
CS 0674A 
75, Ocean Court,  
Richmond Walk, 

Plymouth PL1 4QB 
Mrs Christine Self, Tel: 01752 563142 
Programme Officer, E-mail: p-asters@blueyonder.co.uk 
Homefield House  
Homefield Road, 
Saltford, Bristol, BS31 3EG 10 December, 2006 

 

Dear Mrs Self 

Plymouth City Council: Core Strategy  -  Ref ID:CS 0674 

Representations 
I have prepared revised representations as indicated in numbered paragraph 2 of my letter 
dated 13 November.  There are four, which are numbered as I think was agreed in a telephone 
conversation with you during week ending 10 November.  Please confirm that the 
numbering is correct. They are: 

• 001 re soundness test 9. Contrary to the note in Annex 1 under Test 9 there is an issue.  
Please confirm that it will be taken on board and at which hearing.  If so, I do not 
think I need to attend the hearing unless the Inspector thinks it could be helpful.  

• 002 & 003 re soundness tests 1 & 2. for which Annex 1 indicates that there are no issues.  
In this case there are or may be some in connection with the validity of the Area Vision 
Diagrams which this representation addresses and could fall to be discussed under Test 7 
D.  Please confirm that the Inspector is happy with that.  

• 006 re soundness test 8. The Inspector has allocated this to Annex 1 Test 6 B, but I will 
not attend this hearing.  So please remove my name against this.  

• 007 & 008 re soundness tests 4a, b, & c, mostly related to the City Centre, but with 
consequential references to commerce and transport..  With reference to the Inspector's 
Annex 1, they cover other matters than the definition of Test 7 E.  I understand that from 
my question 4 in the above letter and my e-mail dated 15 November to you that a single 
representation is sufficient and attendance at that hearing, 7 E, will cover the matters from 
the Inspector's and my points of view.  Please confirm.  

The representations have been prepared as best I can to conform with the requirements of the 
Inspector at the end of  his paragraph 14. 

I understood from somewhere that electronic representations were preferred, but your notes 
on the Pre-Examination meeting indicate that you want hard copy, and more than one. I did 
not pick this up at the meeting.  Please confirm if this stands, even though I am submitting 
them by e-mail.  If it does,  does it apply only to the only session (Test 7 E), which at present, 
I am attending, notwithstanding that the matters may be discussed at other hearings.  If so, 
how many copies are now required as there appear to be 7 representatives at present subject 
to any recent changes? 

Your sincerely, 

Godfrey Ackers 

Encl: one copy each of 4 attachments 
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CS 0674A 
 

MR G L ACKERS CS 0674/001 
WHICH PART IS UNSOUND? 

The whole development plan is too flexible. 

WHICH TEST IS FAILED? 

Test 9 

WHY DOES IT FAIL? 

According to the SCI  Submitted document (Para. 3.5.1) and the LDS Submitted documents 
(Chart 1), the ultimate DPD is to be the Proposals Map as described in Profile 19 on page 37 
of "Scope and Timetable" in the latter, including status as a statutory DPD.  

1. By paragraph 3.8 of the SCI, intermediate documents take precedence over the City of 
Plymouth Local Plan, First Deposit (FDLP), so that until the Proposals Map is 
finished (if ever at this rate, and public consultation started at least as early as 
December 2003), and finally approved after amendments required by the Independent 
Inspector, the PCC can do more or less what it likes (and has done so), and neither 
developers nor residents can be sure of what is possible. Moreover, it poses risks to 
integrity. 

2. While the Core Strategy gives the PCC almost unlimited flexibility in preparing the 
Proposals Map, it must not be used to authorize similar powers to interpret the Map as 
it wishes after it becomes a statutory DPD. 

