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Matter 3 

Is the approach of the AAP towards the provision of shops and services robust? 
Is the creation of the proposed district centre justified adequately by the 

evidence base? Will the AAP be effective in implementation? 

 

1. How have the criteria of Strategic Objective 4 been derived? Is the evidence 

base robust? 

 

1.1. Strategic Objective 4 (SO4), which sets out the AAP's approach to delivering shops 

and other services, and in particular the approach to the creation of a new District 

Centre at Derriford, has been derived with reference to the adopted Core 

Strategy (adopted in April 2007) (LDF/17) and an extensive, up to date and robust 

evidence base.  The LPA considers that the approach set out in SO4 is consistent 

with the Core Strategy, is justified and sound. 

1.2. SO4 sets out how the AAP will deliver the Core Strategy vision for Derriford, with 

particular emphasis on shops and services.  It sets out how the AAP will deliver 

the key Core Strategy aspirations for delivering a new heart for the north of 
Plymouth. This aspiration is set out in multiple places in the Core Strategy, but 

most clearly in: 

 the Northern Corridor Opportunity Area which is shown on the Core 

Strategy Key Strategy Diagram,  

 Area Vision 9 (particularly point 3),  

 Strategic Objective 7 (particularly point 6) and  

 Policy CS07 point 1.   

1.3. It should be noted that the Core Strategy aspiration for Derriford as set out in 

Area Vision 9 clearly talks about creating a “thriving, sustainable, mixed use new 

urban centre at the heart of the north of Plymouth”.  This aspiration clearly goes 

beyond a simple district shopping centre, and ultimately aims to provide a mix of 

services and facilities which will meet the higher order needs of the existing and 

new residents of Derriford and the north of the city.  The Derriford district 

centre should thus be seen as a sustainable, mixed use community hub, which 
clearly will be underpinned by the retail provision set out in SO4 but playing a far 

wider role than simply a shopping centre. 

1.4. It should also be noted that Strategic Objective 5 and paragraph 5.3 of the Core 

Strategy set out the relationship of the Area Visions in the Core Strategy to the 

Area Action Plans.  It is clear from this that the AAPs are intended to deliver the 

aspirations set out in the Area Visions, and to take precedence over them.  This is 

precisely what SO4 and Chapter 7 of the Derriford and Seaton AAP (DSAAP) set 

out to do.  

1.5. SO4 achieves the Core Strategy aims by elaborating on the principle that the AAP 

seeks to create a new heart for the north of Plymouth: 
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 Setting out that a new district centre should be created, that the district centre 

should complement the City Centre, and that the district centre should be 

genuinely mixed use, including a significant element of retail but including other 

uses which together should form a High Street form of development. 

 Indicating the location of the district centre, and 

 Setting out the key requirement that the district centre should meet the 

qualitative need for convenience and comparison floorspace in the north of the 

City identified in the 2012 Shopping and Centres Study. 

1.6. Section 3.6 of the Sustainability Appraisal (LDF/41) sets out the justification for 

SO4 and the key evidence base which underpins the AAP‟s approach.  The key 

direction of travel for this AAP was set during the Core Strategy process which 

acknowledged the strategic planning need for a new district centre in Derriford 

with the potential to grow in the long term.  The evidence base has evolved since 

the adoption of the Core Strategy, putting greater flesh on the function, location, 

nature and scale of the district centre to be provided through the AAP.  The need 

for this additional survey-analysis-plan work was acknowledged and foreseen in the 

Core Strategy inspector‟s report (see paragraph 3.22 of LDF/18).   

1.7. The most significant evidence base which underpins these Derriford elements of 

the Core Strategy are the Plymouth Sustainable Growth Study (SR/06), the 

Derriford and Southway Area Planning Framework (SR/08) and the Sustainable 

Growth Distribution Study (SR/10), which highlight the growth potential of the 

area, and the Plymouth Shopping Study 2006 (SR/23), which includes a 

comprehensive assessment of retail capacity and identifies the potential for the 

new district centre at Derriford. 

1.8. The most significant evidence base which underpins SO4 of the DSAAP are the 

three shopping centre studies undertaken by Cushman & Wakefield in 2007, 2009 

and 2011 (SR/28, 41 and 44), the LDA design , delivery and masterplanning studies 

of 2009 (SR/35, 37 and 38), the District and Local Centres Study 2010 (SR/85), the 

Retail and Centres Study 2012 (SR/59), the Prospects for Plymouth's Priority 

Economic Sectors Study 2011 (SR/57) and its first Addendum (SR/82), and the 

Delivery Framework Background paper on financial appraisal and viability (SR/83). 

1.9. This evidence base is considered to be robust and appropriately applied to support 

Strategic Objective 4. 

 

2. What is meant by the terms ‘major’ and ‘significant’ within Strategic 

Objective 4? Is the approach of the AAP consistent with the Core 

Strategy and/or justified, how does it relate to Area Vision 9?  

2.1. As is set out in the answer to the Inspector‟s Question 1 above, and also in 

responses to questions under Matter 1, the LPA considers that the approach of 

the AAP is consistent with the Core Strategy and in particular Area Vision 9, and 

that it is justified and sound.  The use of the terms 'significant' and 'major' is 

consistent with the Core Strategy but it may be helpful to explain these in some 
more detail. 
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2.2. SO4 refers to the character of Derriford being transformed into a „significant 

urban centre‟ by the creation of a „new heart for the north of Plymouth‟.  The 

„new heart‟ is underpinned and largely delivered by the „major new district centre‟ 

referred to in SO4 part 1.  The terms „significant‟ and „major‟ therefore refer to 

different concepts: 

 The „significant urban centre‟ refers to the „thriving, sustainable, mixed use new 
urban centre at the heart of the north of Plymouth‟ which is set out in Area 

Vision 9 of the Core Strategy (LDF/17).  It therefore refers to the whole 

Derriford area which will become a far more defined, thriving neighbourhood 

through the interventions proposed in the AAP.  The term „significant‟ is meant 

to communicate that Derriford will have a City-wide importance as a mixed use 

neighbourhood which forms part of the bi-nodal economic strategy for the City 

(as described in the Core Strategy Chapter 6). 

 The „major new district centre‟ is one of the interventions proposed in the 

DSAAP which will deliver the transformation of the Derriford neighbourhood.  

It refers more directly to the new district centre as referred to in Area Vision 9 

part 3 and set out in more detail in Core Strategy Policy CS07 part 1.  The term 

Major is meant to convey both the relationship of Derriford to other district 

centres in Plymouth and notably in the north of Plymouth (see paragraph 3.4 

and 3.12 of the Shopping Centres SPD (LDF/15), but more importantly that the 

district centre is more than just a shopping centre.  It should have a mix of uses 

which create a heart for the north of Plymouth – i.e. which provide all the 

services and facilities which the local communities and inhabitants of the wider 

north of Plymouth area require. 

2.3. It is important to note that the LPA consider that the status of Derriford district 

centre as a „major‟ district centre relates to the size and range of facilities which 

will be present once the full extent of the district centre has been delivered – i.e. 

including the expansion of the district centre.  The initial development envisaged to 

take place by 2016 will create a district centre which will be a focus for northern 

Plymouth but which will not be larger than existing centres at Plympton, Plymstock 

and Mutley (see table below).  The future expansion of the district centre will 

create the „major‟ district centre envisaged in SO4. 

2.4. The term major is also referenced and explained in the Local and District Centres 

Study 2010 (SR/85) by Cushman and Wakefield, which sets the proposed district 

centre in the context of existing district centres in Plymouth (see paragraph 7.9, 

Figure 7.1 and Table 7.2) 

2.5. It should be noted that in pure retail quantum terms, the new district centre will 

be 3rd out of 8 district centres in the city, significantly smaller than Mutley and 

Plympton and only marginally larger than Plymstock.  See below for a schedule of 

retail floorspace in the centres.  In the longer term, it could grow to be 15,600 sq 

m. 

 

Table 1 – Retail Floorspace in District Centres (source Plymouth Shopping 

Study 2006 (SR/23) and District and Local Centres Study 2010 (SR/85), 

Cushman and Wakefield) 
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District Centre Total floorspace (sq m net) 

Mutley Plain 12,400 

Plympton Ridgway 12,300 

Plymstock Broadway 8,300 

Roborough 6771 

Transit Way 6000 

Estover 5,769 

St Budeaux 4,265 

  

Derriford 8,500 + (3000 sq m gross A2 –A5) 

 

2.6. The approach set out in Strategic Objective 4 differs from Core Strategy Area 

Vision 9 in one key way – the location of the district centre in AV09 is to the west 

of the A386 whereas in SO4 it is to the East.  In all other ways the AAP approach 

is consistent with the Core Strategy.   

2.7. This change occurred as a result of the detailed site investigations undertaken by 

the LPA as part of the work on the AAP undertaken subsequent to the adoption 

of the Core Strategy.  These investigations are summarised in answers to 

questions set out below and further in Section 3.6 and specifically 3.6.2 of the 

Sustainability Appraisal (LDF/41).   

2.8. Further, the DSAAP is clearly being considered in the context set by the Town 

and Country Planning (Local Planning) (England) Regulations 2012 (ND/01).  

Regulation 8 (4) of these regulations sets out that a Local Plan must be consistent 

with the adopted development plan, subject to Regulation 8 (5). Regulation 8 (5) 

sets out that if a Local Plan contains a policy which is intended to supersede a 

policy in an adopted development plan, it must state that fact and identify the 

superseded policy. This is a clear indication that it is possible for policies in 

adopted plans to be superseded by more up to date plans.  

2.9. Section 17(5) of the Planning and Compulsory Purchase Act 2004 sets out 

additionally that in the event that a policy in a Local Development Document 

conflicts with any other statement or information in the document, that the 

conflict must be resolved in favour of the policy. This is a clear indication that a 

policy carries greater weight than non-policy parts of a local development 

document.  
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2.10. The adopted Plymouth Core Strategy sets out in paragraphs 1.9 to 1.11 how the 

plan should be used. In particular it sets out in paragraph 1.10 the differences 

between Strategic Objectives, Area Visions and Policies, making clear that Area 

Visions are intended to guide the preparation of Area Action Plans.  

2.11. Chapter 5 of the adopted Plymouth Core Strategy contains the Area Visions.  

Paragraph 5.3 sets out clearly that “Once adopted, the respective AAPs will take 

precedence over the Area Vision Statements contained within the Core Strategy).  

2.12. It therefore seems clear that AAPs take precedence over Area Vision 9 of the 

Core Strategy.  

2.13. There have been previous examples of adopted AAPs in Plymouth changing the 

relevant Area Vision in the Core Strategy. For instance:  

2.14. The City Centre and University AAP (LDF/16) identifies the City Centre blocks 

for a range of different policy objectives, ranging from demolition and rebuild for a 

mix of uses to conservation and minor changes. The Core Strategy Area Vision 3 

covering the City Centre identifies the whole of the City Centre as an opportunity 

for intensification / mixed use development.  

 The Sutton Harbour AAP identified an allocation at Bretonside Bus Station 
(SH02) which was significantly larger than the mixed use regeneration area 

shown on Core Strategy Area Vision 5, and an allocation at North Quay 

House Car Park (SH03) for development which was not indicated on Area 

Vision 5.  

 The Central Park AAP made several significant changes to the Area Vision set 

out in the Core Strategy (Area Vision 7), including showing a smaller area of 

development for the „Life Centre‟, not allocating an area at the south of the 

park shown on the Vision Diagram for residential led mixed use development, 

and altering the boundary of the AAP area to exclude the Milehouse junction 

and Citybus Depot, which was shown in Area Vision 7 as suitable for 

residential led mixed use redevelopment.  

