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SECTION 1: INTRODUCTION 

 

1.1 This objection is on behalf of Dawnan Limited who are a major landowner and in 

partnership with South West Water control significant areas of land in the centre of 

the Derriford area in Plymouth. 

1.2 The objection is particularly that point no. 5 of Strategic Objective 7, point no. 3 of 

Area Vision 9, the District Centre allocation of Derriford in Policy CS07, Paragraphs 

5.91, 7.15, Seaton and Derriford Vision Diagram and Strategic Diagram 5 are 

unsound in their present form.  The evidence base supports a more substantial 

centre at Derriford which would be the most appropriate in the circumstances and 

particularly to achieve the aims of the Core Strategy. 

1.3 The full case for a larger centre at Derriford is set out in Dawnan’s representations 

with regard to Session D, Test 7 (whether the Area Visions and Strategies are 

appropriately detailed, linked and prioritised. 

1.4 This makes it clear that the creation of the new centre at Derriford will play a vital role 

in the success of the city and in the delivery of the Core Strategy. 

1.5 The nature and quantity of development at Derriford will require sufficient scale to 

encourage a genuine mix of uses, and the social use of space.  Without these human 

interactions the centre could be merely utilitarian, simply a place lacking the level of 

facilities and services to underpin any “sustainable community”. 
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1.6 The challenge for the Core Strategy and the Action Area Plan for Derriford is 

therefore to compliment the existing uses with 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 to the whole of the north of Plymouth and with a wider sub-

region importance.  

1.7 This will not be achieved by a district centre which are mainly focused on a 

supermarket or superstore development.  If a superstore/supermarket in question is 

not particularly attractive then it normally results in a district centre having a 

neglected and run down appearance but if a successful superstore locates in a 

district centre then it will primarily be used for dedicated one-stop major food 

shopping without any spin off for the adjoining area.  

1.8 In terms of timing, it would be a major mistake to create a small centre at Derriford 

because of lack of perceived available expenditure with the idea of making a larger 

centre later on in the Plan period.  The success of Derriford is key to the economic 

aspirations of the Core Strategy and the centre therefore needs to be in place at the 

early part of the Plan period. 

1.9 The PSS (Paragraph 10.27) accepts that comparison shopping at Derriford is 

accepted in principle subject to there being sufficient growth in comparison 

expenditure and the linked issue that the development would be complementary to 

the City Centre’s function and not harm the City Centre.  It will also need to be 

sustainable in terms of accessibility and travel patterns.  With regard this latter point 

the proposals are that Derriford will be highly accessible, particularly to the City 

Centre by public transport as set out in our objections to Session D (Test 7). 
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1.10 In terms of the retailing “tests” set out for Derriford in Paragraph 10.27 of the PSS 

these representations demonstrate the following: - 

“1. That there is sufficient expenditure to provide a 
significant comparison retail centre at Derriford at the 
early part of the Plan period.  

2. The health of the City Centre is strong. 

3. There are very limited opportunities for major 
increases in retail floorspace development within 
Plymouth City Centre. 

4. The type of comparison goods retailing at Derriford 
will not harm the City Centre, on the contrary it would 
reinforce the “shopping offer” of Plymouth and “claw 
back” expenditure that is currently leaking to 
adjoining centres, in particular Exeter. 
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SECTION 2: AVAILABLE EXPENDITURE FOR ADDITIONAL 

FLOOR AREA 

2.1 In this section we demonstrate that even if the capacity figures in the Plymouth 

Shopping Study (PSS) prepared by Cushman & Wakefield (CW) are taken at face 

value there is sufficient capacity to provide a significant retail centre at Derriford.  We 

then go on to demonstrate that this PSS underestimates the available expenditure to 

the city. 

2.2 Section 6 of the PSS sets out a Quantative Capacity Assessment.  It appears to be 

agreed with Cushman & Wakefield (CW) that there is sufficient expenditure in 

convenience terms to provide for a substantial food store at Derriford.  The PSS 

shows that at 2006 there was £75.98m of surplus capacity in convenience 

expenditure and that this would increase by £17.22m by 2011 and £37.48m by 2016 

(Page 5 of the Executive Summary of the PPS).  Paragraph 1013 of the PSS states 

that the foodstore at Derriford should probably be larger rather than smaller and offer 

a range of convenience and comparison goods. 

