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Matter 6 

Will the Plan be effective in its implementation?  How will adequate and 
necessary infrastructure, including transport, recreation and environmental 

enhancements, be secured in a timely fashion?  How will the Plan be monitored 

and are there robust contingency provisions? 

 

  Infrastructure, Communications and the Environment 

1. How has Strategic Objective 5 been derived? How will the objectives be 

delivered by the AAP with due regard to Proposals DS17, 18 and 19? 

How will identified transport infrastructure be funded and delivered?  

 

How has SO5 been derived? 

1.1 Strategic Objective 5 has been derived by considering  the following evidence – 

 Current access and transport arrangements in the Derriford area presented 

in section 4 of the Derriford Transport Strategy (SR/62)  

 the type and form of new developments proposed in the Plan 

 the vision and objectives for transport in Plymouth as set out in chapter 3 of 
Plymouth‟s Third Local Transport Plan (SR/45) 

 Strategic Objective 14 and Policies CS27 and CS28 the adopted Core 

Strategy (LDF/17) 

 

1.2 All of this evidence and guidance within NPPF (paragraphs 29 – 41) indicated 

that adopting a „Predict and Provide‟ approach in the Derriford area would only 

exacerbate existing issues of congestion, permeability and severance and would 

potentially create new air quality and noise problems.  
 

1.3 The Local Highways Authority (LHA) recognises the role the A386 has in the 

economy of the city so the densification of the Derriford area presents a 

challenge to ensure the route can still fulfil its function as a main route through 

the city connecting the rural hinterland to the North with the Strategic Route 

Network and the rest of Plymouth as well as being a local distributor road. 

 

How will the objectives be delivered by the AAP with due regard to Proposals DS17, 18 

and 19? 

 

1.4 The infrastructure improvements set out in DS18 and DS19 will directly deliver 

both the required changes to the transport network so that non-car modes are 

prioritised and the increased permeability required by SO5.  The final paragraph 

of DS18 makes explicit reference to maximising the opportunities for 

pedestrians and cyclists through the design of any changes to the transport 
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network.   These measures should directly increase the attractiveness of 

sustainable travel to encourage modal shift away from car use. 

 

1.5 DS17 has been included to put strong emphasis on the need to encourage, 

enable and in some instances compel increased travel by sustainable modes.  As 

recognised by NPPF paragraph 36 travel planning is a key tool to achieving this 

aspiration and the LHA has determined through a study of potential travel 

planning measures (SR/40) that there are significant gains to be made by 

undertaking high intensity travel planning activities in the Derriford area.  It is 

also recognised by LHA (SR/63 table 1) that the travel patterns of existing 

business, service providers and residents is car dominated and the benefits of 
the improved infrastructure could be further increased by undertaking travel 

planning activities with existing users. 

 

1.6 Maintaining the function of the A386 is achieved through management of 

demands placed upon that route.  This is delivered through DS17, DS18 and 

DS19, together they provide –  

 

 An alternative route to the Derriford Area through Forder Valley Link 
Road 

 Physical improvements to the transport network that will encourage and 

enable the use of non-car modes to/from and around the Derriford area 

 Limits to the amount of car parking in the area for some uses such as to 
dissuade travel by car for commuting trips (LDF/11 section 8) 

 Professional support for businesses and residents to manage and reduce 

their travel by private car (as set out in (SR/40) 

 A range of alternative, such as car clubs to reduce car ownership (SR/40). 
 

How will identified transport infrastructure be funded and delivered? 

 

1.7 DS17 will be delivered with developer funding and as set out in section 5.6 of 

SR/63.  The LHA is developing a comprehensive travel planning guidance note 

for the Derriford and Seaton area that will be published following the adoption 

of the AAP.  This work, and future engagement with developers will be 

informed by the content and findings of SR/40. The LHA will build upon an 

impressive track record of partnership working between itself, local bus 

operators and key destination sites in the Derriford area (Derriford Hospital, 
UC Marjon) to increase sustainable travel. Given the reliance on travel planning 

to manage the level of demand for car use the developer funding of these 

activities is considered as important as contributions to infrastructure 

improvements.  

 

1.8 DS18 and DS19 will be delivered by a variety of mechanisms as set out in 

section 4.0 of SR/63.  Developer contributions will be required however as 
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there is likely to be a gap between infrastructure cost and the level of developer 

contributions. 