2.15. All of the above changes to the Area Visions in the adopted Core Strategy were 

accepted at the Examinations into the above AAPs. It is therefore clear that AAPs 

can change a previously adopted Core Strategy, and particularly that policy in an 

AAP takes precedence over non-policy statements.     

 

3. Retail evidence: 

a) Is the retail evidence robust? What are the retail requirements for the 

locality with due regard to the context of the city as a whole?  Is the 

indicated provision of comparison/convenience goods within the AAP 

justified? 

Robustness: 

3.1. In respect of retail floorspace requirements the council commissioned RTP to 

provide an updated retail study, the RTP Plymouth Retail and Centres Study (RTP 

RCS) (SR/59), which was published in May 2012. This is an up to date study for the 



Plymouth City Council 

Derriford and Seaton Area Action Plan 
Matters and Issues for Examination 

 

6 

 

purposes of strategic planning and included a new household survey rather than 

relying on older data. It is important to note that the RTP RCS did not seek to start 

again with its retail advice, it sought to update and confirm (or otherwise) the Core 

Strategy policy framework. 

3.2. The main aim of the study was to update retail floorspace figures, most notably 

those in the Cushman and Wakefield 2006 Plymouth Shopping Study (SR/23) on 

which the Core Strategy relied. The RTP RCS also reviewed the vitality and viability 

of existing centres and provided a broad impact test on policy proposals in the Core 

Strategy and adopted and emerging AAPs. 

3.3. The assessment of floorspace needs as set out in Paragraph 5.3 and 5.27 RTP RCS 

follows the approach set out in the PPS4 Good Practice Guide (Section 3) (NO/02) 

and is therefore considered an appropriate assessment of floorspace need.    

3.4. There has been comment as whether this industry standard approach is suitable for 

Plymouth and in particular reference is made to convenience goods floorspace. The 

RTP RCS takes an equilibrium or static approach in respect of future shopping 

patterns and quantitative need, in that it sets out growth in terms of all of Plymouth 

(as you would expect for a city wide study) and plans for the growth in expenditure 
across the city. This is a conservative approach as it underplays the quantitative 

need that maybe arising from existing convenience stores that are overtrading. If 

this overtrading (and undertrading) is taken in its simplest form i.e. the level a store 

is trading above (or below) its benchmark then this could potentially  realise a 

further 4,000 gross in floorspace. However because of the uncertainty regarding the 

use of benchmarks and overtrading (as recognized in the Good Practice Guidance) 

the figures should be treated with caution and therefore the RTP RCS does not 

include them within its quantitative analysis. 

Retail requirement and context: 

3.5. The quantitative retail requirements are set out in Table 5.3 (comparison goods) 

and Table 5.4 (convenience goods) in the RTP RCS (SR/59). These figures are based 

on an assessment of the shopping patterns, future growth in expenditure and taking 

into account draws on the expenditure growth such as commitments. The figures 

are reached through a step by step calculation which is presented in Appendix to 

the RTP RCS as Volume 2.  

3.6. The qualitative requirements are drawn from an assessment of deficiencies in 

provision, assessment of consumer choice and competition, including overtrading 

and an assessment of deprivation. This work is briefly set out in 5.29 -5.42 but does 

draw on earlier work set out in the various Cushman and Wakefield reports 

(SR/23,SR/28 and SR/41 ) 

3.7. Whilst the quantitative assessment provides a city wide assessment of requirements 

as is appropriate for an area of this size and form – the qualitative assessment 

provides more in respect of individual areas needs within the city context.  

3.8. These two assessments are drawn together with an indicative table of floorspace 

requirements for each area set out in Table 6.8 of the RTP RCS. This table 

illustrates the balance of retail provision across the city and builds upon the 
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quantitative, qualitative and impact assessment in RTP RCS as well as the Core 

Strategy, AAP documents and the evidence base to inform the distribution. 

3.9. In particular in the evidence base, p9.34-9.42 & 10.10-10.14 of the 2006 C&W 

Shopping Study (SR/23) set out the rationale for a centre at Derriford. This was 

taken forward into Core Strategy Policy (SO7 and CS07). In brief the strategy at 

Derriford is to create a „heart‟ for the north of Plymouth in a location that best 

serves the residential, service and employment growth in that part of the city. 

Justification: 

3.10. The broad level of floorspace for city is justified within the RTP RCS and out of that 

a distribution strategy, taking into account the preceding evidence base, as 

referenced and described above. The distribution strategy sets out long term 

indicative floorspace levels which could be brought forward at Derriford. The 

starting point for this as acknowledged in paragraph 6.37-6.39 of the RTP RCS was 

the adopted and draft Core Strategy and AAPs allocations toward retail 

development - these are listed in Table 6.2 RTP RCS.  

3.11. The provision which is now shown within the AAP (as amended by the Proposed 

Modifications) was based on a reassessment of floorspace requirements and the 
broad impact assessment undertaken in the RTP RCS. As stated, the starting point 

was previous consultation versions of the AAP which were evidenced by the earlier 

C&W work and in particular, the 2006 Shopping Study (SR/23) and the iterations of 

Proposed New District Shopping Centre reports (SR/28, SR/41, SR/44).  

3.12. The RTP RCS outlined a reduction in the convenience floorspace requirements for 

the city but acknowledged that there was still a qualitative need in the Derriford 

area – thus the overall provision that was tested in terms of broad impact was 

reduced to suitable level whereby the majority of the floorspace would be taken by 

one operator, as opposed to the two operators initially envisaged by the council – 

but still able to compete effectively with out of centre stores (paragraph 6.44-6.48 

RTP RCS). 

3.13. Although the overall level of comparison floorspace had also reduced it was 

considered that there was still a substantial amount to plan for and that Derriford as 

a proposed District centre would be expected to take a share, thus this was not 

reduced for the purpose of testing broad impact (paragraph 6.49 RTP RCS). 

3.14. Having set out potential floorspace requirements (Table 6.4 RTP RCS), it was 

appropriate to test the impact of developing such floorspace on other existing 

centres in Plymouth and in particular the impact on the city centre in relation to 

comparison goods. The impact assessment is set out paragraphs 6.50 – 6.60 RTP 

RCS and its Appendix Volume 3. The impact assessment concluded that if the 

quantum of development allowed for in DS16 by 2016 come forward and no other 

development then the impact on comparison within centres within Plymouth is 

generally between 1% and 10% (Table 6.5). If future growth comes forward of the 

quantum provided for in DS16 then impacts are higher at between 3% and 9% with 

the exception of Estover at 23%. However whilst the latter figure could be 

considered as high, it should be noted that this largely falls on a large superstore 

which is unlikely to be significantly compromised – also the AAP policy makes clear 

that the future growth should only come forward once further impact assessments 
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have been undertaken and with an updated household survey. Outside of Plymouth 

impacts were insignificant as expected of a centre that is aiming to serve the north 

of Plymouth rather that the regional catchment of the city centre. (Table 8 and 

Table 15 RTP RCS Volume 3). 

3.15. In addition to the justification set out in the RTP RCS, it should also be noted that 

the Council as landowner have also undertaken a market assessment of need as set 

out in the masterplan and submitted as Representation dsraap50. This provides 

further justification for scale and form of the proposed centre. 

b) Does the evidence support the spatial distribution of the identified retail 

floorspace across the AAP and is this justified in the city wide context? Is 

the AAP sufficiently flexible in its requirements so as to be effective in 

operation?  

3.16. The AAP proposes retail floorspace in three locations across the AAP – the district 

centre (Proposal DS16), the North West Quadrant site (Proposal DS14 and at 

Seaton Neighbourhood (Proposal DS13).   

3.17. The justification for the district centre is set out in answers to other questions on 

this Matter.  In terms of the new local centres proposed at North West Quadrant 
and Seaton Neighbourhood, these are provided as part of large mixed use 

developments and are based on supporting specific communities.  The Core 

Strategy (LDF/17) sets out in Policy CS01 that all development in the City should 

contribute to the creation of sustainable linked communities, and these Proposals 

aim to ensure that new communities have access to small scale shopping facilities to 

serve day to day needs.  For example: 

 NWQ  - as set out in paragraph 6.17 (b) of the DSAAP, to provide local 

provision for hospital visitors and the proposed new housing development.  It 

should be noted that the first element of this floorspace already has consent as 

part of the permission for the new multi story car park serving the hospital; 

 Seaton Neighbourhood (application submitted) – as set out in paragraph 6.14 (b) 
to provide local provision for the newly created neighbourhood and nearby 

employment uses. 

3.18. The RTP RCS (SR/59) in Table 6.7 comments on these new local centres and in 

Table 6.8 places their floorspace in a the city-wide context as assessed in the Study. 

3.19. The AAP sets out clear targets for floorspace up to 2016 (in Policies DS16, DS14 

and DS13).   Beyond 2016 whilst it suggests broad levels it also links the detail of 

any future growth in retail floorspace to future updates of the Retail and Centres 

Study.  There is therefore flexibility in respect to specific levels, with further 

evidence required to evidence future provision. 

c) What evidence supports the future growth requirements of the AAP? 

3.20. The RTP RCS provides the evidence to support the future growth requirements set 

out in the AAP. The assessment of quantitative and qualitative need as set out in 

paragraphs 5.20-5.45 and Tables 5.3 and 5.4 RTP RCS for the City provides the basis 

for identifying floorspace for Plymouth 2011-2031. 
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3.21. The specific retail growth in the AAP area is evidenced in Paragraphs 6.19-6.63, 

culminating in Table 6.8 which provides floorspace figures for five year periods until 

2031. It is derived from the Plymouth wide figures and indicatively distributed in 

respect of the strategy and proposals set out in the Core Strategy and AAPs and the 

impact assessment.  

3.22. The growth requirements at Derriford take into account those at the City Centre 

and in particular are devised so as not to harm the vitality and viability of the city 

centre by offering competition which puts at risk the City Centre (Table 6.7 RTP 

RCS). The level of growth in the AAP has also been broadly tested in terms of its 

impact RTP RC 6.42-6.51on the city centre which was found to be minimal. 

3.23. It would be unrealistic (and in sustainability terms, undesirable) to expect in a city 

the size of Plymouth that all future retail floorspace should be directed to the city 

centre. After the city centre has been considered and a range of floorspace 

identified, there is still significant requirements for Plymouth (Table 6.8 RTP RCS). In 

order to plan for this in a sustainable way and promote sustainable development to 

support communities it is right and proper that floorspace be directed to existing 

and proposed centres as envisaged in the Plymouth Core Strategy (SO7). 

3.24. Furthermore evidence has been submitted in support of the level development by 

2016 set out in DS16 through Representation dsraap50.  This has demonstrated 

that there is land and market capacity and illustrates where future growth could 

come forward if required. 

3.25. In respect of future growth whilst it is acknowledge that RTP RCS identified further 

floorspace requirements, it also states that beyond five years caution must be 

exercised as market conditions, shopping patterns and ability to deliver could be 

very different. Proposal DS16 takes this forward and recognises the need to be 

cautions and thus has a flexibly policy which is not prescriptive and recognises that 

retail is a dynamic and changing market and a future phases will be subject to further 

testing to justify – this is further by the proposed modifications set out in the 

Statement of Common Ground with British Land/PruPIM. 

d) Is the AAP clear as to when a retail impact assessment may be required? 

Should there be a reference to the need to consider the cumulative 

impact of individual proposals? 

