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1. INTRODUCTION 
 
1.1 On behalf of Wharfside Regeneration Limited (Wharfside), I consider whether the 

assumptions on housing growth and locations are sound and sufficiently justified, 

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.  

 

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 Housing 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. Further clarification is required on the 

spatial distribution and calculation of new dwellings as outlined in Policy CS16: 

Spatial Distribution of Housing Sites. It is also considered that the key strategic 

housing sites within the City should be identified to correspond with the Area Vision 

Diagram for Derriford and Seaton. 

 

1.5 I identify below where the document fails on the key tests of soundness 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 

(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.   
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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 and Chapter 10: Housing Provision, in particular Policy CS16: 

Spatial Distribution of Housing Sites which identifies priority locations for new 

dwellings within the city. Both these chapters are interrelated and considered to be 

unsound as currently stands within the document. 

 

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

 

 Policy CS16: Spatial Distribution of Housing Sites 

 Methodology in housing distribution 

1. The above policy sets out the priority locations for new dwellings within the city 

in meeting the overall requirement of 11,400 of new sites to be brought forward 

2006-21. Four priority areas are identified within the City, including 3,500 new 

dwellings for the northern corridor, however there is no justification within the 

plan as to how these figures have been calculated. As such the assumptions 

set out in the Core Strategy are not supported by evidence and therefore fails 

the test of soundness vii. 

 

Identification of key strategic housing sites 

2. Further to the comments made above in point (1), Policy CS16 whilst providing 

overall housing figures for the relevant priority areas, does not identify the key 

strategic housing sites within the City. Given the Derriford and Seaton Area 

Vision Diagram annotates the key residential mixed use sites there is 

inconsistencies between the Housing Chapter and Area Visions. As such the 

plan fails on soundness test vi.  

 

Phasing / Timescale 

3. It is not clear from Policy CS16 or Strategic Objective 5: Delivering 

Regeneration whether the priority areas are ranked or subject to phasing. Such 

issues need to be clarified to provide the necessary policy framework for the 

Area Action Plans. The assumptions are not clearly set out or supported by 

evidence and as such the plan fails the test of soundness test vii.  
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Area Vision 9 

4. Within Area Vision 9 – Derriford / Seaton there is support for developing a new 

residential community but no cross reference is made to the overall strategic 

housing requirements as set out in Policy CS16 (3) for Derriford / northern 

corridor area of approximately 3,500. As such there are inconsistencies 

between the Chapters of the Core Strategy and the plan fails on test vi. 

 

5. The Area Vision Diagram for Derriford and Seaton identifies a number of 

residential led mixed use sites however does not cross reference these 

strategic housing sites within the supporting text for Area Vision 9 or indeed 

within Policy CS16. As such, there are inconsistencies between the Chapters 

of the Core Strategy and the plan fails on test vi. 

 

Policy CS16: Spatial Distribution of Housing Sites 

Methodology in housing distribution 

3.2 Wharfside do not object to Plymouth’s overall new dwelling provision for the City, 

identified as approximately 11,400 new dwellings, although we understand this figure 

may increase during the examination process of the Regional Spatial Strategy in 2007.  

 

3.3 It is not however clear from the supporting text in paragraphs 10.13-10.15, the 

methodology or assumptions made in the spatial distribution of new dwelling provision 

within the City.  As such Policy CS16 is not founded on a robust and credible evidence 

base and fails soundness test vii as set in paragraph 4.24 of PPG12. 

 

3.4 Given the dwelling figures set out in Policy CS16 will form the policy basis of the 

relevant Area Action Plans for the priority areas, it is fundamental that such evidence is 

forthcoming in assessing whether the areas will deliver the housing numbers required to 

meet its strategic housing requirements up to 2021 and therefore Strategic Objective 

10: Delivering Adequate Housing Supply of the Core Strategy. 

 

3.5 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. 

 

3.6 We understand from informal discussions with Officers that a broad quantum and 

capacity of new dwellings have been calculated for the priority areas and we would 

propose that such information is provided in support of Policy CS16 and the delivery of 
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new housing within the City. 

 

3.7  Should the Regional Spatial Strategy housing figures for the City increase, 

consideration should be given as to the spatial distribution within the priority areas. 

Again informal discussions with Officers suggest that the dwelling figures proposed for 

Derriford would be increased. As such we propose that further evidence is submitted in 

identifying the indicative capacities of the key strategic housing sites within Derriford. 

 

3.8 Wharfside Regeneration Limited is progressing residential mixed use proposals for the 

North West Quadrant at Derriford. Wharfside has been in discussions with Officer and 

LDA, Plymouth City Council’s urban design consultants, commissioned in taking forward 

the Derriford and Seaton Area Action Plan Preferred Option. The site is recognised as a 

key gateway location and suitable for higher density development. Initial assessments 

identify the site is capable in delivering approximately 800 residential units. This 

quantum, I am informed by Officers, would not conflict with their assessments for the 

site. 

 

3.9 Given the comments made above we would propose that further evidence identifying 

the key strategic housing sites within the City is provided and their broad capacities in 

order to assess the strategic delivery of housing within the City as set out in Strategic 

Objective 10.  

 

3.10 Such an assessment would also provide certainty in the delivering of housing and the 

individual masterplans being progressed for key strategic housing sites within north 

Plymouth. Leaving these matters for an Area Action Plan will lead to unnecessary delay 

and could well undermine the strategic housing targets as set out in SO10. 

3.11 Such an approach would be supported by PPS12 which identifies at paragraph 2.14 

that local planning authorities should ensure that policies and proposals in the Core 

Strategy should provide certainty for the future. 

