seaton Revised Pre-Submission Area Action Plan (July 2012).  

1.2 Our client, Wharfside, acquired the North West Quadrant (“NWQ”) site from Plymouth Hospitals (NHS) Trust in 
March 2006.  At the time the Llewelyn Davies Report (2005), commissioned by the Council and which formed 
the evidence base to the emerging AAP, identified the site as the potential ‘new heart’ to north Plymouth.

1.3 The NWQ site extends to 6.6 hectares and is located within a central position within the Derriford and Seaton 
area surrounded by a mix of land uses including immediately adjacent to Derriford Hospital to the east.  

1.4 Wharfside considers that the entire AAP process itself is unnecessary given the submission and determination, 
in the near future, of the NWQ application. Had the AAP followed the adoption of the Core Strategy in a timely 
way, and had the process of AAP consultation revealed anything other than a token public interest in the exact 
location of the new centre, then there would have been a case for the continuation of the AAP process, 
however, as it has turned out over the past 5 years, the AAP had been seriously delayed in relation to the 
delivery of Core Strategy objectives, and the scope of public engagement with the masterplanning of the new 
District Centre has been very limited indeed, with the lead being taken by the Council and the promoters of the 
various contending sites (which includes the Council as landowner). All the key issues relevant to the contents 
of what would have been an AAP can and will be determined in the context of the NWQ planning appeal. The 
delivery of the new District Centre can therefore begin on NWQ in early 2013.

1.5 To the extent that representations on the contents of the draft AAP are necessary, whilst Wharfside support the 
proposed allocation of the District Centre to the east of the A386 they object to the identification of the Seaton 
Barracks site under Proposal DS16. It is considered that there is no sound evidence base or justification to 
support the Seaton Barracks site as the proposed district centre, is contrary to the National Planning Policy 
Framework and in conflict with employment Core Strategy policies CS04 and CS05.

1.6 The NWQ site offers significant advantages to accommodate the district centre and should be identified instead.

1.7 We also object to the amended AAP boundary line excluding the Airport, a decision in our view that undermines 
the Area Vision as a whole given the potential future development opportunities associated with this land 
holding and its wider relationship to the area.

1.8 The scope of this representation is as follows:

• Section 2 identifies the key policies from the National Planning Policy Framework with regards plan making.

• Section 3 highlights the key policies from the adopted Core Strategy (2007).  

• Section 4 makes specific reference to the Council’s retail and employment evidence base with respect to the 
Seaton Barracks and NWQ sites.

• Section 5 sets out the site attributes of the NWQ site as the District Centre location. 

• Section 6 outlines our principal objection to proposal DS16 for the new District Centre at Seaton Barracks.

• Section 7 sets out our objection to Proposal DS14: North West Quadrant.
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• Section 8 sets out our objection to the amendment to the AAP Boundary excluding the airport.

• Section 9 summarises the proposed amendments required to the AAP.  
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2 National Planning Policy Framework 

2.1 The National Planning Policy Framework was published on 27 March 2012 and constitutes guidance which 
Planning Authorities must take account of both in the planning making process and planning applications 
decisions.

2.2 This section sets out the NPPF’s key tests of soundness for local plans, the requirement for proportionate 
evidence base as the basis for Local Plan proposals and the weight placed upon economic development and 
growth by the Government. 

2.3 In relation to Local Plans we would highlight paragraph 1.82 which states that a local planning authority should 
submit a plan for examination which it considers sound namely that it is:

• Positively prepared – the plan should be based on a strategy which seeks to meet objectively assessed 
development infrastructure requirements and consistence with achieving sustainable development;

• Justified – the plan should be the most appropriate strategy when considered against reasonable alternatives 
based on proportionate evidence;  

• Effective – the plan deliverable over its period; and

• Consistent with national policy – the plan should enable delivery of sustainable development in accordance 
with the policies in the framework.  

2.4 Linked to the tests of soundness is the NPPF’s particular emphasis on the need for using a proportionate 
evidence base which requires local authorities to ensure their local plans are based on adequate up to date and 
relevant evidence of the economic, social and environmental characteristics and prospects of the area 
(Paragraph 158).  

2.5 Local Authorities should also have a clear understanding of business needs within the economic market 
operating across their areas (Paragraph 160). Furthermore Local Authorities should use their evidence base to 
assess:

• To assess the needs for land or floor space for economic development including quantitative and qualitative 
needs for foreseeable types of economic activity over the planned period and;

• The existing and future supply of land for economic development and suitability to the identified needs 
(Paragraph 161).    

2.6 Finally the NPPF places significant weight placed on the need to support economic growth through the planning 
system in order to create jobs and prosperity. This is particular relevant to the loss of the Seaton Barracks site 
as an existing strategic employment allocation with supported retention of the site identified in the Core Strategy 
and the Council’s evidence base as highlight in section 3 and 4. 
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3 The Core Strategy 

3.1 The Core Strategy was adopted in April 2007 and identified the NWQ site as a strategic residential led mixed 
use site and includes part of the proposed new centre for Derriford.  

3.2 The four key Core Strategy policies we wish to draw attention to are as follows:

3.3 Strategic Objective 7: Delivering Adequate Shopping Provision under Criteria 6 promotes a District Centre 
within Derriford in order to remedy an identified gap in the spatial distribution of food shopping in the city and 
providing a new focus in the north of Plymouth.  The target is to deliver the new District Centre by 2016 and 
monitor its potential to grow in a future way that is complementary to the city centre.

3.4 Policy CS04: Future Employment Provision under Criteria 4 safeguards and supports proposals to extend 
the strategic employment opportunities at Plymouth International Medical & Technology Park and Tamar 
Science Park.

3.5 The policy also supports new commercial development in Derriford and to the extent that it is complementary to 
the primary role of the city centre as a regional hub such that Derriford is to become Plymouth’s secondary 
office location.

3.6 Policy CS05: Development of existing [employment] sites which seeks to protect those viable employment 
sites that meet the areas current or long term economic needs or suited to the needs of the city’s priority 
economic sectors. Section 4 will outline the Council’s employment evidence base that supports the retention of 
Plymouth International Medical and Technology Park  within which Seaton Barracks is located.

3.7 Area Vision 9: Derriford & Seaton seeks to create a thriving sustainable mixed use new urban centre at the 
heart of the north of Plymouth, which is well connected to the surrounding communities into the city’s High 
Quality Public Transport network.  