3.26. The DSAAP references the need for a retail impact assessment to be produced with 

any planning application for the district centre (see paragraph 7.14).  This 

requirement is to ensure that an application takes account of the most up to date 

retail information and tests the impact of the details of a scheme such as unit sizes, 

quantum of floorspace and mix of retail uses.  The LPA believes that the approach in 

the AAP is sound, yet believes that the AAP could be improved by inserting the 

requirement for a RIA into the proposal itself, to clarify that an RIA must be 

produced.  It is not considered that it is necessary to reference the need for a 

cumulative analysis as this should be carried out in any case as part of an RIA.  This 

improvement is set out in the Statement of Common Ground with British Land and 

PruPIM. 

3.27. Is the AAP sufficiently clear as to what is intended to go where and when? 

The policy (Ref: AAP DS16) sets out the amount and type of floorspace and when it 
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should be delivered -  i.e. 8,500 sqm net convenience and comparison retail 

floorspace to include a 7,000 sqm gross supermarket (min 2,500 sqm net for food) 

and 3,000 sqm gross of A2-A5/community uses (no timeframe for this is given).  It is 

clear from the Proposal that the initial provision of retail floorspace should take 

place by 2016. 

 

4. District Centre (DS16) 

 

a) Is the submitted approach the most appropriate strategy when 

considered against reasonable alternatives? What reasonable alternatives 

to Proposal DS16 have been considered and discounted? Does the 

reasoning remain valid? 

4.1. Proposal DS16 sets out how the AAP will deliver the key element of Strategic 

Objective 4 – the creation of a new district centre – proposing the form of the new 

centre and its location on the Former Seaton Barracks Parade Ground, with land 

available for expansion to the north and east.  It is fair to say that the question of 

the form and location of the proposed district centre has been at the centre of the 
process of producing the Derriford and Seaton AAP.  This process has involved 

extensive and detailed evidence examining these aspects of the district centre, and 

the Council has been at pains to ensure that evidence has been kept up to date.  

This is shown by the existence of 3 separate iterations of the Cushman and 

Wakefield Report on a Proposed New District Centre (SR/28. SR/41, SR/44) and 

the publication in May 2012 of the Retail and Centres Study (SR/59) which 

specifically addressed the validity of the evidence relating to the district centre's 

form in particular.  The LPA believes that all appropriate alternatives have been 

thoroughly tested and that the reasoning remains valid. 

4.2. It is useful to note that the concept of a district centre at Derriford was first fully 

developed in the Key Changes to the Preferred Options Core Strategy.  This 

consultation version of the Core Strategy was produced in 2006 and was informed 

by the then recently produced Plymouth Shopping Study (2006) (SR/23), produced 

by Cushman and Wakefield.  This Study, and the responses to the Preferred 

Options Core Strategy resulted in the following additions to the Core Strategy: 

 The issue of controlling growth at Derriford in order to maintain the status of 

the City Centre as the prime location for retail investment in the City was 

introduced. 

 The concept of the new Derriford district centre having the potential to play a 

wider role in the north of Plymouth. 

 The focus of the new district centre was shown on the area vision to be to the 

west of the A386, with only a small element of land to the east of the A386 

included in the broad location.  The text of the document made clear that the 

new district centre was to be centred to the west of the A386. 
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4.3. The Core Strategy progressed to Examination in Public in January and February 

2007, and to the adopted Core Strategy. 

4.4. The process of producing the DSAAP has been ongoing since 2008, and the key 

consideration has been to identify the most appropriate location for the district 

centre.  The evidence assembled to answer this question is extensive and robust, 

and has been kept up to date throughout the process.  The most important reports 

in this process were: 

 The Plymouth Shopping Study (2006) (SR/23) 

 The three “Reports on New District Shopping Centre” by Cushman and 

Wakefield (2007 (SR/28), 2009 (SR/41) and 2011 (SR/44)) 

 The Local and District Centres Study by Cushman and Wakefield (2010) (SR/85) 

 The Retail and Centres Study (2012) (SR/59) 

 The Prospects for Plymouth's Priority Economic Sectors Study (2012) SR/57) 

4.5. The reasonable alternatives assessed were: 

 Former Seaton Barracks Parade Ground 

 The Glacis Park site (also known as the South West Water site) 

 The North West Quadrant Site 

 Crownhill Retail Park 

 Plymouth City Airport. 

4.6. The evidence base in relation to these alternatives is summarised in Table 4 (pages 

54-59) of the Sustainability Appraisal (LDF/35).  The justification for the choice of 

the former Seaton Barracks Parade Ground as the LPA‟s preferred location is 
explained in section 3.6.2 of the Appraisal.   

4.7. Particular attention is drawn to the two attributes that have been crucial to the 

LPA‟s assessment of which site to prefer all the way through the AAP process (page 

61). Fundamentally, these relate to: 

 the ability of the site to achieve the quality and nature of outcomes anticipated 

by the Core Strategy, and  

 the deliverability of such a scheme. 

4.8. In essence, the LPA‟s consideration of the alternative sites for the district centre 

have come down to these two crucial considerations, and trying to find the best 

balance between them. This exercise will be summarised in the responses to the 

Inspector‟s questions below. 

4.9. With the exception of the airport site, which in the Council‟s view is clearly in the 

wrong location, all of the other sites have been potentially in the running 

throughout the process.  However, after an extensive process of engagement with 

each of the promoters of these sites and evidence base work, the Council settled on 

the former Seaton Barracks Parade Ground is the best prospect of achieving both 
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the nature and quality of scheme aspired to in the Core Strategy, but also of actually 

delivering such a proposition.  All of the other sites fell short in the context of these 

dual attributes. 

i. What evidence supports the location of the district centre to the east of 

the A386 at Seaton Barracks? Is the AAP justified in such regards? 

4.10. The identification of the former Seaton Barracks Parade Ground as the location for 

the new Derriford District Centre is well evidenced, based on a thorough analysis 

of all other realistic alternative sites, and is justified in terms of the NPPF paragraph 

182. 

4.11. The Core Strategy sets out in Area Vision 9 that a new district centre should be 

created at Derriford, and that it should be located to the west of the A386.  As has 

been set out above, the LPA is satisfied that it is possible for an AAP to alter the 

provisions of the Core Strategy Area Visions.  Again as set out above the proposal 

to locate the district centre on a site to the east of the A386 is based on an 

intensive investigation of the merits of all the alternative sites through a number of 

evidence base reports. 

4.12. The first report to examine the merits of all the alternative sites was the “Report on 
a New District Shopping Centre” by Cushman and Wakefield in 2007 (SR/28).  This 

assessed just the Former Seaton Barracks Parade Ground site, (i.e. without the 

inclusion of Derriford Business Park and the Territorial Army land to the east).  In 

paragraphs 6.2 – 6.5 this report sets out that the Seaton Barracks site is in physical 

terms the easiest site to bring forward for development.  It has a number of 

advantages including an access road in place, frontage onto the Tavistock Road, 

close proximity to existing bus stops and pedestrian crossings, and it has the virtue 

of being a cleared site.  Nevertheless the report raised some questions regarding 

the opportunities for expansion of the site in the longer term and noted that as a 

part of the Plymouth International Medical and Technology Park the factors which 

made it easy to develop might also attract employment development.  Given that 

the landowner (South West Regional Development Agency) at that time wished to 

retain the land for employment development, the Report did not suggest that the 

Seaton Barracks site be taken forward as the location for the district centre. 

4.13. These findings were largely repeated in the subsequent update to the Report on 

New District Shopping Centre, issued in 2009 (SR/41).  In paragraphs 8.5 – 8.9 the 

Seaton Barracks site was again discussed, with the added consideration that the 

adopted Core Strategy now indicated that the district centre should be broadly 

located to the west of the A386.  Again at that time the Report did not suggest that 

the Seaton Barracks site be taken forward as the location for the district centre. 

4.14. The final version of the Report on a New District Shopping Centre was issued in 

2011 (SR/44).  The discussions with stakeholders undertaken as part of the 

production of this report had revealed that SWRDA had relaxed their position and 

were now open to commercial uses on the Seaton Barracks site (5.62 – 5.68).  In 

addition the Report now recognised the potential to expand the district centre over 

time onto the Derriford Business Park and TA land (see Appendix 3 of the Report).  

Two fundamental constraints to the development of the site as the district centre 

had therefore been removed.  This factor, along with the problems of delivery of 



Plymouth City Council 

Derriford and Seaton Area Action Plan 
Matters and Issues for Examination 

 

13 

 

the previously preferred site at Glacis Park, meant that the Report recommended 

that the Seaton Barracks site be considered as the optimum location for the district 

centre. 

4.15. The issue of whether the identification of the Seaton Barracks site for the district 

centre is justified in terms of the loss of employment land is dealt with under 

question 4e below and in the paper dealing with Matter 4. 

4.16. The 2011 Report (SR/44) produced a full analysis of the relative merits of all the 

potential options for the district centre at that time, given the investigations which 

had been carried out, the views of the landowners and other stakeholders, an 

analysis of the LPA aspirations for a district centre and the commercial realities of 

what could be delivered.  It therefore comprises an in depth and detailed analysis of 

all the realistic alternatives for the district centre: 

 The full set of Stakeholder discussions are detailed in Chapter 5 beginning on 
page 34.   

 The concept of the District Centre is detailed in Chapter 6 starting on page 51.   

 The full assessment of site options is set out in Chapter 8 starting on page 78.   

 The assessment of commercial deliverability is set out in Chapter 9 starting on 

page 88. 

4.17. Paragraph 5.77 of the Core Strategy (LDF/17) goes on to set out that the approach 

to retail provision in Derriford is to meet an existing qualitative need (for 

convenience shopping) and to direct some retail investment (particularly 

comparison retail) to an area of the city where growth will take place, thus meeting 

wider sustainability and economic objectives. In order to do this it is important to 

meet the floorspace figures now detailed in the Submission DSAAP.  

4.18. Paragraph 7.9 of the Submission DSAAP sets out the detailed locational advantages 

of the LPA‟s preferred location. Of particular importance are:  

 The central location at the junction of the A386 and William Prance Road. This 
means that access to the site is already provided. The design of the A386 

junction means that only minimal alterations required to the junction to 

accommodate district centre traffic.  

 The site is cleared and ready for development. This is important to operators of 

food stores, as is the prominent position with road frontage along the A386 – 

both elements highlighted by Cushman and Wakefield in paragraph 5.93 of the 

“Report On Proposed New District Shopping Centre 2011” (SR/44) as being of 

key importance to supermarket operators looking to locate in Derriford.  

 Finally, the site has good links to all surrounding employment areas and 
neighbourhoods. It is connected to existing retail and employment areas, and 

proposed housing areas to the west of the A386 by good pedestrian crossings at 

the junction with William Prance Road. It is well related to the Plymouth 

International Medical and Technology Park and there are no major barriers for 

pedestrians accessing the site from the hospital. It is well related to the Seaton 

Neighbourhood proposals which are adjacent to the PIMPT. It is well placed to 
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take advantage of the High Quality Public Transport routes which pass along the 

A386, and in the longer term has potential to incorporate these routes into the 

district centre, further improving accessibility by public transport. 

4.19. With reference to the key tests the LPA used to assess the locations for the district 

centre (see above and section 3.6.2 of the Sustainability Appraisal, the Seaton 

Barracks site is deliverable by 2016 and can deliver the quality and nature of the 

LPA‟s aspirations for the district centre as set out in the Core Strategy: 

 It delivers the district centre as set out in Area Vision AV09. 

 It meets the requirements set out in paragraph 5.75 of the Core Strategy, which 

sets out that the district centre should create a focus for northern Plymouth, 

that it should serve the surrounding existing and planned new neighbourhoods, 

and the people using the major employment, health and education facilities in 

the area. 

