
 

 

 

 

 

 

 

PLYMOUTH CITY CENTRE 

 

FUTURE DIRECTION 

 

INVESTMENT 

AND 

DEVELOPMENT STRATEGY 

 

 

 

 

 

 

 

 

43-45 Portman Square 

London 

W1A 3BG 

 

June 2008 

          



 
PLYMOUTH CITY CENTRE      �

 INVESTMENT & DEVELOPMENT STRATEGY          June 2008 
 

 2 

1.0 INTRODUCTION       Page  
    
 
1.1 Background         6 
 
1.2 Brief          7 
 
1.3 Scope of Report       7 
 
 
2.0 ECONOMIC CONTEXT       
 
2.1 Market Overview       9 
 
2.2 Consumer Demand and Preferences     11 
 
2.3 Funding Availability        13 
 
2.4 Development Cycles       14 
 
2.5 Anticipated Trends       14 
 
2.6 Local Economy        15 
 
 
3.0 REGIONAL CONTEXT   
 
3.1 Geography and Hierarchy      17 
 
3.2 Catchment        18 
 
3.3 Competing Centres       20 
 
 
4.0 POLICY CONTEXT  
 
4.1 National Policy        25 
  
4.2 Regional Policy        28 
 
4.3 Local Policy        29 
 
4.4 Local Development Framework     29 
 
4.5 Masterplan Vision       30 
 
4.6 West End Study       30 
 
4.7 Transport Policies and Proposals     31 
 
 
5.0 PLYMOUTH CITY CENTRE HEALTH CHECK 
 
5.1 Offer and Diversity       34 
 



 
PLYMOUTH CITY CENTRE      �

 INVESTMENT & DEVELOPMENT STRATEGY          June 2008 
 

 3 

5.2 Pedestrian Footfall        38  
 
5.3 Retail Capacity        38  
 
5.4 Rental Levels, Investment Yields and Vacancies   39 
 
5.5 Perceptions/ Incidences of Crime     41 
 
5.6 Demand        41 
 
5.7 Historic Environment and Design Context    42  
 
5.8 Weather and Microclimate      44 
 
5.9 Environmental Quality       45 
 
5.10 Accessibility and Connections      45 
 
 
6.0 TRANSPORT AND ACCESSIBILITY   
 
6.1 Introduction        46 
 
6.2 Existing Transport Infrastructure     46 
 
6.3 Road Network        46 
 
6.4 Rail Services        46 
 
6.5 Bus Services        46  
 
6.6 Airport and Ferry Services      46 
 
6.7 Pedestrian Facilities       47 
 
6.8 Cycle Facilities        47 
 
6.9 Park and Ride        47  
 
 
7.0 THE STRATEGY 
 
7.1 Introduction        48 
 
7.2 Urban Design Strategy       49 
 
7.3 Transport Strategies       51 
 
7.4 Pedestrian Permeability and Connectivity    53 
  
7.5 Alternative High Quality Public Transport Option   55 
 
7.6 Facilities for Cyclists       55 
 
7.6 Highway Infrastructure and Improvements    56 
 
7.7 Parking Provision       57 
 
7.8 Future Scenario       58 



 
PLYMOUTH CITY CENTRE      �

 INVESTMENT & DEVELOPMENT STRATEGY          June 2008 
 

 4 

 
7.9 Deliverability        60 
 
7.10 Further Studies       60 
 
7.11 Summary        60 
 
 
8.0 DEVELOPMENT OPPORTUNITIES  
 
8.1 Cornwall Street       61 
 
8.2 Colin Campbell Court       61 

8.3 Morley Court        62 
62 
8.4 Mayflower Street North & North Cross Island    63 
  
8.5 Civic Centre         63 
 
8.6 Bretonside        64 
 
8.7 Markets Quarter       64 
 
8.8 Drake’s Circus Extension      65 
 
8.9 Quarter Definition       65 
 
 
9.0 IMPROVEMENTS TO THE PUBLIC REALM 
 
9.1 Environmental Improvements      66 
 
9.2 Pavement Treatment and Street Lighting    66 
 
9.3 Street Cleansing       66 
 
9.4 Street Furniture and Landscaping     66 
 
9.5 Information and Signage      66 
 
9.6 Pedestrian Priority       66 
 
9.7 Shop Fronts and Displays      67 
 
9.8 Car Parks        67 
 
9.9 Accessibility        67 
 
9.10 Security        68 
 
9.11 Building Stock        68 
 
9.12 Policy         68 
 
9.13 Retail Frontages       69 
      
9.14 Art         69 



 
PLYMOUTH CITY CENTRE      �

 INVESTMENT & DEVELOPMENT STRATEGY          June 2008 
 

 5 

 
9.15 Market         69 
 
9.16 Parking Policy        69 
 
 
 
10.0 CONCLUSIONS AND RECOMMENDATIONS 
 
10.1 Strengths and Weaknesses      70 
 
10.2 Market Opportunities       70 
 
10.3 Catchment Potential       71 
 
10.4 Policy Rationale       72 
 
10.5 Recommendations       72 
 
 
APPENDICES  1-30 to which this report refers are contained in the accompanying document.



 
PLYMOUTH CITY CENTRE      �

 INVESTMENT & DEVELOPMENT STRATEGY          June 2008 
 

 6 

1.0 INTRODUCTION 
 
1.1 Background 
 
1.1.1 In January 2007 Plymouth City Centre Company commissioned Cushman & Wakefield along 

with Building Design Partnership, Savill Bird and Axon and Gardiner and Theobold to undertake 
a review of the City Centre of Plymouth to identify options for attracting further development and 
investment, having regard to Core Strategy objectives and as a sound evidence base for the 
emerging City Centre Action Area Plan.   

 
1.1.2 Plymouth City Centre is the primary centre within a significant catchment area, extending within 

Devon and along the South West coast and into the Cornwall peninsular.  The City Centre 
provides an important shopping destination, which is its dominant function. It is also an important 
location for employment, leisure and tourism and provides local civic and other essential 
services.  

 
1.1.3 To ensure the City remains competitive locally, regionally and increasingly internationally and to 

further assist regeneration ambitions; improvements to the local economy; housing supply and 
environment, it is essential that further investment is attracted during the planning framework 
period. Failure to attract sustainable investment will undermine the City’s long term prospects, 
not least as competing centres have grown and will continue to grow in status and as new 
threats and challenges emerge.  

 
1.1.4 In addition to improvements in competing town and city centres, threats have also emerged to 

the City Centre’s underlying core function from the growth and popularity of out-of-centre 
retailing and other off centre attractions.  Most notably from Cribbs Causeway, which is 
effectively a regional shopping facility with its excellent road transport links and extensive free 
parking, but also from the increasing number of retail parks, off centre: food stores; employment 
and leisure facilities. These competing attractions have and will continue to affect the potential of 
Plymouth City Centre to maintain and improve upon its status, function, market share and 
attraction.  Inaction over the next two decades will undermine Core Strategy objectives and fail 
to address the needs of the people of Plymouth and the surrounding City region.  

 
1.1.5 Against a background of significant growth in retail expenditure on a national basis, regionally 

and locally, the City Centre has recently enjoyed the benefits of the opening of the long awaited 
Drakes Shopping Centre. It has also been the subject of various development proposals 
including those at Colin Campbell Court, Bretonside bus station, the Civic Centre and recently at 
Millbay.  However, many of these remain largely on the drawing board at this time. 

 
1.1.6 Whilst it is recognised that the role and function of centres will change over time, there continues 

to be a strong economic, social and policy rationale for Plymouth City Centre to maintain its 
current role and status and to improve upon its attraction and draw. Its current status is reflected 
in Regional Guidance upon which the City Centre policies in the emerging Core Strategy have 
been prepared, not only in relation to retailing but also leisure, tourism, offices and residential. 
The Regional Spatial Strategy is under review and it is imperative that Plymouth’s attributes are 
promoted to protect its role over the coming plan period.  

 
1.1.7 It is recognised by the City Council that it should evolve policies to sustain and enhance 

Plymouth City Centre and to attract appropriate investment to ensure that the City provides the 
range and quality of shopping, leisure, employment and residential accommodation 
opportunities for its growing catchment population and visitors. The Core Strategy of the Council 
is essentially a strategy for growth. To ensure that the City Centre responds to this objective and 
the enhanced pressure that population growth will bring on demand for services, facilities and 
employment opportunities, a comprehensive and coordinated strategy is required.  

 
1.1.8 This Investment and Development strategy seeks to extend beyond the confines of pure retail 

issues and highlights related but significant factors which will also influence the function, draw 
and success of the City Centre.  However, the retail market place is the primary function of a 
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City Centre and, consequently, ensuring that this component of a cities’ offer is competitive and 
sustainable is a core objective of this strategy.   

1.2 The Brief 
 
1.2.1 The City Council is seeking ways to protect, enhance and grow Plymouth City Centre as part of 

a wider City growth agenda.  In this respect, the Council wishes to understand the potential of 
the shopping area and the performance of the City Centre generally.  The Council is keen to 
ensure the analysis should reflect considerations both at a strategic level including competition 
from elsewhere and, at a more local level, the interaction between retailing and other City Centre 
uses.   

 
1.2.2 In particular, there is an underlying acceptance that investment and renewal must be a continual 

process. However, there is a perception that the City Centre has not been able to attract an 
appropriate share of high quality retailers, lacks a sufficiently diverse evening offer/attraction, 
suffers from a limited office/employment market and that there is a need for improvements to 
and increase in the City’s housing stock, along with improvements to City Centre accessibility 
and its environment generally.  

 
1.2.3 The City Council, through this commission, is seeking considered views on the opportunities to 

overcome any confirmed deficiencies and opportunities to elevate the City’s role.  In addition, 
the Council wishes to understand what market opportunities exist or will become available for 
retail, leisure, residential and office uses within the City Centre during the period to 2021. 

 
1.2.4 It is recognized, that to achieve a balanced view, on the potential of the City Centre it will be 

necessary to assess the overall health of the City Centre in qualitative terms. This report 
supplements and should be considered alongside previous quantitative analysis undertaken by 
Cushman & Wakefield in 2006 and various other reports and analysis notably the “Mackay 
Vision” and the “West End Study” to which this strategy refers.  

 
1.2.5 The City Council anticipates that this review will give sufficient clarity to the needs of Plymouth 

City Centre, in terms of scope for further development and investment. This is to enable the 
Council and its partners to assess how prospective developers and investors should be assisted 
through policy initiatives and wider corporate intervention, to enable the role of Plymouth City 
Centre to be safeguarded and the challenges of the growth agenda met.  Opportunities to satisfy 
current and future anticipated demand and address deficiencies, should be assessed and 
various options assessed, which either exist today or could become available during the plan 
period, in order that the potential for growth is sustainable and capable of delivery.   

 
1.2.6  Accordingly, the City Council required the preparation of a report assessing the existing situation 

and the future prospects for growth and improvements, along with guidance on ensuring 
implementation of key initiatives.  

 
 
1.3 Scope of report 
 
1.3.1 This report, takes a proactive approach in addressing the current issues which affect Plymouth 

City Centre.  It takes as its principal aim the need to ensure that Plymouth City Centre has the 
opportunity to attract appropriate investment to secure its long term: status; function and 
attraction.  Any growth in City Centre facilities should be achievable and sustainable, having 
regard to this principal aim. It also recognizes that Plymouth must continually evolve and must 
function effectively even during periods of significant change or renewal.  

 
1.3.2 A degree of flexibility is inevitable and desirable in any strategy, to ensure innovative solutions to 

complex challenges of City Centre renewal and growth are not unnecessarily discouraged. 
However, central to the City’s future prospects is ensuring that strategic core interventions are 
not adversely threatened or delayed by incremental short term market opportunities.  

 
1.3.3 This report is made up of a number of sections, for ease of referencing. However, these sections 

do not seek to provide distinct or separate conclusions. The thrust of this report is that the issues 
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need to be considered as a whole and our aim has been to identify the best fit strategy, 
balancing competing pressures.   

 
1.3.4 An overview of the market is provided in the Economic Context at Section 2.0. At Section 3.0, 

the Regional context is considered and at Section 4.0 the Planning Policy Context reviewed.  
Against this background a City Centre Audit has been undertaken and is addressed at Section 
5.0. A separate Retail Capacity Study has been prepared to inform the Regional Spatial Strategy 
and Core Strategy (Cushman & Wakefield Retail Study 2006) which should be considered in 
conjunction with this report. However, this report seeks to explore further the implications for 
additional capacity in evolving strategies for the City Centre in particular, rather than the wider 
Plymouth urban area.  

 
1.3.5 Potential Development Opportunities are reviewed at Section 8.0 and Transport and 

Accessibility are considered at Section 7.0. Related non- development strategies are suggested 
in Section 8.0 and we set out a summary of our conclusions and recommendations in Section 
9.0. 

 
1.3.6 The strategy reflects upon the existing situation and the opportunities to create the appropriate 

development and investment conditions to take forward the City Centre during the period to 
2021.  

 
1.3.7 However, the strategy outlined in this report, is not intended to be overly prescriptive. 

Development and investment proposals may arise within the City Centre over the period of the 
local policy framework, of which a number are addressed in this report, but others may not be 
apparent at this time. 

 
1.3.8 A number of speculative, future development initiatives may emerge, that may also help 

contribute to the objective of securing long term sustainable growth in the City Centre, thus 
supporting the Council’s broad policy objectives.  As a consequence, the City Council will 
continue to need to assess individual proposals on their merits and in the context of planning 
policies, having regard to the overall benefits that these may deliver to the City Centre as a 
whole. However, success will ultimately depend upon ensuring that long term strategic 
objectives are not adversely prejudiced.  

 
1.3.9 This report concentrates on creating an appropriate climate to secure cohesive investment. It is 

intended to present a holistic route map. However, this report is only a starting point. To deliver 
the strategy and achieve the objectives within the lifetime of the policy framework will require 
long term political commitment, appropriate skills and financial resource commitment, the 
alignment of corporate, planning and estates objectives within a clear and proactive decision 
making process.  

 
1.3.10 It is considered that the options and initiatives outlined in this report, if implemented, are likely to 

offer the best opportunity for Plymouth City Centre to not only secure its long term position within 
the national and regional hierarchy, but also to help improve the City’s profile in the international 
consumer/visitor and employer market.   

 
1.3.11 In addition, the strategy seeks to identify a number of complimentary measures which will 

enhance a shopping trip or visit to Plymouth City Centre. A number of initiatives and 
improvements have been initiated or are already well underway including improvements to the 
overall environment following the intervention of the City Council, the City Centre Company and 
other agencies. This report seeks to supplement this existing context with improvements to the 
nature and quality of attractors and through encouraging ease of movement and linkages 
throughout the centre focused on pedestrian priority and public transport accessibility as key 
objectives.   

 
1.3.12 It is recognised that many other bodies operate for the benefit of Plymouth City Centre and it is 

hoped that this report will augment the work, which they are undertaking and will act as a 
contribution in taking forward further complimentary initiatives. 
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1.3.13 Attached as Appendix 1 is an ordnance survey plan extract identifying the study area for which 
this strategy specifically relates.  

 
 
 
 
 
 
 
2.0 ECONOMIC CONTEXT 
 
2.1 Market Overview 
 
2.1.1 During the 1980s the retail market in the UK experienced a phenomenal growth generated by 

strong consumer demand against a backdrop of restricted supply.  In December 1986 UK retail 
rental growth was showing a yearly growth of over 13%. Strong increased spending on 
consumer durables and evidence of aggressive demand for the few available 100% prime pitch 
units, resulted in demand lead development and much unsatisfied demand beginning to spill 
over into secondary locations.  By December 1986, UK shop rents averaged approximately 
152% of the 1981 base. 

 
2.1.2 By 1990, economic recession had become evident and the strong demand for space 

evaporated.  Indeed, many new shopping centres conceived during the boom were having to 
open with significant vacancies with other projects on the “drawing board” being shelved or 
abandoned. Indeed, in 1990 it was our view that the retail letting market was more difficult than 
at any time since the early 1970s. 

 
2.1.3 Uncertainty and losses in the jobs market, leading to a fall in consumer expenditure and 

reluctance by consumers generally to increase credit, coupled with negative equity emerging in 
the housing sector, all had a severe effect on the retail property market. This resulted in 
oversupply, a lack of demand, declining rents and capital values and stalling of development 
initiatives. 

 
2.1.4 The net result of this climate was to bring several hundred, town and city centre shops onto the 

market, particularly in secondary and tertiary locations, together with the contraction of 
recognised prime pitch. During this period, many niche retailers and well known national multiple 
retailers ceased trading altogether. 

 
2.1.5 This concern over falling rents and the increasing cost of incentive packages required to secure 

tenants coupled with higher borrowing costs materially affected the development and investment 
market and a number of property and development companies were severely affected, with 
many going into receivership. 

2.1.6 Prime yields across retail weakened during this period to around 8%. What emerged was a net 
disinvestment by the financial institutions in retail property altogether and increasingly selective 
behaviour in their retail property investment decisions, with interest being maintained solely, for 
prime, securely let properties. It was not until mid 1992 that prime yields in the high street retail 
market eventually began to stabilise. 

 
2.1.7 Bucking the trend, demand for out of town retail warehouses remained strong, as occupier 

demand persisted for comparatively cheap and highly accessible premises, with a resultant 
growth in UK retail warehouse rents averaging approximately 7% between 1990 and 1991. The 
food store market also continued to perform well during the recession with demand remaining 
strong, particularly for off centre, accessible locations close to the very best towns where the 
possibility of securing large stores in monopoly or near monopoly markets existed.   

 
2.1.8 With increasing competition in these sectors, interest started being shown in locations either 

involving overlapping within the same catchment of other stores/parks or in locations not fully 
meeting ideal store/scheme formats.  Evidence suggested that a two-tier market was emerging.  
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Retailers would pay large sums to retain monopoly positions but were interested in more 
marginal sites only at discounted prices. 

 
2.1.9 During the mid to late 1990’s, confidence had begun to return and retail property in the UK 

witnessed the highest levels of rental growth amongst all property sectors.  Retail warehousing 
continued to indicate growth in the region of 7% along with food stores and High Street retail 
saw growth at around 5% per annum.  

 
2.1.10 Reflecting the increasing strength in the retail trading sector and consequent improved investor 

confidence in retail, retail yields hardened throughout the UK particularly in relation to well let 
prime high street property.  Average UK prime high street retail yields had hardened to 
approximately 6.5% by this time.  

2.1.11 Although average rental growth showed overall improvement in most centres during this period, 
with rents increasing in all the key regions, there were significant variations in growth within and 
between centres as a result of localised factors. 

2.1.12 What emerged was that multiple retailers were increasingly seeking large units in prime 
locations, which were and remain rarely available.  As a result, letting activity and rental growth 
remained relatively muted for small shops in secondary or tertiary locations. However where 
appropriate large units became available in prime and good secondary/near prime locations the 
combination of limited supply and strong demand led to marked increases in rents achieved. 

 
2.1.13 With multiple retail demand focused on larger units in prime areas, many towns and cities have 

saw the evolution of a two-tier investment market and demand market, even in relation to 
adjacent shopping streets.  Even where demand remained unsatisfied, occupiers were wary of 
committing themselves to lease obligations in sub-optimal locations. The combination of these 
factors and the increasingly restrictive planning climate for off centre development, began to 
reignite the retail development industry activities within town and city centres. 

 
2.1.14 As retail sales witnessed gradual improvement over the last half of the 1990’s, multiple retailers 

were performing relatively well, taking advantage of their greater buying power, economies of 
scale and their ability to pay higher premiums and rents. Smaller local operators and many 
independent retailers continued to lose market share as a result. Furthermore new European 
and American entrants into the market (eg Hennes, Zara, and Gap) ensured that multiples were 
becoming even more dominant in the retail market.  As a consequence, impact on the 
secondary and tertiary market continued.  

 
2.1.15 The retail market was increasingly witnessing the polarisation and concentration of retailing with 

growing competition for the strongest centres and prime locations, particularly from the new 
international brands.  Demand for smaller centres and tertiary/poorer secondary areas within 
centres being adversely affected. What then emerged was the increasing market interest in 
“category dominant shopping schemes” in the major regional centres, typically ranging from 
50,000 sqm to over 150,000sqm, where the scale of intervention could radically alter the 
environment, range on offer and ultimately shopper behavioural patterns.  

 
2.1.16 Since the turn of the century, sustained and improving economic conditions have prevailed in 

the UK with historically low interest rates, low unemployment and an explosion in consumer 
credit, fuelled to an extent by rising equity amongst home owners. Against this backdrop, retail 
sales have continued to grow and leisure spend has increased significantly with particularly 
rapid expansion in the evening economy sector. Pressure for development has spread from the 
major regional centres down to sub regional centres and to a lesser extent smaller market 
towns.  

 
2.1.17 Investment sentiment, fuelled by debt geared investors utilising low borrowing rates and 

institutions responding to investors preference for “bricks and mortar” aided by periods of turmoil 
in the equities markets and availability of more liquid forms of property investment, drove retail 
yields to exceptionally low levels in recent years with prime high street yields at 4.5% by early 
2007, with significant capital growth being seen despite pedestrian rental growth. The weight of 
institutional as well as new entrant capital in this sector greatly increased resources for 
development lead investment opportunities. 
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2.1.18 More recently, rapid reduction in credit availability following the sub-prime mortgage fallout in the 

US, coupled with interest rate increases in the earlier half of the year, and with recent evidence 
of house price inflation stalling, consumer expenditure has arguably begun to cool in the last 
quarter of this year, with pressure on sales, rental performance and incentive packages 
emerging. The debt geared investors have begun to be priced out of prime stock bringing with it 
a reversal in capital value growth. The difficulties in sourcing credit, for debt geared 
investors/developers is anticipated to continue through well into next year, despite the most 
recent reductions in interest rates and anticipated further falls, until the sub-prime issue has 
been fully absorbed by the banking industry. It remains a possibility that a more severe 
recession will materialise and in which case many of the effects witnessed during the early 
1990’s will re-emerge.  

 
2.1.19 Nevertheless, we anticipate prime modern retail stock will remain attractive to occupiers looking 

for economies of scale and opportunities for product diversification with lower overall 
occupational costs. However decreasing returns coupled with lengthening delivery timescales 
are beginning to impact on developer’s and investor’s appetites, with increasing intellectual and 
financial capital being diverted to opportunities outside of the UK. It remains to be seen whether 
there will be any relaxation in the regulatory regime governing development in the UK to counter 
this trend.  

 
2.1.20 This current market context is also beginning to impact in the office occupational and 

development market. Over recent years, the emergence of regional cities attracting footloose 
office occupiers, notably government departments, but also “back of house” functions in the 
service and financial sectors, has fuelled interest in  large scale office lead quarters reminiscent 
of the late 1960’s regional policy driven boom. With the lessening of geographical distance as an 
inhibitor to trade, with the increasing use of electronic media as the norm for communication and 
the exceptional occupational costs of prime London property reflecting supply difficulties in that 
sector, this trend is likely to continue provided the overall economy remains relatively buoyant.   

 
2.1.21 With the growth in importance of the environment and quality of life factors, coupled with skills 

shortages, the UK employment market is currently an “employees market”. In this context 
regional cities have potential advantages to benefit from these trends. However, the facilities, 
quality and breadth of opportunities are critical in attracting employers and employees between 
locations.  

 
2.1.22 Although there may be some correction in house price growth in the short term, reflecting 

interest rate rises and a more restrictive credit market, over the medium to long term, we still 
anticipate seeing noticeable capital growth in housing values, reflecting well reported 
shortcomings in the supply side and the predicted growth in UK population. This should mean 
the UK market, over the plan period,  will continue to see equity release fuelling expenditure 
provided there remains a benign or buoyant jobs market. In particular those locations where 
employment and housing growth is secured, expenditure should continue to grow creating the 
conditions for further expansion in the retail and leisure market. 

 
2.1.23 However, it is anticipated that development demand pressure will be less frenetic over the next 

year or so. The cooling of capital values will improve opportunities for those capital rich investors 
and developers to acquire key landholdings for longer term opportunities. It can also be 
anticipated that some current proposals will be delayed or progressed at a more pedestrian 
pace.   

  
2.1.24 One trend that is most certainly here to say, is that cities are no longer only competing with their 

immediate neighbours, but increasingly they are competing on a national and international scale. 
This competition extends not only to attracting consumers (ie weekend City tourism), to key 
occupiers, to investors looking to place capital, to footloose higher income households seeking 
places to settle and to   developers seeking opportunities. Consequently, those cities that 
actively enhance their profile through proactive marketing and leverage are anticipated to 
outperform those that take a reactive approach to the market.    
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2.2 Consumer Demand and Preference 
 
2.2.1 Fundamentally, the use of cars for shopping continues to grow.  There is currently over 3 million 

sq m of primary retail floor space in off centre locations enjoying an estimated third of all retail 
sales (Source: Verdict).  That off-centre provision is seen as a direct response to community 
demand for such facilities as well as reflecting difficulties experienced by operators in securing 
suitable premises within town and city centres and the economies of scale and improved 
margins for operators that large units bring.  A substantial proportion of all shopping trips now 
effectively use the car boot as a shopping basket. 