2.3 With regard to comparison expenditure Paragraphs 6.69 and 6.71 of the PSS sets 

out the available surplus expenditure after allowing for an increase in floorspace 

efficiency of 1.5% for all the floorspace in the city.  Table 1 sets out the CW position. 

2.4 The Co-op in their objections (CSS/0675/008) refer to these figures changing in the 

previous draft of the PSS.  This was as a result of RPS pointing out errors in the 

computer model in the original report and the current figures are correct. 
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2.5 Table 1 shows that at 2011 there will be a requirement for 36,775sq.m of new 

comparison floorspace within the city.  This means that this level of floorspace should 

be available and trading at 2011 which is in only 5 years time.  The Drake Circus 

Development took 15 years to plan and build and therefore a lead in time of 5 years 

for this level of floorspace would be very optimistic.  By 2016 a maximum of 

92,407sq.m would be required and this increases to 171,854sq.m by 2021. 

2.6 It will be seen from the Executive Summary (Page 6) of the PSS that Cushman & 

Wakefield estimate the existing turnover of the City Centre as £637.05m.  Thus on 

the basis of Table 1 the equivalent level of surplus expenditure will be reached before 

2020 probably by 2019.  Thus on a lead in time of approximately 12 years there is a 

requirement to double the level of floorspace that is currently contained in Plymouth 

City Centre.  This is clearly a very significant requirement within a relatively short time 

period.  However, the PSS figures underestimate the actual surplus capacity for the 

following reasons. 

2.7 In Paragraph 6.15 of the PSS it is accepted that the latest national growth rate 

predictions for comparison goods expenditure are 4.7% per annum which is now 

being used in Retail Studies.  However the PSS still uses 4.3% which is the previous 

and now out of date figure and does not reflect what is actually happening on the 

ground it produces lower expenditure levels than the retail statistics are now 

predicting.  We set out in Column 1 of Table 2 below the additional capacity from this 

point.   

2.8 Another point is the allowance of 10% of the City Centre’s expenditure coming from 

beyond the catchment area.  We understand that this was based on no empirical 

evidence but simply on assumption that some expenditure must be coming from 

beyond the catchment area. 
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2.9 We have looked at the response levels in the outer survey areas of the catchment 

area and these indicate that either the catchment area should be extended or a 

greater inflow of expenditure should be allowed from beyond the catchment 

boundaries. 

2.10 For example, taking ‘clothing and footwear’, the west north and east zones have very 

high zone percentages of their population going to Plymouth as follows: 

West Zone:  45.8% 

North Zone:  28.3%  

East Zone: 39.7%  

 

2.11 We have also looked at the outer survey areas of the west, north, and east zones, i.e. 

numbers 16, 20, 21, 22, 24, 27 and 28.  These have high response rates as follows: 

 
Zone Percentage 
16 13.7 
20 21.62 
21 12.20 
22 11.32 
24 12.94 
27 8.20 

 
 

2.12 It is important to remember that to the west of the catchment area is the whole of 

Cornwall which is only served by the Regional centre of Truro which is considerably 

smaller than Plymouth. 

2.13 On this basis we consider that in excess of a figure of 15% would be more realistic.  

This only relates to the City Centre and some additional allowance needs to be made 

for expenditure coming to other centres in the catchment area from outside the 

catchment area.  (Say 5%).  The effect of this is shown in Columns 2 and 3 of Table 

2. 
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2.14 A third point relates to tourist expenditure in the catchment area.  This is dealt with in 

Paragraphs 6.57-6.60 of the PSS.  In Paragraph 6.59 CW agree with the previous 

retail assessment work by CBRE in their previous retail study for the Council that 

tourist expenditure contributed a further 2.5% to comparison expenditure across the 

study area as a whole.  CW came to the conclusion in Paragraph 6.60 that this 

equated to approximately £39.5m of additional tourist expenditure in the City Centre.  

