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1. INTRODUCTION 
 
1.1 On behalf of Wharfside Regeneration Limited (Wharfside), I set out below whether 

the public transport provisions set out in the Core Strategy are credible and likely to 

deliver more sustainable transport choices and, where appropriate, outline why it is 

considered that the Core Strategy fails the test of soundness as outlined in PPS 12.   

 

1.2 The comments raised within this position statement also cross reference to other 

Position Statements submitted including Examination Issue D – Whether the Area 

Visions and Strategies are appropriately detailed, linked and prioritised and 

Examination I – Whether the Retail Strategy is supported by appropriate evidence. 

 

1.3 Wharfside are major stakeholders in the delivery of the Derriford / Seaton Vision 

and Area Action Plan. The company recently purchased from Plymouth Hospital 

Trust a 6.51 hectare site immediately east of Derriford Roundabout, known as the 

North West Quadrant (NWQ).  This site, which is currently used by Plymouth 

Hospital Trust and forms part of Derriford Hospital, has been declared surplus to 

their requirements and is available for redevelopment in the short term.  Architects 

are currently preparing a masterplan for the development of this strategically 

important site for mixed uses including a district centre, residential, health and office 

uses.  A site plan showing Wharfside ownership was submitted with the 

representations to the Core Strategy Submissions Document, October 2006.   

 

1.4 Wharfside do not have an “in principle” objection to the Transport Chapter or the 

Area Vision and Strategy for Derriford and Seaton.  However, Wharfside consider 

that there are inconsistencies within the Core Strategy which cause the document 

to be unsound and potentially undeliverable.  

 

1.5 Further clarification is required in particularly on the issue of the public transport 

interchange for Derriford and the future location of the new district centre for 

Derriford given the strategic importance to the proposed High Quality Public 

Transport routes. The potential new transport routes as set out in the Area Vision 

diagram should be supported by further detailed analysis which we assume will be 

a level of detail at the Area Action Plan stage. 

 

1.6 I identify below where the document fails on the key tests of soundness No. vi (i.e. 

whether the strategies/policies/allocations in the plan are coherent and consistent 

within and between development plan documents prepared by the authority) and vii 
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(i.e. not setting out clearly the assumptions of the policy and not justifying these with 

supported evidence).  Where appropriate I also propose an amended form of 

wording which would make the Core Strategy sound.   

 

2. WHICH PART OF THE DPD IS UNSOUND? 

 

2.1 Wharfside’s interest relates to Area Vision 9 Derriford /Seaton and its supporting 

text in Chapter 5, Chapter 14 Transport and Communications, specifically Strategic 

Objective 14, Delivering Sustainable Transport, Policy CS28: Local Transport 

Considerations and the text at paragraph 14.19.  All of these sections are 

interrelated and considered to be unsound as currently stands within the document. 

 

2.2 The credibility of the transport provisions fails in terms of inconsistency between 

the Chapters of the Core Strategy and an insufficient evidence base to propose 

sustainable transport measures and ensure that they are delivered in an 

appropriate and effective manner. 

 

3. WHICH TEST(S) DOES THE DPD FAIL AND WHY? 
 
3.1 Wharfside’s objections to the Core Strategy can be summarised as follows:  

 

 Area Vision linked to Transport Policies  

1. Policy CS28 (2) states that, where appropriate, new development should 

contribute to improved public transport provision and the development of 

new interchanges on the High Quality Public Transport network. Whilst the 

Area Vision Diagram annotates 3 Transport Interchanges, the text to Vision 

9 does not specifically refer to the interchanges as one of the key Council’s 

objective in the delivery of the city’s High Quality Public Transport network.  

As such there are inconsistencies and the Plan fails on test vi. 

 

Evidence base for the vision, objectives and specific transport schemes  

2. A Transport Interchange is identified within the Derriford and Seaton Vision 

Diagram on the Derriford Roundabout. This differs from the previous Vision 

Diagram in the Core Strategy Preferred Options March 2005 located 

immediately adjacent to Derriford Hospital. There is no supporting 

justification for the proposed relocation of the interchange or potential 
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alternative sites as part of the evidence base. As such the plan fails on test 

vii.     

 

3. The supporting text at paragraph 14.19 refers the requirement for a 

transport interchange at Derriford in the period 2006-2011. There is no 

reference or supporting evidence as to the nature and form of what the 

transport interchanges would comprise i.e. stop off points or bus depot etc. 