3.8 Under Criteria 3 the District Centre is proposed to be centred on the west side of the A386.  The Core Strategy 
suggests that this is the most appropriate and flexible long term opportunity which has potential to grow in the 
long term.

3.9 The issue of the location of the District Centre was the subject of debate at the Core Strategy examination with 
the inspector favouring the broad location to the west but this was subject to further survey analysis and 
planning work.

3.10 Within his report published in April 2007 he commented that “at this point, the balance of evidence persuades 
me the focus of the new District Centre or larger centre should be to the west of the A386 and not the east.  
Notwithstanding the very considerable employment uses, including Derriford Hospital situated to the east clearly 
serving those uses would be one of the new centres functions (paragraph 3.22)”.

3.11 At Paragraph 3.23 he further stated that it would be inappropriate for the Core Strategy to be site specific.  An 
indication of broad location is only what is called for.
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3.12 In the time since the land to the west of the Tavistock Road has been proven to be undeliverable in the 
timescales required (i.e. by 2016) and the Council have explored alternative propositions for the location of the 
District Centre including the NWQ site. The Core Strategy identifies that the Vision Diagrams within the Area 
Vision are not allocations but are only the basis for developing subsequent AAPs. Only once adopted the AAP 
will take precedence over the vision statements within the Core Strategy.  The key question is whether, at this 
point, with timely delivery of what is plainly the best site in jeopardy, the AAP ought to give way to the process of 
implementing the NWQ scheme.  The only aspect of the Core Strategy with which NWQ does not accord is that 
it is to the east of the A386. However, that locational principle has been superseded by the realities of timely 
delivery, as the Council’s draft AAP makes clear.  The NWQ proposals are therefore in entire accordance with 
the relevant parts of the Core Strategy.  
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4 The Council’s Supporting Evidence Base 

4.1 Contained within Section 13 of the Derriford and Seaton Revised Pre-Submission Area Action Plan is a list of
background evidence base documents used in the preparation of the document. There are, in our view, major 
omissions with regards retail and employment reports that the Council should have had regard to. We also 
highlight within this section the key findings contained within the relevant retail and employment reports that 
support our objection to the proposed district centre allocation at Seaton Barracks.  

RETAIL

4.2 The evidence base reports listed within Section 13 of the AAP should have included the Llewelyn Davies 
Derriford and Southway Are Planning Framework Final Report (May 2005) which specifically supported the 
original Derriford and Seaton/Southway Area Action Plan Issues and Options document in March 2005.  This 
report was commissioned by Plymouth City Council to provide a background set as the Local Development 
Framework.  

4.3 The LD document identifies the NWQ site has the potential for creating a new heart for Derriford and improving 
connectivity and facilities in the area to the surrounding neighbourhood (Paragraph 3.3). The site is also 
identified as a gateway site which demands a mixed use heart for Derriford (Paragraph 3.3.2). 

4.4 Section 13 of the AAP also excludes The Cushman & Wakefield Report (January 2007) which specifically 
ruled out the former Parade Ground (i.e. Seaton Barracks) as they considered there were more appropriate 
uses such as employment.  C&W when considering the Parade Ground identified the short comings as being 
located away from the existing and other commercial uses in the area and more intensive employment such as 
Derriford Hospital. 

4.5 At the time the C&W (2007) report concluded that the North West Quadrant site and South West Water/Dawnan
sites were in C&W view the most realistic options.  

4.6 The Cushman & Wakefield Report (November 2009) also ruled out the former Parade Ground again as they 
considered it was most appropriate for other uses and nothing hand changed in that respect since the 2007 
report.  Paragraph 8.7 of the report specifically identified the short comings of the Seaton Barracks site as:

“Perhaps most fundamentally, spatially the site is logically considered as being a central part of the office 
campus within the area and its relative lack of physical constraints to developments should prove attractive to 
this form of development given the financial challenges facing regional office development and their need not to 
undermine the Council’s objective to make this a regional competitive business quarter”.

4.7 Again C&W considered that both the NWQ and South West Water/Dawnan sites were the most realistic 
locations for Phase 1 for a Core District Centre retail offer.  

4.8 The Cushman & Wakefield Report (January 2011) discounted the South West Water/Dawnan site (west of 
the Tavistock Road) given delivery issues associated with the site and the need for relocating the existing 
reservoir.  The report concluded that the NWQ site and the SWRDA site were in their view the most realistic 
locations to deliver a Core District Centre retail offer. The Seaton Barracks site however was identified as the
preferred District Centre location but only on the basis of further consultation and analysis that was never 
undertaken.  
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4.9 In making their assessment C&W referred to the fact that being owned by public sector partners the Council
could play a more active role in design and scheme development whereas the NWQ site the council played a 
more reactive development control role (Paragraph 5.7). We suggest this should not had been a factor in the 
decision making process and question why this was a consideration and why Plymouth could not play a role in 
the planning of the NWQ site.  

4.10 The more fundamental point is that the 2009 and 2011 C&Ws report are diametrically opposite in the view they 
arrive at on the Seaton Barracks site despite the fact that the site’s characteristics had not changed. The only 
change in circumstances was the announcement that SWRDA was being abolished and the active discussions 
with the Council on taking over its land assets at PIMTP. This we believe was not coincidental to the final 
drafting of the 2011 CW report, the same year SWRDA transferred its assets to Plymouth City Council.

4.11 The three C&W Reports on the location of the district centre have been based upon the 2006 Shopping Study, 
and as a consequence, significant weight was placed on the potential for the locations to accommodate phase 2 
of the district centre within the plan period. More recently, the Roger Tym & Partners 2012 Retail and Centres 
Study has reduced the quantitative requirements for the City as a whole to about one third of the previous 
assessment and phase 2 is unlikely to be brought forward before 2026, and requires a further evidence base 
update to support it. There has been no reappraisal of the potential district centre sites taking this matter into 
account. Nor has there been any property agency, development and investment input following on from the 
2012 Study, on how this affects the merits of the various district centre locations.  There is simply no evidence 
base for the AAP’s preference for the Seaton Barracks site. 

EMPLOYMENT

4.12 Of most concern is that there has been no further justification from an employment land or commercial 
perspective as to the implications of the part loss of Plymouth International Medical Technology Centre.  The 
District Centre allocation is further undermined by the supporting employment evidence base reports prepared 
on behalf of the Council all of which support the retention of Plymouth International Medical & Technology Park.

