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Context

5.38 Sutton Harbour is one of Plymouth’s 
most striking assets. It was Plymouth’s original 
commercial port, and is still an active fishing port. 
With its attractive waterfront location and wealth 
of heritage, it is an important hub for leisure, 
international tourism and the local community.

5.39 The area includes three distinct quarters:

•	 The Barbican	-	steeped	in	maritime	history,	
the	Barbican	is	Plymouth’s	historic	core	–	
an area characterised by intricate cobbled 
streets, limestone warehouses, shops, pubs 
and restaurants. It is an area of international 
importance and was Plymouth’s first 
Conservation	Area.	Its	conservation	and	
continued prosperity is vital for the city

•	 Bretonside -	includes	the	predominantly	
residential	area	north	of	Notte	Street.	Major	
new	mixed-use	development	in	the	vicinity	
of	Exeter	Street,	North	Street,	and	Bilbury	
Street	-	including	residential,	office,	retail	
and	hotel	uses	-	is	already	contributing	
positively to Bretonside’s regeneration and the 
enhancement of its local centre

•	 Coxside	-	comprising	a	colourful	mixture	
of uses, including established residential 
areas,	the	National	Marine	Aquarium,	the	fish	
market,	Queen	Anne’s	Battery	maritime	uses	
and a mixture of employment uses, Coxside 
offers significant regeneration opportunities.

5.40 The Sutton Harbour area has recently 
benefited from investment in residential, 
employment, tourism and leisure uses. However, 
significant issues and regeneration opportunities still 
need to be addressed if the area is to reach its full 
potential. These are highlighted below:

•	 There	are	a	number	of	strategically	important,	
but	under-utilised	sites	-	some	at	key	gateway	
locations	–	creating	a	poor	first	impression	of	
the area and city

•	 There	is	a	need	to	ensure	that	the	significant	
development pressure is embraced in a 
positive	way	–	conserving	and	enhancing	the	
area’s historic character, and safeguarding 
marine related uses on key waterfront sites

•	 In	the	Sutton	Harbour	East	area	/	West	
Coxside, there remains a shortage in the 
number and quality of local facilities, shops 
and amenities

•	 There	is	a	need	to	improve	the	public	access	
to the waterfront

•	 There	is	a	lack	of	parks	and	green	spaces

•	 Large	impermeable	development	plots	and	
busy roads restrict pedestrian movement. This 
discourages walking and cycling, and creates 
barriers with adjacent areas

•	 Traffic	noise	and	air	pollution	is	an	issue,	
with	Exeter	Street	identified	as	an	Air	Quality	
Management	Area

•	 Large	low-density	commercial	uses	dominate	
parts of the area, leaving it lacking activity / 
natural surveillance and feeling unsafe outside 
of business hours

•	 High	value	waterfront	housing	developments	
are changing the area’s social mix, and there 
is a need to ensure that a balanced mixture 
of housing types and tenures are provided, 
including affordable housing

•	 During	peak	holiday	periods	there	are	traffic	
congestion and parking problems, particularly 
in the Barbican area. There are also a number 
of car parks that are underused for most of the 
year.

Sutton Harbour
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Approach

5.41 The Council’s approach is to guide 
development opportunities through the planning 
process to deliver a high quality, vibrant urban city 
quarter. This approach should balance the need for 
economic investment and tourism with meeting local 
community needs and conserving and enhancing 
the special historic character of the area for future 
generations. In particular the residential communities 
at Coxside, Bretonside and the Barbican should 
retain their character and function.

5.42 The success of recent developments will be 
built upon to create a sustainable and distinctive 
neighbourhood, with a balanced pattern of uses that 
helps to make the area an interesting and vibrant 
place for local residents, workers and visitors. 
Uses	will	include	marine,	retail,	community	uses,	
commercial, leisure, arts, workshops, offices, and 
other appropriate employment uses, together with 
a balanced mixture of housing types and tenures, 
including	affordable	housing.	The	positive	mixed-
use	regeneration	of	disused	or	under-used	land	and	
buildings will be promoted.

5.43 Positive connections between Sutton Harbour, 
surrounding areas and the rest of the city will be 
established	-	reducing	the	barrier	posed	by	the	
highway network. Sustainable patterns of movement 
will	be	prioritised	–	reducing	traffic	pollution	and	
providing, safe, direct, convenient routes for 
pedestrians, cyclists and public transport.