 The site is able to deliver the district centre by 2016, and can be expanded to 
provide the major district centre in the future as set out in Proposal DS16. 

ii. To what extent has the NWQ site been considered as a reasonable 

alternative for the district centre? Has the AAP considered adequately 

the 2005 Llewellyn Davies Report which indicated the NWQ as a 

potential site for the district centre? Is the AAP justified in such regards? 

4.20. As set out above the NWQ site has been assessed as a reasonable alternative for 

the district centre through the Cushman and Wakefield Reports on a New District 

Centre in 2007 (SR/28), 2009 (SR/41) and 2011 (SR/44).  The consideration of the 

NWQ site through these reports is summarised in Section 3.6 and particularly as 

site b4 of Table 6 of the Sustainability Appraisal (LDF/35).  It is therefore the LPA's 

view that the AAP is justified in terms of the location of the district centre. 

4.21. The 2005 Llewelyn Davies Report (SR/08) was an important evidence base 

document in that it was prepared at a time when the LPA was beginning to realise 

the potential for radical change in the Derriford area as part of its then emerging 

growth agenda for the city.  It therefore helps to tell the story behind the evolution 

of the AAP.   The commission of the study was limited in its scope in that the 

consultants were asked to consider the area to the east of the A386, and it did not 

address the area to the west, which we now understand to be an integral part of the 

area.  Indeed, to confirm that in 2005 the LPA‟s attention was focused on this 

narrower area can be seen from looking at the diagrams in the then 

Derriford/Seaton/Southway Area Action Plan issues and options paper (LDF/19).  

The key relevance of the Report today is therefore in relation to the context it sets 

for the growth strategy that is now proposed through the AAP.  It has no greater 

relevance than that. 

4.22. In any case, it is an incorrect assertion that the 2005 (SR/08) indicated the NWQ 

site as a potential site for the district centre.  Section 2.1.1v speaks of „a new centre 

for the area located at a strategic position between the Derriford roundabout at the 

Hospital at the nexus of the new local route grid‟.  The NWQ site sits within this 
general location.  However, the Report did not promote a strategy involving a 

district shopping centre in the Derriford area.  Section 3.3.2 anticipates a very 
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modest level of retail floorspace (i.e. 600 sqm) which is of the order of a local 

centre, not a district centre.  For example, the definition of a local centre given in 

the adopted Shopping Centres SPD is: 

“Local Centres include a range of small shops of a local nature, serving a small 

catchment. Typically, local centres might include, amongst other shops, a small 

supermarket, a newsagent, a sub-post office and a pharmacy. Other facilities could 

include a hot-food takeaway and a launderette.” 

4.23. Although this definition doesn't include a floorspace figure, it is hard to imagine how 

a 600 sq m centre could provide a greater range of facilities than those described 

above. 

4.24. Indeed, the section is introduced by referring to „local retail‟ development being 

provided and it goes on to say explicitly „The new high street provides more local 

retail provision, accessible by foot and public transport, of a much finer, permeable 

urban grain.‟ [PCC emphasis].  Furthermore, section 3.3.5 refers to „small scale 

retail development‟.  Indeed, figure 3.3.2 shows clearly that the level of retail 

provision promoted by Llewelyn-Davies was not of the order of a district centre. 

4.25. Indeed, Proposal DS14 of the Submission AAP more closely reflects the level of 
retail provision anticipated on the NWQ site than does Wharfside‟s own 

representations on this AAP and their recent planning application (currently subject 

to a Section 78 Appeal).  Proposal DS14 provides for a local shopping centre of at 

least 820 sqm gross A1-A5 floorspace.  Wharfside has sought over 7,000 sq m gross 

A1-A5 floorspace in their current appeal proposal (with over 4,000 sq m A1).   

4.26. Notwithstanding these points, the Council has very carefully considered the merits 

of the NWQ site as a potential district centre location.  The site has been 

considered in all of the evidence base studies where it has identified and reviewed 

the alternatives.  Table 6 in Section 3.6 of the Sustainability Appraisal (Dec 2012) 

(LDF/35) summarises how each of these reports considered the site.  The evidence 

base reports have always acknowledged that the site does have positive attributes, 

but there have also always been question-marks in relation to its ability to grow, its 

weak frontage to the A386, and issues of deliverability – e.g. in relation to 

accessibility and the site‟s topography.  

4.27. The Council has always aimed to retain an open-mind about the best location for 

the district centre as the AAP process has progressed.  As already mentioned, its 

overriding interest has been to secure a site which achieves its overall visionary 

ambitions for Derriford and which can actually be delivered.  In light of this, once 

the Council became aware that its originally preferred site on the west side of the 

A386 was unlikely to meet these requirements, it opened further discussions with 

the proponents of alternative sites on the east side of the A386, in the context of its 

then submitted planning application.  A meeting took place in March 2010 when 

Wharfside was provided with an opportunity to review its current application 

proposals, which the Council considered unacceptable, and to investigate whether 

they could deliver the nature of scheme being promoted through the AAP process. 

This led to a series of further meetings, including the involvement of Land Securities 

who had separate meetings with the Council.  However, Wharfside chose to 

continue with their then current application unaltered, and Land Securities were 
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unable to satisfy the Council that they could make the site work in relation to the 

AAP aspirations.   

4.28. Given the diminishing likelihood of an acceptable development proposition for a site 

on the west side of the A386 the LPA also maintained an open-mind about the 

second site on the east of the A386 at this time, the former Seaton Barracks Parade 

ground.  In 2010, the Council commissioned consultants Cushman & Wakefield to 

undertake the third of its reports on a new district shopping centre. The report was 

published in January 2011 (SR/44).  Paragraphs. 5.62-5.68 set out the position of the 

then landowner, South West of England Regional Development Agency, in relation 

to this site.  One of the previous obstacles to allocating this site was removed by 

the RDA making the site available for development.   

4.29. The reasons why the Council selected the former Seaton Barracks parade ground 

site over NWQ are summarised in section 3.6.2 of the Sustainability Appraisal.  This 

decision was based entirely on planning grounds, and the reasoning is sound, robust 

and justified. 

4.30. It should be noted that Wharfside have submitted further proposals for the NWQ 

site as part of their submissions in relation to the DSAAP Sustainability Appraisal in 
December 2012.  This is covered in paragraphs 3.31- 3.43 of Wharfside‟s 

representation.  However, these options focus on the retail elements of the district 

centre policy and fail to demonstrate how other key elements of the AAP‟s vision, 

such as provision for community facilities, new homes, new employment floorspace, 

place shaping, and managing transport impacts and needs would be provided for.  

Furthermore, inadequate evidence is provided to support the viability and 

deliverability of the options. 

 Option 1 shows the original submitted masterplan, but overlays the changes to 

the roundabout into a 4 arm junction. This includes a total of 7,826 sq m gross 

Class A floorspace, including food retail of 3,229 sq m gross. 

 Option 2 shows this scheme retail expanded within their boundary, to form a 
phase 1 of a District Centre, including a food store of 7,000m2, principally by 

expanding the size of the food store in block CP2, with additional 112 car spaces 

and servicing a lower level off Campus Lane. It is not clear what other facilities 

or uses are proposed as part of the District Centre, within this scheme. A larger 

supermarket and greater intensity of development will have both strategic and 

local transport impacts, but there is insufficient information to evaluate this. The 

developers would also need to demonstrate that there is no adverse impact on 

the bus journey times or emergency vehicles to the SW trauma centre at 

Derriford Hospital. Further information would also be needed to evaluate the 

impact on the place making principles. 

 Option 3 shows this scheme retail expanded to include two sites to the south, 

on the Ambulance Trust and Eagle One sites, with a further 10,290m2 of retail. . 

It is not clear what other facilities or uses are proposed as part of the District 

Centre, within this scheme. Again a larger supermarket and greater intensity of 
development will have both strategic and local transport impacts, but there is 

insufficient information to evaluate this. The developers would also need to 

demonstrate that there is no adverse impact on the bus journey times or 
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emergency vehicles to the SW trauma centre at Derriford Hospital. Further 

information would also be needed to evaluate the impact on place making, 

particularly in the relationship to topography. 

4.31. The other approach set out in Appendix 5 by Land Securities also indicates a higher 

level of retail provision, alongside a range of other uses, however these are not 

quantified and there is insufficient information to be able to evaluate the impacts, 

particularly strategic or local transport impacts, including on bus journey times or 

emergency vehicles or to determine whether the scheme is viable and deliverable. 

Whilst some design principles are articulated, there is limited information to 

understand how these, or the AAP place making policies have been incorporated 

into the proposals 

iii. To what extent has the Glacis Park site been considered as a reasonable 

alternative for the district centre? Is the AAP justified in such regards? 

4.32. As is clear from the analysis identified in section 3.6 of the Sustainability Appraisal, a 

site on the western side of the A386 was the Council‟s favoured location for the 

district centre until the publication of the first Pre Submission DSAAP (LDF/25) in 

2011.  

4.33. This broad location was set through the Core Strategy.  At the Core Strategy 

Examination, the Inspector was persuaded that, on the basis of the evidence then 

available, a site to the west of the A386 was most likely to meet the LPA‟s 

aspirations for the Derriford district centre.  See paragraphs 3.21 – 3.23 of the 

Inspector‟s Report into the Core Strategy (LDF/18). 

4.34. Much of the evidence for the LPA‟s preference for the west of the A386 is set out 

in the Cushman and Wakefield Reports on a New District Centre in 2007 (SR/28) 

and 2009 (SR/41).  Both of these reports favoured sites to the west of the A386, 

when compared against the other alternatives for the district centre (see paragraph 

6.30 of the 2007 Report and paragraph 10.13 of the 2009 Report. 

4.35. At the time of the Issues and Preferred Options Report into the Derriford and 

Seaton AAP, the LPA considered that both Glacis Park and the Crownhill Retail 

Park had the potential to form the new District Centre (see paragraph 4.41 of the 

Issues and Preferred Options Report and “District Centre Retail Options” on page 

38).  The Issues and Preferred Report suggested that the district centre could 

commence on either the Glacis Park site or the Crownhill Retail Park site and could 

then expand over time either north or south, depending on which site was chosen.    

4.36. It should be noted that the I&PO report and its associated Sustainability Appraisal 

was not proposing sites or solutions to any of the district centre issues, but was 

setting out potential options for the delivery of the district centre and asking for 

views. 

4.37. As part of the continuing work done to bring forward the Submission DSAAP, it 

became increasingly clear that neither the Glacis Park site nor the Crownhill Retail 

Park site were available within the timeframes for the delivery of the Derriford 

district centre.   

4.38. Delivery of a district centre on the Glacis Park site requires the existing South West 

Water operations to be relocated to a new facility at Roborough, and the water 



Plymouth City Council 

Derriford and Seaton Area Action Plan 
Matters and Issues for Examination 

 

18 

 

treatment works infrastructure to be removed.  There is therefore a complex set of 

requirements which need to be followed through before the site can be made 

available for any development.  As part of the work undertaken on the Report on a 

New District Centre 2011 by Cushman and Wakefield (SR/44), the LPA became 

aware that the relocation of the SWW operations did not feature in that 

organisation‟s Business Plan which had recently been submitted and agreed by 

OFWAT.  This meant that no provision was made to relocate the operation before 

2015.  Much of this is discussed in paragraphs 5.12 to 5.34 of the 2011 Report.  In 

addition, it was also clear that the potential developers of the Glacis Park site were 

adamant that they would need to provide a retail development of some 65,000 sq m 

arranged as an out of town retail park, rather than the mixed use district centre 

with a much smaller retail floorspace quantum being pursued by the LPA.  Such a 

development would also have a severe impact on the City Centre as is set out in 

paragraph 10.12 of the 2011 Report. 

