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Matter 4 

Is the approach of the AAP towards the delivery of jobs and services robust and 
supported by an adequate and up to date evidence base? Will the AAP be 

effective in implementation? 

 

1. How has Strategic Objective 2 been derived and is the approach justified 

adequately with due regard to reasonable alternatives? Is the evidence 

base robust? 

 

1.1 Strategic Objective 2 (SO2) 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 3.1of 

the Sustainability Appraisal, Dec 2012 (LSF/35) 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. 

1.2 Derriford is a key part of the Core Strategy vision.  Along with the Waterfront 
areas it is part of the bi-nodal approach to development and economic growth 

in the City. This approach is set out in the Core Strategy (See Chapter 2 Key 

Strategy Diagram, Chapter 6, Strategic Objective 6 (particularly 6 (5)) and 

Policy CS04). 

1.3 This approach is also consistent with the Local Economic Strategy (SR/24) 

which recommends a bi-nodal approach, comprising the City Centre and 

Derriford, to fully maximise the economic potential of the City. To raise 

economic performance and deliver jobs, these „key centres‟ require high quality, 

flexible business space, appropriate industrial and employment land, a high 

quality and diverse housing offer, as well as other service and amenity 

requirements – all fully embodied by SO2. 

1.4 SO2 reflects the aims of the Core Strategy, implicitly reaffirming the importance 

of Derriford for economic growth, for the medical and healthcare sector and its 

role in the wider city vision. 

1.5 SO2 (3) implicitly seeks to ensure that development in Derriford meets the 

Core Strategy Sustainable Linked Communities agenda (CS01) and contributes 

to the creation of a new sustainable urban centre (AV09). 

1.6 This approach reflects the Core Strategy evidence base and was tested through 

the Core Strategy sustainability appraisal (LDF/35). The reasonable alternatives 

to SO2 are set out in Table 3 and Section 3.4 of the DSAAP Sustainability 

Appraisal Dec 2012.   At a strategic level, the reasonable alternatives a1-a4 

were tested in relation to the Core Strategy.  Alternatives b1 – b5, relating to 

range and quantum of employment, were appraised as part of the AAP process. 
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2. Does the AAP take a suitable and balanced approach to the provision of 

employment land, affordable housing and other forms of development?  

2.1 The AAP plans positively for significant growth at Derriford.  The approach is 

fully consistent with the objectives of the NPPF (ND/07), for example, building a 

strong, competitive economy (NPPF paragraphs 18 to 22),  ensuring the vitality 

of town centres (NPPF paragraphs 23 to 27),  promoting sustainable transport 

(NPPF paragraphs 29 to 41),  delivering a wide choice of high quality homes 

(NPPF paragraphs 47 to 55),  requiring good design (NPPF paragraphs 56 to 

68), and  conserving and enhancing the natural environment (NPPF paragraphs 

109 to 125). 

 

2.2 It sets out a diverse and flexible mix of development which will provide 

significant numbers of new jobs, nearly 3,000 new homes, a new District Centre 

and a range of supporting services including a new school and new local centres. 

 

2.3 The AAP aims to provide a new urban centre which will provide a focus for a 

part of the City which already had regionally significant healthcare and 
employment facilities, is on a major transport route, but at present has poor 

sustainability characteristics. 

 

2.4 The AAP has been informed by an extensive evidence base which has guided its 

principles for promoting a mixed and balanced community.  See particularly 

response to Matter 2 Question 1, which highlights the key evidence in relation 

to the nature and potential of the Plan area. 

 

2.5 SO2 part 3 implicitly aims to emphasise this balance and requirement to create 

a new sustainable community reflecting the aspirations of Core Strategy SO1 

and CS01. 

 

3. What evidence supports the approach of the AAP (Proposal DSO6) 

towards the Plymouth International Medical and Technology Park 

(PIMTP)?  

3.1 The reasonable alternatives tested and justification for the specific employment 

provisions of the AAP are summarised in the Sustainability Appraisal, Dec 2012 

(LDF/35).  See the commentary on Alternatives b1-b5 and Table 4, starting on 

page 35 and ending on page 46.  The employment related evidence base is 

summarised below although also of relevance to this question is that relating to 

the need for a new heart for the north of Plymouth and for the District Centre 

– this evidence is summarised elsewhere in relation to other Matters. 

