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1. INTRODUCTION 

1.1 Wharfside Regeneration Limited (Wharfside) have recently purchased from 

Plymouth Hospital Trust a 6.51 hectare site immediately east of Derriford 

Roundabout.  This site, which is currently used by Plymouth Hospital Trust and 

forms part of Derriford Hospital, has been declared surplus to their requirements.  

Architects are currently being selected to prepare 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.   

2 WHICH PART OF THE DPD IS UNSOUND? 

2.1 Wharfside’s interest in Test I (the retail strategy) relates to Strategic Objective 7 

(Delivering Adequate Shopping Provision), Policy CSO7 (Plymouth Retail 

Hierarchy) and Area Vision 9 – Derriford/Seaton, which are all interrelated and 

considered to be unsound. 

3. WHICH TEST(S) DOES THE DPD FAIL AND WHY? 

3.1 Wharfside’s objections to the Core Strategy may be summarised as follows: 

1. Area Vision 9 is not consistent with Strategic Objective 7 and Policy CSO7 

and therefore fails conformity test vi as set out in paragraph 4.24 of PPS 12. 

2. Area Vision 9 identifies the location of the district shopping centre ‘centred on 

the west side of the A386’ without any proper justification or evidence to 

support this location.  Accordingly, the plan fails test vii. 

3. Policy CSO7 confirms that in the Derriford area, a new district centre will be 

created which will include, amongst other things, a ‘major food store’.  

However no information within policy, or supporting text is included on the 

scale of the retail development proposed at the new district centre, either as 

part of the initial phase, or in the longer term.  Such guidance is important in 

terms of the function of the new district centre as part of overall retail provision 

within Plymouth, and would also provide certainty and guidance to enable the 

proper planning of the area in the future, to best meet the objective to create a 

new heart for the north of Plymouth.  Therefore Policy CSO7 fails test vii. 
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3.2 At a general level, we consider that the Cushman and Wakefield August 2006 

Plymouth Shopping Study (CD36) creates a sound basis for retail planning in the 

city.  It is a comprehensive piece of work, based on a shopping survey and 

provides a reasonable basis for planning future retail developments in the 

Plymouth area in the future.   

3.3 Our interest is limited to the proposed location of the new district centre and the 

quantum of retail floorspace. Both these issues should be addressed at the Core 

Strategy to accord with the advice contained within PPG12: 

• the core strategy should provide an integrated approach to the 

implementation of other strategies within the DPD policies – in this case the 

retail strategies for the city (paragraph 2.29). 

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

core strategy provide certainty for the future (paragraph 2.14). 

3.4 The issue of ‘certainty’ is also fundamental to the proposed location and quantum 

of retail floorspace and 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. 

3.5 The conclusions of the study in relation to Derriford.  Section 10 of the shopping 

study sets out strategy options.  In paragraph 10.11 Cushman and Wakefield 

endorse the Council’s identification that the natural geographical focus for a new 

community focus or commercial centre in Derriford is along the Tavistock Road, ‘or 

at least just to one side or other of it’.  Cushman and Wakefield confirm that careful 

siting of the development will be necessary to ensure maximum accessibility. 

3.6 In paragraph 10.12, Cushman and Wakefield confirm that the spatial qualitative 

need at Derriford would be best met by a district centre form of development based 

upon a food store with complementary units capable and suitable for occupation by 

other service providers e.g. cafes, restaurants, takeaway and community services 

such as day nurseries. 

3.7 Cushman and Wakefield confirm (10.28) that there is unlikely to be any need for 

significant amount of open A1 comparison retail floor space in Derriford until after 

2016, possibly as an enhancement of a convenience store anchored district centre. 
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3.8 As regards quantitative capacity, Cushman and Wakefield calculate that the growth 

in convenience expenditure within the city (assuming a constant 90% market 

share) will be £17.22 million by 2011 and £37.48 million by 2016.  Cushman and 

Wakefield confirm that their assessment indicates no immediate allocations for 

food stores are required after until 2011, ‘excluding those contemplated at 

Derriford, Devonport, Plymstock, and Weston Mill’. 

3.9 Although the Cushman and Wakefield study has assessed the quantitative need 

for additional convenience goods floor space, and have come to the conclusion 

that there is scope to support a new district centre at Derriford, they have not 

indicated the likely size of the food store anticipated, albeit they must have had a 

figure in mind to have reached their conclusion. 

3.10 At a stakeholder meeting on 21 November Cushman Wakefield verbally confirmed, 

based on their assessment that the retail provision for Derriford would be in the 

order of 5,000 sq m. This figure has not been identified within the Core Strategy 

document. 

3.11 It is also relevant to note that Cushman and Wakefield do not provide any advice 

within the shopping study for the precise location of the new district centre, 

although there is a suggestion that it would be to one side or the other of the 

Tavistock Road.  Accordingly, we consider that Strategic Objective 7(5) and Policy 

CSO7(1) are complementary (meeting test vi) and are soundly based (complying 

with test vii). 

3.12 However, Area Vision 9(3) is not consistent with SO7(5) or CSO7(1) and therefore 

fails test vi. 