4.39. At the same time it also became clear that the Crownhill Retail Park was not 

available for development in the short to medium term.  Although the sites owners 

(Henderson Global Investors) were expressing their support for a district centre on 
the site, the existing leaseholder of the largest unit (B&Q plc) was unwilling to 

relocate, and had 17 years left on their lease.  This raised considerable barriers to 

delivery of the site as set out in paragraphs 8.24 – 8.33 of the 2011 Report (SR/44).  

More recently, Henderson have disposed of the Crownhill Retail Park site and it is 

no longer being promoted for the district centre. 

4.40. The consideration of this alternative for the delivery of the district centre is set out 

in Section 3.6 of the Sustainability Appraisal (LDF/35) and particularly in part 3.6.2.  

In terms of the tests set out in the second paragraph of 3.6.2 and referenced above, 

it was clear that Glacis Park would not meet the requirements of either test. 

iv. To what extent has the Crownhill area been considered as a reasonable 

alternative for the district centre? Is the AAP justified in such regards? 

4.41. There are two areas which could be referred to as Crownhill: the Crownhill Retail 

Park and the Crownhill Local Centre. 

4.42. The Crownhill Retail Park is the area to the south west of the Derriford 

Roundabout, which is currently occupied by a large B&Q unit, and M&S food unit 

and two food outlets.  The area has been considered as an alternative site for the 

district centre, as is set out in section 3.6.2 of the Sustainability Appraisal (LDF/35) 

and above. 

4.43. Although the Crownhill Retail Park has been seen as a strong contender for the 

district centre site, the obstacles to the delivery of the site are such that it was not 

the preferred site.  The landowner who was promoting the site, Henderson Global 

Investors, is no longer backing the site as the location for the district centre and it is 

understood that they have recently disposed of the site.  These considerations are 

set out in detail in the 2011 Report (SR/44) paragraphs 8.24 – 8.33, and section 3.6 

of the Sustainability Appraisal.  In terms of the two tests set out in section 3.6.2 of 

the Sustainability Appraisal, although it is possible that the Crownhill Retail Park 

could potentially have delivered a district centre achieving the quality and nature of 

the outcomes set out in the Core Strategy, it was not a deliverable site. 
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4.44. Crownhill Local Centre is located to the south of the Derriford area along the 

A386.  The local centre itself was a district centre until 2007 when the Core 

Strategy Policy CS07 re-designated it as a Local Centre.  The reasoning behind this 

change was set out in the 2006 Shopping Study by Cushman and Wakefield (SR/23), 

and is summarised in paragraph 5.42 of that report.  In essence, the Shopping Study 

found that Crownhill‟s focus on service and catering outlets, and lack of a significant 

size foodstore acting as an anchor meant that it fulfilled the function of a local 

centre but not a district centre. 

4.45. This position was recently confirmed by the Cushman and Wakefield District and 

Local Centres Study 2010 (SR/85) and the recently adopted Shopping Centres SPD 

(LDF/15). 

4.46. Crownhill Local Centre was not considered as a reasonable alternative site for the 

district centre.  As set out in the District and Local Centres Study, it does not have 

available sites of a sufficient size to accommodate the Core Strategy requirements, 

and is remote from the existing Derriford uses compared to the other alternative 

sites with the exception of the Airport.  It therefore does not meet either of the 

tests set out in paragraph 3.6.2 of the Sustainability Appraisal (LDF/35). 

v. To what extent has the former Airport site been considered as a 

reasonable alternative for the district centre? Is the AAP justified in such 

regards? 

4.47. The future of the airport site was under consideration as part of the Core Strategy 

process throughout 2005, 2006 and 2007.   At the time, the idea of a new airport 

being provided at Sherford was being mooted as an alternative to a new community 

to the east of Plymouth, and so the Plymouth Sustainable Growth Study 2003/2004 

(SR/06) was asked to consider the strategic options that might arise in relation to 

the site. 

4.48. The Study examined the Airport land in the context of the Seaton Valley area, 

including the hospital and large parts of the AAP area.  The study did not conclude 

that the airport would be a potential site for a district centre.  It made the following 

comments regarding the airport: 

 

 “The airport area may be available for development but the availability of the 

site involves a complex interplay of scenarios in the sub-region, not least of 

which is the availability of other sites for a new airport. The owners of the 

airport are lobbying for the allocation of the proposed new settlement site at 
Sherford as a new regional airport” (page 8 of the Study) 

 “In theory the airport site is a moderately sustainable development option and 

should be seen as part of the potential of the wider Derriford and Seaton Valley 

area. The site scores well on issues relating to the previously developed nature 

of the site and a level of development potential which would enable a broad mix 

of uses.” (page 8 of the Study) 

 “The large working population in the area is poorly served by amenities, the 
nearest being at Southway and the Asda superstore at Novorossisk Road. This 
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suggests that there is a potential for a new local centre to complement the 

numerous working and hospital activities.” (page 8 of the Study) 

 “Densification of areas around the hospital, to create a local centre, a better 

more integrated fabric would be advantageous.” (page 8 of the Study) 

 “The success of the option does not hinge on the availability of the airport and it 
is considered that the Seaton Valley area can function well without it‟s 

inclusion.” (page 9 of the Study) 

4.49. The Study did not therefore give any indication that the airport land, even were it 

available for development, was a suitable location for a new district centre.  Indeed, 

in promoting the advantages of a new local centre in Derriford, the Study was clear 

that this should be located nearer the heart of the area close to existing 

employment and health related uses.  The LPA‟s position on the availability of the 

airport land for development today is clear and is set out in Matter 1 Question 12. 

4.50. The Study was also suggesting the potential for development in the Seaton Valley 

area which could create a mixed use hub at Derriford, but suggested a broad area 

for this around the hospital, not at the airport, and suggested that retail provision 

should be for a local centre only. 

4.51. Strategic planning decisions were subsequently made in South Hams and Plymouth 

to confirm the proposal for a new community at Sherford, with further investment 

in Plymouth airport being promoted through the Plymouth Core Strategy (LDF/17) 

(see Policy CS27).  Area Vision 9 (2) and the Area Vision diagram also show the 

airport land staying in airport use, with land for extending the runway safeguarded. 

4.52. Each of the three Cushman & Wakefield reports on the proposed new district 

centre (SR/28, 41, 44) have commented that the airport site is in the wrong location 

for a new district centre, supporting the findings of the Sustainable Growth Study.  

4.53. In the 2007 Report (SR/28) Sutton Harbour holdings set out their position in 

paragraphs 4.17 and 4.18 that they see the future success of the airport as 

absolutely essential, and that they would like a district centre on the southern end 

of the second runway to be considered.  In paragraphs 6.17 to 6.19 Cushman and 

Wakefield comment that the site opportunity is at the northern periphery of the 

Derriford area, and in particular in paragraph 6.18 comment about the limitations of 

the site.  It should be noted that the site for the district centre now being promoted 

by Sutton Harbour is further north than the site assessed by Cushman and 

Wakefield, putting it even further away from the Derriford area than the part of eth 

airport site suggested for development in 2007. 

4.54. In the 2009 Report (SR/41), Cushman and Wakefield were clear that they 

considered the airport land to be too far from the Derriford centre of gravity 

(paragraph 8.1).  This position is repeated in the 2011 Report (SR/44) (paragraph 

8.1) 

4.55. Should the district centre site be identified at the airport, it would remove the 

opportunity to use perhaps the key development intervention being proposed 

through the AAP (the district centre) in a location which would address the 

fragmented heart of Derriford – i.e. the area addressed by the Revised Pre-

Submission AAP.  It would also render at high risk the delivery of any significant 
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change in this location for the foreseeable future.  It would in essence render the 

Core Strategy vision for Derriford undeliverable. 

4.56. In any case, as has already been commented upon in response to Matter 1 Question 

12, the appropriate policy vehicle to determine the future of the airport site is the 

Core Strategy Review, not this AAP.  Until such time as that process is concluded, 

the only outcome consistent with the current Core Strategy is to consider the 

airport site as land allocated for airport use. 

b) What evidence supports the need for the criteria of Proposal DS16 and 

will they be sufficiently flexible so as to be effective in operation?? How 

have the criteria of Proposal DS16 1 b) been identified? Is Proposal DS16 

1 e) necessary? 

4.57. Comments have been received through the consultation process that the criteria 

set out in DS16 are both too restrictive and not restrictive enough. The council 

believes it has struck the right balance, with the policy and the proposed 

modification, between setting a flexible policy that can respond to change, whilst 

protecting the vitality and viability of other centres. The criteria set out in DS16 are 

necessary for a number of reasons and the evidence to support them is set out in 
National policy and locally with the RTP RCS (SR/59).  

4.58. The quantum of growth by 2016 is set at a level identified in the RTP RCS (SR/59). 

The RTP RCS reassessed the overall requirements for additional floorspace across 

Plymouth. The distribution of this floorspace in terms of the adopted and proposed 

policy framework was also considered (RTP RCS Table 6.7) – this made 

recommendation to change the approach on a number of sites, including the 

proposed district centre. In particular the overall level of convenience sought was 

reduced and clarification in respect of the level of comparison floorspace, which had 

been unclear in previous consultation versions of the D&S AAP. The impact 

assessment in RTP RCS tested the revised convenience figure (i.e. 3,500 sqm net by 

2026) and the maximum level of comparison floorspace allowed for in the pre 

submission consultation D&S AAP (i.e. 5,000 sqm net in by 2016and 7,100 sqm net 

in the longer term). This updated the previous C&W evidence (2011 report) which 

had higher convenience (4,900 sqm net) and comparison floorspace (14,000 sqm 

net) to 2026. The reduction in overall floorspace for both convenience and 

comparison is attributed to there no longer being a second supermarket anticipated 

in the longer term.   This is what is considered necessary to deliver a District 

Centre, it has been tested and is also at a level as to not put at risk other centres as 

required in NPPP 2/23. It has also been set at a level that is commercially viable and 

attractive to market as evidenced in Representation dsraap50x (Plymouth City 

Council as landowner).   

4.59. Likewise criteria to limit unit sizes are also included to help protect the city centre.  

A maximum of 500 sqm net (other than the foodstore) has been set in the policy 

and this will be limited to only 3 unit as shown in Representation dsraap50 

(Plymouth City as landowner). The rationale for limiting the size and number of 

units is based on limiting direct competition with the city centre and in particular 

Drake Circus, where average unit sizes are in the order of 700 sqm gross with 

around 15 units are over this size.  British Land/PruPIM have suggested that the 

floorspace threshold should be reduced to 250 sq m gross, although as part of the 
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negotiations on the Statement of Common Ground they have agreed with the LPA, 

they revised that figure to 500 sq m gross.  It is considered that the fashion retailers 

prefer to be located in centres with a larger number of comparators i.e. other 

stores selling similar goods and therefore as the number of units is to be limited at 

the District Centre it is not considered that most fashion retailers other than those 

who already often operate two store approaches in town and cities such as Next, 

would be attracted to the District Centre – this helps to protect the vitality and 

viability of the city centre as a multitude of larger units may attract retailers to leave 

the city centre – this approach was recommended in 6.59 RTP RCS.  

4.60. The policy whilst seeking to provide certainty in respect of development by 2016 is 

more flexible in terms of any future growth of the centre. It recognises that retail is 

a dynamic sector and that requirements are likely to change over the time. 

Therefore the policy and the proposed Modifications seek to outline a potential for 

future growth without prescribing the detail. However, mindful of potential impacts 

the policy also sets out criteria that will protect the vitality and viability of both the 

District Centre and others from future development by requiring any growth to not 

be considered until after 2021 and be supported by an impact assessment. This 
approach is evidenced in the RTP RCS (SR/59) which suggests that there won‟t be 

further growth requirements until 2021 (Table 6.8) and also urges caution when 

using figures from the study post 2021(Paragraph 6.63) 

c) Is the proposed mix of uses in the District Centre justified?  