 

3.2 The Plymouth Sustainable Growth Study 2003/04 (SR/06) includes evidence in 

relation to the nature and opportunity of PIMTP as part of the growth agenda 

for Plymouth.  In Section 8 of the Stage One report (p8) it makes the following 

observation: „There is now an opportunity to reconsider certain elements of 

the International Business Park for a more mixed use form of development. 

This would, however, need to be done in the context of the need to retain 
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strategic employment sites and the potential loss of “pure” employment land. 

On the grounds of sustainability it would be logical to consider a wider mix of 

uses in order to encourage a reduction in the need to travel. At present the 

site scores moderately in terms of sustainability with key strengths based on the 

fact that the site avoids open countryside and provides the potential to link to 

other areas of development potential.‟ This view of the PIMPTP site is also 

reflected in the Sustainability Assessment found 4 pages later in the report.  

These recommendations were manifested in the Core Strategy Area Vision 

Diagram for Derriford, which showed the site of PIMTP as „employment-led 

mixed use development‟, a categorisation that has been carried forward to the 

AAP. 

 

3.3 The Employment Land Review 2006 (SR/66) was an analysis of supply and 

demand for floorspace throughout the city, based upon forecasts of economic 

growth, sector by sector.   Its spatial analysis included grouping identified need 

into four categories of location – City Centre, Waterfront, Business Park 

(which included PlMTP and Tamar Science Park), A38 locations and other city 
wide locations.  PIMTP was identified as a commitment, with 26.96 hectares 

identified and with a recommendation for retaining the site (see Table 9.4).  

This evidence formed part of the background to the Core Strategy policies in 

relation to PIMTP which include: 

 Its identification substantially as an employment led mixed use development 

opportunity in the Area Vision Diagram, although at the western end the 

broad location of the proposed District Centre is shown as overlapping into 

the site. 

 Policy CS04, which includes provisions to safeguard and support proposals 

to extend the strategic employment opportunities at PIMTP and Tamar 

Science Park 

 Para. 6.18 which makes it clear that the proposed quantums and nature of 

employment provision will be determined through the AAPs, with an 

emphasis on the need to support the medical and healthcare sector. 

 Para. 6.21 which identified the Employment Land Review as providing an 
initial part of the re-assessment of employment land needs that will take 

place through the AAP process.  

3.4 The Derriford Development Framework Evidence Report, 2009 (SR/35) 

describes the area within which PIMTP sits as an area with scope for 

intensification (fig 48 on p51). 

 

3.5 The Derriford Masterplan Framework 2009 (SR/37) devotes Section 3.1.3 to 

PIMTP.  It takes on the findings of SR/35 and proposes a mixed use solution, 

whilst maintaining a marketing profile for the site as an international 

employment centre.   

 

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

specific section in relation to the medical and healthcare sector (5.6), and this is 

most pertinent to PIMTP.  Section 5.6.2 puts the sector in Plymouth into a 
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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.  Section 5.6.5 describes the key spatial characteristics 

relevant to the sector, emphasising particularly the importance of transport 

infrastructure and the Forder Valley Link Road.  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. The report notes 

that „SWRDA are disposing of the site as part of the wind down of the agency. 

Consideration should be given to the maintaining the site in public ownership 

for medical sector to reinforce the B1 employment use in the emerging 

Derriford AAP.‟ 
 

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

commenced, an addendum report 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 as well as supply side issues in greater detail.  In relation to PIMTP the 

key evidence relates to 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; 

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

 The District Centre proposal will be complementary to the sector, and even 
provide additional opportunities for the sector through its retail and 

employment floors pace. This point was also echoed in the C&W 2011 

Report (SR/41), 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.” 

(para 8.9 of the 2011 Report). 
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3.8 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 simply constructing sheds for future inward investors, but as a place 

in its own right, with a mix of uses encouraged and 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).   

 

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

particular relevance is para. 22 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 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.   

 

a) Is the role of the PIMTP undermined by the proposed District Centre?  