5.44	 High-quality	linked	public	spaces	will	be	
created	and	enhanced	-	including	improved	public	
waterfront	access	and	green-spaces.
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Vision

5.45 The Council’s vision for the Sutton Harbour 
Area	Action	Plan,	illustrated	conceptually	on	the	
vision diagram, is as follows:

5.46	 The	AAP	will	ensure	the	co-ordinated	planning	
and delivery of development options in a manner 
that is integrated and complimentary. It will provide a 
framework to guide developers and decision makers 
on the form and content of development and the 
provision of infrastructure. The emphasis will be on:

•	 Further	key	partnership	working	by	the	Sutton	
Partnership and the East End Partnership to 
deliver regeneration opportunities in the area

•	 Public	sector	investment	–	including	the	
ongoing housing renewal programmes

•	 Private	sector	development	-	using	the	
planning application process positively to 
bring about development that supports the 
vision

•	 Securing	community	benefits	through	Section	
106	agreements	and	other	mechanisms.	The	
highest priorities will be given to the provision 
of affordable housing, measures to enhance 
pedestrian and cycle linkages, as well as 
support for community initiatives / facilities

•	 Potential	use	of	the	Council’s	compulsory	
purchase powers to deliver the vision for the 
area

•	 Positive	management	of	the	Council’s	land	
assets.

Key Sources:
•	 A	Vision	for	Plymouth	(2004)–	 

MBM	Arquitectes	and	AZ	Urban	Studio

•	 Plymouth	Sustainable	Neighbourhood	Study	(2005/06)	–	LDA	Design

•	 Plymouth	Strategic	Flood	Risk	Assessment	(2006)	-	Pell	Frischmann

•	 Plymouth	East	End	Regeneration	Strategy	and	Masterplan	(2004)	–	Urban	
Practitioners

•	 Plymouth	Eastern	Gateway	Vision	(2004)	–	Llewelyn	Davies

•	 Community	Planning	Study	(2000)	–	City	Council

Area Vision 5 - Sutton Harbour

To	consolidate	and	develop	the	Sutton	Harbour	area	as	an	attractive	and	sustainable	mixed-use	city	quarter	
creating a unique, high quality environment that will attract investment and new residents.

The Council’s objectives to deliver this vision are:

1.	 To	promote	the	positive	mixed-use	regeneration	of	disused	or	under-used	land	and	buildings,	including	
where appropriate, tall buildings.

2. To conserve and enhance the special historic character of the Barbican, Bretonside and Coxside for 
future	generations	-	capitalising	on	historic	assets	while	respecting	the	character	of	existing	communities,	
uses, buildings and structures that make the area distinctive.

3.	 To	create	a	safe,	high-quality	environment	that	capitalises	on	the	waterfront	setting.	This	should	include	a	
linked	network	of	attractive	public	spaces	including	a	vibrant,	publicly	and	visually	accessible	waterfront	–	
enlivened with entertainment, leisure and cultural uses.

4.	 To	provide	enhanced	local	centres	for	the	Barbican,	Bretonside	and	Coxside	with	services,	activities	and	
amenities that meet the needs of local people, employees, businesses, visitors and the wider community.

5.	 To	create	high-quality	integrated	mixed-use	development	to	the	east	and	west	of	Sutton	Road,	Coxside	
–	including	a	balanced	mixture	of	housing	types	and	tenures,	and	opportunities	to	live,	work,	shop	and	
socialise locally.

6.	 To	ensure	the	area	is	easy	to	walk	and	cycle	to	and	through	-	connecting	effectively	to	surrounding	
neighbourhoods	and	the	city	centre,	with	excellent	access	to	public	transport	(including	the	proposed	
eastern	corridor	High	Quality	Public	Transport	link).
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Sutton Harbour Vision Diagram



54 core strategy

chapter 5

Context

5.47 Plymouth’s East End lies between the 
Plym estuary and Sutton Harbour. It occupies 
an important strategic gateway location on major 
transport routes to the City Centre from the east 
and northeast. The East End includes areas of 
distinctive character and history. It comprises the 
residential	communities	of	Cattedown,	Prince	Rock,	
Lower	St	Judes	and	East	Coxside	(West	Coxside	is	
covered	in	the	Sutton	Harbour	AAP),	together	with	
commercial and industrial areas centred around 
the port, and mixed use areas to the east of Sutton 
Harbour. 