However, they have not made allowance for this figure except to say that it would 

come within the overall 10% of expenditure assumed to come from residents living 

beyond the study area.  Tourist expenditure is entirely different from normal 

catchment area expenditure and should be treated as a separate item.  As 

demonstrated below 10% from outside the catchment area is, in any case, a 

conservative estimate and relates to a wider band of population around where the 

catchment area has been drawn, which is always to an extent arbitrary.  The tourist 

expenditure comes from people from throughout the country and from abroad and is 

a separate category.  We consider that it distorts the study to ignore such a 

substantial element of expenditure.  

2.15 Table 2 clearly shows that the CW estimates of surplus expenditure capacity in the 

PSS are substantial underestimates. 

2.16 There is thus considerable additional expenditure to that predicted in the PSS even 

from using just up to date growth figures. 
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2.17 As stated above the final version of the PSS (August 2006) shows that compared 

with the original draft of the PSS (April 2006) there is now additional comparison 

expenditure surplus of £120.67m at 2006, £130.67m at 2011 and a further £149.96m 

at 2016.  This significant additional expenditure should have been reflected in other 

parts of the PSS but it is noteworthy that the cautious approach to Derriford that was 

in the original draft of the PSS (April 2006 Paragraph 10.27) has not been updated in 

the final version (Paragraph 10.27) to reflect the significant additional comparison 

retail expenditure.  It is also noteworthy that the revision of the PSS was published at 

the same time of the Submission Version of the PSS and therefore the production of 

the former may not have had sufficient time to take account of the changes to the 

latter. 
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SECTION 3: THE HEALTH OF PLYMOUTH CITY CENTRE 

3.1 Appendix 3 sets out a PPS6 “Health Check” for the Plymouth City Centre. 

 a) Summary 

3.2 In summary, Plymouth appears to be a very healthy and vibrant City Centre in terms 

of the indicators in PPS6.  There is a good diversity of uses and representation from 

multiple retailers and this can only be improved when the Drakes Circus development 

is open.  Yields show that there is also good investor confidence in the City.  Low 

vacancy levels and overtrading in both comparison and convenience floorspace 

again demonstrate the health of the centre. 
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 SECTION 4: OPPORTUNITIES FOR RETAIL DEVELOPMENT 

WITHIN PLYMOUTH CITY CENTRE 

4.1 The PSS contained an Opportunity Site Analysis with regard to sites that have the 

potential for further retail development within the City.  Document 1 summarises the 

findings of the PSS with regard to these sites.  What it very clearly shows is that only 

2 City Centre sites were identified one of which (the Debenhams Block) is likely to be 

developed out shortly and the second the Telephone Exchange is unlikely to relocate 

and therefore is not available.  This shows the severe shortage of opportunities for 

obvious City Centre development. 

4.2 Thus with reference to Table 1 above, the need to provide up to 36,775sq.m of new 

floorspace by 2011 and the need to in effect double the City Centre floorspace by 

2016-2020 means that only a small proportion of this will be able to be relocated 

within the City Centre leaving a very substantial surplus capacity for other centres 

and out of town developments.  The importance of Derriford to the aspirations of the 

Core Strategy clearly indicate that it should be given priority in terms of surplus 

expenditure and floorspace capacity.  Even by 2016 which only gives a 9 year lead in 

period a substantial retail centre at Derriford will only take a relatively small part of 

the available capacity that is predicted in the PSS. 

4.3 A further important point arises from the shortage of sites within the City Centre.  

When development of the City Centre takes place the centre at Derriford could 

provide a “home” for a number of the retail operators whilst the redevelopment is 

taking place.  This will avoid the danger that they will be lost to Plymouth entirely. 
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SECTION 5: TYPE OF RETAILING PROPOSED 

5.1 The new centre of Derriford could ideally accommodate the new format of retailing 

that is becoming established elsewhere and which is expected by the shopping public 

as part of the “retail offer” of a major Town or City. 