3.10 The AAP highlights the strategic importance of the PIMTP for employment and 

its role in helping the South West capitalise on its growing reputation as a 

centre of medical excellence. It provides for B1 and B2 employment uses, with a 

focus on the health/medical sector. It is acknowledged that the site could play a 

secondary role in supporting the city‟s growth agenda through the provision of 

necessary community infrastructure. Furthermore, the Core Strategy (LDF/17) 

specifically provides for and encourages mixed use development on the site (see 

page 69) to enhance its role as a key economic centre providing high quality, 

flexible business space, appropriate industrial and employment land, a high 

quality and diverse housing offer, as well as other service and amenity 

requirements (Local Economic Strategy, SR/24).  

 

3.11 The role of PIMPT is not undermined by the proposed District Centre.  Indeed, 

as highlighted in the addendum report to the Prospects for Plymouth‟s Priority 

Sectors report (SR/82), it will play a complementary role. The District Centre 

format (providing 8,000 sq m for commercial uses) will be complimentary to 

the medical and healthcare sectors floorspace requirements as the evidence 

suggests that not all businesses in this sector require serviced plots in a business 

park layout. Some services are likely to prefer a District Centre location given 

pedestrian footfall and ease of access and parking provision. Therefore, the 

commercial floorspace within the District Centre should be considered an 

appropriate element of the land supply for the medical and healthcare sector 

and has the potential to enhance the marketability of PIMTP to encourage both 

indigenous and inward investment in this sector.      
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3.12 The Core Strategy sets out the land requirements for employment land in the 

City over the plan period, the key objectives regarding the Northern Corridor, 

and that it is the role of the AAPs to interpret and implement CS04 in distinct 

parts of the City. 

 

3.13 The DSAAP interprets CS04 by specifically allocating 26.5ha of land at the 

PIMPT, which includes land already developed for employment uses plus vacant 

sites expected to deliver 40,000 sq. m of new employment floor space.   It 

safeguards the employment opportunity and is therefore consistent with the 

Core Strategy. 

 

3.14 The addendum report to the Prospects for Plymouth‟s Priority Sectors report 

(SR/82) suggests that based on employment growth forecasts from Oxford 

Economics, there is sufficient land at sites in the Derriford area alone to 

accommodate projected growth in the medical and healthcare sector, although 

in reality not all of this additional space will be required in the northern cluster 

given the profile of this sector and the dispersed nature of businesses across the 
city.    

 

3.15 In the Cushman and Wakefield 2011 Report, 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.” (para 

8.9 of the 2011 Report). 

 

3.16 The fact the SWRDA and the LPA supported the development of Future Inns 

on a prominent corner plot of the Seaton Barracks site demonstrates that there 

has always been a flexible view about allowing uses which are complementary to 

the wider purpose of the site. 

 

b) Does DSO6 enable an appropriate employment mix throughout the 

PIMTP?  

 

3.17 DS06 allows a wide range of employment generating uses, including B1 and B2 

uses, C1 and C2 uses allowing medical facilities which would complement the 

hospital, Tamar Science Park and other uses such as a primary school and some 

residential.   

 

3.18 The proposal aims to meet the aims of the Core Strategy and evidence base 

(LDF/17)) which sets out a mix of uses on PIMTP. This will enhance its role as a 

key economic centre providing high quality, flexible business space, appropriate 

industrial and employment land, a high quality and diverse housing offer, as well 

as other service and amenity requirements (Local Economic Strategy, SR/24). 

Ultimately, this will provide a more attractive business environment to 
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encourage inward and indigenous investment. This is critical given the steady 

decline in in inward investment enquiries in the medical and healthcare sector 

between 2002 and 2012 (addendum report to the Prospects for Plymouth‟s 

Priority Sectors report (SR/82)).  

 

3.19 As set out above, the role of PIMTP has broadened away from purely medical 

and technology businesses, to include others such as Hellerman Tyton, the 

PDSA and Land Registry.  DS06 aims to consolidate and safeguard the area for 

future employment growth with sufficient flexibility to meet demand for firms 

to locate in the Northern Corridor. 

 

3.20 Appendix 1 provides a plan of PIMTP that identifies vacant plots of land and 

sites with opportunity for intensification of use to achieve new commercial 

development. 

