


APPENDIX 1 

THIS IS DOCUMENT PCC CS022. 

 

IT IS A REVISED VERSION OF THE SUBMITTED CORE STRATEGY, 
WHICH INCLUDES: 

 THE CHANGES REQUIRED TO MAKE THE DPD SOUND (AS 
PER THE RECOMMENDATIONS IN THE BODY OF THIS 
REPORT); 

 MINOR CONSEQUENTIAL CHANGES; AND 

 EDITING IMPROVEMENTS TO REMOVE UNNECESSARY 
SUPPORTING EVIDENCE.   

FOR THE AVOIDANCE OF DOUBT, ALL CHANGES ARE 
RECOMMENDED BY THE INSPECTOR.  

 

Douglas Machin 
Inspector  

30 March 2007 

 

 



Contents 
1 A Plan for Plymouth 2006-21 2 

2 The City Vision 8 

3 Building Sustainable Linked Communities 13 

4 Delivering the Quality City 18 

5 Area Visions and Strategies 
Devonport 
Millbay and Stonehouse 
The City Centre and University 
The Hoe 
Sutton Harbour 
East End 
Central Park 
North Plymstock (including Minerals) 
Derriford and Seaton 
Plymouth Sound and Estuaries 

24 
26 
29 
33 
37 
41 
45 
49 
53 
57 
61 

6 Economy 64 

7 Shopping 72 

8 Cultural Uses & the evening / night-time economy 83 

9 Education 87 

10 Housing Provision 90 

11 Natural Environment 101 

12 Minerals 113 

13 Waste  118 

14 Transport and Communications 124 

15 Community Health, Safety, Well-being & Social Inclusion 134 

16 Managing the Impacts of Development 139 

17 Monitor and Manage 143 

 Glossary of Terms 154 

 

Adopted April 2007  Page 1 





1. A Plan for Plymouth 2006-21 
Introduction 
1.1. Plymouth has a special role in the South West region.  It is the second largest city 

after Bristol.  Together, they perform critical and complementary roles at opposite 
ends of the region.  Bristol is at the core of the north of the region, providing 
connections to the West Midlands, South East and Wales.  Plymouth’s role is to 
‘become the economic hub of the far South-West’, meeting the needs of its sub-
region, as well as providing links to Europe, by sea and air - contributing to both 
regional and national prosperity. 

1.2. Plymouth’s superb natural setting shapes the city’s image and plays a major role in its 
development.  Not only do these factors impact on the city’s development, but they 
also make it a very attractive and distinctive location for both residents and visitors 
alike. 

1.3. While the quality of life that the city can offer is second to none, Plymouth does 
experience the problems common to many major urban areas.  It has some significant 
pockets of deprivation, structural problems with the economy and much of the city’s 
fabric is tired and in need of investment.  But the city is changing.  There is a new 
confidence and effective partnership working that is delivering major investments 
which are transforming the city’s skyline. 

1.4. Perhaps of all the major urban areas in the region, Plymouth has the greatest scope 
to continue to accommodate significant change in a sustainable way.  Its form is such 
that substantial development opportunities can be identified within or very well related 
to the main urban area and its major transport routes.  

1.5. The purpose of Plymouth’s Local Development Framework (LDF) is to take a long 
term view which supports Plymouth’s transformation into one of Europe’s finest 
waterfront cities, creating a sustainable city for the future where people choose to live 
because of its vitality and quality of life. 

Plymouth’s Core Strategy 
1.6. This document sets out a spatial 

planning framework for the long term 
development of the city, ensuring that 
investment decisions are not made in 
isolation, but are properly co-ordinated, 
with a focus on promoting the principles 
of sustainable development.  It has 
been prepared taking into account the 
views of all sections of the community 
and stakeholders, as well as  

Key Sources: 
o Regional Planning Guidance for the South 

West 2001-16  – GOSW 
o Draft Regional Spatial Strategy for the South 

West 2006-26 - The South West Regional 
Assembly 

o Devon Structure Plan 2001-16 – Devon County, 
Plymouth City & Torbay Councils, Dartmoor 
National Park 

o Plymouth Sustainable Growth Study (2003) – 
Llewelyn-Davies 

maintaining consistency with national and regional guidance.  It also provides a spatial 
expression of the city’s Community Strategy (“Towards a Sustainable Community 
Strategy”), as well the city’s other key strategies. 

1.7. The Core Strategy is a strategic document providing broad guidance on the scale and 
distribution of development and the provision of supporting infrastructure.  It contains 
‘higher level’ policies for delivering the spatial vision, guiding broad patterns of 
development and constraint.  It also contains policies setting out the criteria to be 
taken into account by the Local Planning Authority in determining proposals for 
development and the use of land and buildings. 
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1.8. The Core Strategy will be supported by the following statutory Development Plan 
Documents (DPDs): 
• Area Action Plans, providing a framework for developing areas of major change 
• a Sustainable Neighbourhoods (Key Site Allocations) DPD, setting out area /site 

specific policies /proposals for areas outside the AAPs 
• a topic based document providing guidance in relation to Waste management 
• a Proposals Map for the city recording all the proposals that have been adopted 
• in addition to this, further supporting Supplementary Planning Documents will be 

prepared to amplify key policies and proposals in these DPDs. 
These documents, in combination, make up Plymouth’s Local Development 
Framework and when adopted will, together with the Regional Spatial Strategy, 
become the Statutory Development Plan for the city. 

How to use this document 
1.9. The Core Strategy must be read as a whole.  All Policies, (with their Strategic 

Objectives and targets), are interrelated and must be read together to understand 
their combined effect upon a planning proposal.  Unless otherwise stated, they apply 
across the whole plan area, and are designed to proactively encourage development 
that makes a positive contribution to Plymouth’s radical agenda for change. 

1.10. The document has been structured to reflect the need for an integrated policy 
approach in terms of: 
• Strategic Objectives, (with targets /indicators /milestones as a basis for measuring 

progress), which define the Council’s intentions, in spatial planning terms, in order 
to deliver the vision for Plymouth 

• Area Visions, which will guide the preparation of Area Action Plans 
• Policy statements, which will guide the Council’s consideration of development 

proposals. 
Development proposals will be judged firstly in terms of policy compliance, but also 
for the contribution they make to delivering the plan’s strategic objectives and targets. 

1.11. The document is illustrated throughout with diagrams.  These include a range of policy 
and illustrative information that are intended to help clarify and inform various aspects 
of the strategy.  These diagrams are included solely for illustrative purposes.  
However, the key policy elements of Plymouth’s spatial strategy are brought together, 
in diagrammatic format, in the Key Strategy Diagram in Section 2. 

The Planning Policy Context. 
1.12. The planning system requires that Development Plans are kept up to date, providing 

certainty for longer term planning and investment decisions.  Plymouth’s Local 
Development Framework has to be in line with National policy (taking into account the 
European context), in general conformity with Regional Guidance (RPG10), consistent 
with the Devon Structure Plan and take account of the emerging Regional Spatial 
Strategy. 

1.13. European context;  Plymouth is fairly remote from the more prosperous European 
capitals.  However, it is located in two regional co-operation areas, (the Atlantic Arc 
and the North West Europe Area), where the emphasis is on overcoming the 
disadvantages of a peripheral location through improved access, inter-regional co-
operation and better linkages to the ‘core capitals’.  The influence of Europe is felt 
directly through a number of funding programmes which the city actively bids for. 

1.14. National Context;  The emphasis is on turning Britain’s towns and cities back into 
thriving centres of activity.  There is also a need for accelerated housing provision to 
meet existing /anticipated needs, but within the context of developing sustainable 
communities.  Key measures include a focus on sustainable development which 
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makes the most efficient use of land, reduces the need to travel, gives priority to the 
use of previously developed land, and adopts a ‘plan, monitor, manage’ approach. 

1.15. Regional Context (RPG10) 2001-16;  Regional Planning Guidance for the South 
West (RPG10) identifies Plymouth as one of 11 Principal Urban Areas (PUA) which 
offer the best opportunities for accommodating the majority of development in the 
most sustainable way.  Plymouth is also identified as having potential to play a wider 
strategic role as a major regional service centre providing a focus for economic 
activity in the far South West.  The Devon Structure Plan articulates the spatial 
housing distribution for RPG10. 

1.16. Regional Context (draft RSS) 2006-26;  The emerging Regional Spatial Strategy, 
(currently at submission stage), sees Plymouth’s role as ‘becoming the economic hub 
of the far South-West’.  It provides support for Plymouth’s urban renaissance agenda 
by making provision, in the wider principal urban area, for higher levels of economic 
and housing growth - assuming a requirement for some 42,000 jobs and 31,500 
dwellings.  This level of development is considered important to enable the city to 
realise its potential and fulfil its regional and sub-regional roles. 

The Sustainable Development Context. 
1.17. This Core Strategy must also play a positive role in promoting sustainable 

development, as well as responding to Climate Change in particular.  This is far more 
than a local issue.  It is one of global significance. 

1.18. The UK’s Sustainable Development Strategy – Securing the Future, 2005, has 
defined the goal of sustainable development as being: 
“to enable all people throughout the world to satisfy their basic needs and 
enjoy a better quality of life, without compromising the quality of life of future 
generations”. 

1.19. It identifies five principles and four key priorities in promoting sustainable 
development, namely: 
The five principles: 
• Living within environmental limits 
• Ensuring a strong, healthy and just society 
• Achieving a sustainable economy 
• Promoting good governance 
• Using sound science responsibly. 
The four priorities: 
• Sustainable production and consumption 
• Climate change and energy 
• Natural resource protection and environmental enhancement 
• Sustainable communities. 

1.20. This Core Strategy sets sustainable development at the heart of its planning agenda.  
Its vision is for sustainable growth that delivers a quality city with a sustainable 
economy and strong and healthy communities within environmental limits.  Growth 
that moves towards carbon neutrality, reducing the city’s eco-footprint and helping to 
respond to the key drivers of climate change (energy use, waste and transport).  
Growth that has as its very foundation a series of sustainable linked communities.  
These concepts are woven throughout the Core Strategy, with key references as 
follows: 
• Strategic Objective 1 places sustainable development at the heart of the Council’s 

growth agenda. 
• Strategic Objectives 2 and 3 highlight the key role of building sustainable linked 

communities – a theme which is reiterated in the policies of this Plan 
• Section 11 focuses specifically on environmental objectives and policies. 
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• Strategic Objectives 12, 13 and 14 set out sustainable approaches to mineral, 
waste and transport matters. 

• Policy CS34 ensures that sustainability and climate change issues will be 
considered for individual planning applications. 

• The Council also intends to proactively use Supplementary Planning Documents 
– in particular the Design SPD and Planning Obligations SPD – to provide further 
guidance on delivering sustainable communities and tackling climate change. 
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Provision to be made at Plymouth 2006-21 
1.21. The provision being made through the 

Core Strategy is to accommodate very 
long term aspirations for sustainable 
growth, through a quality agenda, 
creating sufficient critical mass to 
support the range and quality of 
services needed. 

Key Sources: 
o A Vision for Plymouth (2004)–  

MBM Arquitectes and AZ Urban Studio 
o Plymouth, South West Devon & South East 

Cornwall Sustainable Growth Distribution Study 
(2005) – Baker Associates 

o Plymouth City Council Urban Capacity Study 
2003 (2004) – Llewelyn Davies 

1.22. This approach relies on the provision of high quality job opportunities and therefore 
needs to go hand in hand with the city’s economic strategy.  Plymouth also needs to 
become the city of choice where people want to live.  To achieve this, design 
excellence will be essential. 

1.23. The strategy anticipates a population growth from 246,100 in 2005 to an eventual 
population of some 300,000 to 350,000.  To accommodate both this long-term growth, 
as well as provide flexibility to manage change in the interim, the strategy sets out a 
detailed approach to development for the next fifteen years, but also indicates how 
development could be accommodated in the longer term to 2026 and beyond. 

1.24. Achieving this level of growth is seen as a long term iterative process.  The strategy 
assumes that as Plymouth becomes a better place to live it will lead to the retention 
and attraction of people, which in turn will further support Plymouth’s improvement as 
an achievable cycle.  As to when this growth will be achieved, the strategy assumes 
that, providing certain interventions are successful, the population of the principal 
urban area could increase to some 300,000 by 2026. 

1.25. However, it is also recognised that this level of growth is dependant on a range of 
factors, for example the state of the national and global economy.  In practice, it is 
accepted that the level of change is likely to be somewhere between the following two 
ranges.  Progress towards achieving the aspirational high end of this range will need 
to be addressed through a ‘plan, monitor, manage’ approach.  Table 1 sets out what 
this could mean for the TTWA.  Comparable figures are provided for the city at 2001, 
although it is assumed that the majority of the potential growth will take place at the 
Plymouth principal urban area. 

Table 1. 
Derivation of potential dwelling numbers from the economic growth 
ranges for the Plymouth Travel to Work Area (TTWA). 

The growth range that will need to be accommodated  
in the TTWA by 2021 and beyond Plymouth 

TTWA 
Plymouth 

City TTWA 
Low economic growth High economic growth 

Estimates for: 2001 2001 2011 2021 2026 2011 2021 2026 
Economic 
growth   15,240 29,160 35,940 20,200 37,570 46,250

Total 
population 240,720 342,960 355,600 367,990 375,080 364,640 381,960 393,040

Total 
Households  102,540 144,170 155,970 165,020 172,850 159,930 171,280 181,120

1.26. In terms of the spatial distribution of this level of change, the priority is to promote 
sustainable forms of development using the demand for new homes, jobs and 
services in a way that acts as a positive catalyst for change.  Key to this will be 
directing development to the city centre and waterfront regeneration areas.  But 
alongside this, there is a need to ensure an appropriate range, mix and type of 
development.  This will be achieved by also directing a proportion of the growth to the 
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significant opportunity sites on Plymouth’s Eastern and Northern Corridors, as well as 
the rest of the city.  It also needs to be recognised that this level of growth should be 
delivered in a way that avoids adverse impacts on the integrity of the Natura 2000 
sites. 

 

Strategic Objective 1 
Delivering Plymouth’s Strategic Role 
To deliver a vision for Plymouth’s strategic role within the South West Region that 
will: 

1. Be set firmly within the context of delivering ‘Urban Renaissance’ and 
Sustainable Communities, promoting an appropriate form of development that 
delivers sustainable linked communities by promoting an overall planned 
pattern of development and constraint that: 
• Works towards carbon neutrality by minimising energy consumption, 

providing for renewable energy, reducing the need to travel and providing 
for a range of quality sustainable transport alternatives. 

• Safeguards natural resources through limiting the use of greenfield sites, 
avoiding harming features of acknowledged importance and seeking new 
opportunities for enriching the city’s biodiversity. 

2. Provide the means whereby Plymouth can realise its potential to 
accommodate higher rates of growth within the plan period and beyond,  
enabling the city to fulfill its potential as ‘the economic hub of the far South-
West’, contributing to National, Regional and sub-regional prosperity. 

3. Make provision for the period 2006-21, by allowing for the longer term higher 
growth levels of the emerging Regional Spatial Strategy, in a way that 
supports the city’s urban renaissance agenda. 

4. Support the longer term growth of Plymouth, to create a city with over 300,000 
people.  In recognition of the fact that this aspiration can only realistically be 
achieved beyond the time period of this plan, the approach will be to: 
• Take a proactive approach to implementation by leading in the creation of 

appropriate delivery and partnership vehicles to enable a step change in 
the quality, intensity and pace of development within the city. 

• Use a Plan, Monitor and Manage approach to respond to changes in these 
anticipated levels of growth.  
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2. The City Vision 
2.1. The city’s vision is set out in “Towards a 

Sustainable Community Strategy” 
(March 2006).  It is to create: 

One of Europe’s finest, most 
vibrant waterfront cities, where an 
outstanding quality of life is 
enjoyed by everyone 
This is Plymouth 2020 Partnership’s 
interim statement for 2006/07, 
updating the current community 
strategy for Plymouth.  Key objectives 
to achieving this vision are seen as: 
• Improving health and well-being 
• Developing a prosperous economy 
• Promoting community safety 
• Raising educational achievement 
• Developing an effective transport 

system 

Key Sources: 
o City Strategy & Action Plan, + “Towards a 

Sustainable Community Strategy” 
o A Vision for Plymouth (2004)–  

MBM Arquitectes and AZ Urban Studio 
o Corporate Plan 2006-09 – City Council 
o The City Growth Strategy – City Council 
o Neighbourhood Renewal Strategy - City 

Council 
o Local Transport Plan - City Council 
o School Implementation Plan 2004-14 -City 

Council 
o Housing Strategy 2004-07 -City Council 
o Our City’s Health -City Council 
o Crime & Disorder Reduction Strategy -City 

Council 
o Sports Facilities Strategy – City Council 

Playing Pitch Strategy - City Council 
o First Deposit Local Plan 1995-2011 (2001) – 

City Council 
o Community Planning Studies (2000) - City 

Council 

• Promoting inclusive communities  
• Maintaining a clean and sustainable environment 
• Stimulating culture and leisure activities. 

2.2. The City Vision has been amplified by MBM Arquitectes along with AZ Urban Studio.  
The MBM Vision for Plymouth is not seen as a fixed blueprint for the future of the city, 
but rather a review of its strengths and weaknesses, an assessment of direction, a 
pointer to opportunity, and an invitation to aspire.  It promotes a significant step 
change in the quality, pace and intensity of the city’s development. 

2.3. Plymouth’s LDF provides a comprehensive framework within which the spatial 
aspects of City’s Vision can be delivered. 

The Spatial Vision. 
2.4. Plymouth aspires to take its rightful place as ‘one of Europe’s finest’.  It has already 

made progress with significant structural and economic changes designed to match 
the city’s performance to its size and standing.  The LDF will take this agenda forward, 
providing a long term framework for the city’s sustainable development, building on its 
advantages to overcome disadvantage. 

2.5. By 2021 Plymouth will ‘become the economic hub of the far South-West’, fulfilling its 
role as the leading retail, entertainment, employment, health and learning centre for 
the far South West.  Its global links will be extended.  Its role as a major 
communication centre will be expanded, with improved connections to Europe and the 
rest of the UK.  The city’s links with its hinterland will be developed, helping spread 
the benefits of economic investment.  The quality of life in Plymouth will have been 
dramatically improved, making it the city of choice. 

2.6. To achieve this the city must be of a sufficient critical mass to support the level of 
services needed.  This means supporting the city’s long term sustainable growth, in a 
way that provides quality of life and opportunity.  The aspiration is that the city will 
eventually grow to a population of over 300,000. 

2.7. In delivering this aspiration the city needs an approach that is supportive of its sub-
region, recognising the interdependence between town and country.  This means: 
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• maximising the contribution new development makes to both Plymouth and its 
sub-region, recognising that this has to be underpinned by economic success 

• being mindful of the dilemma that, while increasing the city’s facilities and services 
will increase opportunities for those in other settlements, it also has implications 
for increased travel, potentially impacting on settlement character and the wider 
environment. 

2.8. A key element of the LDF strategy will be to seize the real opportunities that this level 
of development offers, to help repair deficiencies in the city’s urban fabric, undoing 
some of the damage of the past, recreating the city’s vitality and developing a quality 
environment in which to live. 

2.9. The foundations for the city’s transformation are its neighbourhoods.  Many of these 
already provide attractive living environments with good access to local facilities.  
However, others will need to use the opportunities arising from new development to 
create strong, inclusive and safe neighbourhoods – helping to reduce the need to 
travel.  Building Sustainable Linked Communities throughout the city is a key element 
of this plan. 

2.10. To successfully deliver this transformation we need to build on Plymouth’s significant 
assets.  It has one of the most enviable locations of any city in the world - a superb 
natural setting, together with a rich historic and cultural identity.  These assets must 
be used wisely to the benefit all.  This means - retaining and enhancing the sense of 
place that is Plymouth;  respecting the city’s setting with its visible and physical links 
to Plymouth Sound and estuaries, as well as Dartmoor National Park;  ensuring that 
new development relates to old;  ensuring that the potential global environmental 
consequences of our actions are adequately managed;  insisting on design excellence 
in all matters. 

2.11. The priorities for regeneration are the city’s waterfront areas.  Turning these areas 
around will be key to Plymouth’s urban renaissance.  Considerable preparatory work 
has be undertaken and this has now reached a stage where aspirations can be 
translated into reality.  In addition, the opportunity sites on Plymouth’s eastern and 
northern corridors offer the potential to complement the waterfront regeneration 
initiatives by ensuring the overall level of change provides a balanced range, mix and 
type of development. 

2.12. Raising the city’s economic fortunes is fundamental to delivering this vision.  The 
approach will be based on exploiting Plymouth’s substantial competitive advantages, 
while addressing specific disadvantages.  This will mean developing six key growth 
sectors, as well as encouraging diversification into areas which exploit Plymouth’s 
advantages in knowledge, skills and location.  It will also be important to develop the 
city’s role as a service and commercial centre for its extensive catchment area. 

2.13. Fundamental to achieving economic change is the need to ensure an appropriate 
range, mix and quality of employment sites.  In meeting the city’s employment land 
needs, a more flexible approach to employment issues will be adopted  -  recognising 
that urban economies are changing and that quality employment is taking place in 
many ways, (e.g. through mixed use development that supports the rebuilding of the 
city’s neighbourhoods), not just through traditional employment uses.  Alongside this, 
sites for uses with specific requirements will be safeguarded (e.g. marine related 
industries), and new locations will be identified for inward investors, including the 
potential relocation of civil service departments from the South East. 

2.14. To sustain this growth the city will capitalise on existing strengths in the higher 
education / research and the development sectors, to support knowledge transfer and 
skills development in the wider economy.  This will include supporting Plymouth 
University and the Further / Higher Education sector in the city, as well making 
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provision for the highest quality training facilities  The aim is to enable everyone to 
have a share in our growing prosperity. 

2.15. By 2021, Plymouth’s City Centre will have strengthened its role as a sub-regional 
shopping and entertainment centre.  Additionally, as part of the process of developing 
sustainable linked communities, a new and complementary centre, serving the north 
of Plymouth, will be developed at Derriford; and new centres will also be developed at 
Devonport, Weston Mill, Millbay and Plymstock in order to address gaps or 
deficiencies in the retail provision and contribute to the needs of a growing population. 

2.16. The City Centre already supports a wide range of shops and its retail role will be 
strengthened by the new development at Drake Circus.  Nevertheless, in order to 
retain and better fulfil this role, major new investment will be promoted, enhancing its 
shopping offer as well as introducing a vibrant mix of new uses – including housing, 
offices, leisure and cultural uses.  For the city as a whole, by 2021, in the order of 
100,000 – 170,000 sq.m. net new comparison shopping floorspace will have been 
provided (the equivalent of about four to five new Drake Circus schemes). 

2.17. To accommodate the anticipated changes in household formation, as well as 
population increase, provision will be made for at least the draft RSS allocation of 
17,300 dwellings to be built by 2021, but with the flexibility to accommodate a higher 
rate of growth if needed.  In order to prioritise regeneration, 44% of this provision will 
be made in the city’s waterfront regeneration areas.  However, to ensure an 
appropriate range, mix and type of accommodation some 13% of this provision will be 
in the city’s eastern corridor and 20% in the northern corridor, leaving the remaining 
23% for the rest of the city.  To ensure that everyone has the opportunity of a decent 
and safe home, at the right price and suitable to their needs, at least 30% of the 
housing provision will be affordable. 

2.18. The increased ability to travel has been one of the most liberating features of the last 
few decades - but this has come at a cost to the environment.  If we are to retain the 
freedom and flexibility of travel, we will have to alter our approach to the way we live 
and how we get about.  At the local level there is a need to make a fundamental shift 
in travel patterns.  Firstly, reducing the need to travel, and secondly by ensuring that 
sustainable transport provision is woven into the fabric of all development, in a 
manner that supports and complements the urban form. 

2.19. A new High Quality Public Transport network will be developed to provide a more 
viable and sustainable solution.  By 2021, a fully operational high-quality public 
transport service will link the new community at Sherford with the City Centre, 
Langage employment area and northern Plymouth.  This High Quality Public 
Transport network will be progressively extended to serve the Travel to Work Area. 

2.20. The reach and quality of the supporting transport networks will also be extended, 
including integrated local bus services, enhanced strategic cycle routes and improved 
pedestrian links.  This network will be supported by a hierarchy of transport hubs 
along each route, with key centres served by major transport interchanges and Park 
and Ride facilities on the main routes.  The capacity of the highway network will also 
be maximised by continuing to employ state-of-the-art network management 
technology. 

2.21. The city’s entertainment, culture and leisure roles, will be consolidated through a 
number of new facilities.  A Life Centre will be created within Central Park that will 
provide an outstanding venue, of regional significance, for sport, recreation and 
leisure.  New parks will be developed at Saltram and Seaton, and cultural quarters 
developed in line with the MBM Vision for Plymouth. 
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2.22. This LDF builds on the MBM vision for Plymouth, but has at its heart the same vision 
of: 
‘Lifting spirits, raising expectations, and demanding the best architecture, 
design and development that will respect and respond imaginatively to the 
opportunity and potential that is offered by this unique waterside city, and will 
ensure that within the 20-year term . . . , Plymouth takes its rightful place among 
other European cities of equal size’. 

Strategic Objective 
Strategic Objective 2 
Delivering the City Vision 
To see Plymouth established by 2021 as a city of truly international quality 
providing: 

1. A city of choice, with a healthy, growing population, which is realising its 
potential as one of Europe’s finest waterfront cities. 

2. Quality employment provision – supporting regeneration and diversification, 
enabling the city to realise its potential as the economic engine room of the far 
south west, spreading the benefits of investment to all. 

3. A city of sustainable linked communities - where people enjoy living, and 
where the full range of local services and facilities is provided, helping to 
reduce the need to travel. 

4. Exceptional shopping, cultural, education and health care facilities. 
5 Sufficient housing to meet people’s needs – providing for a range, mix, type, 

and affordability of housing, in locations where people want to live. 
6. Access for all to high quality natural environments and open space. 
7. A transformed public transport network. 
8. Improved communication links with the rest of the country and Europe. 
9. An inclusive city where the gap between the more affluent areas and the city’s 

deprived neighbourhoods are substantially narrowed. 
To manage this level of change in an environmentally sustainable way by avoiding / 
minimising or mitigating development pressure on the city’s natural and built 
environment, its existing utilities and associated infrastructure and areas at risk of 
flooding. 
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3. Building Sustainable Linked Communities 
Introduction 
3.1. Plymouth needs to become the place 

where people of all ages and 
circumstances want to live.  In order to 
be successful, it will have to be well 
designed, become more compact,  

Key Sources: 
o Towards an Urban Renaissance  

– Urban Task Force Final Report 
o Plymouth Sustainable Neighbourhoods Studies 

(2005/06) – LDA Design 
o Community Planning Studies (2000) – City 

Council 

well integrated, many centred and support a mixture of different uses.  It will need to 
be well connected, facilitate the interaction of people, prioritise walking, cycling and 
public transport and be adaptable to change. 

3.2. To deliver this, we need to start from the city’s foundations, its neighbourhoods, and 
build from the bottom up.  Whether the city functions efficiently and harmoniously will 
mainly be determined by the relationships within and between neighbourhoods. 

3.3. To help bring about this change, the Council has been working with the city’s 
communities to understand and develop solutions to their needs.  In reviewing 
Plymouth’s 43 neighbourhoods, the Council has undertaken a number of studies, 
highlighting spatial planning issues and options for creating sustainable linked 
communities.  These Sustainable Neighbourhood Assessments effectively provide an 
initial ‘planning audit’ for each of the city’s neighborhoods and will be used alongside 
other studies (shopping studies, review of employment land etc), together with input 
from local communities and stakeholder engagement, in informing planning decisions. 

3.4. The LDF’s task is to use new development opportunities proactively to help repair the 
damage from the past and re-build the city’s communities.  In so doing the LDF will be 
implementing the National and Regional agendas for ‘Urban Renaissance’ and 
promoting ‘Sustainable Communities’.  The following sections outline how this will be 
delivered. 

Context 
3.5. While many of our neighbourhoods already provide attractive living environments with 

good access to local facilities, there are a number that do not.  Without intervention, 
there is a real danger that over the next 20 years, our city could be further undermined 
by a deteriorating physical form, social polarisation, environmental degradation, loss 
of skills and investment and widespread crime.  The very best of the urban experience 
may be denied to all but a wealthy minority. 

3.6. The Council considers that the essential elements of a sustainable linked community 
relate to:- 
• A sufficient number of people to engender a sense of belonging, vitality and 

safety, as well as support the range of services that people need in their daily 
lives.  Research shows that the size of a sustainable community is some 2,000 to 
3,000 people, several of which would combine together to make a linked 
community of some 5,000 to 10,000 people, which in turn would come together to 
support a district of some 25,000 plus.  While the Abercrombie Plan for Plymouth 
was based on the neighbourhood concept, we need to learn from that plan’s 
failure to create sufficient critical mass to support the viability of local services.  
Inevitably, some of Plymouth’s communities will need to accommodate additional 
housing development in order to create a better mix, as well as support the level 
of services they need.  While providing additional homes in an area needs to 
relate to the community’s aspirations, this should not be at the expense of the 
broader social, economic and environmental imperatives. 

• A mix of land uses that works together providing for activity that avoids dead 
spaces and times, helping to strengthen social integration and civic life, as well as 

Adopted April 2007  Page 13 



improving public safety.  To achieve this will mean concentrating a range of public 
facilities and commercial activities in the local and district centres.  These centres 
will need to be mixed working areas with higher density housing.  They will need 
to include the facilities that we all use as part of our daily lives, such as shops, 
schools and community facilities.  The centre of the community will also be the 
public transport hub, connecting the community to the rest of the city.  Around the 
centre will be predominantly residential areas, as well as parks and playing fields.  
Community safety will be an important feature of their design.  This will include 
structuring different uses so they do not conflict, ensuring public places are 
overlooked providing high levels of surveillance, promoting access and movement 
without compromising security. 

• Provision for people to meet and interact.  At its best, the sustainable city 
operates as a network of interconnected places and spaces that help to bring 
people together.  To do this effectively means putting the pedestrian first and 
ensuring that walking is the preferred option in accessing different facilities within 
an area.  This does not mean taking an ‘anti-car’ stance.  However, it does mean 
reducing unnecessary car journeys by ensuring many daily needs can be met 
within walking distance, as well as ensuring that public transport becomes the 
easiest, quickest and most cost effective way of getting around the city. 

• Character and sense of place.  Many parts of Plymouth are steeped in history, 
containing important buildings providing character and identity and located within 
superb natural settings.  All these elements need to be respected – they are key 
assets in reshaping our neighbourhoods, making places where people want to live 
and will continue to want to live in the future. 

• Social inclusion.  Equality and inclusion are goals that lie at the heart of creating 
sustainable, linked communities, where the needs of all sections of the local 
population for housing, transport, employment, leisure, safety and accessibility 
are recognised and provided for.  In particular, it is important that the needs of 
young and older people are recognised but also the needs of race and faith 
groups, people with a disability and the needs of women and men (for example, 
the needs of parents/ carers with dependent children). 

Approach 
3.7. In considering how to apply these aspirations, it is recognised that there can be no 

single solution.  Each community has its own particular characteristics and issues to 
address.  Key to this will be community involvement in shaping the way their area 
works.  It is also recognised that it will be easier to achieve these aspirations in some 
places than others.  However, where major intervention is impractical, small scale 
interventions, (particularly as development opportunities arise), will mean these areas 
can be helped to function better as entities in their own right. 

3.8. In order to make progress, it is important that each new development opportunity is 
assessed in terms of how it best contributes to the community it will serve, its location 
relative to the local centre, as well as the needs of that particular community.  These 
relationships are illustrated conceptually in Diagram 1 which is an extract from the 
1999 Urban Task Force report, “Towards an Urban Renaissance”, chaired by Lord 
Rogers.  Strategic Objective 3, its associated target, and Policy CS01 set the context 
within which development proposals will be considered. 
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Strategic Objective and Policy 
Strategic Objective 3 
Delivering Sustainable Linked Communities 
To develop sustainable linked communities throughout the city, by:- 

1. Ensuring a sufficient size, scale and density, and the right layout to support 
basic amenities in the neighbourhood for people’s day to day lives. 

2. Ensuring that new development minimises the use of resources (including 
land). 

3. Ensuring that new development takes place where it can promote the effective 
and sustainable use of resources (including land and infrastructure). 

4. Promoting a thriving mixed use centre for each community. 
5. Promoting a well integrated mix of housing types and tenures to support a 

range of household sizes, ages and incomes to meet identified housing needs. 
6. Promoting a fully accessible neighbourhood served by good public transport, 

walking and cycling and other transport infrastructure both within the 
community, as well as linking it to adjoining communities and the city as a 
whole. 

7. Providing for a safe, accessible and healthy local environment, and for urban 
cooling with well designed public and green spaces. 

8. Supporting and enhancing the quality of public services and amenity 
provision to meet the needs of all of the community, including provision of 
education and training opportunities, health care, community facilities, leisure 
and recreation. 

9. Promoting a positive sense of place and identity for each neighbourhood. 
 

Targets 
Progress towards achieving these objectives will be measured against the 
following targets: 

1. All residential parts of the city to have easy access to local shopping and 
community facilities by 2021 (to be measured through sustainable 
neighbourhood assessments). 

 

Policy CS01 
Development of Sustainable Linked Communities 
The Council will improve the sustainability of the individual communities and 
neighbourhoods in the city through allocating sites for development and 
considering proposals for development in terms of the extent to which they: 

1. Contribute to meeting the needs of the neighbourhood, helping to support a 
sustainable linked community. 

2. Deliver development of an appropriate type, form, scale, mix and density in 
relation to its location relative to the neighbourhood’s centre. 

3. Safeguard and capitalise on the local environment, including the need to 
deliver effective and sustainable use of resources. 

4. Contribute to promoting a positive sense of place and identity. 
5. Contribute to creating a well connected, accessible, inclusive and safe 

community. 
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3.9. This policy is about ensuring that development contributes to making places where 
people want to live.  It defines key elements of a sustainable community, including for 
example the need for viable and accessible local services, a high quality and safe 
environment, access to open spaces, a sense of identity, a mix of housing (including 
affordable housing) which meets local needs and good connections to other areas. 

3.10. The LDF aims to build a city of sustainable linked communities, and therefore new 
development should contribute and not detract from this objective.  The policy will be 
amplified in the Design Supplementary Planning Document.  It will also be applied to 
the consideration of planning applications and provide the framework for the 
production of Area Action Plans. 

 

 
The relationship within and between neighbourhoods determines how the city 
functions.  Development proposals will be assessed in terms of the extent to which 
they help deliver sustainable linked communities - places where people want to live. 
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Diagram 1 
Building Sustainable Linked Communities 
The key components of a mixed –use, integrated urban neighbourhood 

 
(Illustration provided courtesy of Andrew Wright Associates – Master Planning and 
Architecture.) 
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4. Delivering the Quality City 
Introduction 
4.1. Plymouth is experiencing a period of 

considerable change.  How that change 
manifests itself will have an intrinsic 
impact on future investment and 
determines whether Plymouth becomes 
the city of choice.  Good design must 
be at the heart of that change. 

Key Sources: 
o By Design (2000) – DTLR /CABE 
o A Vision for Plymouth (2004)–  

MBM Arquitectes and AZ Urban Studio 
o Plymouth Design Study (2004) –  

LDA Design 
o Plymouth Rapid Urban Character Study (2005) 

– A.Baxter Associates 
o Tall Buildings Strategy (2005) –  

City Council /LDA Design 

4.2. Plymouth’s design and historic environment agenda has evolved rapidly in recent 
years.  The challenge for the LDF is to ensure that this agenda is taken forward, 
creating a city that is based on high quality, distinctive and sustainable linked 
communities, together with an attractive City Centre and waterfront that is vibrant, 
safe, clean and accessible.  The following sections outline how this will be delivered. 

Context 
National 

4.3. Quality of design in the planning process has become far more prominent in recent 
years.  Government guidance, together with best practise put forward by the 
Commission for Architecture and the Built Environment (CABE), will be embedded in 
Plymouth’s approach to design. 

4.4. A key element in this process is the integration of historic environment into the design 
approach.  The joint commissions between English Heritage and CABE (e.g. 
Guidance on Tall Buildings (2003) and Moving Towards Excellence in Urban Design 
(in association with the Planning Officers Society) (2003)) are helping Plymouth to 
take forward this integrated design and heritage focused regeneration agenda, 
particularly in the historic waterfront regeneration areas. 

City Wide 
4.5. The document A Vision for Plymouth has been instrumental in defining Plymouth’s 

design led approach, illustrating how we can deliver a city of quality.  Central to this 
approach is the concept that Plymouth has “a past with a future”, and that the quality 
of Plymouth’s future must be based on an understanding and integration of 
Plymouth’s built, natural and social heritage.  These principles are embedded 
throughout the LDF. 

Historic evolution 
4.6. Plymouth’s growth, from three small settlements around its natural harbours into a city 

of international reputation, has been dominated by its proud naval and military 
associations, as well as its strategic role as a dockyard on the western approaches.  
This has left us with many legacies, shaping the city we know today.  These range 
from the large areas of working-class housing required by the dockyard workers, the 
ring of Palmerston Forts that were built to defend Plymouth from landward attack, to 
some superb naval properties occupying significant areas of land. 

4.7. Perhaps the most dramatic change to Plymouth’s urban morphology occurred with its 
reconstruction, based on the 1943 Abercrombie Plan, after World War II bombing.  
This led to the reconstruction of the City Centre and the introduction of a series of new 
suburban estates, although these have been implemented with varying degrees of 
success. 

4.8. The task of the LDF is to promote this heritage as an asset which needs to be 
nurtured for its own sake, for the enjoyment of local people and to promote the image 
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of the city to investors and tourists.  It is about acknowledging good landmarks, 
enhancing elements that help people to find their way around and promoting elements 
that give an area a positive identity.  In effect, preserving the built heritage to 
positively promote future development. 

Future Provision 
4.9. The priority for the future is to protect those assets that enhance the city’s quality, and 

improve those elements that detract.  In terms of measuring progress towards 
achieving these aspirations, there are some key quantifiable indicators that help to 
identify matters to be targeted during the plan period. 

Buildings at Risk 
4.10. A measure of how we value our historic legacy is to monitor how many of our historic 

buildings have their future secured over time.  The 2005 survey of all buildings of 
historic or townscape merit concluded that there are 412 buildings or structures at 
risk.  Of these, 124 are statutory listed (5 Grade I, 15 Grade II* and 104 Grade II 
listed), 20 are Scheduled Ancient Monuments and the remaining 266 are 
buildings/structures considered to be of Townscape Merit.  Reducing this figure by 
securing the future of 21 (5%) buildings at risk per annum, equates closely to the 
target set by English Heritage for its national Buildings at Risk Register. 

