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Matter 2 

Are the intentions of the AAP in terms of ‘place shaping’ informed by an 
adequate and robust evidence base? What evidence indicates that it be effective 

in implementation? 

 

1. How has Strategic Objective 1 been derived? What baseline evidence has 

informed the criteria of SO1?  Is the approach robust with due regard to the 

consideration of reasonable alternatives?  

1.1 The Strategic Objective sets out at the front end of the Plan the need for Place 

Shaping to be at the heart of the delivery of development in this area.  This is 

because the Plan is not simply seeking to identify sites to be developed; it is aiming 

to deliver a vision of creating a new heart for the north of Plymouth.  In other 

words it is about creating a place where currently there is no place. 

1.2 The importance of Place Shaping is given significant prominence in the NPPF 

(ND/07), including paragraph 17.  This highlights a set of core land-use planning 

principles that should underpin both plan-making and decision-taking. 

1.3 NPPF Section 7, but in particular 56- 61, is also relevant in expanding these 

principles and their application. 

1.4 The evolution of the Strategic Objective can be traced back to the following local 

policy documents: 

 Plymouth Core Strategy (LDF/17) including policies CS01 Development of 

Sustainable Linked Communities, CS02 Design and Area Vision 9 Derriford and 

Seaton, and adopted Design Supplementary Planning Document, 2009 (LDF/10) 

(see particularly Chapters 2, 3, 4, 5 and 6). 

 Derriford and Seaton AAP issues and preferred options report February 2009 
(Document LDF/22),  (see particularly paragraphs 4.32, 4.47, 4.48, 4.49, 4.50 , 

4.57, 4.58,  4.80, and 4.81),  

 Derriford and Seaton AAP issues and options report March 2005 (LDF/19), (see 

particularly pages 4 and 5). 

1.5The key evidence base document that articulates the absence of appropriate urban 

form and the need for a new heart in northern Plymouth, centred on this location, 

and includes an analysis of urban form and character, landscape character, the 

historic environment and green space context, biodiversity and the overall context 

is the Derriford Development Framework Evidence Report February 2009, LDA 

Design (SR/35).  Particular reference is drawn to the following: 

 Lack of sense of place or centre (paragraphs2.3.1  and pages 10- 11) 

 Extensive areas of surface level car parking  (paragraphs 2.3.1 -  figure 14) 

 Lacks a clear structure of buildings, streets and spaces (paragraphs 2.3.1  -figure 
15) 
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 Majority of development turns its back on the green valleys, with limited access 

(pages 10-11) 

 Roads not pedestrian friendly streets and oversized infrastructure (page 11) 

 Poor movement structure and lack of connectivity (page 21 and figures 28, 29 

and 34) 

1.6 However, the Council has produced a significant number of studies and reports in 

relation to the nature and character of the Derriford area and its surrounding 

context over the duration of the preparation of the AAP, all of which include 

evidence of the place shaping needs and opportunities that arise.  These include: 

 Plymouth Rapid Urban Character Study, Alan Baxter Associates, 2005 (SR/09) 
(see page 17 and figures 5, 11, 16, 18, 35, 36, and 38 in particular): This Study 

identifies the significance of the Palmerston Forts and the need for more detailed 

studies on the Palmerston Forts to contribute to the Action Area Plan for 

Derriford and Seaton. 

 Sustainable Neighbourhood Assessments for Derriford, Crownhill, Estover, 

Glenholt,  Leigham and Mainstone, Eggbuckland, Whitleigh, Widewell, and 

Southway, Plymouth City Council, (SR/16- 21, 30-32).  These Assessments 

identify that Derriford and surrounding neighbourhoods lack a strong sense of 

place.  Particular attention is drawn to the Derriford SNA summary, which 
states that Derriford has a wider role in relation to the city and the region, 

however there is a lack of an overall sense of place and identity. The 

neighbourhood needs a vision to create a strong positive identity based around a 

new centre, and needs a masterplan to ensure that land is used efficiently, 

rationalise parking, create a strong structure of links and make the area more 

legible. 

 Derriford and Southway Area Planning Framework, Llewelyn Davies, 2005 

(SR/08), which set out the vision to ‘create a sense of place and new centre at 

Derriford - the ‘Heart’ of North Plymouth’ (page 9), in response to the existing 

dysfunctional characteristics summarised on page 1 but referred to frequently 

throughout the report. 

 Plymouth Palmerston Forts Study, Scott Wilson, May 2011. (SR/46).  This report 
identifies conservation policy recommendations for the forts themselves 

(paragraph 3.26), but also highlights opportunities to improve access, 

interpretation and links with adjoining greenspaces and need to balance with 

ecological considerations (paragraphs 4.14, 4.38- 4.52 and map 4).   