5.2 In the early to mid 1990’s when more traditionally acknowledged High Street retailers 

sought to establish the retail format out of town, almost without exception they found 

that they were presented with a new ‘opportunity’ of retailing that did not previously 

exist to them in there in their town centre format of retailing.  It was a new market to 

them, for the reasons given below and therefore they were establishing retail sales 

growth that otherwise would not have existed.  This is so that the argument that they 

put forward for their expansion strategies, which complimented rather than detracted 

from their expansion strategies for floorspace in existing town centres.  Throughout 

the 1990’s and 2000, these retailers have substantially expanded both in and out of 

town as empirical evidence established that there was no, or very little, 

cannibalisation between the two formats of retailing. 

5.3 The evidential proof of this is if one analyses the total acquisition of floor space from 

these retailers, it will be clear that an expansion of out of town acquisitions has not 

impacted upon an expansion of in town floor space.  The retailers this applies to 

include Next, Boots The Chemist, all the Arcadia brands, WH Smith, HMV, New 

Look, River Island, Monsoon and so on. 

5.4 The reason why two acquisition strategies compliment each other is because there is 

a distinction between ‘point of sale’ of the two formats.  A consumers psyche and 

reasons behind purchasing an item out of town are fundamentally distinct from that of 

their decision making process in town.  At any given point of sale, therefore, retailers 

have found two distinct markets.  
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5.5 The reason for this lies in part to the mode or form of trading formats available to the 

retailers which are inherently distinct between the two formats. 

5.6 This new type of retailing clearly has an appeal to the masses.  This type of shopping 

is not about unique or exclusive forms of retailing and this is evidence by the retail 

brands that now have an established out of town portfolio stores. 

5.6 This type of retailing is all about ‘functional’ shopping.  It appeals by its very nature to 

a more time conscious society. 
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SECTION 6:  SUMMARY 

6.1 It is clear that the nature and quantity of development at Derriford will require 

sufficient scale to encourage a genuine mix of uses, the social use of space and 

human interaction.  This will not be achieved by a supermarket and some local 

shops. 

6.2 The PSS accepts the principle of comparison goods retailing at Derriford. 

6.3 If Derriford is to fulfil its role as a “driver” in the regional strategy then the new centre 

needs to be provided in the early part of the Plan Period. 

6.4 There is clearly sufficient comparison expenditure to accommodate a substantial 

centre at Derriford in the early part of the Plan Period and such a centre will enhance 

the “retail offer” and overall attractiveness of Plymouth as a shopping destination. 

6.5 The centre at Derriford should be allocated as a town centre or a potential town 

centre in order to fulfil the role that has been set out for it in the Core Strategy. 
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APENDIX 2 

Table 1:  Available Surplus Expenditure and the need for additional floorspace – 
Comparison Goods 

Year Turnover Floorspace 

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 

 Notes: 

i) Allows for Drake Circus development. 

ii) Allows for growth in floorspace efficiency for existing floorspace. 

Table 2 Additional Expenditure Capacity to that predicted in the Cushman Wakefield 
Report 

Column  Proposed Changes Additional 
Capacity 

1 Additional expenditure at 2011, 2016 
and 2021 by using the latest growth rate 
of 4.7% for comparison expenditure 

£30.56M (2011) 
£78.377M (2016) 
£156.018M (2021) 

2 Additional expenditure from outside the 
catchment area (assuming 15% to the 
City Centre (2006) 

£78.53M 

3 Additional expenditure from outside the 
catchment area (assuming 5%) to other 
centres in the catchment area (2006) 

£13.13M 

4 Tourist expenditure to the City Centre 
(2006) 

£39.5M 
 

5 Additional expenditure capacity at 2011 
taking account of columns 1-4. 

£195.57M 

6 Additional expenditure capacity at 2016 
taking account of columns 1-4 

£285.98M 

 
Notes: 

i) Column 1 refers to Table 36 of Appendix 7 of Study and the categories ‘Don’t do 
this shopping’ ‘other’ and ‘Internet/Home Delivery’. 

ii) Colum 3 is the difference between assuming 5% and 20% of City Centre 
expenditure coming from outside the Catchment Area. 

iii) Column 4 relates to District Centre and Out-of-Centre retailing.
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APPENDIX 3 