WHAT CAN BE DONE  

1. Reinstate the FDLP as the ruling Plan until approved as aforesaid. 

2. Government to produce an Act or Statutory Instrument limiting powers of 
interpretation. 

PRECISE CHANGES REQUIRED 

Add new paragraph 

"1.20  Notwithstanding the last two sentences of paragraph 3.8 of the SCI Submitted 
document, application of this Core Strategy shall not come into effect for Planning 
Applications or Council Tax expenditure on development until the Independent Inspector, per 
SCI paragraph 4.17, has heard representations and, per SCI paragraph 4.22, his report has 
been published." 

G.L. Ackers 

8 December, 2006 
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CS 0674A 
MR G L ACKERS CS 0674/002 & 003 
WHICH PART IS UNSOUND? 
The inclusion of Vision Diagrams 

WHICH TEST IS FAILED? 
Tests 1 & 2 

WHY DOES IT FAIL? 

1. The status of the vision diagrams is not clear, because the meaning and application of 
the word "illustrative" describing them is imprecise and may be interpreted to 
influence the preparation of the actual Area Action Plans which are not part of the 
Core Strategy; see LDS Submitted document paragraphs 4.7 to 4.11 and SCI 
Submitted document paragraph 3.5. 

2. There is no consideration of the A38 corridor which is a vital ingredient to the 
development of Plymouth as a regional hub, shopping centre etc. and integral to the 
successful development of the so-called bi-polar economy; see paragraph 3.7 of the  
Key Changes to the Preferred Options and frequent similar references elsewhere to 
the development of Plymouth as a regional centre.  See also my representation under 
ID: CS 0674  007 & 008 with regard to the location of the City Centre. 

WHAT CAN BE DONE  

1. Delete the vision diagrams. 

2. Make provision for an Area Action Plan for the A38 Corridor; including the road's 
carriageway widths, and its present and future links to Plymouth City's infrastructure, 
particularly with respect to vehicular access to provisions for a regional retail, 
business and service centre as near the centre of the PUA as practical.  See my 
representations aforesaid for more detail in relation to it. 

PRECISE CHANGES REQUIRED 

Page 23  under TARGETS in numbered paragraph 1 after "Hoe " insert "New City 
Centre, existing" and after "Sutton Harbour" insert ", A38 Corridor". 

Page 27  in paragraph 5.1 in line 1 delete "nine" substitute "ten"; in penultimate line 
after "corridor" insert ", a new City Centre,"; delete "and" and delete all 
after "Seaton" and substitute ", and the A38 Corridor". 

Page 27  paragraph 5.4 delete "together with their illustrative diagrams" and after 
last word "areas" insert "except for those for the New City Centre and the 
A38 Corridor which have yet to be developed". 

Page 28 in Strategic Objective 5  before "City" insert "existing", insert new number 
"5.  The A38 Corridor and its links with the New City Centre and   other 
High Quality Transport provisions".  Renumber existing 5 to be 6. 

Page 29 Amend Strategy Diagram 3 by extending the dark blue area to encompass 
an    area between A38 and Crownhill, Fort Austin Avenue & Fodder 
Valley Road east and west of the A386.  Add the words "New City Centre" 
below the existing word "Seaton". 

Pages 33, 37, 42, 46, 50, 55, 59, 63, 67,  delete all. 

G.L. Ackers  8 December 2006 
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CS 0674A 
MR G L ACKERS CS 0674/006 
WHICH PART IS UNSOUND? 

13. Waste, paragraph 13.4 

 WHICH TEST IS FAILED? 

Test 8 

WHY DOES IT FAIL? 

The paragraph is too vague in respect of collection of domestic waste.  It is important that 
residents should not have to rely on Council's sub-contractors with all the hassle that this 
incurs in the event of default.  They must have a direct recourse to the Council in the event of 
failures in the collection of domestic waste, which must be the duty of its employees.  

WHAT CAN BE DONE  

Ensure that such service is not sub-contracted 

PRECISE CHANGES REQUIRED 

In paragraph 13.4, page 30, line 4, after "treatment" insert "In any event, the Council will, 
using its own employees, collect domestic refuse and will not sub-contract this duty." 