 Derriford Masterplan Framework, LDA Design Consulting LLP, August 2009 

(SR/37).  This report identifies some of the key principles required to achieve a 

sense of place and stronger urban form.  See particularly Section 2, pages 13, 

and paragraphs 2.2.2, 2.3.2 and 2.4.2. 

 Derriford and Seaton District Centre Delivery Study, LDA Design Consulting 
LLP, August 2009.  (SR/38).  This report identifies a series principles for the new 

District Centre.  See particularly page 3 and Section 2. 

1.7 A range of studies on the Derriford Community Park are also relevant.  These 

include: 
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 North Plymouth Community Park Feasibility Study, LDA Design Consulting LLP, 

November 2007 (SR/33) 

 Derriford Community Park and One Planet Centre Masterplan Report 
Consultation Draft, LDA Design Consulting LLP, February 2012 (SR/49) 

 Derriford Community Park and One Planet Centre Delivery Plan Topic Paper 2 

Landscape, Access and Recreation, LDA Design Consulting LLP, February 2012 

(SR/51) 

 Derriford Community Park and One Planet Centre Delivery Plan Topic Paper 3 
Biodiversity, LDA Design Consulting LLP, February 2012 (SR/52) 

 Derriford Community Park and One Planet Centre Delivery Plan Topic Paper 6 

Historic Landscape and Archaeology, LDA Design Consulting LLP, February 

2012 (SR/55) 

 Derriford Community Park and One Planet Centre Delivery Plan Topic Paper 5 
Farming, LDA Design Consulting LLP, February 2012 (SR/54) 

 Derriford Community Park Masterplan and One Planet Centre, LDA Design 

Consulting LLP, May 2012 (SR/56) 

1.8 In respect of these studies, particular attention is drawn to the way in which they 

consider the network of valley landscapes which can help to give the area a strong 

sense of local distinctiveness. The Community Park Masterplan proposes to retain 

and strengthen these qualities. The Masterplan also recognises the role and 

opportunities of the historic environment and in particular the Palmerston Forts 

within this landscape.  

1.9 The Place-Shaping agenda is not simply one of creating a high quality and distinctive 

urban form, it is also about doing this in a way which delivers environmental and low 

carbon solutions.  The key evidence base documents that articulate this need and 

opportunity include: 

 Derriford Transport Strategy, Plymouth City Council, December 2012 (SR/62).  

This report identifies the need to improve the permeability of the network of 

streets in the area to enable increased levels of walking and cycling for local 

trips.  This supports the requirement for travel behaviour change and the 

reduction in severance of A386.  See particularly paragraphs. 6.1-6.3, 7.2, 7.8 and 

8.1-8.2. 

 Plymouth Strategic High Quality Public Transport Network, Atkins, 2006 
(SR/15).  This report identifies the need to give public transport an advantage to 

avoid or advance more quickly through queuing traffic and therefore number of 

modifications to the existing network are proposed.  See particularly paragraphs. 

5.3, 5.5, 5.9 - 5.10 and 5.14. 

 Plymouth City Centre and Derriford Sustainable Energy Study 2009 (SR/39).  

This report identifies the need for policy to prioritise the development of CHP 

and district heating networks over micro-renewables from the earliest 

opportunity.  See particularly pages 5-7. 

1.10 The Sustainability Appraisal, Dec 2012 (LDF/41) included a specific section on the 

consideration of reasonable alternatives in respect of Place Shaping.  This explains 

that the growth agenda set out within the Core Strategy determined the strategy of 
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seeking to develop a strong urban form with a high density centre.  The reasonable 

alternatives that were considered in the context of the AAP itself related to the 

approach to achieving low carbon outcomes and the necessary community 

infrastructure, in order to ensure the sustainability of new development.  This 

approach to consideration of reasonable alternatives is considered both robust and 

appropriate. 

 

2. How has the Plan sought to assess and acknowledge local distinctiveness? 

2.1 The importance of Local Distinctiveness is given significant prominence in the NPPF 

including item 58, 60, 61. 

2.2 Relevant local policy documents include Plymouth Core Strategy (LDF/17), including 

policies CS01 Development of Sustainable Linked Communities, CS02 Design and 

Area Vision 9 Derriford and Seaton, together with the adopted Design 

Supplementary Planning Document, 2009 (LDF/10) (including paragraphs 2.18 and 

4.1- 4.7). 