5.48 The East End’s economy has been based 
on successive waves of industrial development, 
including shipbuilding, quarrying, chemical 
industries, fishing, fish processing and warehousing. 
It still has a strong industrial base. More recently the 
East	End	was	declared	a	Renewal	Area	(May	2000),	
which, with the work of the East End Partnership, 
has helped secure funding and increased the 
momentum of regeneration in the area. The Stirling 
Prize	shortlisted	Theatre	Royal	workshop	building,	
“TR2”,	has	set	a	benchmark	for	high-quality	
architecture in the area, and acts as a catalyst for 
further regeneration.

5.49 There are a number of key issues that need 
to be addressed in the East End area. These are 
highlighted below:

•	 Although	the	East	End	Community	Village	
is establishing a new community focus, the 
shortage in the area’s number and quality of 
local facilities, shops and amenities means 
it does not function as a sustainable linked 
community

•	 There	are	a	low	number	of	parks	and	green	
spaces in the area

•	 The	East	End	has	an	attractive	waterfront,	but	
public	access	is	limited.	Large	impermeable	
development plots restrict pedestrian 
movement

•	 Past	transport	decisions	have	fragmented	
neighbourhoods with busy roads that are 
difficult	to	cross	-	discouraging	walking	and	
cycling

•	 Traffic	noise	and	air	pollution	is	an	issue,	with	
parts	of	the	East	End	being	identified	as	Air	
Quality	Management	Areas

•	 Large	vehicles	accessing	the	industrial	and	
port areas compound the problem

•	 The	volume	of	through	traffic	is	set	to	increase	
with	the	proposed	Plymstock	Quarry	and	
Sherford developments

•	 There	is	a	need	to	safeguard	port	and	marine	
employment uses along the waterfront

•	 The	East	End	has	a	legacy	of	ad-hoc	
commercial development, vacant sites, 
low-density	or	under-used	sites	and	large	
single use areas that lack activity and natural 
surveillance

•	 There	is	a	predominance	of	older	housing	in	
the area. Some has been improved through 
the	Renewal	Area	programme,	but	some	is	
still in need of enhancement

•	 An	imbalance	exists	in	the	mixture	of	housing	
types and tenures

•	 There	is	a	need	to	conserve	and	enhance	
key buildings and structures of historical and 
architectural interest, some of which are in a 
poor state of repair

•	 The	area	has	a	number	of	sites	of	special	
nature conservation and archaeological value 
that require protection and interpretation

•	 There	is	a	risk	of	flooding	in	parts	of	the	area.

Approach

5.50	 The	Council’s	approach	is	to	re-establish	the	
East	End	as	a	balanced,	sustainable,	mixed-use,	
linked community that is not severed by transport 
infrastructure and which provides a full range of high 
quality housing, services, facilities and open spaces, 
as well as public access to and along the waterfront. 
This will include:

•	 Using	development	opportunities	and	strategic	
transport improvements to enhance the East 
End as an attractive gateway to the City 
Centre	-	supporting	Plymouth’s	sustainable	
growth. This will include the creation of a 
consolidated	retail	park	on	Laira	Embankment	
(see	Shopping	section	of	Core	Strategy)

•	 Addressing	air	and	noise	pollution	issues	
by prioritising walking, cycling and public 
transport, while promoting higher density 
mixed-use	development	close	to	local	centres	
and public transport routes

•	 Enhancing	pedestrian	permeability	through	

East End
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the area by breaking down large development 
blocks and improving ease of access to key 
locations

•	 Prioritising	the	maintenance	and	enhancement	
of	port	and	marine-related	activities,	as	well	
as improving rail freight connectivity to reduce 
the number of heavy vehicles moving through 
surrounding communities

•	 Creating	more	mixed	use	areas,	whilst	also	
safeguarding the employment role of the area

•	 Encouraging	businesses	that	do	not	fit	with	
the area’s aspirations to relocate

•	 Creating	high-quality	accessible	public	open	
spaces, including green spaces

•	 Enhanced	cultural	and	health	care	facilities

•	 Areas,	buildings	and	structures	of	distinctive	
character, history and architectural interest will 
be conserved and enhanced

•	 Sites	of	special	nature	conservation	and	
archaeological value will be protected and 
better interpreted

•	 Detailed	assessment	of	flood	risk	and	
environmental impact will be undertaken in 
relation to waterfront opportunities.