3.13 In terms of the key questions set out in paragraph 1.411 of ‘Development Plan 

Examination – A Guide to the Process of Assessing the Soundness of 

Development Plan Documents’, Area Vision 9 does relate to Strategic Objective 7, 

but the reference to the location of the district centre to the west side of the A386 is 

inconsistent and not complementary to SO7, since a district centre in this location 

will not provide a new heart for the north of Plymouth, and it is also questionable 

whether it can meet the desire to deliver a new district centre at Derriford by 2016. 

3.14 The reference in Area Vision 9(3) to the district centre on the west side of the A386 

also fails test vii.  It is not the most appropriate location for the district centre, 

having regard to the suitability of the site and deliverability.  The reference to the 
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location centred on the west side of the A386 is not based on a robust or credible 

evidence base, and is not based in the testing of alternatives.  Indeed, there 

appears to be no justification put forward by the Council for suggesting the location 

of the district centre centred on the west side of the A386. 

3.15 As referred to above, the Cushman Wakefield shopping centre does not make 

reference to the favoured location for the district centre, albeit that it will be along 

the A386, centred on one side or the other. We understand that the Council has 

commissioned a further retail brief with regard to assessing the preferred location 

and alternatives for the district centre. This work has yet to be published and 

therefore the plan is unsound without the necessary evidence base. 

3.16 The lack of soundness of the plan can be illustrated by an analysis of the 

emergence of Area Vision 9.  The Derriford and Southway Area Planning 

Framework, May 2005 produced by Llewelyn Davies (CD94) is consistent with 

SO7(5) and Policy CSO7(1).  In paragraph 3.3.1 it is confirmed that the key urban 

design principles include creating a gateway, providing a new heart for Derriford, 

working with the landscape and to make connections.   

3.17 In paragraph 3.3.2 the underlying principles of the proposed development are set 

out and it is confirmed that the site, now owned by Wharfside, ‘provides an ideal 

opportunity to create a new gateway to the city’ and the creation of a new heart for 

Derriford will be achieved through the introduction of a high street, a pedestrian 

corridor and a dedicated public transport route.  Paragraph 3.3.2 confirms the 

preferred option for development on part of the hospital site, to create a new district 

centre.  The benefits of this location are clear in terms of the linkage to other uses 

on the east side 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. 

3.18 The Llewelyn Davies conclusions were fed into Preferred Option 47 in the Core 

Strategy Preferred Options (PO1).  The conceptual diagram on page 65 identifies 

the new district centre mainly located to the east of the A386, with a new transport 

interchange located between the new district centre and Derriford hospital, which 

would provide the focus for new transport links to surrounding sites. 

3.19 The Key Changes to the Preferred Options (April 2006) (KC1) includes a revised 

conceptual diagram whereby the transport interchange location appears to be 
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centred on the Derriford roundabout with the new district centre located on both 

sides of the A386, but predominantly to the west. 

3.20 However, there is no justification in this document for the amended conceptual 

diagram. 

3.21 Paragraph 5.5 of the Key Changes (KC1) refers to the ‘formidable mix of uses’ to 

the east of the A386 including the hospital, the airport, the Nuffield Hospital, the 

College of St Marks and St Johns, Plymouth International Business Park and 

Tamar Science Park.  There is nothing in the section discussing the key issues 

arising from consultation (paragraph 5.8) that the focus of the district centre should 

move to the west of the A386.  Although in paragraph 5.11 it is stated that the 

Council has commissioned design consultants to develop further the vision for the 

Derriford area, the wording of this paragraph indicates that their report had not 

been published at the time (and indeed this remains the situation today). 

3.22 In Paragraph 5.18 of the Key Changes (KC1), it is confirmed that four key issues 

will be important in making Derriford a successful centre.  These include firstly,  

that the quantum of residential, community and commercial development will have 

to be sufficient to ensure that services and businesses are supported and people 

are attracted to the centre – a local shop supermarket is unlikely to be sufficient by 

itself – a mix of uses is needed with attractive public spaces.  Secondly, the centre 

will need to have a strong character to balance existing large buildings and the 

roads within the area.  It is stated that some key areas in the corridor from 

Crownhill Fort to Derriford Roundabout and towards the hospital seem best suited 

as focal areas in which there should be a special requirement to achieve a high 

quality urban form and public realm with a strong public transport focus.  Thirdly, 

the pattern of streets and spaces needs to create excellent linkages with the rest of 

the city, and finally the unique natural environment, views and historic environment 

offer the opportunity to reinforce the sense of space and a high quality of life. 

3.23 The report’s conclusions support the earlier views of Llewelyn Davies.  The focus 

of the new district centre needs to be the east of the A386 if the key issues are to 

be successfully addressed. 

3.24 In summary, there is no justification (or indeed reference) in the Key Changes 

document to the revised conceptual diagram, which shifted the new focus of the 

district centre further west. 
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3.25 There is nothing in the Response Summary to the Core Strategy Key Changes to 

the Preferred Options (KC3) which provides justification for the move of the focus 

of the proposed district centre to the west of the A386. 