2.3 Evidence of local distinctiveness and character can be found in a range of studies and 

work, which include assessments at a city wide level and particular evidence base 
studies that relate to the evolution of the AAP itself.  They include:  

 Derriford Development Framework Evidence Report February 2009, LDA 

Design (SR/35) (see section 2.3) 

 The Sustainable Neighbourhoods Assessments (see Derriford SNA 4.1 – SR/16) 

 Plymouth Palmerston Forts Study, Scott Wilson, May 2011 (SR/46) (see sections 
2 and 4) 

 North Plymouth Community Park Feasibility Study, LDA Design Consulting LLP, 

November 2007 (SR/33) (see sections on the ‘The Character and Context of 

the Community Park’, and in particular ‘Landscape Character and Features and 

Heritage’) 

 Derriford Community Park and One Planet Centre Delivery Plan Topic Paper 2 
Landscape, Access and Recreation, LDA Design Consulting LLP, February 2012 

(SR/51) (see sections 3, 4 and 5) 

 Derriford Community Park and One Planet Centre Delivery Plan Topic Paper 6 

Historic Landscape and Archaeology, LDA Design Consulting LLP, February 

2012 (SR/55) (see sections 2, 3, 4 and 5) 

2.4 Of particular significance are the following findings: 

 Landmarks and historic features including the Palmerston Forts at Crownhill 

and Bowden Battery. 

 Existing mature tree belts. 

 Long distance views, including to Dartmoor and the Sound. 

 Topography including ridges and wooded and the green valley network  

2.5 It needs to be noted that whilst there are some areas of specific interest and 

character, which the AAP seeks to protect and enhance, much of the area is 

comprised of disparate land uses, with little relationship to one another and little to 

http://www.plymouth.gov.uk/homepage/environmentandplanning/planning/planningpolicy/ldf/spds/ldfdesignstrategies.htm
http://www.plymouth.gov.uk/homepage/environmentandplanning/planning/planningpolicy/ldf/spds/ldfdesignstrategies.htm
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commend them in terms of urban form and sustainability credentials. Some of the 

weaknesses include: 

 Lack of a clear focus within Derriford and sense of arrival or orientation. 

 Large format buildings set within large areas of car parking, which dominate 
leading to a fragmented urban form and poor sense of place. 

 Legacy of poor quality development. 

 Developments turning their back onto the green network of valleys 

 Difficult access for pedestrians to existing greenspaces, but also with large 

transport infrastructure. 

2.6 The Plan presents an exceptional opportunity to generate the investment needed to 

create a place of real quality and sense of place and redress the currently 

fragmented and dispersed nature of development at Derriford. A key issue is the 

need to create a new positive character to Derriford, whilst retaining / reinforcing 

existing positive key site features or characteristics.  

 

3. Is it clear how the requirements of Policy DS01 will be applied?  Is the 

approach justified? How have the requirements of Policy DS01 been 

assessed in terms of their effect upon development viability and 

deliverability? 

3.1 There are three elements to Policy DS01.  

3.2 The first element (relating to masterplanning) is something that the Council will be 

able to ensure is delivered primarily through its development management function, 

which includes a development enquiry service (the LPA’s formal pre-application 

service) as well as the consideration of planning applications.  It is justified in the 

context of a vision for Derriford which is about create a quality place, not simply 

developing sites.  The requirement for a masterplan approach for key sites will 

ensure that new development addresses the current fragmented nature of the urban 

form by ensuring it will be integrated and have positive relationships with 

surrounding uses.  Adequate allowance has been made in the site appraisals 

summarised in the Background Paper to the Delivery Framework (SR/83) to 

account for the potentially higher costs associated with master planning in the Plan 

area.  While this means that in the Plan area development doesn’t always follow the 

lowest-cost design solution, it also means that schemes are more likely to achieve 

higher development values.    

3.3 The second element is a response to the need to achieve a strong urban form in 

order to create a new heart in Derriford.  This has been discussed in Section 1 

above.  It links to a masterplan approach, to provide a strong sense of place, with an 

appropriate urban form in terms of layout and scale, which is sensitive to existing 

positive elements and responds to key views and vistas (as set out in the Derriford 

Development Framework – Section 4 of SR/35). Adequate allowance has been made 

in the site appraisals (used to test viability) to account for the potentially higher 

costs associated with master planning in the Plan area.  While this means that in the 

Plan area development doesn’t always follow the lowest-cost design solution, it also 

means that schemes are more likely to achieve higher development values. 
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3.4 The third element relates to flood risk and water resource management.  The Policy 

itself cross references to specific requirements in specific Proposals, but also covers 

the generality of the need to take account of these matters. Implementation will be 

through the development management process.  Such measures are justified and 

indeed required on the grounds of sustainability.  Adequate allowance has also been 

made for the incorporation of SUDS and other flood risk mitigation measures in the 

site appraisals.   In the long term, such mitigation measures are more cost effective 

than introducing flood mitigation after the development is completed. 

 

4. Should the AAP (DS01) note the need for suitable surface water controls 

in Critical Drainage Areas?  

a) Should the AAP (DS20 and S06) note the importance of corridors 

around water courses? 

b) Should the AAP include references to the Water Framework 

Directive (WFD) and River Basin Management Plans – has the 

AAP been assessed against the WFD objectives? 

c) How has the effect of the AAP on the local sewerage system been 
assessed? 