G.L. Ackers 8 December, 2006 
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CS 0674A 
MR G L ACKERS CS 0674/007 & 008 
WHICH PART IS UNSOUND? 

All that which relates to the existing CITY CENTRE, notably Policies CS 06 & CS 07 

WHICH TEST IS FAILED? 

Test No. 4a, b, & c 

WHY DOES IT FAIL? 

1. The proposal to maintain and develop the existing City Centre to be the future City 
Centre is not consistent  

i) with RPG 10 Policy E6, which states that city centres should be located in the 
centres of the PUAs (Principal Urban Areas) with consequent effects on 
travel, discussed later. The assertion in paragraph 1.11 on page 4 of the Core 
Strategy (submitted) that it is "in general conformity with Regional Guidance 
(RPG 10)" is not true, when contrary to Policy EP6 the City Centre is on the 
periphery of a town of some 250,000 and ultimately of an expected 300,000 
population. This is far from being "in general conformity" and is inconsistent 
with 3.5.2 Preferred Option 1. 

ii) with very many places in the consultation documents  where the objective is 
asserted of making Plymouth "realize its potential and fulfil its regional and 
sub-regional role" as summarized in Paragraph 1.16 of the Core Strategy 
(submitted) and Strategic Objective 1 page 9 where Plymouth aspires to be 
"the economic hub of the far South-West" .  This is not practical for major 
employments (or that part of them which cannot be fractured into district 
centres) and  retail centres of such a high quality up-market standard as to be 
more than competitive with Exeter, Torbay, Newton Abbot, Truro and 
Falmouth, without them being located on or near the A38 corridor in the 
centre of the PUA with excellent provisions for road access and egress.  The 
existing City centre would need very considerable road works and associated 
demolition of existing buildings to achieve this for access both from the west 
and from the east, notwithstanding that it would anyhow add several miles 
onto vehicle journeys  The question of vehicle versus rail transport is 
discussed later herein. 

iii) with very many places in the consultation documents (e.g. paragraph 4.17 of 
the Preferred Options report "At the local level we will make a fundamental 
shift to travelling in the city.  Firstly reducing the need to travel") and with 
RPG 10 EP6, where the objectives are stated of reducing the need to travel and 
reducing the need for private cars. Unlike a City Centre in the centre of the 
PUA, the present  City Centre will not reduce travel for Plymouth residents or 
car use being on the periphery of the PUA.  Moreover this situation will be 
made worse by increasing the business and retail facilities as currently planned 
(see paragraphs 6.20 last sentence page 71, Policy CS 04 item 3 page 74, and 
7.13 page 81).  

2. Excluding that commerce with relatively small staffing which depends mainly on 
electronic communication, nothing stifles the development of an economy more than 
inadequate infrastructure for conveyance of goods and workers. Where the economy 
is not developing, an uneasy conflict between existing infrastructure and 
inconvenience will find a steady state (in some ways equivalent to the Keynes's 
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CS 0674A 
marginal disutility of unemployment).  I think that Sir Rod Eddington would agree, 
judging by press reports of his recent review of transport. 

3. Although the main thrust of  the Core Strategy is directed specifically at the existing 
City Centre (I suggest for the benefit of its existing entrepreneurs) it is counter-
productive to major development on two fronts: 

 Firstly, transport congestion will inevitably increase without dramatic and extensive 
road improvements and car parking facilities, which are counter-productive as far as 
reduction of traffic and travel needs are concerned; 

 Secondly, development of Plymouth as a regional hub for attracting business and 
commerce and for an increased population of 300,000 is incompatible with difficult 
access and extended journey time.  

4. Moreover, it is idle to expect outsiders to visit retail premises if they do not offer 
more than what will be increasingly available on the internet or by mail-order and 
more than what is available at centres such as Bodmin, Tavistock, Newton Abbot and 
Torquay.  To attempt to compete with Exeter or Truro seems very questionable.  
Although weatherproof shopping at Drake Circus is an attraction for a proportion of 
Plymothians, it is not a durable attraction for visitors because places without it will 
soon develop their own if, which I doubt, business is lost to Plymouth.  There may be 
more scope for attracting visitors and business from the near west and north west 
(Bodmin, Liskeard, Launceston, Oakhampton, Bude), but how much more than exists 
already? 