4.61. The mix of uses set out in DS16 is crucial to the delivery of the place the LPA 

envisages at the Derriford district centre.  As is set out in the DSAAP (paragraph 

7.13) the LPA is keen to avoid a district centre which mirrors the form of existing 

centres at Roborough, Estover or Transit Way – i.e. a supermarket with a small 

number of retail units.  For the Derriford district centre to be a „new heart for the 

north of Plymouth‟ it must have a much wider mix of uses, including residential 

units, community facilities, leisure facilities, employment opportunities and 

restaurant/evening uses.  The aspiration is to create a centre which is a true focus, 

similar to the form of existing centres at Mutley, Plympton and Plymstock, and it is 

considered that the Proposal must set these out in detail in order to provide clarity.  

The justification for this is set out in the Core Strategy and evidenced in the 2009 

(SR/41) and 2011 (SR/44) Cushman and Wakefield Reports, and the Retail and 

Centres Study 2012 (SR/59). 

4.62. The delivery of the proposed mix of uses is driven in the main by the overall 

quantum of A1 floorspace identified (RTP RCS Table 6.8), the need to create a 

balanced and genuine centre (i.e. not another district centre resembling Roborough, 

Estover or Transit Way), and the masterplanning and commercial assessment as set 

out in Representation dsraap50x (Plymouth City Council as landowner). 

d) Will the proposal serve adequately its target users? 

4.63. The role of the District Centre at Derriford is clearly set in SO4 in the AAP i.e. to 

provide a heart to serve the communities in north Plymouth. 

4.64. Its „target‟ users are those living and working in north Plymouth.  In terms of 

residents its main catchment is likely to be zones 5 and 6 and to a lesser extent 
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zones 3,4 and 7 RTP RCS (SR/59) Fig 4.1, Tables 4 and16a in addition to local 

business and those using and working at the hospital.  

4.65. The District Centre will provide a range of services and shopping facilities to meet 

the day to day requirements of its users. The anticipated form of the development is 

identified in Representation Comment dsraap50- PCC as land owner, pg. 15. Its role 

is not to replace city centre shopping, but to claw back from out of centre 

supermarkets and retail parks such as March Mills. Not only will it be a more 

sustainable form of development with less reliance on car borne journeys but also 

will help to address the deficiencies and over trading identified in RTP RCS.  

e) Is the loss of employment land justified? Is this consistent with the 

Council’s economic strategy for the city? 

4.66. Strategic Objective 4 (SO4) is fundamentally derived from the Plymouth Core 

Strategy (LDF/17) and the Local Economic Strategy (SR/24). These establish the role 

of Derriford in the Plymouth growth agenda.  Table 4 on p82 of the AAP helps to 

show the part that the AAP plays in this growth agenda.  Section 3.1 of the 

Sustainability Appraisal, Dec 2012 (LDF/41) summarises the strategic level evidence 

base that was undertaken in relation to the Core Strategy and which justified the 
identification of Derriford as a major growth area. 

4.67. The Prospects for Plymouth‟s Priority Sectors report 2011 (SR/57) includes a 

specific section in relation to the Medical & healthcare sector (5.6), and this is most 

pertinent to PIMTP.  Section 5.6.2 puts the sector in Plymouth into a wider context, 

setting it clearly as an important local and regional growth sector, with the most 

important clusters nationally being located in the Greater South East and the North 

West.  Section 5.6.3 considers the sector in relation to what was anticipated in the 

Plymouth Employment Land Review and affirms that growth has been taking place 

broadly in line with its forecasts.  The positive outlook for the sector is supported 

by survey evidence described in Section 5.6.4, with the key importance of Tamar 

Science Park and Langage being highlighted particularly.  PIMTP is referred to for the 

first time in Section 5.6.6 which seeks to draw some policy conclusions.  Alongside 

Tamar Science Park, it is seen as suitably located to serve projected growth 

requirements in the medical and healthcare sectors.  

4.68. Most recently, as part of the Core Strategy review process which has now 

commenced, an addendum report (SR/82) has been published to consider the 

employment supply and demand issues in relation to the medical and healthcare 

sector (SR/82).  This addendum paper provides more detailed evidence in relation 

to how the medical and healthcare sector is manifested spatially in the city and 

concludes that, although there are important clusters of activity at Derriford and 

the City Centre in particular, the cluster for this sector can be considered to be the 

city as a whole.  It also considers market evidence of demand, and looks at supply 

side issues in greater detail.  In relation to PIMTP the key evidence in the addendum 

report relates to the level of provision that is needed to ensure that it continues to 

play a proactive role in supporting the sector.  The report reveals that: 

 The site still has an important role to play in supporting the sector.   

 The level of land allocated in DS06 is more than adequate to meet the sector‟s 

needs.   



Plymouth City Council 

Derriford and Seaton Area Action Plan 
Matters and Issues for Examination 

 

24 

 

 Demand for employment led development has been weak for several years.   

 The district centre proposal will be complementary to the sector, insofar as  
floorspace located in the District Centre can accommodate sector uses, and the 

presence of the District Centre has the potential to enhance the attractiveness 

and marketability of the location to the sector. This point was also echoed in the 

C&W 2011 Report (SR/44) SWRDA (then owners of the land) clearly saw the 

merits of locating a District Centre on the former Seaton Barracks site, and did 

not consider that such a change in proposed use would undermine the rest of 

PIMTP.  SWRDA were of the view that the employment potential of the former 

Seaton Barracks Parade Ground site could be more than compensated through 

a “more intensive mixed use district centre concept on the land which would 

include a range of employment generating uses.” (paragraph 8.9 of the 2011 

Report). 

4.69. Taken together, these evidence base reports are considered to support the view, 

first promoted through the Core Strategy and then subsequently affirmed through 

the AAP, that PIMTP should be seen not as a pure employment location for single 

use employment units and sheds, but as a place in its own right, with a mix of uses 

encouraged, and with opportunities taken to increase the intensity of development 

on the site.  Furthermore, the allocation of land covered by Proposal DS06 covers 

an area of 26.5 hectares which is broadly consistent even with the figures identified 

in the 2006 Employment Land Review (26.96 hectares).   

4.70. Such an approach is also considered to be consistent with the NPPF.  Of particular 

relevance is paragraph 22 of the NPPF which says that planning policies should avoid 

the long term protection of sites allocated for employment use where there is no 
reasonable prospect of a site being used for that purpose, and which encourages 

regular review of land allocations.   In relation to PIMTP, the evidence supports a 

significant allocation for employment led mixed use development of the level 

provided for in the AAP even though demand has proven very weak and many sites 

lie vacant.  However, the evidence does not support protecting every square inch of 

land on the former Seaton Barracks site for pure employment uses and this has 

never been the intention of LDF policy in Plymouth. 

4.71. See also the LPA‟s responses to questions on Matter 4 in this regard. 

f) Is there conflict between DS09 and DS16?  

4.72. There is no conflict between DS16 and DS09 (Derriford hospital).  The uses are 

complementary.  Hospital users will have the benefit of access to the district centre, 

and potentially complementary business units may locate in the district centre.  

g) What evidence indicates how the proposal will complement rather than 

harm the role of the city centre? 

4.73. The Council are mindful of the need for development in Derriford to complement 

and not harm the city centre. It has therefore strived to create a policy that meets 

the need to create a new heart for north Plymouth whilst protecting the vitality and 

viability the city centre. The council has broadly tested the impact of a phased 

development at the District Centre to confirm that it won‟t unduly impact the city 

centre.  
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4.74. The 2009 (SR/41) and 2011 (SR/44) Cushman and Wakefield Reports set out an 

impact test of the amount of floorspace suggested in those reports as a potential 

form of the district centre.  These tests showed that the amounts of floorspace 

tested would not have a significant adverse impact on the City Centre. 

4.75. The Cushman and Wakefield tests were based on the results of the 2006 Shopping 

Study (SR/23) produced by Cushman and Wakefield, and hence were based on data 

which is now out of date.  The 2012 Retail and Centres Study (SR/59) sets out an up 

to date assessment of retail needs in Plymouth and a new impact assessment of the 

floorspace which now forms the proposals in the DSAAP.  The floorspace figures 

tested were based on the Cushman and Wakefield Studies but also had refined 

these figures based on an understanding of the form the district centre would need 

to take in order to be deliverable.   

4.76. The Retail and Centres Study therefore tested the retail floorspace of the initial 

district centre in terms of its impact on the City Centre and other district centres, 

and also tested the impact of the potential maximum amount of retail floorspace 

which could form the expansion to the district centre.  These tests were conducted 

so that they tested the impact of the district centre only (the „solus impact‟ and the 
impact cumulatively with other retail developments in the City. The impact evidence 

indicates that the proposed floorspace won‟t significantly harm the city centre (Ref: 

2012 RTP RCS 6.42-6.51 (SR/59)). 

4.77. The LPA has also set in policy a limit on the size of units to reduce the risk of 

retailers moving from the city centre to the District Centre. Also the form of  the 

district centre in terms of both size and number of units is unlikely to generate 

sufficient critical mass for many of the existing and potential future retailers in the 

city centre and in particular those in fashion. Those that may locate to the District 

Centre are operators that are likely to operate two store approaches e.g. Boots 

(Ref: Representation British Land) as happens in many locations, notably Exeter and 

Truro.  

4.78. The policy is also clearly a supermarket rather than comparison led scheme as 

evidenced by the higher proportion of the overall floorspace in the 2016 

development that is identified for this use.  

4.79. Also of note is the overall scale of development proposed - comparison floorspace 

turnover in the District Centre is nowhere near the level of the city centre or even 

Marsh Mills out of centre retail parks.  The district centre turnover is expected to 

be £30m by 2026 (not taking into account a future expansion), whereas the City 

Centre turnover is expected to be £905m and Marsh Mills is expected to be £223m 

(Ref:2012 RTP RCS Vol 3 Table 1 & 2). 

h) How will the District Centre be phased and is this deliverable? What 

evidence supports the AAP in terms of scheme viability? 

4.80. The DSAAP does not phase the district centre.  It is the aim of the AAP Proposal 

DS16 that the district centre envisaged to be created by 2016 should be able to 

stand alone as a quality centre in its own right, and this would help achieve the new 

heart for the north of Plymouth.  However, it is also important to the delivery of 

the AAP vision to „future-proof‟ the AAP.  This will ensure that the district centre 

can be expanded over time to a major centre, and Proposal DS16 seeks to provide 



Plymouth City Council 

Derriford and Seaton Area Action Plan 
Matters and Issues for Examination 

 

26 

 

for this, but only to the extent that the direction and opportunity for future growth 

is clearly shown, along with the tests which need to be met before that growth can 

take place.  The site area shown on the Proposals Map for Proposal DS16 therefore 

covers both the area of the district centre and the land for future growth. 

4.81. The Council has commenced the process of procuring a partner to deliver the 

district centre.  This process is set out in a Briefing Report setting out a decision 

taken by the Portfolio Holder on 5th March 2013, and which sets out a broad 

timetable to deliver the district centre (attached as Appendix 1 to this Statement). 

4.82. This report indicates that the Council will commence tendering for a development 

partner in April 2013 using a process of competitive dialogue.  This process will 

enable the City Council to select a development partner through a process which 

will include evolving a masterplan and a path to the delivery of the district centre.  

Commencing this process in 2013 will enable delivery of the district centre by 2016.  