4.1 The Council believes there is a need for the AAP to identify suitable surface water 

controls across the Plan area.  This is driven by the need to mitigate risks identified 

in the AAP’s Habitat Regulations Assessment (see Council’s Response to the 

Inspector’s first procedural letter, section 8 – ED/02) and to address NPPF’s 

(paragraph 100) requirement to ‘develop policies to manage flood risk from all 

sources.’  

4.2 As set out in our response to representation dsraap7 in our Schedule of Responses 

to Representations (ED/11) and in the Environment Agency’s letter of 6 March 2013 

(ED/15), we are in agreement with the Environment Agency about the required 

amendments to the AAP.  The Council had intended to make the changes agreed 

with the EA (meeting on 19 September 2012) in the submission version of the AAP.  

However, due to an oversight this did not happen.  

4.3 The Council therefore suggests that the inspector recommend the inclusion of the 

following changes in his report on the public examination,  to ensure the flood risk 

and water quality issues set out in questions a to c above are fully addressed. 

4.4 The importance of corridors around water courses should be reinforced by the 

following proposed amendments to: 

 

Strategic Objective 6 (4) supplement with (additional text in italics):  

....safeguarding and enhancing green corridors and watercourses throughout Derriford 

that protect and enhance wildlife habitats to allow wildlife movement and 

improved water management. 
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4.5 The need to have regard to Water Framework Directive and River Basin 

Management Plan objectives is reinforced through the following proposed changes 

to:   

Policy DS01(3) (additional text in italics): 

Take a strategic approach to improving surface water drainage systems to reduce 

flood risk, support Water Framework Directive objectives and Plymouth Sound ..... 

 

Paragraph 4.14 (additional text in italics) 

...surface water flooding. Outside these areas schemes should follow the building 

regulations drainage hierarchy and avoid connections to combined sewer 

infrastructure. Master plan solutions will be required to consider offsite solutions 

for SUDs and consider how open water solutions can contribute to DS04 GI 

objectives. The Habitat Regulations Assessment....... 

 

4.6 As set out in the Environment Agency’s letter of 6 March 2013 (ED/15), the 

proposed changes to paragraph 4.14 also address the EA’s concerns relating to the 

impact on the local sewerage system arising from the plan. The EA and the Council 
have agreed that further work on this issue is required as part of Core Strategy 

Review.  During the plans preparation South West Water have responded to the 

Revised-Pre submission consultation (ED/11, dsraap6) and have been engaged in our 

infrastructure needs analysis for both waste and drinking water.  Our clear 

understanding is that waste water infrastructure requirements for Derriford will be 

accommodated into SWW’s business plan for 2015-2020.  

 

5. What evidence supports the deliverability of the AAP intentions in terms of 

transport infrastructure (capacity and scope to improve)?  

5.1 The transport infrastructure requirements are set out in Proposal DS18.  The 

Derriford Transport Strategy (SR/62) provides the evidence for the existing and 

future capacity of the transport infrastructure and scope to improve the 

infrastructure that will enable the proposed development to come forward. 

5.2 The Local Highways Authority (LHA) has rejected the ‘predict and provide’ 

approach and is progressing a more sustainable method of managing trips to and 

from the Derriford area such that it is in line with Plymouth’s Third Local Transport 

Plan (SR/45). 

5.3 The LHA has undertaken analysis of the future traffic demands using Paramics 

microsimulation modelling software. The results are summarised in section 5 of 

SR/62 and reported in full in appendix A.  The results demonstrate the need to 

make infrastructure improvements to support the AAP due to the existing level of 

use, the need to accommodate new trips and the need maximise opportunities for 

sustainable travel. 

5.4 Some specific infrastructure proposals are described in section 12 of SR/62.  The 

LHA has developed feasibility designs to demonstrate the deliverability of the major 
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infrastructure proposals set out within Proposal DS18.  These have informed the 

Derriford Delivery Framework and its Background Paper on Financial Appraisal and 

Viability (SR/63, SR/83). These are not final designs. 

5.5 The LHA is currently developing a plan for the delivery of infrastructure 

improvements for the whole of the northern corridor between Belliver roundabout 

in the North and the City Centre in the South.  The development and testing of 

more detailed options for infrastructure proposals is integral to this work.  The 

infrastructure specific to the Plan will be tested alongside the infrastructure required 

to support growth on other parts of the northern corridor which are beyond the 

scope of the Plan.  This process will put the LHA in the optimum position to 

maximise opportunities for external funding. 

5.6 The infrastructure improvements set out in proposal DS18 principally deliver the 

public transport reliability improvements which are aimed at encouraging and 

enabling bus use.  However Forder Valley Link Road and Forder Valley Road 

widening will provide connectivity benefits in addition to the bus priority measures.  

This will enable drivers to travel to or from the East of the city without travelling as 

far along the Strategic Road Network (SRN) and through Manadon junction. 