Characterisation studies 
4.11. A positive way of managing the historic environment is through the use of 

characterisation studies - highlighting the importance of an area in heritage terms.  
These provide a significant evidence base to both support the LDF policies, as well as 
a context for Conservation Area appraisals and management plans.  This approach is 
supported by the draft Regional Spatial Strategy (ENV5) and has been adopted by the 
Council through its Area Action Plan process. 

Approach 
4.12. The city’s legacy of fine historic buildings provides real opportunities to help shape 

future development.  However, many of these buildings have been ill-served by post 
war reconstruction, leaving them divorced from, and out of scale with their new 
surroundings.  The task of the LDF is to raise their profile from being more than just 
buildings to be preserved, to being cherished as visible elements of the city’s wider 
historic fabric - providing an opportunity to give character to otherwise anonymous 
areas, forming a focus for redevelopment. 

4.13. In addition to Listed Buildings and Scheduled Ancient Monuments there are a number 
of Conservation Areas and Registered Parks and Gardens.  The majority of these are 
concentrated in the historic cores of Sutton Harbour, Stonehouse and Devonport, 
where they provide both a framework for retaining the area’s historic character, as 
well as an opportunity for positive enhancement as part of heritage led regeneration. 

4.14. This role can be extended by reviewing existing, and designating further, 
Conservation Areas.  In particular, the use of Conservation Area appraisals and the 
management plan process should positively steer future design aspirations in the 
waterfront areas, as well as providing a means to access specific sources of 
regeneration funding from the Heritage Lottery Fund and English Heritage. 

4.15. In looking to the future, good urban design, landscape design and high quality 
architecture that respects Plymouth’s heritage will be essential to the process of 
regeneration and renewal of Plymouth’s neighbourhoods.  Residential development 
must provide a range of housing types and tenures with a density that relates 
positively to adjacent areas, with routes that are easy to understand and that connect 
logically to the existing network of streets.  Vibrant safe places with a distinct identity 
are important to our quality of life. 
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4.16. The Council will seek to ensure that all development takes proper care to respond 
positively to its surroundings and its users.  Policies within the LDF will be focused on 
designing successful places for people.  More detailed guidance on the approach to 
be taken on delivering a quality city will be set out in a separate Design SPD. 

Strategic Objective and Policies 
Strategic Objective 4 
Delivering the Quality City 
To capitalise on Plymouth’s unique natural and built heritage and create well 
designed, safe, vibrant, diverse, sustainable neighbourhoods by: 

1. Promoting distinctive neighbourhoods. 
2. Promoting a high quality mixed use City Centre. 
3. Promoting development that contributes positively to the unique image of 

Plymouth, including where appropriate new landmark or tall buildings. 
4. Promoting a highly accessible, safe, well connected city. 
5. Promoting development that responds positively to the physical, social and 

economic context. 
6. Promoting safe, secure and accessible streets and spaces. 
7. Promoting attractive buildings that enrich the qualities of existing places and 

enhance the quality of new places. 
8. Acknowledging the importance of the archaeological, historic and cultural 

heritage. 
9. Improving accessibility throughout the city by ensuring that developments, 

including buildings, streets and public spaces, are accessible to all users. 
 

Targets 
Progress towards achieving these objectives will be measured against the 
following targets: 

1. The completion of characterisation studies for the following areas as part of 
the evidence base for the following Area Action Plans: Devonport, Millbay/ 
Stonehouse, Hoe, City Centre / University, Sutton Harbour and East End. 

2. The removal of 5 per cent of buildings (approximately 21 properties per annum 
based on current number of buildings on the list) from the 2005 Buildings At 
Risk Register per annum by virtue of their future being secured.  

 

Policy CS02 
Design 
New development should be well designed to respect the character, identity and 
context of Plymouth’s historic townscape and landscape and in particular 
Plymouth’s unique waterfront, its moorland setting and the settlement pattern. 
New development should also: 

1. Promote the image of the city, through enhancement of international, city and 
local gateway locations and key approach corridors. 

2. Protect important local and longer-distance views. 
3. Contribute positively to an area’s identity and heritage in terms of scale, 

density, layout and access. 
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4. Be flexible to respond to future social, technological and economic needs. 
5. Be easy to get to and move through and around, providing recognisable 

routes, interchanges and landmarks that are well connected to public 
transport, community facilities and services of individual communities and 
neighbourhoods in the city. 

6. Have public and private spaces that are safe, attractive, easily distinguished, 
accessible and complement the built form. 

7. Incorporate car parking that is integrated with the existing public realm and 
other pedestrian and cycle routes. 

8. Ensure a balanced mix of uses that work together and encourage sustainable 
living. 

9. Provide active ground floor frontages where located in the City Centre, local or 
district centres. 

10. Be accessible to all users. 
11. Be safe, uncluttered, varied and attractive. 

4.17. The policy seeks to ensure that all development has regard to key design principles in 
support of the City Vision for a high quality city.  Design is not just about the 
architecture of a building.  It is also about the spaces within which the development 
sits, the quality of the relationships between the development and surrounding areas, 
the appropriateness of the function of the building in its context and stewardship of the 
historic environment. 

4.18. Diagram 2 illustrates some of the principle townscape and landscape features that 
provide Plymouth with its unique character and need to be considered when new 
development proposals are put forward. 

4.19. To ensure that development proposals meet this policy requirement, a Design and 
Access Statement should accompany planning applications in accordance with the 
guidance set out in Department of Communities and Local Government Circular 
01/2006  Guidance on Changes to the Development Control System and CABE 
guidance Design and Access Statements.  Design and Access Statements should 
provide a site analysis describing how the proposal has evolved; the philosophy 
behind the proposal; how the proposal responds to its context and how it connects 
with surrounding areas.  They should also demonstrate how issues relating to access 
to the development have been dealt with.  

4.20. Tall buildings proposals will only be accepted as full planning applications and will 
need to be supported by a thorough and detailed urban design analysis. 

4.21. For particularly large scale developments or Area Action Plans, where the 
development is likely to take a number of years to complete, the Council would seek 
to work with developers to prepare Design Codes in accordance with the guidance to 
be set out in the Design SPD, which would then serve to inform all developments in 
that area as they come forward. 

4.22. Design has a key role to play in delivering sustainable neighbourhoods in respect to 
landscape protection, biodiversity, natural resource use, energy efficiency, flood risk 
and pollution.  The design of development proposals will therefore need to also reflect 
the Council’s policies for the Natural Environment and Managing the Impact of 
Development.  Further guidance will be set out in the Design SPD. 
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Policy CS03 
Historic Environment 
The Council will safeguard and where possible, enhance historic environment 
interests and the character and setting of areas of acknowledged importance, 
including scheduled ancient monuments, listed buildings (both statutory and 
locally listed), registered parks and gardens, conservation areas and archaeological 
remains. 

4.23. This policy seeks to ensure that sites and areas of particular heritage value are both 
safeguarded for the future and, where possible, enhanced both for their own heritage 
merits and as part of wider heritage regeneration proposals.  Conservation areas and 
buildings that are statutorily listed are protected under national legislation guidance.  
However more specific policies and proposals for the protection and enhancement of 
heritage assets will be outlined in the relevant Area Action Plans.  In addition 
proposals for sites and areas of heritage importance, including sites identified under 
local listing, should adhere to the design guidance to be set out through the Design 
SPD and any relevant Conservation Area management plans. 

4.24. Where appropriate, characterisation studies will be used to inform and understand the 
contribution areas of historic environment interest make to the city’s character, identity 
and history. 

4.25. These policies will be implemented in the following ways: 
• Through the production of design led Area Action Plans for all of the major 

regeneration areas in the city 
• Using the planning application process to positively bring about development 

which supports the design policy 
• Through the application of design and heritage guidance in the Design SPD 
• Through the production of Conservation Area appraisals and management plans 
• Through the support of the Plymouth Design Panel and regional and national 

CABE Design Review to provide specialist design advice on major planning 
proposals 

• Through the up to date record of historic assets and a list of locally listed 
buildings. 
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5. Area Visions and Strategies 
5.1. The Council has identified ten priority 

areas within the city because of their 
opportunities for change, city wide 
importance, or urgent need for 
regeneration.  They are: 
• The waterfront regeneration areas 

of Devonport, Millbay & 
Stonehouse, the City Centre, the 
Hoe, Sutton Harbour, East End, 
and Central Park 

• The opportunity areas of North 
Plymstock on Plymouth’s eastern 
corridor and Derriford / Seaton on 
Plymouth’s northern corridor 

Key Sources: 
o Plymouth Sustainable Neighbourhoods Studies 

(2005/06) – LDA Design 
(Separate studies for each of the AAPs.) 

o Community Planning Studies (2000) – City 
Council  (Separate studies for each ward.) 

o Plymouth City Council Urban Capacity Study 
2003 (2004) – Llewelyn Davies 

o Local Transport Plan 2006-11– City Council 
o Plymouth Shopping Study (2006) -  

Cushman & Wakefield 
o Employment Land Review (2006) -  

Baker Associates 
o Strategic Flood Risk Assessment (2006) -  

Pell Frishmann. 

• Plymouth Sound and Estuaries, where there is a need to develop a marine spatial 
planning approach, with the surrounding authorities, to manage its future use. 

5.2. Strategic Objective 5 seeks to explain the spatial priorities for delivering regeneration, 
whilst also creating sustainable neighbourhoods that provide an adequate range, mix 
and type of development across the city.  The priority areas are therefore located both 
within the established urban historic waterfront regeneration areas, as well as the 
areas of opportunity along the Eastern and Northern corridors that link to strategic 
transport nodes.  These areas are illustrated in terms of their broad locations and 
relationships in Diagram 3.  They need to be viewed as a combined, long term and 
flexible approach to delivering the city’s future development priorities. 

Strategic Objective and Policies 
Strategic Objective 5 
Delivering Regeneration 
To prepare a series of Area Action Plans for the areas in the city of greatest 
development pressure or opportunity or sensitivity to change.  The following areas 
will be prioritised: 
• The waterfront areas of City Centre / University, Devonport, Millbay / 

Stonehouse, East End / Eastern Gateway, Sutton Harbour and The Hoe. 
• The Eastern Corridor area of significant opportunity, in particular North 

Plymstock. 
• The Northern Corridor, where there is a need to focus the delivery of area 

based initiatives at Derriford / Seaton. 
• Central Park, where there are opportunities to consider the provision of 

improved leisure facilities. 
• Other areas where development pressure or opportunity arise and it becomes 

necessary to provide a comprehensive planning framework to guide 
development, or areas considered sensitive to change. 

5.3. The following vision statements build on the extensive work already undertaken with 
the communities in these areas, and set the scene for preparing Area Action Plans 
(AAPs), helping to translate aspirations into reality.  These statements are illustrated 
conceptually on Vision Diagrams, which are not potential allocation plans, but provide 
the foundations for developing the subsequent AAPs.  Once adopted, the respective 
AAPs will take precedence over the Area Vision Statements contained within the Core 
Strategy.  Future reviews of this LDF will consider whether other parts of the city, such 
as the Neighbourhood Renewal Areas, could be helped by a further tranche of AAPs. 
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Devonport 
Context 
5.4. Devonport lies to the west of the City 

Centre on the River Tamar.  It was 
originally developed to serve the Royal 
Naval Dockyard in the early 18th 
Century.  Since then its economy has 
remained heavily dependent on the 
Dockyard.  Defence uses have 
significantly influenced its built form. 

Key Sources: 
o Plymouth Sustainable Neighbourhood Study 

(2005/06) – LDA Design 
o Devonport Development Framework (2003) 
o Devonport Regeneration Company Delivery 

Plan ‘Devonport’s Peoples’ Dreams’ - DRC 
o South Yard 
o Devonport Urban Village Final Report (2000) 
o The New Deal for Communities Initiative 
o Community Planning Study (2000) – City 

Council 

5.5. Devonport has suffered many problems in the past.   World War II bombing destroyed 
many residential and commercial properties.  Post war redevelopment, together with 
military appropriations, resulted in community severance and significant changes to 
the area’s social and physical fabric.  Much of the housing was replaced by council 
flats, resulting in community imbalances.  Recent substantial job losses in the defence 
sector has increased local unemployment, with social and environmental 
consequences. 

5.6. Despite its problems, Devonport has much to commend it.  It has a strong sense of 
community and an enviable location - with fine waterfront views and a surrounding 
“green arc” of open spaces.  It still retains many fine historic buildings and includes a 
conservation area.  The area has good communications to the City Centre, and lies on 
the main A374 route which links to Cornwall via the Torpoint ferry.  More recently the 
Devonport Regeneration Community Partnership (DRCP) has played a key role in 
delivering the area’s £47 million New Deal for Communities regeneration programme. 

5.7. Key issues to be addressed in Devonport include: 
• Addressing imbalances caused by a predominance of social housing and flats 
• Improving availability of, and access to local facilities, e.g. health facilities 

shopping, recreation education, transport and employment 
• Improving the built and natural environment and access to open spaces 
• Making use of the area’s heritage in support of the regeneration process 
• Addressing the problems caused by the historic severance of communities. 

Approach. 
5.8. Through partnership working, Devonport will become a thriving community reflecting 

the aspirations of its residents, creating a place where people want to stay, attracting 
new residents, businesses and visitors alike.  This will be achieved through: 
• Improvements to the urban form and physical fabric of the area arising from re-

development opportunities 
• Creation of a new heart for Devonport, centred on Chapel Street and supported 

by the redevelopment of the MoD Enclave, with the re-establishment of traditional 
street patterns 

• Delivering a variety of house types and tenures so as to achieve a more mixed 
and balanced community 

• Providing new local jobs and training on the released MoD sites and along Chapel 
Street 

• Increasing the area’s prosperity so as to support a new local centre 
• Enhanced sports facilities at Brickfields 
• A new primary school 
• A new community surgery and the Peninsula Dental School 
• The creation of a high quality safe and accessible environment 
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• Improvements to transport linkages with the surrounding areas 
• Creatively using, respecting and enhancing Devonport’s built and natural heritage 

to improve Devonport’s unique sense of place. 

Vision 
5.9. The Council’s vision for the Devonport Area Action Plan, illustrated conceptually on 

the vision diagram, is as follows: 
 

Area Vision 1 - Devonport 
The re-creation of Devonport as a distinct place in modern Plymouth, a vibrant self 
sustaining community; a place of real quality, variety and interest, the pride of 
residents, attractive to visitors and a model of 21st century living working and 
playing. 
The Council’s objectives to deliver this vision are: 

1. To develop a new centre for Devonport, based on Chapel Street and supported 
by the redevelopment of the surrounding areas. 

2. To improve the range, quality, and choice of housing. 
3. To provide local employment opportunities. 
4. To provide for a better range of local services and facilities. 
5. To improve connectivity throughout the community with pedestrian routes, 

cycle ways, and high quality public transport. 
6. To protect natural and historic assets. 
7. To require all new development to be of a high quality, safe and appropriate in 

the context of Devonport’s heritage. 
5.10. The AAP will ensure the co-ordinated planning and delivery of development options in 

a complementary manner.  It will provide a framework to guide developers and 
decision makers on the form and content of development and the provision of 
infrastructure.  The emphasis will be on: 
• The delivery of major redevelopment opportunity sites arising from MoD land 

releases, to be delivered via private developers, in consultation with the Council, 
DRCP and community interests 

• Securing community benefits, through Section 106 agreements and other 
mechanisms, with the highest priorities being given to the provision of community 
facilities, public realm and educational infrastructure 

• The redevelopment of poor quality housing in partnership with housing 
associations and other partners 

• The integration with transport and regional infrastructure programmes to support 
the vision 

• The delivery of community focussed projects as part of the grant funded New 
Deal for Communities initiative, led by DRCP.  This initiative runs until 2011. 
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Millbay and Stonehouse 
Context 
5.11. Millbay and Stonehouse are situated on 

the edge of the City Centre, between 
Devonport and The Hoe.  Stonehouse 
was one of Plymouth’s original three 
towns.  Union Street, laid out in the 19th 
Century to link the three towns, is now 
a key east west axis within the area 
dividing the residential areas to the 
north from the mixed, but predominantly 
commercial / industrial, areas to the 
South, including Millbay Docks. 

Key Sources: 
o A Vision for Plymouth (2004)–  

MBM Arquitectes and AZ Urban Studio 
o Plymouth Sustainable Neighbourhood Study 

(2005/06) – LDA Design  
o Plymouth Strategic Flood Risk Assessment 

(2006) - Pell Frischmann 
o Tall Buildings Strategy (2005) – City Council 

/LDA Design 
o Millbay Action Plan (2005) – LDA Design 
o Stonehouse and West Hoe Study (2005) - City 

Council 
o Millbay Area Regeneration Strategy (2002) 

- Lacey, Hickie, Caley 
o Community Planning Study (2000) – City 

Council 
o Stonehouse Area Plan (1997) - City Council 

5.12. Historically Millbay was part of the city’s successful dock operations and still provides 
the ferry link to Europe.  Much of the Dock area is now disused and many buildings 
have been demolished in preparation for redevelopment.  While most of the 
regeneration opportunities are at Millbay, it is important to spread the benefits to the 
wider Stonehouse area. 

5.13. Stonehouse is one of Plymouth’s most deprived neighbourhoods with a number of 
issues to be addressed.  These include: 
• Crime and fear of crime; - with drug use and anti social behaviour 
• Poor health linked to deprivation; - with a lack of community and health facilities 
• The poor quality of existing housing stock, open spaces and play areas 
• Low levels of educational attainment, unemployment, low skills levels and a lack 

of appropriate training facilities 
• Transport issues, a lack of positive connections with the City Centre and other 

surrounding areas, as well as poor connections with open spaces 
• Poor quality of environment with a poor relationship to the waterfront. 

5.14.  In addition to these issues, the Strategic Flood Risk Assessment has identified that 
certain areas of Millbay and Stonehouse are vulnerable to long term tidal flooding. 

Approach 
5.15. Millbay is identified in the Vision for Plymouth as ‘one of the greatest opportunities for 

transformation, and thus a key contributor to the future success of Plymouth’.  Its 
waterfront location, proximity to the City Centre, status as the ‘gateway’ to and from 
Europe, and the fact that there is a large amount of land in public ownership provide 
tremendous potential for regeneration. 

5.16. The approach to be taken for the Millbay / Stonehouse area is to create a sustainable 
neighbourhood adjacent to and well connected with the City Centre, which should 
combine the following principles: 
• Reinforce and enhance the strong identity in the area 
• Provide a positive gateway to the city from mainland Europe 
• Promote connections throughout the area, spreading the benefits of regeneration 
• Capitalise on existing historic and natural assets 
• Create development which acknowledges the impact of future climate change and 

in particular the long term risks from flooding 
• Create and support existing public transport facilities as well as creating safe, 

accessible streets for walking and cycling 
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• Ensure the provision of appropriate community facilities, such as doctors 
surgeries, dentists and schools to cater for the new population 

• Create a new office quarter for the city, as well as reinforcing marine employment 
in the area 

• Recognises the risk of flooding in parts of the area (Policy CS21 refers) 
• That this growth should be delivered in a way that avoids adverse impacts on the 

integrity of the Natura 2000 sites, in particular the impact of recreational activity 
on the European Marine site. 

Vision 
5.17. The Council’s vision for the Millbay and Stonehouse Area Action Plan, illustrated 

conceptually on the vision diagram, is as follows: 
 

Area Vision 2 - Millbay and Stonehouse 
To develop Millbay and Stonehouse as an attractive mixed use neighbourhood that 
maximises its rich heritage, using the redevelopment sites around the water as a 
catalyst to further regeneration throughout the area.  This will lead to the creation 
of a unique high quality environment attractive to investors and new residents and 
improving the quality of life of the existing residents. 
The Council’s objectives to deliver this vision are: 

1. To create a network of clearly identifiable, vibrant, well connected 
neighbourhoods each with their own unique character and identity, which 
fosters local pride. 

2. To promote positive mixed use regeneration of disused and other under-used 
sites, including, where appropriate, tall buildings. 

3. To create a quality Union Street with a range of uses that support the 
surrounding communities and helps to link together Millbay and Stonehouse. 

4. To develop a stunning and high quality waterfront, where the public can enjoy 
the water and facilities located along the waters edge. 

5. To create an attractive, vibrant and convenient link between Millbay and the 
City Centre. 

6. To provide positive connections throughout the area and to neighbouring 
areas that are safe and convenient for pedestrians and cyclists and served by 
high quality public transport services. 

7. To capitalise on the historic assets of the area such as the historic townscape 
and important historic buildings. 

8. To provide a mix of uses in the area, with employment opportunities and 
business opportunities, local services, quality private and affordable housing 
and attractive places to socialise. 

9. To provide a new office quarter for the city located in the area from Derry’s 
Cross to Millbay waterfront. 

10. To encourage new marine based employment that will capitalise on the unique 
location and sustain and reinforce a long established tradition of water related 
jobs. 

5.18. The AAP will provide a detailed framework for the development of the area.  The 
emphasis will be: 
• In relation to redevelopment of Millbay waterfront and the new link to the City 

Centre, through the existing partnership arrangements including English 
Partnerships; SWRDA and English Cities Fund and the Council 

• Through private sector funding, but also through co-ordinated use of public 
funding opportunities 
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• The Stonehouse Townscape Heritage Initiative programme has and will continue 
to provide environmental improvements to the area 

• Through the planning application process to enable new development 
opportunities to help deliver the vision set out in the AAP 

• Securing community benefits through Section 106 agreements and other 
mechanisms.  The highest priorities will be given to the delivery of the whole of 
the boulevard and public realm improvements, strategic infrastructure and the 
provision of affordable housing. 
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The City Centre and University 
Context 
5.19. Plymouth City Centre is located in an 

old river bed between The Hoe to the 
south and Central Park to the north.  
Following post war reconstruction a 
unique beaux-arts grid of development 
was created.  Its role as an economic 
and social hub is vital to both the city 
and its sub-region. 

Key Sources: 
o A Vision for Plymouth (2004)–  

MBM Arquitectes and AZ Urban Studio 
o Plymouth Sustainable Neighbourhood Study 

(2005/06) – LDA Design 
o Tall Buildings Strategy (2005) –  

City Council /LDA Design 
o University Vision and Master Plan(2006) – 

Nicolas Burwell & Scott Wilson 
o City Centre Precinct Urban Design Framework 

(2002) – City Council 
o PCAD Masterplan (2002) – City Council /PCAD 
o Community Planning Study (2000) – City 

Council 

5.20. The City Centre provides a focus for future investment for a broad mix of uses; most 
specifically retail, but also office and other commercial development and new housing. 

5.21. The area has seen recent increased investment interest and is considered ‘healthy’ in 
retail terms.  The Drakes Circus shopping centre is now open, and at Colin Campbell 
Court permission has been granted for a new shopping development. 

5.22. The University has experienced rapid expansion over the last few years with faculties 
being consolidated onto the one City Centre campus.  A number of new buildings 
have been and are being added to their estate.  The Council is working in partnership 
with the University in order to integrate it positively with the City Centre. 

5.23. There are a number of issues that need to be addressed in the City Centre / 
University area, which are summarised below: 
• The ring road, a legacy of the Abercrombie Plan, now acts as a restrictive barrier 

to connections with the surrounding residential and commercial areas, including 
the University and waterfront 

• There is a narrow mix of uses in the City Centre, with retail uses dominating.  A 
greater diversity of uses would bring more life to the area at weekends and in the 
evenings, also enhancing community safety 

• The City Centre performs at about the average level, in retail terms, for a city of its 
size.  However, there is a need for continued investment to establish its regional 
shopping role and deliver wider regeneration benefits 

• Much of the office accommodation within the City Centre is out of date and 
dispersed, rather than within a clearly identifiable office core 

• The railway station is disconnected from the City Centre, due primarily to changes 
in levels.  As a gateway to the city from the rest of the country it performs poorly 
and does not provide a high quality first impression of the city 

• The bus station at Bretonside is also a poor introduction to the city 
• Block sizes make ease of pedestrian movement between streets difficult with few 

routes breaking through north and southwards 
• The City Centre has predominantly low-rise buildings compared to the width of its 

streets 
• The public realm and buildings in some areas of the City Centre are poor in 

quality 
• The University and Plymouth College of Art and Design (PCAD) are key 

employers and make a major contribution to the life of the city, but are currently 
seen as an area quite separate from the City Centre 

• With the rapid expansion of the University there is a need for more student 
accommodation.  This is an issue for the area and surrounding community 
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• The University’s historic character is being eroded through new development and 
it is important to recognise the value of the remaining historic assets 

• There is potential long term risk of flooding in some parts of the centre if mitigation 
measures are not put in place in Millbay (Policy CS21 refers). 

Approach  
5.24. The Council’s approach to the City Centre and University area is to seek to reinforce it 

as a regional shopping, employment, and cultural centre and to develop it as a 
sustainable neighbourhood in its own right, well connected to surrounding areas. 

5.25. The Council will take a positive approach to promoting development of key opportunity 
sites that can help to deliver a step change in the quality of the City Centre and the 
services and facilities it provides.  These will include: 
• Developments that reinforce and enhance Plymouth’s role as a regional shopping 

centre and help to improve Plymouth’s market share within the region.  However, 
the Council will expect developments to be of an appropriately high quality and 
contribute to improving the mix of uses in the area, including delivering more 
homes, supporting public realm improvements and improved connectivity 
throughout the Centre 

• Improving the stock of quality office accommodation in the City Centre.  The area 
between Derry’s Cross and Millbay waterfront is seen as one of the primary 
opportunities for a new office location as part of the mixed use regeneration 
planned for that area, provided this can also address environmental issues related 
to flood risk.  (See Millbay and Stonehouse section of the Core Strategy) 

• Improving the entrances to the city from other parts of the country, including 
redevelopment of Bretonside bus station and the railway station such that these 
gateways are enhanced and wider regeneration objectives delivered 

• Improving links and connections with surrounding areas and within the City 
Centre for pedestrians, as well as transport links to other parts of the city (e.g. 
Derriford) 

• Encouraging a broader mix of uses and an intensification of development, 
including residential, office and leisure uses 

• Recognising the importance of the Abercrombie Beaux Arts plan in the 
redevelopment opportunities in the City Centre and the need to consider the value 
of the remaining historic assets in the University area 

• The development of a Cultural Quarter focusing on the North Hill area, 
incorporating the University of Plymouth and new creative industries.  This could 
provide a new dimension to the City Centre, with potential for the energy of the 
University and Cultural Quarter activities to influence and animate the city.  These 
areas need to be seen as vibrant, active places within the City Centre rather than 
separate parts of city 

• The provision of student dwellings in and around the City Centre and University 
area in accordance with the University’s strategy for delivering accommodation.  
Such development needs to be managed such that there is appropriate 
integration with existing communities. 
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Vision 
5.26. The Council’s vision for the City Centre and University Area Action Plan, illustrated 

conceptually on the vision diagram, is as follows:  
 

Area Vision 3 - Plymouth City Centre 
To reinforce the City Centre’s role as a vibrant and thriving regional destination, 
providing high quality shopping, recreation, culture, civic, education and 
commercial facilities, well connected to surrounding neighbourhoods, as well as 
being a safe place of quality in which to live. 
The Council’s objectives to deliver this vision are:  

1. To diversify the current functions of the City Centre to give it more life outside 
shopping hours, including intensification of residential, office, and cultural 
uses, including, where appropriate, the introduction of tall buildings. 

2. To significantly intensify the central area to include taller buildings at key 
locations, and offer visitors and residents a 24-hour life. 

3. To identify a central office core within the City Centre in conjunction with the 
redevelopment of Millbay. 

4. To provide some quieter areas with enough activity at all times to make it feel 
safe. 

5. To attract specialised shops, pubs, entertainment and culture.  
6. To ensure connections with adjacent areas are strong, direct and meaningful. 
7. To positively integrate and reinforce the role of the University and the Cultural 

Quarter as vibrant and strong parts of the City Centre. 
8. To create a more urban environment in the University area through 

developments which give a better sense of enclosure to the streets. 
9. To enrich the quality of the environment in the City Centre, so that the public 

areas are clean, safe, accessible and attractive. 
10. To seek opportunities to create better pedestrian permeability north south 

through the City Centre blocks and ensure that new developments seek to 
improve the legibility of the City Centre so that everyone can easily find their 
way around. 

11. To consider the heritage value of the City Centre and University areas as part 
of its regeneration. 

12. To selectively introduce traffic back into parts of the City Centre. 
5.27. The AAP will ensure a coordinated and more detailed framework for the delivery of 

development in the area.  The emphasis will be on: 
• A planning application process which will help to bring about positive and high 

quality development which supports the Vision 
• Potential use by the Council of Compulsory Purchase Order (CPO) powers to 

deliver the vision for the area 
• Securing community benefits through Section 106 agreements and other 

mechanisms.  The highest priorities will be given to public realm improvements 
(particularly Armada Way), transport infrastructure and cultural facilities 

• Integration with transport programmes to support improved pedestrian movement 
in and around the City Centre 

• Positive management of the Council’s land assets to facilitate development which 
supports the Vision 

• Partnership working with the University, PCAD, BID and others on key 
development opportunity sites. 
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The Hoe 
Context  
5.28. The Hoe is synonymous with Plymouth 

and is renowned as the place where Sir 
Francis Drake reputedly played bowls 
before the defeat of the Spanish 
Armada.  It is a place of huge potential 
with majestic views across Plymouth 
Sound, and for generations of 
Plymothians it has represented the 
heart of the city. 

Key Sources: 
o A Vision for Plymouth (2004)–  

MBM Arquitectes and AZ Urban Studio 
o Plymouth Sustainable Neighbourhood Study 

(2005/06) – LDA Design 
o Plymouth Rapid Urban Characterisation Study 

(2005) - Alan Baxter Associates 
o Plymouth Sound & Estuaries Water Transport 

Study (2004) - Scott Wilson  
o Draft Hoe Development Framework (2003) - 

Llewelyn Davis 
o Community Planning Study (2000) – City 

Council 

5.29. The Hoe occupies one of the best locations within the city, being strategically 
positioned between the Barbican and Millbay, and within easy reach of the City 
Centre.  It is important to the city’s economy with internationally important heritage 
assets and has become a popular destination for tourists to visit and stay.  It is also a 
place where people live and work, as well as offering the city a unique public park with 
stunning views of The Sound, sea and coastline.  It provides areas for walking, 
bathing, public events and children’s play. 

5.30. Most of the buildings and streets that frame the Hoe retain their traditional proportions 
and character and this has been recognised by its conservation area status. 

5.31. Recently the regeneration agenda has been informed by the successful Millbay 
Partnership, which engaged the communities of Millbay, Stonehouse and West Hoe in 
a debate to identify issues and consider ideas for change.  The adjacent large-scale 
development opportunities that are planned for Millbay should provide benefits for the 
Hoe neighbourhood and could act as a catalyst for change improving access and 
facilities for all. 

5.32. The key issues that face this neighbourhood are listed below: 
• West Hoe displays a marked disparity in wealth, educational attainment and a 

relative disadvantage in comparison with the rest of the Hoe neighbourhood 
• There is an imbalance in housing provision generally across the Hoe, where flats 

are in abundance and accommodation for families is lacking 
• There is a lack of basic shopping and community facilities 
• There is a reliance on tourism related employment, Guest Houses, Hotels and 

B&Bs 
• Parts of the neighbourhood have been redeveloped in such a way that prevents 

easy pedestrian movement 
• Some elements of the foreshore and waterside structures have become derelict, 

some have had to be closed and generally much is in need of replacement and 
repair 

• The approach to Hoe Park from the city lacks civic status and is flanked for much 
of its extent by buildings and uses that fail to engage with visitors 

• The Hoe promenade generally lacks facilities that support and enhance the visitor 
experience 

• Tourism and visitor pressures for car parking create tension with residents 
• Public transport facilities are not well developed in this part of the city, though the 

need remains to link key areas and reduce the dependency on the private car 
• Opportunities exist to develop facilities within the foreshore to provide integrated 

water transport to other areas of the waterfront and tourist venues. 
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Approach 
5.33. The Hoe, including West Hoe Park and the Foreshore, are critically important to 

Plymouth’s image.  The Council’s approach to the area is to utilise the development 
opportunities that exist to protect and enhance the existing historic fabric and valued 
environmental features of the Hoe, for the benefit of current and future generations.  
Where change is considered it will be managed with care and sensitivity to ensure 
that the outcomes provides significant environmental benefits. 

5.34. The main opportunities for change include: 
• Providing mixed use development opportunities to the north of Hoe Park, 

encouraging landowners to provide mixed use developments that complement the 
public spaces 

• Developing vacant and underused land in West Hoe to strengthen the existing 
community, improving the diversity of housing, range of community facilities and 
new opportunities for employment 

• Enhancement of the connecting corridor between Hoe Park and the City Centre 
via Armada Way so that it encourages people to visit and enjoy the Hoe 

• Improving the public’s enjoyment and use of Hoe Park through imaginative 
design, interpretation of its past and making best use of its foreshore routes and 
historic structures 

• Making the best use of existing facilities and providing new ones where 
appropriate to support the Hoe as a leisure and tourist destination.  This includes 
options for re-developing the Dome and providing a new cultural focus for the 
waterfront 

• Providing well-resourced high quality regular public transport links and facilities 
related closely with opportunities to improve interrelated water transport along the 
foreshore. 

Vision 
5.35. The Council’s vision for The Hoe Area Action Plan, illustrated conceptually on the 

vision diagram, is as follows: 
 

Area Vision 4 - The Hoe 
To enhance the civic quality and focus of The Hoe, including its foreshore and 
related spaces, promoting in particular its tourism, leisure and residential 
functions. 
To create a balanced neighbourhood at West Hoe, encouraging sustainable mixed-
use development including new community facilities. 
The Council’s objectives to deliver this vision are: 

1. To maintain a unique, high quality, well-resourced and engaging tourist and 
leisure destination. 

2. To enhance the built environment and address regeneration needs through 
new development. 

3. To improve the range and quality of public facilities and information. 
4. To provide a more memorable link between The Hoe and the city. 
5. To improve pedestrian movement across The Hoe to its attractions and 

foreshore. 
6. To provide high quality public, water and sustainable transport facilities 

serving The Hoe and its neighbourhood. 
5.36. The AAP will amplify this vision through a series of policies and proposals.  It will also 

set out in more detail, the anticipated framework for delivery of the vision, which will 
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guide developers and decision makers on the form, and content of anticipated 
development and the provision of infrastructure. 

5.37. The mechanisms for implementation include:  
• Using the planning application process to bring about development that supports 

the vision 
• Securing community benefits through Section 106 agreements and other 

mechanisms.  The highest priorities will be given to improvements to the 
infrastructure on the foreshore, greenscape improvements and the provision of 
community facilities 

• The integration with local transport initiatives through the Local Transport Plan 
• Developing a culture of partnership with key providers will be critical, requiring the 

key commercial operators and developers and public sector partners to come 
together to achieve a shared vision for the area, such as the current Millbay 
Partnership 

• Maximising the use of other public sector funding opportunities to help deliver the 
vision.  Specific improvements to Hoe Park, (enhancing its environmental and 
heritage assets), are subject to a current council initiative to improve the city’s 
Green Flag Award rating.  This seeks recognition for The Hoe as one of the 
country’s most prestigious green spaces involving public funding, lottery bids and 
funding secured from development opportunities. 
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Sutton Harbour 
Context 
5.38. Sutton Harbour is one of Plymouth’s 

most striking assets.  It was Plymouth’s 
original commercial port, and is still an 
active fishing port.  With its attractive 
waterfront location and wealth of 
heritage, it is an important hub for 
leisure, international tourism and the 
local community. 

Key Sources: 
o  A Vision for Plymouth (2004)–  

MBM Arquitectes and AZ Urban Studio 
o Plymouth Sustainable Neighbourhood Study 

(2005/06) – LDA Design 
o Plymouth Strategic Flood Risk Assessment 

(2006) - Pell Frischmann 
o Plymouth East End Regeneration Strategy & 

Masterplan (2004) – Urban Practitioners 
o Plymouth Eastern Gateway Vision (2004) – 

Llewelyn Davies 
o Community Planning Study (2000) – City 

Council 

5.39. The area includes three distinct quarters: 
• The Barbican - steeped in maritime history, the Barbican is Plymouth’s historic 

core – an area characterised by intricate cobbled streets, limestone warehouses, 
shops, pubs and restaurants.  It is an area of international importance and was 
Plymouth’s first Conservation Area.  Its conservation and continued prosperity is 
vital for the city 

• Bretonside - includes the predominantly residential area north of Notte Street.  
Major new mixed-use development in the vicinity of Exeter Street, North Street, 
and Bilbury Street - including residential, office, retail and hotel uses - is already 
contributing positively to Bretonside’s regeneration and the enhancement of its 
local centre 

• Coxside - comprising a colourful mixture of uses, including established residential 
areas, the National Marine Aquarium, the fish market, Queen Anne’s Battery 
maritime uses and a mixture of employment uses, Coxside offers significant 
regeneration opportunities. 

5.40. The Sutton Harbour area has recently benefited from investment in residential, 
employment, tourism and leisure uses.  However, significant issues and regeneration 
opportunities still need to be addressed if the area is to reach its full potential.  These 
are highlighted below: 
• There are a number of strategically important, but under-utilised sites - some at 

key gateway locations – creating a poor first impression of the area and city 
• There is a need to ensure that the significant development pressure is embraced 

in a positive way – conserving and enhancing the area’s historic character, and 
safeguarding marine related uses on key waterfront sites 

• In the Sutton Harbour East area / West Coxside, there remains a shortage in the 
number and quality of local facilities, shops and amenities 

• There is a need to improve the public access to the waterfront 
• There is a lack of parks and green spaces 
• Large impermeable development plots and busy roads restrict pedestrian 

movement.  This discourages walking and cycling, and creates barriers with 
adjacent areas 

• Traffic noise and air pollution is an issue, with Exeter Street identified as an Air 
Quality Management Area 

• Large low-density commercial uses dominate parts of the area, leaving it lacking 
activity / natural surveillance and feeling unsafe outside of business hours 

• High value waterfront housing developments are changing the area’s social mix, 
and there is a need to ensure that a balanced mixture of housing types and 
tenures are provided, including affordable housing 
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• During peak holiday periods there are traffic congestion and parking problems, 
particularly in the Barbican area.  There are also a number of car parks that are 
underused for most of the year. 

Approach 
5.41. The Council’s approach is to guide development opportunities through the planning 

process to deliver a high quality, vibrant urban city quarter.  This approach should 
balance the need for economic investment and tourism with meeting local community 
needs and conserving and enhancing the special historic character of the area for 
future generations.  In particular the residential communities at Coxside, Bretonside 
and the Barbican should retain their character and function. 

5.42. The success of recent developments will be built upon to create a sustainable and 
distinctive neighbourhood, with a balanced pattern of uses that helps to make the area 
an interesting and vibrant place for local residents, workers and visitors.  Uses will 
include marine, retail, community uses, commercial, leisure, arts, workshops, offices, 
and other appropriate employment uses, together with a balanced mixture of housing 
types and tenures, including affordable housing.  The positive mixed-use regeneration 
of disused or under-used land and buildings will be promoted. 

