
PCC SHAAP 04 – Sutton Harbour AAP 

Sutton Harbour AAP Public Examination 

Document Number: PCC SHAAP 04 

  

Title: Does SH6 adequately address the 
challenges of achieving the 
Heritage Trail? 

Examination Session: 03 April 2008 
 

1 



PCC SHAAP 04 – Sutton Harbour AAP 

Issue to be Examined 
1. The Inspector has identified the following issue to be examined:   

“Does SH6 adequately address the challenges of achieving the Heritage 
Trail?” 

 
Summary of Key Points 
2. The Council considers that the submitted Sutton Harbour Area Action Plan 

is sound.  It does not believe that any of the comments made in the 
representations regarding Policy SH6, and summarised in the grey boxes 
below, bring into question the soundness of the AAP.   

 
3. The Council considers that SH6 adequately addresses the challenges of 

achieving the Sutton Harbour Heritage Trail.  While it seeks to maximise 
reasonable public access and vibrancy around the quayside it also makes 
reference to the importance of reaching a negotiated solution with 
developers and retaining the marina and fishing uses as important 
economic generators and contributors to the overall character of the 
harbour. 

 
4. Nevertheless, in the interests of improving the Plan, some changes are 

suggested to assist the Inspector, should he feel these are necessary.  
These are contained in paragraph 17 below.  The Council does not 
believe that any of these suggestions render the document unsound. 

 
Detailed Points 

      
 

The Council has not considered the consequence of the removal of car 
parking and the associated installation of retail food units on the quayside. 

5. Policy SH6 does not in fact suggest removal of quayside car parking - it 
supports the “relocation of existing parking spaces away from the quay 
edges”.  The Barbican Conservation Area Appraisal and Management 
Plan highlights the intrusive impact of surface level car parking on the 
Conservation Area generally, and on Sutton Wharf in particular. 

 
6. Preferred Option 8 did suggest the removal of all quayside parking along 

Sutton Wharf and North Quay.  However, the Submitted version of the 
Plan has revised the form of words used to respond to comments made at 
the Preferred Options consultation stage.  The Council appreciates the 
need to safeguard the commercial, operational viability of Sutton Harbour 
in general and the marina in particular.  It is considered that SH6 achieves 
this, and is balanced with the need to improve tourism, leisure and public 
access around the harbour as identified in many key evidence documents, 
including the Employment Land Review, Sustainable Neighbourhood 
Assessment and Sutton Community Planning Study.   
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7. It is not the role of the Plan to suggest detailed design solutions, but the 
Barbican and Sutton Harbour Action Plan (Civic Trust) document suggests 
an indicative public realm option which illustrates that it is in principle 
possible to accommodate both quayside parking and an enhanced 
publicly accessible quayside walkway along North Quay (please see  
Figure 1 below).  The Council notes that the Action Group for Sutton 
Harbour also make reference to the Civic Trust illustration (in Paragraph 
9.1.2 of their representation document) as an example of “how North Quay 
could be adapted to accommodate cars, pedestrians and parking.” 

 

 
Figure 1:  Indicative illustration from the Civic Trust’s Barbican and Sutton Harbour Action Plan 
illustrating the potential to accommodate both quayside parking and an enhanced publicly 
accessible quayside walkway along North Quay 
 
8. The Council disagrees that there is no need for food and drink kiosks at 

appropriate locations along the waterfront.  The Employment Land Review 
identifies that Plymouth’s waterfront, and Sutton Harbour’s waterfront in 
particular, needs to offer more for visitors, and highlights major 
opportunities for leisure uses (paragraphs 6.29, 10.11 and 10.12 refer).  
The Sustainable Neighbourhood Assessment recommends improving 
access to the quayside and improving facilities around it (paragraphs 1.2, 
1.3, 3.6, 3.8 and 5.2 refer).   

 
9. SH6 (5.41 / 5.42) states that “Whilst some parts of Sutton Harbour are 

active, vibrant and promote the area's rich heritage, other areas, such as 
Sutton Wharf, North Quay and the east side of the harbour have very little 
activity.  Pedestrians therefore rarely walk from the Barbican to the east 
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quays.  The lack of activity at the north of the harbour contributes to a 
perception that the east quays are remote from the City Centre.  They are, 
in fact, within a relatively easy walking distance for most people.   