5.7 More localised measures to improve infrastructure for pedestrians and cyclists have 

not been explicitly included within proposal DS18, however it is anticipated that all 

developments will contribute to the creation of more sustainable movement 

patterns through the design of each development and the provision of localised 

infrastructure as described in section 6 of SR/62. 

5.8 If sustainable travel is not maximised in the Derriford and Seaton area then 

congestion increases will result in deterioration of air quality and quality of life for 

residents.  There is scope for major public transport capacity increases however this 

will exacerbate the severance caused by the A386 and induce additional traffic; the 

result being no improvement in traffic flow but significant detriment to local 

communities. 

 

6. In terms of Policy DS02, is the AAP clear in what it seeks to achieve by the 

use of terms ‘permeability’, ‘connectivity’ and ‘maximising accessibility’?  

How will this be assessed so as to be effective in operation? 

6.1 The terms connectivity and accessibility are used within the adopted Core Strategy, 

Strategic Objective 3.6, policy CS01.5, Strategic Objective 4.4, 4.6 and 4.9, and 

policies CS02.5 and CS02.10. 

6.2 These points are expanded in the Plymouth Design SPD (LDF/10), which also 

defines these terms in its glossary (Section 12). Relevant sections are paragraphs 

2.15 and 2.16, 4.18 - 4.22 and Section 5 (including paragraphs 5.1, 5.2, 5.4 and 5.5). 

The Design SPD also refers to the relevant Building for Life questions 1, 4, 9, 10, 11, 

12, 13, and 14. 

6.3 Permeability and connectivity are related to creating well connected places that 

provide easy and convenient routes throughout an area by all modes of transport, 

but especially pedestrians, and to adjoining areas. Maximising accessibility also refers 

to the need to consider full accessibility in terms of allowing everyone access, where 
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possible, regardless of physical or mobility impairments. One of the big challenges 

for Derriford has always been the lack of good connectivity, where most of the 

existing developments and uses have been located on cul de sacs, and the challenge 

has been to increase connections between these and with adjoining 

neighbourhoods.  The other challenge for Derriford has been topography (see 

Matter 5 Question 4). 

6.4 Further relevant background evidence is provided in: 

 Urban Design Compendium (NO/03) 

 Derriford Development Framework (SR/63) (in particular section 4.2). 

 

7. Is the approach of Policy DS03 towards identified heritage assets consistent 

with the NPPF? 

7.1 Policy DS03 is consistent with NPPF.  Paragraph 126 of the NPPF is particularly 

pertinent as this relates to the provisions of local plans.  Policy DS03 is consistent 

with  paragraph 126 because it forms a part of a wider positive strategy in the AAP 

in relation to both protecting the setting and the glacis of the two Scheduled 

Ancient Monuments (SAMs) within and adjacent to the Plan area, and through 

safeguarding and seeking to make a feature of the locally important Drakes Leat. 

7.2 By requiring development proposals to related and be sensitive to Derriford’s 

historic assets the AAP is consistent with NPPF paragraph 132 which speaks of the 

great weight to be afforded to an assets conservation, with the greatest weight 

relating in Derriford’s context to the SAMs.  By requiring development to support 

the contribution the assets make to enhancing Derriford’s unique character and 

identity the AAP is consistent with NPPF paragraph 131 which seeks to ensure that 

the positive contribution of heritage assets to sustainable communities and local 

character and distinctiveness are provided for.  Policy DS03 recognises the need to 

sustain these key historical assets within the AAP, but also opportunities to draw on 

the contribution made by the historic environment to the character of a place, 

including their accessibility and prominence. No development proposals will have a 

direct impact on these historic assets. Development proposals will need to 

demonstrate that they relate to and are sensitive to the setting of these historic 

assets, and support the contribution these assets can make by increasing their 

visibility and accessibility. In particular the Palmerston Forts, including the Glacis, are 

integrated into greenspace proposals, with appropriate management to improve 

public access and visibility. 

7.3 Background work has defined the key locations and settings, including; 

 Plymouth Rapid Urban Character Study, Alan Baxter Associates, 2005 (SR/09) (see 

Section 2, figure 18, page 17 and page 23). 

 Plymouth Palmerston Forts Study, Scott Wilson, May 2011 (SR/46) (see sections 2, 
3 and 4). 

http://www.plymouth.gov.uk/homepage/environmentandplanning/planning/planningpolicy/ldf/ldfbackgroundreports/brrapidurbancharacterisation.htm
http://www.plymouth.gov.uk/homepage/environmentandplanning/planning/planningpolicy/ldf/ldfbackgroundreports/palmerstonforts2011.htm
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 North Plymouth Community Park Feasibility Study, LDA Design Consulting LLP, 

November 2007 (SR/33) (see Character and Context of the Community Park, 

Heritage). 