3.26 In conclusion, in terms of test vii, and the key questions set out in paragraph 1.4.12 

of ‘Development Plans Examination – Guide to the Process of Assessing the 

Soundness of Development Plan Documents’, the reference to the development of 

a new district centre centred on the west side of the A386 in Area Vision 9, has not 

arisen from the consideration of the Local Planning Authority of all reasonable 

options and alternatives, and it is not supported by any evidence – indeed, all the 

evidence suggests that the district centre should be centred on the east side of the 

A386. 

3.27 The reasons for this are: the location would better link the creation of a new 

transport interchange facility.  There are significant numbers of people working and 

visiting the hospital, the Tamar Science Park, the Nuffield Hospital, the Plymouth 

International Business Park and the college of St Marks and St Johns.  Such an 

interchange facility, located at the eastern end of the district centre, immediately 

adjacent to the hospital would be best located to serve the people working, visiting 

and living in the area and would help to achieve the objective of enhancing further 

transport links around the area.  The location of the focus of the district centre to 

the east of the A386 would also link to the topography – advantage can be taken of 

views into Bircham Valley and Forder Valley. 

3.28 By contrast, a district centre located to the west of the A386 would not be well 

suited to provide a focus to the area.  Although it may be considered to be 

immediately adjacent to the existing low density residential area centred on 

Looseleigh Lane, the layout of the streets, and topography mitigates against the 

integration of this area into any new district centre located to the west of the A386. 

3.29 The location of a district centre to the west of the A386 would also be divorced from 

the considerable levels of activity associated with the hospital, business parks and 

other uses to the east of the Tavistock Road, and inevitably this will cause issues 

with linkage across the A386 including crossing 6 lanes of traffic. 

3.30 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 
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to create safe routes across the Tavistock Road and a location that is reliant on car 

borne transport. The study’s recommendations are therefore contrary to the Area 

Vision’s, Vision diagram and policy text.  

3.31 Finally, the issue of deliverability is of fundamental importance.  The targets to SO7 

confirm the desire to deliver a new district centre at Derriford by 2016.  Land is 

available to the east of the A386, which although currently used by the hospital, 

has been declared surplus to requirements.  The uses currently upon it are to be 

reprovided elsewhere.  By contrast, land to the west of the A386 consists of a 

recently built B&Q, council offices, and waterworks.  It is by no means clear that a 

new district centre could be delivered on the site before 2016.  Furthermore, the 

cost and uncertainty of removing the existing B&Q must call into question the 

viability of a new district centre in this location. 

3.32 Although the location of the new district centre and the quantum of floor space 

envisaged could be clarified in an Area Action Plan.  We consider there is 

advantage if these issues are considered in the Core Strategy, if the strategic 

objective is to deliver a district centre by 2016. 

3.33 The Plymouth shopping study has identified the need for a new food store in the 

Derriford area and sufficient background studies have been undertaken which 

allow a conclusion to be reached on where the district centre should be located. 

3.34 Leaving these matters for an Area Action Plan will lead to unnecessary delay and 

could well undermine SO7 and the associated target timescales.  

3.35 By providing clarity on the quantum of floor space in this location at this stage, 

would enable the Area Action Plan, when it comes forward, to be a more positive 

planning tool. 

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

4.1 Policy CSO7 needs to confirm the quantum of retail floor space (or possibly a 

range) for the new Derriford district centre.  As a minimum, this needs to set out the 

floor space proposed for the first phase 2016.  It is accepted that the potential for 

further retail floor space and other town centre facilities thereafter may require 

further consideration at a later date, when the DPD is being reviewed. 

4.2 Policy CSO7(1) should read  
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“In the Derriford area we will start 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 as a first 

phase (to 2016) about 5,000 square metres of retail/Class A floor space 

including a major food store, food and drink uses, other services and 

comparison shopping, residential, office and leisure 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 retail 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”. 

4.3 Area Vision 9 for Derriford/Seaton should, as first preference, be worded to confirm 

that the new district centre will be centred on the east side of the A386 in the 

vicinity of the Derriford Roundabout.  The Vision diagram should be amended 

accordingly to be centred on the east side of the Tavistock Road. 

4.4 The supporting text to the Area Vision should be cross-referred to Policy CSO9 in 

terms of the overall quantum floor space and uses envisaged for the district centre 

as verbally confirmed by Cushman Wakefield. 

4.5 Area Vision 9 should also make reference to the provision of a major food store to 

anchor the district centre and cross reference Strategic Objective 7(5) – Delivering 

Adequate Shopping Provision and Policy CS07 (1) Plymouth Retail Hierarchy. 

4.6 Therefore our preferred wording for Area Vision 9(3) is  

“To develop a district shopping centre centred on the east side of the 

A386 by the Derriford Roundabout, support the surrounding residential 

and commercial communities but with potential to grow as population 

growth is achieved. This would comprise 5,000 square metres of 

retail/Class A floor space including a major food store, food and drink 

uses, other services and comparison shopping.  
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