 

c) What evidence indicates the deliverability of DSO6? What evidence 

supports the proposal with regard to highway capacity, the impact on the 
Strategic Route Network and the Manadon junction? Is there sufficient 

clarity within the AAP in relation to the phasing of development with 

regard to the needs of transport infrastructure?  

 

Deliverability of DS06 

 

3.21 The recently published Financial Appraisal and Viability report (SR/83), 

considers the viability of the AAP‟s employment/commercial-led schemes 

including PIMTP (DS06).  The evidence suggests a lack of viability of office 

development in Plymouth in the current market.  The report states in par.27 

that „given current market conditions, the Council is therefore not anticipating 

that the delivery of these proposals will take place through speculative 

development (although it is possible that external funding such as regional grant 

could be brought forward to secure viability)‟. However, it goes on to say that 

„…the Council believes it is important for the AAP to maintain a positive policy 

framework which supports the sector. The Council will continue to monitor 

the viability of offices. When the market recovers, the Council anticipates that 

speculative office development could take place‟.  

 

3.22 This reflects both the flexible approach that the Council takes to planning 

obligations to support the viability of employment development – a key 

component of the city‟s ambitious growth agenda (see SR/24) – and the long-

term strategic vision of the AAP which transcends fluctuations in the business 

cycle. On the former, through the Council‟s Market Recovery Scheme for 

example, it has not sought planning obligations for infrastructure contributions 

in a number of cases. 
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Highway capacity, impact on SRN and Manadon junction 

 

3.23 The Local Highways Authority (LHA) recognises that the congestion which is 

currently experienced on the A386 corridor during peak travel times is the 

result of the existing capacity being insufficient at a small number of key 

junctions.   

 

3.24 An analysis of the future traffic demands has been carried out using Paramics 

microsimulation modelling software to test the future capacity of the highway 

network. The tests included the proposed infrastructure improvements. The 

results are summarised in section 5 of SR/62 and reported in full in appendix A.  

The results demonstrate the need to make infrastructure improvements to 

support the AAP due to the existing level of use, the need to accommodate 

new trips and the need to provide priority for sustainable travel.  

 

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

 

3.26  The Derriford Transport Strategy (SR/62) provides the evidence for the 

existing and future capacity of the transport infrastructure and scope to 

improve the infrastructure that will enable the proposed development to come 

forward. 

 

3.27 The LHA has rejected the „predict and provide‟ approach by instead using 

Derriford‟s proximity to existing good public transport to progress a more 

sustainable method of managing trips to and from the Derriford area such that 

it is in line with Plymouth‟s Third Local Transport Plan (SR/45) and NPPF core 

planning principles to make fullest possible use of public transport , walking and 

cycling. 

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

The LHA has developed feasibility designs to demonstrate the deliverability of 

the major infrastructure proposals set out within Proposal DS18.  These have 

informed the Derriford Delivery Framework and its Background Paper on 

Financial Appraisal and Viability (SR/63, SR/83). These are not final designs, at 

this stage they are indicative as option testing, appraisal and community 

engagement have not yet taken place. 

 

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

improvements for the whole of the northern corridor between Belliver 

roundabout in the North and the City Centre in the South.  The development 

and testing of more detailed options for infrastructure proposals is integral to 

this work.  The infrastructure specific to the Plan will be tested alongside the 

infrastructure required to support growth on other parts of the Northern 

Corridor which are beyond the scope of the Plan.  

 

3.30 The infrastructure improvements set out in Proposal DS18 principally deliver 

the public transport reliability improvements which are aimed at encouraging 

and enabling bus use.  However Forder Valley Link Road and Forder Valley 
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Road widening will provide connectivity benefits for all users of the network in 

addition to bus service reliability through provision of the bus priority 

measures.  This will enable drivers to travel to or from the East of the city 

without travelling as far along the Strategic Road Network (SRN) and through 

Manadon juntion.  

 

3.31 The traffic modelling indicates that the delivery of Forder Valley Link Road will 

reduce queuing at Manadon junction (Doc 62: appendix A section 8.3) by 

providing an alternative route from the East to the Derriford area.  The 

modelling results for the SRN are shown in the following tables for ease of 

reference. 