 Derriford Community Park and One Planet Centre Delivery Plan Topic Paper 6 
Historic Landscape and Archaeology, LDA Design Consulting LLP, February 2012 

(SR/55) 

 Derriford Community Park Masterplan and One Planet Centre, LDA Design 

Consulting LLP, May 2012 (SR/56) (Section 3.4, Figure 7, Figure 12). 

 Derriford Development Framework Evidence Report February 2009, LDA Design 
(SR/35) (Section 2.3.1, 2.3.2, 2.3.4 and figures 25 and 26). 

 

8. Is the approach of Policy DS04 to Green Infrastructure justified by the 

evidence base? Will it be flexible in operation so as to be effective? 

Is the removal of the ‘green arc’ justified?  

Does DS04 provide a sufficiently robust approach towards protected species 

that is consistent with national policy? 

Does DS04 recognise the value of trees within the local environment 

adequately?  

8.1 The approach of this policy is supported by the Plymouth’s Green Infrastructure 

Delivery Plan (SR/74) which the Council adopted in 2010. It seeks to protect 

strategic networks of green space and ensure connectivity through development 

sites by securing multiple elements of Green Infrastructure such as access, ecology 

and sustainable drainage.  

8.2 It is also in compliance with the NPPF.  Paragraph 114 states that planning 

authorities should ‘set out a strategic approach in their Local Plans, planning 

positively for… networks of biodiversity and green infrastructure’.  

8.3 This policy takes a strategic approach to ensure key network features are 

safeguarded but will be flexible on how Green Infrastructure enhancements are 

delivered. Enhancements for each development will be negotiated on a case by case 

basis in accordance with national and local planning policy. 

 Removal of Green Arc - In the response schedule Natural England welcomed 
Policy DS04 (see dsraap 17 – ED/11) and proposals to provide important cross-

city links to enhance biodiversity. Removal of the term ‘green arc’ has been 

accepted by NE as necessary to avoid confusion with green travel routes. This 

does not reduce the strength of protection given to the city-wide green link. 

There are specific policies for the Community Park [DS20], the tree belt within 

the District Centre [DS16] and the Glacis Park Green Corridor [DS21]. 

 Protected Species - DS04 refers explicitly to ‘ensuring green links… for the 
benefit of bats and other species’.  We do not consider it necessary to repeat 

Core Strategy policy CS19 which specifies that the Council will promote 

stewardship of the city’s wildlife through ‘appropriate consideration being given 

http://www.plymouth.gov.uk/homepage/environmentandplanning/planning/planningpolicy/ldf/ldfbackgroundreports/northplymouthcommunitypark.htm
http://www.plymouth.gov.uk/homepage/environmentandplanning/planning/planningpolicy/ldf/ldfbackgroundreports/northplymouthcommunitypark.htm
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to European and nationally protected and important species’. This is consistent 

with the NPPF and both national and European protected species legislation. 

 Value of Trees - DS04 has provision for ‘safeguarding and enhancing the existing 

strategic network of trees and hedgerows’ and recognises the importance of the 

Plymouth Pear.  The Plymouth Pear is protected by national legislation. 
Proposals for the Community Park [DS20], and the Glacis Park Green Corridor 

[DS21] will implicitly protect trees and site layouts within the DS07 [Tamar 

Science Park], DS10 [UCP Marjon] and District Centre [DS16] will respond to 

tree belts. 

 

9. Is the AAP sufficiently clear as to the educational requirements of the area 

over the plan period and does the plan provide adequate clarity on what will 

be required where and when? Should this be incorporated into a specific 

Policy provision?  

9.1 The educational requirements for the Plan area have been informed by evidence 

provided by the Local Education Authority (LEA).  A summary of evidence of 

educational capacity in the city as understood at January 2012 is provided in the 

Planning Obligations and Affordable Housing SPD Evidence Base report (SR/81).  

This was based upon more detailed analysis at a city wide level that  identifies 

priorities to meet Basic Need  (Department for Education definition of the need for 

school places)  is identified in three reports to the City Council’s Cabinet in 2010 

and 2011 (SR/76, 78, 80).  The Plymouth Infrastructure Needs Assessment (SR/79) 

has captured the key known projects to enhance schools capacity as at July 2011. 

9.2 The main area of text within the AAP regarding educational provision, including an 

explanation of anticipated population growth over the plan period and what this 

means in terms of projected primary and secondary educational requirements, is 

included within Chapter 4 of the AAP, paragraphs 4.35-4.40.  Specifically, paragraph 

4.37 states that over the Plan period, an additional 2.5 forms of entry at primary 

school age will be required. In the short term, initial demand will be accommodated 

with a 0.5 form of entry expansion at an existing primary school and in the longer 

term, it will be necessary to deliver a new 2 form entry primary school within the 

AAP boundary area.  Paragraph. 4.40 refers to the need for an additional form of 

entry at the two existing secondary schools.  The LEA has since updated its need 

requirement for secondary school places on the basis of further capacity being 

created (see paragraph 9.6 and paragraph 11 of the Background Document to the 
Derriford Delivery Framework – SR/83). 

