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 SECTION 1: INTRODUCTION  

1.1 We act on behalf of Dawnan Limited who are a major landowner and in partnership 

with South West Water control strategic areas of land in the centre of the Derriford 

area in Plymouth.   

1.2 The case for Derriford becoming a new centre in Plymouth serving a bi-nodal role 

with the City Centre and that this is crucial to the success of the planning and 

economic strategy in the LDF is strongly made in the Core Strategy.  This can only 

be achieved by a strong retail and service centre.  At the time of completing these 

representations the LPA had not decided on the size of the retail element but the 

level previously proposed by the Plymouth Shopping Study (PSS) in the short term 

will not achieve these aspirations for Derriford.   

1.3 The LDF refers to the centre at Derriford growing at a “later date” but without the 

critical mass of retail/service floorspace forming the core, the heart and the “draw” for 

the new centre, Derriford will remain a disparate collection of land uses and fail to 

materialise as one of the main “planks” of the Core Strategy. 

1.4 The LPA’s caution relates to the need to protect the City Centre but as demonstrated 

in the Representor’s other evidence (Test 7, Session L, Whether the Retail Strategy 

is supported by appropriate evidence)the City Centre is in good health, trading well in 

excess of “bench-mark” levels, with low vacancy rates and a shortage of 

development sites. 

1.5 The objection is that Point number 3 of the Area Vision for Derriford/Seaton Point 

number 5 of Strategic Objective 7, Policy CS07 and Paragraphs 5.91, 7.15 Seaton 

and Derriford Vision Diagram and Strategic Diagram 5 with regard to the provision of 

the District Centre are not sufficiently detailed with regard to type of centre and does 

not give the proposed centre sufficient priority both in terms of its size and timing and 

the allocation on the basis of the evidence is not the most appropriate.  It therefore 
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 fails Test of Soundness Number 7.  In order to address this point the centre at 

Derriford should be given the status of a Town Centre or a future Town Centre and a 

bi-nodal retail satellite of the City Centre. 
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 SECTION 2: APPRAISAL 

2.1 The role of the proposed new centre at Derriford is critical in meeting the sub-regional  

and regional aspirations for Plymouth and has been since the inception of the LDF.  

In the “Core Strategy Key Changes to the Preferred Options” the Council put forward 

a bi-nodal approach for the City Centre and Derriford.  In Paragraph 2.15 one of the 

key potential spatial planning interventions that was: - 

“Supporting the development of a “bi-polar” economy, 
with two major areas of complimentary economic growth 
(the City Centre and Derriford).  This can be facilitated 
through developing an appropriate economic 
relationship between Derriford and the City Centre, and 
providing rapid and regular public transport between the 
two areas.” 

 

2.2 Paragraph 2.22 of the Employment Chapter points to the lack of employment land 

for, inter-alia retail, tourism and leisure development.  In revised preferred Option 14 

the fourth point is to: - 

“Promote complimentary economic development at the 
City Centre and in the Derriford area, including providing 
for the Derriford area to become Plymouth’s secondary 
office location, and to radically improve transport links 
between the two areas.” 

 

2.3 The Derriford Area is specifically dealt with in Chapter 5.  In Paragraph 5.2 Derriford 

is recognised as one of the key development opportunities where the aspiration of 

diversifying and strengthening the local economy can be achieved.  In Paragraph 5.4 

it states: - 

“The Derriford area provides a unique opportunity.  As a 
leading centre for medical excellence and a hub of 
science and technology.  The location is a pivotal sub-
regional location which helps to strengthen the City’s 
national and international competitiveness.  As a 
location close to Dartmoor with stunning views and 
deep wooded valleys dissecting the topography it can 
also contribute to a better quality of life for residents 
and working population of the city.  This is turn 
enhances competitiveness, particularly in the high 
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 skilled, high value and knowledge based sectors the 
area is known for.” 

 

2.4 In 1995 the Core Cities Group was set up which provided a vision for the role of big 

cities and which put forward two complementary but distinct sets of urban policy 

factors that had to be addressed by any aspirational regional city and these were 

“External” and “Internal” factors.  The external factors related to the role that the 

centre played in the wider national and international economy, whereas the internal 

factors were concerned more with the quality of life within each city for individuals, 

families and the neighbourhoods they lived in.  A new centre at Derriford has the 

unique ability to provide for both these “External” and “Internal” aspirations together. 