PPS6 “HEALTH CHECK” FOR THE PLYMOUTH CITY CENTRE 

a) Character of City Centre and Environmental Quality 

Plymouth City Centre is a typical post War centre built on a grid formation.  As such, it is 
very modern and compact.  There appears to have been significant investment in improving 
the public realm with landscaping, water features etc.  The centre is well maintained and 
clean and this creates a pleasant shopping environment.  In addition, the main shopping 
streets are pedestrianised, which enhances the shopping experience further.  The 
redevelopment of Drakes Circus, to provide a new covered shopping centre, which will 
further improve the City Centre. 

 b) Diversity of Uses and Retailer Representation 

Plymouth City Centre has a good diversity of uses.  There are a range of convenience and 
comparison shops, together with bars, cafes and other leisure uses.  All of the major banks 
and building societies are represented.  There is good provision for food retailing, with and 
Iceland, Kwiksave and Tesco metro in the City Centre.  There are also two large department 
stores, House of Fraser and Debenhams.   The Pavilions, within the City Centre, provides a 
range of leisure uses including a cinema, bowling alley and ice rink. 

The current representation from multiple retailers is good, with stores such as Marks and 
Spencer, Top Shop, Monsoon, Argos, and BHS present.   

 c) Vacancies 

The PSS report states in Paragraph 5.25 that: - 

“Plymouth City Centre has a very low level of vacancies at about 2.5%.  This appears to 
reflect a relatively healthy position in respect of retailer demand in context of the existing 
stock of floorspace…” 

The national average of vacancy levels is 10%.  Paragraph 5.26 of the PSS shows that Bath, 
Bournemouth, Bristol, Cheltenham, Exeter and Swindon are all over twice this level.  This 
shows a high demand by the retail operators and is a major indicator of the strength of the 
centre. 

 d) Investment and Commercial Yields 

The average yield in Plymouth at December 2005 was 4.75% The yields have been 
improving consistently since June 2001 when they were 6.5%.  The yield is better than 
Cribbs Causeway and the same as Swindon and is only slightly higher than the yield in 
Exeter at December 2005, which was 4.5%.  This demonstrates that investment confidence 
in Plymouth is good and comparable to other major centres and has been continually 
improving in recent years.   

Rental values are also good, with rents for Type 1 floorspace at £1650/sqm.  This compares 
to rents in Exeter of £2000/sqm and Bournemouth at £1700/sqm.  Type 2 rents for Plymouth, 
at £900/sqm are actually higher than Exeter, which achieve £850/sqm.  The PSS notes that 
with the opening of the Drake circus scheme there will be substantial levels of uplift in prime 
rentals. 

In Paragraph 8.4.2 of the Draft Regional Spatial Strategy for the Southwest 2006-2026 it 
also states that: - 
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“In major centres there is strong demand for multiple retailers, coupled with low vacancy 
levels.” 

PSS demonstrated that the retail floorspace within the City Centre was trading at high levels.  
Paragraph 6.61 of the PSS refers to the anticipated “bench-mark” performance for 
comparison floorspace in Plymouth of £5,730 per square metre.  However, in reality it found 
that the floorspace was turning over at £6,922 per square metre which was 20% above the 
anticipate bench-mark performance.  It states: -  

“This indicates the City Centre is performing relatively well, at least in numerical terms, and 
that additional comparison shopping floorspace is required…” 

In the Executive Summary (Page 5) it states that the main food stores are overtrading by 
approximately £75.98m.   

 e) Accessibility and Pedestrian Flows 

The pedestrian flow is largely along New George Street and Cornwall Street, the two main 
shopping streets.  The public gardens and square which run through the centre of the City 
are also busy during shopping hours. 

At the time of the survey, the City Centre was busy and appeared to be very healthy and 
vibrant. 

The City Centre has very good accessibility.  Plymouth is served by a mainline railway 
station, which is within 5-10 minutes walk of the City Centre.  The centre is also served by 
frequent bus routes from the suburbs of the city.  It also has good parking provision for those 
visiting by private car. 

 f) Perception of Safety 

The City Centre generally appears safe, as there is lots of activity during the day and night 
because of the diversity of retail and leisure uses.  However, the main shopping area of the 
City Centre has a lack of residential uses and therefore at night is not well overlooked and 
could be perceived to be less safe. 