 
2.2.2 From various consumer surveys undertaken it is apparent that there is increasing concern by the 

shopping public for quality of urban environments, comfort, convenience and the security of the 
shopping street.  Survey’s also reveal that notwithstanding consumer reported preference for 
small and unique shops run by local independent traders, returns overwhelmingly confirm that 
people primarily spend their money in national multiple shops with brand recognition. In our 
view, centres that provide the depth and range of branded outlets and can provide a strong 
independent sector should remain more appealing to the consumer. 

 
2.2.3 One of the most significant influences in the retail market in the UK has been the wide scale 

advent of Sunday trading. What emerged is that Sunday trading has become particularly popular 
at large freestanding shopping centres such as Meadowhall and Cribbs Causeway as well as at 
those traditional centres fulfilling a major national or regional shopping centre function. However, 
it is now apparent that smaller centres are increasing their store opening levels on Sundays and 
to some extent this reflects the significant importance of Sunday as a shopping day. 

 
2.2.4 There is no doubt that Sunday shopping is popular with the shopping public with evidence to 

suggest that family shopping expeditions by groups of people who are not otherwise able to 
shop together are increasing.  What is emerging is a picture that shoppers are increasingly using 
their “leisure time” in order to shop. 

 
2.2.5 In terms of the impact on sales, survey work undertaken by C&W shows that some retailers are 

reporting increases in sales averaging just under 10%.  In terms of impact on profits, some 
retailers are recording increases of up to 20% although the average was some 4%.  Most 
retailers admitted to the fact that there was no evidence of overall growth in the market as a 
result of this relaxation with over 50% of the retailers questioned suggesting that they had drawn 
trade from competitors not open and trading on Sunday. 

 
2.2.6 What is evident is that weekly shopping patterns have changed with retailers witnessing a 

diversion of trade from other days of the week to a Sunday and to evening sales.  What is 
emerging is that the traders in secondary and tertiary locations in established town centres were 
finding it increasingly difficult to compete because insufficient numbers were open on Sunday to 
ensure that those parts of the centre remain competitive on this increasingly important trading 
day. This is particularly challenging for independent family run businesses which command 
insufficient turnover to justify staff and opening costs for Sunday and evening trading. 

 
2.2.7 What is also evident, is that the increase in leisure trip expenditure has benefited those centres 

with attractive and/or historic environments which also provide a range of additional leisure 
attractions as a “day out experience”. 

 
2.2.8 A further trend of increasing importance, is the ageing profile of the shopping public.  The 

“greying consumer” is likely to lead to greater pressure for ease of access and security and 
improved prospects for department stores and retailers providing a mix and wide range of goods 
securing an increasing share of the market. It is no coincidence that department stores now 
require adjacent car parking prior to committing to new store openings. 

 
2.2.9 Nevertheless, the department store sector has undergone some significant changes over the 

last two decades.  Many stores were developed during the latter stage of the 19th century and 
typically occupied prime freehold sites that provided a degree of insulation from rising rents.  
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However, such was coupled with a financial inability for the department stores to expand or 
secure large prime sites for new stores other than through shopping centre development.   

 
2.2.10 Furthermore, the strong growth in the multiple retail sector and the relatively high staffing costs 

of small department stores with multiple level trading, with the consequential difficulties of 
encouraging vertical shopper movement, resulted in many small department stores being less 
competitive, often resulting in closure. 

 
2.2.11 With increasing consumer wealth (or access to credit) there has been a marked increase in 

premium price sales points or product ranges. This includes the growth in organic goods at 
supermarkets to the expansion of designer labels in the fashion market. At the same time, the 
value retailers have continued to trade well and the supermarkets have expanded aggressively 
into the non-food sectors on a value ticket. In addition the rise in internet sales (see below) is 
providing an additional outlet for value driven expenditure. This seems to suggest that 
consumers are shopping for the “wow factor” for the special occasion or evening out and 
otherwise adopting a price conscious strategy. This has put some of the traditional mid market 
retailers such as Bhs under threat. With a drop in consumer confidence, it can be anticipated 
that the “high end” fashion may suffer a decline in sales volumes with the more aggressively 
priced retailers maintaining or improving market share in the short term.  

2.2.12 Nevertheless, with the significant growth in sales in department stores in recent years, resulting 
from changes in consumer preferences, many of the major occupiers and indeed some of the 
more restricted range retailers are looking to secure new premises, extend outlets by releasing 
stock room space or introducing mezzanine floors, opening up non trading areas and acquiring 
adjacent premises.  However, opportunities within established high streets or centres are usually 
restricted for these operators, who now require stores between 3,000 sqm and 25,000 sqm and 
are often development market dependant. 

 
2.2.13 Of most significance over the last decade has been the explosion in internet sales both of new 

products direct from suppliers or retailers on-line catalogues and of new or second hand 
products through trading sites (eg Ebay). Whilst the amount of sales through the internet is still 
dwarfed by high street sales, the growth in this sector is exponential. This has potentially 
significant implications for town and city centres. Not only do towns have to compete with 
neighbouring towns and cities and off centre retail centres but also with the comfort and 
convenience of the shoppers home. 

 
2.2.14 The  upshot, is that town and city centres must provide an experience that cannot be gained 

from the computer and must provide an environment and range of attractions that overcome the 
access constraints not experienced at off centre retail centres. Town and city centres must be 
easily accessible, safe and present a high quality environment, such that the price premium paid 
(including parking and time premium) through the high street is accepted by the shopper as 
“worth it” in exchange for the social interaction and enjoyment of a day out at a particular centre.  

 
2.2.15 Intelligent anticipation of consumer needs, including making a shopping trip an easy decision will 

reflect the need to consider the disparate preferences of the modern consumer, in a 
homogenous environment, notably from families with young children to the single elderly person 
and from irregular tourist visitors to local residents who are attracted regularly.  

 
 
2.3 Funding Availability 
 
2.3.1 The recession of the late 1980's/early 1990's marked a turning point in the traditional funding 

institutions attitudes towards fixed property assets with many investors seeing the capital value 
of their assets decline.  This, coupled with returns being achieved in the equity market, led to a 
gradual disinvestment by the major investment/fund institutions dealing with direct property 
assets and, more particularly, in pre-funding development.  Average institutional weightings in 
property fell from 11% in 1985 to 6% in 1993 and slightly recovered to some 6.6% in 1995. 

 
2.3.2 Although the funding institutions remained active investors in property, they are were 

increasingly selective with an increased emphasis on buying completed developments let to 
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“triple A” covenant occupiers in strong locations where there are significant prospects for future 
rental growth. 

 
2.3.3 The absence of these institutions from the pre-funding market at that time  created a climate in 

which the short term lending institutions increased their exposure to property.  Similarly, the 
major property companies such as British Land and Land Securities provided development 
finance to smaller speculative developers. 

 
2.3.4 The lending institutions increasingly addressed the risk aspects of development prospects.  

Speculative schemes were reliant upon securing not only anchor store trader representation but 
also significant lettings to national multiples before funding was released. 

 
2.3.5 Given the uncertainty in the retail market which prevailed at the time, despite increasing 

consumer expenditure availability, there was the inevitable effect of delaying progress on the 
implementation of a number of major schemes in the country, not least Drake’s Circus in 
Plymouth.  

 
2.3.6 In recent times, funding was more readily secured for prime development opportunities and not 

just to properties let to first class covenants. However, investment in speculative offices was still 
confined to UK prime locations outside of which significant pre-let hurdles remain. Retail 
remained capable of securing largely speculative investment but typically the risk profile needed 
to be tempered by a few major pre-lets notably the anchor stores and key large shop units.  

2.3.7 However, the availability of cheap capital, seen over the last few years is not a forgone 
conclusion for the future as the recent “credit crunch” testifies. Recent economic signals suggest 
that the private debt geared investors are cooling their appetite for property assets including high 
street and shopping centre retail as the returns have fallen to levels where alternative 
investment mediums are anticipated to become attractive and the availability of credit is 
restricted. This reduction in investment demand may extend into the larger investment 
institutions again fuelling capital value deflation and pressure on development margins. This will 
require innovative value engineering to ensure schemes can maintain adequate profit prospects, 
especially given the pressure on the construction industry pricing as major public sector backed 
schemes (eg Olympics, Crossrail) come forward over the next 5 years.  

 
 
2.4 Development Cycles 
 
2.4.1 Significant city centre shopping development is a highly complex and lengthy process.  The 

limited supply of readily available sites combined with the high entry costs, lengthy planning 
processes and multitude of land ownership ensures that land assembly and delivery is a lengthy 
process, even if undertaken in partnership with a Local Authority acting with the benefit of 
compulsory purchase powers. Consequently, the number of prospective partners with the 
capability and resources to deliver such interventions is limited and requires a long term 
implementation strategy. 

 
2.4.2 Apart from the actual construction of the shopping/mixed use development itself, which can 

typically take 24-36 months, there is now an extended pre-build period for obtaining necessary 
consents, undertaking detailed design work as well as securing principal anchor store traders.  
The development of town centre shopping facilities can typically take in excess of ten years from 
inception to completion and, in some circumstances, considerably longer. This has implications 
for policy makers. Aspirations to secure significant improvement, requires a long term strategy 
and long term commitment and opportunities are not immediately apparent. 

 
2.4.3 An imperfect supply and demand correlation in retail stock in the UK, has lead to a cyclical 

pattern of development activity, historically trailing improvements in rental growth and investment 
confidence.  This results in periods of over supply, a reduction in rental growth and property dis-
investment. However, there has been a gradually improving market during the last decade, 
which has encouraged and witnessed a significant build programme across the UK, although not 
at the peak levels of the 1960s. However, what is also clear is that the scale of these 
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investments has changed dramatically. Schemes are typically at least double the size of 
schemes of twenty to thirty years ago. 

 
2.4.4 Looking to the future, in the short term, over the next 5 years, cost price inflation for construction 

is anticipated to remain high, retail rental values are predicted to grow sluggishly and incentive 
packages increase with yields anticipated to weaken. This coupled with the increasing drag co-
efficient of widening stakeholder engagement will slow development delivery. Counter to this 
trend is the increasing pressure for town and city centre opportunities, as quick return 
opportunities in off centre locations become increasingly difficult to source given regulatory 
constraints. Thus the market has seen many of the typical out of town retail developers begin to 
compete for in town schemes. 

 
 
2.5 Anticipated Trends 
 
2.5.1 We have already referred to a number of economic and consumer trends with resultant affect on 

the retail, leisure and office market.  This, in our view, will continue to affect occupational policies 
and consequently development and investment strategy.  The principal factors, in our view, are 
likely to continue to be seen in the retail sector:- 

 
(i) Retail concentration representing the shift of trading from secondary pitch to primary and 

from independent to multiple retailer. 
 

(ii) Retail de-centralisation originally suggested as the “three waves of de-centralisation” 
(Schiller 1986). The first wave concerning off-centre relocation by the supermarkets and 
the impact primarily effecting small district centres where convenience trade 
underpinned vitality.  The second wave concerned the bulky goods sector with a similar 
if more limited affect on the high street.  The third and most significant wave concerns 
the off centre relocation by department stores and fashion retailers and the growth in 
comparison goods sales through existing expansion of existing de-centralised food 
stores.  Each wave has an effect on the market most closely associated with the 
movement of those specific retailers; 

 
(iii) Polarisation with stronger trading performance by regional centres with a full comparison 

offer either in city centres or in off centre locations at the expense of smaller centres. 
 

(iv) Statutory changes that have occurred, primarily concerning the relaxation of the Sunday 
trading laws but also increasing pressure to limit the growth off centre retailing with 
consequential affects upon the independent sector, occupational tenure and 
redevelopment pressure within existing centres;  

 
(v) Consumer preferences primarily in respect of the growing importance of the “leisure 

shop” undertaken at centres offering an attractive environment and a wide 
comparison/durable offer. The increasing attraction of readily accessible centres with 
ample inexpensive and secure parking and the attraction of sufficient critical mass of 
stores open and trading on Sundays combined with a wide range of leisure and tourism 
facilities. 

 
(vi) the increasing pressure of congestion and road pricing gradually decreasing the 

frequency of visits to major centres and increasing expenditure at local convenience 
centres but resulting in the lengthening of stays and spend levels on a particular trip at 
the larger centres, with consumer choice for the location of the larger shopping trip not 
confined to the nearest large centre. 

 
2.5.2 These trends lead us to anticipate that there will be a common pattern of change on centres 

including the dominance of prime pitch leading to higher vacancy in secondary and tertiary 
areas, the decline of independent traders and increasing dominance by national multiple traders, 
a diversion of consumer expenditure to off centre locations and an increasing distinction 
between comparison and convenience shopping destinations. We also anticipate a distinction 
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between comparison trips for the basic home requirements and those for the special, night out 
purchase. The growth in food stores increasing their comparison product ranges and store sizes 
reflects these trends. 

 
2.5.3 As a result, we consider that the larger centres with modern property stock meeting modern 

occupational requirements will continue to out perform smaller middle ranking centres whose 
status is at risk. Attractive and historic centres will perform better than centres with unpleasant 
shopping environments and centres benefiting from major shopping centre development will 
enjoy a significant status uplift and conversely those without improvements will continue to lose 
status. 

 
2.5.4 We also consider that successful towns will also actively seek to address the differing consumer 

aspirations for alternative primary purpose visits. The aim should be to provide choice, diversity 
and location recognition such that the centre in question can attract consumers be it for a 
premium fashion shopping trip, value comparison goods trip, food shopping trip, leisure trip and 
so on.  The amalgamation of differing attractors within close proximity in turn will encourage 
increasing dwell time and multiple purpose trips thereby limiting travel requirements.  

 
 
2.6 Local Economy 
 
2.6.1 Plymouth is one of the principal commercial centres in the South west and historically 

represented one of the UK’s largest naval ports, with a strong fishing port, although less 
important as a commercial port.  However, with a decline in fishing, port trade and the extent of 
the navy presence, along with the shift of economic gravity towards Europe, the City has 
suffered the effects of decline in these sectors. Nevertheless unemployment is at about 2.1% of 
the workforce, broadly at the national average of 2.2% (source Promis 2007)   

 
2.6.2 Employment in Plymouth tends to be concentrated in the service sector organisations with 77% 

of all jobs. Only 15% of jobs are in the financial and business services sector of the economy. 
The public sector is by far the largest employer at some 35% of the workforce, typically in large 
organisations notably the navy, health, local government and educational sectors. The 
manufacturing sector only accounts for some 14% of jobs and the combination of retailing and 
leisure sector accounts for some 24%. (Source Promis). There would appear to be a shortage of 
“white collar” business services employers in the City and encouraging this sector will be a key 
challenge over the next decade.  

 
2.6.3 The City demonstrates a number of unusual statistics, which have influenced the City Centre.  

Although unemployment has declined in the travel to work area since the mid 1990’s and the 
City has one of the largest catchment populations (ranked 22nd), it has one of the lowest levels 
of ethnic minority representation for a large UK city, an unusually high degree of low spending 
households (ranked 136th), yet car ownership levels and home ownership levels are relatively 
high.   

 
2.6.4 The low affluence of the immediate catchment compared to the UK average and with total 

expenditure per person/household about 10% lower than the average for other sub regional 
centres, is reflected in the socio economic groups of the city residents. There are particular 
shortages in the managerial and professional sectors and generally lower levels of office based 
“white collar” employees to comparator centres. This has particular implications in attracting 
occupiers targeting these sectors such higher price point fashion brands but also affects 
prospects for residential, retail, commercial leisure and catering investment/development 
generally. 

 
2.6.5 In the north of the City, at Derrford, expansion and specialisation of the Hospital has fostered 

significant growth in health sector research and development and in addition many of the City’s 
industrial parks and manufacturing base is located here. It is predicted that this area will 
increase in its attraction and draw in the employment sector, building upon its accessibility to the 
A38 corridor, the airport and the increasing importance of the health sector.  
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2.6.6 In addition to the resident population, Plymouth attracts significant leisure spend from visitors as 
well as occasional comparison shopping trips from outlying satellite towns.  The popularity of 
Cornwall and Devon for the London and other city weekenders and as a holiday destination 
generally provides a rich vein of prospective visitors. Capitalising on this will be an important 
objective in broadening the customer profile of the City and attracting further investment. 
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3.0 REGIONAL CONTEXT 
 
3.1 Geography and Hierarchy  
 
3.1.1 The role and draw of Plymouth City Centre as a shopping location and economic centre is 

influenced by geographical and physical characteristics, the relationship of the City to other 
centres and increasingly will reflect the competitive edge of the City to other purchasing media. 
 

3.1.2 Plymouth lies at the mouth of the Tamer River to the western edge of the County of Devon on 
the south west peninsular. Although it is the largest centre by population, it is not the historic 
administrative County Town which is Exeter. Immediately to the north east of the urban area lies 
the extensive national park of Dartmoor.  The first observation is that this is a sparsely populated 
area and with limited accessibility across the Moors representing a barrier to trade and influence 
from the north east. 

 
3.1.3 Primary access to Plymouth is afforded by the A38, which is a “motorway standard” dual 

carriageway from the east eventually meeting the M5 at Exeter and is partly duelled from the 
west until it meets the A30 at Bodmin. The second observation is that traffic travelling to 
Cornwall generally bypasses Plymouth by taking the A30 dual carriageway, which passes to the 
north of the Moors. Access north, west, northwest, and southwest from Plymouth is largely 
confined to single carriageway routes and notably the A38 crosses the Tamar by way of a single 
carriageway (although with a contra flow system) Toll bridge.  Improvements are being carried 
out to the A38 in Cornwall, most notably at Dobwalls where a new section of dual carriageway is 
under construction.  The third observation is that the best access to the City, from the east, also 
passes the City’s nearest significant competitor Exeter, which has the advantage of being a the 
meeting point of the A38, A30 and M5.  

 
3.1.4 Plymouth has an exceptional natural harbour and as a result has long been an important fishing, 

commercial port, leisure craft/water based activities centre and an important Navy centre. 
However, for car borne traffic its location sandwiched between the River Tamar and the River 
Plym with only limited crossing points creates localised pockets of congestion. 

 
3.1.5 Regional guidance for the South West was introduced in September 2001 and confirmed that 

the region has an established hierarchy of shopping centres.  The region is geographically very 
extensive, including Bath and Poole/Bournemouth to the east, Cheltenham and Swindon to the 
North as well as centres in the southwest peninsular.  

 
3.1.6 Bristol, Taunton, Torbay, Plymouth and Exeter were identified as  principal Urban areas in the 

current regional guidance, and were seen as capable of accommodating significant change and 
growth.   

 
3.1.7 The Southwest Regional Assembly recently published draft Regional Spatial Strategy for 

consultation. This is currently passing through the examination in public process and we have 
provided separate advice in this respect, having regard to the Core Strategy “for growth” in 
Plymouth. The critical issue will be the ultimate status awarded to Plymouth in comparison to 
other centres and its conclusions as to growth nodes.  

 
3.1.8 Whilst it is too early to accurately predict the outcome of the Spatial Strategy review, we have 

assumed that Plymouth, given its historic commercial importance, size of its population and 
importance to the regional economy, will be recognised as an important growth area and focus 
for inbound investment. In retail hierarchy terms, we anticipate that it will either exceed or rank 
as highly as Exeter  and exceed the rank of other competing centres in the Devon/Cornwall 
Peninsular. It is also assumed that Bristol will remain a major regional centre and that Cribbs 
Cuaseway is not afforded a status that would enable its material expansion and that no new 
emerging retail centre of regional significance within the region is promoted during the planning 
framework period.  

 
3.1.9 Plymouth’s catchment draw has been eroding with the improvement to other competing centres 

and in our view due to the decline in the quality of the built environment and experience within 
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Plymouth, although recent improvements to Armada Way have begun to turn this around. In the 
context of the clear aspiration for growth within the emerging Core Strategy, this will need to be 
reversed. Furthermore, in our  view, Plymouth does not currently witness the level of market 
penetration into the Devon and Cornwall peninsular that we would anticipate a strong regional 
centre portraying. Consequently we are of the view that there is a latent opportunity to widen the 
centres appeal and draw. 

 
3.1.10 Attached as Appendix 2 is a plan identifying the location of Plymouth within the Region. 
 
 
3.2 Catchment 
 
3.2.1 The existing catchment area for Plymouth City Centre has been defined separately, following 

telephone survey, and this material has been used to inform the Retail Study prepared by 
Cushman & Wakefield in 2006, which is discussed later in this report. A copy of the survey 
defined catchment plan is attached as Appendix 3 for ease of reference.  

 
3.2.2 However to further assess the socio-economic characteristics of Plymouth relative to other 

competing centres and the UK as a whole, we have considered in this part of the report the 
‘CACI In-Site system’ weighted catchment and drive time data, which is held under license by 
Cushman & Wakefield.  The model is designed to analyse the degree of retail interaction 
between centres and to present a realistic view of the number of likely regular shoppers 
attracted to a given retail centre at a point in time. 

 
3.2.3 The weighted model takes into account the likelihood that residents from a particular location will 

shop in a number of different centres and that those people shopping in a particular centre will 
be drawn from a range of areas surrounding that centre based on qualitative not just quantitative 
criteria.  The catchment area of a centre is, therefore, defined based upon the attractiveness, in 
terms of the retail provision and characteristics of that centre and its accessibility from 
surrounding areas.   Certain centres where key outlets are known to be larger than average, and 
accessibility and parking easier, have their scores increased to reflect their increased 
attractiveness.   

 
3.2.4 The defined ‘weighted’ catchment area for Plymouth City centre is attached at Appendix 4.  The 

catchment area is split into four sectors:- 
 

(i) the primary (Iy) catchment, which covers the City Centre and the immediately 
surrounding areas and accounts for 50% of the city centre turnover; 

  
(ii) the secondary (IIy) catchment area, which accounts for 25% of the city centre  turnover; 

 
(iii) the tertiary (IIIy) catchment area, accounting for 15% of city centre turnover and; 

 
(iv) the quaternary (IVy) catchment area accounting for 10% of the city centre  turnover.   

 
3.2.5 The primary to tertiary catchment area is relatively tightly defined, encompassing areas including 

the City Centre, Saltash, Plympton, Torpoint, Derriford, Devonport and Wembury. The 
quaternary catchment area is significantly more extensive and covers the areas including 
Kingsbridge, Tavistock and Liskeard.  Immediately outside the quaternary catchment area lie the 
centres of Totnes, Launceston, Okehampton, Bodmin and Dartmouth.   

 
3.2.6 Appendix 4 also includes a summary of the current day  socio-economic indicators associated 

with this catchment area, together with an indication of national average figures where relevant.   
 
3.2.7 Currently, it is the primary to tertiary catchment areas that accommodate the majority of 

residents who use Plymouth City Centre for shopping purposes regularly.  It is apparent that in 
general terms the current core catchment area suffers from lower than average household 
expenditure across most product ranges, in both comparison and convenience goods categories 
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at approximately 90% of the UK average. Only jewellery expenditure and expenditure on Toys 
effectively match the UK average.  

 
3.2.8 Interestingly there is a slightly higher spend in the household goods sector at about 92% UK 

average, which probably reflects the high home ownership levels, as compared to personal 
goods (including fashion) at some 81% UK average which we suspect reflects the presence of 
the navy as an important local employer and the above average elderly age profile. The 
population have lower spend on the leisure/evening economy at about 90% UK average 
although Cinema spend is quite high at 96% whereas eating out is at about 88%. Even in the 
convenience sector, average spend is around 90% UK average, with a particularly low spend 
rate on newspapers and magazines. 

 
3.2.9 In contrast, the outer catchment is far wealthier with high proportions of two or more car 

households, higher representation by managerial and professional sectors and dominant home 
owner occupation. This catchment is likely to contain the footloose and aspirational shoppers 
who are less dependant on nearby facilities. 

 
3.2.10 Finally, although not subject to detailed examination in this report, is the additional pool of 

expenditure that is available or could be attracted to Plymouth from visitors to the City and the 
southwest from beyond the immediate catchment and indeed the region. This pool of 
expenditure is potentially very significant. Plymouth has the opportunity to act as a gateway from 
Europe to Devon and the Cornwall peninsular as well the rest of the UK. It is also well placed to  
provide a regional centre experience to visitors to the region from the rest of the UK and to act 
as the primary centre for the residents of the Cornwall and Devon peninsular.  

 
3.2.11 To maximise this prospect, regular and varied events, promoting the City on the local, national 

and international stage will assist.  Encouraging high quality and varied price point, temporary 
accommodation (hotels), ensuring facilities to host major events (conference, sport and cultural) 
are available, as well as ensuring a full range of retail, leisure and catering facilities are provided 
within the City will assist. Linking with holiday companies, passenger transport companies and 
wider media marketing will help with maintaining profile and improving exposure to potential 
customers. 

 
3.2.12 It should be noted that a weighted catchment is, by its nature, subject to change. Improvements 

between centres will notably affect the extent of outer catchments and the share of expenditure 
secured at a particular centre from these areas. Securing key anchor stores can influence 
regional shopping patterns. Significant improvements to the range and quality of the wider retail 
offer can also expand a centres weighted catchment in contrast to its competitors. 