 

Table 1- Modelled Journey Time Increases Along A38 between 2015 and 

Completion of all Plan proposals 

 AM peak hour 

increase in average 

journey time (s) 

PM peak hour 

increase in average 

journey time (s) 

A38 Eastbound Manadon junction to 

Forder Valley roundabout 

0 0 

A38 Westbound Forder Valley 

roundabout to Manadon junction 

0 25 

 

Table 2 – Modelled Queue Length Increases at A38 Junctions between 2015 and 

Completion of all Plan proposals 

 AM peak hour increase in average 

queue length 

PM peak hour increase in average 

queue length 

Length (m) Equivalent 

number of cars 

Length (m) Equivalent 

number of cars 

Manadon 

junction A38 

Westbound 

approach 

125 20.8 25 4.2 

Forder Valley 

roundabout 

A38 Eastbound 

approach 

30 5 20 3.3 

 

3.32 These results indicate that whilst there will be an impact on the SRN once all of 

the proposals in the Plan have been delivered only the increased queuing on 

Manadon junction in the AM peak hours will be of concern. 
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3.33 The traffic modelling considered the impact of all of the DS AAP proposals 

upon the transport network, it will be for the developers of each site to 

undertake tests which demonstrate the impacts of their specific proposals. 

 

3.34 The LHA has already been working with the Highways Agency to improve the 

operation of Manadon junction and have upgraded the traffic signal controller to 

a system which is reactive and able to deal with high flow scenarios.  Since the 

installation of this system the operation of the junction has improved 

considerably although still experiences queuing during peak travel periods. 

 

3.35 Since the implementation of this improvement to Manadon junction the 

Highways Agency has carried out an assessment of the queuing at the junction 

which shows maximum queue length in the morning peak period reaching 23 

vehicles or approximately 138m (assuming 6m per vehicle).  The modelled 

average maximum queue length in the committed base model shown in SR/62 

(appendix A, table 3.4) is 255m (42.5 cars).  Both of these queues are shorter 

than the minimum length of the slip road which is 365m (for lane 2). 
 

3.36 In February 2013 the Department for Transport issued a consultation 

document entitled Consultation on The Strategic Road Network and the 

Delivery of Sustainable Development which indicates the likely changes to HA 

policy to fit better with NPPF. These changes place more emphasis on the HA‟s 

role as “a delivery partner for growth and as development enabler” and “the 

removal of protectionist and /or negative statements that may be seen as a 

block on development”. This likely change of emphasis for the HA coupled with 

the proposed infrastructure improvements and travel behaviour change 

measures represent a manageable situation in terms of impact on the trunk 

road. 

 

Clarity regarding phasing and transport infrastructure. 

 

3.37 The Derriford and Seaton Area Action Plan Delivery Framework (SR/63) sets 

out both the phasing of the development and the infrastructure in section 2. 

Additional information has been presented in the Derriford Delivery 

Framework: Background Document – Financial appraisal and Viability of the 

Framework (SR/83) where paragraph 10 explains the changes to the phasing of 

Forder Valley Link Road that have occurred since the publication of SR/63.  The 

timing for delivery had changed to take account of – 

 The slowed rate of development on Plymouth‟s Eastern Corridor – the 
Sherford AAP (South Hams - adopted Aug 2007) planned for 1750 new 

dwellings to have been completed by the end of 2012, of which zero new 

dwellings have been completed.  Other development at Langage and North 

Plymstock has also been delayed 

 The changes to funding availability and the emerging Devolved Major 

Schemes process.  Improvements at Derriford junction provide a more 

immediate impact on improving the reliability of bus services and managing 

the existing congestion problems on the A386.  Therefore these 
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improvements have been prioritised for delivery above Forder Valley Link 

Road. 

 The increased cost of the scheme.   This is described in paragraph 10 of the 

Derriford Delivery Framework Background Paper: Financial and Viability 

Appraisal of the Framework (SR/83) 

 The disruption that would be caused to the transport networks of delivering 

more than one scheme at a time; the delivery of FVLR had been 

programmed at the same time as the delivery of Derriford junction 

improvement. 

 

3.38 The relationships between the development proposals and the infrastructure 

requirements are described in SR/62 section 13.  This shows that the delivery of 

the entirety of Proposal DS06 is dependent on the delivery of a number of 

major infrastructure improvements.  This relationship has been assumed by 

analysing the likely distribution of the traffic from the proposals. 