5. Thus for Plymouth to develop as a regional hub there will need to be a new centre 
offering up-market facilities (e.g. of a bespoke and specialist kind) and easily 
accessible, which means near the A38, which more or less divides the PUA into two.  
To contemplate road-charging on the A38 will not help this; it will deter successful 
development.  See my comment 31.08.06 on the Preferred Options1. 

6. Notwithstanding ambitions for such development, if there is to be a reduction in 
congestion and in the need to travel, it will be necessary to reduce the need to travel to 
the existing City Centre, which cannot be achieved by its further development. See 
comments 15.04.05 on Issues and Options2  

Consider for example the contribution of one City Centre's building to congestion and 
excessive travel, namely the Council Offices, the Civic Centre. The Council employ 
in the region of 12,000 staff (see circular attached to rate demand) most of whom 
work in or from these and nearby offices and whose contribution to excessive travel, 
whether by car or park and ride, is more than significant. My hypothesis, subject to 
survey by those with the facilities, is that the slow and heavy traffic leaving the City 
centre along Western Approach experienced between about 16.15 and 16.45 during 
workdays is largely due to Council staff, because commercial business and retail 
organizations normally work longer. The Civic Centre building is getting old and is 
said to be in need of major refurbishment.  It should be abandoned and relocated near 
the A38/A386 junction, the vacated space being used for accommodation to help meet 

                                                 
1  Reference 14.2.1 the A38 may need to be improved to 3-lanes each way and this should be provided for NOW in 

future plans if Plymouth is to expand its regional activities. 
2  Dispersal of centres of large employment, eg removal of Council Offices from present site, Suburbs to have their 

own district centres with locally adequate retail facilities, possibly covered markets, or, in some cases, weekly 
market days.  Locations to be such as to deter visits by car to nearest existing superstores. 
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CS 0674A 
the unsubstantiated increased provisions required by the Regional Spatial Strategy 
Plan. Private car versus public transport is discussed later herein. 

7. This is not to say that the existing City Centre is unimportant.  It is dominated on the 
one hand by tertiary education facilities and the growing number of students, such 
that much of the currently available accommodation is dedicated to student lets or 
hostels, and on the other hand by the entertainment industry in the context of 
theatrical, souvenir, restaurant and maritime activities and historic buildings.  See 
comment 15.04.05 on Issues and Options3. Neither facility is likely to provide much 
money for purchase of high grade goods.  Stores offering these will suffer, because 
few people in their right mind will, for this purpose, motor or bus to the City Centre 
from outside the region or travel by train to the main railway station.  For example, I 
used to live in Totnes and never considered going to Plymouth other than to theatrical 
performances.  Torbay by car, or Newton Abbot or Exeter by train or car, according to 
the bulk of anticipated purchases, were preferable. 

8. It is at present hopeless to expect freight to go by rail.  Even the Royal Mail has 
stopped that, and major stores (e.g. for food and construction goods) almost 
exclusively use road transport, so that the more they are concentrated near the A38 the 
less will be the congestion on city roads.  

9. The objective expressed in paragraph 7.17 to direct retail provisions so as to secure 
the City Centre (and as stated somewhere else, not to "undermine" it) is to throw bad 
money after bad money, the tail wagging the dog so to speak, unless the City Centre 
is located near the centre of the PUA, e.g. near the A38/A386 junction, with good 
access and exit facilities. 