5.43. Positive connections between Sutton Harbour, surrounding areas and the rest of the 
city will be established - reducing the barrier posed by the highway network.  
Sustainable patterns of movement will be prioritised – reducing traffic pollution and 
providing, safe, direct, convenient routes for pedestrians, cyclists and public transport. 

5.44. High-quality linked public spaces will be created and enhanced - including improved 
public waterfront access and green-spaces. 

Vision 
5.45. The Council’s vision for the Sutton Harbour Area Action Plan, illustrated conceptually 

on the vision diagram, is as follows: 
 

Area Vision 5 - Sutton Harbour 
To consolidate and develop the Sutton Harbour area as an attractive and 
sustainable mixed-use city quarter creating a unique, high quality environment that 
will attract investment and new residents. 
The Council’s objectives to deliver this vision are: 

1. To promote the positive mixed-use regeneration of disused or under-used 
land and buildings, including where appropriate, tall buildings. 

2. To conserve and enhance the special historic character of the Barbican, 
Bretonside and Coxside for future generations - capitalising on historic assets 
while respecting the character of existing communities, uses, buildings and 
structures that make the area distinctive. 

3. To create a safe, high-quality environment that capitalises on the waterfront 
setting.  This should include a linked network of attractive public spaces 
including a vibrant, publicly and visually accessible waterfront – enlivened 
with entertainment, leisure and cultural uses. 

4. To provide enhanced local centres for the Barbican, Bretonside and Coxside 
with services, activities and amenities that meet the needs of local people, 
employees, businesses, visitors and the wider community. 

5. To create high-quality integrated mixed-use development to the east and west 
of Sutton Road, Coxside – including a balanced mixture of housing types and 
tenures, and opportunities to live, work, shop and socialise locally. 

6. To ensure the area is easy to walk and cycle to and through - connecting 
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effectively to surrounding neighbourhoods and the city centre, with excellent 
access to public transport (including the proposed eastern corridor High 
Quality Public Transport link). 

5.46. The AAP will ensure the co-ordinated planning and delivery of development options in 
a manner that is integrated and complimentary.  It will provide a framework to guide 
developers and decision makers on the form and content of development and the 
provision of infrastructure.  The emphasis will be on: 
• Further key partnership working by the Sutton Partnership and the East End 

Partnership to deliver regeneration opportunities in the area 
• Public sector investment – including the ongoing housing renewal programmes 
• Private sector development - using the planning application process positively to 

bring about development that supports the vision 
• Securing community benefits through Section 106 agreements and other 

mechanisms.  The highest priorities will be given to the provision of affordable 
housing, measures to enhance pedestrian and cycle linkages, as well as support 
for community initiatives / facilities 

• Potential use of the Council’s compulsory purchase powers to deliver the vision 
for the area 

• Positive management of the Council’s land assets. 
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East End 
Context 
5.47. Plymouth’s East End lies between the 

Plym estuary and Sutton Harbour.  It 
occupies an important strategic 
gateway location on major transport 
routes to the City Centre from the east 
and northeast.  The East End includes 
areas of distinctive character and 
history.  It comprises the residential 
communities of Cattedown, Prince 
Rock, Lower St Judes and East 
Coxside (West Coxside is covered in 
the Sutton Harbour AAP), together with 
commercial and industrial areas 
centred around the port, and mixed use 
areas to the east of Sutton Harbour. 

Key Sources: 
o Plymouth Sustainable Neighbourhood Study 

(2005/06) – LDA Design  
o Plymouth Eastern Corridor Transport Study 

(2006) - Faber Maunsell 
o Plymouth Strategic Flood Risk Assessment 

(2006) - Pell Frischmann 
o East End Sustainable Neighbourhood 

Assessment (2005) - LDA  Design 
o Victorian & Edwardian Schools Study (2005) - 

AMEC 
o Plymouth Eastern Gateway Vision (2004) - 

Llewelyn Davies 
o Plymouth East End Regeneration Strategy & 

Masterplan (2004)- Urban Practitioners 
o Sutton Harbour East Interim Planning 

Statement (2003) – City Council 
o Community Planning Study (2000) – City 

Council 

5.48. The East End’s economy has been based on successive waves of industrial 
development, including shipbuilding, quarrying, chemical industries, fishing, fish 
processing and warehousing.  It still has a strong industrial base.  More recently the 
East End was declared a Renewal Area (May 2000), which, with the work of the East 
End Partnership, has helped secure funding and increased the momentum of 
regeneration in the area.  The Stirling Prize shortlisted Theatre Royal workshop 
building, “TR2”, has set a benchmark for high-quality architecture in the area, and acts 
as a catalyst for further regeneration. 

5.49. There are a number of key issues that need to be addressed in the East End area.  
These are highlighted below: 
• Although the East End Community Village is establishing a new community focus, 

the shortage in the area’s number and quality of local facilities, shops and 
amenities means it does not function as a sustainable linked community 

• There are a low number of parks and green spaces in the area 
• The East End has an attractive waterfront, but public access is limited.  Large 

impermeable development plots restrict pedestrian movement 
• Past transport decisions have fragmented neighbourhoods with busy roads that 

are difficult to cross - discouraging walking and cycling 
• Traffic noise and air pollution is an issue, with parts of the East End being 

identified as Air Quality Management Areas 
• Large vehicles accessing the industrial and port areas compound the problem 
• The volume of through traffic is set to increase with the proposed Plymstock 

Quarry and Sherford developments 
• There is a need to safeguard port and marine employment uses along the 

waterfront 
• The East End has a legacy of ad-hoc commercial development, vacant sites, low-

density or under-used sites and large single use areas that lack activity and 
natural surveillance 

• There is a predominance of older housing in the area.  Some has been improved 
through the Renewal Area programme, but some is still in need of enhancement 

• An imbalance exists in the mixture of housing types and tenures 
• There is a need to conserve and enhance key buildings and structures of 

historical and architectural interest, some of which are in a poor state of repair 
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• The area has a number of sites of special nature conservation and archaeological 
value that require protection and interpretation 

• There is a risk of flooding in parts of the area. 

Approach 
5.50. The Council’s approach is to re-establish the East End as a balanced, sustainable, 

mixed-use, linked community that is not severed by transport infrastructure and which 
provides a full range of high quality housing, services, facilities and open spaces, as 
well as public access to and along the waterfront.  This will include: 
• Using development opportunities and strategic transport improvements to 

enhance the East End as an attractive gateway to the City Centre - supporting 
Plymouth’s sustainable growth.  This will include the creation of a consolidated 
retail park on Laira Embankment (see Shopping section of Core Strategy) 

• Addressing air and noise pollution issues by prioritising walking, cycling and 
public transport, while promoting higher density mixed-use development close to 
local centres and public transport routes 

• Enhancing pedestrian permeability through the area by breaking down large 
development blocks and improving ease of access to key locations 

• Prioritising the maintenance and enhancement of port and marine-related 
activities, as well as improving rail freight connectivity to reduce the number of 
heavy vehicles moving through surrounding communities 

• Creating more mixed use areas, whilst also safeguarding the employment role of 
the area 

• Encouraging businesses that do not fit with the area’s aspirations to relocate 
• Creating high-quality accessible public open spaces, including green spaces 
• Enhanced cultural and health care facilities 
• Areas, buildings and structures of distinctive character, history and architectural 

interest will be conserved and enhanced 
• Sites of special nature conservation and archaeological value will be protected 

and better interpreted 
• Detailed assessment of flood risk and environmental impact will be undertaken in 

relation to waterfront opportunities. 

Vision 
5.51. The Council’s vision for the East End Area Action Plan, illustrated conceptually on the 

vision diagram, is as follows: 
 

Area Vision 6 - East End 
To create a sustainable mixed-use urban district in Plymouth’s East End that 
respects its heritage and is well connected to the waterfront, providing a high 
quality Eastern Gateway to the city and maintaining a thriving commercial port.  In 
so doing, to reduce the impact of busy roads – prioritising walking and cycling, 
whilst enabling high quality public transport provision. 
The Council’s objectives to deliver this vision are: 

1. To deliver strategic transport solutions for the Eastern Corridor, ensuring that 
local priorities for transport and infrastructure improvements are also 
addressed as part of any scheme. 

2. To promote comprehensive high-quality mixed-use sustainable regeneration 
including: 
• waterfront regeneration sites between Laira Bridge and Embankment 

Road. 
• sites in the vicinity of Faraday Mill Business Park. 
• key sites in East Coxside. 
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• key sites relating to the East End Community Village. 
3. To improve the quality and viability of residential environments (currently 

severed by major transport routes). 
4. To promote public access to and enjoyment of the waterfront. 
5. To maintain and enhance the commercial port of Cattedown and marine 

related employment. 
6. To improve the quality of the existing housing stock to address issues of 

affordability as well as providing new affordable housing in the area. 
7. To conserve and enhance the area’s natural and built historic environment 

assets. 
5.52. The AAP will ensure the co-ordinated planning and delivery of development options in 

a manner that is integrated and complementary.  There are very significant 
infrastructure issues, particularly in relation to transport.  The AAP will provide a 
framework to guide developers and decision makers on the form and content of 
development and the provision of infrastructure.  The emphasis will be on: 
• Partnership working with the Council – including the East End Partnership as a 

community regeneration vehicle, and the Sutton Partnership with regards to East 
Coxside regeneration opportunities 

• Public sector investment – including the ongoing housing renewal programmes, 
and the implementation and enhancement of the East End Community Village as 
a new neighbourhood focus 

• Private sector development - using the planning application process positively to 
bring about development that supports the vision 

• Integration with strategic transport solutions for the Eastern Corridor through 
regional funding programmes 

• Potential use of the Council’s compulsory purchase powers to secure integrated 
public access to the waterfront and encourage the relocation of non-conforming 
uses and the redevelopment of under-used sites in key strategic locations 

• Positive management of the Council’s land assets 
• Securing community benefits through Section 106 agreements and other 

mechanisms.  The highest priorities will be given to the delivery of transport 
infrastructure, provision of affordable housing, with improvements to the existing 
housing stock, educational infrastructure and improvements to green spaces in 
the area. 
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Central Park 
Context  
5.53. Central Park is a strategically important 

parkland area for the city as a whole.  It 
is some 94ha (232 acres) in size, 
situated to the north of the City Centre, 
though physically separated from the 
City Centre by a steep valley.  The park 
borders a number of the city’s 
neighbourhoods, stretching from North  

Key Sources: 
o Plymouth Sustainable Neighbourhood Study 

(2005/06) – LDA Design 
o Central Park Life Centre – outline business 

case (2005) – Capita Symonds 
o Destination Central Park – executive summary 

(2004) – Nathaniel Litchfield 
o Central Park An Historic Landscape Study 

(2002) – Alan Baxter Associates 
o Central Park Action Plan (2001) – City Council 
o Community Planning Study (2000) – City 

Council 
Prospect and Pennycross in the north to Peverell and Mutley in the east and Stoke to 
the west. 

5.54. Land was assembled for the park in the mid 1920s and a design sought from the then 
eminent Mawson family of landscape architects.  Sadly the elegant and engaging 
design that they put forward, and the city embraced, was never fully realised as the 
Second World War and its aftermath concentrated the city’s attentions elsewhere.  
Pragmatic decisions of the post war years have resulted in some fundamental 
departures from this original design. 

5.55. The Park has a number of key elements, these include: 
• A dynamic landscape of both high hill top and deep valley providing rare inland 

panoramic views of the city and Plymouth Sound and shady woodland, home to a 
variety of wildlife 

• A composition of buildings and facilities to the west of the park incorporating the 
city’s football club Plymouth Argyle, a large swimming pool, recreation centre, 
events field and car park 

• An open plateau sports park offering a variety of activities 
• A network of wide tree-lined formal pathways 
• A large Victorian villa and associated formal gardens known as Pounds House 
• A patchwork of informal sloping meadows 
• An extensive series of allotment gardens to the western margins of the park and 

to the south. 

5.56. Central Park provides a unique opportunity to unite the central neighbourhoods of the 
city with one another and the City Centre, giving citizens convenient access to quality 
recreational and leisure facilities.  It also offers the city an ideal location for a new 
outstanding and integrated facility of sporting and recreational excellence, known as 
the “Life Centre”, which, with improved high quality public transport facilities, can be 
made accessible to the citywide community. 

5.57. Whilst some excellent work has been carried out in recent years, with the delivery of a 
new play area and youth skatepark, Central Park fails to make the most of its obvious 
potential.  The following priority issues for regeneration can be identified: 
• The need to integrate the proposals for Plymouth’s new Life Centre within the 

existing parkland landscape 
• The poor relationship of existing recreational buildings, facilities and spaces and 

lack of visible activity 
• Degraded sense of place, where key spaces are too large and featureless to form 

an exciting and memorable environment 
• The remoteness and relatively poor quality of private and public transport facilities 
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• The difficulty people have in accessing the park from surrounding neighbourhoods 
and the City Centre by virtue of the busy highways that ring the park and the 
challenging topography 

• The relatively unsafe nature of existing footpath links to surrounding 
neighbourhoods and limited choice for alternatives 

• The poor relationships between the edge of the city and the park to the south and 
to the Peverell neighbourhood to the north and west 

• The urban separation caused by the City Bus Depot between the park and 
communities in the Stoke neighbourhood 

• The general lack of public facilities within the park. 

Approach  
5.58. Central Park is a cherished environmental asset for the people of Plymouth.  The 

protection and enhancement of the park’s valuable green spaces, its role in providing 
positive benefits for the health and quality of life of the city’s population are at the 
heart of this strategy. 

5.59. The Core Strategy highlights the strategic importance to the city of the development of 
a “Life Centre”.  This will involve regenerating the existing built core of the park to form 
an outstanding venue of regional and national significance for active recreation, 
health, art, education, culture and the environment.  It will be served by a new public 
transport interchange on the city’s proposed network of High Quality Public Transport 
routes. 

5.60. The Council will also identify other significant opportunities, where sensitive 
development or environmental improvements could help support the enhancement of 
the park and linkages to surrounding areas. 

Vision  
5.61. The Council’s vision for the Central Park Area Action Plan, illustrated conceptually on 

the vision diagram, is as follows: 
 

Area Vision 7 - Central Park 
To create an outstanding venue of regional and national significance for active 
recreation, health, art, education, culture and the environment, which will provide 
state of the art facilities for the people of Plymouth and the sub-region of Devon 
and Cornwall. 
The Council’s objectives to deliver this vision are: 

1. To create a landmark regional Life Centre complex of high quality design and 
innovative technology. 

2. To create a park with desirable, high quality, vibrant spaces that can be used 
by the whole Plymouth community whilst also safeguarding its value as an 
important wildlife corridor. 

3. To create a safe and well-connected park with its surrounding 
neighbourhoods and the City Centre. 

4. To provide high quality public and sustainable transport facilities serving the 
park and new facilities. 

5. To improve and strengthen the relationship between the park and surrounding 
city in a sustainable manner. 

6. To improve the range and quality of public facilities available to park users. 
5.62. The AAP will amplify this vision through a series of policies and proposals.  It will also 

set out in more detail the anticipated framework for delivery of the vision.  The Life 
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Centre and improvements to the park are likely to be delivered with a combination of 
Lottery bids, transport funding, and funding from enabling development and planning 
obligations.  Other aspects of the vision will be delivered through private sector 
development.  The emphasis will be on: 
• The delivery of the Life Centre and park improvements through a combination of 

public funding (e.g. Lottery), local and regional transport funding, S106 
contributions from enabling development and the positive management of the 
Council’s land assets 

• The delivery of other enabling development and improvements through the 
planning application process and S106 contributions and the positive 
management of the Council’s land assets 

• Securing leisure contributions from developments across the city where 
appropriate. 
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North Plymstock (including Minerals) 
Context 
5.63. Plymouth’s eastern corridor lies 

between Plympton and Plymstock, to 
the east of the Plym estuary up to the 
South Hams boundary.  The area has 
significant brownfield redevelopment 
opportunities at Plymstock Quarry, as 
well as an opportunity at Sherford to 
provide a large new sustainable 
community to meet Plymouth’s housing 
needs.  There are a number of other 
significant issues affecting the area, 
including several quarries and a landfill 
site.  The area also has a rich natural 
and historic environment. 

Key Sources: 
o Plymouth Sustainable Neighbourhood Studies 

(2005/06) – LDA Design 
o Plymouth Eastern Corridor Transport Study 

(2006) - Faber Maunsell 
o Plymouth Eastern Corridor Urban Fringe Study 

(2006) – LDA Design 
o Sherford Enquiry By Design (2004) – Princes 

Foundation 
o Plymouth Urban Capacity Study (2004) -

Llewelyn Davies 
o Sustainable Growth Study, 2003 – Llewelyn 

Davies 
o Devon Structure Plan to 2016 and Addendum 

to JSPA background paper 1 (2003) for the 
Examination in Public 

o Community Planning Studies (2000) – City 
Council 

5.64. The AAP will bring together both the general development considerations for North 
Plymstock, as well as the Mineral considerations, into one AAP document, enabling 
the inter-relationship of these matters to be fully addressed.  This section, setting out 
the matters to be addressed in North Plymstock, needs to be read in conjunction with 
Section 12, which deals specifically with Mineral Issues.  The AAP will also address 
the cross border issues arising from the development of the proposed new community 
at Sherford in South Hams. 

5.65. There are a number of key issues that need to be addressed in the North Plymstock 
area, as it will be subject to significant change in the coming years.  This change is 
driven by the need to plan for development which responds to Plymouth’s emerging 
demographic and housing needs.  In doing so the following matters need to be taken 
into account: 
• The area is primarily made up of typical urban fringe uses, including farmland, 

horticulture, quarrying, a cemetery and a landfill site 
• A gently undulating landscape which rises to a ridgeline to the north of the area 
• The nationally important historic Saltram House and Estate 
• Two main city approach corridors run through this area, the A38 and the A379.  

There are relatively poor transport connections between these roads and poor 
public transport connections to the City Centre 

• A number of strategic footpath and cycleways run through the area, although 
otherwise there is relatively poor pedestrian/ cyclist permeability 

• There are a number of limestone quarries to the north of A379 at Hazeldene and 
Moorcroft, which are still active and another at Plymstock Quarry, which is no 
longer active and proposed for redevelopment 

• A raised landfill site at Chelson Meadow. 

Approach 
5.66. The Council’s approach to the North Plymstock area is to ensure the co-ordinated 

planning and delivery of development options in the eastern corridor, (particularly at 
Plymstock Quarry and Sherford), in a manner which is integrated and complementary.  
The Council is working closely with South Hams District Council on its Sherford Area 
Action Plan in order to ensure a “joined up approach” to planning in this area. 

5.67. The approach in North Plymstock should: 
• Reinforce the identity of the area and improve key approaches to the city 
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• Seek to deliver high quality sustainable mixed use developments at Plymstock 
Quarry and Sherford, with provision of facilities and services to meet local needs 

• Integrate new development at Plymstock Quarry and Sherford with the existing 
urban areas of Plymstock and Elburton and adjoining countryside 

• Create new transport links, including delivery of public transport infrastructure as 
part of city’s planned eastern corridor High Quality Public Transport network, as 
well as providing for walking and cycling 

• Protect and capitalise on the area’s historic and natural assets 
• Plan for increased recreational pressure in the area, as well as helping to deliver 

major recreational and greenspace improvements, including a new countryside 
park focused on the Saltram Estate, but connected by green links to the 
countryside beyond Sherford 

• Consider an after-use for Chelson Meadows post tipping, whilst retaining some 
waste management activities on part of the site 

• Safeguard the current and future reserves of minerals, to meet the city’s needs 
• Plan for future long term growth west of Sherford. 

5.68. It should be noted that whilst land may be shown as being safeguarded beyond the 
2021 end date of the Core Strategy, in order to provide flexibility, the potential 
development of that land will be considered at the relevant time within the context of 
current needs, alternative options and a sustainability assessment relating to the 
proposals. 

Vision. 
5.69. The Council’s vision for the North Plymstock Area Action Plan, illustrated conceptually 

on the vision diagram, is as follows:  
 

Area Vision 8 - North Plymstock and Minerals 
To create high quality, locally distinctive and sustainable mixed-use 
neighbourhoods in North Plymstock.  The significant development focus in this 
area will provide major new sustainable infrastructure, particularly a high quality 
public transport system and facilities to support a high quality of life.  Other 
development opportunities in the area will be coordinated to create successful 
relationships between different uses.  Mineral reserves in the area will be 
safeguarded to meet current and future needs.  The character of the area will be 
strongly influenced by significant new recreational opportunities in the form of 
countryside parks, greenspace links and sports facilities. 
The Council’s objectives to deliver this vision are: 

1. To create a high quality sustainable new neighbourhood at Plymstock Quarry. 
2. To contribute to creating a neighbourhood at Sherford that integrates 

effectively with the wider Plymouth urban area. 
3. To create an integrated sustainable transport network including a High Quality 

Public Transport system (HQPT) serving new urban areas in the eastern 
corridor and the A38 Park and Ride, and to improve existing services in 
Plymstock. 

4. To deliver a new countryside park which will form a key recreational focus to 
the city and region. 

5. To provide a new high quality ‘eastern gateway’ into the city, with a strong 
sense of place and local distinctiveness particularly on key road & water 
frontages. 

6. To safeguard mineral reserves to meet current and future needs of Plymouth 
and the South West. 
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7. To safeguard future waste management activities in the area. 
8. To safeguard potential post 2021 development options. 

5.70. The AAP will provide a framework to guide developers and decision makers on the 
form and content of development and on the provision of infrastructure.  The 
emphasis will be on: 
• Using the planning application process to bring about development that supports 

the vision 
• The integration with transport and regional infrastructure programmes to support 

the vision 
• Maximising the use of other public sector funding opportunities to help deliver the 

vision 
• Securing community benefits through Section 106 agreements and other 

mechanisms.  The highest priorities will be given to: 
(a) the provision of a HQPT with appropriate other transport infrastructure 

contributions 
(b) the provision of co-ordinated infrastructure for environmental, educational and 

social provisions across the whole area between Langage / Sherford / 
Plymstock Quarry and other sites, and 

(c) affordable housing. 
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Derriford and Seaton 
Context 
5.71. The Derriford and Seaton area is 

located on Plymouth’s northern 
gateway.  It includes sub-regionally 
important employment sites and 
destinations including:  Plymouth City 
Airport, the College of St Mark & St 
John, Derriford and Nuffield hospitals, 
Tamar Science Park and the Plymouth 
International Medical and Technology 
Park (PIMPT).  It is located close to, but 
poorly connected with, a number of 
residential neighbourhoods including 

Key Sources: 
o Plymouth Sustainable Neighbourhood Study 

(2005/06) – LDA Design 
o Plymouth Strategic High Quality Public 

Transport Network (2006) - W.S. Atkins 
o Plymouth City Airport Study (2006) – York 

Aviation 
o Derriford and Southway Area Planning 

Framework (2005) - Llewelyn Davies 
o Plymouth Urban Capacity Study, Llewelyn 

Davies, 2003, Final report 2004 
o Sustainable Growth Study (2003) – Llewelyn 

Davies 
o Community Planning Studies (2000) – City 

Council 

Whitleigh, Southway, Leigham,.Estover and Woolwell.  The area has the advantage of 
being close to Dartmoor, with stunning views and deep wooded valleys. 

5.72. There are a number of issues that need to be addressed in the Derriford and Seaton 
area.  These are: 
• Derriford lacks a clear identity and focus, despite being an important gateway 

approach to the city from the north.  The area has evolved incrementally, resulting 
in a fragmented urban form with no clear centre 

• The area has large, isolated, single use areas with significant wasted space 
• There is little existing housing at the core of the Derriford area, which gives it a 

poorly defined sense of community 
• Although there are a number of adjoining neighbourhoods, these are mainly low-

density, poorly connected and are often separated by major transport 
infrastructure and topography.  As a result, the location is dominated by the car 

• The area’s assets have not been utilised to help provide a sense of place.  For 
example:  The exceptional historic and natural assets of Crownhill Fort and the 
Bircham Valley are not properly integrated into the urban form.  The long distance 
views to Dartmoor and the coast have not been utilised.  The area’s green space 
is fragmented and there is a lack of access to the wider countryside 

• There is a significant unfulfilled opportunity to build upon the area’s existing sub-
regional facilities, with a potential to grow to both serve the wider area of northern 
Plymouth, as well as play a wider role in the city as part of a bi-polar economy, 
whilst maintaining consistency with the need to safeguard the city centre’s role. 

Approach 
5.73. The Derriford and Seaton area provides unique opportunities for Plymouth to support 

the wider economy, as well as putting a new heart into northern Plymouth to enable it 
to develop in a more sustainable way.  Key to this will be the establishment of a new 
community in this part of the city that links to, and complements, the surrounding 
neighbourhoods. 

5.74. The economic role for Derriford is to promote growth that is complementary to the City 
Centre, as well as reinforce the existing and new business clusters, particularly the 
medical sector.  This supports the bi-nodal economy concept identified in Plymouth’s 
Local Economic Strategy 2006-2021, and reflected in Sections 6 and 7 of the Core 
Strategy.  A key part of this will include provision of appropriate facilities and 
infrastructure to attract and support new investment, including the regionally 
significant health and medical facilities such as the Vanguard Health Project and the 
Peninsula Dental Health school.  The airport also contributes substantially to the 
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economy of the city and the surrounding area and will do so increasingly, as economic 
and population growth is delivered. 

5.75. The development of Derriford needs to be supported by an urban framework that 
creates a sense of place.  The Council’s approach is to promote a new centre at 
Derriford which will create a focus for the north of Plymouth.  The potential exists to 
develop a broader mix of uses that will help the Derriford area to fulfil its potential as 
an important sub regional centre, and as a district shopping centre serving the 
surrounding neighbourhoods and the major employment, health and education 
facilities.  The area is particularly lacking in shops, restaurants, leisure and community 
facilities and a mix of housing suited to people who work in the area.  This sense of 
place can be further enhanced by ensuring development relates to the area’s unique 
natural environment, views and historic environment, including raising the profile of 
Crownhill Fort, as well as linking to the area’s green spaces and into the wider 
countryside. 

5.76. In the longer term, it is anticipated that this new retail centre could grow to play a 
wider role in Plymouth.  The Shopping Strategy set out in Section 7 of the Core 
Strategy identifies Derriford as a priority secondary location for new investment in the 
longer term in support of the bi-polar strategy.  However, this could only happen if and 
when it can be demonstrated, through detailed impact assessment, that further 
development will not undermine the City Centre’s regional shopping role and that 
major economic benefits would result for the city as a whole (see Policies CS06 and 
CS07). 

5.77. This approach to retail provision at Derriford is driven by a positive need to address 
deficiencies in the existing shopping provision in the city and to direct some of the 
long term investment in retail development to a location which will serve the Council's 
wider sustainability and economic objectives.  Such an approach is considered 
consistent with Government policy, in that it safeguards the City Centre, whilst also 
designating a new centre for northern Plymouth, (which is an area of significant 
growth), thereby supporting economic growth and social inclusion.  It will also help 
ensure that in the long term, the network of centres is appropriately balanced. 

5.78. The most appropriate and flexible long term opportunity to develop the new District 
Centre lies to the west of the A386.  This general location: 
• Is well related to the identified spatial gap in retail provision, which lies to the north 

west, and therefore can be most easily accessed through new links to the 
adjoining neighbourhoods 

• Has the greatest potential for active frontage to the A386 – which is important in 
terms of urban form 

• Has the greatest potential to grow in the long term - providing flexibility to deliver 
the Council's long term vision for Derriford. 

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

5.80. In terms of improving communications within the area and with other parts of the city, 
a new link along the Forder Valley may benefit the accessibility of the area and allow 
the creation of a more attractive and sustainable urban area.  There may also be 
potential for new linkages through the current airport land that will become excess to 
requirements as a result of development, and for a linkage to the west of PIMTP 
around the northern edge of Crownhill Fort towards Whitleigh (subject to detailed 
investigation in relation to safeguarding the scheduled monument and its setting). 
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Vision 
5.81. The Council’s vision for the Derriford and Seaton Area Action Plan, illustrated 

conceptually on the vision diagram, is as follows: 
 

Area Vision 9 – Derriford / Seaton 
To create a thriving, sustainable, mixed-use new urban centre at the heart of the 
north of Plymouth, which is well connected to surrounding communities and to the 
city’s High Quality Public Transport network. 
The Council’s objectives to deliver this vision are: 

1. To develop a diverse mix of commercial and community uses supported by a 
strong, vibrant new residential community. 

2. To play a major supporting role in the sub-region’s long term economic and 
social well-being through the provision of strategically important health, 
economic, further education and transport infrastructure (including an 
improved Plymouth airport). 

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

4. To provide a new high quality ‘northern gateway’ into the city, with a strong 
sense of place. 

5. To facilitate public transport, cyclist, pedestrian and vehicular access in a 
sustainable way. 

6. To create a strong urban form, utilising distinctive high quality architecture 
and spaces with sufficient scale, which is easy to understand and assists in 
orientation. 

7. To create a high quality, safe and accessible environment. 
8. To create key new transport linkages with surrounding areas, including 

potential Forder Valley and Whitleigh links. 
9. To capitalise on the existing network of green spaces, views and historic 

environment and enhance the role of these, with greater access and links to 
wider areas. 

5.82. The AAP will ensure the co-ordinated planning and delivery of development options in 
a manner, which is both integrated and complementary.  There are very significant 
infrastructure issues, particularly in relation to transport.  The AAP will provide a 
framework to guide developers and decision-makers on the form and content of 
development and the provision of infrastructure.  The emphasis will be on: 
• Using the planning application process to bring about development that supports 

the vision 
• Securing community benefits from Section 106 agreements and other 

mechanisms.  The highest priorities will be given to the provision of all necessary 
transport infrastructure, community and leisure facilities and to the support of 
economic development initiatives 

• The integration with transport and regional infrastructure programmes to support 
the vision 

• Maximising the use of other public sector funding opportunities to help deliver the 
vision 

• Developing the culture of partnership, so that the key private and public sector 
partners can work together to achieve a shared vision for the area. 
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Plymouth Sound and Estuaries 
Context 
5.83. Plymouth’s coastal setting is one of its 

most valuable assets.  It is the reason 
why the city has developed in the way 
that it has, and is central to its identity 
as -  
one of Europe’s finest waterfront 
cities. 

Key Sources: 
o Port of Plymouth Area Recreation Study 1975 

(and subsequent reviews in 1992 and 2001) 
undertaken by the eight authorities with 
statutory responsibilities in the Port of Plymouth 
area, together with the Sports Council 

o Tamar Estuaries Management Plan 2006-12 - 
TECF 

o Habitat Regulations Assessment of Plymouth’s 
LDF –February 2007 

5.84. The Port of Plymouth is a complex and dynamic area which encompasses Plymouth 
Sound, extending up the rivers of the Tamar, Tavy, Lynher and Plym.  It is the largest 
estuarine system in south west England, supporting over a quarter of a million people, 
a diversity and richness of wildlife, as well as a landscape and heritage recognised 
through national and international designations such as the European Marine Site 
(Special Area of Conservation and Special Protection Area).  It is the setting for the 
city’s waterfront regeneration areas and forms the backcloth to many of the views out 
over the city. 

5.85. The Port of Plymouth is of fundamental importance to the economy of the area, 
accommodating a wide range of uses and activities including its role as a primary 
naval port and dockyard, its use by commercial shipping, commercial fishing, tourism, 
recreation and leisure.  These are just some of the spectrum of interests that the 
waterfront area accommodates. 

5.86. The operational control over the area comes with The Dockyard Port Regulation Act 
of 1865 which charges the Queen’s Harbour Master with protection of the port.  
However, the Council shares a responsibility for managing this area, along with the 
other Statutory and bye-law making authorities bordering the Tamar Estuaries.  The 
cross border nature of coastal planning means there is mutual interest to work in 
partnership, ensuring the sustainable use of Plymouth’s coastal assets. 

5.87. The management of this area has evolved over a number of years, and is currently 
coordinated through the Tamar Estuaries Consultative Forum (TECF), chaired by the 
Queen’s Harbour Master.  This body works to a six year management plan which 
provides a framework for the sustainable management of the Tamar Estuaries and a 
context to ensure statutory compliance in delivering conservation objectives for the 
European Marine Site. 

Approach 
5.88. The challenge in managing these activities is to conserve the area’s natural and 

historic heritage, ensuring growth is delivered in a way that avoids adverse impacts on 
the integrity of the Natura 2000 sites, as well as encouraging appropriate 
opportunities, including giving full recognition to the important needs of commerce, 
defence and leisure interests. 

5.89. Whilst TECF more than adequately address current challenges, there is a need to 
evolve in response to the forthcoming Marine Bill with its aspirations for a Marine 
Spatial Planning approach to improve the integrated management of coastal and 
marine resources.  In addition to this, the Habitat Regulations Assessment of 
Plymouth’s Core Strategy highlighted the need to manage the rise in recreational 
pressure upon the European Marine Site associated with growth in the sub-region. 

5.90. The Core Strategy with its Policies that reflect the values and opportunities of 
Plymouth’s waterfront, recognises the importance of this asset in relation to social, 
economic, environmental and resource conservation.  It provides an integrated 
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planning approach that is intended to balance the need for conserving the integrity of 
the Port of Plymouth, while allowing for appropriate and necessary development 
opportunities in support of the city’s regeneration initiatives. 

5.91. However, there is a growing need for a broader approach, that crosses boundaries 
and delivers a ‘joined up approach’ between authorities, to guide developers and 
decision makers on the most appropriate form and types of uses /activities that can 
take place within the Port of Plymouth area - consistent with and in support of its 
status as a European Marine Site.  The long term challenge is to deliver an integrated 
and sustainable marine spatial strategy, that integrates with the current spatial 
planning approach of LDFs, to guide future uses in the whole of this area. 

Vision 
5.92. The Council’s vision for the Port of Plymouth area, illustrated conceptually on the 

vision diagram, is as follows: 
 

Area Vision 10 – Plymouth Sound and Estuaries 
To conserve and enhance Plymouth’s unique coastal and waterfront setting, 
promoting an integrated management approach to its sustainable development, 
which: 

1. Protects the value and integrity of the Port of Plymouth, recognising its 
position as a unique asset to the area. 

2. Delivers the conservation objectives for the Plymouth Sound and Estuaries 
European Marine Site. 

3. Delivers opportunities for improved water transport linkages along the 
waterfront. 

4. Acknowledges the port’s fundamental importance to the economy of the area, 
and the need to accommodate a wide range of uses /activities, including its 
role as a primary naval port and dockyard, its use by commercial shipping, 
commercial fishing, tourism, recreation and leisure. 

5.93. In support of this Vision statement the Council will prepare, in conjunction with its 
TECF partners and the adjoining local authorities, a Coastal Planning SPD which will: 
• Amplify the policies in the Core Strategy relating to coastal planning matters,  

explaining how they can be implemented within the context of ensuring the 
sustainable development of Plymouth’s waterfront 

• Address the impacts of additional recreational use in the area.  In particular 
ensuring that development is delivered in a way that avoids adverse impacts on 
the integrity of the Natura 2000 sites 

• Set out coastal planning application considerations 
• Provide guidance on coastal and marine consents and consultation procedures. 

5.94. In the longer term, the Council will work with its TECF partners towards developing a 
Marine Spatial Planning approach for the Port of Plymouth area, which integrates with 
the current LDF process, providing a comprehensive management approach to the 
area. 
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6. Economy 
Introduction 
6.1. Unlocking Plymouth’s economic 

potential underpins the city’s 
aspirations for Urban Renaissance.  
Only by sustained economic 
improvement can the city make its 
contribution to the national and regional 
economy, “becoming the economic hub 
of the far South West”. 

Key Sources: 
o Plymouth Local Economic Strategy (2006) – 

Plymouth 2020 Partnership 
o Employment Land Review (2006) – Baker 

Associates 
o Sustainable Growth Distribution Study (2005) – 

Baker Associates 
o Employment Land and Premises Study (2004) - 

Atkins 
o Plymouth City Growth Strategy (2004) – ICIC et 

al 
o Community Planning Studies (2000)– City 

Council 

6.2. To help deliver this change a long term economic strategy has been developed, which 
aims to build on the city’s advantages, so as to reduce dependency on traditional 
sectors, increasing the city’s flexibility and innovative capacity. 

6.3. The Core Strategy will support existing employers, as well as providing a framework 
for the identification of land to meet the needs of the economic growth sectors set out 
in the Local Economic Strategy, in the broad locations earmarked for regeneration 
and growth.  The underlying principle of this approach is of creating a greater number 
and range of jobs on less land – achieving the job growth required to realise 
Plymouth’s economic potential, but taking account of higher job densities in order to 
set realistic targets for the development of employment land. 

Context 
National / Regional 

6.4. Plymouth is the second largest city in the South West after Bristol.  The emerging 
Regional Spatial Strategy considers Plymouth has the potential to “become the 
economic hub of the far South West”.  Policy SR35 sets out the aspiration for the 
Plymouth TTWA to make provision for a job growth of 42,000 jobs over the period 
2006-26, to be delivered through an employment land provision of 150 hectares. 

Sub-regional 
6.5. The city plays a dominant economic role in its sub-region.  It provides a centre for 

healthcare, cultural and leisure facilities; business, financial and retail services; media 
activities; rail, air and sea transport. 

6.6. In functional terms, the city has expanded up to and beyond its very tightly drawn 
administrative boundaries.  This has significant implications for assessing Plymouth’s 
performance, because just looking at the city on its own gives a false picture.  A much 
fairer measure of the performance of Plymouth’s economy is provided by its TTWA 
boundary.  This accounts for 80% of the employment in the four local authority areas 
and in the decade between 1991 and 2001, total employment in the TTWA area grew 
by 14,800 or 12%.  This represents a reasonable economic performance. 

City Wide Issues 
6.7. While development is underway, key issues for future employment provision are: 

• Plymouth’s former dependence on defence and manufacturing has left a number 
of legacies.  In rationalising current land holdings, it will be important to take 
account of wider issues and potential benefits for the city as a whole 

• Much of Plymouth’s manufacturing sector is located on post-war industrial 
estates, some of which provide suitable locations.  However, many companies, 
particularly those in knowledge-based industries, no longer want to be on 
industrial estates 
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• It is generally recognised that Plymouth’s retail offer falls below the standard 
necessary in a large city moving into a service culture mode of development.  
While developments are underway, there will be a need for redevelopment of 
parts of the central area to introduce other uses 

• The importance of safeguarding and enhancing Plymouth’s tourism offer – in 
particular as a destination for day visits, short stays (e.g. city breaks), and as the 
gateway to Cornwall.  There is a specific need to address quality and presentation 
issues around Plymouth’s hotel and accommodation stock.  Re-investment is 
needed, particularly in hotels with good leisure and conference facilities.  
Additionally, Plymouth provides a major opportunity to deliver high quality tourist 
and visitor services and facilities for the sub-region. 