 

Clarity regarding phasing and transport infrastructure. 

 

3.39 The Derriford and Seaton Area Action Plan Delivery Framework (SR/63) sets 

out both the phasing of the development and the infrastructure in section 2. 

Additional information has been presented in Derriford Delivery Framework: 

Background Document – Financial appraisal and Viability of the Framework 

(SR/83) where paragraph 10 explains the changes to the phasing of Forder 

Valley Link Road that have occurred since the publication of SR/63.   
3.40 The relationships between the development proposals and the infrastructure 

requirements are described in SR/62 section 13.  This shows that the delivery of 

the entirety of Proposal DS06 is dependent on the delivery of a number of 

major infrastructure improvements.  This relationship has been assumed by 

analysing the likely distribution of the traffic from the proposals. 

 

d) Should the Western Morning News premises be addressed specifically 

and flexibly?  

 

3.41 The WMN building is an existing office building which is functionally part of the 

PIMTP although it pre-dates the identification of the PIMTP as an office park.  

 

3.42 The comments made in representation are noted, and it is agreed that non 

employment uses can assist with enhancing the attraction of the PIMPT by 

providing a range of uses and services which would be available to occupiers.  

This range of facilities can then assist in encouraging inward investment.  

However, it is not considered that there are any compelling reasons to take this 

approach to the WMN building, as the DS06 is not excessively prescriptive and 

already allows for a mix of uses.  There is no evidence to show that a more 

flexible approach to the building would be of strategic importance to the role of 

PIMTP. 
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3.43 The AAP proposes a range of uses which would be available to the occupiers of 

the PIMTP as part of DS16, which is adjacent to the WMN building.  If a change 

of use of the WMN building is sought in the future, there is sufficient policy 

guidance in the Core Strategy, DSAAP and NPPF to enable decisions to be 

made taking account of all relevant factors. 

 

4. Is the approach of the AAP towards the Tamar Science Park justified 

adequately by the evidence base? Will it be effective in implementation? 

How will the provisions of the AAP be enabled? 

 

4.1 As set out in the Derriford and Seaton AAP, Tamar Science Park currently 

provides18,580 sq m of business floorspace and accommodates more than 80 

knowledge-based businesses; its contribution to the local economy is 

considered to be important as it is one of the UK‟s fastest growing science 

parks and provides a unique offer combining science, industry and education 

services (page 34-35 of the Derriford and Seaton AAP). 

 
4.2 As a strategic employment site, AAP proposal DS07 sets out that developments 

at Tamar Science Park should: „provide for an additional 25,000 sq m gross of 

B1 employment floorspace as well as associated educational uses and non-

residential institutions (D1).  This will be supported by the delivery of a range of 

business support infrastructure in line with an overall agreed masterplan (as set 

out on page 35)‟. 

 

4.3 The provision of further commercial floorspace and business support 

infrastructure at Tamar Science Park will strengthen the role of providing for 

science, industry and education services as well as providing a gateway for new 

enterprises in the city and this approach is consistent with Core Strategy Policy 

CS04 and Area Vision 9 (LDF/17). 

 

4.4 Policy CS04 (LDF/17) sets out the future employment provision for the 

northern corridor and specifically states: „The Council will support a step-

change in the performance of Plymouth‟s economy through: 

…Northern Corridor 

4. Safeguarding and supporting proposals to extend the strategic employment 

opportunities at Plymouth International Medical and Technology Park and 

Tamar Science Park, and to improve linkages between Derriford and the 

City Centre. 

5. Supporting proposals for new commercial development in the Derriford 

area to the extent that it is complementary to the primary role of the City 

Centre as a regional hub, such that the Derriford area is enabled to become 

Plymouth‟s secondary office location.  Proposals should contribute to the 

delivery of high quality public transport links between Derriford and the City 

Centre.‟ 
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4.5 Area Vision 9 – Derriford and Seaton within the Core Strategy (LDF/17), 

defines the long term aspiration for this area of the city which is: „To create a 

thriving, sustainable, mixed-use new urban centre at the heart of the north of 

Plymouth, which is well connected to surrounding communities and to the High 

Quality Public Transport network‟. 