10. Concentration on internal travel by buses and public transport generally (paragraphs 
14.12 and particularly 4.17 page 138) addresses one aspect (the car less) but at the 
expense of either increasing congestion or massive road improvement costs, including 
purchase and demolition of existing buildings. If a traveller has a car, bought for 
whatever purposes, the incentive will be to use it unless the alternatives are very 
substantially cheaper and provide equal facilities for transport of purchases and family 
etc. What is needed is a very cheap/heavily subsidized rapid transit system (mono-
rail?) between the Airport and the existing City Centre with stops only at 4 or 5 places 
(e.g. at the northern new city centre Derriford /Crownhill, Peverell, central park, 
central rail station and the existing City Centre) as proposed generally in the figure 
opposite page 144, but elevated to avoid major construction and demolition work at 
street level.. These stops should be the centre for minibus/taxi fleets to connect with 
the locality of the stop, and there should not be through stopping bus routes.  The 
minibuses would have certain fixed points on their route but with the facility to vary 
the route, even on demand, between them to meet daily changes in usage.  See my 
comment 31.08.05 on Preferred Options4. 

WHAT CAN BE DONE? 

The easiest and most satisfactory approach, apart from timeousness, is to return the document 
to the Council with a request for it to be revised in the light of my reasons given above. 

                                                 
3  Development and maintenance of waterfront activities which will be attractive in all seasons, eg swimming pools 

covered and heated and convertible to ice rinks in winter: 
4  Consideration should be given to altering the type of existing public vehicle transport from large buses to mini 

buses with fixed points on their routes but variable between them according to demand - see Nairobi, Barbados, 
Hong Kong etc. 
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CS 0674A 
The alternative is to adopt the precise changes stipulated below (e&oe), which affect much of 
the document in addition to the Policy Numbers quoted above. 

PRECISE CHANGES REQUIRED 

Before "City" insert "existing" in the following locations: 

 2.16 line 1; 2.19 line 3; Policy CS 04 page 75 item 6; 6.28 in the row Tourism 
and Leisure; 6.30 first bullet; 7.9 line2; 7.10 line 1; 7.11 first bullet; page 83 
item 3; 7.28 lines 1 & 9 in two places; 7.29 line 2; 7.31 line 6; 7.32 line 5; 
7.35 line 10;  Policy CS 10 line 1; 7.44 lines 1 & 5;  Strategy Diagram 5 in the 
"key"; 8.9 first bullet; 8.12 line 2; Strategic Objective 8 item 5; Policy CS 12 
item 1; Policy CS 13 line 2; 8.15 line 1; 8.16 line 2; 10.18 line 2; 10.28 line 2; 
Policy CS 16 line 6; 10.36 lines 2 & 3; 14.7 6th bullet; Policy CS 27 item 3 
line 3 and item 4 line 1; Preferred HQPTN (Key changes 4.15 page 23. 

2.15:  delete  first four lines up to and including "Derriford" and substitute 
"Plymouth will develop a new City Centre to strengthen its role as a regional 
and sub-regional shopping and services centre.  This will be as near the centre 
of the PUA as possible in the region of the A38/A386 intersection.  The 
existing City Centre will be developed as an important centre for academia, 
with appropriate shopping facilities for this function and for the neighbouring 
waterfront. 

2.16:  last line after " provided" insert "distributed between the new City Centre, the 
new district centres and the existing City Centre". 

2.19:   line 3 before "City" insert "new City Centre and existing " 

6.15:   line 2 & 6.20 line 8 before "City" insert "new". 

Page 72  Table 5: in the Column Location Category delete the first and third rows and 
insert Existing & new City Centre, Waterfront & A38 locations 33.52, 15.67, -
17.85, 22.21, -11.31, 28.75, -4.77 

Page 74  Strategic Objective 6: in numbered paragraph 5 delete last four words and 
substitute "New and existing City Centre" 

Page 75 Policy CS 04: 

 paragraph 3: delete all and substitute "Developing the New City Centre as the 
core location for new office development  of regional and local importance 
and the Derry's Cross/Millbay area for new office development of local 
importance" 

 paragraph 4: delete first sentence and substitute "Supporting proposals for new 
commercial development of regional importance at the New City Centre and 
for limited commercial development at the existing City Centre of local 
importance compatible with reducing the need to travel." 