Plymouth’s Economic Strategy 
6.8. The Council, with its partners, has developed a long term Local Economic Strategy, 

covering the period 2006 – 2021 and beyond.  It includes a targeted approach to 
boosting Plymouth’s long term economic performance, and affirms the Plymouth City 
Growth Strategy’s choice of six priority growth sectors, namely: 
a) Business Services 
b) Creative Industries 
c) Tourism & Leisure 
d) Medical & Healthcare 
e) Marine Industries 
f) Advanced Engineering. 

6.9. The strategy also includes a major spatial component to build upon the bi-polar nature 
of Plymouth’s economy – with a strong City Centre and a strategic employment 
location in the Derriford area, as well as supporting key contributions elsewhere 
around the urban area and to its east at Langage (in South Hams). 

Future Provision 
6.10. Assuming that the interventions necessary to deliver this strategy are achieved, work 

undertaken for the Sustainable Growth Distribution Study has provided estimates on 
how the Plymouth TTWA economy might be expected to perform at a few points 
above anticipated trend.  From this work it is considered that for the Plymouth TTWA: 
• some 24,600 jobs (1,892 per annum) could be created over the period 2003-16 
• an additional 17,900 jobs (1,790 per annum) could be created between 2016-26. 
Overall this equates to 42,500 new jobs (1,847 per annum) over the 23 year period to 
2026.  (The targeted growth sectors are expected to deliver roughly half of this future 
employment growth.) 

6.11. In many respects this level of growth is considered to be conservative.  It allows for 
job losses in some sectors, and is substantially less than the 3,350 jobs per annum 
achieved in the TTWA over the period 1998 to 2003. 

6.12. The Employment Land Review (ELR) looks at these figures and translates them into 
land requirements.  It provides a detailed assessment of the suitability and viability of 
all the employment land commitments and vacant premises within the Principal urban 
area (PUA).  A conclusion to this work is that while there are a number of sites and 
premises that are likely to meet the requirements for future employment needs, there 
are also a number of locations which, while they may have the benefit of a permission, 
are unlikely to be considered suitable to meet future employment needs. 

The Strategy 
6.13. Between 2006 and 2026, a total of 37,000 new jobs will be created in the Plymouth 

Travel to Work area, of which 27,500 new jobs will be created in the Plymouth PUA.  
This growth in employment will be led by 6 key growth sectors which will provide half 
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of the new jobs.  Fostering the growth of these sectors, whilst also providing for the 
growth of more traditional businesses, will require a reorientation of the city's stock of 
employment land.  To achieve this job growth, over 20 years, will require 867,740 sq 
m of floorspace on 84ha of land in the Plymouth PUA.  This translates to a land 
requirement of at least 40ha between 2006 and  2016, and 22 ha between 2016 and 
2021 (figure derived by taking the 2016 – 2026 land requirement and converting this 
to a 2016 – 2021 land requirement on a pro rata basis). 

6.14. The key growth sectors in Plymouth are expected to generate a total of 17,675 jobs by 
2026 in the Plymouth Travel to Work Area.  This equates to the following change in 
jobs per sector, leading to a demand for the following amounts of land in the Plymouth 
PUA by 2021 (calculated on a pro rata basis): 

Table 2 – Change in Key Sector jobs 

Key growth sectors Change in jobs Demand for land 
Advanced engineering -3,480 Negligible 
Business Services 8,520 5.8ha 
Creative Industries 1,560 0.8ha 
Marine Industries 520 0.6ha 
Medical and Healthcare 6,080 6.9ha 
Tourism and Leisure. 4,475 3.1ha 

It is considered that growth in advanced engineering industries will take place through 
productivity increases rather than job growth. 

6.15. The ELR also highlighted that different sectors have different locational / premises 
requirements which influence the amount of land required.  For example Business 
Services will provide 8,520 jobs on 5.8ha while Medical and Healthcare will provide 
6,080 jobs on 6.9ha.  This is because the business services premises requirement is 
for taller buildings in city centre locations, as shown below. 

6.16. The employment land requirement can be further broken down into broad city areas / 
categories, as follows: 

Table 3 – Employment Land Requirements 

Location Category By 2016 By 2021 
City Centre & Waterfront 6.3 ha. 3.96 ha. 
Business Parks 25.5 ha. 2.58 ha. 
A38 Locations 5.7 ha. 14.67 ha. 
Other city-wide locations 2.1 ha. 1.06 ha. 
Total 39.6 (40ha) 22.27 (22ha) 

6.17. Each of these broad areas can be defined more precisely: 
• City Centre and Waterfront comprises a large area covering the City Centre, 

Cattedown, Sutton Harbour and the Barbican, the Hoe, Millbay and Stonehouse, 
and Devonport (in effect, the City Centre Waterfront Regeneration Area) 

• Business Parks are substantially in the Northern Corridor, with a particular focus 
on the Plymouth International Medical and Technology Park and the Tamar 
Science, but also includes sites in the eastern corridor 

• A38 locations are the key business areas along the A38 corridor, including Marsh 
Mills, Ernesettle, Newnham, St Budeaux and Honicknowle.  Langage, within the 
South Hams, is also located along the A38.  The ELR highlights the strategic 
importance of this site to Plymouth’s economic potential.  South Hams’ Adopted 
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Core Strategy provides for 20 ha of employment land at this vital location for the 
period 2006-2016. 

6.18. The proposed quantums and nature of employment provision for different locations 
will be determined through the detailed work needed to progress the AAPs and 
Sustainable Neighbourhoods (Key Site Allocations) DPD.  However, the following 
broad spatial principles can be identified on the basis of the ELR’s findings and the 
Local Economic Strategy: 
• City Centre and Waterfront Regeneration Area – This will be the primary location 

for office development, but also for creative industries, tourism and leisure, marine 
employment and urban regeneration-led initiatives 

• Northern Corridor – Further strategically significant provision for business park 
development will be proposed, particularly supporting the Medical and Healthcare 
sector.  A secondary office location as part of the new centre at Derriford will also 
be proposed.  Existing key sites will need to be safeguarded 

• Eastern Corridor and the rest of the city – This will be primarily about helping to 
deliver sustainable linked communities through safeguarding and provision of 
accessible employment opportunities to the local population, and protecting 
existing strategically important employment sites. 

6.19. The proposed spatial approach to new employment land provision and safeguarded 
land is shown on diagram 4 for illustrative purposes. 

Strategic Objective and Policies 
Strategic Objective 6 
Delivering the Economic Strategy 
To set a spatial planning framework through the LDF that supports the Council's 
Economic Strategy & Action Plan, helping to make Plymouth a place where people, 
business and an outstanding natural environment converge to bring about 
sustainable prosperity and wellbeing for all.  This will be achieved through: 

1. Supporting the competitiveness of Plymouth's economy through protecting 
and enhancing the city's unique assets, including its environment and 
heritage, enabling it to be successfully branded on the global economic stage. 

2. Supporting the creation of a balanced, diversified and knowledge intensive 
business base by delivering a sufficient and appropriate range, mix and 
quality of employment land and premises, to provide for inward investment 
opportunities but with particular focus on indigenous growth, priority sectors, 
micro-businesses and small / medium enterprises.  These may come about as 
part of mixed-use developments. 

3. Building the sustainability of Plymouth's communities through ensuring that 
opportunities for employment are provided within each neighbourhood, that 
accessibility to major employment locations is improved throughout the city, 
and that childcare facilities for working parents and carers are provided close 
to employment areas. 

4. Developing Plymouth’s skills base and promoting economic inclusion through 
supporting investment in all kinds of learning infrastructure, together with 
promoting local labour and training on major construction projects. 

5. Developing the concept of a bi-polar economy with strong and complementary 
centres of employment at the City Centre and Derriford. 

6. Ensuring that developments support appropriate economic development 
initiatives within the city, consistent with the Plymouth Local Economic 
Strategy. 
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Targets 
Progress towards achieving this goal will be measured against the following 
targets: 

1. Delivery of employment land in the city, to achieve in the Plymouth PUA at 
least 4 hectares per annum employment land between 2006 and 2016, and 4.5 
hectares per annum between 2016 and 2021.  

2. Delivery of 13,000 sq.m. new office development within the city per annum. 
3. A net increase in the number of employees of approximately 1,800 per annum. 
4. Identification of at least one site to be safeguarded for a major high quality 

inward investment opportunity, including potentially a public sector office 
relocation or a private sector regional headquarters.  

 

Policy CS04 
Future Employment Provision 
The Council will support a step-change in the performance of Plymouth’s economy 
through: 

1. Identifying in the Sustainable Neighbourhoods (Key Site Allocations) 
Development Plan Document and Area Action Plans a range of employment 
sites and premises that will provide the city’s contribution to achieving at least 
40 hectares of new employment land in the Plymouth PUA between 2006-16, 
and a further 22 ha by 2021.  This will accommodate both traditional 
employment uses (B1, B2, B8), as well as other priority economic growth 
sectors.  Sites should be well located to public transport infrastructure.  The 
new employment land should be identified in the following broad locations 

City Centre and Waterfront 
2. Developing the City Centre’s role as the core location for new office 

development, with particular emphasis on the Derry’s Cross / Millbay area. 
3. Supporting the development of tourism, leisure and creative industries, with 

particular emphasis on the City Centre & Waterfront regeneration areas and 
the University area. 

Northern Corridor 
4. Safeguarding and supporting proposals to extend the strategic employment 

opportunities at Plymouth International Medical and Technology Park and 
Tamar Science Park, and to improve linkages between these sites and with 
Derriford Hospital. 

5. Supporting proposals for new commercial development in the Derriford area 
to the extent that it is complementary to the primary role of the City Centre as 
a regional hub, such that the Derriford area is enabled to become Plymouth’s 
secondary office location.  Proposals should contribute to the delivery of high 
quality public transport links between Derriford and the City Centre. 

General Provisions 
6. Supporting the future expansion or redevelopment of military establishments 

for operational purposes. 
7. Supporting the development of Plymouth’s learning infrastructure such that it 

adds greater value to the city’s economic development. 
8. Supporting the provision of childcare facilities close to places of employment. 
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9. Promoting local labour agreements with developers to enable local people in 
deprived communities to secure employment and skills development.  

10. Identifying in the other Development Plan Documents, locations suitable for 
relocation of ‘bad neighbour uses’ in order to facilitate urban regeneration. 

6.20. This policy is primarily about delivering land of the right quantum and quality in order 
to support the city’s economic vision and strategy.  It also recognises that this level of 
growth should be delivered in a way that avoids adverse impacts on the integrity of 
the Natura 2000 sites, as well as supporting softer measures in relation to 
development of skills, local employment and training / learning. 

6.21. As the Employment Land Review shows, there is a need to re-orientate the supply of 
employment land in the city so that it is found in the best locations to meet demand.  It 
is for this reason that the land supply targets in Policy CS04 are expressed as gross 
figures.  Doing so will enable a thorough review of existing permissions and 
allocations to be made through the AAP process and the Sustainable 
Neighbourhoods (Key Site Allocations) DPD process.  The land supply assessment in 
the ELR will simply form the initial part of this re-assessment. 

6.22. Sites to be provided to support the relocation of so-called “bad neighbour” uses are 
not part of this employment land calculation.  This is primarily because they will not 
result in a net increase in employment land supply, but also the priority for the 4.4 
hectares per annum is to support higher value employment uses.  One strategically 
significant site in this respect may be the china clay works site at Coypool.  This may 
become available for development during the Plan period and it is considered 
potentially suitable for such uses, in addition to waste management infrastructure, 
given its well screened location and the nature of the current use.  Other uses could 
potentially be delivered on the Coypool site, given its significant size.  However, these 
would need to be compatible with surrounding uses, contribute to building sustainable 
linked communities and contribute to sustainable transport initiatives. 

 

Policy CS05 
Development of Existing Sites 
Development of sites with existing employment uses for alternative purposes will 
be permitted where there are clear environmental, regeneration and sustainable 
community benefits from the proposal.  In making this assessment the Council will 
consider the following: 

1. Whether the proposal would result in the loss of a viable employment site 
necessary to meet the area’s current or longer term economic development 
needs, taking into account the overall level of provision indicated by Policy 
CS04. 

2. Whether the site is in an appropriate location for, or suited to, the needs of the 
city’s priority economic sectors. 

3. In relation to existing tourist infrastructure, including tourist accommodation, 
whether the loss of the use would significantly harm the city’s tourist and 
visitor offer. 

4. In relation to marine employment sites, that priority will be given to 
safeguarding the site for marine industrial uses that genuinely require a 
waterfront location. 

5. Whether the neighbourhood within which the site is located already has a 
good range of employment opportunities available for local people, or the 
proposal will deliver a mixed use development which continues to provide for 
a good range of local employment opportunities. 
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6.23. This policy sets out the key considerations for proposals to develop existing 
employment sites and other economic development infrastructure.  Although the 
picture for the city as a whole is one of an adequate supply of new employment land, 
there is a need to safeguard existing viable sites.  The reality is also one of a shortage 
of employment sites in certain locations - but potential oversupply in others, and the 
need for employment land of a particular quality to support the priority growth sectors.  
The Employment Land Review and subsequent updates will be a key consideration 
when making assessments of proposals for the development of existing employment 
sites. 

6.24. Particular land and accommodation needs include: 
• High quality waterfront sites for marine employment uses (marine employment 

sites will be identified in the Site Allocations Development Plan Document and 
Area Action Plans as appropriate) 

• Office and specialised floorspace in central and mixed-use locations 
• Small to medium-sized units, especially small incubator-type accommodation 
• Small business centres offering pre-business start-up facilities 
• Tourist and leisure space in key attraction areas around the centre (including, for 

instance, The Barbican, Sutton Harbour and Millbay). 

6.25. Additionally, it is important that all neighbourhoods in the city have access to a range 
of employment opportunities as part of the Council’s vision for a city of sustainable 
linked communities.  Individual proposals will be assessed against Sustainable 
Neighbourhood Assessments (see the Council’s website).  In this respect we will also 
have regard to the ‘employment density ratio’, a good international sustainability index 
that measures the number of jobs in a given district against the number of 
economically active persons.  A benchmark ratio of 0.7 (i.e. 7 jobs per 10 
economically active persons) – is suggested as an indicator of sustainability. 

6.26. Implementation of this policy will take place primarily through the planning applications 
process, but also via partnership working on public/private inward investment 
initiatives in liaison with other regional and sub-regional stakeholders. 
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7. Shopping 
Introduction 
7.1. Ensuring that everyone has access to 

the range of shops which meet their 
needs, in a sustainable way, is 
important to delivering Plymouth’s 
sustainable communities agenda.  A 
healthy and vibrant City Centre is also 
essential to Plymouth’s economic well-
being. 

Key Sources: 
o Plymouth Shopping Study (2006) – Cushman & 

Wakefield 
o Economic Vision & Strategy (2006) – EDAW. 
o Employment Land Review (2006) – Baker 

Associates 
o Plymouth, South West Devon & South East 

Cornwall Sustainable Growth Distribution Study 
(2005) – Baker Associates 

o Plymouth Sustainable Neighbourhoods Studies 
(2005/06)– LDA Design 

o Plymouth Local Shopping Needs Study (2004) 
– CBRE 

o Community Planning Studies (2000)– City 
Council 

7.2. The LDF’s role is to set out a proactive strategy for shopping, focussed on directing 
new retail development such that it contributes to delivering the City Vision, improving 
existing retail facilities, addressing deficiencies in the retail hierarchy and planning for 
future growth.  The task is to promote the vitality and viability of the city’s shopping 
hierarchy, encouraging a wide range of services which allow genuine choice, in a 
good quality environment, with a vibrant mix of activity, which is accessible to all. 

7.3. The strategy starts from a ‘sequential approach’, locating the appropriate type and 
scale of development in the right type of centre.  The plan goes on to address, where 
appropriate, the need to rebalance the shopping network.  This means planning for 
growth in some centres and decline in others, as well as addressing existing and 
anticipated deficiencies. 

Context 
National / Regional 

7.4. RPG10 recognises Plymouth as the main urban centre in the west of the region.  
Policy SS17 sets out a number of objectives for the city, including - encouraging 
investment to support diversification of the city’s economy, and strengthen its role as 
the primary commercial centre for the sub-region.  In terms of retail provision, policy 
EC6 emphasises national guidance in terms of continuing to direct growth to the main 
centres. 

7.5. The draft RSS confirms (in Policy SR32) that at Plymouth, measures will be taken to 
transform and revitalise the city for significant growth in economic activity and 
housing, in order for the city to realise its potential and enhance its sub-regional role.  
Again (in Policy TC1) the emphasis is on local authorities working together to ensure 
that the vitality and viability of Towns and City Centre’s is maintained and enhanced. 

Sub-regional 
7.6. Plymouth City Centre is a major shopping destination in the South West.  It is one of 

two sub-regional centres in Devon, alongside Exeter, and acts as a regional shopping 
destination for much of Cornwall and Devon.  Within the Plymouth sub-region there 
are no other centres that are able to provide anything like the range and scale of retail 
facilities available in the City Centre. 

City wide 
7.7. Plymouth has an established hierarchy of shopping centres.  In terms of comparison 

shopping the City Centre is dominant.  A network of district, local and out of centre 
facilities play a complementary role.  The position for convenience shopping is 

Adopted April 2007  Page 72 



generally the reverse, with the large food stores in out of centre, district and local 
centre locations serving the main convenience goods shopping needs of the city. 

7.8. In terms of the PPS6 indicators of vitality and viability, the City Centre is generally 
healthy, trading at about 20% above benchmark level for a city of its type.  The 
opening of Drake Circus in 2006 will improve the city’s range and offer, as well as its 
market share.  It is likely that trading conditions in existing floorspace will reduce to 
benchmark levels.  Moreover, there are some spatial and other deficiencies in the 
provision across the city that need to be addressed. 

7.9. Key considerations for the future are: 
• The City Centre has a number of strengths on which it can build, not least the 

investment going into the Drake Circus development.  It also has some 
opportunity sites which can help improve performance and address weaknesses 

• The main district centres of Mutley, St. Budeaux, Plympton and Plymstock are all 
generally vital and viable 

• There are, however, the district centres of Estover, Roborough and Transit Way 
which are dominated by the presence of a food store.  Clearly without these 
anchors they would offer little more than would be found in a very small local 
centre 

• In terms of convenience goods, it is evident that there are some stores that over-
trade relatively significantly.  Some of these are in out of centre locations.  There 
is therefore the potential to consider the need to ‘rebalance the network’ by the 
provision of additional floorspace, particularly in areas of deficiency 

• The city has a large network of local centres serving a diverse range of 
communities and functions.  Some are more successful than others.  There are 
eleven areas of the city which currently lack adequate provision of convenience 
(food store) provision.  These are: Devonport, Weston Mill, Barne Barton and St 
Budeaux, Whitleigh Green, Southway, Derriford, Eggbuckland and Efford and 
Lipson and Plymstock.  In order to rectify these deficiencies, and provide for 
Plymouth’s future growth, changes will need to be made to the current hierarchy 
through establishing new centres. 

The Strategy 
7.10. The Council intends to take a positive approach to retail development within the city.  

The strategy is to maximise the benefits of a growing population to encourage new 
retail development in the right location, in a way which supports the delivery of our 
vision for the city and the regeneration of key areas.  It is about providing a positive 
climate for investors to meet consumer’s retailing demands for choice and 
convenience in an attractive and stimulating environment, in a sustainable way. 

7.11. A key priority is to safeguard and enhance the City Centre as a major sub-regional 
and regional shopping destination.  Securing high quality new development, which 
substantially improves the City Centre’s retail offer in quantitative and qualitative 
terms.  Creating a centre where people chose to shop because of its excellent range 
and offer of shops and attractiveness as a retailing destination. 

7.12. We are committed to preserving and developing the network of centres which serve 
Plymouth.  Ensuring that district and local centres remain the focus for new retail 
development, appropriate to their role and function.  New centres will be created to 
meet deficiencies and provide ‘hearts’ to Plymouth’s neighbourhoods that have either 
developed without a centre or in new neighbourhoods that have and will develop as 
the city grows. 

7.13. In particular Derriford will play a key role as a district centre serving the north of the 
city, with the potential for it to grow as economic and population growth is achieved 
and the role of the City Centre as the primary shopping destination is secured. 
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7.14. Where new retail development is not appropriate for locating in or on the edge of 
existing centres (in terms of the sequential approach), if there is a clearly defined 
need it will be directed to existing retail destinations, ensuring that unsustainable 
piecemeal development does not occur. 

7.15. Retail development will play a wider role than just meeting people’s shopping needs.  
Like all development, it needs to contribute to our wider objectives of building 
sustainable linked communities, delivering regeneration and tackling social exclusion.  
The strategy is to direct retail in the long term such that it helps address these issues 
– within the context of an overall framework, which secures the City Centre, responds 
to retail need and ensures as reasonably an even spread of shopping opportunities 
and facilities for the city’s residents as possible. 

Future Provision 
Convenience goods 

7.16. At 2006, it is estimated that within the city the total available convenience goods 
expenditure is approximately £383.2m. (2003 prices).  This total pool of expenditure is 
spent in a large number of stores across the city, both for main food and top-up 
shopping trip purposes. 

7.17. Looking forward to 2026 it is estimated that the growth in convenience expenditure 
within the city, based on expenditure growth per capita will be as follows:  
• By 2011 £17.22m  
• By 2016 £37.48m  
• By 2021 £79.95m  
• By 2026 £116.91m. 

7.18. From this assessment it is concluded that, in the period up to 2011, the proposed 
allocations for food stores at the Derriford, Devonport, Plymstock Quarry and Weston 
Mill centres will be sufficient. 

7.19. Beyond 2011 it is concluded that there will be a growing capacity for additional 
floorspace, as a function of expenditure growth per capita and expenditure growth.  
This assumes a constant market share going forward as it is unlikely the current 
market share can be much improved save for the east side of the city. 

Comparison Goods 
7.20. At 2006, it is estimated that within the Plymouth catchment area a total of about 

£1.245 billion is available.  Of this it is estimated that the city’s combined comparison 
goods turnover in 2006 (2003 prices) was £917.87m equating to an overall market 
share of 73.7% of catchment expenditure.  Within this, the City Centre attracts about 
£637.05m, or 51.1%. 

7.21. Looking forward to 2026 growth in comparison expenditure, and population generally - 
it is estimated that the overall capacities, together with their equivalent net floorspace 
requirements, will be: 
2011 £158.43m = 22,631sq.m. –  36,775sq.m. 
2016 £428.77m = 56,866sq.m. – 92,407sq.m. 
2021 £859.27m = 105,756sq.m. – 171,854sq.m. 
2026 £1,442.54m = 164,880sq.m. – 267,930sq.m. 
Note: these calculations assume constant market shares, having assumed an uplift for 
Drake Circus of 7.5%.  The floorspace bands suggested are based on typical trading 
densities for High Street and retail warehouse type development respectively. 

7.22. These figures must be treated with some caution however, as they are dependent 
upon assumptions about significant population growth being realised.  They also need 
to be considered in the context of other significant qualitative indicators of Plymouth’s 
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retail health.  For example, the Plymouth Shopping Study reveals that despite this 
level of forecast capacity, demand for new floorspace is relatively weak at present.  To 
realise its full potential for new retail investment in a way that doesn’t harm existing 
centres, the Council and its partners must work to boost investor confidence in the 
city.  The City Centre Company is one proactive initiative aimed at doing just this.  The 
vision behind this LDF is also considered to be of vital importance, and there is 
growing evidence of renewed investor confidence in development in the city.  These 
give cause for confidence that the potential contribution of retail development to the 
vision for Plymouth will be able to be realised, but the Council will need to monitor the 
position frequently and closely.  This ‘Plan, Monitor, Manage’ process of LDF review 
will be informed by regular reviews of the Shopping Study and the LDF Annual 
Monitoring Report. 

7.23. The priority location for accommodating this new floorspace will remain the City 
Centre for the duration of the plan period.  The Council believes that a healthy and 
vibrant City Centre is vital to Plymouth’s prosperity.  In the short term it will be 
important to allow the City Centre to consolidate its position following the opening of 
the new Drake Circus development in the Autumn of 2006.  However, provided that 
population growth forecast is delivered, in the longer term there is potential for 
accommodating new retail floorspace in both the City Centre and other centres, in 
support of the spatial vision and strategy of the LDF.  The Derriford location, given the 
LDF’s objectives of promoting a bi-polar economy concept for the city and putting a 
new heart into the north of Plymouth, is seen as a priority secondary location for new 
investment in the long term, once it is clearly established that the City Centre’s 
economic performance is secured.  In addition, investment will also be directed to 
other district and local centres as determined by need and impact considerations, and 
as opportunities arise.  

7.24. Overall, there is quantitative capacity for further comparison development by 2011, 
and this needs to be planned for now, with priority given to the City Centre.  Further 
development also needs to be planned for between 2011 and 2016.  Beyond this, 
assuming that population growth objectives are realised, the quantitative need for 
development will be significant. 

7.25. The proposed spatial approach to retail provision is shown on Diagram 5 for 
illustrative purposes. 

Strategic Objective and Policies  
Strategic Objective 7 
Delivering Adequate Shopping Provision 
To promote new shopping development which contributes positively to delivering 
Plymouth’s vision for sustainable high quality growth, making Plymouth a city of 
sustainable linked communities.  This will be achieved by:  

1 Meeting demonstrated shopping need, including the needs of disadvantaged 
communities and of a growing Plymouth population, through provision of a 
full range of shopping facilities. 

2. Maintaining and enhancing the City Centre’s role as a major shopping 
destination through encouraging proposals that increase the quality and 
range of shopping, and that create a comfortable, safe, attractive and 
accessible shopping environment. 

3. Protecting the primary retailing role of the City Centre within the context of a 
mixed use centre with complementary housing, office, cultural and leisure 
provision. 

4. Strengthening district and local centres by encouraging a range of facilities 
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and uses, consistent with the scale and function of the centre, to meet 
people’s day-to-day needs, while preserving the predominance of A1 uses. 

5. Remedying identified food shopping deficiencies in western Plymouth in the 
early part of the plan period, with a new store in the Weston Mill area as part of 
a new district centre. The specific proposal will need to provide a qualitatively 
different offer to what is already available in St Budeaux district centre, and 
must help deliver the sustainable community objectives of the Core Strategy. 

6. Promoting a district centre at Derriford in order to remedy an identified gap in 
the spatial distribution of food shopping in the city, and as a key component 
of the creation of a new sustainable neighborhood, supporting the existing 
employment, health and residential uses and providing a new focus in the 
north of Plymouth. 

7. Promoting the sustainability of new major developments in Plymouth, 
particularly at Millbay and Plymstock Quarry, through the provision of 
shopping provision sufficient to meet local needs and – in the case of Millbay 
– the needs of visitors and tourists.  

8. Facilitating implementation of the Eastern Corridor transport proposals and 
regeneration in the East End through redeveloping the existing Friary retail 
park and provision of an alternative consolidated retail warehouse location on 
the Laira Embankment as part of a wider mixed use regeneration package. 

9. Reappraising on at least a 5 yearly basis the need and potential for shopping 
development in Plymouth having regard to the actual population change 
achieved and revised population (and other) growth forecasts. 

 

Targets 
Progress towards achieving this objective, will be measured against the following 
targets:-  

1. To achieve an increase in retail capacity for comparison goods of between 
57,000 and 92,000 sq m net by 2016. 

2. To achieve an increase in retail capacity for comparison goods of between 
106,000 and 172,000 sq m net by 2021. 

3. To deliver a new district centre at Derriford to serve northern Plymouth by 2016, 
and to monitor its potential to grow in the future in a way that is 
complementary to the City Centre through the Plan, Monitor, Manage process. 

4. To deliver a new district centre at Weston Mill by 2016. 
5. To deliver new local centres at Devonport, Millbay and Plymstock Quarry by 

2016. 
6. To deliver a consolidated retail warehouse location on Laira Embankment by 

2016, which also assists with the delivery of strategic transport proposals for 
Plymouth’s eastern corridor. 

7. To complete a revised Shopping Study for Plymouth by 2011.  
 

Policy CS06 
City Centre 
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, 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.  
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7.26. The continuing success of the City Centre as the primary retailing centre within the city is 
vital to the its continued prosperity.  New development must add to the attractiveness of the 
City Centre as a retail location and increase the range and offer available to continue and 
enhance the City Centre’s role as a regionally important shopping destination. 

7.27. The Plymouth Shopping Study 2006 paints a relatively healthy picture of the City Centre as a 
retail destination, and also notes that it has scope both in market share terms and in physical 
capacity to grow.  There is a need to improve the choice of retailers in the centre, and to 
continue the modernisation of the physical stock of buildings.  The environmental quality of 
the centre is mixed, but much progress has been made in recent years.  Proactive 
management initiatives are in place, including a City Centre Company and Business 
Improvement District.  It is vital that new development contributes positively to this proactive 
agenda to transform the City Centre. 

 

Policy CS07 
Plymouth Retail Hierarchy 
New centres will be created in the following locations. 
District Centres: 

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

2. In the Weston Mill area.  To include a new medium sized foodstore with 
complementary comparison goods shopping as part of mixed use centre with 
education, leisure, community and residential uses.  It will be well related to 
the public transport network.  Any proposals should be accompanied by a 
detailed analysis of the effects of the new food store on existing nearby 
centres. 

Local Centres: 
3. Devonport.  To support the regeneration of the Devonport area, and help to 

create a new sustainable linked community using the opportunity created by 
the release of MoD land. 

4. Millbay.  To support the creation of a new sustainable linked community in the 
Millbay area and the promotion of tourism and leisure. 

5. Plymstock Quarry.  To support the creation of a major new neighbourhood of 
the city. 

Retail parks: 
6. Laira Embankment area.  To deliver a new retail destination of appropriate 

scale, quality and accessibility, which delivers improvements to this city 
gateway location and to enables the delivery of strategic transport measures 
on Plymouth’s eastern corridor.  This will be part of a wider mixed use 
regeneration initiative for the East End.  The development will involve the 
closure of the existing Friary retail park and the abandonment of existing retail 
warehousing planning consents in the Laira Bridge area. 
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Changes to existing centres are as follows: 
a. Crownhill district centre to be reclassified as a local centre with immediate 

effect. 
b. Marlborough Street local centre Devonport to be allowed to change alongside 

development of the new Devonport local centre through a reduction in its 
overall retail provision, whilst retaining some element of local provision for the 
immediate community. 

7.28. This policy relates to the identification of new centres and locations for retail 
development.  It is a proactive policy aimed at addressing gaps in shopping provision 
in the city, building a city of sustainable linked communities and delivering 
regeneration and economic development benefits for the city.  

7.29. The Government’s Planning Policy Statement 6 (PPS6), on Town Centres, identifies 
the situations when the designation of new centres may be appropriate.  New centres 
may be appropriate in areas of significant growth or where there are deficiencies in 
the existing network of centres (with priority given to deprived areas).  Plymouth as a 
whole is a city where substantial new growth is anticipated – but the most significant 
change will take place in the Derriford and North Plymstock areas, and the City Centre 
/ waterfront regeneration area (Devonport – the East End).  Additionally, the Plymouth 
Local Shopping Needs Study 2004 and the Plymouth Shopping Study 2006 both 
identified the need to address identified gaps in shopping provision in Plymouth.  
Some of these gaps are appropriately dealt with by taking forward identified 
opportunities in or at the edge of existing centres.  However, in some cases it is 
appropriate to develop new centres, particularly where this also addresses issues of 
social exclusion and deprivation. 

7.30. New district centres are proposed at both Derriford and Weston Mill.  These will both 
address gaps in shopping provision.  The Derriford proposal will also respond to major 
population growth planned for in the north of the city, over-trading of nearby 
superstores, support the Council’s strategy for a bi-polar economy concept focused on 
the City Centre and Derriford and put a new heart into the north of Plymouth.  The 
Weston Mill proposal will also serve to improve access to main foodstore shopping 
facilities in a deprived community, reduce the need for travel to other main foodstores 
elsewhere in the city, and help to create an area of community focus as part of the 
Council’s strategy for a city of sustainable linked communities. 

7.31. In relation to Weston Mill, it should be noted that the anticipated scheme is 
significantly different to that considered by the Secretary of State in 2000.  A smaller 
store is anticipated (1,500-2,000 sq.m net floorspace) as part of a district centre 
proposal, not a standalone facility.  In addition, the policy context and nature of retail 
representation in surrounding areas has changed since 2000.  In terms of impact on 
St Budeaux district centre, the Plymouth Shopping Study states that there is limited 
likelihood of harmful impact on this centre from a scheme designed to capture main 
food shopping trips now going elsewhere in the city. 

7.32. The new local centres address the identified deficiencies that currently exist in 
shopping provision within the city, having regard to current and proposed population 
change.  It is important that these new centres help deliver the Council’s vision of 
creating sustainable linked communities.  They must therefore be of a high quality and 
capable of delivering this vision.  They should provide for day-to-day shopping needs 
of the neighbourhood, but also wider services and facilities so that people can meet 
other local needs in easily accessible locations. 

7.33. The Laira Embankment retail park scheme is promoted as a means of delivering a 
multiplicity of objectives whilst also creating an attractive new retail warehouse 
destination.  The Council’s overriding objectives relate to the need to deliver strategic 
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transport infrastructure improvements on Plymouth’s eastern corridor (including a new 
link road along Laira waterfront), whilst at the same time improving a key gateway to 
the city, managing flood risk and regenerating the East End.  The Laira Embankment 
area currently includes a ‘hotch-potch’ of uses and vacant land, with an 
unimplemented retail warehouse planning consent.  Additionally, the nearby Friary 
retail park significantly under-performs and is a poor use of a significant development 
opportunity adjacent to the City Centre and East End.  The policy promotes a ‘Win-
Win’ scenario involving the creation of an exciting new waterfront mixed use 
development and the delivery of the Council’s wider objectives.  Implementation of the 
scheme will involve the abandonment of unimplemented retail consents and the 
potential relocation of retail uses from the Friary retail park site such that this site also 
becomes a major regeneration opportunity.  The quantum of retail development 
should be in the order of the total existing retail floorspace, committed or displaced 
and fully justified through an assessment of need. 

7.34. In relation to the existing shopping centre hierarchy, the Plymouth Shopping Study 
2006 concludes that the existing nature of retailing at Crownhill does not justify its 
designation as a district centre.  Furthermore, it recommends that appropriate 
measures are taken for the planned decline of the Marlborough Street local centre as 
the new Devonport local centre is developed. 

7.35. It is not appropriate in a strategic document such as this to set precise constraints in 
relation to these proposals (e.g. in relation to floorspace).  The Core Strategy rather 
sets the overall strategy which then needs to be articulated in more detail through 
other Development Plan Documents (including Area Action Plans) and through 
consideration of detailed proposals with their retail need and impact assessments. 

 

Policy CS08 
Retail Development Considerations 
The Council will enable the enhancement of consumer choice and strengthening of 
the vitality, viability and accessibility of the district / local centres by supporting 
new retail development which: 

1. Supports the delivery of the spatial planning vision and strategy as set out in 
this Core Strategy. 

2. In relation to development on the edge of district or local centres, or at out-of-
centre locations, meets a proven need.  

3. Is appropriate in scale and function to its location. 
4. Is fully integrated with the existing shopping area, except in the case of new 

centres where these are proposed. 
5. Complies with the sequential approach to site selection, which prioritises 

development in existing centres, then edge-of-centre sites, and only then out-
of-centre sites which are accessible by a choice of means of transport. 

6. Will not have an unacceptable adverse impact, including cumulative impact, 
on the vitality and viability of the City Centre and surrounding district and 
local centres. 

7. Helps maintain and develop the range of shops to meet the needs of the local 
community within the centre. 

7.36. New retail development is an important part of the continued growth of the city.  The 
location of these new facilities must be carefully chosen, in line with the sequential 
test: 
• Existing Centres, where the development is appropriate in relation to the role and 

function of the centre, then 
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• Edge of Centre Locations, which are well-connected to the existing centre and 
where the development is appropriate to the role and function of the centre, and 
then 

• Out of Centre Sites, that are well serviced by a choice of means of transport. 

7.37. In neighborhoods that are not currently well serviced by existing retail provision, 
particularly in convenience goods, new development may be appropriate to address 
the deficiency and overcome the problem of social exclusion within these areas. 

7.38. New developments for tourism / leisure related shopping may also be appropriate in 
other locations where tourism and leisure activities already exist or are proposed.  
Retail facilities are now recognised as a leisure activity in their own right, and 
therefore provide an added attraction to leisure and tourism location, increasing the 
appeal of the city as a tourism and leisure destination. 

7.39. Some retail formats may not be suitable to locate in or on the edge of existing centres.  
The Council will take a pragmatic approach in such circumstances.  If a sequentially 
preferable location cannot be identified, the preferred location will be adjacent to retail 
uses that are or can be well served by public transport.  This will facilitate the use of 
that location for multiple shopping trips in one journey, but will only be acceptable if it 
can be achieved without prejudicing other aspects of the LDF strategy.  The Marsh 
Mills retail park in particular is considered to have the potential for improvement. 

 

Policy CS09 
Marsh Mills Retail Parks 
The Council recognises the role and function that the retail parks in the Marsh Mills 
area of the city occupy in the retail hierarchy.  Whilst proposals for new 
development will initially be subject to the other retail policies of the plan, the 
Council will also take into account the potential for these proposals to enhance 
recognised short-comings in the provision at Marsh Mills.  These include the 
appearance of the parks, landscaping, access and egress, and accessibility by 
modes of transport other than the car. 

7.40. The Marsh Mills area is the primary area of retail warehousing type provision within 
the city’s retail hierarchy.  However, it comprises three separate retail parks and has 
evolved in an ad-hoc way.  This has created certain problems, including access to and 
from the parks, both by car and other forms of transport, inter-connection between the 
parks, the physical environment, landscaping and other issues.  Therefore, subject to 
the testing of any development proposals in these locations initially against the other 
plan policies, the Council will look positively upon proposed investment to address 
these concerns, and ultimately, which enhances the potential for one trip to serve a 
wider range of purposes. 

 

Policy CS10 
Changes of Use in the City Centre 
The change of use of A1 retail premises within the City Centre will be permitted 
where this would not harm the vitality and viability of the Centre as a whole.  In this 
respect, proposals within primary frontages will be considered particularly 
carefully, and there will be a presumption against the loss of A1 retail units in 
prominent locations, corner units or those with long frontages.  Regard will also be 
had to the balance of uses within individual frontages, and primary and secondary 
areas as a whole. 
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7.41. The diversity of uses in the City Centre is vital to maintaining and enhancing the 
vitality and viability of the centre.  While the predominance of retailing is vital, the 
inclusion of different and complementary uses creates a more attractive shopping and 
leisure experience.  The incorporation of leisure, cultural activities and tourism 
facilities will help to build on the appeal of the City Centre, while office and residential 
uses increase footfall and the sense of community.  These uses must be appropriately 
spread throughout the Centre.  A limited number of complementary uses in the 
primary shopping area increases the vitality of the area and protects the core retailing 
role of the centre.  In the secondary frontage and edge of centre areas there is greater 
scope for diversity of uses. 