2.5 In Paragraph 5.5 it states: - 

“Placed in this context it is clear that Derriford already is 
far more than “a neighbourhood or local centre”.  It is 
already an important sub-regional centre with a vital role 
in the success of the city.  However, despite being 
defined by a formidable mix of uses including the 
hospital, Plymouth City Airport, Nuffield Hospital, The 
College of St Marks and St John, Plymouth International 
Business Park and Tamar Science Park the area is not 
actually perceived as a place in its own right.  Each of 
the uses sit on their own within a broad area with no 
sense of place, image or “brand” identity”. 

 

2.6 With regard to how these issues should be addressed Paragraph 5.6 states: - 

“The challenge for the LDF is to compliment the existing 
uses within an urban framework and infill development that 
makes a place out of what is currently a non-place and 
which are commensurate with the city-wide importance of 
the uses of the area.  If this is achieved the result will be a 
new centre for Plymouth; not just a series of destinations 
off the A386 but a focus for the North of Plymouth.” 

 

2.7 In Paragraph 5.7 it deals with the type of centre that could be provided at Derriford.  It 

states that at one end of the spectrum a new town centre serving the entire north of 

Plymouth could be contemplated and at the other a local centre could be proposed to 

serve a very local population.  It goes on to state: - 
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 “The potential to create a new town centre in northern 
Plymouth could potentially be justified in the long term 
(post 2021)…” 

 

2.8 It states that such a centre would have to be justified by population growth and the 

safe guarding of the City Centre.  With regard to the provision of a local centre it 

states: - 

“Would not provide sufficient critical mass of 
development to support the city aspirations to create a 
new heart for the area and to promote the concept of a 
bi-polar economy for the city, based on the City Centre 
and Derriford and of providing a new heart for Plymouth, 
would not be served by this option.” 

 

2.9 Thus the document highlights the importance of the critical mass of development for 

the centre at Derriford but still considers this could be achieved by a District Centre 

which clearly will not be the case. 

2.10 In Paragraph 5.18 of the document it sets out four key issues that will be important in 

making Derriford a successful centre.  These are crucial to the success of Derriford 

and are as follows. 

“1. The amount 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 or 
supermarket is unlikely to be sufficient to create a 
vibrant centre that people want to be in.  There will need 
to be a mix of uses with attractive public spaces for 
people to linger in and enjoy. 
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 2.  The centre will need to have a strong character to 
balance the existing large buildings and roads within the 
area.  This means distinctive high quality architecture 
and legibility for the area, amongst the existing 
fragmented townscape of large building and roads.  
Streets and spaces will need to be sheltered and 
attractive for pedestrians and cyclists.  A bold 
sustainable urban district needs to be created rivalling 
the best new development achieved by the other 
European cities Plymouth is competing with.  Some key 
areas in the corridor from Crownhill Fort to the 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 form and public 
realm, with a strong public transport focus. 
 
3.  The pattern of streets and spaces needs to create 
excellent linkages with the rest of the city and allow for 
public transport, cyclist, pedestrian and vehicular 
access in a sustainable way. 
 
4.  The unique natural environment, vies, and historic 
environment offer the opportunity to reinforce the sense 
of place, and a high quality of life.” 

 

2.11 It is self evident that these goals are not going to be achieved by a District Centre.  

There would need to be a critical mass of retailing to achieve all of these aims which 

clearly would not be achieved by the provision of a supermarket.  If a bold 

sustainable urban district rivalling the best new development achieved by other 

European cities is to be provided at Derriford then a supermarket, a small range of 

shops and service uses will not achieve it. 

2.12 Paragraph 5.19 refers to the accessibility to the area and in particular a new link 

along the Forder Valley, the potential of new linkages through the airport land and to 

the west of the International Medical and Technology Park around the northern edge 

of Crownhill Forts towards Whitleigh. 

2.13 With regard to the “approach” to this area Paragraph 5.90 of the Plymouth Local 

Development Framework Submission Document – August 2006 (PLDFCF) states: - 

“The economic opportunity involves building upon the 
concept of an economy for the City that has three focal 
points – at the City Centre, the eastern edge of the City 
and Derriford.  This forms part of the economic strategy 
described later in this Core Strategy…” 
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2.14 Paragraph 5.90 continues: - 

“The Derriford area has a key role to play in delivering 
the economic strategy for Plymouth, by  promoting 
complementary growth with the City Centre and 
reinforcing the existing and new business sector 
clusters, particularly the medical sector.  A key part of 
this will include provision of appropriate facilities and 
infrastructure to attract and support new investments.  
This includes the very successful business support and 
incubation facilities at the Tamar Science Park, which is 
expanding.  The airport also contributes substantially to 
the economy of the city and the surrounding area and 
would do so increasingly as economic and population 
growths delivers.” 