 
3.2.13 When preparing a strategy for the City Centre for the plan period, it is appropriate not only to 

reflect upon the characteristics of the current catchment population but also on the wider 
potential catchment profile that might be attracted to visit more regularly should the facilities, 
environment and attraction events alter their current shopping/visitor behaviour. Thus it is 
relevant, in any forward planning strategy exercise, to predict future changes in underlying 
demographics as a consequence of intervention or changes to trend patterns. In this context, 
previous research undertaken in support of the Core Strategy including the analysis undertaken 
supporting the “Mackay Vision” is relevant, given the underlying growth agenda adopted by the 
Council, which will inevitably  alter the catchment profile. 

 
3.2.14 Attached as Appendix 5 is a drive time catchment plan for Bristol and Plymouth. This considers 

the geographical extent to which a regional anchor store/development with a typical 1 hour to 90 
minute drive time draw might regularly influence shopper behavioural patterns.  

 
3.2.15 This is partly over simplified, as were such a facility located in Plymouth, we would anticipate 

greater penetration into more remote locations such as the remainder of the Cornwall Peninsular 
as well as more extensively along the coast eastward, albeit on a less frequent basis due to 
physical distances. 
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3.2.16 What this plan shows is that the 1 hour catchment from Bristol (black line) and Plymouth (green 
line) are exclusive. When considering the 90 minute catchment, however, the catchments 
overlap to a limited extent between Exeter and the Bristol 60  minute contour. Consequently a 
reasonable cut off point is likely to lie somewhere between the two, perhaps close to Tiverton. 
What this also indicates is that the obvious competing city centre locations for a major regional 
store within the southwest peninsular, namely Exeter and Bristol, would have a marked 
overlapping catchment with Cribbs Causeway. 

 
3.2.17 Attached as Appendix 6, is a user defined catchment plan coupled with population and 

expenditure statistics, which represents our view as to what would be a reasonable assumption 
for the catchment for Plymouth should it attract, for example, a regional quality department store 
as part of a significant City centre improvement. 

 
3.2.18 This catchment area would extend to encompass the Cornwall peninsular as well as 

encompassing Exeter. In essence it makes a prediction as to the potential boundary between a 
store catchment in Plymouth and for the existing regional offers at Cribbs Causeway and Bristol. 
This indicates a potential catchment population of over 1.5m excluding visitors from beyond the 
region.  

 
3.2.19 Reviewing the detail profile of this wider potential catchment, it is noticeable that there is a very 

high level of “affluent greys” at three times the national average and quite a high level of aspiring 
singles. Wealthy executives and prosperous professionals are some way below national 
average which we consider reflects the regions relative distance from the major financial sector 
employment bases. Home ownership and car ownership levels are however high indicating a 
very mobile customer base. 

 
3.2.20 Appendix 7 is a user defined catchment for Portsmouth and some socio economic statistics. 

This seeks to identify the potential catchment area for Portsmouth given the existence of 
competing existing facilities following similar principles to the Appendix 6 approach.  

 
3.2.21 In essence, to persuade developers of a regional facility or occupiers with a regional draw to 

secure representation in Plymouth, it would be necessary to demonstrate, that by the time the 
development could be delivered, the catchment demographics and sales prospects would be 
similar to centres Portsmouth or those catchments for other recent proposals such as Preston.  

 
3.2.22 What this exercise indicates, is that the demographic profile of the current weighted catchment 

for Plymouth (Appendix 4), is an inadequate catchment expenditure pool and particularly 
inadequate depth in the more affluent resident profile.  

 
3.2.23 Nevertheless, the overall catchment potential, as suggested by Appendix 6 indicates that there 

should be a reasonable prospect of securing major regionally significant occupiers. As part of a 
significant scheme of development, over the next decade, to serve the growth agenda (as 
envisaged in the Core Strategy) and meet the needs of a growing population.  

 
3.2.24 The potential market size of Plymouth is larger than that of Portsmouth as there are fewer 

significant competing centres. The affluent resident base is  some 100,000 more with overall 
population some 600,000 more. Against  this, accessibility of Plymouth from the catchment 
population pool is not as good as Portsmouth and it can be anticipated that residents living 
further a field will visit less frequently. There are also higher proportions of elderly residents as 
opposed to executives in the Plymouth catchment which is anticipated to influence sales in 
respect of fashion and household items. Nevertheless we are of the view that there is a 
reasonable prospect which would be assisted by encouraging further growth in the housing and 
particularly the employment sectors. 

 
3.2.25 However, as already referred to above, significant development of the scale necessary to satisfy 

expenditure growth  can typically take in excess of 10 years from inception to opening. Most 
retail schemes within town and city centres upwards of 50,000 sqm, are brought forward on 
multiple ownership sites, take at least 10 years.  Consequently, we are of the view that 
predictions on catchment demographics for Plymouth by say 2018/2020 should present an 
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attractive proposition for a additional regional anchor store presence as well as sitting well with  
UK anchor store commitment programmes over the next decade. 

   
 
3.3 Competing Centres 
 
3.3.1 We consider Plymouth’s main comparison goods competing centres to be Bristol, Exeter and 

Cribbs Causeway. To a lesser extent Plymouth also competes with Torquay, Taunton and Truro 
along with some more localised off centre retail warehousing provision. Competing convenience 
centres are predominantly off centre food stores within the urban area and more localised district 
centres and satellite towns. The location of the principal competing comparison centres are 
shown on Appendix 8. The location of competing district and local centres, food stores and 
retail warehouses are identified on the plans attached in Appendix 9 and described in more 
detail in the 2006 Retail Study. 
 

3.3.2 Set out below is a short description of the main comparison goods competing centres and a brief 
analysis of the changes that each centre has experienced. These centres have been compared 
to Plymouth in terms of retail rankings, anchor tenant representation, weighted catchment 
population, prime retail investment yields, prime zone A rental levels, development proposals, 
distance from Plymouth City Centre, shopper car parking provision, vacancy levels and floor 
space provision. Appendix  10 augments the text. 

 
3.3.3 Torquay 
 
3.3.4 Torquay is classified as an “Average Town”  by PMA on the volume and quality of its retail 

provision. It is in 141st place in terms of retail provision with some 75,000 sqm.   
 
3.3.5 The Town benefits from key tenants including Debenhams, BHS, Hooper’s, Boots, Argos, 

Woolworths, WH Smith, Next, Primark and a wide range of other multiple retailers.  Torquay is 
seen as a mid market shopping centre. 

 
3.3.6 The weighted retail catchment population in 2007 for Torquay was approximately 216,000 

ranking it 119 out of PROMIS 200 with an affluence rank at 150 (PMA).  Our view of the 
investment market is that prime retail investment yields in mid 2007 in the Town were around 5% 
and prime zone A’s are in the order of £915.00 per sq m (£85.00 sq ft). 

 
3.3.7 Fleet Walk Shopping Centre, a small centre, was refurbished in February 2007, measuring 

13,011sq m (140,000 sq ft). its main tenants include WH Smith, Body Shop and Superdrug. The 
scheme originally opened in 1989. 

 
3.3.8 Union Square Shopping Centre another small centre was updated in August 2006, measuring 

10,688 sq m (115,000 sq ft). The main anchor is Somerfield. The scheme originally opened in 
1982. 

 
3.3.9 Willows Retail Park was updated in August 2006, measuring 12,081 sq m (130,000 sq ft). 

Anchors include Comet, Marks and Spencer, Sainsbury.  
 
3.3.10 Wren Retail Park was updated in March 2007, measuring 4,469 sq m (48,100 sq ft). The main 

anchors comprise Mothercare World and Next. The scheme originally opened in 1994. 
 
3.3.11 There are no current large retail schemes in the planning pipeline. 
 
3.3.12 Exeter   
 
3.3.13 Exeter is classified by PMA as a sub regional centre on the volume and quality of retail 

provision.  It is ranked 38th in terms of retail provision with some 129,000 sqm of retail 
floorspace. 
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3.3.14 The Town benefits from department stores including Dingles (House of Frazer), Debenhams, 
Marks and Spencer, and BHS. Other key tenants include Boots, Argos, Woolworths, WH Smith, 
Next, Dixons, and a full range of multiple retailers, including many premium high price point 
brands.   

 
3.3.15 The weighted retail catchment population in 2007 for Exeter was approximately 482,000 ranking 

it 35 out of PROMIS 200.  Exeter is well viewed in the investment and retail market and it is our 
view that prime retail investment yields in mid 2007 were around 4.5% whilst zone A’s are in the 
order of £2,150 per sq m (£200.00 per sq ft). 

 
3.3.16 Exeter is approximately 45 minutes drive to the Northeast of Plymouth and the centre provides, 

with the possible exception of Cribbs Causeway and Bristol, the largest competition. The new 
Princesshay development by Land Securities has now opened and recently secured the gold 
award from the British Council of Shopping Centres. The scheme comprises a 12,077 sq m 
(130,000 sq ft)  Debenhams Department Store, 60 further retail units, 120 Apartments along with 
improvements to the Public Realm.  

 
3.3.17 The two original shopping centres, the Guildhall and the Harlequins Shopping Centre both 

provide a mixture of retail units and accommodate mainstream national multiple retailers. 
 
3.3.18 The Bus Station site has been recognised as a development site, which promoters suggest 

lends itself to some form of retail development. The land is largely in Council freehold ownership 
along with Stagecoach and Hammerson who are one of the UK’s leading retail developers has 
acquired some key frontage premises. Now that the Princesshay scheme is open, a new retail 
study is anticipated to examine whether there is further scope to extend Exeter’s retail offer. This 
centre is a clear market threat to Plymouth in the immediate and longer term and we predict that 
the bus station site will be one of the key sites to emerge for future expansion. 

 
3.3.19 Truro 
 
3.3.20 Truro is classified as a Major Town by PMA and occupies 147th position in the rankings with 

some 72,000sqm of retail floorspace.  Retailers in the town include Marks & Spencer, Bhs, 
Boots, Argos, Woolworths, Desire by Debenhams and many other multiple retailers. 

 
3.3.21 The weighted retail catchment population in 2007 for Truro was approximately 405,000 ranking it 

53 out of PROMIS 200 with an affluence rank at 129 (PMA).   
 
3.3.22 It is our view that the prime investment yield for retail units in mid 2007 were approximately 

4.75% whilst prime zone A’s are in the order of £1,450 sq m £135.00 sq ft. 
 
3.3.23 There are no proposals for any large retail development at present, although areas to the South 

of St Clements Street lend themselves towards retail lead mixed use regeneration.  
 
3.3.24 Cribbs Causeway 
 
3.3.25 Cribbs Causeway is an out of town shopping Centre located to the Northwest of Bristol, and just 

South of the M4/M5 interchange. Anchored by John Lewis Partnership and Marks and 
Spencer’s, Cribbs Causeway provides 135 retailers with 17 restaurants and café’s along with 
foodstores, leisure facilities and 7,000 free car parking spaces. 

 
3.3.26 Cribbs Causeway has a catchment of 650,000, which would place it in 18th position if being 

compared to regional city centres as ranked by CBRE in 2006. However within a one hour drive 
time the catchment area expands to some 3.9 million people including Cardiff, Cheltenham, 
Bath, Gloucester, Swindon and Taunton. 

 
3.3.27 The 7,000 car parking spaces, the JLP anchor and the accessibility from the motorway network 

has enabled Cribbs Cuaseway to successfully appeal a wide catchment. Since its construction in 
1998 further units have been constructed to include a large food store, (now trading as 
Morrison’s), and the most recent addition being a 12,000 sqm (131,000 sq ft) B&Q.  
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3.3.28 Vue Cinema, TGI Fridays, Frankie and Bennies are located on an adjoining site, which creates a 

separate leisure destination to Cribbs Causeway.  
 
3.3.29 The rents in The Mall are 80% Market Rent with a top up based on turn over. The headline rent 

last year was £3,660 per sq m  (£340 per sq ft) equating a base rent of £2900 per sq m or £270 
per sq ft. This is the same throughout the centre on both trading levels. This demonstrates the 
economic power of this centre with rents far exceeding those in the historic centres of Plymouth, 
Exeter and Bristol. 

 
3.3.30  At present there are no plans to extend The Mall, although a number of retail developments 

have been undertaken on adjoining sites in previous years.  
 
3.3.31 The Land Securities/Hammerson joint venture development in Bristol City centre extending 

Broadmead, which is currently under construction and the Land Securities/CSC development in 
Cardiff City centre, is anticipated to  impact on the catchment draw of Cribbs Causeway. This 
may lead to further defensive expansion being promoted by the owners in the near future. In any 
event the owners of that centre will know there is market potential to enhance its offer and it will 
not be too long before expansion proposals emerge. Plymouth must compete to ensure 
footloose consumers can make a real choice between Plymouth and Cribbs Cuaseway. This 
centre is has impacted on Plymouth, remains an immediate and long term threat. The Council 
should actively resist expansion at Cribbs Causeway. 

 
3.3.32 Bristol 
 
3.3.33 Bristol is the largest urban area within the South West region and is classified as a Regional 

Centre by PMA and ranks 46th place for town centre retail provision with  over 130,000 sqm of 
retail floorspace. In terms of catchment population it has some 864,000 and is ranked 11th with 
an affluency rank at 67.  

 
3.3.34 The Bristol Alliance, a joint venture between Land Securities and Hammerson, are undertaking a 

65,000 sqm £500 million extension (Cabots square), which will be anchored by a 15,800 sq m 
(170,000 sq ft) House of Frazer and a large Marks and Spencers. The launch was held in April 
2007 and 60% of the retail floorspace has already been let to tenants such as Harvey Nichols, 
Reiss, H&M, who are all new comers to Bristol, along with Zara, Top Shop and New Look. The 
scheme will boast 15 new large stores supported by 100 retail units, leisure, office and 
residential development. 

 
3.3.35 The plans integrate the new and existing Broadmead to create a rejuvenated city centre with an 

aim to become one of the largest shopping destinations outside of London. The scheme is 
Broadmead’s response to the opening of The Mall at Cribbs Causeway, which opened in 1998 
and took a large proportion of expenditure from the City Centre as key tenants relocated there.  

 
3.3.36 Bristol City Centre’s catchment stands at 864,000 ranking it 11th out of the PROMIS 200. The 

aim of the new development is to increase the catchment further and raise the profile of the City 
Centre. This will put added pressure on Plymouth notably from those parts of the eastern 
catchment and north Devon coast. It is expected that this scheme will bring greater pressure to 
Exeter due to its closer proximity.  

 
3.3.37 Our view of the investment market is that prime retail investment yields in the City were around 

4.5% in mid 2007 and prime zone A’s are in the order of £2,150 per sq m (£200 sq ft). These 
rates are anticipated to increase as a result of the new scheme although the data is not currently 
available. 

 
3.3.38 Local District Centres 
 
3.3.39 As is typical with historic city centres which have grown over a long period, Plymouth has a 

number of existing district centres, some of which were centres in their own right prior to the 
growth of the conurbation. Centres such as Devonport still provide some daily convenience and 
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support services although their comparison offer has declined. These centres are described in 
more detail in the Retail Study and their locations are identified on one of the plans attached as 
Appendix 9. These centres are unlikely to attract significant retail investment, save the 
prospects of food retailers looking for enhanced market share. 

 
3.3.40 Local Off Centre Retail 
 
3.3.41 Plymouth, as with most centres has its own collection of off centre retail park and foodstore 

facilities. The most notable location is Marsh Mills/Plymstock and others such as Plympton 
where a number of bulky goods retailers and foodstores are located. The main facilities are 
identified on the two plans attached as part of Appendix 9. 

 
3.3.42 More recently consideration has been given to potential retail expansion at Derriford at the 

Examination into the Core Strategy. The Council see this as a thriving, sustainable, mixed use 
new urban centre, including a new district shopping centre (primarily food and service 
orientated) along with a diverse mix of commercial and community development and new 
residential areas.  Landowner developers are promoting a significant comparison retail 
development essentially along the lines of an out of town retail park similar to Castlepoint in 
Bournemouth.  This is a potential threat to the centre of Plymouth. There is significant evidence 
that “open A1” retail centres in off centre locations have absorbed demand from the fashion and 
mixed use, middle market retailers including anchor stores. This has materially delayed or 
prevented expansion in a number of cities.  The Council is aware of this threat and is clear that 
the City Centre is the first priority for major new retail investment, and will not allow development 
at Derriford to undermine the City Centre. 
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4.0 POLICY CONTEXT 
 
4.1 National Policy 
 
4.1.1 PPS1 
 
4.1.2 PPS1 describes how the planning system is the mechanism for delivering sustainable 

development, which is achieved through a combination of plan preparation and development 
control.  

 
4.1.3 This plan-led system, and the certainty and predictability it aims to provide, is central to planning 

and plays the key role in integrating sustainable development objectives. Where the 
development plan contains relevant policies, applications for planning permission should be 
determined in line with the plan, unless material considerations indicate otherwise. 

 
4.1.4 In preparing development plans authorities should seek to bring forward sufficient land of a 

suitable quality in appropriate locations to meet the expected needs for all types of development, 
and taking into account issues such as: 

 
(i) access and sustainable transport needs, 
(ii) provision of essential infrastructure, including for sustainable waste management, 
(iii) need to avoid flood risk and other natural hazards.  

 
4.1.5 The policy seeks to focus developments that attract a large number of people, especially retail, 

leisure and office development, in existing centres to promote their vitality and viability, social 
inclusion and more sustainable patterns of development and provide for improved productivity, 
choice and competition. 

 
4.1.6 The policy aims to reduce the need to travel and encourage accessible public transport provision 

to secure more sustainable patterns of transport development. 
 
4.1.7 Planning authorities are encouraged to actively manage patterns of urban growth to make the 

fullest use of public transport and focus development in existing centres and near to major public 
transport interchanges. 

 
4.1.8 The Government seeks to promote the more efficient use of land through higher density, mixed 

use development and the use of suitably located previously developed land and buildings.  
 
4.1.9 It encourages Councils to set a clear vision for the future pattern of development, with clear 

objectives for achieving that vision and strategies for delivery and implementation. Planning 
should lead and focus on outcomes. Plan policies must be set out clearly, with indicators against 
which progress can be measured. Plans should guide patterns of development and seek to 
manage changes to the areas they cover. Planning policy and strategies, at all levels, should be 
supported by  a common, robust evidence base.  

 
4.1.10 PPS6 
 
4.1.11 The Government’s key objective for town centres is to promote their vitality and viability by: 

• planning for the growth and development of existing centres; and 
• promoting and enhancing existing centres, by focusing development in such centres and 

encouraging a wide range of services in a good environment, accessible to all. 
 

4.1.12 There are other Government objectives which need to be taken account which include: 
• enhancing consumer choice by making provision for a range of shopping, leisure and local 

services, which allow genuine choice to meet the needs of the entire community, and 
particularly socially-excluded groups; 

• supporting efficient, competitive and innovative retail, leisure, tourism and other sectors, 
with improving productivity; and 
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• improving accessibility, ensuring that existing or new development is, or will be, accessible 
and well-served by a choice of means of transport. 

 
4.1.13 Through regional spatial strategies and local development documents, regional planning bodies 

and local planning authorities respectively should implement the Government’s objectives for 
town centres, by planning positively for their growth and development. They should therefore: 

 
• develop a hierarchy and network of centres; 
• assess the need for further main town centre uses and ensure there is the capacity to 

accommodate them; 
• focus development in, and plan for the expansion of, existing centres as appropriate, and at 

the local level identify appropriate sites in development plan documents; 
• promote town centre management, creating partnerships to develop, improve and maintain 

the town centre, and manage the evening and night-time economy; and 
• regularly monitor and review the impact and effectiveness of their policies for promoting 

vital and viable town centres. 
 
4.1.14 In selecting suitable sites for development, local planning authorities should ensure that the 

scale of opportunities identified are directly related to the role and function of the centre and its 
catchment. Land uses which attract a large number of people should therefore be located within 
centres that reflect the scale and catchment of the development proposed. The scale of 
development should relate to the role and function of the centre within the wider hierarchy and 
the catchment served. The aim should be to locate the appropriate type and scale of 
development in the right type of centre, to ensure that it fits into that centre and that it 
complements its role and function. 

 
4.1.15 An important part of Central Government Retail policy is based around the need test for new 

development. The White paper released on 21st May 2007 indicated that this test might be 
reviewed and this has been reaffirmed with the recent publication of the Housing and 
Regeneration and Planning Reform Bills. The revised draft PPS6 was published in July 2008. 
The Ministerial launch stressed that despite the removal of the 'need' test (in the development 
control context), that the Government's objective is still to protect and enhance town centres. 
The purpose of the revisions appears to be to free-up development opportunities for larger 
format retailers in edge and out of centre locations, in certain circumstances. The revised impact 
test sets out a much wider range of factors e.g. competition, job creation etc. that local 
authorities should take in to account. The final version of the document is expected in early 
2009. 

  
4.1.16 PPS12 
 
4.1.17 Following the Compulsory Purchase Act 2004, changes were made to the Development Plan 

system and Structure and Local Plans were replaced with Local Development Frameworks.  
 
4.1.18 Local development frameworks are intended to streamline the local planning process and 

promote a proactive, positive approach to managing development 
 
4.1.19 Policies contained in the Core Strategy, in conjunction with Site Specific Allocations and the 

Adopted Proposals Map comprise the required parts of the Development Plan Document. It has 
however become evident that the new system has placed great strain on many local authorities’ 
resources. As a consequence, at the end of November the Government published a draft 
replacement PPS12 for consultation, aimed at simplifying the plan preparation process. The 
draft revised PPS12 only covers key policy. The more detailed sections of the existing PPS12 
are to be replaced by an online manual, to be updated regularly.  

 
4.1.20 Core Strategies 
 
4.1.21 The core strategy development plan document should draw on any strategies of the local 

authority and other organisations that have implications for the development and use of land 
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(e.g. the community strategy and local transport plan). Where appropriate, the core strategy 
should provide an integrated approach to the implementation of these aspects of other 
strategies. The core strategy should set out the long term spatial vision for the authority’s area 
and the strategic policies required to deliver that vision. It should seek to implement the spatial 
and transport policies of the regional spatial strategy and incorporate its housing requirement. It 
should set out broad locations for delivering the housing and other strategic development needs 
such as employment, retail, leisure, community, essential public services and transport 
development. 

 
4.1.22 The core strategy should contain clear and concise policies for delivering the strategy which will 

apply to the whole of the local planning authority’s area or to locations within it, but should not 
identify individual sites. These should be dealt with under site specific allocations development 
plan documents or area action development plan documents. 

 
4.1.23 Area Action Plans 
 
4.1.24 Area action plans should be used to provide the planning framework for areas where significant 

change or conservation is needed. A key feature of area action plans will be the focus on 
implementation. They should: 
(i) deliver planned growth areas; 
(ii) stimulate regeneration; 
(ii) protect areas particularly sensitive to change; 
(iv) resolve conflicting objectives in areas subject to development pressures; or 
(v) focus the delivery of area based regeneration initiatives. 

 
4.1.25 Authorities may set criteria in their core strategy for identifying locations and priorities for the 

preparation of area action plans. 
 
4.1.26 In areas of change, area action plans should identify the distribution of uses and their inter-

relationships, including specific site allocations, and set the timetable for the implementation of 
the proposals. Further guidance, such as the layout of uses within these allocations and design 
requirements etc, may be provided in the relevant area action plan or in one or more 
supplementary planning documents in the form of a master plan.  

 
4.1.27 These documents will need to be examined by an inspector to assess their soundness. The 

presumption will be that the development plan document is sound unless it is shown to be 
otherwise as a result of evidence considered at the examination. The criteria for assessing 
whether a development plan document is sound will apply individually and collectively to policies 
in the development plan document. 

 
4.1.28 National Policy Summary 
 
4.1.29 The aim of Central Government Policy is to promote sustainable development through a 

combination of plan making and development control. In preparing plans Regional bodies and 
Local Authorities are required to produce plans which provide clear and definitive policies based 
on a robust evidence base to a scale appropriate to the document produced.  

 
4.1.30 With regard to town centres, the aim is to assess the need for development and where a need is 

identified to plan for it an a positive an proactive way ensuring development is directed to town 
centres first, and that such comes forward at an appropriate scale.  

 
4.1.31 All policy and strategy documents must be prepared in accordance with a clear system of public 

consultation. 
 
4.1.32 We consider there remains a strong underlying national policy objective which encourages 

expansion and improvements to existing regional shopping centres and that is an appropriate 
context for contemplating the future strategy for Plymouth City Centre. 
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4.2 Regional Policy 
 
4.2.1 RPG10 
 
4.2.2 The Adopted Regional Planning Guidance for the South West is RPG 10 published in 

September 2001.  
 
4.2.3 This document sets out a development strategy for 2016 and beyond. Policy SS17 sets out a 

number of objectives for the City. These include encouraging investment to support 
diversification of the City’s economy, and strengthen its role as the primary commercial centre 
for the sub-region, and to accommodate as much of the City’s future growth needs as possible 
within the city through the development of brownfield land, conversions of existing buildings, the 
redevelopment of appropriate areas in more efficient manner and development at significantly 
increased densities.  

 
4.2.4 Town centres and retail development are dealt with at paragraph 5.22 onwards. The document 

notes some trends in retailing including development in the higher order centres at the expense 
of declining local services, and in many areas the development of out of centre retailing in 
various forms, diverting expenditure and investment from traditional centres. Nevertheless, 
paragraphs 5.24 and 5.25 note that there is likely to be a significant scope for further 
comparison retail development and the scale and location of any development will be critical. 
Paragraph 5.25 says that it is essential to support those centres that currently serve the region 
and that are well related to catchment areas and transport networks, particularly public transport. 
Therefore, paragraph 5.26 says that local authorities should continue to direct growth to the 
main centres. 