4.13 Section 13 of the AAP evidence base list also fails to mention the Employment Land Review (2006) which 
underpinned the adopted Core Strategy and makes specific reference to the importance of Plymouth 
International Medical & Technology Park.  The ELR identifies that two of the biggest quality employment sites in 
the City are Plymouth International Medical & Technology Park and Language Business Park.  The ELR 
recognises that these are major strategic sites for high quality developments with good remaining plots likely to 
be developed (Paragraph 6.26). The report also identifies that Plymouth International is considered a premier 
strategic employment location and considered the future of employment provision in this central Plymouth 
location (Paragraph 5.3).  The document concludes with the recommendation of retaining Plymouth International 
as an employment site of 26.98 hectares.  

4.14 The Prospects for Plymouth’s Priority Economic Sectors, Arup ( 2011) focused upon the review of the 
relevant six priority growth sectors and the likelihood of delivering future employment growth over the near to 
medium future.  Reference is made to the Plymouth Local Economic Strategy (2006-2021 and beyond) that 
recognises the Derriford area has an impressive degree of development over the last decade and has clearly 
marked itself out as a knowledge campus of regional if not national significance. The report identifies the 
presence of the International Business Park has transformed the area into a particularly high quality business 
and services hub with obvious potential for future growth and development (Paragraph 4.42).

4.15 In highlighting the importance of the medical sector to Plymouth the report states at Paragraph 5.61 that:

“In employment terms medical and healthcare is the largest of six priority sectors in Plymouth and so its relative 
importance is clearly established, this sector is considered to be well established in the area of competitive 
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advantage and the area is to be developed further given its high value added activity and linkage between 
university and businesses.  The Derriford area has been the focus of growth and also the focus for public sector 
led regeneration to support the sector”.

4.16 In summarising the key points of the study Paragraph 5.6.6 comments that:

“Plymouth International Medical & Technology Park is suitably located to serve projected growth requirements in 
the medical and healthcare sectors.  SWRDA are disposing of the site as part of the wind down of the agency.  
Consideration should be given to maintain the site and public ownership for the medical sector to reinforce the 
B1 Employment Use and the emerging AAP”.

4.17 The erosion of Plymouth International Medical & Technology Park as a strategic employment site within the 
proposed AAP District Centre allocation clearly contradicts the findings of the Arup Study particularly as the site 
has been pump primed and subsidised to attract inward investment.

4.18 Given the abolition of SWRDA we would suggest this highlights even more of a need to protect those sites that 
have been heavily subsidised.  We would also refer to Policy CS05 – Development of Existing Sites which 
seeks to protect those viable employment sites that meet the current or long term economic needs taking into 
account the overall provisions in Policy CS04 (which specifically seeks to safeguard PIMTP).  

4.19 Furthermore as highlighted in both the ELR and Arup report PIMTP is considered an appropriate location for 
and suited to the needs of the city’s priority economic sectors such as medical and health related employment. 
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5 The NWQ Site 

5.1 During the course of the planning application determination period policy discussions were undertaken with 
regards a potential alternative proposition for the District Centre on the NWQ site.  The issue of an alternative 
location arose in early 2010 when it became apparent to the Council that the District Centre located to the west 
of the Tavistock Road (identified in the Core Strategy) was undeliverable in the timescales required i.e. (2016) 
given the need to relocate the existing South West Water reservoir.  

5.2 Between May to October 2010 the appellants and Land Securities/Sainsburys held a series of meetings to 
discuss the potentially revised scheme for the NWQ site with a greater retail content than previously proposed in 
the application.  This interest demonstrated the attractiveness of the NWQ site to a major national developer 
and operator.  We understand they are still supportive of the NWQ site as the District Centre location.  

5.3 The NWQ site also has the ability for future expansion should additional retail phases come forward with the 
South West Ambulance Service Trust land (0.85 hectares) to the south and the Lone Eagle Properties land 
(known as General Buildings) to the south west (0.8 hectares).  The Ambulance Service Trust have confirmed in 
writing to the Council their intention to relocate.  Lone Eagle Properties have also expressed their interest in 
being part of any further redevelopment expansion proposals for the North West Quadrant.  

5.4 In summary the attributes of the NWQ site for a district centre location are as follows:

• Located in a central position within the Derriford & Seaton Area surrounded by a mix of land uses and 
intensive employment uses and Derriford Hospital and Tamar Science Park.  

• The site occupies a prominent position immediately adjacent to the Derriford Roundabout with frontage to the 
Tavistock Road and Derriford Road as such is a gateway site to the north of Plymouth. 

• The NWQ site is currently inefficiently utilised brownfield site (as an existing surface level car park) and 
therefore represents a significant redevelopment opportunity within the area – one recognised by the AAP.  

• There are no specific designated or safeguarded uses i.e. employment (unlike Seaton Barracks). 

• Immediately adjoins Derriford Hospital which is the best bus served location in the city after the city centre. 
Other commercial uses adjacent to the site include the hotel, public house, the Devonshire Leisure Centre, 
residential and student accommodation.  

• Is well located in terms of the existing bus interchange at Derriford Hospital and the potential future enhanced 
public transport interchange facility envisaged for the area. 

• There are no physical site specific constraints to the development. 

• Topography of this site allows undercroft car parking which is an advantage from a design perspective. 

• The site offers short term redevelopment prospects and can accommodate the District Centre requirements 
by 2016. 

• Potential expansion opportunities to the south and south west – as referred to above.
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6 Proposal DS16: District Centre (Seaton Barracks) 

6.1 Wharfside object to Proposal DS16 allocating Seaton Barracks as the proposed new District Centre for 
Derriford. This site was only seriously considered once it was announced that SWRDA were to be disbanded 
and their land assets subsequently transferred to the City.

6.2 As these representations identify Seaton Barracks is protected as a strategic employment allocation in the Core 
Strategy under Policy CS05 and is considered central to future employment provision within the city. Its 
allocation is therefore in direct conflict with the Core Strategy.  

6.3 The Council’s own evidence base set out in Section 4 of this report contradicts Proposal DS16 for a district 
centre at Seaton Barracks.  The Employment Land Review (2006), the Arup Priority Sector Report (2011) and 
the early Cushman & Wakefield Reports in 2007 and 2009 all recognise the importance of Plymouth 
International Medical Technology Park as a premier strategic employment location within the city particularly 
supporting the medical and health priority sector.

6.4 No further supporting justification has been provided by the Council in the loss of this site from an economic 
perspective.  This is a major failure on the tests of soundness as outlined in the NPPF.  In terms of being 
justified it has not been based on a proportionate evidence base and is not consistent with achieving sustainable 
development.  The Cushman & Wakefield reports have also consistently identified NWQ as the most realistic 
District Centre location.  