7.42. The boundaries of the shopping centre and of the primary and secondary frontages 
will be identified in a Shopping Centre Supplementary Planning Document.  In the 
period until this is prepared, Annex 1 of the City of Plymouth Local Plan (First Deposit) 
will remain relevant. 

 

Policy CS11 
Changes of Use in District and Local Centres 
Within District and Local Centres the change of use of ground floor retail premises 
(A1) will be permitted provided that: 

1. The primary function of the centre is maintained. 
2. The proposed use provides a complementary role to the retailing function of 

the centre. 
3. It would not result in a harmful over concentration of non A1 retail uses within 

a frontage or within the centre as a whole. 
4. The development helps people meet their day-to-day needs within the local 

community. 
7.43. District and local centres play a vital role, not only as places to shop but because they 

provide the opportunity for a wide range for services to be delivered locally in 
locations that are accessible by a choice of transport, in the centre of communities.  
They are at the heart of the Council’s vision to create a city of sustainable linked 
communities. 

7.44. A range of facilities and uses will be encouraged, consistent with the scale and 
function of the centre, to meet people’s day-to-day needs, while preserving the 
predominance of A1 use classes. 

7.45. To maintain this role the Council will carefully consider all applications for change of 
use from A1 retail.  Particular attention will be paid to situations where the application 
relates to units occupying a prime or prominent location within the centre, or units with 
substantial floorspace or frontage.  These units often provide a focus to centres and 
their release to non-A1 uses will in many cases be inappropriate.  Over concentration 
of non-A1 units within individual frontages or centres as a whole can also harm vitality 
and viability.  A balanced spread of none A1 uses through out a centre is more 
appropriate and helps the long term success of the centre as a whole. 

7.46. The boundaries of shopping centres and of the primary and secondary frontages will 
be identified in a Shopping Centre Supplementary Planning Document.  In the period 
until this is prepared, Annex 1 of the First Deposit Local Plan will remain relevant. 
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8. Cultural uses and the evening / night-time 
economy 

Introduction 
8.1. Culture and leisure are vitality important 

to peoples’ quality of life and it is 
important that a city of Plymouth’s size 
offers a level of cultural and leisure 
facilities that meet the needs of its 
growing population, and the wider 
needs of the sub-region.  A strong 
cultural / leisure sector comprises a 
holistic mix of: 

Key Sources: 
o  Economic Vision & Strategy (2006) – EDAW. 
o Employment Land Review (2006) – Baker 

Associates 
o Plymouth, South West Devon & South East 

Cornwall Sustainable Growth Distribution Study 
(2005) – Baker Associates 

o Plymouth Sustainable Neighbourhoods Studies 
(2005/06)– LDA Design 

o Community Planning Studies (2000)– City 
Council 

• Individual skills and the opportunity to enhance and develop these 
• A range of accessible, affordable and high quality culture and leisure facilities 

where people can develop their skills and interests 
• An active private sector involvement 
• A strong and pro-active voluntary and community (not for profit) sector 
• A public and statutory sector that provides support and resources, where 

required, for sustainable cultural development. 
These are key to the creation of a successful, vibrant city and helps to create a place 
where people want to live, work and visit. 

8.2. The task of the LDF is to set out a spatial planning framework which will facilitate 
positive improvements to the city’s cultural and leisure and evening / night-time 
economy provision.  The following sections will outline how this will be delivered. 

Context 
8.3. The draft Regional Spatial Strategy identifies culture as embracing a wide variety of 

activities, places, values and beliefs that contribute to a sense of identity and well-
being for everyone, and notes the important role that culture can play in shaping 
sustainable communities.  It specifically identifies the need for improvements to 
Plymouth’s cultural provision as a key part of Plymouth’s urban renaissance. 

8.4. Plymouth already has many successful cultural and leisure attractions and venues, 
including the Theatre Royal, Plymouth City Museum and Art Gallery, Plymouth 
Pavilions, the National Marine Aquarium, the Mayflower Centre and Mount Edgcumbe 
Country Park (jointly managed with Cornwall County Council) as well as a number of 
more local cultural initiatives and leisure facilities such as The Soundhouse at Estover 
and Music Zone in Devonport.  Plymouth College of Art and Design and the University 
of Plymouth have both taken a leading role in promoting the arts within Plymouth.  

8.5. Creative industries (including advertising, architecture, the creative arts, design, 
photography, film and video, music and performing arts, publishing, TV and radio and 
related software and IT activity) have been identified as one of six key economic 
growth sectors.  Currently, around 8,500 people are employed in this sector in 
Plymouth, but this figure is likely to grow over the plan period. 

8.6. The evening and night economy refers to bars and pubs (A4 uses), night clubs and 
casinos (sui-generis uses), restaurants and cafes (A3 uses) and take-aways (A5 
uses) that are open outside normal shopping hours, in some cases up to 24 hours a 
day.  It also includes theatres (sui generis), cinemas, concert halls and live music 
venues (D2 uses), and arts and cultural venues (D1 uses) that are open in the 
evening.  It is a particular facet of the economy which poses both major opportunities 
and challenges.  It generates jobs and has the potential to add vitality to the city and 
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make it safer by increasing activity, patterns of movement and opportunities for 
natural surveillance.  However, it can also be associated with noise, crime, anti-social 
behaviour and community safety problems, particularly in the case of nightclubs, large 
drinking establishments and late-night take-aways. 

Approach 
8.7. To promote culture and creativity, the Council has established the Creative Plymouth 

initiative.  The Council is preparing a Cultural Strategy which will set out policies and 
proposals for safeguarding and enhancing the city’s cultural and leisure offer over the 
LDF period. 

8.8. The Council will focus on enhancing cultural / leisure provision in the following areas 
of the city: 
• City Centre / University.  Here Derry’s Cross already acts as a culture and 

leisure cluster with the Theatre Royal, Casino, Cinema and the Pavilions.  There 
is a Cultural Cluster developing focused on the University.  There are proposals to 
replace the Central Library with a modern, expanded service and expand the City 
Museum and Art Gallery, and for the creation of a Plymouth Architecture Centre.  
The University is also constructing a new Faculty of Arts, Architecture and 
Humanities which will house the Plymouth Arts Centre 

• The waterfront areas.  The regeneration of Millbay, Sutton Harbour and 
Devonport and the enhancement of The Hoe provide opportunities for new and 
enhanced cultural / leisure provision in these areas.  There are proposals to 
refurbish Plymouth Pavilions and to construct an additional ‘pod’ at TR2 in the 
East End to house its education centre 

• Central Park. There is a proposal to develop a Life Centre at Central Park which 
will be an outstanding venue for sport, active recreation, health, arts, education 
and the environment. 

8.9. A further initiative of strategic significance involves the development of a Plymouth 
History Centre.  This will provide access to a local studies library, the collection of 
Plymouth and West Devon records and the film archive held by SW Film and 
Television Archive. 

8.10. The city needs to achieve a better balance of evening and night-time activities and a 
better distribution throughout the city.  In some areas there are concentrations of 
pubs, bars and nightclubs - in particular along Union Street, around the Barbican 
Leisure Park / Barbican and North Hill / Mutley which have led to problems of 
excessive noise, litter and anti-social behaviour.  These existing concentrations need 
to be managed carefully to achieve a better balance of activities and to avoid adding 
to existing problems. 

8.11. Some parts of the city currently suffer from lack of activity in the evenings and at 
weekends.  The City Centre in particular would benefit from the vitality that 
restaurants, cafes and bars would bring, as long as these are provided in the right 
quantity and in the right locations.  The city’s waterfront regeneration areas at Sutton 
Harbour, The Hoe, Millbay and Devonport offer opportunities for a balanced increase 
in socially inclusive leisure and evening / late night uses such as cafes, restaurants 
and bars.  It is important that within these areas uses are carefully balanced so that 
evening / night-time uses are complementary to, rather than conflict with, 
neighbouring uses. 
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Strategic Objectives and Policies 
Strategic Objective 8 
Delivering Cultural / Leisure Facilities and the evening /night-time 
economy 
To facilitate the creation of Plymouth as a vibrant waterfront city with a thriving 
cultural and leisure sector and a diverse, safe, balanced and socially inclusive 
evening / night economy.  This will be achieved by: 

1. Establishing and promoting one or more sustainable cultural quarters as 
centres for arts, culture and entertainment for the city. 

2. Promoting the waterfront regeneration areas as locations for leisure, culture 
and entertainment amenities. 

3. Promoting the development of the Life Centre at Central Park. 
4. Promoting local culture and leisure venues in other parts of the city to 

enhance local provision. 
5. Promoting the development of a balanced evening / night-time economy within 

the City Centre and waterfront regeneration areas. 
 

Targets 
Progress towards achieving this objective will be measured against delivery of 
cultural and leisure sector projects and against targets to be developed in relation 
to the Council’s work on promoting tourism and leisure trips to the city.  The 
estimated number of day visits to the city during 2004 was 2.8 million.  

 

Policy CS12 
Cultural / Leisure Development Considerations 
To enhance the city’s cultural / leisure offer by promoting the development of 
cultural / leisure clusters in the following locations:  

1. The City Centre (focused on the University and North Hill area).   
2. The waterfront areas (focused on the regeneration areas of Millbay and 

Devonport and the Barbican).  
3. Central Park (the Life Centre).  

Developments should be of a high quality design, add to Plymouth’s vibrancy and 
contribute to the sustainable regeneration of the city.  
Cultural / leisure uses will be permitted in District Centres as long as they are of an 
appropriate scale and will contribute to the creation of sustainable, linked 
communities. 
The loss of leisure, arts or cultural facilities will be permitted only where there are 
overriding regeneration or community benefits from such a development, in which 
case consideration must be given to the replacement of the facilities elsewhere. 

8.12. This policy aims to reinforce and supplement the proposals for cultural and leisure 
facilities within the Area Action Plans, and to facilitate the implementation of the city’s 
Cultural Strategy (in preparation), Arts, Libraries, and Museums Strategies.  It seeks 
to promote culture and leisure within Plymouth as a key part of the city’s urban 
renaissance, to create jobs and to improve people’s quality of life.  It also needs to be 
recognised that growth in waterbased recreational activity should be delivered in a 
way that avoids adverse impacts on the integrity of the European Marine site. 

Adopted April 2007  Page 85 



8.13. This policy will be implemented through the normal planning process and through the 
identification of proposals sites in other DPDs.  In particular, the following AAPs will 
contain proposals for cultural / leisure facilities: 
• Central Park (proposals for the Life Centre) 
• Millbay / Stonehouse (proposals for the Pavilions and the waterfront) 
• City Centre (proposals for the North Hill / University area cultural cluster) 
• Sutton Harbour (proposals for the Barbican and waterfront) 
• Devonport (proposals for the South Yard Enclave and Mount Wise). 

 

Policy CS13 
Evening / Night-time Economy Uses 
To encourage evening / night time economy uses that contribute to the vitality of 
the City Centre and waterfront areas and that support the creation of a safe, 
balanced and socially inclusive evening / night time economy, subject to the 
following considerations: 

1. Cumulative impact - in areas where there is already a concentration of bars 
and pubs (A4 uses) and night clubs and where there are existing unacceptable 
problems of disorder and nuisance arising from them, there will be a 
presumption against further large scale facilities.   

2. Complementarity - the proposed use should not create an unacceptable 
impact on neighbouring uses in terms of noise, traffic and disturbance. 

3. Balance – new uses should support the creation of a balanced provision of 
evening / night-time uses. 

8.14. This policy aims to support the development of a vibrant City Centre and waterfront 
areas and to supplement proposals set out in these Area Action Plans.  It also aims to 
ensure the development of a balanced evening / night-time economy and the 
sustainable regeneration of the city.  

8.15. This policy will be implemented through the normal planning process and through 
policies and proposals in the following AAPs - City Centre, Sutton Harbour, The Hoe, 
Millbay and Devonport. 
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9. Education  
Introduction 
9.1. This section of the Core Strategy sets 

out how education, childcare and early 
years provision will change over the 
LDF period.  The task of the LDF is to 
set a spatial planning framework which 

Key Sources: 
o School Implementation Plan 2004-14 – City 

Council 
o Plymouth Sustainable Neighbourhood Studies 

(2005/06) – LDA Design 
o Community Planning Studies (2000)– City 

Council 

will support positive improvements to provision and the achievement of the city’s 
vision.  The Council has produced a School Implementation Plan 2005 – 15 which 
sets out proposals for improving provision that will be outlined in this section.  The 
spatial planning requirements of this strategy, together with requirements for childcare 
and early years, will be identified. 

Context 
9.2. Childcare and early years education are vital – both to provide the best start in life for 

every child and for enabling parents and carers to combine childcare with employment 
or training.  The Government, as part of its Sure Start policy, is supporting the 
establishment of Children’s Centres to provide affordable childcare in disadvantaged 
neighbourhoods. 

9.3. Schools play a vital role within the community, and are central to our vision of creating 
sustainable, linked communities.  The Council inherited a significant amount of 
surplus school capacity at Local Government reorganisation in April 1998.  In addition, 
falling birth rates have led to smaller school rolls, especially at primary school level.  
As a result there is a need to review and, where necessary, rationalise school 
provision.  At the same time, there is an opportunity to invest in building new schools 
to meet modern educational needs and improve levels of educational attainment, 
especially in priority neighbourhoods of the city.  There are also opportunities to 
provide for wider community use of school facilities.  

9.4. Plymouth has a high quality further and higher education sector which makes a 
substantial contribution to teaching, learning and research that is recognised 
regionally, nationally and internationally.  This includes, for example, Plymouth 
University, College of St. Mark & St. John, Plymouth College of Art and Design, the 
Peninsula Medical School and the new Peninsula Dental School, and the College of 
Further Education.  

Approach 
9.5. The Council aims to provide a positive policy framework to enable the city to excel at 

all levels in educational provision and achievement. 

9.6. In relation to early years development, “All Children First” is Plymouth’s Early Years 
Development and Childcare Partnership.  It aims to support the development of good 
quality, inclusive, sustainable childcare places in response to parental demand across 
Plymouth.  The purpose is to offer parents greater choice, availability and flexibility in 
high standard, affordable childcare and early years education.  There are currently 
eight Children’s Centres in Plymouth, and there are proposals to establish a further 
seven centres by 2008.  The aim is to ensure that all of Plymouth’s priority 
neighbourhoods are served by a centre. 

9.7. In order to raise educational attainment and adjust school provision to changing 
needs, the Council has produced a School Implementation Plan 2005 – 15.  This sets 
out a number of proposals for improving overall educational provision in Plymouth, 
removing surplus capacity, and extending the role of schools to serve the wider 
community in better ways. 
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9.8. Under the Private Finance Initiative (PFI), a new primary school will be built in Barne 
Barton by 2008, to replace two existing primary schools (Barne Barton and Bull Point).  
Whitleigh Campus will also be built with PFI funding (a federation of Whitleigh 
Primary, Woodlands Special and Sir John Hunt Community College) to create an 
inclusive, extended, 0 – 16+ learning campus.  It is intended that this project will be 
completed by 2008.  In addition, the quality of education provision will be enhanced to 
meet extra needs generated in the major regeneration areas of Devonport, Millbay, 
the East End and North Plymstock and proposals for these will be included in the 
respective AAPs.  The rationalisation of four primary schools in Southway is under 
consideration, and proposals will be included in the Site Allocations Development Plan 
Document. 

9.9. In implementing the School Implementation Plan 2005-15, the Council will seek to 
identify suitable sites that are accessible so that new schools can play their part in 
creating sustainable linked communities.  Where existing school sites become 
redundant, they should be redeveloped in a way that supports the creation of 
sustainable linked communities and that protects the city’s open spaces and playing 
pitches. 

9.10. The Council wishes to enable its further and higher education establishments to 
continue to deliver an excellent standard of teaching, learning and research in ways 
that contribute to the vitality of the city and to the creation of sustainable linked 
communities.  Major new investment is anticipated in this part of the education sector 
in the plan period – including very notably the opening of a prestigious Dental School 
in the next few years which will complement Plymouth’s growing reputation in the 
relation to the medical and healthcare sector (one of the city’s priority economic 
growth sectors – see Economy section). 

Strategic Objective and Policy 
Strategic Objective 9 
Delivering Educational Improvements 
To set a spatial planning framework that supports improvements in education to 
enable everyone to share in Plymouth’s growing prosperity.  This will be achieved 
by: 

1. Supporting the development of new Children’s Centres to improve the quality 
of childcare provision in the city. 

2. Supporting the School Implementation Plan in a way that contributes to the 
creation of sustainable, linked communities. 

3. Planning for new education provision in the long term in response to 
anticipated population growth, including the safeguarding of key sites as 
appropriate. 

4. Supporting the enhancement of the city’s higher education establishments so 
as to improve the quality of teaching, learning and research in Plymouth. 

 

Targets 
Progress towards achieving this goal will be measured by the following targets: 

1. Delivery of new primary schools in Barne Barton, Devonport, Millbay, 
Southway and Plymstock, and the Whitleigh Campus, by 2008-2016. 

2. Delivery of the Peninsula Dental School by 2008.  
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Policy CS14 
New Education Facilities 
Development of pre school, school or further / higher education facilities should be:

1. Well designed, well related to neighbourhood services and amenities, and 
easily accessible by sustainable transport modes.  

2. Include, where appropriate, provision for community use in addition to their 
educational use. 

Proposals for the redevelopment of redundant educational sites should support the 
creation of sustainable, linked communities including the need to protect the city’s 
open spaces and playing pitches. 

9.11. This policy aims to facilitate improvements to education provision provided that they 
also contribute to the wider objectives of the spatial strategy.  It also seeks to ensure 
that any redundant educational sites are redeveloped in a sustainable way. 

9.12. This policy will be implemented through the normal planning process and through the 
allocation of sites for development in the relevant Development Plan Documents – 
including the Devonport, Millbay / Stonehouse, East End, and North Plymstock AAPs.  
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10. Housing Provision 
Introduction 
10.1. Everyone has the right to a decent, 

safe and affordable home, which is 
suited to their needs and located in a 
community where they want to live.  
Delivering this aspiration forms an 
important part of the Council’s 
Strategies, particularly those for 
Housing and Neighbourhood 
Renewal.  It also forms an essential 
element in the city’s wider agenda of 
creating sustainable, inclusive, mixed 
communities throughout the city. 

Key Sources: 
o Housing Strategy 2004-07 – City Council 
o Draft Plymouth Housing Market and Needs 

Assessment (2006) – DCA 
o Plymouth Sustainable Neighbourhood Studies 

(2005/06) – LDA Design 
o Plymouth, South West Devon & South East 

Cornwall Sustainable Growth Distribution Study 
(2005) – Baker Associates 

o Plymouth City Council Urban Capacity Study 
2003 (2004) – Llewelyn Davies 

o Plymouth and South Hams Housing Needs 
Study 2000 and Update (2002) - ORS 

o Community Planning Studies (2000)– City 
Council 

10.2. The task of Plymouth’s LDF is to set out a strategy for housing provision, within the 
context of its sub-regional housing market, which: 
• Contributes towards Plymouth’s urban renaissance, by helping to create more 

mixed, diverse, inclusive and well connected urban areas – which encourage 
attractive, safe, well designed, quality developments, located in areas with good 
access to jobs, key services and infrastructure 

• Promotes a wide choice of housing types, for both affordable and market housing, 
to meet the needs of all members of the community – ensuring a better balance 
between housing demand and supply, as well as improving affordability 

• Keeps the city’s housing requirements, and the ways in which they are being met, 
under regular review. 

Context 
National / Regional 

10.3. RPG10 (Policy SS2) identifies Plymouth as one of 11 Principal Urban Areas that offer 
the best opportunity for accommodating the majority of development in the most 
sustainable way.  Plymouth is encouraged, through joint working, to develop an 
appropriate balance of housing in sustainable locations, accommodating as much of 
its future needs within the urban area.  (Policies SS3, SS5 and SS17 refer.) 

10.4. The emerging Regional Spatial Strategy (Policy SR32) identifies Plymouth as a 
location where – ‘measures will be taken to transform and revitalise the city for 
significant growth in economic activity and housing, in order for the city to realise its 
potential and enhance its sub-regional role’.  Policy SR35 goes on to identify a 
housing requirement, for the period 2006-26, for the wider Plymouth urban area of 
31,500 dwellings (1,575 per annum), of which 24,500 (1,225 per annum) need to be 
provided within the city. 

Sub-regional 
10.5. The city’s housing requirements also need to be considered within the wider context 

of its housing market area (HMA).  This is centred on Plymouth, extends east taking in 
much of South Hams as far as Totnes, north to Tavistock, and west to Liskeard.  It is 
a relatively small housing market area, closely relating to the Plymouth Travel to Work 
area. 
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City wide 
10.6. Currently there are some 109,500 dwellings within the Plymouth urban area, with the 

following characteristics: 
• Below national average levels of owner occupation 
• Average levels of housing association stock, which although increasing, is not 

matching the rate of losses from the social sector 
• Higher than average levels of council housing at 15%, but with high levels of right 

to buy 
• Higher than average levels of private rented accommodation. 

10.7. Key issues for future provisionidentified in the Housing Market and Needs 
Assessment, are: (at 2006) 
• Average house prices in Plymouth have risen by 52% between 2002 and 2006.  

Access to owner occupation is restricted by rising prices, especially in flats and 
terraces, with house price increases out stripping local income inflation 

• Low income levels, leading to low affordability levels.  26% of households have 
incomes below £10,000 and 54% earn less than £20,000.  This compares with 
starting prices in the city’s property market of approximately £106,000, which 
would require a purchase income of £28,771 

• Access to the private rented market is also restricted by cost.  58.5% of all new 
forming households can afford to pay no more than £300 per month rent.  
Average rents of 1-bed flats, the smallest unit, are £400 per month 

• Concealed households consist predominantly of younger people, with 22.6% in 
the 16-19 age group, 53.3% in the 20-24 age group and a further 20.1% in the 25-
44 age group 

• The proportion of semi detached and detached houses and bungalows (at 42.2%) 
is much lower than the national level of 55%.  Flats / maisonettes represent 
around 22.2% of the existing stock but analysis of concealed households found 
50.0% expressed a need for flats / maisonettes. 

The Housing Market Assessment will be updated on a regular basis to ensure these 
matters are kept under constant review. 

Future Provision 
10.8. The city’s housing requirement is set by the draft RSS, which indicates that some 

1,150 dwellings per annum should be allocated within the city boundary – equating to 
17,250 dwellings over the LDF period 2006-21.  The draft RSS also provides phasing 
guidance that:  (illustrated in Table 4 below) 
• Over the period 2006-16 some 10,000 (1,000 per annum) new homes should be 

allocated in the city, but that 
• beyond 2016, it is assumed that there will be an increased demand for some 

1,450 dwelling per annum - equating to an additional 7,250 new homes over the 
period 2016-21 – reflecting the city’s aspirations for higher economic growth. 

Table 4 Housing provision -conformity with draft RSS and Devon Structure Plan 
 2001-

2006 
2006-
2011 

2011-
2016 

2016-
2021 

2021-
2026 

Devon Structure Plan 10,000    
Draft RSS   10,000  14,500  
Draft RSS+ (accelerated growth)  13,870  18,940  

 

Core Strategy, draft RSS 
requirement 

3,000  10,000  7,250   

Core Strategy provision*  3,000  13,300  7,700  11,000  

*Note: “Supply” does not include windfall allowance for the period 2006-2016, nor post 2021. 
Table 5 provides a breakdown of where this development is expected to be located. 
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10.9. In making provision to meet this strategic housing requirements, the Council has had 
regard to the following: 
• the city’s aspirations to grow to over 300,000 people, which means adopting a 

long term, flexible approach that looks to 2021 in detail, but indicates how the city 
should evolve in the longer term 

• takes into account existing commitments, in terms of dwellings under construction 
and planning permissions at April 2006 

• makes an assumption that, while windfalls will inevitably occur throughout the 
plan period and therefore need to be shown as part of the overall levels of 
housing supply, an allowance from this source towards the strategic allocation 
should not be included for the first ten years of the plan period 

• the need to prioritise the City Centre and Waterfront Regeneration areas, along 
with the city’s Eastern and Northern corridors, as key to delivering Plymouth’s 
transformation agenda, ensuring an appropriate range, mix and type of 
accommodation that relates to housing needs 

• recognising that the draft RSS (Policy SR35) requires the provision of a strategic 
urban extension east of Plymouth at the Sherford New Community, in South 
Hams, for about 5,500 dwellings 

• making a level of provision for the AAPs and the rest of the city that takes into 
account the Urban Capacity Study findings, the outcomes from preparing the Area 
Action Plans, as well as the need for development to be delivered in a way that 
avoids adverse impacts on the integrity of the Natura 2000 sites.  However, while 
this provision needs to be capped within the overall allocation set by the draft 
RSS, it also needs to include flexibility by identifying additional provision to 
accommodate change, as well as the city’s long term aspirations. 

10.10. Within this context the following housing provision will be brought forward within the 
plan period 2006-21, ensuring at least a five year land supply at all times, with 
additional potential (above the draft RSS allocation) being broadly identified, providing 
flexibility to accommodate change up to and beyond 2021.  With regard to the 
government’s requirement to maintain a 15 year housing supply, this will be monitored 
through the Annual Monitoring Report. 

Table 5 - Spatial Distribution of Plymouth’s New Dwelling Provision 2006-21 
Core 
Strategy 
Areas  

Commitments  
at April 2006 

Housing 
Provision
2006-16 

Housing 
Provision
2016-21

Total
Provision

2006-21

Potential 
provision 

2021+ 

Total 
provision 
2006-21+

Waterfront  2,300 3,646 2,889 8,835 6,010 14,845
Eastern 
Corridor  4 1,895 600 2,499 1,500 3,999
Northern 
Corridor  105 1,733 2,074 3,912 2,694 6,606
Remainder 
of city  1,475 2,182 946 4,603 839 5,442
New site 
allocations  9,456 6,509 19,849 11,043 30,892
Allowances 
city wide  0 0 1,165 1,165 ------ 1,165
City Total  3,884 9,456 7,674 21,014 11,043 32,057

10.11. With regard to the wider urban area, it should be noted that the proposed New 
Community at Sherford, in South Hams, is expected to provide a further 5,500 
dwellings by 2026, the majority of which will contribute to meeting the city’s needs.  
This in effect increases the potential dwelling provision for the principal urban area to 
some 37,000 dwellings. 
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10.12. The following graph illustrates the time period in which these sources of housing 
potential within the city are expected to be come forward. 

Plymouth’s Housing Trajectory to 2021 
 

 
10.13. The housing trajectory has been prepared taking account of those site likely to come 

forward in the first 5 years, but in advance of detailed site assessments of planning 
and delivery.  The housing trajectory post 2011 reflects the intention to meet the draft 
RSS annualised targets rather than an expectation of actual delivery to this pattern.  
The expected phasing and delivery detail for each site will be established through the 
Area Action Plans and the Sustainable Neighbourhoods (Key Site Allocations) DPD, 
enabling the housing trajectory, including the requirement for a 15 year housing land 
supply, to be reported on in more detail through the Annual Monitoring Report. 

Approach 
10.14. The Council wishes to ensure that there are sufficient homes provided at a price that 

people can afford and that their quality and characteristics are suited to the needs of 
the people living in them.  Housing provision is integral to building sustainable linked 
communities, which in turn underpins other key objectives of the strategy, including 
good health, education, economic prosperity, and community safety. 

Spatial Distribution 
10.15. In support of Plymouth’s urban renaissance agenda, some 44% of the city’s housing 

needs will be met within the key waterfront regeneration areas, most of which are 
within or close to the City Centre.  Detailed policies and proposals for these areas will 
be set out within the relevant Area Action Plans.  However, by their nature, these sites 
are more suited to higher density developments, normally in the form of flats or 
apartments. 

10.16. In terms of ensuring that the city’s overall housing needs are met through an 
appropriate range, mix & type of housing provision, the  provision in the regeneration 
areas needs to be complemented by different types of housing (such as family 
homes).  This can more appropriately be made in city’s suburban areas and at the 

Adopted April 2007  Page 93 



Sherford new community, in South Hams, particularly during the period 2001-16.  
Therefore, some 13% of Plymouth’s housing needs will be met in the key opportunity 
areas in Plymouth’s eastern corridor (excluding the provision to be made at Sherford 
in South Hams), and a further 20% will be met in the northern corridor.  The remaining 
23% will be found in the rest of the city.  Development sites across the city will be 
shown in the relevant Area Action Plan documents or the Sustainable 
Neighbourhoods (Key Site Allocations) DPD. 

Affordable Housing 
10.17. Until fairly recently affordability was not a significant issue in Plymouth.  Although 

wages were lower than average, so were property prices.  In recent years however 
the gap between house prices and income levels has widened.  This together with 
problems of affordability in the adjacent rural districts has put house prices beyond the 
reach of the average wage earner.  In order to address these requirements, there is a 
need to provide both new affordable housing, as well as improve the condition of 
some of Plymouth’s existing housing stock. 

10.18. The city’s total annual affordable housing shortfall is currently assessed at 1,426 
dwellings a year.  This is more than the total annualised draft RSS housing 
requirement of 1,150 dwellings.  However, it is recognised that this level of provision is 
not economically deliverable or sustainable, as there are wider issues such as 
viability, building sustainable communities, and delivering regeneration to take into 
consideration.  It is also evident that setting targets which are unachievable would 
prejudice the city’s regeneration goals and be counter productive.  

10.19. In response to these needs, this strategy has set an affordable housing requirement of 
at least 30%, on qualifying sites of 15 dwellings or more.  This is within the target 
range of the emerging Regional Spatial Strategy and is in accordance with the 
national indicative site size threshold in PPS3. 

10.20. The definition of affordable housing is as follows:  (Annex B to PPS3 refers.) 
‘Affordable housing includes social rented and intermediate housing, provided to 
specified eligible households whose needs are not met by the market.  Affordable 
housing should: 
• Meet the needs of eligible households including availability at a cost low enough for 

them to afford, determined with regard to local incomes and local house prices. 
• Include provision for the home to remain at an affordable price for future eligible 

households or, if these restrictions are lifted, for the subsidy to be recycled for 
alternative affordable housing provision.’ 

10.21. Additional guidance on the city’s approach to affordable housing and other community 
benefits will be set out within a Planning Obligation and Affordable Housing SPD. 

10.22. Based upon past trends, it is expected that around 65% of the dwellings would be built 
on qualifying sites of over 15 units, excluding Registered Social Landlord 
development.  At draft RSS build rates, this implies 11,000 dwellings could be built on 
qualifying sites over the plan period 2006-2021, which equates to a total of some 
3,300 affordable dwellings, or annualised to 220 per year, to be delivered through the 
planning system. 
(The affordable housing target for delivery through the planning system is based upon 
the total dwelling allowance 2006 to 2021, minus allowances for delivery via housing 
associations and for development sites that will fall below the qualifying threshold of 
15 dwellings.) 

10.23. At the moment there is not a significant issue in Plymouth with provision of Key 
Worker accommodation.  Such Key Workers have earning potential at or above that 
for most of the city’s resident workers, and are either able to buy within the open 
market, or are eligible to qualify for affordable housing.  However, there is a need to 
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ensure an adequate supply of appropriate housing for Key Workers, such as those 
working in the health sector, in support of economic objectives. 

10.24. The Council will monitor housing activity, as well as the changing relationships 
between wages and house prices, and use the LDF Annual Monitoring Report to 
identify the need for any changes to the affordable housing targets in relation to 
delivery through the planning system. 

Housing Density 
10.25. Development land is a scarce resource that is being put under pressure by the 

increasing demand for new homes.  In order to optimise the use of available sites and 
to reduce the pressure on greenfield sites, the Government has set minimum density 
targets of between 30 and 50 dwellings per hectare.  The priority will be on the re-use 
of previously developed sites. 

10.26. The city has historically seen development at or around these levels, depending upon 
the location and nature of the sites.  City Centre or urban sites can achieve quality 
development with densities significantly above the upper target level, as such sites 
would normally consist of flats and apartments.  However, family homes with gardens 
can still be achieved on sites with net densities within the target thresholds. 

10.27. Higher density development is not synonymous with poor development, and the 
requirement for quality will not be sacrificed in the pursuit of higher densities.  In order 
to further its aims of urban regeneration, as well as the protection of greenfield sites, 
the city will aim to achieve the optimum density of development that is compatible with 
quality urban design and amenity of existing and future occupiers. 

10.28. The proposed spatial approach to housing provision is shown on Diagram 6 for 
illustrative purposes. 

Strategic Objective and Policies 
Strategic Objective 10 
Delivering Adequate Housing Supply 
To ensure that everyone has access to a decent and safe home within a quality 
living environment.  This will be achieved through: 

1. Prioritising locations for development that will best contribute to building 
sustainable, linked, mixed-use / balanced communities and support the city’s 
regeneration. 

2. Prioritising the use of previously developed land, vacant or underused 
buildings (including homes over shops), and promote the highest density of 
development compatible with the creation of an attractive living environment. 

3. Ensuring the provision of an appropriate mix, type and tenure of housing on 
sites in a range of locations, which meets the needs of Plymouth residents, 
including affordable and special housing needs, and provides for appropriate 
levels of amenity. 

4. Controlling the sub-division of small family dwellings and changes of use to 
houses in multiple occupation. 

5. Providing decent and appropriate sites for gypsy and traveler accommodation.
6. Ensuring that at least a five year supply of housing land is available for 

development. 
7. Utilising the Council’s Compulsory Purchase Order powers to ensure delivery 

of housing supply in accordance with the housing trajectory. 
8. Using a Plan, Monitor and Manage approach to ensure an adequate and 

appropriate supply of housing 
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Targets 
Progress towards achieving this strategic objective will be measured against the 
following targets: 

1 The delivery of the strategic housing requirement of 1,000 per annum 2006-16 
and 1,450 per annum 2016-21 (equating to the draft RSS allocation of 17,250 
new homes by 2021). 

2 At least 30% of new dwellings on qualifying sites to be affordable (equating to 
at least 3,300 new affordable homes by 2021). 

3 80% of new dwellings to be provided on previously developed land (equating 
to 13,800 homes by 2021). 

4 20% of new dwellings development to be lifetime homes standard (equating to 
3,450 homes by 2021).  

 

Policy CS15 
Overall Housing Provision 
At least 10,000 new dwellings will be built in the plan area by 2016 and at least 
17,250 by 2021, of which at least 3,300 will be affordable being delivered through 
the planning system.  They will include a mix of dwelling types, size and tenure, to 
meet the needs of Plymouth’s current and future population.  In relation to private 
sector developments on qualifying developments of 15 dwellings or more, at least 
30% of the total number of dwellings should be affordable homes, to be provided 
on site without public grant (subject to viability assessment).  In addition: 

1. Affordable housing development will:- 
• be indistinguishable from other development on the site 
• reflect the type and size of the development as a whole 
• incorporate a mix of tenures including social rented accommodation. 

2. Off site provision or commuted payments for affordable housing will be 
acceptable provided it is robustly justified and contributes to the creation of 
balanced, mixed and sustainable communities. 

3. Conversions of existing properties into flats or houses in multiple occupation 
will be permitted only where the gross floor area of the property is more than 
115 sq.m., where the accommodation provided is of a decent standard, and 
where it will not harm the character of the area having regard to the existing 
number of converted and non-family dwellings in the vicinity. 

4. 20% of the new dwellings will be built to “Lifetime homes” standard. 
5. All new dwellings must be of sufficient size to provide satisfactory levels of 

amenity for future occupiers and respect the privacy and amenity of existing 
occupiers. 

10.29. This policy is primarily to ensure that sufficient land is available to meet the city’s 
strategic housing allocation up to 2021, and that an appropriate range and mix of 
housing – including affordable housing – is provided to meet the needs of the existing 
and future population. 

10.30. It will be implemented primarily through the allocation of sites in other Development 
Plan Documents, through further detailed planning advice on affordable housing in a 
Planning Obligations SPD, and through the consideration of planning applications.  At 
least a five year supply will be identified consisting of sites above 0.4ha, or 10 units.  
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In accordance with Government advice there will be no allowance in the 5 year supply 
for windfalls, although these sites will be monitored on an annual basis. 

10.31. Tenure will be negotiated on a site by site basis to reflect the nature of the 
development, local needs, and housing characteristics of the area.  As the city is 
considered as a single housing market, there are no areas where affordable housing 
will not be required.  There may be areas where it would be more appropriate to 
provide one form of tenure than another,  e.g. shared equity, rather than social rented. 

10.32. If it is argued that affordable housing would make a development non-viable, then a 
lower amount may be agreed based on a financial appraisal.  This appraisal would be 
undertaken by an independent valuer, nominated by the Council and paid for by the 
developer. 

10.33. The conversion of existing properties to flats and houses in multiple occupation 
(HMOs) provides another element of the city’s overall housing stock.  Many older 
properties are too large for today’s trend to smaller households, and converting some 
of these properties to flats plays an important role in the city’s housing market.  
However, it is important to retain smaller properties (115sq.m. or less) which are 
suitable for normal family occupation for that particular purpose.  HMOs represent an 
important source of inexpensive accommodation for those who are unable to buy or 
rent fully self-contained accommodation.  However, many HMOs have evolved over 
time without the benefit of planning permission and have poor standards of safety and 
amenity.  New proposals for conversions to HMOs must provide a decent standard of 
accommodation.  This cannot be achieved where the property is too small.  It is also 
important to avoid concentrations of non-family dwellings which could change the 
character of the neighbourhood.  The Council aims to provide balanced communities 
with a range and mix of dwelling types.  An existing Supplementary Planning 
Guidance note exists in relation to proposals to create houses in multiple occupation.  
It is the Council’s intention to update this with a new Supplementary Planning 
Document on Residential Standards in new development including residential 
conversions, student accommodation and HMOs. 

10.34. The overall delivery of new dwellings, affordability levels, and the delivery, of 
affordable housing will be monitored annually through the LDF Annual Monitoring 
Report, which will identify whether there is a need to amend targets in light of 
changing circumstances. 

 

Policy CS16 
Spatial Distribution of Housing Sites 
To allocate sites for development of new dwellings in accordance with sustainable 
development principles, including: 

1. giving priority to development on previously-developed sites.  At least 80% of 
the city’s housing provision to be delivered on previously developed land.  