 

1.9 Development of more detailed designs for infrastructure proposals is ongoing 

through the development of the Northern Corridor Whole Route 

Implementation Plan.  This plan will provide a focussed strategy for 

implementation of all infrastructure along the whole of the Northern Corridor, 

including that which is outside of the remit of the AAP, as described in matter 2 

issue 5.   This will put the LHA in the best position possible to exploit external 

funding opportunities which may be made available. 

 
1.10 Section 13 of SR/62 sets out the relationships between the development 

proposals and the infrastructure requirements which  are indicative options for 

developer contributions to support the implementation of the improvements. 

 

1.11 The devolved major scheme funding process is emerging via the Heart of the 

South West LEP.  The Highways Authority is working with the other highway 

authorities within the LEP area to form the Local Transport Body (LTB) and 

through the LTB develop a prioritised list of schemes for funding from the 

allocation from the DfT (£40.6m ± 33%).  The Highways Authority has indicated 

its intent for Derriford junction improvement to be considered as a priority for 

the first round of funding (2015 – 2019) alongside the other schemes. 

 

1.12 It is anticipated that all major infrastructure as set out in DS18 will be delivered 

by the LHA and that the HQPT interchanges listed in DS19 will be delivered by 

developers as part of their developments.   With regard to DS17 it is likely that 

developer funding will be used to employ a travel advisor for the Derriford area 

who will manage all of the travel planning activities. 

 

2. Is the Forder Valley Link Road deliverable without harm to the natural 

environment of the Community Park? Can the link road be assimilated 

into the existing infrastructure network adequately? How have the 

alternatives been assessed (eg upgrading existing roads)? 

 

Is the Forder Valley Link Road deliverable without harm to the natural environment of the 

Community Park? 

2.1 Delivering a new road through a green field site is never going to be without 

harm to the natural environment, however, as with any highways improvement 

the appropriate processes are in place to understand the impact and deliver 

mitigation measures (SR/62 paragraph 12.9).  The new road will pass through 

Derriford Community Park.  The Park will be able to successfully accommodate 
natural environment enhancement works that the road will deliver to ensure it 

mitigates and compensates for the impacts resulting from its construction. 
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2.2 The AAP is very clear on the needs for the road to integrate successfully into 

the landscape and minimise its impacts.  Text relating to policy DS18 (8.14 a, 

page 69) highlights the need for the road to positively integrate with the Park 

and limit the impacts on natural habitats.  Text relating to policy DS20 

Derriford Community Park (9.16, page 77) also highlights that the road needs 

to positively integrate into the Park and the high level design standards the road 

will need to meet to ensure this happens. At the detailed design stage the road 

form and the mitigation and compensation measures will be informed by 

detailed ecological surveys.     

 

2.3 The Sustainability Appraisal (LDF/41) acknowledges that the road would result 
in the loss of some green space.  The delivery of enhancement works, to 

mitigate for the loss of some green space will ensure that the road positively 

integrates into the landscape and its impacts can be adequately compensated for 

within the wider Park.   

 

2.4 The benefits that the road link will deliver includes improving  access to 

Derriford Community Park, enhanced opportunities for walking and cycling, 

connectivity for public transport to the East of the City and an alternative, 

shorter route for traffic from the East avoiding Manadon junction and A386. 

 

Can the link road be assimilated into the existing infrastructure network adequately? 

 

2.5 Modifications are required to Forder Valley Road in order to maximise the 

benefits of the new link (SR/62 paragraph 12.17 – 12.20). Feasibility studies 

demonstrate these modifications can be accommodated.  The junction of 

Novorossisk Road / Forder Valley Road will need modification (SR/62 Figure 5); 

feasibility work demonstrates this can be achieved.  No modifications are 

required to A38 / Forder Valley Interchange. 

 

How have the alternatives been assessed (eg upgrading existing roads)? 

 

2.6 The option of not delivering Forder Valley Link Road was assessed through 

traffic modelling and the results demonstrated that there would be a significant 

deterioration in the operation of the highways network without the road, 
particularly in the evening peak hours. 