 
4.2.5 RPG10 will be replaced once the RSS is adopted. This is expected sometime in 2008.  
 
 
4.2.6 Regional Spatial Strategy 
 
4.2.7 The RSS  has recently been through the Examination in Public (EIP) and the panels report is 

due shortly. The RSS is scheduled for adoption in 2008. 
 
4.2.8 The RSS draft retail policies are based on a retail study undertaken by DTZ in 2006 and updated 

in 2007. It is anticipated that the RSS will identify a framework for development by providing 
guidance on retail hierarchy across the region.  

 
4.2.9 However, within the submission draft, there is no clear hierarchy set out which is based on the 

accepted terms in PPS6, namely Regional, sub-regional and town centre. Until this is clarified 
there is a degree of uncertainty regarding the sequence in which towns/cities should be 
considered suitable for additional retail floorspace growth. We have prepared this study on the 
basis that Plymouth will at least be designated a sub regional centre. However, we consider 
there to be sufficient justification for Plymouth to be placed as one of the centres at the top of the 
regional retail hierarchy and designated as a Regional shopping centre. 

 
4.2.10 Concerns have been expressed through the EIP that the draft Regional Spatial Strategy lacked 

sufficient clarity in terms of  retail hierarchy. It remains to be seen whether these concerns raised 
at the EIP will be addressed in the final adopted version.  

 
4.2.11 Aside from the issue regarding the hierarchy the RSS contains general policy advice. Policy TC1 

states that in order to meet the needs of local communities within the region, local authorities will 
work together to ensure that the vitality and viability of the existing network of towns and city 
centres is maintained and enhanced.  In doing so it will be important to ensure that such centres 
are not adversely affected by inappropriate developments elsewhere. 
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4.2.12 The central areas of the main towns and cities will be the focus for new investment in retail and 
other major facilities, and the scale of new investment in retail and other facilities should take full 
account of changing patterns of behaviour and future levels of population growth. 

 
4.2.13 The development of major new regional shopping facilities outside of these centres will not be 

supported.   
 
4.2.14 One factor that will impact on future prospects for the City Centre is the predicted level of 

household growth over the next two decades. This contemplates some 24500 dwellings at circa 
1225 dwellings per annum between 2006 and 2026. If secured, this will generate significant 
expenditure pool growth, itself increasing pressure on the provision of further facilities within the 
City centre. 

 
4.2.15 Structure Plan 
 
4.2.16 The Devon structure plan was adopted in October 2004 and covers the whole of Devon 

including Plymouth.  
 
4.2.17 Shopping is dealt with in chapter 6. Policy SH1 generally reflects the sequential test advice in 

PPS6 in that, where need for additional retail facilities can be identified, facilities should be 
provided for within town centres. Only if sites in town centres are not available will other sites be 
acceptable.  

 
 
4.3 Local Policy 
 
4.3.1 City of Plymouth Local Plan (1995 – 2011) 
 
4.3.2 Work commenced on a replacement Local Plan which went on public consultation in December 

2001. However, before the plan could be progressed announcements were made regarding the 
new procedures for Development plans and the decision was taken not to progress this 
document. 

 
 
4.4 Local Development Framework 
 
4.4.1 The LDF is progressing and the Core Strategy was adopted in April 2007 and supersedes parts 

of the Local Plan.  The vision statement for Plymouth is that as “one of Europe’s finest, most 
vibrant waterfront cities, where an outstanding quality of life is enjoyed by everyone”. 

 
4.4.2 The Core Strategy has now been adopted. It sets out as one of its key strategic objectives  for 

Plymouth by 2021 as being a city of truly international quality founded on sustainable 
development. A city of choice with a growing population, quality employment provision and 
exceptional shopping, cultural, education and health care facilities. It envisages a transformed 
public transport network, and promotes policies  that demonstrate the Council’s commitment to 
promoting the City Centre as a high quality mixed use area and the primary place for retail 
development.  It seeks to promote the higher levels of growth contemplated in the Regional 
Spatial Strategy to assist the urban renaissance of the city centre. 

 
4.4.3 Other messages within the core strategy include, promoting development that enhances the 

image of the City, its identity and heritage, creating accessible, safe and attractive public 
spaces. Specific City centre policies are set out in policy CS06 discussed below. 

 
4.4.4 Core Strategy Policy CS06 
 
4.4.5 The Council will support the development of the City Centre’s role as the primary comparison 

shopping retail destination of the sub-region and as a regional shopping centre. New 
development should make a positive contribution to improving the Centre’s viability and vitality, 



 
PLYMOUTH CITY CENTRE      �

 INVESTMENT & DEVELOPMENT STRATEGY          June 2008 
 

 31 

support the creation of a comfortable, safe, attractive and accessible shopping environment, and 
improve both the overall mix of land uses in the Centre and its connectivity to adjoining areas. 

 
4.4.6 We note paragraph 11.3 of the core strategy confirms that not withstanding the imminent 

strengthening of the centre by new development at Drake Circus, in order that Plymouth City 
Centre should remain one of the South West’s premier shopping destinations further investment 
is needed in order to broaden consumer choice and to create a competitive, more vibrant and 
‘urban’ City centre.  

 
4.4.7 Site Specific Allocations for preferred land uses at a local level are expected to be brought 

forward within either Site Allocations Development Plan Documents or within Area Action Plans. 
These are to be consistent with over arching strategic direction which is outlined in the Core 
Strategy.  

 
4.4.8 Sites should be identified, following a robust and credible assessment of the suitability, 

availability and accessibility of land for particular uses or a mixture of uses having regard to 
relevant factors including those identified within PPS12. In essence a suitable evidence base is 
required to underpin policy allocations. This report forms part of that underlying evidence base in 
respect of the anticipated City Centre Action Area Plan. 

 
4.4.9 Work on the City Centre Area Action Plan has commenced and is anticipated to be made 

available for formal public consultation in the course of 2008.  
 
4.4.10 Core Strategy Policy CS9 
 
4.4.11 This policy seeks to encourage a new, sustainable urban centre at Derriford including a new 

district centre, further commercial and community uses to act as a focus for this expanding 
employment and residential area. 

 
 
4.5 Masterplan Vision  
 
4.5.1 We referred above to the “Mackay Vision”. This documents formal title is “A Vision for Plymouth” 

and was prepared by MBM Architects and AZ Urban Studio and was published in November 
2003.  

 
4.5.2 The document was subjected to public consultation, and observations put before the Plymouth 

City Council Cabinet on the 18th May 2004. At this meeting the Cabinet resolved to adopt the 
Vision for Plymouth as an Interim Planning Statement as a formal statement of the Council’s 
planning policy. 

 
4.5.3 This vision has thus been largely endorsed by the City Council and forms part of the background 

context for the Core Strategy. Interim planning statements (IPSs) have been devised by the City 
Council as a means of dealing with matters on which guidance or decisions are urgently 
required, in the period between the first deposit of the local plan (work now ceased) and the 
publication of the new local development framework documents. 

 
4.5.4 In respect of the City Centre, the vision envisaged the City Centre being “freed” from its 

triangular traffic collar, the introduction of landscaped “avenues”, removal of car parking from 
central blocks to the perimeter, recovering relationships with surrounding neighbourhoods, 
introducing public transport along Armada Way, developing Cornwall street, introducing tall 
buildings and a greater emphasis on a mixed use environment including introducing residential. 
The vision effectively suggested that the original Abercrombie vision for Plymouth was not 
delivered as the city centre structures are too suburban is scale and out of keeping with the 
scale of the intervening streets and public spaces.  

 
 
4.6 The West End Study  
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4.6.1 The City Centre Company was established to prepare and submit proposals for the promotion of 
business, shopping, residential, cultural, entertainment, leisure and tourism activities within the 
City Centre. 

 
4.6.2 The City Centre Company commissioned LHC Urban Design Company to identify opportunities 

that exist for the regeneration and improvement to  the West End of the City Centre.  This work 
was published in 2007 as the West End Study.  

 
4.6.3 Some 20 projects have been promoted to come forward over a 20 year period. These projects 

are quite wide ranging but considered complimentary and cover matters such as improved 
access for pedestrians, cars and public transport; environmental improvements including public 
realm and enhanced landscaping and physical improvements to building stock and layout. This 
West End Study has been prepared in consultation with local business and has secured the 
support of the Council. and therefore will form part of the evidence base of the City Centre 
Action Area Plan.  

 
4.6.4 Much of the Study’s analysis reflects our own independent reflection on the potential for much of 

this quarter of the City Centre and we broadly endorse its conclusions. In one or two areas we 
promote more radical intervention, herein described, reflecting our focus on ensuring the 
success of the City centre as a whole as a regional centre. 

 
4.6.5  In particular, in respect of the short term projects, we endorse:- the Frankfort Gate aspirations, 

the introduction on additional on street short term and disabled parking, the introduction of 
strategic traffic calming, public realm improvements, rationalisation of street furniture, 
amendments to alignment of Derry’s Cross, the creation of Market Lane and Market Square, 
redevelopment of Colin Campbell Court (but not for niche retail), improved access from Western 
approach.  

 
4.6.6 We do not endorse a limited number of the short term suggestions as follows:-  
 

1) additional vehicular crossing of Armada Way, as we consider the medium to long term 
strategy for Armada way should form part of the prime pedestrian shopper retail circuit.  

 
2) niche retail on Colin Campbell Court as we consider there is significant provision within the 
City centre already and in terms of  location, we consider this location to be too remote with 
inadequate footfall to support further niche retailing and we judge attracting a convenience 
anchor store retail occupier as a more appropriate use of the site,  
 
3) new retail units south of Derry’s Cross as we judge that contraction and intensification of the 
City centre retail dominated streets is required rather than further dilution of activity  

 
4.6.7 In respect of medium term objectives we endorse in principle the need to replace Mayflower 

West car park, realignment of Western Approach, renewal of Harwell Court (although we 
suggest widening the land uses), and the more aspirational thoughts on improvements to the 
theatre, suggestions for an architectural school (although we question whether the west end is 
the right location for this as it may be better focussed in the University quarter). 

 
4.6.8 In the longer term we also recognise the Toys R Us site and Western Approach car park as a 

potential area for renewal although, as will be seen later in this report we envisage this may be 
brought forward as part of a wider site development including Colin Campbell Court with the 
realignment of Western Approach.      

 
 
4.7 Transport Policies and Proposals 
 
4.7.1 The two primary documents setting out Plymouth City Council’s transport policies are Chapter 

14 of the Core Strategy (2006-2021), which forms part of the Local Development Framework 
(LDF) and The Local Transport Plan 2 (2006-2011) - LTP2. The two documents are interrelated 
since the Core Strategy relies to a significant degree on policies and programmes within LTP2. It 
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is appropriate that this report, supporting the Area Action Plan for the City Centre should draw 
heavily on the Core Strategy and LTP2. 

 
4.7.2 Within Chapter 14 of the Core Strategy, the vision for Plymouth, related to transport is set out as 

follows: 
 

“Developing an effective transport system – To produce a safe and effective transport system 
that balances the needs of all users 

 
4.7.3 Promoting inclusive communities – To reduce social inequalities, renew disadvantaged 

neighbourhoods, protect the vulnerable and ensure equal access for all members of the 
community to services and opportunities 

 
4.7.4 Maintaining a clean and sustainable environment – To create a more attractive environment that 

is safe, clean and tidy as well as being a more healthy and diverse natural environment”. 
 
4.7.5 The 7 strategic objectives within Plymouth’s Transport Strategy are summarised in the Core 

Strategy (paragraph 14.16) as follows: 
 

1. To improve accessibility and social inclusion 
2. To reduce the rate of growth of traffic congestion 
3. To improve road safety 
4. To improve air quality and the environment 
5. To support Plymouth’s urban renaissance and sustainable growth 
6. To improve the quality of life 
7. To make maintenance more efficient and effective 
 

4.7.6 Emphasis is placed on the importance of public transport and placing this at the heart of the 
strategy. There is also recognition that the strategy needs to meet current and future needs and 
needs to be a long term strategy to support regeneration. 

 
4.7.7 Development of a strategic network for High Quality Public Transport (HQPT) is seen as the key 

to enabling the LDF’s spatial vision of sustainable growth to be delivered. The essential 
elements of HQPT are as follows: 

 
• High quality information material available in the home or at the start of the journey (eg 

“Traveline”, personalised journey planning, timetables and route plans) 
• Safe and attractive bus stop environment and interchanges with real time information 
• Bus tram or light rail at a ten minute frequency and very reliable services 
• State of the art accessible vehicles along routes 
• Bus priority for reliable and speedy journeys 
• Whole system approach supported by parking management 
• Access to primary destinations eg City Centre and Derriford 
• Travel incentives and easy payment methods 
• Attractive design, attention to detail and high standards of customer service and 

promotion 
• Future growth potential built in – starts as bus travel, but subject to economic appraisal 

can be developed to intermediate technology and eventually to Light Rapid Transit. 
 
4.7.8 The HQPT is shown on the Transport Strategy diagram, included within the Core Strategy and 

reproduced at Appendix 11. The focus is on 3 key corridors as set out below. 
 
4.7.9 Eastern Corridor: In essence, this provides a high quality link from the Park and Ride facility at 

Deep Lane to the city centre. It includes bus priority measures and possible use of disused rail 
alignments between Sherford and Laira Bridge. 
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4.7.10 Northern Corridor:  This promotes establishment of a transport interchange at Derriford and high 
quality routes from there to the city centre, including bus priority measures and increased 
frequency. 

 
4.7.11 Western Corridor:  This route includes construction of a Park and Ride site west of the Tamar 

Bridge. In addition there are city wide network improvements such as establishing quality bus 
partnerships, upgrading bus stops, improved ticketing and so on.  

 
4.7.12 The Core Strategy also includes other significant transport improvements including infrastructure 

improvements at Plymouth City Airport and redevelopment of Plymouth Railway Station (Policy 
CS27).  It is also suggested that there could be development of a new coach station within the 
city centre. 

 
4.7.13 On funding, it is recognised within LTP 2 that funding will come from a number of sources, some 

public and some through developer contributions. 
 
4.7.14 It is recognised within the policy documents that these transport improvements will take time to 

deliver and be subject to funding. Proposals are broken down into those that can be delivered 
within the currency of LTP2 (2006-2011) whilst others will require a longer time frame, ie up to 
the end of the Core Strategy period (2021) and beyond. 

 
4.7.15 It is within the context of the above policies and proposals that potential transport strategies for 

the city centre have been considered within this report. It has not been the purpose or scope of 
this study to re-examine these policies or to repeat or audit the very extensive analysis that has 
gone into deriving them. The policies are considered sound and provide a good framework for 
taking forward transport in Plymouth. The key objective of this report is to determine how the 
proposed developments within the city centre and associated transport enhancements, can 
compliment the established transport strategy for the city as a whole. 
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5.0 PLYMOUTH CITY CENTRE HEALTH CHECK 
 
5.1 Offer and Diversity 
 
5.1.1 Plymouth City Centre is classified as a sub-regional centre by PMA and ranks 26th  on the 

volume and quality of  retail provision. It is ranked 44th out of the 200 retail towns assessed by 
Promis, in terms of shopping catchment size which is estimated at 443,000.  The affluency rank 
(PMA) is 134th. The City Centre floorspace is estimated at some  144,000 sq m (1,550,000 sq ft) 
(source Promis). 

 
5.1.2 One of the first impressions gained of Plymouth is the limited breadth of function within the City 

Centre, and certainly within the core of the City.  The City centre is dominated by its retail 
function. This is illustrated below:- 

 
Table 1 Plymouth City Centre Land Use Mix 

Retail (A1)

Office (B1)

Pubs (A4)

Cafes (A3)

Restaurant (A3)

Hotels

Commercial Leisure

Public Leisure Complex

 
 
 
5.1.3 Most notably, there is a distinct shortage of office accommodation and commercial leisure 

facilities within the centre. Although not shown, there is also a significant shortage of residential 
accommodation within the City centre core area, within the inner ring road. Consequently and 
confirmed by site inspection, the centre lacks activity in the evening. 

 
5.1.4 Appendix 10 compares some  key data for Plymouth with competing centres.  It is noted that 

Plymouth is currently the largest centre in terms of overall retail floor space, with Bristol second 
(pre the Cabot Square scheme completion currently under construction) and Exeter a close third 
(post the recently opened Princesshay scheme). Once Bristol Cabot Square is completed, 
Bristol will be significantly larger than Plymouth and Exeter. 

  
5.1.5 Principal anchor traders in Plymouth include the Debenhams (c14,000 sqm) and Dingles (House 

of Fraser) Department Stores (c15,000 sqm) along with the recently extended Marks and 
Spencers (c12,000 sqm). Other anchors include the Plymouth and Devon Coop department 
store, BHS and Primark. Other variety stores include TJ Hughes, Wilkinsons and FW 
Woolworths. 

 
5.1.6 The City Centre food store offer is primarily offered through a Marks & Spencer food hall within 

the main variety store premises, a Tesco Metro supermarket on prime pitch, a J Sainsbury 
supermarket at the Armada Centre and a range of other smaller convenience store operators. 
The City also retains an active daily market and offers monthly international and farmers markets 
providing additional food shopping opportunities.  However, the City Centre does not benefit 
from a large modern full range food store providing for bulk purchasing and these are generally 
found in the suburbs. 
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5.1.7 The City Centre also provides a wide range of national multiple retailers with key tenants 

including Boots, Top Shop, River Island and Next.  In addition to the traditional prime multiples 
the City Centre is distinctive in providing an unusually wide range of local and independent 
traders. 

  
5.1.8 In general, the current retail offer is dominated by mass middle market and discount/value 

retailing although and there are few notable exceptions such as Coast and Laura Ashley . 
 
5.1.9 Although numerical representation by the multiple retailers is reasonably strong it has not 

witnessed the same degree of growth in this sector compared to other major centres in the UK 
and many of the stores are small in comparison to new stores in other regional and sub-regional 
centres. This is reflected in its decline in the CBHP rankings from approximately 20th  in the 
1960’s consistently through to the mid 1990’s, where by 1995 it had fallen to 36th.  Overall, the 
City has witnessed quite limited  expansion over the last 40 years, mainly through the recent, but 
delayed completion of the Drakes Circus shopping centre (50,000 sqm opened 2006) and prior 
to that the far smaller Armada Centre (10,000 sqm which opened 1986). That represents some 
1500 sqm per annum during this period, the equivalent to between 3 and 5 modern shops units 
per year. 

 
5.1.10 The primary shopping offer in Plymouth is located within a well defined area centred around 

Armada Way and delineated by the inner ring road.  Historic prime pitch, New George Street is 
dominated by very large stores and compared to centres of similar status is relatively 
constrained in extent with very few units shops between the established anchors. 

 
5.1.11 Some 30% of the City’s floorspace is contained within purpose built shopping centres, which is 

below average in the Promis 200 centres. The largest of which the recently opened Drakes 
Circus Centre which was developed by P&O and contains a number a major fashion brands and 
many of the larger stores. The other principal shopping centre is the Armada centre which 
provides a limited fashion offer and is dominated by J Sainsbury and Wilkinsons stores. The 
Armada centre has been previously subject to exploratory redevelopment proposals but these 
have not been progressed to date. 

 
5.1.12 Attached as Appendix 12 is a traders Plan (Goad) covering the extent of the principal retailing 

streets, identifying current occupiers. 
 
5.1.13 There is over 4km of shopping frontage within the core area. When taken into consideration with 

the limited number of shop units and frontage between key anchors, this means that Plymouth 
has very extensive secondary and tertiary retail streets, largely unsupported by principle 
customer draws, as illustrated in Appendix 13. Consequently there are extensive stretches of 
frontage with low shopper footfall which is a long term threat.  

 
5.1.14 From our analysis, Plymouth has by geographical area, an extensive retail core, as large as 

many higher order centres such as Manchester and Liverpool. What this also indicates is that 
Plymouth City centre does not have a genuine land shortage, rather it lacks the intensification 
more common in other,  large, city centres and a more varied mix of uses.  

 
5.1.15 Appendix 14 is a plan superimposing the geographical extent of Plymouth with Manchester and 

Liverpool and Southampton. This shows that Plymouth is geographically as large as Manchester 
City Centre. Consequently we are of the view that significant outward expansion of the core 
retail area is not desirable. Rather, we are of the view that intensification and renewal within the 
City Centre, replacing outmoded stock with modern premises should be the preferred approach 
during the planning framework period.  

 
5.1.16 Attached as Appendix 15 is a table setting out some statistics for the existing City Centre, in 

terms of retail frontage, unit numbers and space dimensions, anchors, number of units between 
anchors, and values on key shopping streets.  
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5.1.17 The principal anchors in Plymouth, described above are all located in the east of the City Centre, 
between Armada Way and the Drakes Circus shopping centre. All of these stores are of a scale 
commensurate with store sizes in other major sub regional and regional shopping centres. There 
is no significant pressure for any of these existing anchor retailers to contemplate additional 
representation or relocation at this time. Having said that, arguably Marks and Spencers might 
seek to occupy additional space given stores in the order of 15,000 to 20,000 sqm are now 
emerging as part of redevelopment schemes in other major regional and large sub regional 
centres, although we would anticipate on site expansion as a potential avenue in future should 
this prove desirable for the retailer.   

 
5.1.18 There are only 33 units from a total of over 450 which are located between the principal anchor 

stores. That means less than 10% of units are “well anchored”. Even when looking at the 
number of shop units falling between principal anchors and secondary anchors there are only 
some 83 units being some 20%. The conclusion from this material, is that the centre is arguably 
overlarge in geographic extent and length of retail frontages, and notably lacks effective anchor 
store distribution. 

 
5.1.19 It can also be noted that much of the retail stock does not now meet typical dimensions for 

modern retail units which are coming forward in new developments throughout the UK. In 
particular, existing units in Prime are some 50% of the footprint and units in the extensive tertiary 
areas are now some 25% of the footprint we would expect to see.  Furthermore, much of the 
existing building stock is approaching some 50 years since its original construction and is 
showing evidence of deterioration. Consequently the property stock is declining in quality and is 
not commensurate with current, let alone emerging, multiple operator requirements.  

 
5.1.20 Reflecting the evolution of the centre, following the Abercrombie plan, there is a well defined 

street grid and city block, although the built form is not City scale in most part as recognised in 
the “Mackay Vision”. This street grain footprint defines to large part the character of the city 
centre. However, in retailing terms, it presents restrictions to growth and introduction of modern 
retail formats. In short it is not possible to introduce shops fronting both Cornwall Street and New 
George Street, which provide the depth that modern retailers require (circa 30-40m) and the 
blocks are too deep for walk through units (which retailers do not prefer in any event). This 
inevitably means that some streets will be weaker in value and tenant profile terms or have to 
appeal to a different sector (ie independent sector) to let out. 

 
5.1.21 Consequently there are substantial blocks of retail premises, which provide trading opportunities 

that do not now reflect the multiple retailer market requirements. These include most of Cornwall 
Street, Mayflower street, Market Avenue and Armada Way. In essence much of the existing City 
centre. Typically in the 1960’s and before, when much of Plymouth City Centre was constructed, 
units were typically 150sqm main trading floor. Today modern scheme are opening with units of 
250-350 sqm. Predictions for the middle to end of the next decade suggest units averaging 4-
500sqm footprint will be the norm.  

 
5.1.22 Finally, the age of the existing stock and the mismatch between space opportunities and 

anticipated future demand profile will gradually impact on letting performance and increasing 
vacancies can be expected, especially in tertiary and secondary locations, which do not attract 
high footfall. These are typically on the exterior of the City centre core and will present a poor 
aspect to surrounding access corridors. However this is an underlying issue for the future of the 
City, which will inevitably require redress at some point and should be anticipated in policy 
strategy. 

 
5.1.23 In our view, Plymouth is a centre that needs to plan for change, as it is not satisfactorily 

configured to avert decline, particularly in the circumstances of economic pressure. Over the 
medium to long term we judge it will increasingly fail to meet the future anticipated demands of 
the evolving retail and commercial market, based on trends over the last few decades which will 
prejudice its role, status and function. 

 
5.1.24 Leisure/cultural/hotels/Places of Worship 
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5.1.25 The City Centre core has a limited commercial leisure offer, notably focussed on a nightclub. To 
the southwest of the central core, on the south side of Royal Parade there is the cultural focus of 
the theatre and the leisure attractions of a small 5 screen Reel cinema, a Grosvenor casino and, 
a number of bars and restaurants. There is also a public pool and conference facilities 
(Plymouth Pavilians), lying to the southwest towards Millbay.  The swimming pool will be located 
to the Life Centre at Central Park, as set out in the Central Park Area Action Plan.  

 
5.1.26 The other main commercial leisure destination serving the City is to the east, at Sutton Harbour, 

known as the Barbican. This provides the main 15 screen multiplex cinema operated by Vue, a 
ten pin bowling facility, health and fitness club and there are a cluster of hotels and 
restaurant/bar facilities in this area of the City. 