 

2.15 Paragraph 5.91 states: - 

“There is a need to compliment the existing uses with an 
urban framework and development that makes a place 
out of what is currently a “non-place”.  The Council’s 
approach to this issue is to promote a new centre for 
Derriford which will create a focus for the north 
Plymouth.  The potential exists in the area to develop a 
broader mix of uses that would help the Derriford area to 
fulfil its potential as an important sub-regional centre for 
the north of Plymouth, and a district shopping centre 
serving the surrounding neighbourhoods and 
employment, health and education uses.  The area is 
particularly lacking in shops, restaurants, leisure and 
community facilities and a mix of housing suitable for 
people who work in the area.” 

2.16 Plymouth Transport Strategy as set out in the PLDFCF is centered upon providing a 

strategic network of High Quality Public Transport (HQPT) an important element of 

this will be the Northern Corridor which includes an new interchange at Derriford and 

the “Derriford loop” joining the Airport/Derriford Hospital/Tamar Science 

Park/Plymouth Medical and Technology Park the PLDFCF transport policies also 

include major restructuring of the Airport at Derriford to meet a fuller range of 

business and leisure needs. 

2.17 In the Plymouth LDF – Core Strategy, the specific Policy with regard to 

Derriford/Seaton is Area Vision 9 which states: -  



   

 
 
 

 

  Page 8 

 

 

 “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 the city’s 
High Quality Public Transport Network. 

The Council’s objectives to deliver this vision are: - 

 

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

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

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 as population growth is achieved. 

To provide a new “northern gateway” into the city, with a 
strong sense of place. 

To facilitate public transport, cyclists and vehicular 
access in a sustainable way. 

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.   

To create a high quality, safe and accessible 
environment. 

To create key new transport linkages with surrounding 
areas, including potential Forder Valley and Whitleigh 
links. 

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. ” 
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 h) Derriford Area Action Plan 

2.18 An Area Action Plan is being prepared for Derriford by LDA Design and we have had 

meetings with them as part of the consultation process.  What is clear is that they 

accept that Derriford has a very significant role to play as the hub which acts as a 

focus for currently disparate and detached neighbourhoods lacking the level of 

facilities and services which should underpin any “sustainable community” and that 

critical mass of development will be pivotal in making the area function as a real 

centre which is perceived as such by the residents of north Plymouth. 

i) Summary 

2.19 Thus in the LDF and in the Derriford Area Action Plan the City Council have taken a 

pro-active fast track approach in order to address the planning requirements of the 

city.  There is an acceptance that it will take a considerable time to turn around the 

image and structure of Plymouth as a whole.  Therefore the LDF takes a “selective” 

approach focusing on specific areas that can deliver growth, attract new high tech 

employment and act as a catalyst for the regeneration of the city as a whole.  

Derriford has been selected as the primary location for this approach as it already 

has a significant core of high tech employment, the hospital, the airport etc.  A critical 

mass of retail floorspace is needed to achieve the role of Derriford in the LDF for the 

following reasons: - 

a) To give a strong image in the minds of the public that there is a centre there 

worth visiting. 

b) To visually provide a centre that will act as the “glue” to giving Derriford a 

heart and an image. 

c) A critical mass is needed to provide for a genuine mix of uses and the social 

use of space and to provide a real centre which is perceived as such by the 

residents of north Plymouth.  It must provide a significant footfall between the 

various elements that are proposed for Derriford to give the area “life” both 

during the day and in the evening.  The centre should include town centre 

service uses such as banks and drycleaners, leisure and café/bar facilities 

and be linked to the employment elements of Derriford by a good public 

transport system, for example a hopper bus or guided tram system. 
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 d) In order to provide a high quality development in terms of design and 

streetscape. 

e) Support a mixed use development, for example with residential being part of 

the central area. 

f) There is a significant employment catchment, particularly at the hospital within 

walking distance of the centre and this can be exploited by providing goods 

facilities as well as leisure facilities within the centre, which will attract these 

people both during lunch time and in the evening. 

g) To improve the retail offer of Plymouth in competition with other centres in 

particular Exeter. 

h) To deliver the economic strategy for Plymouth. 

2.20 The specific benefits in retailing terms and the reason why substantial retail 

development at Derriford will enhance not harm the city centre are dealt with in 

Dawnan’s other representations with regard to Session L on the retail strategy. 

2.21 With regard to this representation what is clear is that the term “District Centre that 

can grow” is not sufficient to ensure that there will be a critical mass of retail 

floorspace in order to deliver the aspirations for Derriford and the city as a whole.  

The Centre at Derriford needs to be allocated as a Town Centre or potential town 

Centre and as a retail satellite of the City Centre. 