The priority locations for new dwellings within the city are: 
1. The City Centre / Waterfront regeneration area (approximately 4,000 new 

dwellings by 2021). 
2. The North Plymstock area (approximately 2,500 new dwellings by 2021). 
3. The Derriford /northern corridor area (approximately 3,500 new dwellings by 

2021). 
Greenfield development will only be permitted where this is acceptable in terms of 
its impact on the city’s green space resource and the proposal can demonstrate 
that it makes a significant contribution to building sustainable linked communities. 
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10.35. The priority for release of sites will be given to those sites identified within the Area 
Action Plans, which cover the City Centre / waterfront regeneration area (Devonport, 
Millbay / Stonehouse, City Centre, Hoe, Sutton Harbour and the East End), the 
Derriford area and North Plymstock.  Other sites whose development would contribute 
to building sustainable neighbourhoods will be identified in the Sustainable 
Neighbourhoods (Key Site Allocations) DPD.  Most of the development identified in 
AAPs will take place on previously developed land and will contribute significantly to 
the brownfield development target.  It will be important to ensure that a range of 
development sites are identified, in order to ensure that there is a choice of locations, 
and of dwelling types and sizes available.  They will also need to be delivered in a 
way that avoids adverse impacts on the integrity of the Natura 2000 sites.  Proposals 
for individual sites will give an indication of the number of dwellings that could be 
anticipated, along with any other requirements that the development may be expected 
to deliver. 

10.36. New development is expected to be in accordance with national density guidelines.  
Higher density does not mean a reduction in quality of amenity, or of the urban 
environment.  All development including higher density development will be required 
to incorporate a high standard of design of buildings, streets and spaces.  Densities 
will vary across the city.  In some cases it might be necessary in the interests of 
townscape, or nature conservation, or to provide for development at a lower density, 
however, city wide densities will be within the nationally advised range. 

10.37. Achieving higher densities will not be a reason to not provide a mix of property types 
and sizes. 

  
Policy CS17 
Gypsy and Traveller Sites 
Sites will be identified to meet the demand for approximately 50 gypsy and traveller 
pitches in the plan period.  The following considerations will be taken into account 
in the determination of locations for gypsy and traveller sites: 

1. Safe and convenient vehicular and pedestrian access to the site should be 
provided. 

2. The site must be large enough to provide for adequate on site facilities for 
parking, storage, play and residential amenity. 

3. The site should be well located on the highway network. 
4. Safe and convenient access to schools and local facilities  
5. The site should not be detrimental to amenities of adjacent occupiers. 
6. Adequate levels of privacy and residential amenity for occupiers should be 

provided. 
10.38. There is currently only one residential gypsy and traveller site in the city.  The Council 

together with other Devon Authorities have commissioned a county wide Gypsy and 
Traveller survey.  This study involved interviews with the travelling community and 
established the need for additional facilities within Plymouth, as well as making 
recommendations as to how the Council should respond to the issues raised in the 
research. 

10.39. There is however sufficient evidence from the number and frequency of unauthorised 
stop-overs to suggest that there is a current unmet demand for at least one transit 
site.  A site for this purpose, and any other unmet need will be identified in the 
Sustainable Neighbourhoods (Key Site Allocations) DPD or Area Action Plans as 
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appropriate.  Any further sites and planning applications will be considered against the 
above criteria. 

 10.40. Sites provided by the Local Authority will be managed by them, or by a Housing 
Association, in consultation with site residents or representatives of the Gypsy or 
Traveller Community.  Availability of Government grants will be explored to assist the 
delivery of gypsy sites 
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11. Natural Environment 
Introduction 
11.1. The quality of our lives is determined, in 

large part, by the condition of our 
surrounding environment.  Enhancing 
and protecting Plymouth’s natural 
environment is critical to the city’s 
image, as well as bringing both social 
and economic benefits to its 
communities.  To help understand how 
the city has been shaped and what is 
important to protect, the Council has 
commissioned a number of studies. 

Key Sources: 
o Greenscape Assessment, (2000 & 2004) -  

Land Use Consultants 
o Eastern Corridor Urban Fringe Study (2006) – 

LDA Design 
o Plymouth Biodiversity Database - held in Devon 

Biodiversity Records Centre 
o Plymouth Strategic Flood Risk Assessment 

(2006) - Pell Frischmann 
o Tamar Estuaries Management Plan 2006-2012 

- TECF 
o The Charter for Countryside & Seas around 

Plymouth (2005) 
o Plymouth’s Eco Footprint – A First Step (2005) 

– City Council 
o Climate Change – The Impacts & Implications 

for Plymouth, 2004 – City Council 
o Plymouth Renewable Energy Strategic Viability 

Study 2007 – Centre for Sustainable Energy 

11.2. The task of the LDF is to build on this evidence base, setting out positive policies that 
help protect and enhance the quality of the natural environment, promoting its 
contribution to the city’s regeneration.  The following sections outline how this will be 
delivered. 

Context 
National / Regional 

11.3. National and Regional planning policy expects development and growth in Plymouth 
to preserve and enhance a variety of environmental assets and the to protect the 
carrying capacity and qualities of both the local and global environment.  This is about 
enabling the city to be passed on to future generations in a state which they too can 
enjoy and benefit from. 

Sub-regional 
11.4. Plymouth’s sub-region is unique with the city being surrounded by European and / or 

national protected landscapes and natural environments – Dartmoor National Park, 
the Tamar Valley & South Devon Areas of Outstanding Natural Beauty and the 
Plymouth Sound European Marine Site.  This feeling of quality permeates right to the 
heart of the city, creating strong bonds between town and country. 

11.5. Plymouth’s urban fringe is one of its most immediate and accessible natural assets.  It 
needs to play a key role in the city’s regeneration, but not to the detriment of the 
communities that live there.  To achieve this we need to work closely with our 
neighbours to ensure it becomes a place where the many demands placed upon it 
complement each other, and are effectively planned and managed respecting the 
principles of sustainable development. 

City Wide Environmental Characteristics 
 11.6. “It is one of the outstanding attractions of planning for Plymouth that the seaboard of 

Devon ad Cornwall and the heights of Dartmoor are included within its scope; the city 
is visibly and physically linked to our Coast and to one of our National Parks.  No 
other city in England do these two precious possessions approach so close; the 
privilege carries its responsibilities.”  A Plan for Plymouth (1943). 
No other city in England can claim to possess such a rich and varied natural setting. 

11.7. A reflection of this is in the number of national and international environmental 
designations within and adjacent to the city.  In combination these factors make a very 
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significant contribution to the city’s image and the quality of life of its citizens.  
Understanding, cherishing and enhancing this heritage is vital to the city’s successful 
regeneration. 

Landscape and Green Space 
11.8. The city's most valuable natural asset is its waterfront.  The city has been shaped by 

its maritime history and its future prosperity is equally dependant on how it capitalises 
upon this asset. 

11.9. If the area’s topography created a fine natural harbour and a dramatic landscape, it 
has also been a constraint on the city’s growth.  Plymouth’s topography, with its hills 
and valleys, makes movement difficult and often indirect, creating problems of 
legibility.  The lack of historic settlement in northern Plymouth testifies to the fact that 
it was not a natural place for human occupation.  On the other hand, the topography 
offers the opportunities of dramatic locations and views, which have not always been 
exploited.  It also provides a distinctive network of wooded valleys providing quality 
green space between settlements, connecting town to country and providing both a 
natural and recreational resource. 

11.10. The city's network of parks, natural green spaces and water bodies are equally 
important.  Not only are they a vital visual, educational and cultural resource in their 
own right, providing definition along transport corridors and between areas, but they 
also make an invaluable contribution to the health and well-being of its citizens, as 
well as providing an ecological resource for the benefit of biodiversity. 

11.11. The LDF’s task must be to protect and enhance the city’s natural heritage and its 
unique setting.  Key matters to be addressed are: 
• Focusing new development within the urban boundary will inevitably add pressure 

to these assets.  The aim must be to protect these resources by managing them 
wisely, as well as providing an appropriate planning framework for the coastal 
zone 

• In terms of creating a legible townscape, a lot of Plymouth’s northern 
development has paid little regard to the topography and as a consequence, 
produces places which feel unnatural.  New development needs to redress the 
balance 

• The goal must be not only to protect the city’s natural setting, but also to improve 
the physical and cultural links between townscape, coast and green space. 

Biodiversity and Geological Conservation 
11.12. The city’s landscapes are rich in biological & geological diversity.  This is reflected in 

the range of international, national & local designations, which includes the Plymouth 
Sound & Estuaries European Marine Site, nine Sites of Scientific Interest (SSSIs), 
seven Local Nature Reserves (LNRs) and three proposed LNRs. 

11.13. The city supports important areas of ancient woodland, species rich grassland, 
mudflat & rocky shore.  Significant numbers of national rare / declining species have 
been recorded including Otter, Bats, Plymouth Pear, Cirl Bunting, Field Eryngo, and 
Deptford Pink. 

11.14. A key issue to be addressed is that not all of this wildlife is secure within protected 
areas.  The city’s biodiversity and geological diversity is still threatened by 
inappropriate land management, habitat fragmentation, development pressure and 
climate change.  At a local, national and global level we continue to lose biodiversity.  
Plymouth needs to plays its role in protecting biodiversity as part of the urban renewal 
process - enhancing existing assets and rebuilding what has previously been lost.  

11.15. Work to protect biodiversity must also have a broader focus than just rare habitats and 
species.  We must recognise the educational, health and quality of life benefits that 

Adopted April 2007  Page 102 



come from regular contact with nature, and plan for accessible green spaces that 
allow these benefits to be realised. 

Future Provision – Accessible Natural Greenspace 
11.16. Green spaces within towns are vital for providing people with regular contact with 

wildlife.  English Nature strongly believes that: 
• everyday contact with nature is important for well-being and quality of life 
• everyone should be able to enjoy this contact, in safety, without having to make 

any special effort or journey to do so 
• natural green space in towns and cities can play an important part in helping 

safeguard our national treasure of wildlife and geological features 
• accessible natural green spaces give everyone an excellent chance to learn about 

nature and to help protect it in practical ways. 

11.17. English Nature's Urban Greenspace standards provide a set of benchmarks for 
ensuring access to places of wildlife interest.  These standards recommend that 
people living in towns and cities should have: 
• An accessible natural green space less than 300 metres (5 minutes walk) from 

home 
• Statutory Local Nature Reserves at a minimum level of one hectare per thousand 

population 
• At least one accessible 20 hectare site within two kilometres of home; one 

accessible 100 hectare site within five kilometres of home; and one accessible 
500 hectare site within ten kilometres of home. 

11.18. Current provision within the city against these benchmarks is as follows: 
• 36% of the city is recognised as green space (Greenscape Assessment 2000).  

However, the Greenscape Assessment identified deficiencies in Keyham / Ford, 
St Judes, Mutley, City Centre.  All these areas were shown to have less than 7% 
green space 

• Seven LNRs provide a total of 146 hectares or 0.6 hectares per thousand 
population.  However, there is potential to designate 3 new LNRs (Ham Woods 35 
ha, Plymstock Woods 38 ha , & Cann Woods 20 ha) and extend Bircham Valley 
(8ha) giving 101ha of new LNR 

• The Mount Edgcumbe Country Park & National Trust estate at Plym Woods & 
Saltram also provides a significant green space resource for the benefit of the city 
and its sub-region. 

11.19. The South West Regional Biodiversity Partnership has identified a range of targets in 
respect to the maintenance, restoration and recreation priority habitat & species.  
These are expressed within RPG10, and a similar set of targets are currently being 
refined for the draft RSS.  These targets include the above targets for urban green 
space provision. 

11.20. Plymouth has potential to contribute to biodiversity targets in respect of LNRs, (see 
above) and habitat restoration / recreation particularly as part of a Countryside Park 
Proposal, and new green space provision as part of the Derriford /Seaton Area Action 
Plan. 

Climate Change and Resource Use 
11.21. The quality of Plymouth’s local environment needs to be framed within a wider global 

picture.  Globally we are consuming our natural resources and altering our 
environment at an unprecedented rate & scale.  Plymouth’s eco footprint (Plymouth’s 
Eco Footprint – A First Step  May 2005) indicates that we need 5 hectares of land to 
meet each Plymothian’s requirements for food, energy and transport.  As there is only 
1.6 ha per person available on Earth, this eco foot print is not sustainable and 
Plymouth needs to shift towards a more resource efficient future.  
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11.22. Human activities around the globe are increasing the amount of carbon dioxide and 
other ‘greenhouse gases’ that are entering the atmosphere.  This is leading to a 
warming of the planet and changes to our climate.  Climate change is a major issue 
facing the world, and Plymouth must take steps to reduce the cause (carbon dioxide 
emissions) and make plans to respond to the effects (sea level rise, increased flood 
risk). 

11.23. Homes contribute one-third of the UK’s total carbon dioxide emissions and when other 
buildings are factored in, the figure is closer to one half (Town & Country Planning 
Association, 2006).  If we are to meet the challenges of rising demand for housing, 
and reduce our green house gas emissions, there is a need to move towards an 
urban environment that demands less energy and that is supplied with sustainable 
energy sources. 

11.24. We need to plan for development that will help slow down the rate of, (but also be 
resilient to the effects of), climate change.  In this respect the LDF’s task will be to: 
• Reduce consumption of natural and non renewable resources 
• Reduce pollution to levels that do not damage natural systems 
• Help improve air quality 
• Reduce contributions, and adapt, to climate change 
• Reduce the use of non renewable energy and promote renewable energy 
• Plan in the context of increased flood risk. 

11.25. With reference to the need to minimise Plymouth's carbon footprint, this can be 
achieved in part by the promotion of renewable energy generation.  Plymouth’s 
Renewable Energy Strategic Viability Study (2007), indicates that the targets 
supporting the Strategic Objective 11 are both necessary and achievable, providing 
policy CS20 (5) is implemented and enforced. 

11.26. This approach has a number of benefits.  It: 
• guarantees that energy efficiency measures are implemented first 
• does not bias markets towards a particular technology 
• allows the builder to select the most cost effective means of meeting the target 
• provides greater flexibility that may be required as a result of different site 

conditions 
• encourages the use of renewables 
• provides clearer guidance on energy efficiency requirements for developers.  

11.27. Where the specified requirements are not practically achievable on any major 
development, a planning obligation will be sought to secure savings through the 
implementation of other local renewable energy or energy efficiency schemes.  
Further guidance will be provided in the Planning Obligations SPD. 

Flood Risk 
11.28. As a city framed by the sea and two major river systems, Plymouth needs to respond 

appropriately to the issue of flood risk.  The Flood Risk Diagram 8 illustrates the 
distribution of land considered to be in the Environment Agency’s medium and high 
probability Flood Zone 2 & 3. 

11.29. The risk of coastal and river flooding will increase as a result of the predicted effects 
of climate change, including rising sea level and increased winter rainfall.  To achieve 
a programme of sustainable development Plymouth will need to adapt to this situation 
by taking steps to defend existing properties and direct new growth to areas with little 
or no risk of flooding. 

11.30. The majority of development allocations in the LDF will be outside areas of medium to 
high probability of flooding.  However, significant challenges exist with the need to 
deliver social and economic regeneration in Millbay, the City Centre and the East End, 

Adopted April 2007  Page 104 



but also to respond appropriately in these areas to risk of flooding now and in the 
future.  The Council’s Strategic Flood Risk Assessment (2006) indicates that by 2080, 
in the absence of appropriate defences, sea level rise will result in annual flood events 
in these areas.  Without appropriate mitigation measures, floods in these areas could 
be caused either directly by tide and waves and / or indirectly by sea level rise 
reducing the capacity of surface water drainage systems. 

11.31. Development within these areas will therefore need to be informed by detailed Flood 
Risk Assessments that demonstrate how it will make a positive contribution to 
reducing or managing flood risk.  This will involve a number of measures including: 
• Locating vulnerable types of development to avoid risk from flooding 
• Raising floor and land levels 
• Improving capacity and effectiveness of drainage infrastructure 
• Providing flood defences and flood warning measures. 

Approach 
11.32. Everyone in Plymouth depends upon the surrounding natural environment.  It is the 

foundation for our economic and social well-being.  The City Vision will not be 
achieved without its effective stewardship. 

11.33. To achieve this the Local Development Framework will: 
• Protect and enhance the green space & water space that are essential to the 

city’s setting and character 
• Ensure future development enhances the quality and accessibility of these green 

spaces - encouraging the creation of new landscapes, city greening initiatives and 
public parks 

• Recognise the importance of providing a ‘multi functional’ green infrastructure, 
that delivers a broad range of quality of life benefits (education, access, amenity, 
recreation, biodiversity) in line with ‘The Charter for Countryside & Seas in 
Plymouth 2005’ 

• Protect, enhance and restore biological diversity in line with targets expressed 
within national, regional & local Biodiversity Action Plans 

• Ensure future development ‘designs in’ wildlife from an early stage 
• Respond to the threat of flooding through the planning of development proposals 

in the light of a strategic flood risk assessment 
• Recognise that effective protection and management of our coast and urban 

fringe requires a cross boundary / partnership approach to planning & delivery  
(e.g. Tamar Estuaries Consultative Forum). 

11.34. The Council also recognises that to create and support ’sustainable communities’ 
there is an urgent need to plan for climate change, and limit the city’s ‘eco footprint’ by 
embracing design and technology that reduces our use of non-renewable resources. 

11.35. To achieve this the Local Development Framework will: 
• Promote development that maximises energy efficiency and minimises CO2 

emissions 
• Promote development that utilises low or zero carbon sustainable energy sources 
• Promote development that reduces dependency upon the car 
• Responding to the threat of flooding through the consideration of planning 

proposals in light of a strategic flood risk assessment 
• Reduce consumption of natural and non-renewable resources. 
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Strategic Objective and Policies 
Strategic Objective 11 
Delivering a Sustainable Environment 
To set a spatial planning framework through the LDF that supports the City 
Strategy goal to maintain a clean and sustainable environment, which benefits 
social and economic well-being.  This will be through: 

1. Safeguarding, enhancing, and promoting access to Plymouth's green spaces 
and coastal environments that are of strategic importance in terms of defining 
the city’s character, supporting biodiversity, recreation and other benefits. 

2. Safeguarding, enhancing and promoting access to green spaces that are of 
importance to the creation of sustainable linked communities. 

3. Conserving and enhancing biodiversity having particular regard to the 
maintenance, restoration and re-creation of priority habitats and species. 

4. Reducing the consumption of non-renewable sources e.g. fossil fuels, land, 
soil, and minerals in line with national and regional targets. 

5. Promoting renewable energy and address the causes and potential impacts of 
climate change. 

6. Minimising the loss of greenspace, ensuring that where greenspace is 
developed it achieves more significant sustainable development benefits 
relative to the function and importance of the greenspace. 

7. Protecting people and the environment from pollution. 
8. Managing flood risk in a sustainable manner consistent with other spatial 

planning objectives. 
9. Supporting or engaging in partnerships with government agencies, 

neighbouring authorities and the voluntary sector that deliver an integrated 
approach to sustainable coastal and urban fringe planning. 

 

Targets 
1. To work towards ensuring that the city’s population have access to a natural 

green space within 300 metres of their home.  (A specific target for 2021 will 
be set using the LDF Annual Monitoring Report once the baseline position in 
Plymouth is identified). 

2. To facilitate designation of 100 hectares of new Local Nature Reserve by 2016, 
and an additional 50 hectares by 2021. 

3. To ensure that as a minimum development causes no net loss of biodiversity 
of acknowledged importance. 

4. To review the Strategic Flood Risk Assessment on at least a five-yearly basis. 
5. To ensure that all major new developments incorporate onsite renewable 

energy production equipment to off-set at least 10% of predicted carbon 
emissions for the period up to 2010, rising to 15% for the period 2010-2016. 
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Policy CS18 
Plymouth’s Green Space 
The Council will protect and support a diverse and multi-functional network of 
green space and waterscape, through: 

1. Identifying in the Site Allocations Development Plan Document and Area 
Action Plans a network of strategically and locally important Greenscape 
Areas. Development on or adjacent to these Greenscape Areas will not be 
permitted where it would result in unacceptable conflict with the function(s) or 
characteristics of that area. 

2. Requiring development proposals to improve the quality and quantity of 
accessible green space, where appropriate. 

3. Requiring development proposals to address local deficiencies in accessible 
green space, where appropriate. 

4. Using its planning powers to safeguard important trees and hedgerows, and to 
secure provision for soft landscaping where appropriate as part of 
development. 

11.36. Plymouth contains a wealth of green spaces, such as woodlands, parks, agricultural 
land, valleys, estuaries and coastal areas.  All such spaces provide various benefits, 
including, biodiversity, visual amenity, sports and recreation.  The aim of the above 
policies is to ensure that the key strategic spaces are protected and enhanced, 
contributing to the formation of sustainable linked communities.  Strategic green 
space and coastal environments are of importance to the city as a whole in terms of 
their character, biodiversity value, or recreation / sports value. 

11.37. Also important to quality of life and the environment are smaller scale greenscape 
features – even down to the individual tree or hedgerow.  The Council will be 
proactive in protecting such features through Tree Preservation Orders or other 
application of its planning powers.  Development proposals should also bring forward 
landscaping schemes that protect existing landscape features and deliver 
environmental improvements appropriate to the location of the scheme and the 
function and scale of the development. 

11.38. The policy will be implemented through: 
• Identifying Greenscape Sites in the Area Action Plans and Sustainable 

Neighbourhoods (Key Site Allocations) DPD, and through the consideration of 
planning applications 

• Provision of significant new areas of accessible green space, including new 
Countryside Parks, will be proposed in particular within North Plymstock AAP & 
Seaton Valley Park within Derriford / Seaton AAP 

• Production of a Green Space Strategy, which will also deliver the draft RSS 
requirement for a Green Infrastructure Plan. 

 

Policy CS19 
Wildlife 
The Council will promote effective stewardship of the city’s wildlife through:  

1. Safeguarding national and international protected sites for nature 
conservation from inappropriate development. 

2. Appropriate consideration being given to European and nationally protected 
and important species. 

3. Maintaining a citywide network of local wildlife sites and wildlife corridors, 
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links and stepping stones between areas of natural green space. 
4. Ensuring that development retains, protects and enhances features of 

biological or geological interest, and provides for the appropriate management 
of these features. 

5. Ensuring development seeks to produce a net gain in biodiversity by 
designing in wildlife, and ensuring any unavoidable impacts are appropriately 
mitigated for. 

6. Supporting wildlife enhancements which contribute to the habitat restoration 
targets set out in the South West Nature Map and in National, Regional & Local 
Biodiversity Action Plans. 

11.39. This policy is primarily about conserving and enhancing the city’s wildlife, including in 
inter-tidal or sub-tidal locations, and supporting a richness of biodiversity that will 
underpin the creation of sustainable neighbourhoods.  The spatial distribution of this 
hierarchy of important nature conservation sites is illustrated in Diagram 7.  It 
recognises the importance of protecting the assets found within the statutorily 
designated sites and species, but also the need to view biodiversity enhancement as 
a cross cutting opportunity in all development.  Certain developments may be required 
to submit an impact assessment to quantify the effect on biodiversity and inform 
design and mitigation measures.  Development proposals need to consider protected 
species at an early stage.  Where development adversely affects biodiversity interest, 
negative impacts should be minimised and compensation to offset these impacts 
should be provided.  SNAs (identified on SW Nature Map) should also be recognised 
as one of a number of tools to inform Biodiversity restoration and recreation. 

11.40. This policy will be implemented through specific wildlife policies and proposals in 
relevant Area Action Plans, and using the planning application process to positively 
bring about development which supports the wildlife policy.  The Council’s Planning 
Guidance Note on ‘Wildlife & Development provides further amplification of how it will 
seek to encourage wildlife friendly development.  This will be updated in the Design 
SPD.  Additionally, the Tamar Estuaries Management Plan, and Local Nature Reserve 
Management Plans are relevant to the promotion of biodiversity in the city. 

 

Policy CS20 
Sustainable Resource Use 
The Council will actively promote development which utilises natural resources in 
as an efficient and sustainable a way as possible.  This will include:  

1. Meeting high water efficiency standards, and incorporating new technologies 
to recycle and conserve water resources. 

2. Promoting the use of Sustainable Urban Drainage Schemes. 
3. Requiring all proposals for non-residential developments exceeding 1,000 

square metres of gross floorspace, and new residential developments 
comprising 10 or more units (whether new build or conversion) to incorporate 
onsite renewable energy production equipment to off-set at least 10% of 
predicted carbon emissions for the period up to 2010, rising to 15% for the 
period 2010-2016. 

4. Ensuring building design reduces energy consumption by appropriate 
methods such as high standards of insulation, avoiding development in areas 
subject to significant effects from shadow, wind and frost, using natural 
lighting and ventilation, capturing the sun’s heat, where appropriate.   

5. Supporting development that minimises the consumption and extraction of 
minerals by making the greatest possible reuse or recycling of materials in 
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new construction, and by making best use of existing buildings and 
infrastructure. 

6. Supporting development that seeks to minimise waste and facilitates 
recycling. 

7. Ensuring that development and land use in the ‘coastal zone’ responds 
appropriately to the character of the particular type of coast, in the interests of 
preserving and making best use of this limited resource. 

11.41. This policy aims to reduce the size of the city’s ecological footprint, reduce the causes 
of climate change, and shift Plymouth towards a more resource efficient future. 

11.42. The policy will be implemented through specific resource use policies and proposals 
in relevant Area Action Plans, and through the planning application process.  It will be 
amplified through a Supplementary Planning Document. 

 

Policy CS21 
Flood Risk 
The Council will support development proposals that avoid areas of current or 
future flood risk, and which do not increase the risk of flooding elsewhere.  This will 
involve a risk based sequential approach to determining the suitability of land for 
development.  Development in high risk flood areas will only be permitted where it 
meets the following prerequisites: 

1. It can be demonstrated that the development provides wider sustainability 
benefits to the community that outweigh flood risk. 

2. The development should be on previously developed land;  if not, there must 
be no reasonable alternative sites on developable previously developed land. 

3. A flood risk assessment has demonstrated that the development will be safe, 
without increasing flood risk elsewhere.  

In addition development will be required to incorporate Sustainable Urban Drainage 
Systems (SUDS) to manage surface water drainage.  The Council will also seek to 
reduce the increase in flood risk due to climate change through measures to reduce 
carbon dioxide emissions. 

11.43. This policy is needed to safeguard people and property from the risks of flooding.  The 
risks of flooding in Plymouth are forecasted to increase due to climate change. 

11.44. Flood risk in certain areas of the city is increased by the current lack of capacity within 
the existing drainage infrastructure.  SUDS are designed to limit the flooding and 
pollution problems associated with conventional drainage schemes, although they 
also have a part to play in reducing flood risk to and from new development.  They are 
made up of one or more structures built to manage surface water runoff and can 
include green roofs, filter strips and swales, infiltration devices and basins or ponds.  
SUDS can be designed to function in most urban settings, from hard-surfaced areas 
to soft landscaped features.  

11.45. The policy will be implemented in the following ways: 
• Identification of specific policies and proposals to reduce flood risk as part of 

North Plymstock, East End & Millbay and Stonehouse AAPs 
• Development within these areas will therefore need to be informed by Level 2 

Strategic Flood Risk Assessments, and development based Flood Risk 
Assessment, that demonstrate how it will make a positive contribution to reducing 
or managing flood risk.   This will include a number of measures to ensure that:  
(i) the development is zoned to ensure the most vulnerable development types 
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are avoided;  (ii) drainage infrastructure is increased;  (iii) flood defences and 
flood warning measures are increased;  (iv) flood resistant or resilient design. 

 

Policy CS22 
Pollution 
To protect people and the environment from unsafe, unhealthy and polluted 
environments through: 

1. Ensuring development proposals will be refused which cause unacceptable 
noise, nuisance or light pollution. 

2. Ensuring development causes no unacceptable impact on water or air quality. 
11.46. The control and prevention of pollution is given high priority due to the negative impact 

it can have on human health, quality of life and the natural environment.  This policy 
aims to protect our environment from the introduction of polluting activities or 
developments.  Pollution could take the form of radiation, fumes, smoke, dust, ash, 
grit litter, noise, vibration, light, heat, odour and liquid discharges.  There are currently 
two Air Quality Management Areas (AQMA) designated in the city, one at Mutley Plain 
and one at Exeter Street, both of which result from traffic pollution.  These are issues 
which are also will be tackled through the city Local Transport Plan.  The East End 
AAP will need to address the impact of development and road schemes on traffic 
pollution with the objective of reducing air pollution.  Transport and development 
proposals in the Site Allocations DPD will need to have regard to the same objectives 
in Mutley Plain. 

11.47. The policy will be implemented in the following ways: 
• Control of development 
• Promotion of Environment Agencies Pollution Prevention Guidelines 
• Designated and potential AQMA’s to addressed in relevant AAP’s and DPD’s. 
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12. Minerals 
Introduction 
12.1. The city contains the farthest south 

western exposure of workable 
limestone in England.  It provides an  

Key Sources: 
o British Geological Survey – Geology Map 
o Aggregate Industries – Map showing Greater 

Hazeldene known extent of Limestone reserve 
July 2006. 

important resource for the local economy, particularly the construction industry.  While 
there are other areas in Devon where limestone is quarried, their value as an 
alternative is limited because of constrained expansion opportunities and increased 
transport costs.  Plymouth’s limestone, with its potential for significant expansion, will 
be important to the sub-regional economy for a long time to come. 

Context  
12.2. Limestone is a key feature of the city’s physical geography.  A band of Middle 

Devonian Limestone forming a long exposure up to a kilometre wide runs across the 
southern side of the city from The Hoe, through Cattedown to Sherford. The rocks are 
well-bedded medium to pale grey limestone – reserves of which have been proved to 
a considerable depth.    This limestone belt creates the distinctive features that 
contributes to the character of the city’s waterfront, such as The Hoe and Mount 
Batten. 

12.3. Limestone quarrying has been a significant feature of the city since its early 
development.  The stone has been used for a variety of notable projects such as:  the 
Plymouth Breakwater;  the Eddystone lighthouses;  Royal William Victualling Yard;  
Devonport Dockyard and many other important buildings throughout the 17th, 18th and 
19th centuries. 

12.4. The limestone from Plymstock Quarry has been used to manufacture cement on-site.  
The quarry was closed in 1999 as the case for the continued extraction of the 
limestone as an aggregate was considered marginal.  This former quarry is now 
proposed for re-development as a new sustainable residential neighbourhood with a 
mix of supporting uses. 

12.5. Limestone has been extracted and processed at Moorcroft Quarry from the 1800’s, 
but will cease (at pit 4) during 2006.  The new quarry, at Hazeldene, was granted 
consent in 1994.  It is accessed through a tunnel that passes under Haye Road, 
allowing the limestone extracted from Hazeldene to be processed at the existing plant 
in Moorcroft Quarry.  The current extraction rates at Hazeldene Quarry suggest that it 
has about 50 years of permitted reserves at present output levels. 

12.6. Additional limestone reserves have been proven to the east and north of Hazeldene.  
While the location of the proposed new community at Sherford, in South Hams, will 
result in the loss of the reserves to the east, the limestone resource to the north has 
the potential capacity, subject to planning permission, to supply the local economy 
well into the next century.  Proposals for extraction of limestone from former and 
abandoned quarries to the south and west of Plymstock are not likely to come forward 
in the foreseeable future.  There are no other known mineral deposits within Plymouth 
for which it is necessary to provide a minerals planning framework. 

Approach 
12.7. Minerals are a finite, but vital resource.  Draft RSS Policies provide for the supply of 

aggregates and other minerals to contribute to national requirements and to maintain 
land banks for at least seven years.  Policy RE12 also provides for the identification of 
sites for the recycling of secondary aggregates (which will addressed in Plymouth’s 
Waste Development Plan Document). 
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12.8. It is the LDF’s role to ensure that adequate supplies of minerals are provided to meet 
foreseeable needs, and that known mineral reserves are safeguarded from 
unnecessary development.  Provision of supplies to meet current needs is achieved in 
the form of ‘land banks’ (sites with permission) and future supplies are protected in 
‘minerals safeguarding areas’ (areas of potential future mineral extraction, but which 
do not yet have planning permission for their extraction).  The LDF must also consider 
the development needs of the city as a whole and seek a sustainable balance 
between planning for mineral supply and the city’s growth. 

12.9. This approach will be amplified in the North Plymstock (and Minerals) AAP, reflected 
in South Hams District Council’s Sherford AAP and the emerging Devon Minerals 
Development Framework. 

Strategic Objective and Policies 
Strategic Objective 12 
Delivering Future Mineral Resources 
To deliver an appropriate balance between the need to safeguard the long term 
supply of minerals and delivery of strategically important development in the 
eastern corridor, helping to make Plymouth a place where people, business and an 
outstanding natural environment converge to bring about sustainable prosperity 
and well-being for all.  This will be achieved through: 

1. Safeguarding the continued extraction and processing of mineral resources 
from existing permitted quarries. 

2. Safeguarding mineral reserves for future extraction in a manner which 
supports the sustainable development objectives of the city and sub-region, 
notably the development of the new community at Sherford and its longer 
term potential extension back towards the city. 

3. Balancing the impacts of mineral extraction with environmental protection and 
amenity of adjoining occupiers of land and buildings. 

4. Reducing the consumption of non-renewable mineral resources by 
encouraging reuse and recycling of construction and demolition waste. 

 

Targets 
Progress towards achieving this objective will be measured against the following 
targets: - 

1. Identification of land consented for mineral extraction and processing and an 
appropriate buffer zone in the North Plymstock (including Minerals) Area 
Action Plan. 

2. Identification of Mineral Resource Protection Area in the North Plymstock 
(including Minerals) Area Action Plan. 

 

Policy CS23 
Safeguarding Mineral Resources 
The Council will safeguard mineral resources in North Plymstock from other forms 
of development that would prejudice future mineral development. In order to do so 
the North Plymstock (including Minerals) Area Action Plan shall identify a Mineral 
Resource Safeguarding Area to include Hazeldene Quarry and land to its north. 
This shall include a buffer zone, which may extend beyond the limit of the known 
viable reserve, to safeguard future extraction of the limestone reserve. 

Adopted April 2007  Page 114 



Minerals development within a buffer zone will not be permitted where it would 
adversely affect the amenities enjoyed by existing or future occupiers and users of 
nearby dwellings and buildings, or other adverse impact on significant natural or 
historic features. 
Non-mineral development which would be sensitive to mineral extraction, its 
subsequent processing, and result in the permanent sterilisation of limestone will 
be resisted within the Mineral Safeguarding Area.  
Non-mineral development in the buffer zone will not be permitted where it would 
adversely effect existing mineral extraction or possible future mineral development. 

12.10. Mineral resources can only be worked where they exist.  A function of the planning 
system is to ensure the long-term future supply of the limestone, because it is 
important to the local economy and construction industry.  This policy seeks to 
safeguard the potential future extraction of the proven limestone resource under land 
to the north of the existing Hazeldene Quarry.  This is required to ensure a long-term 
limestone supply as an alternative to the loss of the limestone beneath the new 
community proposed at Sherford.  In order to implement Sherford there will be a need 
for the owner of the mineral resource to agree to give up their consented land banks 
and potential reserve in favour of this alternative extraction area. 

12.11. This policy also identifies safeguards for the future operation of quarries, and in 
relation to public safety and amenities, given that the limestone extraction process, 
which incorporates blasting, can have a significant impact well beyond the extent of 
the actual quarry edge.  Some of this impact can be mitigated by the environmental 
bund, constructed around the perimeter of the quarry.  However, there is still a need 
for a buffer zone to ensure that development is not subject to unacceptable impacts 
from quarrying, but also to safeguard the quarry operation, which might otherwise be 
sterilised by the imposition of environmental controls arising from nuisance 
complaints.  The buffer zone also limits the extent of quarrying activity, so that the 
local community can be confident of the protection of their amenity and local 
environmental quality. 

12.12. The policy will be implemented by the Council by the detailed definition of the 
safeguarding area and future buffer in the North Pymstock Area Action Plan and then 
through the consideration and control of development proposals submitted within the 
defined area. 

 

Policy CS24 
Mineral Development 
Applications for mineral extraction in the Mineral Safeguarding Area will be 
permitted, provided that: 

1 The extent of the proposal is satisfactory in relation to the mineral buffer zone 
and need to protect the amenity of existing occupiers adjoining land and 
buildings and the future development and use of adjoining land. 

2. The development demonstrates that, through its design and operation, it 
integrates with the planned development of the new community at Sherford. 

3. The development provides an environmental bund to protect the occupiers of 
adjoining land from the physical and visual impact arising from mineral 
extraction. The environmental bund should also provide for a recreation cycle 
and footpath to link public open space at the new community with recreational 
land and routes in the vicinity of Saltram. 

4. The method, monitoring and phases of the development are acceptable in 
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relation to its environmental impact. 
5. There are no unacceptable adverse impacts arising from the development 

upon interests of acknowledged importance, which can’t otherwise reasonably 
be compensated for or mitigated against. 

6. There are demonstrable benefits of the development for the local economy 
and to the sustainable development and growth of the city. 

7. There are satisfactory after care and restoration proposals. 
8. The transport impacts are satisfactorily managed. 
9. Assessment demonstrates that there will not be an unacceptable impact upon 

the water environment, with particular regard to protection of ground water 
resources and flood risk. 

10. The development provides for submission of an Environmental Statement at 
review periods and a methodology to respond to any unforeseen and 
significantly detrimental environmental impacts arising from mineral 
extraction.  

12.13. Planning applications are likely to be submitted for the extension of Hazeldene Quarry 
early in this plan period.  This policy is required to provide a framework of the relevant 
planning considerations that such a proposal will raise, and to guide and control such 
a development in a way which balances the future supply of limestone with 
environmental and amenity concerns and future sustainable growth of the city.  

12.14. Given the proximity of the limestone resource to existing and planned future 
development there is a particular need to carefully balance the control, extent and 
potential impact of future extraction on neighbouring uses, whilst also making best use 
of the limestone reserve.  Aspects of the new community infrastructure, namely 
recreational routes, can be facilitated by the extension of the mineral extraction area.  
The potential duration of quarrying activity, due to the capacity of the reserve, could 
be as long as 250 years.  It is difficult to predicted the environmental impact of mineral 
extraction beyond a reasonable period of time.  Therefore there is a need to agree a 
phased approach to any consent with either a series of consents and/or, by 
agreement with the developer, the inclusion of review stages - to enable the proper 
long term environmental impact of the mineral extraction to be monitored and account 
taken of unforeseen adverse environmental impacts. 

12.15. The policy will be implemented by the Council through the exercise of its statutory 
planning powers when considering and determining planning applications. 
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13. Waste 
Introduction 
13.1. Plymouth has been reliant on a single 

landfill site as the primary method of 
waste disposal since the early 1960’s.  
However, this waste disposal facility at 
Chelson Meadow has reached the  

Key Sources: 
o The Regional Waste Strategy for the South 

West (2004) – Regional Assembly. 
o Future Waste Requirements (2005) - ENTEC 
o Waste Sites Assessments (2005) - ENTEC 
o Waste Options Report (2005) – ENTEC 

end of its life and will close in mid 2008.  This presents both a challenge and an 
opportunity for the city.  The challenge is to establish an alternative way to deal with 
our waste in the short term, but with the opportunity to lay the foundations for a more 
sustainable waste management solution for the future. 