6.28:  against "Creative Industries" delete all that follows and substitute " City wide 
according to local and regional importance" 

Strategic Diagram 4:  Extend brown area to the south east 

 Alter coloured legends so that that for red reads " Existing City Centre and 
Academia, office, business and creative industries of local importance, 
Tourism and Leisure" 
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CS 0674A 
 That for Brown reads "Derriford and New City Centre, office, business and 

creative industries of regional and local importance, expansion of science park 
and medical clusters." 

7.7:   delete all. 

7.8:   second sentence delete " continue to maintain and" 

7.9:  before "document" insert "currently" and after "document" insert "to the 
detriment of traffic, parking and congestion" 

7.10: after "healthy" insert " but facing increasing competition from mail order and 
internet shopping" 

  third sentence, before "improve" delete "will" and substitute "may" 

7.11:   first bullet line 1 delete "on which it can build" 

 line 3 after "weaknesses" add". Bar noise, Drake Circus provides a welcome 
weather-proof  retail area not in the centre, but what is needed to attract 
regional shoppers of top quality goods and services not available by mail order 
or internet trading in an easily accessible location for which the provision of 
the New City Centre will be planned." 

7.13:  delete all and substitute "A major priority is the reduction of the need to travel, 
whether by bus, car or lorry, and at the same time to attract visitors and 
business from the region on the one hand for entertainment and waterfront 
activities and on the other for commerce. The former requires enhancement of 
the facilities of the existing City Centre and waterfront from Sutton Harbour to 
the Tamar.  The latter requires a New City Centre as close as possible to the 
centre of the PUA as possible with top quality retail and service facilities." 

7.15:   delete all. 

7.17:   first sentence delete "peoples" substitute "residents" 

  third sentence delete "which secures the existing City Centre" 

7.22:  after "51%" insert "which is far too much having regard to its peripheral 
location" 

7.24  alter type face to bold and underline the following:- 

  in line 1 "with some caution" 

  in line 5 "is relatively weak at present" 

7.25:   delete all. 

7.26:   line 2 delete "with priority given to the City Centre" 

Strategic Objective 7: delete text of numbered paragraph 2 and substitute "Establishing a 
New City Centre as near as possible to the centre of the PUA as a major 
regional retail and business centre" 

  In numbered paragraph 3 delete "primary" 

 In Targets in numbered paragraph 3 after "deliver" insert " a New City Centre 
as near as possible to the centre of the PUA and" 

Policy CS 06: delete all text in bold. 

7.27:   delete all. 
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7.28:  after "destination" insert "for academia and in association with the waterfront 

for entertainment, tourism and leisure " 

 in line 11 delete "this proactive agenda to transform the" and substitute "the 
improvement of the Existing City Centre for academia and in association with 
the waterfront for entertainment, tourism and leisure" 

7.29:   in line 2 delete the last sentence. 

Policy CS 07:  Insert a new heading and text 

  "New City Centre 
1. As near as possible to the centre of the PUA to provide a New City 

Centre for the region and for administration of the City" 

 Renumber successive paragraphs in sequence and in the existing paragraph 1 
(now paragraph 2) delete the last sentence. 

Policy CS 08: delete numbered item 6. 

7.42:   delete first 11 words 

Strategy Diagram 5: 

 In the diagram insert an area as near as possible to the centre of the PUA and 
designate it as the "New City Centre" 

 In the key against the black circle delete all the words and substitute "Existing 
City Centre" 

14.16:   line 2 delete "rate of growth of" 

14.17:   second bullet before "City" insert "New" 

14.18:   seventh bullet before "City" insert "New and Existing" 

Policy CS 27: insert new numbered paragraph "10  Relocate the Civic Centre to the New 
City Centre" 

Preferred HQPTN (key changes page 23 paragraph 4.15) insert "New City Centre" between 
Derriford and Peverell 

15.13:   delete "in the City Centre" 

Word count of Precise Changes 1080 

G.L. Ackers 8 December 2006 
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