 

4.6 The Area Vision also sets out that the Council‟s objectives to deliver this vision 

are: 

„2. To play a major supporting role in the sub-region‟s long term economic, 

further education and transport infrastructure (including an improved 

Plymouth Airport)‟. 

 

4.7 The Area Vision within the Derriford and Seaton Area Action Plan (p.11) is 

consistent with Core Strategy Area Vision 9 (LDF/17).  This Area Vision is 

supported through the AAP by six Strategic Objectives, of particular relevance 

is Strategic Objective 2: Delivering Jobs and Services (AAP page 30). 

 
4.8 Proposal DS07 supports the aspirations set out in Strategic Objective 2 and 

supports the bi-nodal concept identified in Plymouth‟s Local Economic Strategy 

2006-21 (2006) (SR/24).  In addition, the proposal supports the delivery of new 

jobs and services in a way that is complementary to the growth of the City 

Centre as set out in SR/57; this document also emphasises the role of Tamar 

Science Park in supporting growth of the city‟s priority sector medical and 

healthcare. 

 

4.9 More recently, according to the addendum to the report Prospects for 

Plymouth‟s Priority Economic Sectors (SR/82), TSP has continued to 

successfully incubate and grow a number of medical technology and biotech 

related companies (see page 21 for company list), representing a substantial 

cluster of organisations with common areas of interest. Business case studies in 

the report show that the close proximity to Derriford Hospital, the 

opportunity for knowledge spillovers, and the quality of the built environment, 

have all been significant factors in attracting businesses to TSP.    

 

4.10 As per 3c above, given the weakness in wider macroeconomic conditions, there 

is a lack of viability for office development – in the current market. However, 

the AAP takes a positive, flexible and strategic approach to support 

employment development in the long-term, reflecting the city‟s ambitious 

growth agenda (see LDF/17 and SR/24). SR/83 states that „The Council will 

continue to monitor the viability of offices. When the market recovers, the 

Council anticipates that speculative office development could take place‟.   

 

4.11 Proposal DS07 Tamar Science Park has also been informed by Document SR/35 

(in particular, page 31), SR/37 (in particular, part 3) and LDF/41, (in particular, 

section 3.4 and Table 4 (b2)). 

 

4.12 In terms of delivery, Proposal DS07 has been informed by Document SR/63; 
this document was prepared in consultation with ongoing engagement with 
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stakeholders at Tamar Science Park and provides information on the potential 

delivery mechanism, indicative costs, funding methods, land assembly, phasing 

issues and potential risks to deliverability. 

 

5. Is the approach of the AAP towards the Crownhill Retail Park justified 

adequately by the evidence base? Will it be effective in implementation? 

How will the provisions of the AAP be enabled? 

5.1 As set out in the Derriford and Seaton AAP, Crownhill Retail Park currently 

has the characteristics of an out of town centre; it is occupied by a range of 

retail units, including a significant bulky goods warehouse and has a large area of 

surface level car parking (page 36 of the Derriford and Seaton AAP). 

 

5.2 Proposal DS08 Crownhill Retail Park has been informed by Core Documents 

SR/37 (in particular, part 3), SR/28, SR/38, SR/41, SR44, SR/63, SR/85, and 

LDF/41 (in particular, section 3.6 and Table 6 (b3)). 

 

5.3 As set out in LDF/41, Crownhill Retail Park has been previously considered as a 
potential alternative for the new district centre and an explanation of the extent 

to which this site has been considered as a reasonable alternative to the district 

centre is set out in the Council‟s response to Matter 3, question 4a (iv).  

 

5.4 SR/63 sets out the delivery strategy for the AAP and provides the latest 

intelligence on how and when sites in Derriford, including DS08 Crownhill 

Retail Park will be delivered and provides information on the potential delivery 

mechanism, indicative costs, funding methods, land assembly, phasing issues and 

potential risks to deliverability. 

 

6. Is the approach of the AAP towards Derriford Hospital justified 

adequately by the evidence base? Will it be effective in implementation? 

How will the provisions of the AAP be enabled? 