 

2.7 The potential need for the Forder Valley Link Road was first articulated in an 

evidence base report in the Plymouth Sustainable Growth Study (SR/06 Stage1 

Section 8) as it was identified that congestion on A386 is likely to hamper the 

delivery of development in the later stages.  The consultants were tasked with 

considering the valley link and presented options for 3 different routes through 

the valleys. Options for alternatives were considered in SR/06 Stage 2 Part 2 

Section 6 where two of the routing options are discounted by the study due to 

the topography.  
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2.8 The FVLR has been recognised as a key element in the city‟s Strategic Public 

Transport Network since 2006 (SR/15) and as an integral part of the City‟s 

Strategic Cycle Network (SR/62 Figure 4) since 2009. It provides improved 

connectivity, additional network capacity and reduces pressure on the 

A38/A386 junction at Manadon, one of the key congestion hot-spots in 

Plymouth. 

 

2.9 The upgrading of existing routes was dismissed for the following reasons –  

 Parts of some existing routes are traffic calmed residential roads (e.g. 
Miller Way and roads through the Leigham). Upgrading would likely 

require acquisition of a significant number of properties and would have a 

detrimental impact on safety, air quality, noise and severance. 

 Novorossisk Road and Plymbridge Road could be upgraded to achieve 

improved accessibility to the north of Plymouth but the route would still 

be constrained by Forder Valley Road, and it would in effect by-pass the 

Derriford area which is the natural heart for the north of Plymouth (see 

response to Matter 1 Question 12).  

 Forder Valley Road is already congested in peak periods so would still 
need improvement to provide bus priority, to avoid this route would 

require the provision of another route through a traffic calmed residential 

area (Leigham). 

 A route via Fort Austin Avenue / Crownhill Village would require 

upgrading, would still require vehicles to route along A386 and would 

provide few abstraction benefits.  This route would also still require 

upgrading of Forder Valley Road and an upgrade of the grade separated 

junction at Crownhill Village would also be required. 

 The costs of upgrading theses alternative routes in pursuit of HQPT 

standards have not been calculated but would likely be comparable to the 

delivery costs of FVLR. 

 

2.10 Even with significant upgrading to the existing roads it would still be difficult to 

provide the necessary conditions for the HQPT to be attractive enough to 

contribute to the mode shift required because of the long journey times.  

 

2.11 As identified in Table 7 of the Sustainability Appraisal (LDF/41) the Forder 

Valley Link Road performs a number of functions in the transport strategy for 

Derriford.  These reasons are not just related to the strategic transport needs 

of the area.  They also include delivering accessibility benefits to PIMTP and 

Derriford hospital which will support economic growth, as well as providing 

access to the Seaton Neighbourhood and the Derriford Community Park which 

will bring sustainable community and social benefits.   

 

2.12 In line with NPPF paragraph 35 the road will carry the high quality public 

transport link from the Sherford New Community on Plymouth‟s Eastern 
boundary to the Derriford area.  The community includes the development of a 
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Park and Ride facility at Deep Lane junction to abstract traffic from A38 thus 

relieving pressure on both A38 and A386.  This function of the road was 

identified through the Plymouth Strategic High Quality Public Transport 

(HQPT) Network study (SR/15) carried out by Atkins in 2006 (paragraph 5.5 

and Figure 2) and will widen transport choice to and from the Derriford area as 

set out in NPPF paragraph 41.  The road will provide access from the East of 

the City to the Derriford area and local access to the community park. Forder 

Valley Link Road and Forder Valley Road widening will provide connectivity 

benefits in addition to the bus priority measures.  This will enable drivers to 

travel to or from the East of the City without travelling as far along the 

Strategic Road Network (SRN) and having to turn right at Manadon junction.  
 

2.13 The Highways Agency has raised concerns in their representations about the 

impact of the Plan on the SRN and this high quality park and ride link is a critical 

tool for managing demand.  As explained in the response to Matter 4 issue 3c 

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

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

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

 

2.14 Sutton Harbour Holdings suggest within their masterplan for the airport site 

(rep dsraap44) that HQPT can be delivered to their site without the need to 

deliver FVLR. However, no transport evidence is provided to substantiate this 

claim and additionally the statement ignores the wider strategic role that FVLR 

will play not just for the Derriford area but in the context of all growth along 

the northern corridor.  It is clear that the existing routes, with the exception of 

Novorossisk Road would need significant upgrading and any upgrading  through 

residential areas would cause severance problems.  Notwithstanding those 

issues, connectivity with the airport site would then be via Plymbridge Road, 

which is some distance North of the main part of the Derriford area.  HQPT 

would then also need to travel through either the any development on the 

airport site or southbound along A386 to get to the other key attractors in the 

area.  The journey time by HQPT from the east of the City to these other key 

attractors via this longer route will be less competitive compared with the car 

compromising its ability to achieve the necessary level of mode shift.  