9.3 Proposals DS06 PIMTP, DS13 Seaton Neighbourhood and DS16 District Centre 

have been identified as suitable sites for a new 2 form entry primary school as 

detailed in paragraph 4.39. Each of these proposals includes a requirement to 

provide a new 2 form entry primary school, subject to further detailed assessment 

(reference page 33, 45 and 57). 

9.4 There are two Primary schools which will potentially educate children that could 

live in dwellings erected in new housing development in the Plan area; these are: St 

Edwards C of E Primary School and Thornbury Primary School. The two schools 
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are at capacity for a 1 form entry (210 pupils) and 1.5 Form Entry (315 pupils) 

school. 

9.5 There are two secondary schools within this area that will potentially educate 

children living within new housing development in the Plan area, these are: Sir John 

Hunt Community College and Tor Bridge High. Tor Bridge High is currently over 

capacity, however Sir John Hunt Community College currently has spaces. 

Secondary pupil numbers are currently falling throughout Plymouth and will bottom 

out in 2015, from then on, Secondary numbers will begin rising rapidly. As we pass 

2018, the forecast number of secondary pupils will exceed the total spaces available 

in Derriford (Please see graph below): 
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9.6 Further to this information, the Secretary of State has announced the formation of a 

free school and a University Technical College in Plymouth which will change this 

profile.  The consequence is that across Plymouth capacity will exist within 

Secondary Schools up to approx. Sept 2020.  At this time growth in general will 

need extra capacity.  The currently forecasted development programme for the 

Derriford area suggests that many of the AAP’s new homes will be constructed 

prior to the capacity issue, although clearly they will create extra demand for new 

capacity that will need to be provided.  As a result the expected increase in school 

numbers can be absorbed in a single school extension instead of two, as previously 

anticipated.  The LEA are currently planning infrastructure need up to 2026 and 

beyond, and have included in their planning of new schools (including Tor Bridge 

completed in 2012) for planned expansion to cater for the expansion of housing 

included in this AAP. 

9.7 Table 5 within the Delivery Chapter includes reference to the delivery timescales of 

a new two form entry primary school as well as the primary and secondary school 

expansions.  This is based upon the information contained within the Derriford 

Delivery Framework (SR/63 – see entry on page 16).  Given the reprogramming of 
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part of the Seaton Neighbourhood development, as shown in Appendix B of the 

Background Document to the Delivery Framework (SR/83), and the increased 

secondary schools capacity described above, there are some consequential changes 

to the trigger points at which the LEA believes new schools capacity will be needed.  

The current estimates are: 

 Primary school extension – 2016/17 (no change from the AAP estimate), 

 New 2 FE primary school – at completion of 2000th dwelling or by 2022, 

whichever is the sooner 

 Secondary school extension – at completion of 2450th dwelling or by 2023, 

whichever is the sooner. 

9.8 The LEA will keep its capital programme for the schools projects under close 

review in the context of demographic change and schools capacity.    

9.9 It should be noted that the LEA has continued to work on planning for new schools 

capacity within the Derriford area since submission of the AAP.  It has 

commissioned a detailed options appraisal to help the LPA determine its preferred 

option out of the three sites identified in the AAP for the new primary school, 

including further evidence in relation to its size, nature, capacity and costings.  This 

commission also looked at the main options for enhancing capacity in existing 

primary schools as part of the overall strategy promoted in the AAP to manage the 

impact of the growth in the area.  This study was published in March 2013 (SR/86).     

9.10 The Council did not consider it necessary to include a specific policy on 

educational requirements, having said this, we would have no objection elevating the 

words into a policy; but our feeling was this was unnecessary. 

 

10. Is Proposal DS05 justified by the evidence base and deliverable? What 

robust assessment has been undertaken as to its potential effect upon 

development viability? 

10.1 The Council’s proposal for a District Energy Network to serve the Derriford and 

Seaton area is supported by national and local policy, and is underpinned by 

technical and commercial studies that define the suitability of this approach to 

energy infrastructure, and its viability.    

10.2 The importance of Low Carbon and Decentralised Energy infrastructure is given 

significant prominence in the NPPF including items 93- 98.  Relevant local policy 

documents include Plymouth Core Strategy with policies CS01, CS20 of the Core 

Strategy, 2007 (LDF/17), together with the Adopted Design Supplementary Planning 

Document, 2009 (LDF/10) (including paragraphs 10.23 and 10.24). The Adopted 

Planning Obligations and Affordable Housing Supplementary Planning Document, 

Second Review2012 (LDF/14) is also relevant, including paragraphs 5.8 and 5.9. 