6.5 The C&W Reports recognised the former SWRDA site has significant short comings including:

• Remote from the more intensive employment uses in the area such as Derriford and Nuffield Hospitals, 
Science Park, St Mark and St Johns College, The Airport etc. 

• The value of site for employment purposes and being part of the central office campus in the area.

• Its relative lack of physical constraints to development have been subsidised by the public sector in an 
attempt to attract office development given the financial challenges facing regional office development and 
not to undermine the Council’s objective to make this a regional competitive business quarter.  

6.6 The Issues and Preferred Options AAP published in February 2009 identified at Paragraph 4.1 that 80,000 sq m 
of business floor space was proposed at Plymouth International Medical Technology Park.  This has been 
significantly downgraded in the latest AAP to 40,000 sq m under proposal DS06: Plymouth International Medical 
& Technology Park.

6.7 Given SWRDA has been abolished there is even more of a priority to safeguard land that has been serviced to 
attract inward investment into the area.  It is recognised within RPG10 that Plymouth has physical and 
environmental constraints to future expansion and therefore this “jewel in the crown” should be protected.

6.8 Future phases of retail development have also been identified on Derriford Business Park – again another 
existing employment site lost under Proposal DS16. This land asset was also transferred to the ownership of 
Plymouth City Council in 2011. 

6.9 For all the above reasons we therefore consider that Proposals DS16 of the AAP is unsound, is not supported 
by a proportionate evidence base and conflicts with the Core Strategy and NPPF.
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7 Proposal DS14: North West Quadrant

7.1 Proposal DS14 needs to be amended to reflect the benefits of the NWQ Site to accommodate the District 
Centre for the Derriford area.

7.2 Section 5 of these representations sets out the site’s attributes including its central location adjoining intensive 
employment uses, gateway position, accessibility and inefficient brownfield existing use which all potential 
attributes necessary in creating a new focus and heart for North Plymouth as originally proposed in the 
Llewellyn Davies Report 2005.  

7.3 Wharfside object to Proposal DS14 for the following reasons:

• As outlined above the NWQ represents the most appropriate location for the District Centre.

• The retail floor space as currently proposed is insufficient to serve the needs of people working and visiting 
the hospital. There are some 48,000 people per week through the main hospital entrance who would need to 
travel by car to the Seaton Barracks site if inadequate facilities are provided on the NWQ site. 

• Office development is unlikely to be viable.  There are unusual special circumstances that office 
accommodation is included in the transferium within the masterplan application. 

• We would question how the Council arrived at a figure of 580 houses on the NWQ site.  Currently the 
masterplan application proposes 356 dwellings with an objection from the Council as to the level of houses 
compared to flats.  A target of 30% of affordable housing provision is also identified and again we would 
challenge the inclusion of this rate within the proposal particularly given that current developments within the 
city are achieving considerably less.

• We would also challenge the aspiration of the future realignment of Derriford Road which in our view is an 
extremely costly exercise and unjustified particularly when there are more significant transport infrastructure 
requirements within the Derriford Area.  
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8 Amendment to AAP Boundary Excluding the 
Airport

8.1 The current AAP boundary excludes the Airport land on the basis the Council considers the airport of such 
strategic significant to the city and its sub region that its future should be considered as part of the Core Strategy 
Review.  The airport was officially closed by Sutton Harbour Group on 23 December 2011.

8.2 It is our view that the airport should be included within the AAP as it is an existing major facility albeit currently 
closed, and given the potential longer term development opportunities that arise from its closure. Furthermore 
consideration is required as to how the site, and indeed future development, relates and connects to the 
surrounding area and in particular the NWQ site, the closest major strategic site to the airport.  Consent has 
already been granted for 312 dwellings located on the former southern runway and development has 
commenced.  

8.3 The Council considers that the airport itself is not considered crucial to the overarching aim of the AAP to deliver 
a new heart for the north of Plymouth.  We disagree with this view given any existing future uses of the airport 
will need to be served by the new district centre and this is an important consideration to the district centre’s 
location.  It also adds further weight to allocating the NWQ site as the District Centre to best serve future 
residential or commercial uses on the airport land. 

8.4 The timescales for the AAP covers the period from 2006-2021 with a long term horizon to 2026 and beyond. It is 
therefore fundamental to the Area Vision that this matter is clarified and we would question whether in fact the 
AAP should be put on hold until the decision on the Airport is taken given the potential impact of alternative 
future development on the Derriford and Seaton Area. Alternatively we would question the need for the AAP 
altogether given the Area Vision and overall objectives set out in within the Core Strategy.    
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9 Summary and Suggested Amendments 

9.1 The AAP is neither necessary, nor in line with NPPF guidance. The inevitable and unnecessary delay inherent 
in the process will jeopardise the achievement of the Core Strategy objectives, and therefore the AAP fails the 
tests of justification and effectiveness. The NWQ appeal decision is the optimum forum for debating, with all the 
relevant parties, whether NWQ is the correct location for the new centre. The evidence adduced to that inquiry 
makes it plain that NWQ is the correct site, and furthermore that there are no realistic and policy-justified 
alternatives. The Council should therefore halt the AAP process immediately.

9.2 To the extent that the AAP’s contents are considered, the main objection to the AAP relates to Proposal DS16 
for a proposed District Centre at the Former Parade Ground, Seaton Barracks.  

9.3 It is clear the allocation of this site has been made without proper consideration of the Council’s evidence base 
including the Economic Strategy and is in conflict Core Strategy employment policies. No supporting economic 
justification has been provided by the City to address these direct conflicts.

9.4 It is therefore our conclusion that the AAP is unsound and contrary to the policy guidance contained within the 
National Planning Policy Framework for the following reasons: 

• Failure to be properly justified when considered against reasonable alternatives and contrary to the 
Council’s proportionate evidence base.

• Failure to demonstrate the most appropriate strategy when considered against reasonable alternatives, 
i.e. the NWQ site.

• Failure to meet the NPPF requirements of sustainable development and the Government’s pro 
economic development agenda with the loss of a valuable strategic employment site. 

• Conflicts with the Core Strategy Employment Policies CS04 and CS05.

9.5 There is an inadequate evidence base to support the district centre at Seaton Barracks. We therefore propose 
that Proposal DS14 for the North West Quadrant be amended to identify the site as the location for the new 
district centre. 