As such the Plan fails on the test of soundness vii as set out at paragraph 

4.24 of PPS 12.                                                                                                                            

 

4. The LDF’s supporting evidence base relating to the provision of Plymouth’s 

Strategic High Quality Public Transport Network, makes assumptions as to 

the proposed location of the new district centre / town centre for Derriford 

being west of the Tavistock Road. The relevant assessments have not 

been undertaken – as outlined in the Position Statements on Retail and the 

Area Visions. As such the plan fails soundness test vii. 

 

5. Area Vision 9 is not supported by a robust evidence base to support the 

delivery or implementation of key transport linkages, HQPT or new 

interchanges it therefore fails test of soundness 7 as set out at paragraph 

4.24 of PPS 12. 

 

6. Policy CS28 is not supported by a robust evidence base to support the 

delivery or implementation of key transport linkages, HQPT or new 

interchanges it therefore fails test of soundness 7 as set out at paragraph 

4.24 of PPS 12. 

 

3.2 In order to assess the credibility and deliverability of the sustainable transport 

choices outlined in the Core Strategy it is considered necessary to examine the 

consistency of the Core Strategy as well as the potential deliverability of the 

transport choices and the evidence base used to support the Core Strategy. 

 
Area Vision Links to Transport Policies  

 

3.3 At Chapter 5 the Area Vision for Derriford / Seaton seeks:  

“a 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”.   
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3.4 The objectives with regard to public transport are centred around Objective 5 – to 

facilitate public transport, cyclist, pedestrian and vehicular access in a sustainable 

way and Objective 8 – to create key new transport linkages with surrounding areas, 

including potential Forder Valley and Whitleigh links. 

 

3.5 The Transport chapter of the Core Strategy (Chapter 14) proposes the 

establishment of a transport interchange for Derriford between 2006 – 2011 at 

paragraph 14.19.  However, no reference is made to the interchanges within the 

text for Area Vision 9 (despite being annotated in the Area Vision) or Strategic 

Objective 14 (8).  

 

3.6 Furthermore the targets within Strategic Objective 14 only refer to delivering a 

HQPT service to serve eastern Plymouth, in particular Sherford and not Derriford. 

The Plymouth Area Transport Study (PATA), which is referred to in the HQPT 

report, identifies that a high quality mass transit network initially linking the city 

centre with new developments at Sherford, Langage and Derriford should be 

sequentially developed. As such there is inconsistency between the evidence base 

and relevant Core Strategy policies and plan fails on test vi. 

 

3.7 PPS12 in paragraph 2.9 recognises that the core strategy should provide an 

integrated approach to the implementation of other strategies within the DPD 

policies.  

 

3.8 Secondly PPS12 states that local planning authorities should ensure that the 

proposals and policies in the core strategy should provide certainty for the future. 

 

3.9 Whilst it appreciated that the AAP will bring forward detailed proposals, it is 

considered to be inconsistent to refer to a specific development proposal in 

Chapter 14 but not cross reference with the proposals for the Area Vision policy 

text in Chapter 5.  

 

3.10 Wharfside are fully supportive of this principle of improving public transport within 

Plymouth and recognise the vital role that public transport will play in delivering a 

new urban centre for Derriford and Seaton.  However, it is clear that there are 

inconsistencies with regard to the two chapters of the Core Strategy and that those 

Chapters must work in tandem to deliver the sustainable transport goals. 

 

3.11 The Core Strategy therefore fails on the test of soundness vi for being inconsistent 

within Chapter 5 and Chapter 14.  Moreover, the sustainable transport choices 
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cannot be considered to be credible when there are clear inconsistencies within the 

policy wording. 

 

Evidence base for the vision, objectives and specific transport schemes 
 

Location of Passenger Interchange 

3.12 The premise of the accessibility to Derriford is based upon key linkages, HQPT and 

a new passenger interchange.  Having reviewed the relevant evidence base it 

appears there is inconsistencies as to the proposed location of the transport 

interchange. It is also not clear what form the interchange would take.  

 

3.13 The Core Strategy Preferred Option for Derriford and Seaton (March 2005) 

identifies the interchange location adjacent to Derriford Hospital. This is replicated 

in the Derriford and Seaton Area Action Plan Issues and Options (March 2005).  