 
5.1.27 The current distribution of commercial leisure facilities largely divorced from the City centre core 

leads to a lack of evening activity within the core. Consequently, and reflecting both the Mackay 
Vision and the Core Strategy objectives,  ensuring the City Centre remains a vibrant and active 
location in the evenings and outside normal shopping hours is a key objective that should be 
addressed in evolving promotional development policies. 

 
5.1.28 In respect of Hotel provision, within core City Centre there are 5 principal hotels, providing some 

630 bedrooms extending to circa 315,000 sqft. The largest of these is the four star Copthorne 
Hotel lying in the north of the City Centre on Armada Way, which also provides some limited 
conference facilities. Others include the New Continental hotel, the Best Western Duke of 
Cornwall towards Millbay, the Holiday Inn towards the Hoe and Jurys Inn to the east of the city 
centre. There are a number of smaller hotels including some modern hotels at Sutton Harbour 
and towards The Hoe numerous small hotels and bed and breakfast establishments. However, 
there are no five star full service hotels in the City. 

 
5.1.29 There are also a number of places of worship within both the core and immediate surrounding 

area for a variety of denominations.   
 
5.1.30 Civic function 
 
5.1.31 The main civic functions of the City Council and Crown Courts, lie to the immediate south of the 

city centre core, south of Royal Parade, along with some of the few original buildings still 
remaining from before the implementation of the Abercrombie plan. The Police station lies 
immediately to the east of the City centre although the major hospital serving the City and region 
lies to the north at Derriford. 

 
5.1.32 Educational 
 
5.1.33 The most notable educational establishments are the successful and growing University and the 

College of Art and Design both of whose campuses effectively lie to the immediate northeast of 
the City centre. These  are major employers as well as a significant source of consumer and 
user for the city centre facilities with over 35,000 students, many of which live in close proximity 
to the city centre. The projected growth in the university population will bring added pressure for 
new university teaching and administration facilities, student accommodation and retail and 
leisure experiences. Furthermore, this offers a seed bed source for future “white collar” 
employees within the City centre which could assist in attracting footloose employers and in turn 
encourage greater retention levels of graduates within the City region boosting catchment 
profile. 

 
5.1.34 Events 
 
5.1.35 We have already referred to the increasing use of leisure time to visit shopping centres. Those 

centres that provide additional attractions for the family, such as events to appeal to the 
footloose shopper/day out experience will be more successful than those that just rely upon the 
shopping offer. In many respects Plymouth will have to work harder than many comparator cities 
as it currently lacks the built heritage qualities such as Bath, Cheltenham, Chester and Oxford, 
which are very successful at attracting UK and international tourism focussed weekenders. 
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However, it has a unique waterfront and provided an active events programme, ideally coupled 
with the expansion of existing facilities coupled with aggressive marketing is adopted, it should 
be able to compete more effectively in attracting footloose visitors to the City Centre.  It should 
be noted that one of the key themes of the Vision for Plymouth and of the LDF is making the 
most of the waterfront and the unique setting of the City – the challenge is to strengthen the links 
between the City Centre and the waterfront. 

 
5.1.36 Currently the City hosts a number of events with examples of the events attached as Appendix 

16. These include a Continental market and a farmers market, both of which could become more 
regular attractions in the City Centre. There are music events, notably at Home Park, cultural 
events on the Armada Way Piazza including open-air theatre and  a variety of events at The 
Hoe including armed forces related events and the National Fireworks Championships amongst 
others. 

 
Whilst the City has clearly put in place an active events programme, most is provided through 
the summer months. This is not uncommon, especially for open-air events, but the City needs to 
attract the consumer all year round. Expanding the programme and the ability of the City to host 
major events in a weather protected facility close to the city centre would be an added 
competitive advantage.  It is beyond the scope of this study to assess the extent to which use of 
existing facilities (ie the Pavilions) can accommodate a range major events throughout the year. 
In other Cities, such as Manchester and Liverpool, Cities have sought to supplement existing 
facilities with new indoor arenas to hold major: conferences, sporting, cultural and music events.  
 
 

5.2 Pedestrian Footfall 
 
5.2.1 Attached as Appendix 13 is a plan showing the pedestrian footfall densities and directions. This 

clearly shows that much of the City Centre and notably its poorly anchored peripheral streets 
enjoy very limited footfall.  

 
5.2.2 Since the opening of the Drakes Circus scheme at the eastern extremity of the city core, we are 

of the view that footfall in the western extremities will have declined. However, this decline is 
inevitable in the absence of attractors and reinvestment and whilst there remains an overly 
disparate number of shopping streets. 

 
5.2.3 Footfall is a key determinant of occupier location choices. In general, retailers seek locations 

with the highest footfall. This is not always the case as some high density footfall areas (eg 
major train stations) often have limited retail offer as the user is not typically time rich to engage 
in shopping. Nevertheless, building upon desire lines can provide opportunities for alternative 
occupational interest, even if fashion and comparison multiple retailers are focussed on prime 
shopping streets. 

 
5.2.4 It is also relevant to note that major shopping development deliberately seeks to alter existing 

shopper footfall patterns. This is achieved through attracting key footfall generators (eg 
departments stores), careful location of arrival infrastructure (eg car parks), distribution of 
secondary anchors (eg large shops) and ultimately through environment change.  

 
5.2.5 The Developer and investor are essentially, principally focussed, on what is “best for its 

investment”. The retailer is focussed on where the best trading location is and securing market 
share. The consumer wants maximum choice, convenience and a safe attractive environment.  

 
5.2.6 Council’s however, in establishing policy to guide future investment must seek to locate such 

investment where it will have the widest benefits and least negative impact. They are also 
commended to ensure that areas, which will inevitably be affected by such investment, are not 
left to fend for themselves but that complimentary initiatives are promoted in parallel to ensure 
these areas also remain positive contributors to the city experience.   

 
5.2.7 As regards to footfall and by implication assist occupational investors, the aim should be to avoid 

over stretching a centre to avoid “cold spots”, ensuring strong connectivity, both physical and 
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visual, careful encouragement of anchor placement and for larger centres, quarter creation to 
appeal to multiple purpose and differentiated purpose trips. 

 
 
5.3 Retail Capacity 
 
5.3.1 In 2006 Cushman & Wakefield prepared a comprehensive assessment of shopping provision, 

shopper preferences and retail capacity expenditure estimates for the City to the period up to 
2026. The assessment was  subject to public scrutiny during the preparation of the Council’s 
Core Strategy, and tested at the public examination in February 2007. In his report the Inspector 
found the assessment to be “…up to date and very comprehensive, which is largely accepted as 
being thorough and definitive.” The Core Strategy was subsequently adopted in April 2007. 

 
5.3.2 Since the preparation of the assessment, we have revisited the comparison expenditure 

capacity projections to make sure that they are based on the latest available information. Some 
amendments have been made, in particular retail commitments have been adjusted, and the 
allowance increased to take account of the revised (and larger) planning consent for Colin 
Campbell Court (despite the scheme being called into question following the CPO being 
dismissed), and also for the proposed new retail centre forming part of the residential 
development at Sherford. It should be noted that we have now included the proposals for Millbay 
(which would be likely to have a turnover of about £27.86m on 2011, for comparison goods), 
following the recent resolution to grant planning permission. 

  
5.3.3 The 2006 capacity projections provided were for the City as a whole. Since this report 

concentrates solely on the City Centre the figures have been refined to reflect only that part of 
market share attributable to the City Centre. We have assumed a constant market share into the 
future, although of course if significant new retail development was realised then it is possible, 
indeed likely, to be appropriate to make some allowance for market share uplift. In this context 
the projections are conservative, and this could for example counterbalance any other 
assumptions during the study period (e.g. population growth), if perhaps these were not fully 
realised. Of all of these, the calculations are most sensitive to changes in market share.  

 
5.3.4 We have also now included floor space figures on the capacity assessment table, to reflect the 

expenditure likely to be available. Attached as Appendix 17 is a summary retail capacity 
assessment, identifying the financial expenditure capacity derived from the current Plymouth 
catchment (see Retail Study) for Plymouth as a whole reflecting our view as to the target  that 
Plymouth City centre should aim to secure during the planning framework period, in the context 
of the growth agenda. 

 
5.3.5 What this material indicates, is that in the short term, to 2011, there is only limited capacity to 

support additional comparison floorspace within the City Centre. This combined with the 
anticipated slow down in retail demand and development pressure as a consequence of current 
economic predictions, probably indicates that little new development will actually come forward 
in his period. 

 
5.3.6 In the medium term, to 2016 capacity is estimated to increase to some 45,000 sqm additional 

floorspace, as the effects of the Drakes Circus scheme begin to wear off and population and 
expenditure grows. However, between 2016 and 2026 significant capacity is predicted ranging 
from approximately 95,000 sqm to 160,000 sqm respectively. In our view, and allowing for the 
anticipated timeframe for implementing a significant development referred to above, by 
2018/2020 the City centre should plan for between 75,000 sqm and 100,000sqm additional 
floorspace, especially if it is seeking to expand its influence in the region.   

  
5.3.7 However, as we have referred to earlier, retail investors seek confidence in securing changes to 

shopper behavioural patterns, normally addressed through careful placement of new anchor 
stores. In Plymouth’s case, this will require the attraction of either a new anchor store to the City, 
or the relocation of an existing operator to provide the necessary confidence. A major new 



 
PLYMOUTH CITY CENTRE      �

 INVESTMENT & DEVELOPMENT STRATEGY          June 2008 
 

 41 

anchor store would materially influence market perceptions and the full extent of the catchment 
area could increase to encompass, in our view, the whole of the Cornwall peninsular.  

 
 
5.4 Rental levels, Investment Yields and Vacancies 
 
5.4.1 Set out below are two summary charts of data collected by Cushman & Wakefield since 1977. 

This shows prime Rental levels and Prime retail investment yields for Plymouth and its main 
competing centres of Exeter and Bristol, showing changes over time.  What this clearly shows is 
that, within the southwest, Plymouth has always been behind Bristol, which we would expect 
given the location and size of the market, but that it has been outperformed by Exeter over the 
last two decades. From Plymouth having a commanding lead in prime Zone A rental levels in 
1990 where it was some 25% ahead of Exeter, it now trails Exeter by some 15%.  

 
5.4.2 In respect of prime yields, Bristol and Exeter have almost continually outperformed Plymouth in 

terms of investment sentiment and capital pricing since the early 1990’s. 
 
5.4.3 This relative decline in the value of prime property and the weaker yield profile of Plymouth 

compared to Exeter and Bristol will have reflected the differential level of investment and retailer 
demand during this period and the level of supply.  This pattern of decline needs to be reversed 
during the planning framework period.  

 
5.4.4 What is not immediately apparent is the reason why Exeter should have outperformed Plymouth. 

We suspect it is due to a number of factors and we expect the following will have had an 
impact:- 

 
(1) quality of the built environment, with attractive Cathedral Cities such as Exeter, 

being perceived by investors as likely to command greater rental growth 
prospects due to attraction as leisure spend destinations with lower anticipated 
supply chain opportunities.   

 
(2) The fact Plymouth is a larger centre in terms of extent of floorspace and unit 

availability with greater footfall spread (ie lacking concentration) and over 
development in the 1950’s-60’s. 

 
(3) Existing built stock not adequately satisfying modern requirements and 

becoming obsolete.  
 
(4) The dominance of the lower middle, middle and value market offer at Plymouth 

unlike  Exeter which has secured a broader price point mix and appeal will 
impact on perception. 

 
(5) The immediate catchment population profile will have impacted on investors 

perceptions, with Exeter being seen as wealthier. 
 
(6) Plymouth is more remote from London and from key decision makers. 
 
(7) Plymouth is not perceived as so accessible to surrounding catchment 

population. 
 
Table 2 Plymouth Rental Growth 1977 -2007 
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Table 3 Plymouth Prime Yields  1991 - 2007 
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5.4.5 Finally we note that there is currently some 8% of City Centre floorspace vacant in Plymouth 

(source Promis), broadly at the national average. Within the City centre, there is not an even 
distribution of vacant space. Notably, it is the poorly anchored western extremities of the City 
Centre, around New George Street (west) and Cornwall Street (west), along with a number of 
the new units within the Drakes Circus scheme that remain to be let out. 

 
 
5.5 Perceptions/Incidence of Crime 
 
5.5.1 Plymouth has the highest recorded crime levels in the Devon and Cornwall area and for the 6 

main Home Office recorded statistics has crime levels above the UK average with the exception 
of robbery. Overall, there are some 30 offences per 1000 population as opposed to a national 
average of 26. there is a strong correlation between crime levels and areas of economic 
deprivation. However, compared to Bristol crime levels as a percentage of the population in 
Plymouth are quite low, marginally ahead of Exeter but yet below Cheltenham and 
Bournemouth. 
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5.5.2 Interestingly, in the first survey examining the perception of crime and antisocial behaviour , 
matters rated as serious problems included rubbish/litter, vandalism, use of drugs, and 
teenagers rather than more violent crime. This is judged to reflect the nature of the population 
being more heavily weighted in the older age groups  than most of the other towns and cities. 

 
5.5.3 Addressing the environment and consideration as to quality of facilities, security, street cleaning, 

removing graffiti and so on can play an important role in reducing the fear of crime and in so 
doing improving the attraction of a City centre to visitors. Improving employment opportunities 
and entertainment opportunities can further reduce crime levels. 

 
 
5.6 Demand 
 
5.6.1 We have focussed our initial efforts on identifying whether there are potential anchor store 

traders that could be attracted to Plymouth or indeed will need or would contemplate relocation 
within the City Centre. 

 
5.6.2 We have established that a number of potential major anchor stores are seeking additional 

representation within the south west peninsular. We have also identified demand from the 
multiplex cinema operators for representation within the City and well as from the major 
foodstore operators. 

 
5.6.3 This is an encouraging start as these types of operators can underpin a development concept 

and attract the investor and developer market. We would also anticipate that one or more of the 
existing anchors could be encouraged to relocate as part of a new high profile development. 

 
5.6.4 As to standard occupier demand, most published schedules of demand fail to fully reflect actual 

levels of demand. Nevertheless Promis suggest as at October 2007 some 33 requirements, 
which is above average and ranks the centre as 51st in terms of known requirements.  Notably 
also, there are some high price point retailers with reported requirements. This is encouraging 
given that the Drakes Circus scheme only opened last year and there remain some units still 
available. 

 
5.6.5 Nevertheless, many retailers within Plymouth City centre are in inadequate accommodation. 

Few retailers have multiple representation, which is unusual for a centre of this size. There are 
over 10,000 multiple retailers in the UK and more than 500 new entrant international retail 
brands to the UK since 1997. Consequently, and particularly as part of a significant area 
renewal, with a key new anchor store, enhanced accessibility and general environmental 
improvements, we would expect significant latent demand to emerge towards the middle of the 
next decade, especially as the catchment grows and becomes wealthier.  

 
 
5.7 Historic Environment and Design Context   
 
5.7.1 Plymouth City Centre has a unique historical background. It is one of the few surviving examples 

of post war classical planning. The post war plan was conceived by Patrick Abercrombie who 
was also involved in plans for London that were never realized. The Plymouth plan was 
developed during the Second World War after the extensive bombing of the City Centre and 
represented a clean and ordered approach that swept away the Medieval Street pattern.   It was 
characterized by single use zoning, wide tree lined avenues designed for easy access by car 
with classical features such as circuses and landmark buildings at the end of vistas. 

   
5.7.2 Abercrombie’s plan was not implemented as intended. The southern end of the centre was built 

first and the buildings along southern Armada Way and New George Street are still of fairly good 
quality representing something of the scale of his original conception. However, towards the 
northern and western end of the City Centre, due to constraints of time, commercial values and 
circumstances there is deterioration in built quality and a non fulfillment of the design goals with 
the exception of the basic pattern of the roads.   
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5.7.3 The Post War vision of the City Centre has been overtaken by time and economics.  As a retail 
centre it was spread over too large an area and much bigger cities have more compact retail 
areas in the UK.  The quality large scale stores are all concentrated in one area to the East and 
South and therefore attract far greater numbers of people to that area of the Centre.   

 
5.7.4 There have recently been several studies to examine the City Centre and redress some of its 

inherent problems.  The City Centre Partnership prepared an urban design framework for its 
regeneration, following which “A Vision for Plymouth” and was prepared by MBM Architects and 
AZ Urban Studio. Both these documents form an important reference point. Our vision for the 
centre complements these earlier studies and adds value to principles established.  It is primarily 
developed to enable commercial viability and deliverability.  

 
5.7.5 Architectural Quality 
 
5.7.6 The definitive study of the Abercrombie Plan is Jeremy and Caroline Gould’s “Plymouth Planned 

– The Architecture of the Plan for Plymouth”.  This publication has done the most to re-establish 
a degree of respect and intelligent understanding of the place that the plan has in Post-War 
architectural history and has highlighted the neglect of scholars for the period. It is an exhaustive 
analysis of all the buildings in the City Centre and provided the template for the Urban Design 
guidance building quality diagram.   

 
5.7.7 Clearly such an analysis does not contemplate charge management. In such circumstances it is 

necessary to consider a balanced view on the importance of particular buildings within the plan 
and the success of the architecture within that plan and in the context of benefits of new 
development. This perspective is written from a very particular viewpoint – that of a post war 
building specialist. The architecture scholar of post-war buildings will naturally tend to represent 
buildings of that era as mere important.  

 
5.7.8 Whilst we are in  general agreement with the importance given by the Goulds to a large part of 

the Abercrombie Plan area and a significant portion of its current architecture, such as 
Dingwall’s and the Pannier Market, it is not considered that the Gould fully recognises some of 
the fundamental weaknesses of the plan: 

 
• The decline in quality of the architecture into the sixties 
• The drop in scale of the buildings in later phases and the subsequent small footprints of the 

retail units built given the scale of spaces between buildings. 
• The benefits of securing new investment and renewal, such as a large retail centre with 

sufficient intensity within the city centre and opportunities  that we buy. 
 

5.7.9 In our view, the Gould analysis over-states the quality of some of the lesser buildings in the City 
and does not fully address the impact of low scale buildings in streets designed by Abercrombie 
for much taller buildings and whilst these lower buildings do exist within the important 
Abercrombie layout, they should not now be treated  with a reverence they do not necessarily 
deserve, both in terms of their individual intrinsic value but also their collective preserve within 
the street layout. 

 
 
5.7.10 In many respects, the low intensity witnessed now in many streets reflects the lack of economic 

resource when underdeveloped.  The scale of the plan, however, giving a wider geographical 
spread retail area than that of many large cities in England such as Manchester and 
Birmingham, despite their larger populations and catchment areas, was doomed to fail. 

 
5.7.11 The architecture of the period does not now fully address modern occupier requirements and 

many groups of buildings of the late 50’s and early 60’s are seen as being of poor quality. Some 
of the best earlier buildings dating from the immediate post war years retain an element of the 
pre-war craft approach exemplified in solid stone detailing, bronze window frames and sculptural 
elements. The issue is, a far as possible, to encourage retention of those structures that both 
present an impressive external envelope and offer longevity of economic use. 
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5.7.12 However, the concerted post war building effort has another practical difficulty in that many of 

these buildings are now due for renewal. Much of the city centre is seen as tired,  in the way that 
ageing buildings of other periods , which are less dominating in the streetscape of UK cities, are 
not.  The material palette of the City Centre is quite compressed, being based on Portland Stone 
to the south, red brick to the north and west and steel windows, latterly in the form of curtain 
walling.  There is also a monotony that creeps in to the townscape, particularly along Cornwall 
Street.  The best contrast to this is the example of the South side of New George Street where 
the classical style brick Prudential Building contrasts with the differently expressed and scaled 
stone buildings adjacent to it.  This demonstrates the possibilities in introducing variety and 
grander scale in less successful streets such as Cornwall Street. 

 
5.7.13 The Goulds rightly suggest that there should be carefully worded and thought through design 

guidance for any changes to the area of the central plan and we would not disagree with this.  
However, their recommended guidelines would be overly restrictive in terms of providing suitable 
investment opportunities and allowing for change to adapt to new retail and mixed use 
development.  To succeed, we envisage a new set of guidelines should be produced that still 
identify the need to protect the majority of the existing high quality buildings, reverse some of the 
historically poor alterations but create the spirit of grandeur that was originally envisaged in the 
original Beaux Arts Abercrombie plan.. 

 
5.7.14 The challenge for the renewal of the City Centre is being bold enough to create a sufficient step 

change to shift perceptions and this study therefore proposes that the basic pattern of the 
Abercrombie Plan be kept but it is intensified in the spirit of the original and a greater scale 
created in those areas where the plan’s ambitions were not met.  This will inevitably mean that 
some buildings which the ‘Plymouth Planned’ report defines as ‘good quality’ will have to be 
sacrificed, when balanced with the wider benefits to the city centre. Nevertheless, the losses 
contemplated are small in number as the concentration of the redevelopment proposed is in an 
area of generally poorer (and later) architecture around Cornwall Street and Mayflower Street.  

 
5.7.15 Keeping architecturally bland and ordinary buildings will not help the large number of better ones 

in the City Centre to survive into the future and will limit opportunities to enrich and enhance the 
Abercrombie layout.  Patrick Abercrombie was a bold planner who swept away anything than got 
in the way of a strong vision and if alive today would likely encourage a similarly bold approach 
to the City Centre now.   

 
5.7.16 Attached as Appendix 18 is an assessment of the City Centre building quality highlighting 

where buildings have been altered in terms of their importance from previous studies.  There are 
a number of buildings that could be retained as part of new development around the North East 
of the City Centre but they will need to be assessed in detail against their future context and in 
relation to the regeneration goals of any development.   

 
5.7.17 Design and Massing   
 
5.7.18 Plymouth City Centre has a strong rectilinear urban grid on an east-west, north-south 

orientation, with large wide avenues flanked by two, three to four storey buildings. The scale of 
the buildings is low compared to the width of the streets.  The scale of the city centre streets is 
reminiscent of the grand avenues in Washington and New Delhi. Such a grandiose scale, whilst 
perhaps working well with suitably scaled government buildings, doesn’t work well in a regional 
retail-dominated City Centre.   

 
5.7.19 The block sizes in the City Centre are also long and relatively shallow. These are unsuitable for 

modern day retail purposes if the City wishes to attract a wide range of significant retailers who 
require large premises. The length of the blocks and the lack of north south connections have 
led to streets with continuous stretch of retail frontage of around 200 meters.  Such a long 
frontage with such wide streets as George Street does not work in commercial terms as 
shopper’s interests wears off after a point.  
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5.7.20 The bisection of the City by the very broad nature of Armada Way also weakens the commercial 
viability of the West End and weakens the quarter to the West as footfall declines materially.  
Most of the larger attractive shops and department stores are in the east end and the 
construction of Drake’s Circus has emphasized this difference.   

 
5.7.21 The Centre is also criticized for the uniformity of scale across large groups of the buildings 

creating a monotonous City Centre with a lack of memorable places.  Also adding to the 
monotony is the mono-functional use of buildings for predominantly retail purposes and the use 
of upper floors for storage only.    

 
5.7.22 In our view, intensification and diversification of the built massing and function is important in 

order to revitalize and regenerate Plymouth City Centre. 
 
 
5.8 Weather and Microclimate 
 
5.8.1 The scale of the streets in the City Centre is such that they often funnel wind down themselves 

and a consideration of microclimate and weather effects is important in assessing new 
development in the City Centre. There is very little cover adjacent to shops outside Drake’s 
Centre but significantly this is on some of the larger, better quality buildings and therefore there 
is a case for extending cover and creating more protection in inclement weather. This has been 
addressed in the concept strategies for site development below.   

 
 
5.9 Environmental Quality 
 
5.9.1 The City Centre has undergone some environmental improvements over the last decade or so, 

most notably, new public realm on Armada Way, now known as the Piazza. 
 
5.9.2 However, there are a number of factors, which detract from these environmental improvements. 
 
5.9.3 Plymouth City Centre lacks quality landmark buildings partly reflecting the City’s extensive 

destruction during the war. It is now largely dominated by a two storey 1950’s buildings of 
varying quality, following the extensive and purposely planned redevelopment in the 
Abercrombie era. Its unique heritage is its City Centre grid, but this is not capable of ready 
perception for the shopper/visitor and is not capable of instant recognition outside a few planning 
historians.   

 
5.9.4 Whilst the principal shopping streets provide a reasonably attractive shopping environment, 

there is an incongruous relationship between the scale of the built form and the scale of the 
public realm. Furthermore for many of the key routes into the City, in the immediate vicinity of 
the city Centre, including most of the tertiary shopping streets, the environment is less 
welcoming. This gives the impression in our view, of a sense of economic weakness to passing 
trade or infrequent visitors.  The rear elevations to Western Approach particularly illustrate the 
point. 

 
5.9.5 In addition, some of the utilitarian structures reminiscent of their period including the Civic offices 

fail to provide a welcoming gateway.  The traffic circulatory pattern, also detracts from the free 
flow of pedestrian activity from beyond the core, notably to the south east and south west where 
a number of attractions are located. 

  
 
5.10  Accessibility and Connections 
 
5.10.1 Transport and accessibility generally are considered in more detail in Section 6.0 below. 
 
5.10.2 The road network that surrounds the City Centre isolates it from the rest of the City. It is 

important to re-establish connections between the retail heart and the adjacent districts, 
particularly in the direction of the Hoe, Sutton Harbour and Millbay.  There has been some 
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movement towards removing barriers by connecting to the University in the North-East with new 
crossings but these cover only a small length of the surrounding roads.  Other crossings should 
be incorporated in any developments fronting Royal Parade, Western Approach and Charles 
Street. 