6.1 Proposal DS09 and SR/63 were prepared in consultation with the NHS through 

ongoing stakeholder engagement.  Core Documents SR/08 (in particular, 

sections1.3.2, 2.2.2, 3.3, 3.6.3, 3.7.2), SR35 (in particular 2.5-2.6), SR37 (in 

particular, section 2.6 regarding Plymouth Hospitals Trust), SR/83 also informed 

Proposal DS09. 

 

6.2 The NHS is a significant player in Plymouth with Derriford Hospital a central 

component of the medical and healthcare sector in the city. The city‟s LES 

(SR/24) states that the presence of Derriford Hospital along with other 

organisations located in the area (TSP, PIMTP) have „transformed the area into 

a high quality business and services hub with obvious potential for further 

growth and development‟.    

 

6.3 DS09 supports the role of Derriford as a regionally important healthcare facility 

and seeks to strengthen this by „enabling the provision of additional facilities and 

supporting environmental improvement‟. It ensures the site is predominantly 
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used for healthcare activities and provides in the region of 20,000 sq m gross 

floorspace. 

 

6.4 SR/83 suggests there is „sufficient employment land at sites in Derriford area 

alone to accommodate projected growth in the medical and healthcare sector‟. 

It is also anticipated that many smaller healthcare practices will look to fill 

vacant space within existing local or district centres – some may choose to 

locate within the new District Centre proposed for Derriford, given the 

proximity of the hospital and complementary nature of surrounding businesses.    

 

6.5 The report also includes an analysis which suggests property investors consider 

the healthcare sector as relatively stable in the short and medium term. This is 

due to factors including ageing population, increased life expectancy and ability 

to secure long leases from perspective tenants. It has also been suggested that 

there will be opportunities for private providers to partner with the NHS 

Foundation Trusts, with public sector land potentially attractive to investors in 

the short-term. This positive outlook is fully anticipated in the AAP which 
enables the provision of additional facilities and supporting environmental 

improvements. 

 

6.6 SR/63 sets out the delivery strategy for the AAP and provides the latest 

intelligence on how and when sites in Derriford, including DS09 Derriford 

Hospital will be delivered and provides information on the potential delivery 

mechanism, indicative costs, funding methods, land assembly, phasing issues and 

potential risks to deliverability. 

 

7. Is the approach of the AAP towards the University College of St Mark 

and St John justified adequately by the evidence base? Will it be effective 

in implementation? How will the provisions of the AAP be enabled? 

7.1 Proposal DS10 University College of St Mark and St John (Marjon) within the 

AAP has been informed by the following Core Documents LDF/17, SR/35, 

SR/37, SR/63 and ongoing engagement with stakeholders at Marjon. 

 

7.2 As set out in SR/37, Marjon provides further education and is an important 

resource for the City.  Proposal DS10 provides continued use of this site for 

further education and assists Marjon with its plans for future development.  The 

approach within the AAP will help to deliver education improvements in 

accordance with Strategic Objective 9 and Policy CS14 within the Core Strategy 

(LDF/17). 

 

7.3 SR/63 has been informed by ongoing engagement with stakeholders at Marjon 

and provides information on the potential delivery mechanism, indicative costs, 

funding methods, land assembly, phasing issues and potential risks to 

deliverability. 
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8. Is the approach of the AAP towards the Christian Mill Business Park 

justified adequately by the evidence base? Will it be effective in 

implementation? How will the provisions of the AAP be enabled? 

 

8.1 Policy DS11 Christian Mill Business Park has been informed by the following 

Core Documents LDF/17, LDF/41, SR/63 and SR/65. 

 

8.2 Christian Mill Business Park‟s role as a strategic local employment provider is 

enhanced and safeguarded within the AAP in accordance with Policy CS04 in 

the Core Strategy (LDF/17).  As set out in the AAP (page 41), Policy DS11 

supports the implementation of a planning consent that was granted in 2009. 

 

8.3 SR/63 has been informed by ongoing stakeholder engagement with the 

landowners of Christian Mill Business Park and provides information on the 

potential delivery mechanism, indicative costs, funding methods, land assembly, 

phasing issues and potential risks to deliverability.   
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Appendix 1 – Plan of PIMTP that identifies vacant plots of land and sites with opportunity 

for intensification of use 