Context 
National / Regional 

13.2. The first place to start tackling the waste problem is to reduce the amount of waste we 
produce; i.e. waste minimisation.  However, this will still leave a significant amount of 
waste to deal with and, with Plymouth’s growing population, the total amount of waste 
is likely to rise. 

13.3. European and UK guidance and legislation require waste management authorities to 
establish new waste management systems, that divert waste from landfill in favour of 
other more sustainable methods of waste management and treatment; i.e. ‘waste 
recovery’.  To measure progress towards this, the Council is required to contribute to 
achieving national landfill diversion, recycling and waste recovery targets. 

13.4. The draft RSS supports this approach by requiring the city to become as self-sufficient 
as possible in the management of the waste it produces.  If full self-sufficiency is not 
appropriate, the Waste Planning Authority is expected to reach agreement with a 
neighbouring authority on alternative arrangements, having full regard to the 
sequential approach for the location of such facilities. 

Future Waste Requirements 
13.5. In order to meet these requirements new facilities will have to be provided in 

Plymouth.  Depending on levels of waste growth and the success of waste 
minimisation, by 2021 between 741,000 and 1,426,000 tonnes of waste will be 
generated within the city.  In order to meet national waste diversion and recovery 
targets for the municipal waste stream this means that, by 2021, we will need to have 
provided waste recovery capacity for somewhere between 132,000 and 170,000 
tonnes of municipal waste.  In the same period, there will need to be further waste 
recovery capacity, between 57,000 and 115,000 tonnes, for commercial & industrial 
waste. 

The Waste Management Strategy 
13.6. In response to this the Council is preparing a revised Municipal Waste Management 

Strategy which will set out how municipal waste should be managed and treated in a 
sustainable, yet affordable way.  It will establish waste management targets for the 
city, encourage a reduction in the amount of municipal waste generated and propose 
the various types and sizes of new facilities needed to manage and treat the waste we 
produce.  This will establish a framework for the procurement of infrastructure and 
services, in whole or part, for municipal waste collection, management and treatment.  
The Council may have a role in facilitating the delivery of sites required, e.g. through 
Compulsory Purchase if necessary, but the infrastructure and services are likely to be 
provided by the private sector on a long term contract. 

Adopted April 2007  Page 118 



Approach 
13.7. The long term waste management strategy views Plymouth as becoming a city that: 

• Is as self-sufficient as possible in managing and treating its waste 
• Will have a socially, environmentally and economically responsible approach to 

waste production and its subsequent management and treatment 
• Promotes waste minimisation - by allowing everyone to play a role in delivering 

sustainable waste management 
• Reduces the amount of waste being sent to landfill - by Increasing the amount of 

waste material that is re-used, recycled, composted and has value recovered from 
it such as energy from waste 

• Works positively with neighbouring authorities to explore the potential of providing 
sustainable waste management and treatment facilities within the city  This may 
also have the capability to manage waste arising from the area around Plymouth. 

13.8. The LDF’s task is to propose broad locations for new waste recovery facilities, 
particularly for the large scale treatment facilities.  i.e. ‘strategic’ waste management 
facilities to deal with:  municipal waste; commercial and industrial waste; and 
construction and demolition waste.  It will also provide a framework for the 
identification of other sites or areas, where smaller waste management facilities 
should be located, such as:  local recycling centres (e.g. bottle & paper banks), small 
waste sorting and transfer stations and scrap metal and car recycling.  The LDF will 
also include planning policies to control and guide the type and location of waste 
development to appropriate locations, and to encourage waste minimisation. 

13.9. A potential problem in seeking to achieve self-sufficiency in the provision of waste 
recovery capacity is the risk of being overly reliant on the delivery of strategic facilities 
from the few potential sites in the city.  Therefore, the planning strategy for strategic 
waste management sites must include the identification of alternative options for sites. 

13.10. This provision will not, however, include new landfill capacity inside the city, as no 
new suitable and viable landfill sites within the city can be identified.  Therefore, part 
of the long term planning strategy for waste still relies on the provision of landfill 
capacity outside the city, but within reasonable proximity to it.  This means that the 
Council will seek to work with the neighbouring waste planning authorities, to achieve 
strategic waste management allocations on appropriate sites on the edge of the city 
and in close proximity to it.  Implementation would be controlled through the planning 
process to reflect the preferred sequential approach and their relative sustainability 
performance. 

13.11. In the short term, because of the pending closure of Chelson Meadow and long lead 
in times to procure an appropriate alternative, the only viable option will be to use an 
existing alternative disposal facility, for residual wastes, outside but within reasonable 
proximity of the city.  The volumes of waste being sent to such a facility will reduce in 
time as strategic waste treatment facilities within Plymouth become operational.  This 
short term strategy will require provision of a new waste transfer station and facilities 
to achieve significant increases in landfill diversion through improved recycling and 
composting.  Elements of this short-term approach are therefore complementary to 
the delivery of a long term strategy for waste. 

13.12. In order to establish an appropriate ‘planning framework’ for waste-related 
development, the LDF includes strategic waste objectives, targets and policies in this 
the Core Strategy - although these will be reviewed regularly to align with national and 
local waste strategies.  The detailed waste development policies and allocation of 
sites will be contained in the Municipal Waste Development Plan Document.  The 
Waste Management Strategy will inform the content of the Waste Development Plan 
Document as to the type and size of waste facilities that need to be accommodated in 
the city in so far as municipal waste is concerned. 
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13.13. The proposed spatial approach to waste is shown on Diagram 10 for illustrative 
purposes. 

Strategic Objective and Policies 
Strategic Objective 13 
Delivering Sustainable Waste Management 
To establish a spatial planning framework in the LDF that supports the Regional 
and Council's Municipal Waste Management Strategy, helping to make Plymouth a 
place where people and businesses produce less waste and are provided with long 
term sustainable and affordable waste management and treatment facilities. This 
will be achieved through: 

1. Supporting and encouraging waste minimisation, particularly during 
construction, and during the life and use of buildings. 

2. Supporting and encouraging re-use, recycling and composting of waste, by: 
a) Providing for recycling in new developments. 
b) Ensuring development can be served by appropriate waste collection 

methods to support recycling systems. 
c) Providing for land to accommodate re-use and recycling processes and 

facilities. 
3. Allocating sufficient and appropriate land within the city that is capable of 

accommodating a range of strategic waste management and treatment 
facilities. Providing sufficient capacity to meet Plymouth’s needs and, if 
possible, additional capacity to manage and treat waste from adjoining areas. 

4. Providing a positive planning framework to support the accommodation of 
sustainable commercial and industrial waste management facilities.  Providing 
local waste management facilities, either on strategic waste management sites 
or at a range of other smaller sites. 

5. Providing a positive planning policy framework that enables sustainable 
waste-related development, which will have an acceptable impact on local and 
global environmental quality. 

 

Targets 
Progress towards achieving this goal will be measured against the locally 
developed waste management targets, which are to be prepared as part of the 
emerging Municipal Waste Management Strategy.  National and Regional waste 
management targets will provide the framework for the development of local waste 
management targets.  
The LDF Annual Monitoring Report will identify the extent to which sites are 
effectively allocated and subsequently developed, in support of the Municipal 
Waste Management Strategy. 

 

Policy CS25 
Provision for Waste Management 
The Council will facilitate the provision of new or enhanced waste management and 
treatment facilities, of sufficient capacity to manage waste arising in the city, and 
potentially from adjoining areas, through the allocation of sufficient land for 
strategic and local waste management and treatment infrastructure.  This will 
consist of: 
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1. A range of sites to accommodate Strategic Waste Management and Treatment 
infrastructure of sufficient capacity to manage and treat the municipal, 
commercial and industrial, and construction / demolition waste arising in 
Plymouth and adjoining areas.  The combination of sites would be expected to 
be able to accommodate a range of waste management and treatment facilities 
and technologies, including: recycling and composting ; bulk waste transfer; 
and treatment of waste by mechanical, biological and thermal (with energy 
recovery) methods, but not disposal by landfill. 

 The allocation of such sites in the Waste DPD should explore potential in the 
following general areas: 
1. Coypool 
2. Chelson Meadow (existing waste management facility) 
3. Moorcroft Quarry 
4. Prince Rock 
5. Land west of Ernesettle 

2. A range of small sites of up to 1 ha each which can accommodate commercial 
and industrial or municipal waste transfer, recycling and recovery facilities.   

3. Local civic amenity site(s), each of in the region of 0.5 to 1 ha of land, to serve 
the north of the city and Plympton. 

4. Enhancement of the existing Weston Mill Civic Amenity Site or development of 
a new site of in the region of 0.5 to 1 hectares, to serve the western part of the 
city. 

Priority will be given in the allocation of sites and the consideration of planning 
applications to previously developed or existing industrial sites. 

13.14. This policy sets out the strategic land requirements needed to deliver an appropriate 
range and choice of sites, that are capable of accommodating large and small-scale 
facilities to manage and treat the waste we produce in Plymouth.  Strategic facilities 
can be provided on one or several sites.  It is not possible to specify the amount of 
land needed, as this is determined by the nature of facilities and the degree of their 
shared infrastructure.  It is possible to provide a strategic waste management facility 
on a site of approximately 2 ha.  However, this should be regarded as a minimum for 
a single strategic facility and it does not take account of the potential need to include a 
number of different waste treatment process, on one or more sites.  There is also a 
need to provide different facilities for different waste streams, which therefore require 
a number of different sites.  In addition, the policy also expects that such sites should, 
if possible, also include capacity to accommodate waste arising outside, but in close 
proximity to the city.  This policy reflects not only the principles expected from national 
waste planning guidance, but also the waste policies of the (draft) Regional Spatial 
Strategy. 

13.15. It is a key function of the Local Development Framework to provide a plan-led context 
for the identification of sites for strategic waste facilities.  However, the number and 
size of strategic waste treatment facilities that will eventually be required are 
essentially limited.  It is not appropriate to plan for ‘close fit’ between need and sites.  
The plan needs to strike a balance between providing for certainty, but also for 
flexibility and market choice.  It also needs to be recognised that provision, particularly 
at Ernesettle, should be delivered in a way that avoids adverse impacts on the 
integrity of the Natura 2000 sites. 

13.16. The evidence base for waste management and planning issues has identified that that 
there are only a very few sites in the city where strategic waste facilities could be 
accommodated.  Given the importance of delivery of such sites, it is considered 
appropriate for this policy to indicate the general locations that should be considered 
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in the Waste Development Plan Document for the provision of strategic facilities.  The 
detail of site allocations will appear in the Waste DPD.  This will also be informed by 
the emerging Municipal Waste Management Strategy, which will provide a better 
indication of the potential types and scale of facilities needed. 

13.17. This policy will be implemented primarily through the allocation of sites in the Waste 
Development Plan Document and reflected in the appropriate Area Action Plans. 
However, the policy will also be used where appropriate in the consideration of 
planning applications. 

 

Policy CS26 
Sustainable Waste Management 
The Council will promote sustainable waste management by: 

1. Promoting waste minimisation through the provision of waste audits for major 
developments. 

2. Requiring the integration of facilities for waste minimisation, re-use, recycling 
and composting in association with the planning, construction and occupation 
of new development. 

3. Establishing a planning policy framework for the control of waste 
management development that identifies suitable locations for such 
development.  Providing guidance on minimising potential social, 
environmental and economic impacts that are likely to arise in the 
development of waste infrastructure. 

4. Working with neighbouring authorities and the South West Regional Assembly 
to identify and promote the provision of appropriate waste management, 
treatment and disposal sites on the edge of, or close to, the city in their waste 
development plans.  

13.18. This policy sets out the key considerations for development proposals that will 
generate waste, to facilitate a more sustainable approach to waste management.  It 
will no longer be acceptable to build developments with no regard to the waste 
produced by the building and occupation of that development.  There will be a need to 
encourage as much waste minimisation as possible, and to ensure that new 
developments effectively integrate with the more sustainable waste management and 
treatment systems that have been established, and will be further improved upon, 
through the Municipal Waste Management Strategy. 

13.19. This policy also sets out the key considerations that waste management and 
treatment development proposals should have regard to.  It provides the basis of a 
framework for the preparation of more detailed waste development control policies 
and allocations in the Waste Development Plan Document. 

13.20. To provide a full range of options for the establishment of strategic waste 
management and treatment facilities, it will be necessary for the Council to engage 
with its neighbouring waste management and planning authorities to explore 
sustainable waste development options, in addition to those already identified in the 
city.  This will enable a flexible and responsive planning framework in the procurement 
and delivery of sustainable waste management infrastructure. 
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14. Transport and Communications 
Introduction 
14.1. The city’s communication links are 

vital to its economic prosperity and 
social wellbeing.  In the past 
Plymouth’s perceived remoteness 
from Europe’s core has been felt to 
be a constraint to economic growth.  
This peripherality can be mitigated 
through investment in faster 
connections to London and the  

Key Sources: 
o Draft RSS, The Regional Approach to 

Transport (2006) - SW Regional Assembly  
o Plymouth Area Transport Strategy (2006) – City 

Council 
o Local Transport Plan 2 (2006) – City Council 
o Plymouth City Airport Study (2006) - York 

Aviation 
o Eastern Corridor Transport Study (2006) - 

Faber Maunsell 
o Plymouth Strategic Transport Network Study 

(2006) - WS Atkins 

continent, through the development of IT infrastructure and by promoting an economic 
strategy that focuses on the strengths of the city. 

14.2. But equally important is the need for good transport connections within the city and its 
sub-region.  To improve our quality of life and the city’s economic performance, we 
need to radically improve local accessibility - but in a manner which is sensitive to our 
unique environment. 

14.3. For most people, our increased ability to travel has been one of the most liberating 
features of recent decades.  But it has come at a cost to the environment – and it is a 
cost that is increasing.  Living more sustainably includes reducing car dependence - 
enabling us to make more journeys on foot, by cycling or by public transport. 

14.4. Accessibility affects everybody.  People need to be able to travel easily and safely in 
their daily lives, whether on foot, by bike, by bus, by car or in a wheelchair.  It is 
essential, if we are to reduce car dependence, that accessibility considerations are 
integrated into all new developments.  

14.5. Accessibility lies at the heart of creating sustainable linked communities where 
services, employment and facilities are provided within easy walking distance of 
homes.  However, it is important to recognise that for people with mobility impairments 
there are additional obstacles to travel - even over short distances.  Raised kerbs, 
steps and uneven pavements are all barriers to movement for wheelchair users, 
people with sight impairments, older people, and carers with young children.  It is 
essential that their needs are recognised and planned for in the design of all new 
development. 

14.6. It is the task of this LDF to promote a spatial plan that delivers the transport 
infrastructure necessary to enable Plymouth to grow in a sustainable way, whilst 
minimising the need to travel, and providing a choice of more sustainable modes of 
transport. 

Context 
14.7. The National, Regional and sub-regional transport policy agendas are very clear.  

Successive Government White Papers, the emerging Regional Transport Strategy 
and the Plymouth Area Transport Strategy all carry the same theme of promoting the 
most sustainable modes of travel and discouraging the least sustainable.  The draft 
Regional Spatial Strategy sets out some of the key infrastructure requirements for the 
Plymouth sub-region, including: 
• Improvements to Plymouth Airport including a runway extension and new terminal 

facilities 
• The provision of a road / rail freight interchange at Tavistock Junction (Plympton) 
• The creation of sea freight / cruise liner facilities 
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• The provision of High Quality Public Transport (HQPT) links on the eastern and 
northern corridors, and along the waterfront area 

• The provision of a range of additional transport measures in relation to Sherford, 
including a strategic transport interchange, junction improvements and improved 
links to the A379 

• The provision of a new boulevard link between Millbay and the City Centre 
• Improved links between Saltash / Torpoint and the city, including Park & Ride 

provision, water transport, ferry and the management of traffic flows through 
innovative use of ferry and bridge tolling. 

14.8. The main elements of the strategic communication network, linking Plymouth to the 
rest of the South West Region, the wider UK and Europe, include: 
• The A38 Devon Expressway and the main rail links 
• Plymouth Airport and commercial port 
• The information technology and telecommunications networks. 
Plymouth is also on a major strategic route to Cornwall (with rail, road and ferry links), 
which itself is a priority area for economic regeneration.  It is therefore important to 
maintain these through links to a high standard. 

14.9. The city’s future prosperity depends, in part, on the continual improvement of these 
vital links.  It is also important, both socially and economically, to improve the city’s 
links with its surrounding hinterland.  Significant numbers travel into Plymouth from 
the surrounding towns for work, shopping, entertainment, healthcare and education. 

14.10. A recent report into the future of Plymouth City Airport concludes that it contributes 
substantially to the economy of the city and the surrounding area – and would do so 
increasingly as sustainable economic and population growth is delivered.  However, 
the current Plymouth Airport layout is not adequate to accommodate the next 
generation of turbo prop aircraft.  Should no enlargement of the runway and its 
associated safety areas be undertaken in the next few years, the facility itself would 
probably close on the retirement from service of the current type of aircraft.  This 
could be during the period covered by the LDF.  To achieve a situation where the 
airport becomes a cost effective facility in its own right, passenger numbers would 
need to increase from approximately 250,000 today to around 580,000 by 2021.  
Current trends in air travel and current economic forecasts indicate that this is quite 
practical. 

14.11. The development of the Internet and Broadband has reduced the perceived 
peripherality of the city and it is important to maximise the use of such emerging 
technologies to offset the physical transport challenges of this western location. 

14.12. In Plymouth itself, the two main bus operators currently provide a reasonable level of 
public transport throughout much of the urban area, and the progressive introduction 
of accessibility measures and Real Time Passenger Information are making some 
improvements to the public transport offer.  However, issues with route coverage, 
infrastructure, vehicle types, fare structure and reliability have hampered the provision 
of credible alternatives to the private car.  Indeed, since 2002/3 there has been a 12% 
decline in bus patronage.  The need to better understand travel patterns as well as 
upgrade this network to provide a state-of-the-art HQPT network, with modern rolling 
stock and interchanges, is paramount to presenting Public Transport as the attractive 
alternative to commuting by car. 

14.13. Rail also plays a role in the urban public transport network.  In addition to the main 
railway station, there are 5 inner-city stations, which provide a modest level of 
commuter services for travelers living in South Devon, East Cornwall and the Tamar 
Valley.  The city’s aspiration is to support improvements to the network locally, as well 
as promote a more ‘joined up approach’ regionally and nationally in order to help the 
modal shift to more sustainable transport solutions. 
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14.14. Plymouth is quite a self-contained city, with 78% of people employed in the city also 
working there.  However, 12,800 commute from outside of Plymouth each day – 46% 
from the South Hams and 14% from Cornwall.  To maintain this level of containment 
against a backcloth of ever more comfortable vehicles and subtle marketing, it is vital 
that the Public Transport alternative is comfortable and cost effective. 

14.15. Traffic growth nationally has proceeded at about 2% per annum, but within the city 
cordon traffic growth has all but stabilised from a 2000 base – in part due to traffic 
demand management measures taken pro-actively in the previous decade.  This has 
resulted in a city, which is - in comparison to many other towns and cities – relatively 
free of congestion, other than at peak periods on critical sections of the northern, 
eastern and western corridors.  The value to the city of maintaining this position, in the 
face of ever growing car ownership and usage cannot be exaggerated in terms of its 
economic, social and environmental impact. 

Plymouth’s Transport Strategy  
14.16. The Local Transport Plan for the period 2006-2016 (LTP2) sets out a five year 

transport capital investment programme within the context of a long term vision to 
transform Plymouth’s sustainable transport network.  It sets out 7 strategic objectives 
for transport planning:  
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. 

14.17. These objectives are supported by a number of key principles, the most relevant in 
relation to links to the Core Strategy include:  
• The importance of public transport - placing public transport at the heart of the 

strategy; and  
• Meeting current and future needs - acknowledging the importance of a long 

term strategy to support regeneration - and to provide an infrastructure to facilitate 
planned developments in the City Centre and the eastern and northern corridors. 

14.18. LTP2 is set within the context of a longer term vision for transport which has at its 
heart the development of a strategic network for HQPT.  This is seen as a key 
element to enable the LDF’s spatial vision of sustainable growth to be delivered.  The 
essential elements of HQPT include: 
• High quality information material available in the home or at the start of the 

journey (e.g. “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 e.g. 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. 
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14.19. The strategic HQPT network proposed is shown on the Transport Strategy diagram 
11.  LTP2 identifies a sequential approach to the delivery of the network: 

Eastern Corridor: 
2006-2011.  Major scheme bid, including park & ride at edge of city, services to City 
Centre and Derriford, A38 junction improvements, bus priority measures on A379, 
bus priority across Laira Bridge and Embankment Road, (the need for Park and Ride 
on the A379 will be tested at a future date). 
2011-2016.  Implementation of Bus Rapid Transit (BRT) using disused rail alignments 
between Sherford and Laira Bridge; completion of links to Langage and Derriford / 
Airport using new Forder Valley link. 

Northern Corridor: 
2006-2011.  Establishment of Derriford interchange; high quality buses on the route; 
bus priority measures; real time passenger information; increased frequency. 

Western Corridor: 
2006-2011.  Increase frequency; introduce low floor buses; extend route to Derriford 
area; construction of a park and ride site west of Tamar Bridge. 
2011-2016.  Upgrade to a bus based HQPT route from park & ride west of Tamar 
Bridge. 

Citywide network: 
2006-2011.  Establish Quality Bus Partnership Agreement; bus route audit and 
rationalisation; upgrade of remaining bus stops; introduction of smartcards; feasibility 
study in order to secure land to support further HQPT development. 
2016-2026.  Consolidate and complete bus based HQPT and expand to serve travel 
to work area; investigate upgrading to LRT or similar. 

14.20. In relation to other strategic transport, the city will work with other partners to: 
• Develop and extend the local rail links into the city – including supporting the 

Devon and Cornwall Rail Partnership in implementing pilot Community Rail 
initiatives on the Tamar Valley Line, and in continuing to work towards the 
reinstatement of the Drake Line to Tavistock 

• Deliver a road / rail freight interchange at Tavistock Junction, with improved 
connections to the port 

• Improve the Airport, railway station and coach station 
• Promote improved rail and road connections into the city. 

14.21. It is important that the LDF supports the delivery of all of the transport priorities 
highlighted in LTP2 and the wider transport strategy.  These also include measures to 
improve accessibility and safety, to tackle congestion, and to promote walking and 
cycling (including the SW Coastal Path and the National Cycle Network).  It will be 
particularly important to ensure that transport measures contribute to the objective of 
building a city of sustainable linked communities, and are designed to a high standard 
such that they integrate well with the surrounding urban form. 

Strategic Objective and Policies 
Strategic Objective 14  
Delivering Sustainable Transport 
To reduce the need to travel and deliver a sustainable transport network that 
supports Plymouth’s long term growth, improves its connectivity with the rest of 
the UK, Europe and beyond, and provides an improved environment and a high 
quality of life for the city’s communities.  This will be achieved through: 

1. Supporting new investment in strategic public transport infrastructure, 
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including bus, coach, rail, sea and air transport. 
2. Supporting new investment in sea and rail freight infrastructure, including the 

safeguarding of key sites. 
3. Supporting the development of infrastructure for telecommunications and 

information technology - but in the context of a coordinated approach to 
provision that takes account of the impact on the environment and public 
health. 

4. Improving accessibility and social inclusion through providing for a compact 
city of sustainable linked communities, which have a range of services and 
facilities, and which are well connected to major employment and service 
destinations in the city.  

5. Reducing the rate of growth of traffic congestion through promoting modal 
shift to sustainable transport methods, implementing effective demand 
management, and ensuring that development takes place in locations which 
are accessible by a range of transport modes.  

6. Improving road safety, by delivering appropriate infrastructure improvements 
with new development. 

7. Improving the environment and quality of life through transport infrastructure 
improvements and applying policies to ensure developments include 
measures to address the adverse impacts of traffic. 

8. Delivering an integrated sustainable transport programme for the city, focused 
on a network of High Quality Public Transport (HQPT) routes linked to 
strategic park & ride sites.  

9 Promoting walking and cycling as a major mode of travel in the city and in 
support of community, health and tourism objectives. 

 

Targets 
• Increasing passenger numbers using Plymouth Airport to 580,000 per 

annum by 2021. 
• Increase the percentage of all households in deprived areas that are 

within 30 minutes travel time by public transport of Derriford Hospital 
and Tamar Science Park (LTP2 target).  

• Compared with the 1994-98 average, reduce the number of fatalities 
and serious injuries due to road accidents by 60% by 2010 – including 
an 80% reduction in the number of child fatalities / serious injuries and 
a 20% reduction in minor casualties (LTP2 target).  

• Compared with the 2003/4 base, increase public transport (bus) usage 
by 7.3% by 2010/11 (LTP2 target).  

• Ensure traffic growth does not exceed a total of 4.2% between 2004 
and 2010, from a baseline of 1,118 million kilometres in 2004 (LTP2 
target).  

• Have no declared Air Quality Management Areas (AQMA) arising from 
Transport across the city (LTP2 target).  

• Ensure that all new development is located within 400m of a bus stop.  
• Deliver a HQPT service to serve eastern Plymouth from the occupation 

of the first homes at the Sherford new community, and to develop the 
HQPT service in line with future development in the eastern corridor.   
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Policy CS27 
Supporting Strategic Infrastructure Proposals 
The Council will support strategic infrastructure proposals to enhance Plymouth’s 
connectivity with other parts of the region, the country and Europe by air, water, 
rail, road and information technology.  In particular it will support, subject to 
environmental impact assessment where appropriate:  

1. The construction of an HQPT network to serve the whole city, including: 
• Eastern Corridor: Deep Lane Park & Ride to City Centre 
• Eastern Corridor: Deep Lane Park & Ride to Derriford   
• Northern Corridor: George Junction Park & Ride to City Centre 
• Western Corridor: potential Western Park & Ride site to City Centre  
• Integrated links to local transport modes and services 
• High quality passenger transport interchanges on all routes 
• High quality buses delivered through Bus Quality Partnership Agreements 

2. Infrastructure improvements at Plymouth City Airport, enabling it to meet a 
fuller range of business and leisure needs, including: 
• Extending the main runway by 48 metres to enable the next generation of 

turbo prop aircraft to use the airport.  
• Decommissioning of the shorter runway. 
• Increasing the size of the airport’s apron to allow more aircraft to park. 
• Extending the passenger terminal buildings. 
• Relocating the maintenance hanger and engine testing area (which should 

be built to high standard for noise attenuation). 
• Releasing surplus land for development, to help finance infrastructure 

improvements. 
3. Further development of facilities to support Plymouth port, including 

improved rail freight infrastructure and a rail freight interchange at Tavistock 
Junction. 

4. Redevelopment of Plymouth railway station as part of a wider package of 
measures to transform this gateway into the city and improve the connections 
between the station and the City Centre and the proposed Life Centre at 
Central Park, as well as other rail initiatives (e.g. Tamar Valley Line, Inter City 
Improvements). 

5. Development of a new coach station for Plymouth within the City Centre, to 
improve passenger facilities and pedestrian links to the Barbican, Hoe and the 
retail core as part of this important gateway into the city. 

6. Development of information technology infrastructure.  
14.22. These are the primary means by which the Plymouth is connected to the wider world 

and, therefore, the key arterial routes by which the economic and social lifeblood of 
the city flows. 

14.23. In relation to Plymouth Airport, the recent Airport Study (2006) demonstrated both an 
economic and environmental justification for the airport.  The airport is an extremely 
important part of the city’s strategic transport infrastructure.  Expansion of the airport 
is necessary if it is to be a viable proposition in the long term.  This would include a 
runway extension.  The Study presented two options – one for 158 metres extension 
which would enable some jets to use the airport, and a shorter option of 48 metres – 
this supports the next generation of turbo props (which would enable Plymouth to be 
connected with destinations as far afield as the Mediterranean).  A longer extension is 
not possible without widening the entire length of runway.  This would have 
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unacceptable social consequences as it would involve redevelopment of residential 
areas.  The shorter (48 metres) extension is proposed because it delivers the 
increased connectivity required for economic development purposes whilst also being 
the most financially viable proposition.  Public sector investment is however likely to 
be required in relation to all scenarios.  The study demonstrated that this investment 
could bring some local environmental benefits, through for example, improved 
management of the noise environment, although clearly there would be potential 
environmental consequences too, and these will need to be considered in detail 
through environmental impact assessment of specific proposals with appropriate 
mitigation measures built in to any development.  Given the nature of the airport and 
the aircraft that could land there, the study considered that there would be very little 
impact on climate change.  However, these impacts too would need to be assessed 
as part of the environmental impact assessment. 

14.24. In relation to the rail network, there is considerable under-utilised potential to use the 
local railway network to replace commuter journeys, currently undertaken by car, with 
rail-based travel for at least part of the travel to work journey of many visitors to the 
city.  The Council has limited scope to make changes to the railway network or service 
provision directly, but in collaboration with stakeholders and strategic partners it seeks 
to enhance and upgrade the system to the benefit of the city and the surrounding 
travel-to-work-area.  This would include supporting initiatives to: 
• Secure network capacity improvements at stations in Reading, Bristol and 

Birmingham 
• Implement improvements at Plymouth's local railway stations 
• Support a Dawlish sea wall route diversion scoping study 
• Improve the frequency of services to Ivybridge station 
• Reinstate the Plymouth to Tavistock Line 
• Develop a rail/freight interchange at Tavistock Junction. 

14.25. Delivery of the strategic infrastructure will be by means of public and private funding.  
Developer contributions, demand management revenue and Regional & National 
support will be required to create a source of finance for the enhancement of the 
strategic links. 

 

Policy CS28 
Local Transport Considerations 
The Council will develop and promote a high quality and sustainable transport 
system for the city and reduce the need to travel through spatial planning and 
design, including the following elements: 

1. Improving accessibility.  New commercial development, which generates 
significant demand for travel, should be provided in locations well served by a 
variety of modes of travel, including public transport.  Higher density of 
developed will be expected to be provided near to public transport 
interchanges and the High Quality Public Transport network. 

2. Ensuring that sustainable and safe transport provision is dealt with 
comprehensively in development.  Development should where appropriate: 
• contribute to improved public transport provision and  the development of 

new interchanges on the High Quality Public Transport network 
• support safe and convenient pedestrian, cycling and road traffic 

movement 
• provide proactive facilities and measures to support sustainable transport 

modes 
• contribute to the progressive introduction of network management 
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technology, to maximise existing and future capacity and investment 
across all transport modes – and to reduce congestion and delay for the 
benefit of business and domestic travellers alike. 

• actively promote green travel plans. 
3. Safeguarding land for strategic transport infrastructure.  Development will not 

be permitted where this is prejudicial to the Council’s strategy of developing a 
High Quality Public Transport Network for the city, or for other strategic 
transport measures (for example, the development of rail freight).  Land to be 
safeguarded will be identified in Area Action Plans, the Site Allocations 
Development Plan Document or other Local Development Documents as 
appropriate. 

4. Demand management.  Development proposals will be assessed in relation to 
car parking standards set out in the Council’s Car Parking Strategy.  These set 
a maximum level of provision for different types of proposal.  These standards 
will be applied within the context of the capacity of the local road network and 
the need to promote the city for economic development, support shopping 
areas, safeguard residential amenity and ensure highway safety.   

5. Promoting water transport.  Development of new water transport infrastructure 
will be supported, particularly where this contributes to wider tourism or 
transport objectives. 

6. Promoting walking and cycling.  Development of a network of safe walking 
and cycling routes will be promoted (including the SW Coastal Path and 
National Cycle Network), connecting to transport interchanges, linking 
communities and recreational areas in the city and beyond.  Minimum cycle 
parking standards will be applied to ensure that new development provides 
adequate provision for cycling as a sustainable mode of travel. 

7. Physical accessibility.   Development should contribute to improving 
accessibility throughout the city by ensuring that new developments, 
including buildings, streets and public spaces, are designed to be safe and 
accessible to all users.  

14.26. This policy seeks to ensure that emerging Local Development Documents and the 
considerations of planning applications all have regard to the need to deliver the 
sustainable transport objectives of the plan.  Within this context, it is important that the 
promotion of water transport should be delivered in a way that avoids adverse impacts 
on the integrity of the Natura 2000 sites.  Where appropriate, it will be amplified in 
Supplementary Planning Documents.  In addition, detailed transport proposals will, 
where appropriate, be identified in Area Action Plans. 

14.27. Delivery will be affected by the use of planning powers, to ensure that new 
developments are in line with the objectives.  Regional and Local transport funding will 
be necessary, in part, to enable the provision of the transport infrastructure.  Planning 
obligation contributions will be maximised, both to provide facilities directly and to 
lever funding from other sources.  Compulsory Purchase Orders will also be 
employed, where appropriate, particularly in the delivery of the HQPT network. 

 

Policy CS29 
Telecommunications 
The Council will support development which improves the city’s 
telecommunications infrastructure where: 

1. All opportunities for mast sharing and the siting of apparatus on tall buildings 
have been fully explored, and its siting is to be undertaken sensitively. 
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2. The application is submitted with a certificate which confirms that the 
proposal complies with ICNIRP guidelines. 

3. The proposal has an acceptable visual impact, with where appropriate, 
mitigation through design, siting and landscaping. 

4. Provision is made for the removal of the equipment when it is redundant. 
The Council will seek the installation of existing and emerging telecommunications 
technology in new residential development, to improve the connectivity of the 
population of the city and to foster a culture of working from home. 

14.28. Investment in telecommunications infrastructure is vital to the economic well-being of 
the city.  It also contributes to the wider objectives of : 
• sustainability – through the minimisation of the need to travel 
• social inclusion – in giving every household the opportunity to access a high 

quality of information relating to the society of which they are a part. 

14.29. Telecommunications systems and technology are highly regulated to maximise the 
safety of the general public and minimise the risks to health. 

14.30. The International Commission on Non-Ionising Radiation Protection (ICNIRP) 
produces guidelines, which must be followed, in relation to the siting of 
telecommunications equipment.  The siting of masts, transmitters and other 
telecommunications infrastructure must avoid sensitive locations (such as schools and 
childrens’ play areas).  Providers and operators must be sensitive to local and public 
concerns in putting forward potential sites for development. 

14.31. The visual impacts of such development also need careful consideration, particularly 
in relation to environmentally sensitive locations such as conservation areas.  
Consideration will be given to a future Supplementary Planning Guidance Document 
to amplify this policy and provide guidance on good practice. 
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15. Community Health, Safety & Well-being  
Introduction 
15.1. This section sets out how healthcare, 

sport, active recreation and community 
safety will change over the LDF period.  
The task of the LDF is to set a spatial 
planning framework which will facilitate 
positive improvements to the city’s 
health, safety and well-being and  

Key Sources: 
o Safer Places: The planning system and crime 

prevention  
o Draft Playing Pitch Strategy (2006) – City 

Council 
o Sports Plan 2020 (2001) – City Council 
o Towards a Safer City – Plymouth crime and 

Disorder Reduction Strategy 2005-08 – 
Plymouth Community Safety Strategy 

support the achievement of the city’s vision.  Plymouth’s Health Authorities and the 
University of Plymouth have major proposals to improve the city’s health facilities.  
The Council is preparing a Playing Pitch Strategy, a Sports Facilities Strategy and a 
Green Space Strategy to identify shortfalls in provision and to guide investment.  The 
Council has also adopted a Crime and Disorder Reduction Strategy that sets out to 
reduce crime and fear of crime.  These initiatives will be outlined in this section and 
their spatial planning requirements identified. 

Context 
15.2. Health, well-being and safety are major issues on the national agenda, and are 

closely interrelated.  Health is about more than access to medical treatment and 
services.  It is about lifestyle, including routine exercise and fitness for all ages and 
interests.  It is also about living in a safe environment and feeling part of the 
community.  Major development proposals such as large mixed-use areas or urban 
extensions should have regard to the potential health impacts of the proposal. 

15.3. The draft Regional Spatial Strategy identifies high level policies to ensure that these 
issues are adequately addressed in LDFs, and contains a specific requirement for all 
major developments to be subject to a health impact assessment.  Specific to 
Plymouth, it identifies the need for the creation of regionally significant recreational 
facilities, linked to leisure and commercial facilities in the City Centre. 

15.4. Plymouth’s exceptional natural setting and wealth of open spaces provides a 
wonderful stage and a range of opportunities for outdoor recreation and leisure.  
Plymouth also offers a number of managed indoor and outdoor sport and recreation 
facilities for active and competitive sports, including the Mayflower Centre (Central 
Park), the Brickfields (Devonport) and the Manadon Football Development Centre. 

15.5. In comparison to the rest of the United Kingdom, the health and well-being of people 
who live in the South West is very good.  Health in Plymouth is also good overall, but 
there are significant variations in health levels within the city, with some 
neighbourhoods experiencing worrying levels of poor health. 

15.6. The South West has one of the lowest crime rates in England.  The rates, however, 
are significantly worse in Plymouth than in the surrounding rural areas, particularly in 
some of the city’s priority neighbourhoods. 

15.7. The design and layout of the built environment can help to reduce crime, fear of crime 
and antisocial behaviour.  A contributory factor to improving safety is to create and 
sustain a ‘sense of place’, where people take pride in their surroundings.  Designing 
out crime and designing in community safety should be a core principle in planning 
any new development as well as in helping to reduce crime and the fear of crime in 
existing developments. 
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Approach 
15.8. Plymouth’s Sports Plan 2020 sets out a vision to support participation in sport and 

recreational activity for all members of the community.  Young people in particular are 
identified as a ‘target group’ to focus resources on. 

15.9. In order to implement the Sports Plan 2020 there has been a need for a more 
coordinated and strategic approach to managing the city’s sports facilities, as well as 
investment in improving facility provision.  The Council’s Sports Facilities Strategy (in 
preparation) sets out to do this by proposing a number of actions and 
recommendations.  This will include major proposals to improve and enhance sports 
and recreation provision in Central Park, the Brickfields and Manadon;  proposals to 
improve sports facilities at schools;  to improve provision for water sports and to 
improve sports facilities at Plymouth’s sports colleges (Plymstock School and Sir John 
Hunt Community College). 

15.10. The Council’s draft Playing Pitch Strategy 2006 – 2016 assesses the current and 
future predicted supply of, and community demand for, playing pitches for cricket, 
football, hockey and rugby union.  It identifies current and predicted future shortfalls of 
pitches, and makes recommendations as to how these shortfalls can be addressed.  It 
sets out local standards for playing pitch provision based on assessment of current 
and future need and demand.  Local standards are set out for Plymouth as follows: 
• City (north) – 0.6 hectares / 1000 population 
• City (south) – 0.6 hectares / 1000 population 
• City (east) – 1 hectare / 1000 population. 

15.11. These standards will be used to assess any development proposal that affects playing 
pitch provision, and to assess the need for new provision generated by new 
development.  The strategy identifies a need for a new floodlit, sand-dressed synthetic 
turf pitch suitable for hockey in the east of the city; 26 additional junior football pitches, 
three cricket pitches and 3 rugby pitches by 2016.  