 
5.10.3 The Mackay Vision for Plymouth looks at creating boulevards along the whole road edge to the 

City Centre and this is consistent with the desire to create an attractive place and would 
enhance a better retail environment adjacent to them.   

 
5.10.4 In addition, enhancing public transport provision, encouraging alternative modes of transport and 

enhancing the pedestrian environment are all key areas recognised for improvements. 
 
 
 
 
 
 
 
 
 
 
 

6.0 TRANSPORT AND ACCESSIBILTY 

6.1 Introduction 
 
6.1.1 This transport section of the report, builds on the extensive transport studies that have been 

commissioned by the Council and the well developed transport policies that are set out in a 
number of documents including The Local Transport Plan 2 (2006-2011), referred to as LTP2. 

 
6.1.2 This study has not sought to reappraise those studies, since they extend well beyond the city 

centre and consider much wider issues than fall within the scope of this study. Instead, the 
objective has been to build on those policies and investigate how they relate to the 
redevelopment proposals being put forward for the city centre elsewhere in this report. 

 
6.1.3 The transport assessment has focused on the city centre, ie the area within the ring road since 

this is the primary area covered by the Area Action Plan. Areas outside the ring road, such as 
the rail station and Mill Bay are, in any case, subject to other studies. 

 
6.1.4 This section briefly examines the existing transport situation within the city centre, although this 

is dealt with comprehensively in other transport studies. It then goes on to examine the existing 
transport policies before putting forward and assessing proposals for the city centre. 

 
6.2 Existing Transport Infrastructure 
 
6.2.1 Plymouth is at the centre of a number of different transport networks that provide good links 

within the South West region and to the rest of the UK and to Europe. The city centre is easily 
accessed by a range of different transport modes that facilitate travel into the city. 

6.3 Road Network 
 
6.3.1 The A38 is the major East/West route through Plymouth, running in an east/west direction 

approximately 3km north of the city centre, and connecting Plymouth and Cornwall to the M5 at 
Exeter. The city centre and the A38 are connected by the A386 which runs to the west of Central 
Park. The city centre ring road links a number of radial routes to/from the city centre. There are 
some localised pinch points but much of the primary road infrastructure is duelled and the City 
does not suffer from severe congestion. The ring road itself is a series of roundabouts 
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connected by dual carriageways (except at Drakes Circus where traffic signals have been 
installed). The ring road currently presents a somewhat hostile environment for pedestrians.  

6.4 Rail Service 
 
6.4.1 Plymouth Railway Station is located to the north of the city centre at the northern most end of 

Armada Way. Hourly high speed rail services are provided by First Great Western to London 
and Penzance with regular Virgin Trains for cross country services to other destinations within 
the UK.  

 
6.4.2 The pedestrian environment immediately outside the station is poor and pedestrian links to the 

retail core lack clarity or visual relationship. Furthermore, the rail station, designed in the 1970’s, 
is tired and visually unappealing and is more reminiscent of a large suburban station rather than 
a grand arrival point. For the City, this is a disappointing “front door” 

 
6.5 Bus Services 
 
6.5.1 There are extensive bus services serving the city centre. These use main radial routes to/from 

the City in the west, east, north-east and north-west. There is also a route serving the Hoe to the 
south of the city centre. A summary of the existing routes and bus stop locations is shown at 
Appendix 19.  

 
6.5.2 As can be seen, the primary focus of the services is on Royal Parade. At present, this road 

serves as a main bus stop location as well as providing for through traffic. 
 
6.5.3 To the south-east of Exeter Street is located the Bretonside Bus Station. This primarily serves 

longer distance bus services and coach services. It is a poor quality facility which has not been 
maintained to the highest standard and does not provide a welcoming or accessible entry point 
to the city centre. The City Council are currently investigating the possibility of redevelopment of 
the bus station.  

 
6.6 Airport and Ferry Services 
 
6.6.1 Plymouth Airport is a small domestic airport located in the north of the city at Derriford. The 

airport provides regular services to Bristol, Jersey, London Gatwick, Manchester and Leeds 
Bradford. The airport is within the northern transport corridor formed by the A386 and is served 
by a number of bus routes.  

6.6.2 There is also a ferry terminal in Plymouth, located in Millbay just southwest of the city centre and 
has daily services to Roscoff in France and twice weekly services to Santander in Spain in high 
season.  

 
6.7 Pedestrian Facilities 
 
6.7.1 In many respects, the city centre provides a good quality pedestrian environment through a 

number of pedestrianised or lightly trafficked streets. In particular, Armada Way provides a 
strong north/south link from the station in the north, through the city centre down to the Hoe to 
the south. Interconnecting streets such as Cornwall Street and New George Street provides 
access to facilities to the east and west of Armada Way. 

 
6.7.2 At the northern end of Armada Way, there are subway links under North Cross to the station 

although the environment becomes a lot poorer as the station is approached. To the south, a 
good quality, surface level, crossing has been installed on Royal Parade providing links from the 
city centre and to the Hoe and the waterfront. Drakes Circus has been converted from a 
roundabout to traffic signals and provides good quality, surface level crossings to the northeast, 
including the University area. 
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6.7.3 On the Western Approach, there is a pedestrian footbridge at King Street and a subway located 
between Cornwall Street and Mayflower Street. There are also surface level pedestrian crossing 
facilities at and to the north of the junction of Mayflower Street and the ring road. 

 
6.7.4 Notwithstanding the above, the ring road still provides something of an intimidating environment 

for pedestrians. To a certain extent, this is an inevitably consequence of the significant volumes 
of traffic which the ring road takes which allows creation of the pedestrianised areas within the 
city centre. 

 
6.8 Cycle Facilities 
 
6.8.1 There are two national cycle routes that give access to the city centre. The first is National Cycle 

Route No. 2 which passes along Ebrington Street to the east of Charles Cross. This therefore 
gives direct access from the east of the city centre to the city centre itself. 

 
6.8.2 The second route passes through the Barbican and over West Pier before continuing along 

Madiera Road and Hoe Road, ie through The Hoe to the south of the city centre. 
 
6.8.3 Other cycle routes to the and within the city centre are shown in Appendix 20. As can be seen, 

there are a number of traffic free or lightly trafficked routes which give access to the heart of the 
city centre where cycle parking is available. Along the pedestrianised routes, cycling is not 
permitted and cyclists are encouraged to walk their bikes.  

 
6.8.4 At a number of locations, eg Royal Parade and Drakes Circus, Toucan crossings are provided 

allowing cyclists to cross the road without dismounting. 
 
6.9 Park and Ride 
 
6.9.1 There is already a well developed Park and Ride network within Plymouth and it is planned to 

expand both existing sites and provide new sites in the future. 
7.0 THE STRATEGY 
 
7.1 Introduction 
 
7.1.1 Up to this point the Investment and Development Strategy has analysed the key themes which 

have influenced Plymouth City Centre's development up to the present day.  It has also 
assessed the current health of the City Centre in terms of the strengths and weaknesses which 
are likely to affect its success in the future.  From this point the Strategy will set out what needs 
to be done if Plymouth City Centre is to move forward and meet the aspirations set out in the 
Vision for Plymouth and the Core Strategy. 

 
7.1.2 The key issues highlighted by the health check were: 
 

�  A lack of diversity in the City Centre and resultant lack of activity in the evenings, 
 

�  Poor growth in retailer representation over the last 40 years, 
 

�  Clustering of anchor stores on New George Street meaning that 90% of the shop units in the 
centre are poorly anchored. 
 

�  Unit sizes are between 50% and 75% smaller than modern retailers require. 
 

�  Most of the City Centre stock is nearly 50 years old and quality is deteriorating, 
 

�  The geographical extent of the City Centre is as large as higher order centres such as Liverpool 
and Manchester.  This, however, presents an opportunity since it is clear that there is not a 
shortage of land within the City Centre, although there is a lack of intensity of development and 
activity. 
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. 
7.1.3 There are 2 clear conclusions from this analysis: that Plymouth will continue to struggle to attract 

new retail investment if it does nothing to address the identified weaknesses, and that there is 
an opportunity to deliver change which intensifies and renews the  
City Centre. 

 
7.1.4 The Strategy we commend  is therefore: 

 
“To intensify and enhance the City Centre retail core at the same time as creating a series of 
sustainable, vibrant and distinctive mixed use quarters characterising a centre worthy of one of 
Europe's finest waterfront cities.” 
 

7.1.5 The Strategy has the following key aims to make the City Centre more attractive to retail 
investment: 

 
�  Put in place an anchor strategy which leads to a better distribution of anchor stores. 

 
�  Provide retail units large enough to attract modern retail outlets. 

 
�  Introduce different uses (such as residential, leisure and office) into the City Centre 

 
�  Improve the quality of buildings and the public realm so that the image of the City Centre is 

dramatically improved 
 

�  Create clearly differentiated and distinctive quarters and streets. 
 
 

7.1.6 The following sections expand on these aims by setting out an urban design strategy and a 
transport strategy, and the Study then goes on to detail the development opportunities.  The 
Vision Diagram below shows how the aims set out in the Strategy may be achieved through the 
implementation of the following components of a revitalised City Centre.  The key elements are: 

 
• To reduce the geographical extent of the City Centre retail streets whilst intensifying activity in 

the core retail area, improving the distribution of anchor stores and producing a higher density of 
development. 
 

• The creation of an area of retail opportunity based on a major redevelopment in the Cornwall 
Street/Armada Way area retaining the street pattern of the Abercrombie Plan but creating new 
linkages north-south.  

  
• Redevelopment crossing Armada Way and structuring its landscape treatment and focal nature. 

 
• Reviving the character of New George Street and developing the landscape and pedestrian 

environment along the line of ‘Las Ramblas’ in Barcelona. 
 
• Royal Parade incorporating a high quality bus priority route and passenger interchange, set 

within a grand landscaped boulevard/promenade setting, spreading from the old Bretonside Bus 
Station in the East to Union Street in the West and linking Millbay and Sutton Harbour into the 
heart of the City. 

 
• Extending the leisure and cultural quarter around the Theatre Royal to complement the 

enhanced Royal Parade and to strengthen links to The Hoe and taking advantage of the 
redevelopment/refurbishment of the Civic Centre to reinforce this function. 

 
• Redeveloping Bretonside Bus Station to help meet commercial office space supply and 

introduce new direct linkages to Sutton Harbour and to provide a high quality gateway feature for 
the City (already set out in the Sutton Harbour AAP). 
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• Key improvements to the public realm across the City Centre, particularly focusing on 

preservation of the highest quality areas of the Abercrombie Plan and enhancement of the 
streetscape and landscape. 

 
• The redefinition of the West End around Colin Campbell Court and the possible re-alignment of 

Western Approach potentially to include the Toys’R’Us site.   
 
• Redevelopment of the Morley Court housing area into a mixed use quarter incorporating new 

housing,  new community facilities (such as a Primary Care Trust unit) and niche start up retail 
businesses.   

 
• Enhancement of the Quarter around the Market with better connections to the East and 

introduction of intimate public space. 
 

• The establishment of a City Business District north of Mayflower Street, comprising mix of offices 
and including residential and cultural uses, with an iconic centrepiece on the north island site.  

 
• Continued enhancement of connections across roads and general boulevard treatment to 

enhance the pedestrian experience. 
 

• A car parks strategy providing fewer, higher quality car parks at key nodal points in the City 
Centre’s transport infrastructure. 

 
• Encouraging the Retention, potential refurbishment and enhancement of the setting of some 

existing established City Blocks and key buildings, such as:- Dingles, New George Street south 
side (Courtenay Street to No 21) and New George Street north side (16 to 42), Guildhall/Crown 
Court/St Andrew’s Church, the Theatre, Drake’s Circus shopping Centre, The Pannier Market, 
The Plymouth Pavilions,  Charles Church Memorial Gardens,  the Royal Bank of Scotland  
building at 6 St Andrew’s Cross. 

 
7.2 Urban Design Strategy 
 
7.2.1 Abercrombie’s plan for the city centre is historically significant and our intention is to respect the 

plan and its urban grid layout.  Changing the street pattern other than by some limited sub-
division of the larger blocks would have the most impact on the character of the streets.   

 
7.2.2 The intention of the plans included in this study is to demonstrate the benefits of intensification 

of the City Centre through the creation of larger buildings more in keeping with Abercrombie’s 
original grand vision.  The scale of the existing streets in Plymouth as seen in section is such 
that they can, in our view, sustain a higher density of development than currently existing in 
many parts.   

 
7.2.3 An audit of the quality of existing buildings and streets with reference to the “Plymouth Planned” 

has been done in the context of proposed new development. 
 
7.2.4 Highest Quality Buildings - Cornwall Street           

There is only one building as defined in the Gould Report of ‘highest quality’ on the corner of 
Cornwall Street and Armada Way (north-west) that may be affected by significant 
redevelopment. This is the Martin’s Bank building (now Barclays).  This is a Portland Stone 
building with slate panels and an asymmetrical arrangement of projecting groups of windows.  
Our view is that this building, although interesting, is not of high enough quality to keep in 
isolation in the middle of an area of other buildings that are in need of redevelopment.  

 
7.2.5 Armada Way – Cornwall Street to Mayflower Street  

It is interesting in looking at the properties flanking Armada Way between Cornwall Street and 
Mayflower Street that the symmetry of the Beaux Arts Plan is not retained and the buildings are 
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deliberately different (as observed by the Goulds).  They are also not as large scale as they 
could be against such a wide space as Armada Way.   

 
7.2.6 Some of the 2-storey buildings on Cornwall Street have been marked as high to good quality.  

We do not agree with an isolated assessment of the buildings. The scale of Cornwall Street is 
plainly wrong and too low and this should be taken into account in assessing all the buildings 
along its length.  The quality of finishes and detailing is in most cases not of high quality and 
represents the fact that Cornwall Street was ‘off pitch’ in retail terms even when it was first built.  
Whereas magnificent buildings like the Royal Bank of Scotland and Dingles have rich details 
and a grand scale, the buildings on Cornwall Street are plain and ordinary with repetitive 
proportions and thin detailing.   

 
7.2.7 It is suggested that redevelopment of this area, which is potentially one of the highest value 

pieces of a regenerated centre would be developed to a higher level and include symmetrical 
features lifting the importance of the space.  This would be accompanied by a major redesign of 
the landscape along much simpler and stronger lines in sympathy with the Plan (as is suggested 
in “Plymouth Planned”) 

 
7.2.8 There are significant topographical differences across the City Centre with the difference 

between one end of Cornwall Street to the other of up to 12 meters.  An intensity of shopping 
experience can be created by utilizing the change in level and allowing for two level shopping 
streets. Precedents of such successful streets exist in many cities in Europe. Marikenstraat in 
Nijmeigen and Beursplein in Rotterdam are two such examples and can be seen as part of 
Appendix 21. 

 
7.2.9 Intensification of the Centre with taller building blocks could also make the most of the views 

across to the Harbour and the Hoe as the City Centre is built in a shallow valley that currently 
restricts views out.   

 
7.2.10 New George Street 

Part of the second phase of the development would be the creation of a new Galleria link 
through from New George Street to Cornwall Street.  This is very much in the spirit of the original 
Abercrombie Plan as a series of these cross links were originally planned and lost in 
development.   

 
7.2.11 Derry’s Cross, Union Street and Western Approach    

There are two ‘high quality’ buildings mentioned in the Goulds study that form part of the existing 
north-west edge of Derry’s Cross.  There is obviously a longer and more detailed debate as to 
whether they can be retained.  They are not in our view as high a quality as buildings such as 
The Post office and the National Provincial Bank but nevertheless, with adjacent building of 
‘moderate quality’ form an impressive group that is key to the setting of Derry’s Cross.  
Redevelopment may change their nature and they may well lead to a consideration for their 
replacement but a number of factors such as the state of their interiors and potential for re-use 
within a new scheme will need to be considered. The potential to retain the facades of the 
buildings fronting Derry Cross would also be considered. 

 
7.2.12 The Car Sales garage at 10 Derry’s Cross marked as ‘high quality’ in the report dates to 1938 

and is located behind its extension on Derrys Cross called Anglia House. The garage building is 
not visible from the street and its retention needs to be carefully balanced against the need for 
wider redevelopment. 

 
7.2.13 Methodist Hall           The building housing 

the Methodist Hall is not of any great architectural value, although an important Government 
facility. As part of the strategy it is suggested that the area around Morley Court and Pannier 
Market should be redeveloped for community uses and this could incorporate a new Methodist 
Hall, should its relocation be judged as beneficial. 
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7.2.14 Bretonside Bus Station         The Bank at 
Andrews Cross is a building of ‘high quality’. It is suggested in the proposals for Bretonside, that 
the bank be retained and linked into the redevelopment of the area. 

 
7.2.15 Good urban design principles suggest that it is important to have a variety in built form and 

scale, with a hierarchy of spaces and buildings and with legibility created  by a clear street 
pattern and associated landmarks. This helps to create an environment that is a high quality 
experience for the visitor. This variety will also ensure that the City Centre will reward multiple 
visits and could become an architectural and cityscape attraction in its own right.   

 
7.2.16 Diversity should also be followed through by allowing for a mix of uses that can help create a 

revitalised  place that is active at all times of the day and into the night.  Plymouth City Centre 
sadly lacks many residents, there only being one ‘estate’ of social housing in the West End.  
There is a lot of competition form harbour side or suburban locations for new residential 
development so any new City residential has to offer a special environment and quality.   

 
Previous studies of the City Centre have expressed  similar vision objectives, but in isolation 
have not sought to deal with the commercial  imperatives necessary for encouraging delivery.  

 
7.3 Transport Strategy 
 
7.3.1 In the following paragraphs, strategies are developed for each mode of transport. These 

strategies build on the city’s existing policies and seek to serve the proposed development 
proposals, which are put forward elsewhere in this report. 

 
 
7.3.2 Bus Facilities 
 
7.3.3 This report has taken as a starting point the proposals for HQPT along the three identified 

corridors, along with the well established existing bus service routes described previously.  
 
7.3.4 The main issue we have identified, from examination of previous reports and discussions with 

Council officers is the facilities for bus users within the city centre. At present, these comprise 
the Bretonside Bus Station and the bus stop facilities along Royal Parade. In addition, there are 
some other bus stops on the ring road.  

 
7.3.5 From our investigations, there are two primary options for provision of facilities within the city 

centre. These are: 
 

• Option 1:  Enhancement and potential extension of existing facilities on Royal 
Parade/Exeter Street. 

 
• Option 2: Provision of a new, purpose built, bus and coach station at a suitable location. 

 
7.3.6 One of the background documents to LTP 2 is “A Public Transport Strategy”. Table 4.2 of that 

document summarises the assessment of potential alternative bus station locations including at 
the rail station. No conclusion is drawn from this table but the only disbenefit on the use of Royal 
Parade is the conflict with motorists and pedestrians. Policy 7, set out below the table states the 
following: 

 
“The Council is committed to finding a new location for the central bus station within Plymouth 
city centre, maintaining close access to shops and leisure services while providing a facility that 
will keep the bus central to the heart of the city centre and an integral and attractive part of the 
urban design and built environment”. 
 

7.3.7 The document goes on to state that work has already begun on a study to assess where the bus 
station should be located in the city centre and that this work will be considered early in the 
LTP2 period. The study would include a review of accessibility, economic issues, impact on bus 
patronage and land use issues. 
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7.3.8 In terms of the rail station option, it is beyond the scope of this study to fully investigate such an 

option, but we have identified the following potential problems: 
 

• Such a bus station would not be so well located for city centre users as Royal Parade. 
The number of people interchanging between bus and rail will be much less than those 
going directly by bus to the city centre. 

 
• No identified land has been made available for such a facility. 

 
• Such a facility would require some major re-routing of bus routes. 

 
• Such a facility would require major land acquisition and cost. 

 
7.3.9 We have not been advised by Council officers of any other potential city centre sites for a bus 

station. Indeed, such a facility would require extensive land which is likely to be better used for 
town centre regeneration purposes. 

 
7.3.10 In the light of the Council’s desire for a bus facility in the heart of the city centre, it is  concluded 

that enhancement and expansion of existing facilities on Royal Parade provides the preferred 
way forward for enhancing bus facilities within the city centre in association with the Area Action 
Plan proposals. 

 
7.3.11 The proposals for Royal Parade are shown at Appendix 22.  Royal Parade and the western 

section of Exeter Street will be closed to all traffic except buses, coaches and service vehicles. 
Sawtooth bus and coach bays will be provided on both sides of Royal Parade, thus providing for 
buses travelling in both directions. Up to 29 bays can be provided on Royal Parade and 12 on 
Exeter Street. High quality bus waiting facilities and Real Time Information (RTI) can also be 
provided. Other proposals could also be encouraged such as a waiting café with RTI.  

 
7.3.12 The proposal is that Royal Parade would be used for local bus services whilst Exeter Street 

would be used for longer distances and coach services. Transferring these services to Exeter 
Street would facilitate redevelopment of the Bretonside Bus Station. 

 
7.3.13 In the light of the reduction in traffic on Royal Parade/Exeter Street, the current roundabout 

junction between the two roads can be significantly downgraded. As can be seen at Appendix 
22 , the suggestion is for the roundabout to be removed and a simple priority junction to replace 
it. This will create additional space for landscaping, public realm and pedestrian facilities. 

 
7.3.14 At the western end of Royal Parade, other highway changes are proposed. These are discussed 

later on within this chapter. 
 
7.3.15 General traffic which currently uses Royal Parade and Exeter Street will be diverted via the 

northern section of the ring road via Charles Street, Coburg Street and Western Approach. It 
may be that some traffic is also tempted to use Notte Street and The Crescent and indeed some 
of this traffic may be heading to this area in any case. Traffic management and traffic calming 
measures should be introduced, along with signing, in order to discourage this route for through 
traffic. 

 
7.3.16 At a general level, it is considered that this diversion of traffic will be acceptable and is unlikely to 

cause very significant traffic congestion problems. However, the proposals will require detailed 
traffic modelling, using the City Council’s Paramics model. This analysis is beyond the scope of 
this study. The proposals will also require further consultation with the bus companies and 
members of the public. 

 
7.3.17 In summary, it is considered that this proposal provides the best opportunity to enhance public 

transport facilities within the City Centre and will compliment the HQPT proposals included within 
the Core Strategy and LTP2.  
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7.3.18 Rail Facilities 
 
7.3.19 It is beyond the scope of this study to undertake a detailed assessment of the existing rail station 

and how it might be improved. However, there is a current review underway which is anticipated 
will inform the future direction of that facility and its relationship with the City Centre. 
Nevertheless it is clear that the station does not provide a high quality “gateway” to the City 
Centre. It is not sufficiently imposing and overly suburban in scale to effectively make a 
statement of the strength and importance of Plymouth. This image can only be changed by the 
following: 

 
• Enhancement of the station itself 
• Redevelopment of some of the buildings surrounding the station 
• Enhancement of the public realm at the station. 
• Improvement of the pedestrian links from the rail station to the city centre 
• Improving public transport connections to/from the Station 

 
7.3.20 We are aware that other studies are taking place into the station and these should be seen in 

the light of the recommendations of this study. Any improvements in this area will inevitably 
require the cooperation of Network Rail and the main train operators that use the station. 
Network Rail should be encouraged to bring forward significant improvements and we are 
hopeful that significant investment can be secured to create a building of style, elegance and 
function as part of the City’s wider revival. 

 
 
7.4 Pedestrian Permeability and Connectivity 
 
7.4.1 The City Centre core is currently pedestrianised with Armada Way forming the north/south axis 

and New George Street and Cornwall Street crossing east/west. This makes the city centre good 
for pedestrian movement although the blocks of shop units can appear to be distant from each 
other. It is therefore considered that the existing pedestrianised layout be retained but with an 
intensification of land use within the blocks. 

 
7.4.2 As part of the intensification it is proposed that an additional level of retail units be provided at 

first floor level along Cornwall Street close to Armada Way using the natural topography to blend 
this into ground level at Drakes Circus. First floor walkways with stairs and escalators to ground 
level will be provided at Armada Way to link to the existing city centre shopping precinct. 

 
7.4.3 The main challenge for pedestrian movements within the city centre is the crossing of the ring 

road. Careful consideration has been given to the extent to which one can “break the collar” of 
the ring road. Some suggested the measures have included significantly down grading the ring 
road as well as “greening” it, ie introducing additional landscaping etc. However, these 
aspirations need to be balanced by the fact that the ring road takes a significant volume of traffic 
and provides a very important route for buses. It is the very fact that the ring road takes this 
traffic that allows the city centre to be mainly pedestrianised. Too great a reduction in capacity of 
the ring road would lead to an increase in bus journey times and a reduction in reliability.  

 
7.4.4 Discussions with officers within the City Council during this study have suggested that a 

wholesale greening of the ring road and significant reduction in traffic capacity is not considered 
a viable option. We concur with this view and consider that more selective introduction of 
pedestrian and cycle crossing points and amendments to the highway layout is a better way of 
creating the objective of improved permeability. 