Although this is clearly a challenging timetable, this demonstrates that the Council is 

committed to delivering the district centre by 2016 and is taking positive action to 

achieve this.  

4.83. There is a clear requirement for the planning application for the district centre to 
put in place a masterplan – see Proposal DS01 of the DSAAP.  This masterplan will 

need to respond to the framework set out in Proposal DS16, but in particular will 

need to show how and when the components of the district centre which create 

the mixed use heart for the north of Plymouth will be put in place – for example by 

detailing when the employment, community uses and new homes will be delivered 

as well as the core retail elements.  This approach is emphasised in paragraph 7.18 

of the DSAAP which sets out which policies and proposals the masterplan should 

have regard to and the key issues it must address. 

4.84. It is notable that the City Council as landowner has already submitted a draft 

masterplan to the Examination as part of its representation on the Revised Pre-

Submission DSAAP (dsraap50 - Plymouth City Council as landowner).  This 

masterplan does not go into the detail required by a planning application, but does 

demonstrate the deliverability of a district centre proposal on the former Seaton 

Barracks Parade Ground, of a form which meets the aspirations set out in the AAP.  

Within this masterplan, attention is drawn particularly to paragraph 3.6, which sets 

out the range of experts who have worked on the masterplan, paragraph 3.9 which 

sets out the key considerations addressed in the masterplan and paragraph 3.11 

which sets out the steps undertaken to ensure the deliverability of the masterplan.  

In particular, bullet point one sets out that soft market testing has been undertaken 

to ascertain that there is operator demand for the units envisaged by the 

masterplan.  It is also useful to look at paragraph 3.12 to see the factors which 

contribute to the commercial attractiveness of the masterplan. 

4.85. It should also be noted that in their representations on the Revised Pre Submission 

DSAAP, both Sainsbury and Morrisons have indicated that they are keen to develop 

a supermarket of the size envisaged in the AAP in Derriford. 

4.86. The LPA‟s evidence of the viability of the former Seaton Barracks Parade Ground as 

a site for the district centre is set out in the Derriford Financial Appraisal, (Feb 

2013) (SR/83) and its addendum report (SR/83a), which assesses Proposal DS16 in 
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paragraphs 44 and 45.  This report shows that the Proposal DS16 is viable in most 

of the scenarios examined.   

4.87. The LPA has also looked into the opportunities for expansion of the district centre 

in the future.  The two areas earmarked for expansion are the Territorial Army land 

to the east, and Derriford Business Park to the north.  The Territorial Army are 

known to be seeking to relocate (see paragraph 5.66 of the 2011 Report (SR/44), 

and the Derriford Business Park is in the ownership of the City Council.   The units 

on the Business Park are generally on short leases with some vacant.  The units are 

low density and generally not fit for modern business needs, and as is shown by the 

City Council‟s masterplan, it is possible to link the Business Park to the district 

centre.  Three units are on long leases but these are not in locations needed to 

achieve good links to the district centre.  It can therefore be seen that the Derriford 

Business Park is available as a location for expansion, its units are not high quality 

employment provision, and in any case it may be that the future expansion of the 

district centre may include further amounts of employment floorspace if needed. 

i) Does Paragraph 7.15 acknowledge adequately the primary role of the 

proposed food store?  

4.88. The primary role of the foodstore is made clear in many places in the Delivering 

Shops and Services Chapter – for example in paragraph 7.12 which refers to the 

district centre being anchored by a major foodstore.  It should be noted that 

paragraph 7.15 refers to the future growth of the district centre at a time when the 

district centres itself – i.e. the form of development planned to be delivered by 2016 

– is in place.  Therefore, the paragraph refers to a time when the foodstore has 

been built and the district centre is operating, and sets out the ways in which the 

LPA sees the district centre potentially expanding. 

4.89. It should further be noted that in the Statement of Common Ground agreed 

between the LPA and British Land/PruPIM, some minor changes to the text have 

been suggested which will clarify this question. 

j) Is the approach to parking provision reasonable and sufficiently flexible 

so as to be effective? 

4.90. The Local Highways Authority (LHA)  considers the approach to parking provision 

justified and sufficiently flexible for the following reasons: 

 Local parking standards have been set in line with NPPF paragraph 39; these are 

set out in Section 8 of Development Guidelines SPD (LDF/11) and include 

standards  for cycle parking, motorcycle parking and disabled parking.   

 Paragraph 8.3.3 (LDF/11) sets out flexibilities that can be applied to the car 

parking standards. 

 As set out in NPPF paragraph 39 the Authority considers accessibility of each 

site by public transport as a factor when determining the parking allocation for 

each site and has a policy for reducing the maximum amount of parking allowed 

based on that accessibility.  Section 8.6 sets out the methodology for calculating 

and applying the reductions to the maximum levels.  The management of the 
supply of parking in this way encourages sustainable travel. 
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 The sharing or dual use of parking spaces will be encouraged where demands for 

different uses are complementary in this way e.g. offices and places of worship. 

 

4.91. It is acknowledged that the level of parking is a significant factor in relation to the 

viability of commercial development and the LHA would therefore work with the 
developers to find a level of parking provision that is acceptable to both parties.  

4.92. The sharing or dual use of parking spaces will be encouraged where demands for 

different uses are complementary in this way e.g. offices and places of worship, it is 

anticipated that much of the parking in the District Centre will be shared due to the 

nature of the development. 

4.93. The Council has been implementing the High Quality Public Transport network that 

is described in Plymouth‟s Local Transport Plan 2 (SR/12) section 3.5 and in the 

adopted Core Strategy (LDF/17) Strategic Objective 14. The Derriford and Seaton 

area is currently served by two high quality high frequency Park and Ride sites, The 

George in the North and Milehouse in the South which between them have a total 

of over 1400 parking spaces .  Both of these sites have capacity to accommodate 

new users.  The current journey time by bus to Derriford from The George is 4 

mins and from Milehouse is 10 mins.  In the future the new community at Sherford 

will provide a third Park and Ride facility serving this area with 1,000 parking spaces 

at the outset and potential to expand to 2,000 in the longer term.    These sites are 

also considered as part of the parking supply for the Derriford and Seaton area and 

as such it considered that the parking provision is adequate. 

k) Does DS 16 make adequate provision for wildlife corridors and 

enhancements? 

4.94. Although policy DS16 doesn‟t specifically reference green corridors other policies 

including DS04 specifies how all the proposals within this area will need to be 

developed.  This includes having regard to ensuring green links are delivered 

through sites and into adjacent green spaces. 

4.95. The accompanying text to DS16 also highlights that due to the location of the 

District Centre there are options to enable elements of the Park to be brought into 

the centre (page 58).  It also makes reference to important tree belts and links with 

Bircham Valley (pg. 61).  This provides examples of how the District Centre will be 

able to provide adequate provision for wildlife corridors and enhancements.  The 

detailed design of these features will be dealt with at the planning application stage.  

l) What is the relevance of Coleridge Farm (see submissions)? 

4.96. Coleridge Farm ruins are located within an area of greenspace that provides a 

transitional area between the development  of Seaton neighbourhood and Derriford 

Community Park  There are a number of mature trees, and areas of wetland and 

scrub around the site which makes the site ecological important.  Due to its 

ecological value it will remain as a green corridor that links the proposed 

community park into the heart of the residential area. 

4.97. The detailed design of how the housing will be developed around the site of 

Coleridge Farm and how the greenspace will be enhanced will be determined 
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through the planning application process and will be informed by detailed ecological 

surveys. 
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Appendix 1 – Briefing Report on Derriford Procurement Process 



Briefing Report 
 
1.0       Introduction 
   
1.1 In September 2011 the City Council and the South West Regional Development 
Agency (SWRDA) entered into the only RDA/local authority multi-site transfer in 
England ahead of the closure of the RDA network in 2012.  The transfer included 
Plymouth Medical & Technology Park (PIMTP) at Derriford, as well as Royal William 
Yard and other commercial property assets in Plymouth. The intention was that the 
Council would apply its established expertise to manage the major regeneration projects 
on these sites, to create new jobs and to stimulate the local economy.  
 
1.2 The Derriford area is a major growth point for the City as identified in the Local 
Economic Strategy and is expected to accommodate 8,000 new jobs (about 30% of the 
City’s overall target by 2026) and nearly 3,000 new homes (about 10% of the City’s 
overall target) by 2026. It will also be the location for significant new infrastructure that 
will improve north-south and east-west highway routes across the City and provide high 
quality public transport initiatives that will provide faster links to and from the City 
Centre.      
 
1.3 A new commercial district centre is also planned at Derriford as a new heart for 
northern Plymouth. This centre will need to be on a scale that will compete with 
existing district centres but will be constrained in relation to the size or range of shops 
so as to safeguard the role of the City Centre, as the sub-region’s primary shopping 
centre. 
 
1.4 This aspiration was set out in the City’s adopted Local Development Framework 
(2007) and in the draft Area Action Plan (AAP) documents for the Derriford and Seaton 
areas, which culminated in the draft AAP submitted to the Secretary of State in 
December 2012. 
 
1.5 The Council as landowner made representations to the Local Planning Authority 
in August 2012, expressing support for a new district centre on part of the PIMTP site 
adjoining Future Inn. In addition the Council as landowner has continued and has now 
completed master-planning work for a new district centre that had originally been 
commenced by SWRDA, in respect of this site. 
  
1.6 Whilst the proposed site was originally intended for development for 
healthcare/medical and high-technology employment uses, both SWRDA and latterly the 
Council took the view that a new district centre here would support employment uses 
on the remainder of PIMTP, would attract new investment to the Derriford area, and 
could also contribute to the provision of new infrastructure that would enable 
economic and housing growth. In other words, it would support the City’s growth 
agenda and the aspirations in the AAP. 

 
 



1.7 Peter Brett Associates undertook master-planning work on behalf of the 
Council, once the PIMTP site was in Council’s ownership in September 2011. Following 
the guidance in the draft AAP the consultants drafted a range of spatial solutions to 
incorporate a major foodstore, high street shops, restaurants, library, health centre, 
residential units and other facilities that would be needed in a major district centre to 
serve northern Plymouth. 
 
1.8 The aim was to achieve a development that would be commercially-viable and 
deliverable, would not compete for business with the City Centre, and could grow in 
future years, again provided it would not damage the retail draw of the City Centre.  
 
1.9 The preferred development option resulting from the master-planning work 
comprises the following main elements for the district centre scheme to be 
implemented by 2016 (all floor areas gross internal): 
  
 Foodstore      79,000 sq ft   
 
 “High Street” retail shops     52,000 sq ft 
 (Largest shop units 3 x 7,500 sq ft) 
  
 Catering units         8,000 sq ft 
 
 Student flats (No.)      50 
 
 Retirement Flats (No.)     36 
 
 Library/Community space      11,000 sq ft 
 
 Health Centre         6,500 sq ft  
 
 Hotel/pub/restaurant      52,000 sq ft 
 
 Residential  - Flats (No.)     39 
 
 Residential – Houses (No.)               68 
 
 Car parking (various locations) (No. of spaces)          580 
 
1.10   A financial appraisal for the above development solution was undertaken on behalf 
of the Council by Savills Chartered Surveyors, and Ward Williams Associates, cost 
consultants. Their conclusion was that the project would be commercially-viable and 
deliverable.  
 
1.11 There are other major sites in the Derriford area that have been put forward by 
other parties as suitable alternative locations for the new district centre, notably the 
SWW water works site, the North West Quadrant site adjoining Derriford Hospital, 



and the Plymouth Airport site. The AAP process considered all of the above sites but 
concluded that the proposed site adjoining Future Inn would be the most suitable and 
deliverable. The Airport site, when its closure was accepted by the Council in 2011, was 
removed from the AAP area due to its strategic importance to the City as a whole. Its 
future will be considered as part of the review of the LDF Core Strategy, to be known 
as the Plymouth Plan. 
 