 

3.14 The Key Changes to the Preferred Option Core Strategy (April 2006) and the 

Submission Core Strategy (August 2006) both identify a proposed transport 

interchange in the location of Derriford roundabout. There is no clear explanation 

or justification put forward for the change in location. 

 

3.15 I have reviewed the relevant evidence base relating to transport infrastructure. The 

Plymouth Strategic High Quality Public Transport Network (2006) outlines a 

proposed strategic High Quality Public Transport (HQPT). The document states at 

paragraph 1.2 that “it provides a credible and publicly challengeable evidence base 

to support the LDF”. 

 

3.16 Table 5.1 – LTP (2006-2011) Sequential Development of the HQPT network sets 

out the proposed public transport development for the Northern Corridor as part of 

the A386 major public transport scheme and LTP Integrated Transport Package. 

The table identifies including “the establishment of Derriford Hospital Passenger 

Transport Interchange”.  

 

3.17 It therefore appears that there is a contradiction between the Area Vision Diagram, 

the LTP proposals and the LDF evidence base with regards the location of the 

passenger interchange and as such the Plan fails the test of soundness vii. 

 

Nature and Form of Transport Interchange 

3.18 Whilst identifying within the Vision Diagram for Derriford and Seaton three transport 
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interchanges along the Tavistock Road, no guidance within the Core Strategy Area 

Vision 9 or Chapter 14 Transport and Communications is made to what an 

interchange actually is or the type and form of development this would comprise. 

This is also absence within the supporting evidence including LTP2 and therefore 

the plan fails on test vii.  

 

3.19 In accordance with the advice contained within PPG12, paragraph 2.14 the 

proposals in the core strategy should provide certainty for the future. 

 

3.20 Discussions with Officers have confirmed that any such interchange is likely to 

comprise of a MobiHub concept, similar to the planning application proposals 

recently approved at Southway, where passengers can wait undercover within a 

pleasant and secure waiting environment with Real Time Passenger Information 

provided. The MobiHub would be served by high frequency bus routes. As such the 

interchange would not take the form of a bus depot. 

 

3.21 The subtle difference between pick up points and a bus depot is critical to the 

delivery of public transport services and to future development proposals for 

Derriford and Seaton given the associated transport infrastructure and costs.   

  

3.22 Given the strategic importance of transport interchanges as part of the High Quality 

Public Transport network under Policy CS28 (2): Local Transport Considerations, 

the Core Strategy should be explicit in outlining what the interchanges are, and 

indeed where they are proposed.  

 

Assumptions on the location of the new Derriford district centre  

3.23 The above HQPT report which comprises as part of the evidence base for the LDF 

also makes assumptions with regards to a new Derriford Town Centre (or referred 

elsewhere as the new district centre) and its location. The report identifies within 

Appendix B that the new town centre as being west of the Tavistock Road, south of 

Looseleigh Lane. 

 

3.24 The location of the proposed new district centre is a matter raised within other 

Position Statements submitted i.e. 

 

• Examination Issue D – Whether the Area Visions and Strategies are 

appropriately detailed, linked and prioritised; and 

• Examination I – Whether the retail strategy is supported by appropriate 
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evidence. 

 

3.25 Both the above Position Statements identify that the precise location of the District 

Centre identified within the Core Strategy submission Area Vision 9 Vision Diagram 

as being centred west of the Tavistock Road is not supported by a robust and 

credible evidence base and is contrary to the Council’s evidence base, notably the 

Llewelyn Davies Area Framework recommendations. 

 

3.26 The Llewelyn Davis study, cited as background evidence to the Area Vision 

identifies the NWQ site as a gateway site and a new mixed use heart and retail 

location. The study criticises the existing retail area to the west of Tavistock Road 

(the proposed location of the new district centre) as being difficult and undesirable 

to create safe routes across the Tavistock Road and a location that is reliant on car 

borne transport. As such it is questionable whether a proposed district centre 

centred west of the A386 would deliver and encourage more sustainable transport 

choices given the ‘out of town’ existing format of the retail provision. 

3.27 Given the strategic importance of the new district centre for Derriford and the wider 

transport implications and HQPTN for the City, this matter should be considered at 

the Core Strategy stage and not delayed for consideration at the Area Action level. 