9.6 Furthermore the AAP boundary should be reinstated to include the land associated with Plymouth City Airport 
given the potential future development opportunities associated with its closure and given the potential impact 
on the surrounding Derriford and Seaton area and the area’s long term vision to 2026 and beyond. 

9.7 We trust this representation will be fully considered by the Council in considering their position in relation to the 
AAP accordingly.
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01.1   This submission in response 
to the consultation on the 
Revised Pre-Submission 
Derriford and Seaton Area 
Action Plan is made by 
Plymouth City Council as 
the owner of land which has 
been identified in the AAP as 
the location for the Proposed 
Derriford District Centre Phase 
1. The City Council’s role as a 
landowner in the area affected 
by the AAP is distinct from 
the Council’s role as local 
planning authority and as 
the organisation responsible 
for the preparation of the 
development plan at the district 
level, the Local Plan. 

01.2   This statement accompanies 
a completed consultation 
response form. 

01.3   The City Council as the owner 
of the land proposed for Phase 
1 of the District Centre in the 
AAP supports the AAP and 
wishes to see it adopted in its 
current form.  It is particularly 
concerned with and supportive 
of:

• Strategic Objective 4: 
Delivering Shops and Services 

• Proposal DS16: A new District 
Centre for Derriford.

01.4   This submission explains 
why the City Council takes 
this view, dealing with the 
overall plan and then more 

specifically with the proposals 
for the District Centre.  In 
relation to the District Centre 
the submission draws upon 
work that the City Council is 
engaged with in testing and 
developing detailed proposals 
for the site.  

01.5   The overall approach taken 
in the plan is good. The 
document fits in the context of 
the adopted Plymouth Core 
Strategy and explains how 
a vital part of the strategy 
for Plymouth is to be taken 
forward through development 
at Derriford and Seaton.  The 
AAP provides enough detail 
to create confidence in the 
future of the area, but leaves 
sufficient scope for creativity 
amongst developers and 
the design professions, and 
enough opportunity for the 
growing community to shape 
the place in which it works and 
increasingly lives.  

01.6   The use of objectives for 
the area  to be met by the 
constituent development 
components helps create 
a framework in which 
developers, service providers 
and the community can 
operate to mutual success.

01.7   The proposal for Derriford 
District Centre would make a 
valuable addition to the City 
and to Derriford, meeting 

identified needs. The location 
is the most appropriate one, 
providing for the District 
Centre to play a part in the 
overall provision of retail and 
community facilities in the city 
hierarchy and to benefit from a 
presence at a gateway location 
by the A386.  At the same 
time a District Centre in this 
location can meet the locally 
arising needs from the growing 
community of Derriford with 
suitable facilities and services 
at an appropriate scale as a 
highly accessible part of the 
concentrated mix of activities 
in this area.
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02.1   Phase 1 of the Derriford 
District Centre is shown in 
the AAP to be on the former 
Seaton Barracks Parade 
Ground, on land east of the 
A386 and north of William 
Prance Road. The northern 
boundary of Phase 1 of the 
proposed District Centre is an 
existing extensive tree belt 
to the south of the Derriford 
Business Park.  This land is 
cleared and serviced, and is 
owned by the City Council 
after it was transferred to the 
Council from the SWRDA in 
September 2011. The land is 
ready for development.

02.2   The City Council is a willing 
landowner in relation to the 
District Centre proposals and 
the planning authority can 
therefore be confident that 
the proposal will be promoted 
positively and that the means 
will be found to implement this 
part of the plan.

02.3   The proposed development 
area and the two development 
phases proposed are shown 
on Illustration 1, and the extent 
of the Council’s ownership of 
cleared land coincides with the 
Phase 1 development area, 
shown in red.  The council also 
owns the freehold of Derriford 
Business Park which adjoins 
the land edged in red to the 
north and forms part of the 
potential Phase 2 site.

02 Location and Ownership

Phase 1

Phase 2

Site

Plymouth

Dartmoor

ILLUSTRATION 1 - SITE OF THE DISTRICT CENTRE
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02 Location and Ownership

GFuture Inn Site

TA Site

Derriford 
Business Park

Strategic green corridors 
meeting at district centre site

Other prominent trees on the site

Embankment - size / steepness 
increases with hatch width

Prominent major tree line on northern 
and eastern site boundary offering 
good site enclosure and opportunities 
to enhance green infrastructure

Future Inn Site

TA Site

Derriford Business Park Site

Local movement corridors

A386 - Strategic highway with 
important movement function. 
Intrusive feature / barrier 
bringing east - west severence

Direction of slope

Vista looking from site towards 
surrounding countryside landscape

Glimpse
G

Spatial leak caused by lack of enclosure

ILLUSTRATION 2 - DISTRICT CENTRE SITE IN CONTEXT
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 Illustration 2 shows the way 
the site works in its context. 

02.4   The AAP provides for a 
District Centre at Derriford 
to be created - up to 2016 
and beyond 2016.  Further 
development of the District 
Centre is intended to take 
place to the north and east of 
the Phase 1 site.  

02.5   This submission provides  
more detail of the Council’s 
consideration of Phase 1, 
but the work referred to in 
relation to this phase has been 
undertaken with subsequent 
phases in mind and has 
considered the appropriate mix 
in the first phase in relation to 
later phases of development 
as well as to the links between 
the different phases of 
development. 

02.6   Illustration 3 is a development 
framework created through the 
current studies, demonstrating 
the links that can be created 
through the progressive 
phases of the development 
and with the context of AAP 
aspirations in mind.

02 Location and Ownership
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centre
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District Centre

ILLUSTRATION 3 - MAKING CONNECTIONS
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03 Testing the Proposals
03.1   The City Council has 

undertaken a considerable 
amount of work in relation 
to the proposals for Phase 
1 of the District Centre and 
the emerging findings from 
this work are important to the 
consideration and Examination 
of the AAP.  The work is being 
done to inform the Council 
as landowner how best to 
implement the development.  

03.2   These further development 
studies are valuable to the 
consideration of the AAP 
however.  The AAP has to 
be deliverable in order to 
be found sound through the 
Independent Examination, and 
by reference to the National 
Planning Policy Framework. 
For the District Centre this is a 
requirement that the scheme 
has to be viable, meaning that 
it would ‘provide competitive 
returns to a willing land owner 
and willing developer’.  

03.3   The City Council is a 
willing landowner and is 
demonstrating this through its 
commitment to make progress. 
Its work to date has shown 
that there are  schemes that 
can be devised which would 
be attractive to a developer 
and provide a return to that 
developer as well as to the 
Council.