 
10. The policy will help to change these perceptions by enabling more active 

ground floor uses and interest around the whole of the harbour.    It will 
also improve people’s visual and physical access to the waterfront and 
enhance the character of the Barbican Conservation Area.   North Quay, 
in particular, represents an important opportunity for outdoor 
cafe/restaurant seating because of its southerly orientation.  Development 
of active ground floor quayside uses, such as cafes and restaurants, 
within low-level, strategically located pavilions and kiosks of high quality, 
flood resistant design, will help to enliven the quayside.  The structures 
should be as transparent as possible to maximise views to the harbour 
from the wharves.”  A proposal such as that illustrated in the Action Group 
for Sutton Harbour’s representation (paragraph 8.3.4, figure 1) would 
therefore not be supported by Policy SH6. 

 
11. Core Strategy Area Vision 5 for Sutton Harbour is “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 considers that the Plan 
would not achieve the Area Vision if it did not put Policy SH6 in place to 
address the shortage of mixed-use development around parts of the 
harbour.  Safeguarding parts of the harbour as residential areas is 
unsustainable. 

 
12. The Council believes that active uses can reasonably be accommodated 

in appropriate locations along the waterfront without compromising 
residential amenity or Sutton Harbour’s commercial and operational 
viability. 

 

      
 

SH6 does not go far enough to protect the commercial harbour.  It is 
important in implementing this Policy that the commercial viability of the 
harbour and fish market are sustained as important economic drivers and 
any future development proposals must not prejudice the operational 
requirements of the statutory harbour authority. 

13. In drafting Policy SH6, the Council has been mindful of the importance of 
protecting the commercial viability of the harbour and fish market, and also 
of the need to accommodate the operational requirements of the statutory 
harbour authority.  Paragraph 5.46 states that the “policy will be 
implemented through negotiation with developers on specific development 
proposals.  It will also be implemented by working with the major 
landowner, Sutton Harbour Company, in negotiating solutions that will 
help achieve the aims of the policy”.  Paragraph 5.47 states that “It is 
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important in implementing this policy that the commercial viability of both 
the yacht marina and fish market are retained as important economic 
drivers to the success of Sutton Harbour as a vibrant working harbour”. 

 
14. The Council considers that Proposal SH9 - Fish Market also appropriately 

protects the commercial and operational viability of Sutton Harbour.  In 
relation to the Sutton Harbour Heritage Trail, SH9 provides for “improved 
public access across the site to create a safe route from Lockyer’s Quay 
to the National Marine Aquarium west plaza, without compromising the 
fish market’s operational needs or health and safety requirements.”  
Similarly, Proposal SH11 – Queen Anne’s Battery – is to safeguard and 
enhance the site for marine related employment uses, including “An 
innovative means of achieving safe public access to and along the site’s 
waterfront without compromising the site’s operational or health and safety 
requirements.”  

 
15. The Council considers that the Sutton Harbour Heritage Trail is 

deliverable.  At the time of writing the two major mixed-use developments 
are currently under construction on Sutton Harbour’s east quayside.  
These will implement a significant part of the Heritage Trail, including high-
quality public realm, public art and historic interpretation, together with 
public access to a previously inaccessible part of the waterfront.  
Proposals SH3, SH7, SH9, SH10 and SH11 make provisions for 
contributions towards the delivery of the Sutton Harbour Heritage Trail as 
set out in Policy SH6.  The Plan identifies the Heritage Trail as a 
community benefit priority. 

 
Conclusions and Suggested Changes to the Plan 
16. The Council does not accept that the plan is unsound as a result of the 

objections received on Policy SH6.  However, the Council is keen to 
ensure the Plan clearly and effectively communicates its intention to 
safeguard Sutton Harbour’s commercial and operational viability as a 
working harbour. 

 
17. Since receiving the Submission Stage representations the Council has 

engaged with Sutton Harbour Company to agree areas of common ground 
in relation to the above issues.  These discussions have identified the 
following changes (in bold) that the inspector may wish to consider: 

 
• Objective 3:  3.24 – amend first sentence to read “The AAP seeks to 

maximise public access to the waterfront through the creation of attractive, 
linked walkways and open spaces, together with the enhancement of 
existing spaces, including the review of quayside car parking within the 
context of safeguarding the operational requirements of the statutory 
harbour authority.” 
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• Policy SH6:  5.47 It is important in implementing this policy that the 
commercial viability of the harbour, the yacht marina and fish market are 
sustained as important economic drivers and any future development 
proposals must not prejudice the operational requirements of the 
statutory harbour authority. 

 
 

6 


	Sutton Harbour AAP Public Examination