The Preferred HQPTN, as presented at page 145 of the Core Strategy Submission 

document identifies that the future district or town centre for Derriford be served by 

the highest number of bus routes within the City outside the City Centre.  

 

3.28 The proposals put forward by Wharfside Regeneration promote a new district 

centre, centred on the east side of the Tavistock Road as originally identified in the 

Core Strategy Preferred Option (March 2005), Derriford and Seaton Issues and 

Options (March 2005) and the LLewelyn Davies Area Planning Framework (2005). 

 

3.29 Wharfside has progressed masterplan proposals for the North West Quadrant site 

and in particular the concept of a new district centre, in the form of a high quality 

high street, anchored by a major foodstore which links with the hospital. It is 

envisaged that this new high street would be served by the High Quality Public 

Transport Route and the Passenger Interchange. Furthermore, the district centre in 

this location would be readily accessible and linkages to other uses east of the 

Tavistock Road including the hospital, Tamar Science Park, Plymouth International 

Business Park, the College of St Marks and St Johns, and to the north, Plymouth 

City Airport. 
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3.30 Having regard to the issues outlined above it is considered that the Core Strategy 

fails to maintain consistency with regard to the public transport and sustainable 

transport choices within the document.  Furthermore, there appears to be a lack of 

credible evidence base in terms of deliverability of the proposed transport 

measures.   

 

3.31 The Core Strategy fails on soundness test vii on the assumptions for a new High 

Quality Public Transport (HQPT) route and Derriford Interchange neither of which 

are robustly identified within the LPT2 or other supporting information. 

 

4. HOW CAN THE DPD BE MADE SOUND AND CHANGES SOUGHT 
 
4.1 The Core Strategy should be providing guidance on the form and location of 

transport interchanges and HQPT routes. Such considerations should be identified 

in the Area Visions. To that end additional work must be carried out to provide a 

sufficient evidence base to make informed decisions.   

 

4.2 Three fundamental questions need to be considered:  

• What is the nature of the transport interchanges proposed within the City, and 

in particular Derriford and Seaton. 

• What are the associated financial costs in delivering such proposals 

• How are the interchanges are proposed to be funded / delivered i.e. formula for 

calculating developer contributions? 

 

4.3 Notwithstanding the above the following changes / additions are sought to the Core 

Strategy to make the document sound. 

 

Strategic Objective 14: Delivering Sustainable Transport 

4.4 It is proposed that a final bullet point is added to the section relating to Targets:  

“Develop a HQPT service for north Plymouth in line with future development within 

the Derriford and Seaton area”.  

 

Policy CS28 and supporting Text: 

4.5 Define the nature and role of the transport interchanges for Plymouth, based on a 

fuller understanding of the relevant transport issues and proposed interchange 

locations.    
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Area Vision 9

4.6 It is proposed that an additional objective is added to the Area Vision 9 – Derriford / 

Seaton after point 5 relating to the provision of a transport interchange at Derriford 

in order to cross reference paragraph 14.19 :  

 

“To provide a new transport interchange in the vicinity of Derriford Hospital as part 

of the High Quality Public Transport Route to serve Derriford and Seaton, and the 

new district centre for Derriford. This interchange would provide a facility whereby 

passengers can wait undercover within a pleasant and secure environment with 

Real Time Passenger Information served by high frequency bus services”. 

 

4.7 In line with the proposals made within other Position Statements we would propose 

that the text to Area Vision 9 (3) makes specific reference: “to develop a district 

shopping centre, centred west of the A386”.  

 

4.8 This will then provide the necessary policy framework for additional highway and 

infrastructure studies being progressed as part of the Preferred Option Area Action 

Plan and establish the precise High Quality Public Transport Route serving the new 

district centre.   

 

4.9 Within the supporting text to the Vision, at paragraph 5.96, reference should be 

made to “the potential transport links, as annotated in the Vision Diagram being 

matters for more detailed consideration within the relevant supporting evidence at 

the Area Action Plan stage”. I am concerned that the annotated diagram identifying 

potential links is taken literally.  

 

Derriford and Seaton Area Vision Diagram 

4.10 The Transport Interchange annotation to be amended to serve the area adjacent 

Derriford Hospital and reflect the proposed location of the district centre to the west 

of Tavistock Road – refer to the Retail Position Statement. 

 

4.11 We trust the above issues will be raised and fully considered in the examination of 

the core strategy. 
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