1.12 An independent examination will be held in March 2013 to consider whether the 
draft Derriford & Seaton AAP is sound and therefore can be adopted. At the 
examination, the Council as landowner will support the district centre Proposal DS16 
on the land adjoining Future Inn, and will oppose the other sites being put forward.  
 
1.13 The result of the AAP Inquiry is unlikely to be known until August 2013, 
however, and since delivery of the district centre scheme is sought by 2016, and to 
defend the scheme as landowner it would now be prudent to make progress with its 
delivery and to commence the process of selecting a suitable development partner that 
could review and refine the project, identify appropriate occupiers for the commercial 
facilities, and, subject to planning permission being granted, implement development 
works that are compliant with Proposal DS16. 
 
2.0 Procurement of a Development Partner 
 
2.1  The Council as landowner will wish to promote the selection of a development 
partner and development scheme for the site which will be compliant with planning 
policies for the area, in particular Proposal DS16 for a new district centre. 
 
2.2 Crucially, the City Centre must retain retail primacy and must not be threatened 
by competition from the Derriford centre - Derriford must complement the City 
Centre. In addition, all Derriford projects must play their part in delivering the 
necessary infrastructure and community facilities that are needed to serve the projects 
themselves and also the wider needs of the area. 
     
2.3 These provisions in DS16 can be summarised as follows: 
 
A new district centre to create a new heart for Derriford – the centre must offer a 
scale of retailing and community facilities that will compete with other district centres, 
but not the City Centre. 
 
Consequently, its high street shops must not be of a size and configuration that would 
divert retailers from seeking representation in the City Centre. Therefore, apart from 
the proposed major foodstore, no retail unit should exceed 500 sq m of sales space. 
 
The district centre should be developed by 2016, therefore the Council will need step-
in rights to ensure that progress is maintained at a pace that will, if possible, achieve the 
target completion date, and will ensure that the site cannot simply be acquired by a 
developer but then land-banked. 



    
The district centre should be expandable in future years, if and when retail capacity 
allows, and again any expansion must not detract from the primacy of the City Centre. 
In the long term, the district centre could conceivably grow on to adjoining land to the 
east and north, which is currently occupied by other users. The agreement with the 
selected development partner should allow for future co-operation to assemble the 
sites needed for future expansion. 
 
2.4 For the above reasons, this is not a simple land disposal that the Council can 
effect and then leave to the purchaser to implement any development project for which 
planning permission can be obtained – possibly on appeal. A simple land disposal cannot 
control the form of development that is crucial in this case. The proposed planning 
policy is quite clear that this development must create a sense of place and be based on 
a high street. It must not be an out-of-town retail park. A legal structure will be 
required that will allow the Council as landowner to control the type and pace of 
development, and its possible future expansion. 
 
2.5 Public authorities that require control of development in these circumstances 
are bound by the public procurement rules. Any property disposal that is made on this 
basis should be carried out in accordance with EU procurement procedures that ensure 
complete fairness to all prospective developers. 
 
2.6 There are two possible routes: restricted procedure, when the required 
development outcome can be defined at the outset, and competitive dialogue, which 
allows the development solution to be defined through discussion with suitably-qualified, 
experienced, and resourced developers. In order to achieve the required amount of 
control of the form and pace of development, and to meet the provisions of DS16, the 
latter route is applicable in this case. 
 
2.7 Competitive dialogue is the procedure currently under way for the proposed 
disposal of the Civic Centre, again, where there is no defined outcome, but there are a 
series of constraints and timescale requirements that must be met by the eventual 
purchaser, who must be an experienced and well-resourced developer in order to be 
able to implement (in that case) the refurbishment project. 
 
2.8 Authorisation is therefore requested to commence a competitive dialogue 
procedure for the selection of a preferred development partner for the proposed 
Derriford District Centre, adjoining Future Inn. A Project team will need to be 
assembled comprising Council staff and external commercial surveyors and lawyers. A 
further report will be submitted to Cabinet at the conclusion of the procurement 
process to decide whether or not to enter into contractual arrangements with the 
selected developer. 
 
 
 
 



 
3.0 Financial Issues 
 
3.1 The estimated cost of the competitive dialogue procedure is £300,000. 
 
3.2 This expenditure is proposed to be met from the Council’s Investment Fund, the 
exact nature of the financing will be dependent on the timing of the procurement costs 
and the accountancy treatment. 
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REPORT OF ACTION TAKEN UNDER DELEGATED AUTHORITY BY AN 
INDIVIDUAL CABINET MEMBER 

Executive Decision Reference Number – F13 12/13  

 

Decision 

1 Title of decision: Procurement of Development Partner for Derriford District Centre. 

 

2 Decision maker (Cabinet Member): Councillor Mark Lowry - Cabinet Member for 
Finance. 

 

3 Report author and contact details:  David James, Head of Strategic Development Projects, 
email: david.james2@plymouth.gov.uk telephone 01752 304571 

 

4 Decision to be taken:  
(a) to authorise a formal OJEU procurement process by competitive dialogue to select a 

development partner for the proposed Derriford District Centre project, and  

 
(b) to authorise coverage of all the procurement cost of c. £300,000 being met from the 

Council’s Investment Fund. 

5 Reasons for decision: 

To select a suitable development partner to implement the district centre scheme by 2016, in 
order to meet local shopping need and deliver the vision and objectives for Derriford, as set 
out in the Adopted Core Strategy and draft Derriford & Seaton Area Action Plan (AAP).  

6 Alternative options considered and rejected: 
The Council could take no action to promote the development of the district centre until the 
Derriford & Seaton AAP has been considered by public inquiry and has been adopted, which 
is anticipated by August 2013. 
 
The Council could also decide to dispose of the land by competitive tender to the highest 
bidder which would be a less expensive and more rapid process, but would not give the  
level of control required to ensure that the scheme is developed as a high street with shops 
that will be on a scale that reflects planning priorities for the area and does not compete with 
the primacy of the City Centre as the City’s primary retail centre. 
 

7 Financial implications: 

The Council-owned site for the proposed district centre extends to 4.82 Hectares (11.9 acres) 
immediately to the north and east of Future Inn, William Prance Road. Future growth, if 
approved, will require additional land to the north and east of this again, some of which is in 
Council ownership.   



 

 

Implementing the procurement of a development partner will require a Project Team drawn 
from Council staff with relevant expertise, supported by a firm of external lawyers, and a firm 
of commercial surveyors. The fees and costs of the procurement is anticipated to amount to 
approximately £300,000.  

The development of Derriford into a district centre and the associated growth of this area of 
the city will generate c.900 jobs in the medium term, a significant contribution to the overall 
projected 8,000 jobs across the whole of Derriford’s planned growth. The value of the land 
will, over the long term be realised in support of the jobs and growth of this area of the City.  

It is therefore wholly appropriate that the Council’s Investment fund is used to prime this 
investment. It is therefore proposed that the Investment Fund be used to fund these 
procurement costs on the basis of the number of jobs this development will unlock and on the 
basis that these funds will be returned to the Investment fund when the capital value can be 
realised.  

This expenditure is therefore proposed to be met from the Council’s Investment Fund, the 
exact nature of the financing will be dependent on the timing of the procurement costs and the 
accountancy treatment. 

 

8 Is the decision a Key Decision? Yes                          (Key decisions are normally made by 
the Cabinet) 

No                          ü  

9 Please specify how this decision 
is linked to the policy 
framework and/or budget: 

 The Corporate Plan states that the Council’s overall 
strategic approach will help it to deliver its shared vision 
and priorities to deliver growth, raise aspirations, reduce 
inequalities and provide value for communities.  The work 
of the Place Directorate is intimately tied to delivering 
the City’s vision with key areas of immediate priority, 
including: 

A The development of the City Centre and Derriford 
centre 

A Bringing in the investment that supports high growth 
businesses and business start-ups 

A Improving connectivity – digital and physical. 

The development of a new district centre at Derriford is 
a key project supported by the current Corporate Plan. 

10 Is the decision urgent?   (If yes, ensure that the Chair of the 
Overview and Scrutiny Management 
Board signs the report at section 11a 
and section 11b is completed after the 
sign off codes in Section 17 are 
completed) 

No ü (If no, go to section 12) 

 



 

 

 

11a Signature  

 

Date  

 

Print 
Name 

 

11b Reason for urgency: 

 

Consultation 

12 Are any other Cabinet 
members affected by the 
decision? 

  (If yes, go to sections 13 and 14) 

No  (If no, go to section 15) 

13 Which other Cabinet member 
is affected by the decision? 

 

14 Please confirm that you have 
consulted this Cabinet member 

 (No is not an option) 

 

15 Has any Cabinet member 
declared a conflict of interest? 

  Need a note of dispensation granted by 
the Council’s Monitoring Officer 

 No  

16 Which Corporate Management 
Team member has been 
consulted? 

 

Name 

and 

title 

Anthony Payne, Director for Place 
 
Adam Broome, Director for Corporate 
Services 

17 Please include the sign off 
codes from the relevant 
departments consulted: 

Democratic Support 
(mandatory) 

DSO74 12/13 

Finance (mandatory) CDR/ 

PlaceF 

EDC 1213 

003/ 

26.02.2013 

Legal (mandatory) Leg 

16948/ALT 

Human Resources  

Assets  



 

 

IT  

Procurement NS/SPU/DD/316/03
13 

Other Information 

18 Is the decision in accordance 
with an Equalities Impact 
Assessment? 

Yes  An EIP was carried out as part of the 
Derriford & Seaton AAP  

  

 Briefing report 

19 Is the briefing report attached?  Yes  (No is not an option) 

 List (and include a hyper link to) 
published work/information used to 
prepare the report. 

Derriford & Seaton Submitted Draft Area Action Plan – 
December 2012 

http://www.plymouth.gov.uk/homepage/environmentandpl
anning/planning/planningpolicy/ldf/aaps/ldfderrifordseatona
ap/derrifordseatonaapsubmitted.htm 
 

Council representations as landowner (in the name of 
consultant John Baker – Peter Brett Associates) to the 
Derriford & Seaton revised Pre-Submission Consultation 
Area Action Plan – August 2012  
http://plymouth.consult.limehouse.co.uk/portal/planning/ld
f/derriford/derriford_seaton_revised_pre-
submission_2012 

 

 Do you need to include any 
confidential/exempt information?   

No 

 Exemption Paragraph Number 

1 2 3 4 5 6 7 

Confidential/exempt briefing report title        

Background Papers 

20 Please list all background papers relevant to the decision in the table below. 

Background papers are unpublished works, relied on to a material extent in preparing the 
report, which disclose facts or matters on which the report or an important part of the work is 
based.  A folder or a file should not be cited as a background paper, though individual items 
within the folder or file may be.  If some/all of the information is confidential, you must indicate 
why it is not for publication by virtue of Part 1of Schedule 12A of the Local Government Act 
1972 by ticking the relevant box.   



 

 

Title Part I Part II Exemption Paragraph Number 

1 2 3 4 5 6 7 

Financial and commercial 
reports to the Council from 
Savills Surveyors and Ward 
Williams Associates  

 

      x       x     

 

 

         

   

 
       

Cabinet Member Signature 

21 I agree the decision and confirm that it is not contrary to the Council’s policy and budget 
framework, City Strategy, Corporate Plan and Medium Term Financial Plan. 

Signature Councillor Lowry Date of 
decision 

05.03.2013 

 

Print Name  

 

 