Area Vision 6 - East End

To	create	a	sustainable	mixed-use	urban	district	in	Plymouth’s	East	End	that	respects	its	heritage	and	is	
well connected to the waterfront, providing a high quality Eastern Gateway to the city and maintaining a 
thriving	commercial	port.	In	so	doing,	to	reduce	the	impact	of	busy	roads	–	prioritising	walking	and	cycling,	
whilst enabling high quality public transport provision.

The Council’s objectives to deliver this vision are:

1. To deliver strategic transport solutions for the Eastern Corridor, ensuring that local priorities for transport 
and infrastructure improvements are also addressed as part of any scheme.

2.	 To	promote	comprehensive	high-quality	mixed-use	sustainable	regeneration	including:

•	 waterfront	regeneration	sites	between	Laira	Bridge	and	Embankment	Road.

•	 sites	in	the	vicinity	of	Faraday	Mill	Business	Park.

•	 key	sites	in	East	Coxside.

•	 key	sites	relating	to	the	East	End	Community	Village.

3.	 To	improve	the	quality	and	viability	of	residential	environments	(currently	severed	by	major	transport	
routes).

4.	 To	promote	public	access	to	and	enjoyment	of	the	waterfront.

5. To maintain and enhance the commercial port of Cattedown and marine related employment.

6.	 To	improve	the	quality	of	the	existing	housing	stock	to	address	issues	of	affordability	as	well	as	providing	
new affordable housing in the area.

7. To conserve and enhance the area’s natural and built historic environment assets.

Vision

5.51	 The	Council’s	vision	for	the	East	End	Area	
Action	Plan,	illustrated	conceptually	on	the	vision	
diagram, is as follows:



56 core strategy

chapter 5

5.52	 The	AAP	will	ensure	the	co-ordinated	planning	
and delivery of development options in a manner 
that is integrated and complementary. There are 
very significant infrastructure issues, particularly 
in	relation	to	transport.	The	AAP	will	provide	a	
framework to guide developers and decision makers 
on the form and content of development and the 
provision of infrastructure. The emphasis will be on:

•	 Partnership	working	with	the	Council	–	
including the East End Partnership as a 
community regeneration vehicle, and the 
Sutton Partnership with regards to East 
Coxside regeneration opportunities

•	 Public	sector	investment	–	including	the	
ongoing housing renewal programmes, and 
the implementation and enhancement of 
the East End Community Village as a new 
neighbourhood focus

•	 Private	sector	development	-	using	the	
planning application process positively to 
bring about development that supports the 
vision

•	 Integration	with	strategic	transport	solutions	
for the Eastern Corridor through regional 
funding programmes

•	 Potential	use	of	the	Council’s	compulsory	
purchase powers to secure integrated public 
access to the waterfront and encourage the 
relocation	of	non-conforming	uses	and	the	
redevelopment	of	under-used	sites	in	key	
strategic locations

•	 Positive	management	of	the	Council’s	land	
assets

•	 Securing	community	benefits	through	Section	
106	agreements	and	other	mechanisms.	
The highest priorities will be given to the 
delivery of transport infrastructure, provision 
of affordable housing, with improvements 
to the existing housing stock, educational 
infrastructure and improvements to green 
spaces in the area.

Key Sources:
•	 Plymouth	Sustainable	Neighbourhood	Study	(2005/06)	–	LDA	Design	

•	 Plymouth	Eastern	Corridor	Transport	Study	(2006)	-	Faber	Maunsell

•	 Plymouth	Strategic	Flood	Risk	Assessment	(2006)	-	Pell	Frischmann

•	 East	End	Sustainable	Neighbourhood	Assessment	(2005)	-	LDA	Design

•	 Victorian	and	Edwardian	Schools	Study	(2005)	-	AMEC

•	 Plymouth	Eastern	Gateway	Vision	(2004)	-	Llewelyn	Davies

•	 Plymouth	East	End	Regeneration	Strategy	and	Masterplan	(2004)-	Urban	
Practitioners

•	 Sutton	Harbour	East	Interim	Planning	Statement	(2003)	–	City	Council

•	 Community	Planning	Study	(2000)	–	City	Council
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East End Vision Diagram