10.3 Proposal DS05 intends to support the delivery of the Government’s aspirations to 

ensure that all new homes in England and Wales are zero carbon by 2016, with 

interim reductions in CO2 emissions of 44% below current Building Regulations by 

2013. There are similar ambitions to cut carbon emissions from new non-domestic 
buildings by 2019.  District Heating is also highlighted in Government’s March 2012 

policy paper ‘The future of heating: a strategic framework for low carbon heat’ as 

http://www.plymouth.gov.uk/mgInternet/documents/s39890/Local%20Development%20Framework%20Adoption%20of%20Planning%20Obligations%20and%20Affordable%20Housing%20Supplementary%20Planning%20Document,%2012072012%20Ca
http://www.plymouth.gov.uk/mgInternet/documents/s39890/Local%20Development%20Framework%20Adoption%20of%20Planning%20Obligations%20and%20Affordable%20Housing%20Supplementary%20Planning%20Document,%2012072012%20Ca
http://www.plymouth.gov.uk/mgInternet/documents/s39890/Local%20Development%20Framework%20Adoption%20of%20Planning%20Obligations%20and%20Affordable%20Housing%20Supplementary%20Planning%20Document,%2012072012%20Ca
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having an important role in decarbonising heat to contribute to meeting our 2050 

carbon reduction targets. 

10.4 To explore the energy infrastructure requirements required to meet Government’s 

proposed changes to Building Regulations an options analysis was carried in 

Plymouth City Centre and Derriford Sustainable Energy Study, 2009 (SR/39).   

10.5 Analysis of a range of options including energy efficiency, and both micro-scale and 

macro-scale low carbon technologies was undertaken on the proposed 

developments at Derriford to model opportunities to meet the expected Building 

Regulation targets.  Build phasing, site characteristics, development mix and energy 

demand profiles for the two areas are significantly different and therefore result in 

tailored options for each site. 

10.6 It concluded (paragraph 13.8) that in areas of high energy density, District Energy is 

the most technical appropriate, and cost effective solution.  The Council therefore 

considers the proposed heat network as enabling low carbon infrastructure that can 

reduce the costs of future development.  

10.7 The Feasibility Study for an Energy Services Company (ESCo) in Plymouth, 2011 

(SR/43) explored the viability of establishing an ESCO to provide this infrastructure.  
This was updated by the Update Addendum to City of Plymouth District Energy 

Study, 2012 (SR/60).  Both studies demonstrated that the potential exists to 

establish a first phase of the DH network based upon existing heat and power 

requirements for customers around UCP Marjon, with a business case that is 

potentially 100% private sector funded, (Paragraph 6.3) with no subsidy required, 

through an Energy Service Company (ESCo). 

10.8 The role of the ESCo will be to design, build, finance, manage and maintain the 

CHP/DH infrastructure and to provide energy services to customers across the 

Derriford and Seaton area. An ESCo will be procured by the City Council, leading 

to an initial district heating scheme being operational in 2015. 

10.9 On the basis of the above evidence work, and because DS05 relaxes the CS20 Core 

Strategy (LDF/17) requirement for carbon reduction through use of onsite 

renewables, the Council has assumed that requirements set out in DS05 are cost 

neutral for site level development viability.  The proposal also makes clear that the 

requirement to connect will not be enforced if it is demonstrated it is not financially 

viable. 

10.10 In most cases the ESCO will provide heating pipes to the development sites and 

developers will not normally need to make a contribution. The proposal anticipates 

two scenarios where an offsite contribution may be required.  In both these 

situations the approach set out in Adopted Planning Obligations and Affordable 

Housing Supplementary Planning Document, Second Review 2012 (LDF/14), section 

5.9 states that: 

‘In those areas where Policy CS20 is relaxed in favour of area wide district energy solutions, 

the Council will negotiate contributions on a case by case basis. The level of contribution 

sought will be based upon the following variables: 

 Level of capital investment required onsite to support expansion of the proposed 

district energy network 
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 Cost savings generated through relaxing of the CS20 onsite renewable requirement, 

and /or achieving Building Regulation CO2 emissions standards through the 

connections to a District Energy network.’ 

To help clarify the proposal it may be helpful for the Inspector to recommend the 

inclusion of above text between paragraphs 4.47 and 4.48.  It may also be helpful to 

clarify the wording in the proposal DS05(5) with the following changes (text changes 

in bold italics):   

Where the district wide network is operational in relation to the particular 

development under consideration: 

A) Require the developments heat and cooling systems to be connected to the 

network 

B) Seek an off site contribution towards the connection to the network 

10.11 In summary, the Council considers Proposal DS05 to be a proactive response to the 

challenges of reducing carbon from both existing and new development, in line with 

national policy, and does not place undue burden on development viability.   

 