03.4   Initial work has established 
that the land required for the 
District Centre and which 
is available is free from 
any significant constraints 
and onerous infrastructure 
requirements.     

03.5   The main body of work has 
been with the intention of 
creating a masterplan for a 
Phase 1 scheme on the land 
identified which would meet 
the objectives for a District 
Centre set out in the AAP, and 
which would be deliverable.   

03.6   The consultant team appointed 
by the City Council to assist in 
this work comprises Peter Brett 
Associates as masterplanners, 
Savills to advise on the 
mix of development and its 
marketability, together with the 
viability of the development, 
and Ward Williams to advise 
on the cost of the proposals. 
The work has been instructed 
by the Council’s Strategic 
Projects team in the Economic 
Development Service and 
undertaken with the assistance 
of a Project Team of City 
Council officers, drawn from 
the planning, transport and 
urban design teams.  This 
has ensured that emerging 
ideas have been fully informed 
by all relevant matters and 
have been tested in relation 
to the Council’s aspirations 
and policies, and so that 

decisions have been made in a 
consensual fashion.

03.7   The masterplanning work has 
proceeded through a series 
of evolutions, with possible 
approaches discussed as a 
project team and the findings 
from these reviews taken 
on board in developing 
subsequent approaches.  This 
is a proper design process and 
it is also entirely consistent 
with good practice and the 
expectation of plan making, 
that plans will emerge from 
the testing of reasonable 
alternatives in a spirit of 
challenge.

03.8   There have been a number of 
critical drivers in this process.  
The first of these has been 
the objectives for the scheme 
which are derived directly 
from the text in the AAP which 
follows Proposal DS16.  These 
can be summarised here.  

03.9   Foremost from these objectives 
in relation to the masterplan 
is that to be successful the 
scheme has to resolve two 
particular tensions:

• It has to have the range and 
mass of facilities and services 
to make it an attractive 
destination able to serve the 
demands arising in the area, 
yet not compete with or divert 
investment from the city centre

• It has to have presence from 
the A386 gateway and be 
able to accommodate units 
of the type wanted by likely 
operators, yet be responsive to 
its setting in the future and be 
a place to enjoy, with a ‘high 
street’ character. 

03.10 There are other objectives 
related to urban form, 
including:

• Providing a safe, convenient 
and clear network of streets 
and spaces to provide for 
sustainable movement for all, 
within and beyond the District 
Centre

• Reducing the visual impact of 
car parking

• Responding to the established 
tree belt to the northern 
boundary of the site

• Being sensitive to the 
context and the quality of the 
environment, responding to 
views down the Bircham and 
Forder Valleys and the setting 
of Crownhill Fort.

03.11 The other essential driver, 
along with creation of a place, 
has been to achieve a scheme 
that works in financial terms.  
The design process has 
ensured that this is the case 
by:
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• Taking detailed and continuous 
advice within the team and 
from soft marketing on what 
will let or sell in this location, 
including the types and 
scale of retail units, other 
commercial uses, and the 
types and amount of housing 

• Incorporating community uses 
that are properly part of a 
District Centre but have little or 
no commercial value in ways 
which have least opportunity 
cost, primarily through the use 
of upper storey space which 
also adds mass and form to 
the development

• Avoiding costly forms of 
development and construction 
such as below ground or 
decked parking provision 
which, whilst suggested by 
the site size and topography, 
would present additional 
burden on the development 
(using cost information as 
options are explored)

• Seeking the best location 
for all uses mindful of the 
market as well as the design, 
avoiding juxtapositions that 
would reduce values, and 
providing for the phasing of 
development.

03.12 The matters that have had 
most effect on the emerging 
form of a desirable and 
deliverable scheme, and hence 
have distinguished possible 
options, have included:

• The significance to the overall 
development value of the 
inclusion of a large foodstore 

• The location of the large 
superstore, and particularly the 
degree to which it can have a 
presence to the edge of the 
site

• Conversely perhaps, the scope 
for providing an interesting 
and vital frontage to all sides, 
by ‘wrapping’ large format 
uses with smaller scale, ‘live’ 
activities

• The degree to which activities 
can be mixed together in the 
same blocks, with phasing 
and management issues to be 
handled

• The amount of valuable activity 
available to create the mass 
required in urban design terms, 
particularly in upper storeys

• Where the main access should 
be achieved, with a north-
south high street from William 
Prance Road and access 
(if possible) from A386 both 
considered

• Providing servicing in an 
appropriate form to all uses 
without creating ugly back 
spaces

• The achievement of sufficient 
car parking as close to 

development as customers 
want, without creating 
dominant areas of car parking

• Maintaining a network of 
public spaces and green 
infrastructure within the 
scheme and with links beyond 
the scheme.

03.13 The diagrams and sketches 
are examples from the 
extensive and progressive 
work of testing ideas and 
developing possible schemes.

03.14  A vital input to the possible 
layouts to accommodate 
the mix of uses which would 
be viable has been the 
development of movement 
and green infrastructure 
frameworks, and illustration 
7 is an indication of a green 
network for the District Centre 
in its context.

03 Testing the ProposalsApproach

5 storey hotel creates gateway feature on the A386 Tavistock Road with retail units 
(single storey apartments above)  adding ground floor active frontage on this key 
route. 

Food store provided to the rear wrapped by the hotel, gym and further retail units 
that front onto the High Street. The food store utilises the levels to create an ‘off the 
street’ pedestrian access directly from the High Street, whilst the main car parking is 
provided below the food store accessed from the north-east of the store.

Main vehicle routes provided on a north–south and east –west orientation with 
mixed use frontage development providing a high street feel. Further car parking is 
provided by a ground level public car park. 3 smaller scale car park also provided 
that could be allocated to specific users ( e.g. Hotel / Resi / staff  parking).  Servicing 
areas provided to rear of retail units.

The scale of development reduces from larger scale units to North West on 
Tavistock road to more low key domestic scale properties towards the south east 
corner. The majority of residential development is formed by terraced housing, 
whereas some apartments are proposed above retail units to increase massing and 
create enclosure on the main routes.

Existing tree-belt is maintained as linear green space with pedestrian / cycle 
connections provided along it.