15.12. The Council will also be producing a Green Space Strategy that will identify proposals 
for the management of the city’s green spaces to improve the quality of provision as 
well as set local standards for open space provision.  A Children’s Play Strategy will 
also be produced. 

15.13. The Plymouth Area Health Community’s Vanguard Health Project aims to modernise 
and redesign health services for the area.  The project includes plans to modernise 
and re-build a significant part of Derriford Hospital as an Emergency and Specialist 
Services Centre, and to build a new Planned Care Centre for routine operations, 
treatments and diagnosis on Plymouth International Medical and Technology Park.  
Both projects are planned for completion during the plan period. 

15.14. The Plymouth Primary Care Trust aims to modernise and improve Plymouth’s primary 
health care facilities through the LIFT initiative (Local Improvement Finance Trust) and 
through working closely with local GPs on developments and improvements using 
other funding methods.  Mount Gould Hospital will be upgraded into a 60-bed Local 
Care Centre and two new Primary Care Centres will be built – one for the East End as 
part of a new Community Village and one for Ernesettle (now completed).  Further 
initiatives will involve providing for new GP premises where current provision is 
inadequate, for example in areas such as North Plymstock which will experience 
significant new housing development during the LDF period.  Where appropriate, 
primary health care can be provided as part of the extended schools agenda. 

15.15. One further planned investment in health care for the city will be the Peninsula Dental 
School which has been established as a partnership between the Universities of 
Exeter and Plymouth and the NHS in Devon and Cornwall.  New teaching facilities 
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and community based surgeries are proposed at the Plymouth University Campus 
site, Devonport and in the Derriford area. 

15.16. Plymouth’s Crime and Disorder Reduction Strategy 2005-08 (Towards a Safer City) 
sets out a number of priorities for reducing crime and fear of crime including: 
• To reduce anti-social behaviour and associated crime, and  
• To reduce violent crime in public places. 

15.17. The LDF can contribute to these priorities by helping to reduce the opportunity for and 
incidence of crime and to help reduce the fear of crime.  The policies and proposals of 
this LDF seek a practical and co-ordinated approach to the problems of safety and 
security for people and properties. 

Strategic Objective and Policies 
Strategic Objective 15 
Delivering Community Well-being 
To set a spatial planning framework for the improvement of the city’s community 
health, safety and well-being for everyone.  This will be achieved through: 

1. Protecting and improving the city’s sport and leisure facilities through 
supporting the implementation of the city’s Sports Plan 2020, the Sports 
Facilities Strategy and the Playing Pitch Strategy so as to promote healthy and 
active lifestyles. 

2. Development of the Life Centre at Central Park. 
3. Safeguarding and improving the diverse leisure and recreation needs of the 

whole community. 
4. Protecting and enhancing the city’s parks and open spaces as amenity and 

recreation spaces by supporting the implementation of the city’s Green Space 
Strategy. 

5. Improving the city’s healthcare facilities by supporting the implementation of 
the Vanguard Health Project, the LIFT initiative, other GP-led initiatives and the 
Peninsula Dental School. 

6. Safeguarding and providing for other key community infrastructure, including 
community meeting places and places of worship 

7. Ensuring that the potential health impacts of development are identified and 
addressed at an early stage in the planning process. 

8. Making Plymouth a safer place by requiring new development to incorporate 
good design that will help to reduce crime and the fear of crime, avoiding 
gated communities.  

 

Targets 
Progress towards achieving this goal will be measured by the following targets:  

1. A reduction in the % of Plymouth’s residents and visitors who feel unsafe 
outside on the streets by day or night. 

2. Delivery of new investment in healthcare infrastructure.  
 

Policy CS30 
Sport, Recreation and Children’s Play Facilities 
To enhance the city’s sport and recreation facilities by delivering major new facilities 
at the following locations: 
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1. Central Park Life Centre – which will be an outstanding venue for sport, active 
recreation, health, arts, education and the environment. 

2. Manadon – continuing improvements to football and cricket pitch facilities. 
3. Devonport Brickfields –new rugby, athletics and community sports facilities. 
New residential development will be required to make appropriate provision for 
sport, recreation, open space and children’s play to meet the needs of the 
development. 
Development proposals for new sport, recreation and children’s play facilities, or 
for the enhancement / replacement of existing facilities, will be permitted provided 
that: 
a. There is no demonstrable harm from noise, lighting, transport or environmental 

impacts. 
b. The development contributes to meeting identified shortfalls in provision or to 

enhancing the quality of provision of sport / leisure facilities. 
c. The development is accessible by sustainable transport modes. 
d. Where appropriate, the development contributes to wider open space 

objectives. 
There will be a presumption against any development that involves the loss of a 
sport, recreation or play facility except where it can be demonstrated that there is 
currently an excess of provision, or where alternative facilities of equal or better 
quality will be provided as part of the development. 

15.18. This policy aims to protect existing provision and improve the city’s sport / leisure and 
play provision by supporting the implementation of the city’s Sports Plan 2020, the 
emerging Sports Facilities Strategy, the Playing Pitch Strategy and the emerging 
Green Space Strategy and Children’s Play Strategy.  It also seeks to ensure that new 
provision is forthcoming as the city grows. 

15.19. This policy will be implemented through the normal planning process and in the 
following ways: 
• Through the identification of sites in other Development Plan Documents to 

support the implementation of the Sports Plan 2020, the emerging Sports 
Facilities Strategy, Playing Pitch Strategy and emerging Green Space Strategy 

• Through the identification of sites to meet additional need generated by new 
development.  In particular, proposals for new facilities will be included in the 
following AAPs – North Plymstock; Sherford and Derriford /Seaton. The Central 
Park AAP will set out proposals for the Life Centre 

• Through protection of existing facilities to meet current and future need and 
demand. 

 

Policy CS31 
Health Care Provision 
To improve the health of the city through requiring all major development 
proposals to be subject to Health Impact Assessment, and through the 
development of new and enhanced health care facilities in the following general 
locations: 

1. Mount Gould –Local Care Centre. 
2. East End – Primary Care Centre and GP surgery. 
3. Derriford – Vanguard Health Project and the Peninsula Dental School 

community surgery. 
4. Devonport – Peninsula Dental School community surgery. 
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Proposals for new health care facilities should be well related to public transport 
infrastructure, and should provide high standards of accessibility to all sectors of 
the community. 
Proposals involving the loss of health care facilities will be permitted only where 
adequate alternative provision is made to meet the needs of the community served 
by the facility. 

15.20. This policy aims to improve health and the quality of health care in the city.  All major 
development proposals should have regard to Health Impact Assessments in order to 
identify and address the potential health impacts of the proposal.  Additionally, new 
investment in health care infrastructure is required.  In this respect, policy supports the 
Vanguard and LIFT health care initiatives, other GP-led initiatives and the Peninsula 
Medical and Dental Schools.  It also aims to ensure that new facilities are provided as 
the city grows. 

15.21. This policy will be implemented in the following ways: 
• Through identification of sites to support implementation of the Vanguard project, 

the LIFT initiative, GP-led initiatives and the Peninsula Dental School 
• Proposals to support the Vanguard project will be set out in the Derriford/Seaton 

AAP 
• Proposals to support the Peninsula Dental School will be set out in the Devonport 

and Derriford / Seaton AAPs 
• Through the consideration of planning applications. 

  

Policy CS32 
Designing Out Crime 
To reduce opportunities for crime and the fear of crime by requiring all new 
development to incorporate good design principles, including: 

1. Providing places with well defined routes, spaces and entrances that provide 
for convenient movement without compromising security. 

2. Providing adequate natural surveillance (overlooking) of adjacent streets and 
spaces. 

3. Ensuring that all new developments are designed to make crime difficult to 
commit by increasing the risk of detection. 

4. Creating a sense of ownership by providing a clear definition between public 
and private spaces. 

5. Promoting activity that is appropriate to the area, providing convenient access 
and movement routes. 

6. Providing where necessary for well designed security features. 
7. Providing places that are designed with management and maintenance in 

mind, to discourage crime in the present and the future. 
8. Avoiding the creation of gated communities. 

15.22. This policy seeks to ensure that all new developments are designed to reduce 
opportunities for crime by following design guidance.  It also seeks to avoid the 
creation of gated communities. 

15.23. This policy will be implemented through the normal planning process and through the 
application of design guidance in the Design Supplementary Planning Document. 
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16. Managing the Impacts of Development 
Introduction 
16.1. The preceding policies in this Core 

Strategy set out a framework to deliver  

Key Sources: 
o Plymouth City Planning Guidance Notes  

(see paragraph 16.16 below for full list.) 

the spatial vision for the future of the city.  They will help to shape the city’s direction 
and rate of growth, use of land and form of development. 

16.2. This section of the Core Strategy is concerned with achieving the right balance 
between, on the one hand, delivering on the city’s development agenda, and on the 
other hand, mitigating the impact of development and protecting those aspects of the 
natural and built environment which are of acknowledged importance and which 
contribute to creating a liveable city which makes best use of its natural assets. 

16.3. The Council’s approach to managing the impact of developments is to set a small 
number of criteria based policies which highlight the key issues that need to be 
considered in relation to all planning applications, and in relation to the negotiation of 
planning agreements.  These policies aim to strike the balance between providing 
certainty and flexibility - such that commercial operators, home owners, and all those 
making development decisions are given an appropriate level of guidance but without 
prescription.  Where prescription or further detailed guidance is considered to be 
appropriate, this will be dealt with through the preparation of additional Development 
Plan or Supplementary Planning Documents. 

16.4. These policies will help to ensure that development takes places in a “sustainable” 
manner – having regard to the environmental, social and economic impacts. 

Planning Obligations 
16.5. New development often creates a need for additional or improved community services 

and facilities without which the development could have an adverse effect upon 
amenity, safety, or the environment.  Planning obligations are legally binding 
agreements between a local authority and a developer / landowner and are the means 
through which these deficiencies are mitigated. 

16.6. Planning obligations, also known as Section 106 agreements, provide a means of 
enabling people with an interest in land to either reach an agreement with the local 
planning authority, or enter into a unilateral undertaking, to:  
• Restrict the development or use of the land in a specified way 
• Require specified operations or activities to be carried out in, on, under or over 

the land 
• Requiring the land to be used in a specified way, or 
• Require a sum or sums to be paid to the authority on a specified date, dates or 

periodically. 

16.7. Advice on the use of planning obligations is contained within Circular 05/2005.  This 
advises that high level planning obligation policies should be included in LDF 
documents, with the detail being set out in a Supplementary Planning Document.  
This is consistent with the approach being taken by the Council. 

16.8. The wide range of matters that will be covered by obligations include: 
• Affordable housing 
• Education provision 
• Community facilities and community safety 
• Local labour and training initiatives 
• Commuted payments for maintenance of facilities provided 
• Highway infrastructure 
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• Pedestrian, cycleway, and public transport initiatives 
• Nature conservation and wildlife mitigation measures, including in relation to the 

coastal environment 
• Public art 
• Public realm provision 
• Recreation provision, including public open space, play and sports provision 
• Offsetting carbon emissions through contributions to renewable energy or energy 

efficiency schemes / measures. 

Policies 
Policy CS33 
Community Benefits / Planning Obligations 
Where needs arise directly as a result of development, the Council will seek to 
secure planning obligations or agreements pursuant to Section 106 of the Town 
and Country Planning Act 1990 that make a positive contribution to creating a city 
of sustainable linked communities.  Through such obligations and agreements, the 
Council will seek to ensure that development proposals: 

1. Meet the reasonable cost of new infrastructure made necessary by the 
proposal, including transport, utilities, education, community facilities, health, 
leisure and waste management.   

2. Where appropriate, contribute to the delivery of strategic infrastructure to 
enable the cumulative impacts of developments to be managed in a 
sustainable and effective way and support the delivery of the City Vision. 

3. Offset the loss of any significant amenity or resource through compensatory 
provision elsewhere. 

4. Provide for the ongoing maintenance of facilities provided as a result of the 
development. 

16.9. This policy sets the overarching framework in relation to the negotiation of planning 
obligations and agreements.  It is important that development contributes positively to 
the city and impacts are appropriately managed.  In some cases, this may even 
include contributing to an “infrastructure capital pot” to ensure that cumulatively 
developments deliver solutions to enable the city to grow in a sustainable manner, 
whilst at the same time contributing positively to the City Vision. 

16.10. A Supplementary Planning Document will be prepared to amplify the policy, identify 
priorities and assist in speeding up the processes of preparing the agreements.  It will, 
for example, identify how specific contributions will be determined, as well as advising 
on procedural matters and identifying model “heads of terms” for legal agreements.  In 
addition, the site specific proposals in the Sustainable Neighbourhoods (Key Site 
Allocations) DPD, Area Action Plans and other local development documents will set 
out the priority requirements in relation to individual proposals. 

16.11. In implementing this policy and determining priorities for negotiating a planning 
obligation or agreement, the policy tests as contained in Circular 05/2005 will be 
applied, and in doing so the Council will have regard to: 
• Key strategic issues.  In support of the vision, aims and objectives of the Local 

Strategic Partnership’s Community Strategy as articulated in the Council’s 
Corporate Plan and the Core Strategy (including any strategically significant 
projects, such as the Life Centre at Central Park, and major transport initiatives) 

• Key local needs. – as identified through community and evidence base 
documents such as Community Planning Studies, Sustainable Neighbourhood 
Assessments, local housing needs studies, playing pitch and sports facilities 
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studies, education plans and other evidence base documents relating to the 
needs of specific neighbourhoods of the city. 

16.12. It is important that development costs, including the cost of implementing planning 
agreements should not prejudice development that supports the Council’s aspiration 
to see the regeneration and improvement of the city.  If it is claimed that a 
development is unable to support the costs of a planning obligation (other than those 
essential to allow the development to proceed) then this could be the subject of 
negotiations.  In such cases, the developer will have to demonstrate non viability via 
an “open book” approach.  Normal development costs, and the costs of high quality 
building, materials, and urban design considerations are universally applicable, and 
will not be allowed for in negotiations to reduce planning obligations. 

16.13. Planning agreements will be drafted by the Council, and where appropriate based on 
model heads of terms which will be agreed with the developer, who will be responsible 
for the costs incurred in preparing the agreement.  The developer will be required to 
pay a financial contribution for the Council’s costs in administering, and monitoring the 
agreement. 

 

Policy CS34 
Planning Application Considerations 
Planning permission will be granted if all relevant considerations are properly 
addressed.  These considerations will include whether the development: 

1. Has adequately considered the on and off-site impacts of the proposal in 
terms of climate change, flood risk, wildlife, natural resource use and 
pollution.  

2. Makes efficient use of land, including where appropriate providing for dual use 
of facilities. 

3. Positively contributes to the townscape, landscape and biodiversity of the 
local environment. 

4. Is compatible with its surroundings in terms of style, siting, layout, 
orientation, visual impact, local context and views, scale, massing, height, 
density, materials and detailing.  

5. Incorporates public spaces, landscaping, public art and ‘designing out crime’ 
initiatives. 

6. Protects the amenity of the area, including residential amenity in terms of 
satisfactory daylight, sunlight, outlook, privacy and soft landscaping. 

7. Ensures public safety. 
8. Provides for safe and satisfactory access and making a contribution to 

meeting the parking requirement arising from necessary car use. 
9. Demonstrates that existing drainage, waste water and sewerage infrastructure 

capacity is maintained and where necessary enhanced, to enable the 
development to proceed. 

10. Ensures where appropriate equality of access and use for all sections of the 
community.  

16.14. This policy sets out general planning considerations relevant to the consideration of all 
planning applications.  It is not a fully comprehensive list of all of the considerations.  
Rather, it builds upon the other policies of the Core Strategy – in particular in relation 
to design, transport and the environmental policies – to ensure that development 
takes place in the right locations and is designed to ensure acceptable impacts on 
others and on the environment.  It enables a range of specific issues identified 
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through the Core Strategy Strategic Environmental Assessment and Sustainability 
Appraisal to be addressed. 

16.15. The Council intends to produce Supplementary Planning Documents which will 
interpret this policy for specific developments, including most particularly a 
Development Guidelines SPD and Design SPD.  Until these SPDs are produced, any 
relevant existing Supplementary Planning Guidance notes will be used: 
• PGN1 House extensions 
• PGN2 House and roof alterations 
• PGN3 Shopfront design 
• PGN4 Shop signs and advertisements 
• PGN5 Food and drink uses 
• PGN6 Houses in multiple occupation 
• PGN7 Protecting and providing for wildlife in development 
• PGN8 Childcare facilities 
• PGN9 Refuse storage provision in residential areas 
• PGN10 Amusement centres 
• PGN11 The provision of children’s play space in new residential developments 
•   Policy for street café furniture. 
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17. Monitor and Manage 
 17.1. A key feature of a Local Development 

Framework is its flexibility to respond 
quickly to changing circumstances 
through the ‘plan, monitor and 
manage’ approach.  This enables 
different parts of the plan to be 
updated as and when needed.  A 
sound plan should therefore include 
clear mechanisms to: 

Key Sources: 
o AMR – FAQs and Seminar feedback on 

emerging best practice (2005) – ODPM 
o LDF Core Output Indicators (2005) – ODPM 
o SEA /SA of the Plymouth Local Development 

Framework –Scoping Report (2005) – Land 
Use Consultants with Centre for Sustainability 
at TRL 

• monitor the strategy’s preparation and outcomes by reviewing its performance, 
effectiveness and relevance  

• manage its implementation by taking early action to overcome barriers to delivery, 
or reviewing the strategy to meet changing circumstances. 

Monitor 
17.2. The Council will measure its LDF performance by assessing how effective its policies 

and proposals are in delivering the plan’s strategic objectives.  A set of key indicators 
and targets have been developed for each Strategic Objective, to allow their direct 
and indirect effects to be monitored.  The policies and proposals will also be 
monitored in terms of their performance against key objectives and targets included in 
the Sustainability Appraisal, to assess their contribution towards promoting 
sustainable development. 

17.3. The Plymouth vision, however, is about an integrated approach where economic 
growth, housing development and infrastructure provision need to go hand in hand to 
create a sustainable city.  The monitoring process, therefore, will also need to take an 
overview of the city and its sub-region as a whole, to assess the extent that the spatial 
strategy is being delivered, remains appropriate and is sustainable. 

17.4. For clarification, the Core Strategy’s targets have been summarised in the tables at 
the end of this section, highlighting the relationship between each of the strategic 
objectives, indicators and targets.  However, monitoring the Core Strategy will 
specifically include: 
• Checking that the targets identified in the Core Strategy are being met and 

identifying the actions needed to address any barriers and blockages 
• Assessing the risks associated with particular aspects of the Plan and devising 

risk management strategies 
• Monitoring the quality of new developments in the city and their compliance with 

the policies and proposals of the LDF 
• Assessing the potential impacts of new or updated national, regional and local 

policy and guidance 
• Measuring the performance of the Core Strategy against the Vision and 

Objectives and assessing whether the Objectives are still appropriate 
• Measuring the performance of the Core Strategy against other relevant local, 

regional and national targets  
• Measuring the impact of delivery of the Core Strategy against the sustainability 

indicators and assessing whether it is contributing to the creation of a sustainable 
city, and to the reduction of carbon emissions, and whether there are any 
significant unforeseen adverse effects 

• Monitoring conditions across the city in conjunction with partners to assess the 
need for further spatial interventions, including checking and updating the 
assumptions on which the Core Strategy is based 
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• Collecting appropriate data and making use of the data collected by other 
partners to support the continually evolving LDF evidence base 

• Sharing information collected as part of this monitoring regime with other partners 
and the community 

17.5. The main mechanism for reporting on LDF performance will be the Annual Monitoring 
Report (AMR).  The Planning and Compulsory Purchase Act 2004 requires local 
planning authorities to produce an AMR every year, providing an assessment of the 
implementation of the Local Development Scheme, and the extent to which policies 
and proposals in local development documents are being successfully implemented. 

17.6. The AMR will also identify actions that need to be taken to rectify any issues raised 
through the monitoring process.  This could include actions needed, either by the 
Local Authority or its partners, to improve delivery.  Alternatively, it might identify a 
need for a partial or full review of one of the Development Plan Documents. 

17.7. In terms of reviewing the Core Strategy, a full review will take place after five years, 
unless the results of any of the above suggest that an earlier review is necessary.  
Specific reviews of key aspects of the evidence base will also be undertaken every 
five years unless monitoring indicates a more urgent need.  Key reviews are already 
programmed as follows: 
• Housing Market Assessment: annual refresh, major review in 2011 
• Urban Capacity Study (Housing Land Availability Assessments): full review in 

2008 
• Employment Land Review: update in 2008 
• Plymouth Shopping Study: next major retail study in 2011 

Manage 
17.8. Implementation of the policies contained in the Core Strategy will require concerted 

action by a range of public, private and voluntary sector bodies working in partnership.  
The Council has neither the powers nor the resources to implement the Core Strategy 
alone.  The document’s role is to provide a clear and robust framework for 
development in order that investment and action can be co-ordinated and geared to 
efficient and effective delivery. 

17.9. In relation to individual areas, or site specific spatial development projects, the 
partnership will consist of the Council together with any local regeneration or 
community partnerships, and the private sector.  Other citywide or non-spatial aspects 
will be delivered in conjunction with the Plymouth LSP.  The new City Development 
Company will also play a key role.  Detailed aspects of the implementation and 
delivery of the LDF are contained within the respective AAPs and DPDs which contain 
detailed delivery schedules for all policies and proposals. 

17.10. Detailed action plans are set out in a variety of strategy documents from regional to 
local levels.  At the regional level the Regional Spatial Strategy, Regional Housing 
Strategy, Regional Economic Strategy and others will combine to deliver targeted 
funding investment and action through the Integrated Regional Strategy “Just 
Connect”.  At the local level, under the umbrella of the Plymouth 2020 Sustainable 
Community Strategy, partners will be guided by strategies such as the Housing and 
Economic Strategies, all of which are designed for adoption not only by the Council 
but by other partners and the community at large through the Plymouth LSP. 

17.11. The LDF’s Local Development Scheme (LDS) will also play a crucial role in 
implementing the policies and proposals in the Core Strategy.  This project 
management tool sets out the programme for producing the raft of other general and 
area specific LDF documents that will support the Core Strategy.  In doing so, the 
LDS can ensure that the policies and proposals of the Core Strategy are brought 
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forward in such a way that ensures areas of greatest priority and need are tackled 
first.  This coordinated approach will help to secure implementation and timely delivery 
of the Core Strategy’s objectives. 

17.12. In relation to housing, the Council’s strategy for implementation is being incorporated 
into the Plymouth Housing Delivery Action Plan.  This will identify in detail how the 
Council, with its partners, intends to ensure that housing targets are met.  It will link 
with the Governments PSA5 housing delivery target and the housing delivery issues 
of the wider sub-region.  Linked to the AMR, the Action Plan will identify different 
delivery options to address any shortfalls identified through monitoring and review.  It 
will also identify actions required to overcome potential obstacles and constraints, 
such as the timely provision of infrastructure. 

17.13. Where delivery against the housing targets falls outside a range of 20% either side of 
the target and / or there are indications that the long term trend will be significantly in 
excess of, or fall short of the target, then action will need to be taken.  These actions 
may include: 
• Updating the quantity and mix of land within the 5 year supply 
• Reviewing the housing market assessment, or the response to it 
• Using the planning applications process  
• Taking action to bring forward constrained sites, for example through 

infrastructure provision or compulsory purchase 
• Review of parts of the LDF, or bring forward additional sites through AAPs or 

DPDs, or through planning applications. 
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Summary of Targets and Indicators 
17.4. The following diagrams summarise the relationship between each of the strategic 

objectives and targets of the Core Strategy.  The relationships between the Strategic 
Objective and its supporting targets, together with the associated core output 
indicators, contextual indicators and significant effect indicators have been illustrated 
by colour coding these different elements in the following way, 

 

Key objective / target / indicator diagrams 
 

 

 

 

 

 

 

 
SO3 – Delivering sustainable linked communities 
 

 
 
 
 

 

 
 

SO4 – Delivering the quality city 

Strategic Objective Targets 

Core Output Indicators 

Contextual Indicators 
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SO3 to develop 
sustainable linked 

communities throughout 
the city 

All residential parts of 
the city to have easy 

access to local 
shopping and 

community facilities by 
2021 

Amount of new residential 
development within 30 mins public 

transport time of GP, primary 
school, secondary school, 

employment area, major retail 
centre, hospital 

SO4 to capitalise on 
Plymouth’s unique 

natural and built heritage 
and create well 

designed, safe, vibrant, 
diverse, sustainable 

neighbourhoods 

The completion of characterisation 
studies for the following AAPs: 

Devonport, Millbay / Stonehouse, Hoe, 
City Centre / University, Sutton 

Harbour and East End 
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the 2005 Buildings at Risk Register per 

annum by virtue of their future being 
secured 
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creating a well designed environment, by 
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SO5 – Delivering regeneration 
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SO6 – Delivering the economic strategy 
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SO7 – Delivering adequate shopping provision 
 

An increase in retail capacity for 
comparison goods of between 106,000 

and 172,000 sq m by 2021 

An increase in retail capacity for 
comparison goods of between 57,000 

and 92,000 sq m net by 2016 

A new district centre at Derriford to serve 
northern Plymouth by 2016, and to 

monitor its potential to gow in the future 
in a way that is complementary to the 
City Centre through the Plan Monitor 

Manage process 

c
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A revised shopping study for Plymouth 
by 2011  

A consolidated retail warehouse 
location on Laira Embankment by 2016 

New local centres at Devonport, 
Millbay, and Plymstock Quarry  

A new district centre at Weston Mill by 
2016 
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SO8 – Delivering cultural/leisure facilities and the evening/night time econom
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SO9 – Delivering educational improvements 
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SO10 – Delivering adequate housing
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SO11 – Delivering a sustainable environment 
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SO12 – Delivering future mineral re
 

SO12 to deliver an 
appropriate balance 
between the need to 

safeguard the long term 
supply of minerals and 
delivery of strategically 
important development 
in the eastern corridor, 

helping to make 
Plymouth a place where 
people, businesses and 
an outstanding natural 

environment converge to 
bring about sustainable 

prosperity and well being 
for all 
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The city’s population have 
ccess to a natural greenscape 
ithin 300 metres of their home 
 

pe
con
the 
gro
Designation of 100 hectares 
of new Local Nature Reserve

by 2016 
 

p  
As a minimum development 
causes no net loss of 

biodiversity of acknowledge 
importance 
ca

R

Review the Strategic Flood 
isk Assessment on at least a 

five yearly basis 
sources 

Identification of Mineral 
Resource Protection Area in

the North Plymstock (inc 
Minerals) AAP 

Identification of land 
consented for mineral 

extraction and processing 
and an appropriate buffer 

zone in the North Plymstock 
(inc Minerals) AAP 

Prod

Pro
No of planning 
rmissions granted 

trary to the advice of 
EA on flood defence 
unds or water quality 
Renewable energy 
pacity installed by type
 

 

To ensure that all major new 
developments incorporate 
onsite renewable energy 

production equipment, to off-
set at least 10% or predicated 

carbon emissions for the 
period up to 2010, rising to 

15% for the period 2010-2016 
Change in areas and 
opulation of biodiversity
importance: change in 

priority habitats and 
species, and change in 

designated areas 
Proportion of nationally 
important wildlife sites 
which are in favourable

condition 
Bathing water quality at
Plymouth Hoe
uction of primary land 
won aggregates 

duction of secondary 
aggregates 
Production of recycled 
aggregates
 



SO13 – Delivering sustainable waste management 

SO13 to establish a 
spatial planning 

framework in the LDF 
that supports the 

Regional and Council’s 
Waste Management 
Strategy, helping to 

make Plymouth a place 
where people and 

businesses produce less 
waste and are provided 

with long term 
sustainable and 
affordable waste 
management and 
treatment facilities 

To be developed through the emerging 
Waste Management Strategy 

Capacity of new 
waste 

management 
facilities by type

m

 
 

 

 

 

 

 

 

W

c
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Amount of 
unicipal waste 

arising
aste reused 
recycled, 

omposted and 
land filled 



SO14 – Delivering sustainable transport 

im
w

E

e

Increasing passenger numbers 
using Plymouth Airport to 

580,000 pa by 2021 

Amount of development in 
UCOs A, B and D 

complying with car parking 
standards  

Increase public transport (bus) 
usage by 7.3% by 2010 - 2011 

Reduce the number of fatalities 
and serious injuries due to road 

accidents by 60% by 2010, 
including an 80% reduction in 
the number of child fatalities / 

serious injuries and 20% 
reduction in minor casualties 

Ensure traffic growth does not 
exceed a total of 4.2% between 

2004 and 2010  

Ensure that all new 

Commuting (mode) 

Commuting (distance) 

Air quality – days when 
pollution is moderate or 

high  

Amount of new residential 
development within 30 

mins public transport time 
of GP, primary school, 

secondary school, 
employment area, major 
retail centre and hospital

 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Adopt
SO14 to reduce the 
need to travel and 

deliver a sustainable 
transport network that 
supports Plymouth’s 

long term growth, 
proves its connectivity 
ith the rest of the UK, 

urope and beyond, and 
provides an improved 
nvironment and a high 
quality of life for the 
city’s communities 
ed April 2007  
Increase the % of all households 
in deprived areas that are within 

30 min travel time by public 
transport of Derriford Hospital 

and Tamar Science Park
development is located within 
400m of a bus stop 

Have no declared air quality 
management areas arising from 

transport across the city  

Traffic congestion  

% who travel to work by 
car  
Deliver a HQPT service to serve 
eastern Plymouth from the 

occupation of the first homes at 
the Sherford new community, 

and to develop the HQPT 
service in line with future 

development in the eastern 
corridor
No of bus journeys in 
and around Plymouth
No of people killed or 
seriously injured in road 

traffic accidents
 



 

SO15 – Delivering community well being 
 
 

 

Delivery of new 
investment in 

healthcare infrastructure

A reduction in % of 
Plymouth’s residents 
and visitors who feel 
unsafe outside on the 
streets by day or night

SO15 to set a spatial 
planning framework for 
the improvement of the 
city’s community health, 
safety and wellbeing for 

everyone 
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% residents having limiting long
term illness
Crime rates per 1000 population 

% residents who feel safe / very 
safe  

Life expectancy 

 



Glossary of Terms and Abbreviations 
(The terms in italics are explained elsewhere in the glossary) 

The Act The Planning and Compulsory Purchase Act 2004. 
Annual Monitoring 
Report 

Part of the Local Development Framework, the Annual Monitoring Report 
will assess the implementation of the Local Development Scheme and the 
extent to which policies in Local Development Documents are being 
successfully implemented. 

Appropriate Assessment 
(AA) 

The Habitats Directive (Directive 92/43/EEC on the Conservation of 
Natural Habitats and of Wild Fauna and Flora ) requires Appropriate 
Assessment of plans and projects likely to have a significant effect on a 
European site. This means that the effects of such plans/projects on 
Natura 2000 sites need to be assessed to ensure that the integrity of 
these sites is maintained. Plymouths LDF Core Strategy is such a plan. 

Area Action Plan Used to provide a planning framework for areas of change and areas of 
conservation.  Area Action Plans will have the status of Development Plan 
Documents. 

Core Strategy Sets out the long-term spatial vision for the local planning authority area, 
the spatial objectives and strategic policies to deliver that vision.  The 
Core Strategy will have the status of a Development Plan Document. 

Department for 
Communities and Local 
Government 

The Government department with responsibility for planning and local 
government. 

Development Plan As set out in the Act, an authority’s development plan consists of the 
Regional Spatial Strategy (or the Spatial Development Strategy in 
London) and the Development Plan Documents contained within its Local 
Development Framework. 

Development Plan 
Documents 

Spatial planning documents that are subject to independent examination, 
and which together with the Regional Spatial Strategy, will form the 
development plan for a local authority area.  They can include a Core 
Strategy, Site Specific Allocations of land, and Area Action Plans (where 
needed).  Other Development Plan Documents, including generic 
Development Control Policies, can be produced.  They will all be shown 
geographically on a Proposals Map.  Individual Development Plan 
Documents or parts of a document can be reviewed independently from 
other Development Plan Documents.  Each authority must set out its 
programme for preparing its Development Plan Documents in the Local 
Development Scheme. 

First Deposit Local Plan The previous draft Local Plan, published for public consultation in 
December 2001. 

Generic Development 
Control Policies 

A suite of criteria-based policies which are required to ensure that 
development within the area meets the spatial vision and spatial 
objectives set out in the Core Strategy.  They may be included in any 
Development Plan Document or may form a standalone document. 

GOSW The Government Office for the South West 
Habitat Regulations 
Assessment (HRA) 

DCLG (2006) guidance on Planning for the Protection of European 
Sites: Appropriate Assessment recommends a 3 stage process: 

1. Screening.  Determining whether the plan ‘is likely to 
have a significant effect on a European site 
2. Appropriate Assessment.  Determining whether, in view 
of the site’s conservation objectives, the plan ‘either alone 
or in combination with other plans or projects ’ would have 
an adverse effect (or risk of this) on the integrity of the site. 
If not, the plan can proceed. 
3. Mitigation & Alternatives.  If the plan is assessed as 
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having an adverse effect on the integrity of a site, there 
should be an examination of mitigation measures and 
alternative solutions.  If it is not possible to identify 
mitigation and alternatives it will be necessary to establish 
the 'imperative reasons of overriding public interest' 
(IROPI).   

All 3 stages of this process are referred cumulatively  as Habitat 
Regulations Assessment, to clearly distinguish the whole process from 
the step within it referred to as the Appropriate Assessment. 

High Quality Public 
Transport Network 
(HQPT) 

The term used to describe the package of measures planned to produce 
a public transport system which will have a high capacity, frequent and 
reliable services, safe and attractive vehicles and which is integrated into 
existing transport networks (pedestrian, cycle and car).  Some measures 
planned involve new infrastructure, other measures include travel 
incentives and information.  More information can be found in the 
Transport Chapter and the Local Transport Plan 

Issues and Options Produced during the early production stage of the preparation of 
Development Plan Documents and published for consultation purposes. 

Key Diagram Authorities may wish to use a key diagram to illustrate broad locations of 
future development. 

Local Development 
Document 

The term used in the Act for Development Plan Documents, 
Supplementary Planning Documents and the Statement of Community 
Involvement. 

Local Development 
Framework 

The portfolio of Local Development Documents.  It consists of 
Development Plan Documents, Supplementary Planning Documents ,the 
Statement of Community Involvement, the Local Development Scheme, 
and the Annual Monitoring Report.  These documents will collectively 
provide the framework for delivering the spatial planning strategy for the 
local authority area, and may also include local development orders and 
simplified planning zones. 

Local Development 
Scheme  

A project plan that sets out the programme for preparing Local 
Development Documents.  All authorities must submit a Scheme to the 
Secretary of State for approval within 6 months of commencement of the 
Act. 

Local Strategic 
Partnership 

A partnership of stakeholders who develop ways of involving local people 
in shaping the future of their area.  They are often single non-statutory, 
multi-agency bodies which aim to bring together the public, private, 
community and voluntary sectors. 

Local Transport Plan 5–year strategy prepared by each local authority for the development of 
local, integrated transport, supported by a programme of transport 
improvements.  It is used to bid to Government for funding transport 
improvements. 

Minerals and Waste 
Development 
Framework 

In two tier areas, counties will be responsible for producing Minerals and 
Waste Development Frameworks and Schemes.  The latter will be the 
equivalent of the Local Development Scheme.  In unitary authorities and 
National Parks, minerals and waste policies should be included in their 
local development frameworks. 

Planning Policy 
Statement 

A statement of national planning policy guidance produced by the ODPM.  

Preferred Options 
Document 

Produced as part of the preparation of Development Plan Documents, 
and published for formal public participation. 

Proposals Map The adopted proposals map illustrates on a base map (reproduced for, or 
based upon a map base to a registered scale) all the policies contained in 
Development Plan Documents, together with any saved policies.  It must 
be revised as each new  Development Plan Document is adopted, and it 
should always reflect the up-to-date planning strategy for the area.  
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Proposals for changes to the adopted proposals map accompany 
submitted development plan documents in the form of a submission 
proposals map. 

Regional Planning Body One of the nine regional bodies in England (including the Greater London 
Authority) responsible for preparing Regional Spatial Strategies (in 
London the Spatial Development Strategy). 
SWRA is the Regional Assembly for the South West Region 

Regional Spatial 
Strategy 

Sets out the region’s policies in relation to the development and use of 
land and forms part of the development plan.  Planning Policy Statement 
11 “Regional Spatial Strategies” provides detailed guidance on the 
function and preparation of Regional Spatial Strategies. 

The Regulations Town and Country Planning (Local Development) (England) Regulations 
2004, and the Town and Country Planning (Transitional Arrangements) 
Regulations 2004. 

Saved Policies or Plans Existing adopted development plans are saved for three years from the 
commencement of the Act.  Any policies in old style development plans 
adopted after commencement of the Act will become saved policies for 
three years from their adoption or approval.  The Local Development 
Scheme should explain the authority’s approach to saved policies. 

Site-specific allocations 
and policies 

Allocations of sites for specific or mixed uses or development to be 
contained in Development Plan Documents.  Policies will identify any 
specific requirements for individual proposals. 

Statement of Community 
Involvement 

Sets out the standards which authorities will achieve with regards to 
involving the local community in the preparation of local development 
documents and development control decisions.  The Statement of 
Community Involvement is not a development plan document but is 
subject to independent examination. 

Strategic Environmental 
Assessment 

A generic term, used to describe environmental assessment  as applied 
to policies, plans and programmes.  The European “SEA Directive” 
(2001/42/EC) requires a formal “environmental assessment of certain 
plans and programmes, including those in the field of planning and land 
use”. 

Supplementary Planning 
Documents 

Provide supplementary information in respect of the policies in 
Development Plan Documents.  They do not form part of the 
Development Plan and are not subject to independent examination. 

Sustainability Appraisal A tool for appraising policies to ensure they reflect sustainable 
development objectives  (i.e. social, environmental and economic factors) 
and required to be undertaken for all local development documents. 

Sustainable Community 
Strategy  

The 2006 Local Government White Paper describes Sustainable 
Community Strategies as setting out the strategic vision for a place and a 
vehicle for considering and deciding how to address difficult cross cutting 
issues.  The Sustainable Community Strategy is prepared by the local 
authority with the Local Strategic Partnership.  Local Development 
Frameworks must demonstrate that they have taken the Sustainable 
Community Strategy into account. 

SWRDA South West Regional Development Agency 
Transport Hub High quality public transport interchanges which are part of the 

HQPT.  A network of transport hubs will be situated on the HQPT, 
enabling people to change from one form of transport to another.  
These hubs may range from a bus stop to a full park and ride, 
depending on the local circumstances and requirements. 

Travel to Work Area 
(TTWA) 

Zone in which the majority of the resident population also work  
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