 
7.4.5 This has, to a certain extent, already been achieved in 2 locations as follows: 
 

• At Drakes Circus where a signalised junction has been introduced with associated 
pedestrian facilities. 
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• At Royal Parade where an improved pedestrian crossing has been provided. 
 
7.4.6 Passing in a clockwise direction around the ring road, the following are the proposals for 

improved pedestrian permeability. 
 

i) At Drakes Circus, it is considered that the recently installed signals, with associated 
pedestrian facilities provide good connectivity. 

 
ii) Charles Cross (the junction of the A374, Exeter Street with the ring road) is likely to remain a 

significant traffic junction, especially if traffic formerly heading to Royal Parade now heads in 
a northwest bound direction. Any improvements are further complicated by the old church 
located in the centre of the roundabout. In any case, we consider that those wishing to head 
from the city centre to the southeast (ie Sutton Harbour and the Barbican) will be able to 
easily cross Exeter Street (west) where all traffic except buses and service vehicles will be 
removed. 

 
iii) Along Royal Parade and Exeter Street (west), crossing for pedestrians will be much easier 

due to the removal of through traffic. Formal pedestrian crossings can be provided at 
Armada Way and at the reconfigured junction of Royal Parade/Exeter Street and New 
George Street.  

 
iv) At the western end of Royal Parade, the highway network is somewhat oversized and not 

conducive to easy pedestrian movements. It is therefore proposed to remove the 
roundabout and scale down the highway infrastructure (see later in this chapter), this will 
therefore allow for significantly enhanced pedestrian facilities as indicated on the plan at 
Appendix 22.  

 
v) Pedestrian facilities to the west, (ie in the King Street area) will depend very much upon the 

final solution for the southwest quadrant of the City Centre. Elsewhere in this report, 
proposals are discussed for regeneration of this area. One potential solution is realignment 
of Western Approach and the introduction of a signalised access to the area around Colin 
Campbell Court. If this proceeds, such realignment can provide high quality pedestrian 
facilities. In any case, it is considered that the existing footbridge at Frankfort Gate, should 
be removed and surface pedestrian facilities significantly enhanced. 

 
vi) In the northwest quadrant, around Mayflower Street it is considered that enhanced, surface 

level pedestrian facilities can be easily provided.  
 

vii) Finally, at the northern end of Armada Way, it is considered that the subway network under 
North Cross works well, because of the topography of the area. However, as described 
elsewhere, we envisage this area as forming a major new iconic building, through which we 
envisage the pedestrian routes will continue to pass. Therefore, the subways should be 
retained, although they would be enhanced through treatment as part of that sites 
redevelopment. 

 
7.4.7 It is therefore considered that these measures will provide enhanced pedestrian crossing 

facilities across the ring road and therefore, in effect, break the collar. 
 
7.4.8 A “Greenway”, a wide planted pedestrian promenade, is proposed to be developed along Royal 

Parade to provide a largely traffic free link from Sutton Harbour in the east and Millbay in the 
west via the City Centre. This is shown on Drawing attached as Appendix 23. This will connect 
the leisure areas of the Barbican/Sutton Harbour, Union Street and the proposed Millbay 
development with the City Centre. The Greenway will connect to the proposed Millbay 
Boulevard, which is part of the Millbay redevelopment plan, at a proposed realigned Union 
Street/Western Approach junction. 

 
 
7.5 Alternative High Quality Public Transport Option 
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7.5.1 A number of alternative transport options, within the City Centre core, have been considered, 
including a number of options for providing transport along Armada Way. These have included a 
“road train”, or some form of full Light Rapid Transit provision.  

 
7.5.2 From discussion with officers, and from an investigation of the current layout and issues in the 

City Centre and having regard to experience in other City’s such as Liverpool, we do not 
consider that either of these options are likely to provide an acceptable or desirable proposal, 
not least because of their impact on shoppers and pedestrians, particularly if intensification of 
activity and improvements to the City centre attraction is sought.  

 
7.5.3 One alternative, we have considered, is provision of a cable car (gondola format) running in a 

north/south direction from the rail station through to the Hoe passing along the length of Armada 
Way, with stops at the central Business district, the City retail core, the proposed new bus 
passenger interchange and the base of the Hoe. 

 
7.5.4 We have undertaken some initial investigation into the prospects for a cable car/gondola and 

this is considered a possible option to assist integration of the railway station and the park to the 
north with the city centre, relocated bus interchange and the seafront to the south. It would be a 
unique interpretation of the Mackay Vision for a high quality public transport route on this 
corridor.  

 
7.5.5 A maximum capacity of 4-8 man gondola system can transport up to 3600 people per hour. This 

has the advantage of a low land take (compared to say light rail, bus lanes) with pylons at max 
100m separation with a footprint at a max 2m x 2m (4m x 4m foundation), meaning it could 
virtually be contained within the existing public highway. 

 
7.5.6 We currently envisage there would be two station terminals, one at the  Train station and one at 

the Hoe, which would require a 20m by 20m square footprint. We would also envisage one or 
more intermediate stations which would need a 10m by 10m square footprint. 

 
7.5.7 Possible extension north from the Railway station across Central Park to the Football ground 

and proposed leisure centre could also provide benefits. 
 
7.5.8 The land take advantage over say a light rail system, which would reduce up front capital costs 

and delivery timeframe as CPO and major road closures might be avoided is significant. 
Furthermore, the cable car alternative is also a more flexible mode of transport in terms of 
topography. This is particularly helpful in connecting the train station which is in a valley and the 
topography undulates quite significantly between the station and the Hoe. 

 
7.5.9 Furthermore, the system is quiet and less polluting than say traditional buses and moving 

gondola cars can be completely separated from pedestrians ensuring no conflicting use of busy 
shopping streets.  Access stations can be provided through new development or lift/stair cores 
within the central area. 

 
7.5.10 In our view, this could provide an exciting new city centre “attraction” for locals and tourists. It is 

beyond the scope of this report to fully assess the practicalities and cost benefits of such a 
system or to examine the details of the visual and amenity impact. However, there are examples 
in other cities where this form of transport has been introduced and we suggest a detailed 
cost/revenue assessment is undertaken.  

 
7.6 Facilities for Cyclists 
 
7.6.1 It is not considered that significant changes are required to the cycle network within the city 

centre, ie within the ring road. As set out in the existing infrastructure section, there are already a 
number of cycle routes into or close to the city centre. We note the City Council’s policies to 
encourage cycling and a number of improvements to cycle routes that are taking place on the 
approaches to the City Centre. 
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7.6.2 Within the city centre, we consider the focus should be on providing appropriate routes to 
locations where pedestrianisation commences and then providing good quality, visible and 
secure cycle parking so that people feel able to leave their bikes for a shopping or other visit. 
The residential development within the city centre should also be provided with appropriate cycle 
parking.  

 
7.7 Highway Infrastructure Improvements 
 
7.7.1 The objective of this study has been to identify highway link improvement schemes that are 

directly related to the city centre AAP and the proposals put forward for development within the 
ring road. The City Council have already or are in the process of undertaking wider, corridor 
based, transport studies which may identify other highway improvement schemes 

 
7.7.2 From our observations of the city and discussions with Council officers, it appears that the ring 

road generally operates satisfactorily. Although there is inevitably congestion at certain peak 
times, this is in common with any successful city. The city centre is already ringed by a dual 
carriageway road and it is unlikely that any significant highway capacity enhancements would be 
appropriate to serve private vehicles.  

7.7.3 The emphasis should therefore be on improving facilities for buses, pedestrians and cyclists and 
facilitating future development opportunities. 

 
7.7.4 In the light of the above, we have investigated a number of highway interventions which would 

have the specific aim of being compatible and enhancing the city centre development proposals 
that are set out elsewhere in this report. There are 4 particular areas of study as follows: 

 
i) Works in connection with Royal Parade/Exeter Street. 
 
ii) Works around Market Square 

 
iii) Works around Colin Campbell Court/Toys R Us 

 
iv) Access to proposed car parks 

 
7.7.5 Each of these areas is considered in the paragraphs below. 
 
7.7.6 Royal Parade/Exeter Street: As indicated earlier in this chapter, removal of through traffic from 

Royal Parade/Exeter Street allows a downgrading of existing junctions. In particular, the junction 
between Royal Parade/Exeter Street and Old Town Street (St Andrew’s Cross) is proposed to 
be significantly reduced in size with a priority junction or signals between Old Town Street and 
Royal Parade. This change will also significantly enhance the environment for pedestrians and 
allow the creation of new pubic realm around St Andrew’s Cross and Charles Cross, and 
possibly buildings. 

 
7.7.7 At the western end of Royal Parade, Derry’s Cross is considered to be an over-engineered 

junction which is not conducive to pedestrian movement and gives car dominance over other 
road users. With the removal of through traffic from Royal Parade, traffic movements in this area 
should be relatively light, comprising vehicles accessing Market Square, Royal Parade and the 
area to the south of Derry’s Cross. We therefore consider that the road alignment can be 
significantly changed with removal of the roundabout and replacement by a single carriageway 
road connecting Raleighs/Market Street to Union Street. The junctions with Royal Parade and 
the link to the south of Derry’s Cross can be either priority or signal controlled junctions (subject 
to further study). 

 
7.7.8 This rearrangement of roads will open up significant areas for improved public realm and 

possibly for development opportunities. 
 
7.7.9 Market Square: The area around the market does not currently fulfil its potential. It is offset from 

the main city centre and does not create a particularly attractive environment. Therefore, we 
have looked at ways in which the area could become more accessible whilst improving the 
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public realm and giving the area a feeling of retail “streets”. City centre streets work well where 
there are certain volumes of traffic, on-street parking etc which bring life to the area. 

 
7.7.10 As part of the Centre Core Phase 2; the proposals for Morley Court or the proposals for Colin 

Campbell Court redevelopment, it is proposed that the roads around the market (New George 
Street, Market Avenue, Cornwall Street and Market Square), be made  into a one-way loop 
which encircles the market and opens up Market Square which is currently used as a services 
are and car park. 

 
7.7.11 The existing sections of New George Street, Market Avenue and Cornwall Street around the 

market would be linked to a new section of road running north to south between Cornwall Street 
and New George Street. In addition, on-street parking bays would be provided which would help 
to reduce the effective carriageway width and slow vehicle speeds. These measures would 
enhance the pedestrian environment by making it less dominated by traffic while opening up 
Market Square to be used as a public space. 

 
7.7.12 We consider these changes to the street scene will bring forward significant benefits to the area 

and give it its own identity.  
 
7.7.13 Area around Colin Campbell Court/Toys R Us: Proposals in this area will be very dependant on 

which development proposals come forward in the area, as well as the final layout of the 
Boulevard to Millbay. Therefore, what we have set out in this report should be seen as ideas in 
principle which would be investigated further and rationalised in association with development 
proposals as they come forward. 

 
7.7.14 The road junction between Union Street and Western Approach is somewhat large and complex 

in nature with traffic being dominant and facilities for pedestrians being poor. It is therefore 
suggested that this junction could be rationalised and turned into a signalised junction by 
removal of the gyratory. However, the final form of this junction will be very dependent on the 
nature of the link to Millbay and how vehicular, public transport and pedestrian links are created 
down to this development. Given the uncertainties over this development at the time of writing 
this report, we have not been able to put forward final proposals for this junction. 

 
7.7.15 A further option is to consider the inclusion of the Toys R Us site within the city centre ring by 

realigning the western approach as shown at Appendix 23 This would be a major intervention 
and be significant in cost terms including the need to relocate Toys R Us. However, it does 
create a larger development site bounded in the west by Western Approach and east by the 
realigned Raleighs. A new, signalised junction would give access to this area which, it is 
envisaged could be developed for a foodstore. 

 
7.7.16 This proposal would require more detailed investigation in association with development 

proposals in this area. 
 
7.7.17 Car park accesses:  Some amendments would be required to junctions on the ring road in order 

to give direct access to new car parks to the north of Cornwall Street as identified in the next 
section. 

 
7.8 Parking Provision  
 
7.8.1 Existing Situation 
 
7.8.2 In order to examine the existing parking supply within the city centre, we have considered 

parking within the ring road plus that available at the Western Approach car park and Toys R Us 
and Guildhall/St Andrew’s Street. This is, broadly, the car parking that would be available to 
shoppers within the city centre. This car parking provision is summarised in Table 4 overleaf. 
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7.8.3 This car parking serves a total of 143,809 sqm of retail space, giving a ratio of 1 car parking 

space per 33 sqm. This compares with existing provision in other, potentially comparable 
centres, as shown in Table 5 below. 

 

 
7.8.4 As can be seen, the currently available car parking spaces is lower than in some comparable 

centres. However, caution needs to be applied when considering both the availability of parking 
within Plymouth and comparisons with other centres. First, it is difficult to derive a precise 
number of car parking spaces available both within Plymouth and within the comparative 
centres. It depends, to a significant degree, which spaces are included (for example, whether 
private but publicly available spaces are included, and how far out of the city centre one goes). 
Secondly, the number of spaces is not the only key criteria. The quality and accessibility of those 
spaces is also important. 

 
7.8.5 Within Plymouth, some of the existing car parking is of poor quality; in particular, the Mayflower 

Street car parks. Anecdotal evidence suggests that car parking is not fully utilised, even at peak 
periods. There has been the addition of new car parking at Drake Circus in recent years.  

 
 
7.9 Future Scenario 
 
7.9.1 As the strategies set out in this report are taken forward, a number of replacement car parks will 

need to be provided. The aim should be to provide car parking in a small number of high quality, 
car parks which are directly accessible from the ring road. These car parks should be designed 
to current standards, well lit and provide good quality links to the retail areas they serve and be 

Table 4: Existing Car Parking Provision City Core 
Car Park No. of Spaces Replaced Under 

Scenario 
Sub-Total 

Mayflower Street (west) 473 Core option  
Mayflower Street (east) 292 Core option  
M&S Court  91 Core option  
Woolworths 46 Core option  
Sub-Total   902 
Colin Campbell Court 247 CCC options 1 & 2  
Toys R Us 168 CCCt option 2  
Western Approach 1142 CCCt option 2  
Sub-Total   1557 
Mayflower House Court 74 North of Mayflower St  
Sainsbury’s (Armada Centre) 438 North of Mayflower St  
Sub-Total   512 
Drakes Circus 1300 -  
Guildhall Square 43 -  
St Andrew’s Street 18 -  
Sub-Total   1361 
Total   4332 

Table 5: Comparison of Car Parking Standards 
 Total Retail 

Floorspace 
(sq ft) 

Total Retail 
Floorspace 
(sq m) 

No. Car 
Parking 
Spaces 

Car Parking Ratio 
(sq m of retail per 
space) 

Aberdeen 1,875,000 174,188 7,500 23 
Swansea 1,652,000 153,471 6,900 22 
Plymouth  1,548,000 143,809 4,332 33 
Exeter 1,245,000 115,661 8,800 13 
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integrated with a variable message signage system providing information on availability of 
spaces. 

 
7.9.2 The proposed retail car parking, for different stages of development is set out below. 
 
7.9.3 Core Option:   
 

• Total:   2,134 spaces 
 
7.9.4 In our assessment we have assumed the following car parks are removed as part of 

redevelopment schemes: 
 

• Mayflower Street, west:    473 spaces 
• Mayflower Street, east:   292 spaces 
• M&S Court:    91 spaces 
• Woolworths:    46 spaces 
• Total:     902 spaces 

 
7.9.4 Therefore, Phase 1: There will be a net increase as a result of the core option of 932 spaces. 

(1,834-902). 
 
7.9.5 Phase 2: A total of 300 spaces is proposed above the department store to be provided as part of 

the Phase 2 with no loss of existing spaces. 
 
7.9.6 Morley Court: A total of 471 spaces are provided at Morley Court with no loss of existing spaces.  
 
7.9.7 Colin Campbell Court:  There are two options under consideration for Colin Campbell Court. 

With Option 1, existing parking to the west of Western Approach, ie the Western Approach car 
park and the Toys R Us car park are retained. A total of 1,067 new spaces are provided to the 
east of Western Approach, with the loss of 247 existing spaces. Therefore, there is a net gain of 
820 spaces. 

 
7.9.8 With Colin Campbell Court Option 2, the existing parking to west of Western Approach road is 

removed. A total of 1,517 new spaces is provided but there is a loss of 1,557 spaces, leading to 
a net loss for 40 spaces. 

 
7.9.9 The above car parking provision, for the different stages of development, related to the retail 

floor areas (GFA) is shown in the table below. 
 

Table 6: Proposed Parking Provision 
Scenario Proposed Car 

Parking Spaces 
Proposed Retail Floorspace 
(GFA) 

Ratio 

Existing 4,332 143,809 1:33 
Core Option 5,264 174,250 1:33 

 
7.9.10 In addition to the above, development to the north of Mayflower Street may include the removal 

of the Sainsbury’s (Armada Centre) parking of 438 spaces and the Mayflower House Court 
which provides 74 spaces. 

 
7.9.11 As can be seen, after construction of the core option, the car parking ratio remains the same as 

existing. This is considered reasonable and strikes a balance between provision of additional 
spaces, to encourage trade to the city centre, whilst not over providing spaces so that 
encouragement is given to use non-car modes. 

 
7.9.12 It should be emphasised that the above figures are approximate and give an indication of 

potential capacity for car parking within the proposals put forward elsewhere in this report. The 
precise number of spaces to be provided will depend upon more detailed assessment in due 
course. 
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7.10 Deliverability 
 
7.10.1 Funding for the strategy set out above will come from a combination of public and private 

sources. If development proposals come forward as envisaged within this document, then these 
will provide a source of some funding. Other developments (for example major housing 
schemes) could also be required to provide funding towards the public transport improvements. 

 
7.11 Further Studies 
 
7.11.1 This section sets out a potential strategy for transport provision within the city centre. However, 

further studies are required to assess the impacts of the proposed interventions. In particular, 
testing is required using the City Council’s Paramics Microsimulation Model. This assessment 
was specifically excluded from the brief for this study. 

 
7.12 Summary 
 
7.12.1The above Transport Strategy has been developed within the context of current City Council 

policies as set out in the Core Strategy and LTP2. The aim of the strategy is to support the 
proposed city centre development framework as set out elsewhere in this report. 

 
7.12.2 The strategy has addressed all relevant modes of transport and has sought to strike a balance 

between the needs of those accessing the city by private car and providing encouragement to 
transfer to other modes of transport, eg public transport, walking and cycling. 

 
7.12.3 The key suggested interventions are as follows: 
 

• Creation of a high quality bus facility on Royal Parade and Exeter Street (west) which 
would be closed to all other traffic (except service vehicles outside normal shopping 
hours). 

 
• Enhancement of pedestrian and cycling crossing points around the ring road whilst 

maintaining capacity for traffic and buses, with introduction of variable message signage 
system for advance parking availability warnings.  

 
• Downgrading of the existing junction at Derry’s Cross and the junction of Royal 

Parade/Exeter Street (west). 
 

• Introduction of an urban street pattern around the existing market area with short term 
on street parking, thus encouraging accessibility and vitality . 

 
• Reconfiguration of the Union Street/Western Approach junction to incorporate the 

proposed link to Millbay and improved environment/safety for pedestrians. 
 

• Potential moving of Western Approach adjacent to the Toys R Us site to create an 
improved development opportunity within the ring road. 

 
• Provision of new, high quality, car parking accessed directly from the ring road and 

removal of ad hoc small car parks within the centre. 
 

• Potential of a cable car link from the rail station (or a point further north) to the City 
centre, The Hoe and the Waterfront to provide an effective public transport link as well 
as a tourist attraction. 
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8.0 DEVELOPMENT OPPORTUNITIES  
 
Set out below are principal development options being considered, along with suggested alternative 
options for the key City Centre blocks. An indicative programme for implementation of each of the 
interventions is attached as Appendix 24. 
 
 
8.1 Cornwall Street  
 
8.1.1 Major Intervention Option - Phase 1  
 
8.1.2 The Phase 1 retail/residential development would consist of approximately 70,000 m² of 

development with an additional anchor store.  The main concepts for this phase are:  
 

�  A new strong retail street is created 
� Creates sufficient retail to support a new Anchor Store 
� A two level retail street 
� Upper level access across Armada Way 
� New public square at Armada Way – Cornwall Street intersection 
� Possibility of creating a new event space on Armada Way overlooked by upper level platform 
� Integrated servicing and parking 
� Three levels to Department Store with linked parking 
� Eastern parking extends up to roof level 
� Rooftop residential with roof garden amenity and views over City Centre, providing 

approximately 500 units 
� Possible opportunity for relocation of the Methodist Church 
� Parallel revitalisation of landscape treatment along New George Street to improve pedestrian 

environment. Create a central zone for landscape and kiosks similar to parts of Las Ramblas in 
Barcelona 

 
8.1.3 Major Intervention Option - Phase 2  
 
8.1.4 This phase will provide: 

 
� New Arcade linking New George Street and Cornwall Street 
� Prime retail extended towards the Pannier Market 
� Increases retail spread but still related to new anchors and high levels of footfall 
� Extends residential and commercial over retail 
� Comprehensive residential presence in the city centre established 

 
 

8.1.5 Minor Intervention Cornwall Street East   
 
8.1.6 An alternative minor intervention providing additional modern and deep units on Cornwall Street 

east, on the northern side of the street does not deliver a material increase in the strength of the 
City Centre and is not recommended as a way forward to protect the status and future viability of 
the City Centre. 

 
� It does not address the issue of reinforcement of anchors 
� Significant higher values not established 
� Catchment area is not materially improved  

 
 

8.2 Colin Campbell Court    
 
8.2.1 Existing Proposal Option  
 
8.2.2 There is a current planning permission for development of Colin Campbell Court.  This is not 

currently being developed having been cast into doubt following the recent decision by the 
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Secretary of State dismissing the proposed CPO, partly on the grounds that its viability was 
uncertain. 
 

8.2.3 The West End study proposes a different approach where the area is characterized by quality 
architecture, cafes, restaurants, art, quality City Centre living, a tight grain of streets, and high 
quality niche retail. In our proposal the area becomes an environment which associates itself 
with and complements the Theatre Royal, the new public space at Derry’s Cross, the new 
market and which has a seamless relationship with proposals for Millbay.  Ultimately new links 
would be made to the area from Derry’s Cross and Union Street. 

 
8.2.3 Alternative Proposal  
 
8.2.4 An alternative proposal has been developed that locates a new food based retail anchor on the 

site. This in conjunction with existing Pannier Market will help underpin footfall and retail activity 
in this part of the City Centre and encourage the use of the City Centre for food retailing and 
gastronomy orientated shopping trips on a regular basis. The combined pull of these two 
complimentary offers to create the foundations for a new ‘specialised food orientated’ district at 
the western end of the City Centre, will ensure the City centre is more able to compete with off 
centre food store provision. 

 
� A new supermarket based on large format store 
� This is likely to create an Anchor to the West End 
� Access to the store can be provided from Western Approach 
� Car parking above the store can have residential facing the street avoiding inactive street 

frontages. 
 
8.2.5 Alternative Radical Proposal 
 
8.2.6 This proposal aims to both improve the current vehicular gateway to the City Centre via Western 

Approach and enhance the development potential of Colin Campbell Court area of the City. The 
road could be diverted through the Toys R Us site, requiring its relocation and new residential 
frontages and ‘boulevard’ landscaping assist in creating a new gateway to the West End.  
 

� A major new food superstore. 
� May include Toys ‘R Us site and diversion of Western Approach 
� This helps remove unsightly development on the road 
� Could potentially replace shops on Union Street/Derry’s Cross 
� May include removing of the footbridge 
� There would be a larger residential component 
� Road re-alignment could also help create a new public green space at Derry’s cross that might 

enhance the Theatre Quarter. 
 

8.3 Morley Court  
 
8.3.1 Redevelopment Option 1 
  
8.3.2 The regeneration of the West End may create an opportunity to redevelop Morely Court. The 

site’s frontage on Western Approach would be important as the road is a major vehicular access 
to the City centre.  

 
8.3.3 This option may include the following :- 
 

� A Community facility (eg Primary Care Trust unit, possible replacement Methodist Hall) that 
forms a landmark that could be positioned at the end of Cornwall Street 

� Public car park integrated with residential buildings 
� Removal of major negative buildings on Western Approach 
� New/replacement residential apartments. 
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� New start up retail business centre 
 
8.3.4 Redevelopment Option 2 
 
8.3.5 This option would be as outlined above but without the involvement of a  Community facility.  

The introduction of indoor retail start up business premises consisting of a number of small 
showrooms, design studio, retail outlets similar to Allfecks Palace, Manchester or Custard 
Factory, Birmingham to aid start up businesses unable to pay full rents and rates associated with 
standard retail premises. 

 
8.3.6 Refurbishment Option 
 
8.3.7 Refurbishment would involve the retention of existing residential accommodation but introduction 

of building fabric repair, landscaping and environmental improvements. 
 
 
8.4 Mayflower Street North and North Cross Island  
   
8.4.1  Central Business District/Mixed Use Option 
 
8.4.2 The existing retail around Mayflower Street is not very successful as it falls outside the primary 

retail circuit. This option explores the possibility of comprehensive new development on this site 
which may include iconic office and mixed use building on the North Cross Island, possible 
improvements to pedestrian linkages, to the University and train station, the provision of a mix of 
uses that could complement both City Centre and University Quarter functions including offices, 
hotel, City living, student accommodation and general residential with restaurant uses at ground 
floor.  