Development Mix

Key 
(See 

Masterplan)
Use Quantum 

(Gross) No. of Units

1 Food Retail 7000 sq m 1
2

Non-food Retail
930 sq m 2

3 560 sq m 4
4 185 sq m 6

5

Hotel 140 Rooms 1
Public House 
(Below hotel) 600 sq m 1

Conference Uses (Below 
hotel) 1000 sq m 1

6 Gym/Fitness Studio 2400 sq m 1

7 Community Uses 
(Generic) 280 sq m 3

8 Restaurant 280 sq m 2

9 Residential 

1 Bed 
Apartment 14

2 Bed 
Apartment 30

2 Bed 
House 83

3 Bed 
House 20

Parking Provision

Key 
(See 

Masterplan)
Type Approx No. of 

Spaces

P1 Food Store 200
P2 Public Off Street 200
P3 Private Off Street 32
P4 Private Off Street 32
P5 Private Off Street 32

Public On-Street 100
Total 596

Strengths

Active frontage onto Tavistock Road and retained tree belts
Local feel created by low-key mixed use high street and square
Food store and associated parking does not dominate streetscape
Positive relationship between development and existing tree belt - Active 
Frontage
Ability to connect with later phases to north and east.

Weaknesses

Poor visibility of food store
Retail and Hotel uses located away from public parking (although only 250m 
walk)
Limited car parking dedicated to food store
Limited provision of public open space

•
•
•
•

•

•
•

•
•

Derriford District Centre - Masterplan Options
Option 1

P2

P5

P1P4

P3

1

2

21

3

4
5

6

4

8

9

9

9

9

9
4
7

8
7

Approach

Provision of a new vehicle access onto Tavistock Road which creates a district 
centre that is more integrated with the existing urban fabric, resulting in a more 
traditional high street feel. In this option, a movement desire line is created through 
the district centre, which will increase pass-by trade and enhance vibrancy in the 
area. It also increases public transport opportunities.

Larger scale uses front Tavistock Road to provide greater enclosure and a gateway 
feature on this major route into Plymouth. The high street would connect from 
Tavistock Road to William Prance Road, fronted by retail units focused around 
a nodal point created in the heart of the district centre with links to Phase 2 
development.

The food store is located on the high street and wrapped by a mix of uses, but 
is also visible from Tavistock Road. The store would be accessed from 3 points 
leading to a single Atrium; from the high street at ground floor level; the surface car 
park to the south-east; and an undercroft car park. A further public car park is also 
provided at surface level on the north-east corner of the site.

The scale of development steps down to residential town houses that front the 
high street and southern / eastern boundaries. The existing tree belt is retained 
throughout, integrated with a linear open space towards the south-eastern corner.

Development Mix

Key 
(See 

Masterplan)
Use Quantum 

(Gross) No. of Units

1 Food Retail 6600 sq m 1
2

Non-food Retail

1100 sq m 1
3 930 sq m 1
4 560 sq m 5
5 185 sq m 6

6

Hotel 140 Rooms 1
Public House 
(Below hotel) 600 sq m 1

Conference Uses (Below 
hotel) 1000 sq m 1

7 Gym/Fitness Studio 2300 sq m 1

8 Community Uses 
(Generic)

350 sq m 1
315 sq m 1

9 Restaurant 280 sq m 2

10 Residential 

1 Bed 
Apartment 16

2 Bed 
Apartment 25

2 Bed 
House 54

3 Bed 
House 14

Parking Provision

Key 
(See 

Masterplan)
Type Approx No. of 

Spaces

P1 Food Store 355
P2 Public Off Street 120
P3 Private Off Street 10

Public On-Street 100
Total 585

Strengths

Good connectivity / permeability with Tavistock Road
More ‘traditional’ high street feel with mixed uses on key desire line / nodal 
point
Store wrapped by mix of uses and also visible from Tavistock Road
Linear open space
Tree belt retained

Weaknesses

Size and layout of store constrained by Future Inns site
Store car park requires Future Inns land
Residential gardens back onto car park
Poor relationship with tree belt on northern boundary
Low levels of enclosure on wide high-street (2 storey t-house frontage)

•
•

•
•
•

•
•
•
•
•

Derriford District Centre - Masterplan Options
Option 3

6

7

1

4
4

3
5
5
5
5

2
4

4
9

8
8

9

5
5

5

10

10
Approach

North / South High Street through centre, with anchors in South East (supermarket) and north west (retail block including pub and 
hotel)

High levels of permeability around the site and into/out of the site for pedestrians. Vehicular permeability limited by constraints on 
access onto A386 and down embankment to east. New streets east / west will have pedestrian only links to adjacent sites. Street 
created to north of existing hotel with potential for pedestrian link from additional entrance on northern side of hotel across to shops. 

Highest buildings (5 floors) front onto A386 to provide enclosure. Elsewhere, 3 storey town houses face out from the eastern edge 
across the valley to make the most of views and create visibility for the centre. 

Supermarket is provided in the south-east. Sitting side on to the high street – allows frontage onto the high street with good visibility 
and close to the entrance to the centre. Also allows frontage and entrance directly onto the car park to the north. Blank walls and 
servicing are screened by terraces and apartments. Supermarket is on stilts with parking undercroft.

Car parking is provided undercroft and in a further car park to the north (option for 2 floors using heights). Car parking is wrapped 
by retail where possible, and some terraced housing. A further wrapped car park is provided in the north-west corner. On-street car 
parking is also provided to disperse parking and minimise the size of car parks. If the car park north of the supermarket is provided 
on 2 floors, one is at ground, becoming first floor where the land falls away, and the other is beneath. This would require vegetation 
screening the northern façade. 

Public transport interchange to be accommodated along high street, but retain stops on A386 to maximise pedestrian traffic 
between the two. 

2 new pedestrian crossings across A386 at existing junctions to link up with new streets. 

Retain tree belts as the basis of linear parks around the site – promenade space, play space and pedestrian routes with active 
frontage, and retail frontage close to Tavistock Road. The East west belt will require active frontage on its northern side to create a 
second main ‘cross street’. 