    

Identification of key strategic housing sites 

3.12 Whilst Policy CS16 provides overall housing figures for the relevant priority areas, the 

policy does not identify the key strategic housing sites within the City.  

 

3.13 I acknowledge that PPS12 states the Core Strategy should set out broad locations for 

housing, however given the housing targets and the size of the strategic housing sites 
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coming forward at Derriford / Seaton certainty is required in progressing the emerging 

masterplans.  

 

3.14 Furthermore creating certainty and predictability is one of the key planning objectives in 

the plan led system and plays a key role in integrating sustainable development 

objectives – as outlined in paragraph 8 of PPS1. 

 

3.15 We would suggest that given the Derriford and Seaton Area Vision Diagram annotates 

the four key residential mixed use sites including the North West Quadrant, such 

information should be incorporated into the Housing Chapter to prevent inconsistencies 

within the Plan and to provide the necessary policy framework for the Area Action 

Plans.  

 

3.16 An indicative quantum or range of residential units and associated densities can then be 

assessed for each of the key strategic housing sites.  

 

Phasing / Phasing 

3.17 It is not clear from Policy CS16: Spatial Distribution of Housing Sites or Strategic 

Objective 5: Delivering Regeneration relating to the priority areas and Area Action 

Plans: 

1. Whether they are ranked in order of priority  

2. Whether the housing requirements for each priority area are subject to phasing.  

 

3.18 It is not clear from the text whether these areas are just listed in no particular order or 

ranked in order of priority or timescales / phasing. If the latter, a justification for such an 

approach needs to set out. If this is not the case, the text needs amending to make this 

clear. As such it is not clear how the Area Visions relate to other parts of the Core 

Strategy such as housing delivery and therefore fails the test of soundness test vi.  

Area Vision 9 

3.19 Whilst support is given to developing a new residential community with Derriford no 

cross reference is made to Policy CS16 (3) and the requirement of 3,500 new dwellings 

for Derriford / northern corridor. Such information should be provided either within the 

Vision Objective or additional text inserted into paragraphs 5.95-5.96 that incorporates 

other Core Strategy Policies / Proposals applicable to the Area Vision i.e. retail, 

transport etc to provide consistency (soundness test vi) and avoid the need to review 

the whole document. 
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3.20 Again, 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 

 

3.21 The Area Vision Diagram identifies the key strategic housing sites within Derriford 

however does not cross reference these either within the supporting text to the Area 

Vision nor Policy CS16 which is inconsistent in its approach within the Core Strategy. 

This issue is inter-linked with the methodology applied to Policy CS16 and the 

identification of key strategic housing sites within the City in arriving at the housing 

distribution.  

3.22 We would therefore propose that the key strategic housing sites are cross referenced 

into the text within the Area Vision and given the methodology applied to Policy CS16, a 

broad indication of densities and capacities for these sites are identified within the Core 

Strategy. 

4. HOW CAN THE DPD BE MADE SOUND AND CHANGES SOUGHT 

4.1 The following clarification and proposed changes are sought to Policy CS16: Spatial 

Distribution of Housing and the Area Vision 9 relating to Derriford and Seaton to make 

the Core Strategy Sound.  

 

Policy CS16: Spatial Distribution of Housing 

 

Methodology in housing distribution  

4.2 Further clarification and supporting evidence required to support Policy CS16 in the 

distribution of new dwellings within the identified priority areas in demonstrating the 

delivery of the housing targets are achievable within the City. 

 

Identification of key strategic housing sites 

4.3 As part of the above evidence base, strategic housing sites within the City should be 

identified within Policy CS16 and cross referenced within the Area Vision Objectives.  

 

4.4 The proposed changes to the wording for example to CS16 (3) would be as follows: 

 

3. The Derriford /northern corridor area (approximately 3,500 new dwellings by 
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2021). The key strategic residential sites are identified as follows: 
               Indicative capacity 
• North West Quadrant      800 dwellings 
• Seaton / Forder Valley       * 
• Surplus land at Plymouth Airport     * 
• Surplus land west of the Tavistock Road (South West Water). * 

* Information not available at present 

 

Phasing / Timescale 

4.5 The order of the priority areas referred to Policy CS16 need to be clarified within the 

supporting text and cross referenced to Strategic Objective 5 i.e. whether the areas are 

just listed in no particular order or ranked in order of priority or timescales / phasing. If 

the latter, a justification for such an approach needs to set out.   

4.6 The North West Quadrant Site,  is an immediately available regeneration site within the 

City and as such we would propose that the site should be identified within the first 

phase of development within North Plymouth / Derriford if phasing is a requirement of 

Policy CS16. 

Area Vision 9 

4.7 Cross reference to Policy CS16 (3) should be made within the Area Vision for Derriford 

and Seaton for approximately 3,500 dwellings to provide consistency within the Core 

Strategy. Furthermore key strategic housing sites should be identified within the Vision 

Objective to cross reference to the annotated residential mixed use sites in the Area 

Vision Diagram. In line with the suggestions made to Policy CS16 we would propose 

that an indicative quantum of dwellings is identified for the key strategic housing sites 

within the Area Vision Objective.  

4.8 The proposed change in wording to Area Vision 9 – Derriford / Seaton to be amended 

as follows: 

“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 comprising approximately 3,500 

dwellings. Strategic residential mixed use sites are identified as follows: 

 7



 

 

• North West Quadrant      800 dwellings 
• Seaton / Forder Valley       * 
• Surplus land at Plymouth Airport     * 
• Surplus land west of the Tavistock Road (South West Water). * 

* Information not available at present 
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