 
8.4.3 This option may include: 

 
� Removal of Armada Centre and Sainsbury.  
� Commercial lead mixed use area with residential and offices, and University related uses 

including student accommodation. 
 

There is potential to create a new pedestrian link from the University with a new public square 
flanked by A3 units creating a gateway to Armada Way Gateway residential and commercial 
towers to north.  

 
8.4.3 Alternative option  
 
8.4.4 Incremental redevelopment for offices, residential, hotels and catering as existing facilities 

become obsolete, with iconic mixed use building on North Cross. 
 
 
8.5 Civic Centre   
 
8.5.1 Option 1  
 
8.5.2 In accordance with the vision, Royal Parade could be downgraded for vehicular access being 

ideally suited for a buses only route and  a new public pedestrian boulevard linking Millbay, 
Sutton Harbour, The Hoe and the City Centre. The Civic Centre site is centrally located on this 
key axis where it meets the key north/south axis of Armada way and its location adjacent to the 
improved ‘Cultural Quarter’ (centred around the Royal Theatre), and the enhanced Royal 
Parade lends itself to leisure themed uses. The possible redevelopment of the Civic Centre site 
for:  

  
� Mix of commercial leisure (including a cinema), residential, hotels and catering. 
� Improved public realm; including a new public square near the theatre 
� Access at ground level to the leisure unit above; with car parking below 
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� Active frontage to Armada Way improving the setting of listed gardens 
 
 
 

 
8.5.3 Option 2 
 
8.5.4 In light of the spot listing of the Civic Centre by English Heritage, some doubt has been cast on 

the prospects for redevelopment. This may require a revision to the commended strategy and 
consequently as a fall back, a strategy based on refurbishment of the existing premises may 
need to be brought forward. It is premature and beyond the scope of this study to assess 
whether refurbishment is economically viable given the existing condition of the building. 
Nevertheless on the assumption that refurbishment is possible (perhaps with grant aid) then we 
would envisage the building being either retained for civic centre uses or converted to 
residential, hotel, offices or educational purposes (eg mooted School of Architecture). However 
in our view this would detract from the sites beneficial location for leisure uses and would 
probably mean the commended new Civic Quarter be abandoned and refocused in the existing 
location and the new commercial leisure offer be directed to the Bretonside Bus Station site.  

 
 
8.6 Bretonside 
 
8.6.1 Redevelopment Option 1: New Civic Centre  
 
8.6.2 The site at Bretonside could be key to any plans to improve the connections between the City 

Centre, Sutton Harbour and the Barbican. 
 
This options may include: 
 

• Redevelopment after redistribution of buses to Royal Parade  
• Level difference across the site utilised to provide parking at lower level accessed from 

Bretonside 
• Link to Barbican enhanced with at grade connection from Royal Parade 
• New Civic offices with A3 units at ground level facing onto improved Royal Parade  and new 

route to Sutton Harbour. 
• Possibility of Civic offices linking to existing bank building 

 
8.6.3 Redevelopment Option 2: Offices, Hotel and Residential 
 
8.6.4 As option 1 but assuming Council offices do not relocate with mixture of offices, residential 

and/or high quality hotel above with roof gardens used extensively  
 
8.6.5 Redevelopment Option 3: Commercial leisure 
 
8.6.6 Refurbishment Option: Retention and upgrade of Bus station. 
 
8.6.7 Retention of bus station, with full refurbishment and introduction of undercroft car parking with 

raised bus station to Exeter Street level. 
 
8.6.8 In the event that economic refurbishment or redevelopment of the existing civic centre for 

leisure/hotel uses is not permitted or possible as a result of the spot listing, we consider the 
commercial leisure proposals including hotel, cinema and restaurants as the most viable option 
for this site.  

 
 
8.6 Markets Quarter  
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8.7.2 Pannier Market is an important landmark in the City Centre. It is well used but lacks provision of 
usable out door space. The concept under consideration for this site is for limited intervention, 
principally public realm improvements and some limited new A3 and retail units. 

 
• New out door Market on new public square to east of Pannier market 
• New kiosks provision facing the market square to screen rear elevations 
• Improved public realm and lighting and on street short term and evening parking through 

introduction of one way circulatory.  
• Improved visibility to the square from New George Street 
• New alignment to road with provision for out of hours servicing  

 
8.7 Drake’s Circus Extension 
 
8.8.1 Redevelopment Option 1 
 
8.8.2 Drake’s Circus shopping centre is a cul de sac scheme. It is possible that further consideration 

could be given to whether, during the LDF period or even beyond to 2026 it is possible to 
reconnect the eastern extremity of the existing shopping centre back to New George Street to 
complete the retail circuit and strengthen this part of the City, particularly if the Cornwall Street 
options come forward. 

 
8.8.3 This option considers a two level retail environment with additional catering uses fronting Royal 

Parade/Exeter street with offices and an extended car park over. This scheme could be 
encouraged at anytime during the next 15 years at the earliest opportunity, perhaps in 
conjunction with Bretonside redevelopment and certainly upon any relocation of the telephone 
exchange. 

 
8.8.4 Redevelopment Option 2 
 
8.8.5 As an alternative, we would consider catering, leisure and office uses would be suitable fronting 

Royal Parade reflecting the commended new civic quarter proposals.   
 
 
8.9 Quarter Definition  
 
8.9.1 Given the extensive geographical spread of the City Centre, we consider there is much merit in 

identifying themed quarters so as to encourage repeat visits for a variety of principle purposes 
whilst not discouraging multiple purpose trips as illustrated in Appendix 25. 

 
8.9.2 The Development strategy outlined above promotes a core attractor development strategy that 

corresponds with this aim.  This is as follows:- 
 
 (1)      Prime Retail Quarter :  

Drakes Circus Shopping centre 
New George Street East 
Central Armada Way 
Cornwall street East  

 
(2) Value Retail Quarter 

  New George Street West 
 
 

(3) Food/Gastronomy Quarter 
Frankfort Gate,  
Pannier Market  
Colin Campbell Court 
 

(4) Independent Boutique Quarter 
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Cornwall street West 
 
 (5) Evening Leisure/Restaurant Quarter 
  Royal Parade 
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9.0 IMPROVEMENTS TO THE PUBLIC REALM  
 
9.1 Environmental Improvement 
 
9.1.1 Platform Crossings and Subway Enhancement  
 
9.1.2 Key gateway locations into Plymouth including the principal access route into the City Centre 

from the station, is by means of subways.  As outlined previously, the subway creates a poor 
impression as an entrance to the shopping area and city centre. In addition the elevated bridge 
at Frankfurt gate is not user friendly. At grade crossings conflict with the heavy traffic flows, but 
are usually, more natural desire line routes for pedestrians. In our view there is scope for both at 
grade, platform crossings as well as a radical redevelopment of the northern island site as 
referred to above providing separated pedestrian crossings but through a vastly improved 
environment. 

 
 
9.2 Pavement Treatment and Street Lighting  
 
9.2.1 While much work has been undertaken in recent times to enhance the pedestrianised areas 

associated with the City Centre, there is also a need for on going maintenance to ensure that the 
environment remains safe and secure and does not fall into a state of disrepair.   This is partly 
due to the use of pedestrianised areas by service vehicles as referred to below.  Street lighting 
also needs to be extended and well maintained. 

 
 
9.3 Street Cleansing  
 
9.3.1 Many cities now have a policy of cleansing their streets on a daily basis, to ensure that 

pedestrian areas are kept clear of litter and dirt.   
 
 
9.4       Street Furniture and Landscaping  
 
9.4.1 A coordinated nature should be provided throughout the City Centre, particularly in the form of 

uniform seats and benches.  Appropriate works of art may also prove attractive if well positioned 
and of a high quality.  Robust landscaping could soften the environment.   

 
 
9.5       Information and Signage 
 
9.5.1 The introduction of further signage throughout the City is of key importance in passing on 

information to shoppers and visitors to the centre.  Linkage between the various “quarters” of the 
City Centre including retail, leisure, restaurants, tourism, business and arts and culture are all 
key elements of an integrated strategy.  Well, located and specific signage helps to create a 
more functional centre, where the visitor is never in danger of becoming lost or isolated.   

 
9.5.2 The creation of information points throughout the centre would be of considerable benefit, 

particularly at transport nodes and also in areas of prime pitch.  Such information boards within 
the retail area could carry details of events and attractions elsewhere within the City Centre.   

 
 
9.6       Pedestrian Priority 
 
9.6.1 In order to fully integrate the different and varied elements of the City Centre, it is important that 

pedestrian movement is uninhibited.  
 
9.6.2 It is considered that it would be appropriate to review the loading and unloading arrangements 

for key retail areas that are currently pedestrianised to establish opportunities for removing 
service vehicles entirely from the centre during shopping hours, say 8am – 6pm.   
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9.7 Shop Fronts and Displays 
 
9.7.1 City centre strategies should, by their nature, be comprehensive and holistic.  A number of 

deficiencies have been identified within the City centre which need to be addressed. 
 
9.7.2 While the development of new floorspace is the largest tangible investment prospect for a city 

centre, there are many other initiatives, which would help to enhance the overall shopping 
experience.  These factors can play a major role in changing the perceptions of a centre and in 
turn enhancing its market share.   

 
9.7.3 The success of individual initiatives depends to a large extent upon the trading fortunes of 

operators, both individually and collectively.  This strategy has sought to identify locations for 
future development, which will increase activity in different parts of the shopping centre, thus 
anchoring different areas.   With the increased linkage and pedestrian movement creating 
vibrancy and vitality it is considered that the incentive would exist for local shop-keepers to 
enhance shop fronts and formats, thus lifting the overall tone of the centre. However, 
consideration should be given to incentives for shop keepers to enhance the appearance of their 
shop fascias and displays. Introduction of some guidelines, focussing on themes and 
differentiation throughout the centre should be considered.  What is suitable for prime pitch is 
not necessarily suitable for the market quarter for example. Aligning with branding, signage and 
clever use of colours to assist orientation is commended.  

 
 
9.8     Car Parks 
 
9.8.1 It is considered that the City Centre suffers from a car parking deficiency.  The existing car parks 

are in disparate locations and the poor quality of many of the existing car parks prevent greater 
usage.  This has a knock on effect on the attraction of the City Centre, particularly for the more 
mobile and wealthier customer from the outlying catchment.   

 
9.8.2 As a consequence, there is a specific need to raise the standard and environment of individual 

car parks, and to support these with security measures to ensure that customer safety is at a 
premium.  The City Council should play a leading role in this process, particularly with the car 
parks that it manages.  It should also seek to open dialogue with other car park operators to 
establish opportunities for enhancement. 

 
9.8.3 The operation of City Centre car parks should be systematically reviewed and an assessment 

made of appropriate management systems.  Pay and display car parking is likely to prove less 
attractive to shoppers in the City Centre than ticket parking with pay on foot.  This gives a 
greater perception of security. 

 
9.8.4 In addition, each car park should have greater security presence, better lighting and an on-going 

repair programme and space availability should be advertised through a variable message 
signage system to avoid unnecessary search time and congestion in the City centre.  We believe 
plans are in hand to upgrade the car parking facilities in the City Centre. 

 
9.8.5 City Centre car parks, if well managed, can be valuable assets to a centre, as increased usage 

enhances revenue profile and encourages shoppers into the City Centre  
 
9.8.6 The City Council, in association with other car park operators should also consider the benefits 

of coordinated and automated car park use signage, identifying in key locations on the principal 
routes into the City Centre which car parks currently have capacity and which are full, directing 
drivers to appropriate locations.    

 
 
9.9     Accessibility 
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9.9.1 A key factor, in terms  of the attraction of an individual shopping location, is accessibility both in 
relation to the catchment area as a whole and, at a more immediate level, within the City Centre 
itself.   

 
9.9.2 There is, however, a need for the existing transport nodes and inter-changes to be integrated to 

a greater degree within the City Centre, to ensure an ease of movement around and throughout 
the City Centre, particularly for the benefit of those who do not have access to a car.  Careful 
consideration should be given to integrated public transport schemes in future 

 
 
9.10 Security 
 
9.10.1 The perceived danger of crime within any City Centre is a significant issue to those customers 

wishing to undertake a shopping trip.  It is also a key consideration to retailers considering 
locating within a city. It particularly affects the elderly and more affluent customers from outlying 
settlements. 

 
9.10.2 While the proposed development formats outlined above, create a managed environment, to 

overcome certain security concerns, there is a need to address these issues in the remainder of 
the City Centre. Introduction of residential accommodation, as commended as part of this 
strategy will improve security especially at night. 

 
9.10.3 An extension of the CCTV system, in discreet locations, would provide many benefits.   
 
9.10.4 It will be necessary for the City Council to discuss the issue of security to a greater degree with 

existing store operators and police liaison groups, to ensure that whatever is proposed to 
overcome the perception of crime is both workable and capable of being policed.  

 
 
9.11 Building Stock 
 
9.11.1 To ensure that the existing buildings within the City Centre are retained at a high standard, it 

would be appropriate to undertake a systematic review of all buildings where environmental 
improvements would benefit the shopping centre as a whole.   Such a review would be a prelude 
to an approach to individual owners to encourage improvements and to seek mechanisms for 
funding. 

 
 
9.12  Policy 
 
9.12.1 In order to secure long term benefits for the City Centre, which are clearly desired, the City 

Council needs to identify a policy approach which will allow it to exert greater control over certain 
areas, whilst remaining flexible and pragmatic in others.  This approach would allow the Council 
to respond to changing circumstance effectively, presenting a proactive aspect to the 
prospective investor and the community as a whole.   

 
9.12.2 As a consequence, the policy initiatives identified herein are for consideration by the City 

Council and could form the basis of the City centre Action Area Plan. 
 
9.12.3 Given Plymouth’s retail status, it would be appropriate to emphasise in terms of policy the need 

to safeguard and protect the City Centre.  Such a policy should be based upon the protection of 
core interventions outlined above and then to a sequential approach towards site selection. 

 
9.12.4 The Council should emphasize a generally restrictive policy towards out-of-centre open A1 retail 

development, in order to protect the City Centre from potentially harmful retail impact.  The 
rationale of this strategy, is to safeguard and enhance the market share of the City Centre, 
which would be undermined if out-of-centre development is promoted. Consideration as to the 
emerging policy at Derriford, should ensure that in the short to medium term this is focused on a 
convenience anchored district centre providing a mix of local services.  It should not deliver shop 
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units of a size, scale and quantum that could generate a significant comparison offer and 
undermine the City Centre’s shopping role in the short or medium term. 

 
 
9.13 Retail Frontages 
 

The Council may consider reviewing the designation of retail frontages within the Core area. In 
particular we would recommend greater clarity on flexibility over use. The Council should 
designate Cornwall Street (east), New George Street (east), Armada Way (central block) and 
Drakes Circus as primary. Cornwall street (west) New George Street (west), Colin Campbell 
Court,  Market Avenue and Armada centre as secondary,  allowing A1, A2, A3 and D2 uses and 
designate Royal Parade, Frankfurt Gate as tertiary where A1-A5 and B1 would be appropriate.   

 
 
9.14 Art 
 

It is recognised that the Council already have a policy relating to public art. It is considered that 
this policy should be pursued wherever possible with applicants.  This would require a 
coordinated strategy, identifying suitable public art and locations should be pursued.  
Consideration to a consistent theme (such as Sheffield’s water theme) rather than ad hoc 
initiatives should be pursued. 

 
 
9.15 Market 
 
9.15.1 It is recommended that the Council seek the provision of a  quality outdoor market within the City 

Centre.  A suitable location should be identified in close proximity to the existing Pannier Market, 
having regard to the space requirements of a semi-permanent market and the benefits which 
such a market might have upon surrounding shopping streets. This offer should allow for 
alternating themes. 

 
9.15.2 Par In order to secure long term benefits for the City Centre, which are clearly desired, the City 

Council needs to identify a policy approach which will allow it to exert greater control over certain 
areas, whilst remaining flexible and pragmatic in others.  This approach would allow the Council 
to respond to changing circumstance effectively, presenting a proactive aspect to the 
prospective investor and the community as a whole.   

 
 
9.16 Parking Policy 
 
9.16.1 All car parks need to be priced on a common basis, removing long stay parking or preferably 

introducing pricing mechanism to discourage long stay parking, converting car parks to machine 
pay on foot, removing small car parks except for disabled access only and the limited on street 
provision to aid the west end, ensuring a city wide parking information system is in place. 
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10.0 CONCLUSIONS AND RECOMMENDATIONS 
 
10.1 Strengths and Weaknesses 
 
10.1.1 Having assessed the existing retail and leisure profile of the City Centre and undertaken a 

detailed analysis of the City Centre within the context of  competing  and comparable centres, 
we consider that Plymouth City Centre has whilst remaining a relatively strong centre, has been 
gradually losing its status at the expense of competing centres and its influence within the Devon 
and Cornwall peninsular has waned since its hey day in the 1960s. This will continue with the 
gradual deterioration and increasingly obsolescent city centre property stock if left unchecked. 

 
10.1.2 With the threat posed from new competing developments and deterioration of the building stock, 

we consider that further decline in status is inevitable in the absence of securing significant 
additional development in the City Centre within the policy framework period. 

 
10.1.3 At present, we are of the view that Plymouth, although benefiting from one of the largest 

catchment populations, provides an insufficient retail offer to maintain it’s status and serve a 
growing population effectively or truly act as a fully effective regional centre for the south west 
peninsular. 

 
10.1.4 However, Plymouth has a number of strengths and a diverse range of support facilities. 

Furthermore, in the event that the City can provide the right opportunity, it should be possible to 
lift the retail status of the centre and enhance its role and attraction and re-establish itself as a 
justifiable regional shopping destination. 

 
10.1.5 The significant environmental improvements which have taken place in the City, as well as the 

long awaited completion of the Drakes Circus Scheme, have enabled some commendable 
recovery in the retail offer.  However, this has not resulted in the full protection of the City’s role, 
function and status or fully recovered lost ground.  

 
10.1.6 We are of the view that Plymouth remains vulnerable to the loss of market share to outlying town 

and city centres as well as off centre developments including Cribbs Causeway. It is the most 
mobile and wealthy resident population beyond the fifteen minute catchment which are most 
likely to be attracted to these competing facilities with adverse affects on the city centres market 
share and ability to attract key occupiers which determine shopper locational choice. 

 
10.1.7 Retail status is fundamentally based on maintaining and attracting key anchor stores in order to 

support continual renewal and redevelopment of the urban fabric.  In the absence of major new 
retail development Plymouth ’s market share will continue to be eroded. The opening of the 
Exeter Princesshay scheme and the anticipated opening of the Bristol Cabot Square scheme, 
promoted by Land Securities and Hammerson respectively, along with further expansion and 
significant emerging proposals in surrounding centres mean that Plymouth cannot be 
complacent.  

 
10.1.8 Consequently, we are of the view that the Council should be proactive in promoting the City at all 

levels of policy and to the wider community. It should prepare and provide a consistent delivery 
mechanism and message to build confidence that difficult decisions can be made efficiently.  

 
 
10.2 Market Opportunities 
 
10.2.1 There is the clear opportunity to plan for and attract major investment by development, to secure 

key tenants and to act as a catalyst in the raising of the status and the profile of the City Centre.  
If achieved this would protect and enhance the City’s current market share and enable Plymouth 
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to compete effectively with the surrounding towns and shopping centre developments.  
Incremental improvements will not substantially counter the current trend of market place erosion 
or decay of the urban fabric. 

 
10.2.2 It is our view that in order to raise the profile of the City Centre the City Council needs to 

consider the promotion of a core major development to secure key new department store 
occupiers and provide the critical mass of retailers across a wider market sector profile, 
particularly higher price point fashion. 

 
10.2.3 In addition to a major development proposal we consider that there are a variety of other 

development opportunities  which will assist in widening the City Centre’s offer and draw, help 
define quarters and secure long term vitality and viability to the City Centre as a whole. 

 
10.2.4 We have assessed, in detail, a number of identified development sites in the City Centre and 

compared their locational characteristics and suitability to satisfy identified market opportunities.  
We are of the view that only the Cornwall Street site is appropriate in locational terms and likely 
to be capable of delivery and able to accommodate the major development commended, without 
adversely affecting trading performance at the rest of the City Centre during the period of 
redevelopment.  

 
10.2.5 We have undertaken a design feasibility assessment for this major intervention and are 

confident that an appropriate solution, capable of satisfying  future retail need is likely to be 
physically and financially achievable.  This initiative, along with the others should be capable of 
attracting the major occupiers and development and investment community at the appropriate 
time. 

 
 
10.3 Catchment Potential 
 
10.3.1 Having regard to the assessment of retail capacity the potential for sustainable growth is 

identified.  In terms of floorspace, this would represent a significant increase in the City Centre. 
While this would represent a significant enhancement to the retailing within the City Centre it 
would necessarily result, initially, in a certain amount redistribution of trade across the centre.  

 
10.3.2 It should be emphasized, however, that this redistribution of trade would be a relatively short-

term situation as the trading benefits associated with the new floorspace would lift the Centre as 
a whole, creating a greater overall attraction. 

 
10.3.3 This increase in the level of City Centre trade as a whole would be significant and under current 

and predicted circumstances it would increase the market share within the principal catchment 
area by 2021.   

 
10.3.4 This level of growth and increase in market share is certainly achievable and sustainable in retail 

terms for the following reasons: 
 

i Growth in comparison spending on a national, regional and local basis is predicted to remain 
high. . 

 
iii The attraction of the city centre will increase throughout the region, thus broadening its 

appeal and widening the catchment area and trade draw to the centre. 
 
iv The floorspace levels are a reflection of known and anticipated market demand, where much 

of the new floorspace would be taken up by operators new to the city centre and the 
extension would remove existing floorspace 

 
v It is anticipated that key anchor retailers could be attracted to the City Centre, in the form of 

department stores, which in turn, tend to have a significant draw within a region.  
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10.3.5 As a consequence, it is considered that in retail terms the prospect of an increase in market 
share for Plymouth City Centre by 2021 would be achievable in terms of the growth in available 
expenditure which is available to the catchment area and desirable in terms of the long-term 
future of the City Centre.    

 
10.3.6 We have considered the potential future catchment of the City, should it attract key occupiers. 

We are of the view that there is a positive case to put to encourage their investment within the 
City within the next 8 to 12 years. We are confident that the interventions commended within this 
report are realistic and deliverable during the course of the policy framework period. 

 
 
 
10.4 Policy rationale 
 
10.4.1 While it is anticipated that considerable growth in the City Centre would be sustainable in retail 

terms, it is also necessary to establish whether a policy rationale exists for this scale of 
development.   

 
10.4.2 In this respect, current national planning policy confirms at PPS6 the need to plan for growth 

whilst also emphasising the need to focus retail development in central locations, to the benefit 
of choice, competition and linkage within a centre where the benefits pass on to the consumer. 

10.4.3 As a consequence, any significant development proposals must have a strong linkage with 
Plymouth City Centre to ensure that other businesses benefit from the increase in activity that 
would be associated with development, but also to ensure that all residents within the catchment 
area have the ability to reach the enhanced facilities by a choice of means of transport. In this 
respect, development proposals should be sustainable.   

 
10.4.4 In terms of regional planning guidance, it is confirmed that the region has an established 

hierarchy of shopping centres with Plymouth being after Bristol the major facility.  On this basis, 
there can be no question that the City Centre should provide a focus for major retail expansion.   

 
10.4.5 At a local policy level, the emerging Core Strategy is predicated on the basis of the City Centre 

growing to meet an enlarging catchment and remaining a major regional focus. The City centre 
AAP will need to reflect this and must therefore allocate land for development commensurate 
with this strategic objective. We attach a suggested local plan AAP allocation diagram as 
Appendix 26. 

 
 
10.5 Recommendations  
 
10.5.1 We set out above recommendations as to where Council and partner agency policy and 

resources should be targeted over the next 15 years as far as the City centre is concerned. 
There is clear potential to ensure Plymouth takes its rightful place as an important European City 
and as the regional economic backbone for Devon and Cornwall. 

 
10.5.2 Central to this will be ensuring a holistic, complimentary and streamlined delivery process driven 

by aligned and proactive policy makers at the heart of the process. This strategy is intended as a 
working tool to guide the Council in the early stages of delivering a refreshed City centre during 
the next 15 years. It is not focussed on one large project, it is the collective whole, driven by a 
desire to see City centre wide improvements which lies behind the commended interventions 
detailed above.  

 
10.5.3 We nevertheless consider that maximum impact will be brought together by a combination of 

seeking to deliver Cornwall Street Phase 1 and  Phase 2 as part of a core strategic development 
objective. In our view this could significantly raise the profile of Plymouth as a major modern 
European city. Attached as Appendices 27-30  are a series of images suggesting what this 
intervention could mean in design and built form. 
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10.5.4 It is delivery of a renewed and successful City centre, fit for purpose for the challenges of the 
21st century that have guided our thoughts, not the narrow confines of one specific project 
suggestion or immediate market opportunity. Attached as Appendix 24 is an indicative 
programme for the implementation of the above holistic strategy. 

 
10.5.5 We jointly commend the above strategy to the Council and its partner agency the City Centre 

Company. 
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