Housing is kept to the east, with frontage overlooking the linear tree belts and William Prance Rd. Apartments facing onto high 
street (single storey above retail) to maintain evening surveillance and increase height / enclosure

Retail units provided in street format to avoid retail park feel – either side of high street at northern end and along street fronting 
onto hotel. Car parking for units along street or to rear. Servicing provided to the side

Development Mix

Key 
(See 

Masterplan)
Use Quantum 

(Gross) No. of Units

1 Food Retail 6500 sq m 1

2

Non-food Retail

930 sq m 2
600 sq m 23
500 sq m 1

4 400 sq m 1
5

185 sq m 56

7
Hotel 140 Rooms 1

Public House (Below hotel) 600 sq m 1
Conference Uses (Below hotel) 1000 sq m 1

8 Gym/Fitness Studio 2240 sq m 1

9 Community Uses (Generic)
3800 sq m 3
1200 sq m 1

10 Restaurant 280 sq m 2

11 Residential 
1 Bed Apartment 44

2 Bed House 44
3 Bed House 19

Parking Provision

Key 
(See 

Masterplan)
Type

Approx 
No. of 

Spaces
P1 Food Store 520
P2 Public Off Street 110
P3 Private Off Street 26

Public On-Street 182
Total 838

Strengths
Good connectivity / permeability with Tavistock Road
More ‘traditional’ high street feel
Store wrapped by mix of uses and visible from the high street
Linear open space – with good views and visibility to east
Dispersed car parking lessens impact on townscape
Height provided onto A386 – good enclosure
Hotel and pub front onto A386 (and 1st fl fitness) provides activity directly adjacent to this street and 
will help to support pedestrian activity
Future inns car park screened by community uses.

Weaknesses
•     Supermarket not visible from A386
•     Residential gardens back onto car park (1 tce)
•     Most of site only 2 storey – possibly poor levels of enclosure  around square – need for structural     
       landscaping
•     Servicing on-street to side of retail units
•     Community uses slightly infringe on car park
•     Gap to west of high street where electricity sub-station is located. 
•     Too many apartments? – need to consider how else to get a second storey on high street. 

•
•
•
•
•
•
•

•

Derriford District Centre - Masterplan Options
Option 4

7

8

P2

2 2
6
6
6
666

10

5

4 11

3

3 P1
11

P1 1

11P3
9

9

ILLUSTRATION 4

ILLUSTRATION 5

ILLUSTRATION 6
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03 Testing the Proposals

TO COMMUNITY 
PARK

Retain mature trees as setting for 
district centre and link through

Retain and enhance existing trees 
planted along existing and proposed 
street network

New street trees network

Create/retain pedestrian route into 
community park and Local Nature 
Reserve

Enhance pedestrian crossing points to 
emphasise bisection and help break 
visual barrier

Local public space

Strategic green infrastructure and 
community park (routes into)

Views - retain and make the most of 
long views of green infrastructure and 
landscape beyong city

ILLUSTRATION 7 - A GREEN NETWORK
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04 A Deliverable Place
04.1   The masterplanning work for 

and by the City Council has 
advanced considerably.  The 
process has been demanding, 
but having done the work and 
in a challenging way, the City 
Council has satisfied itself that 
it will be possible to create a 
scheme for Phase 1 which 
fulfills the objectives of the AAP 
for the District Centre, and 
which would be deliverable in 
terms of operator interest and 
viability. A scheme for Phase 1 
of the District Centre is shown 
as Illustration 8 which has all of 
these characteristics.  

04.2   The content of this indicative 
scheme is set out in the 
schedule.  The schedule 
shows the contribution that 
can be made from a viable 
Phase 1 of the District Centre 
by 2016 to the overall scheme 
proposed for the District 
Centre from Policy DS16 of the 
AAP. Phase 2, complementing 
and linking with Phase 1 of the 
District Centre, could continue 
to carry forward the policy.

ILLUSTRATION 8 - AN INDICATIVE SCHEME FOR PHASE 1 OF THE DISTRICT CENTRE
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04.3   This scheme is far from fixed 
but is illustrative of what is 
possible and demonstrative 
of the deliverability of the 
proposal from the AAP.  

04.4   It is rare that a development 
takes place precisely as the 
masterplan created by the 
owner or planning authority 
suggests.  Market conditions 
change, developers all have 
their own preferences and 
operators taking space 
will have their particular 
requirements.  

04.5   Knowing that there are  
schemes that work, however, 
is an enormous boost to the 
confidence of developers, 
landowners,  the planning 
authority and  community and 
other groups.

04 A Deliverable Place
Use Quantum (Gross) No. of Units Sub-Total
Food Store 79,135 sq ft 1 79,135 sq ft

Non-Food Retail

7,500 sq ft 3

51,900 sq ft

5,000 sq ft 2
3,000 sq ft 2
1,500 sq ft 2
1,200 sq ft 5
1,000 sq ft 3
700 sq ft 2

Hotel circa 120 rooms 1 46,142 sq ft
Public House 6,000 sq ft 1 6,000 sq ft

Restaurant
3,000 sq ft 1 5,000 sq ft
2,000 sq ft 1 3,000 sq ft

Cafe 1,500 sq ft 2 2,000 sq ft
Takeaway 1,000 sq ft 2 2,000 sq ft
Gym / Fitness Studio 9,400 sq ft 1 9,400 sq ft
Health Centre 6,500 sq ft 1 6,500 sq ft
Library 10,800 sq ft 1 10,800 sq ft
Shop Mobility 700 sq ft 1 700 sq ft
Community Space (Flexible space above retail) 7,500 sq ft 1

Residential
2 Bed Apartment 39

1072 Bed House 41
3 Bed House 27

Student Accommodation Rooms (En-suite) 50

Retirement Apartments
1 Bed Apartments 24

36
2 Bed Apartments 12

Total 228,077 sq ft
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05 Conclusions
05.1   The City Council controls 

land identified in the revised 
Derriford and Seaton AAP 
as the location of Phase 1 of 
the Derriford District Centre.  
The Council supports the 
proposal in the AAP (at Policy 
DS16).  Moreover the Council 
is preparing to commence 
its procurement process to 
enable the proposal to be 
implemented in the timescale 
envisaged by the AAP, by 
2016.  

05.2   No significant obstacles to 
the development have been 
identified from the studies 
completed to date.

05.3    A masterplanning process 
has been pursued, combining 
place-making with the reality 
that the proposal must 
present an opportunity  that 
developers, operators and 
occupiers want, which is 
viable, that serves the function 
of a major District Centre for 
northern Plymouth, yet does 
not compete directly with the 
City Centre.  

05.4   Full reports of the work that 
has been prepared on behalf 
of the City Council as the  
landowner of the Phase 1 
Derriford District Centre site 
and summarised here are 
considered to be commercially 
sensitive and are not suitable 
for publication. 

05.5   The work done by the City 
Council shows that it will be 
possible to bring forward a 
scheme for Phase 1 of the 
Derriford District Centre which 
meets the objectives of the 
AAP, which is viable, and 
which can be delivered by 
2016.
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