Moreover, excessive mileage increases bus operating costs, reduces network 

efficiency and would require the imposition of higher fares to bridge the 

resulting revenue to cost gap. 

 

3. Should the AAP recognise the value of landscaped transport routes more 

clearly?  

3.1  Policy DS01 sets the framework to which the transport routes will need to 
conform in terms of integration into the new environment and maintaining 

existing landscape features.   
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3.2 This has been considered for the new Forder Valley Link Road where a positive 

relationship with Derriford Community Park is required (Doc 62 para 12.9). 

 

3.3 Although it is considered that no additional guidance is necessary in respect of 

landscaped transport routes, further text could be added if considered 

appropriate in order to emphasise the importance of landscaped routes. 

 

4. How will ‘severance’ caused by the A386 be resolved? 

4.1 A main road running through the Derriford area is likely to cause severance to 

some degree without the provision of costly infrastructure such as green 

bridges or tunnels or totally re-routing the main road away from the area.  
However the LHA believes the current severance can be reduced by increasing 

the options for crossing the road and improved management of traffic. 

 

4.2 Reconfiguration of Derriford junction and other infrastructure improvements 

will make A386 easier to cross for pedestrians and cyclists.  One of the key 

aims for the junction improvement is to upgrade the existing facilities which are 

indirect and complex. 

 

4.3 The changing nature of the area will mean the “feel” of the A386 will change, 

particularly between Crownhill and Derriford junction where there will be new 

development on both sides of the road.  This will encourage road users to treat 

the route as an urban road rather than a high speed dual carriageway which will 

reduce the perception of the barrier caused by the road.  

 

4.4 The detailed strategy, Northern Corridor Whole Route Implementation Plan, is 

still in development but measures will be designed to reduce severance with 

every major road crossing having pedestrian and cycle controlled crossing 

facilities enabling safer and shorter routes for those wishing to cross the A386. 

Reducing the speed limit to 30mph and changing the character of the road by 

introducing features which are more akin to an urban road will also reduce 

severance and have the added benefit of increasing capacity. 

 

5. How has Strategic Objective 6 been derived? Will adequate usable open 

space, recreational space and green corridors be available for the benefit 

of the developments proposed and the Plan area in totality? 

5.1 Derriford has a number of green spaces that can add significant value to the 

development of the area.  SO6 has been derived to ensure these green assets 

provide benefits for people and wildlife.  This includes provisions to enhance 

key spaces so they deliver multiple benefits such as informal recreation, food 

growing and enhanced access.  Safeguarding and enhancing key green spaces 
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that link through the area will ensure that the growth of Derriford has a 

positive impact on the natural environment. 

 

5.2 A significant area of land will be designated as a Community Park which will 

provide a substantial recreation destination for the area.  Policy DS20 sets out 

the mix of uses the Park will accommodate including informal recreation, food 

growing, farming, wildlife enhancement, walking and cycling routes, space for 

outdoor learning and the siting of the One Planet Centre.  DS13 ensures the 

designation of land to enable delivery of a Community Park, Map 3 (page 48) 

illustrates the area for designation.  

 
5.3 The proposals for the Park have also been designed to be sustainable in the long 

term to ensure the quality of green space facilities are maintained (see answer 

to Matter 6, question 6). 

 

5.4 This objective also highlights the importance of green corridors through the 

area and the need to safeguard and enhance these linkages as the area develops.  

These green corridors will support developments in the area through the 

provision of greenspace to accommodate mitigation works needed to ensure 

proposals comply with wildlife legislation and policy.   

 

5.5 The grenspaces within the Derriford Area will also support the growth of the 

area  by providing a high quality setting for housing and businesses and providing 

routes for walking and cycling.  The quality of life benefits of a high quality 

natural environment that links through the built form will enhance the area as a 

whole.        

 

6. What evidence supports the approach of the Plan to the Derriford 

Community Park with particular regard to its deliverability? Is the 

natural environment value of the Community Park recognised 

adequately? 

6.1 The natural environment value of the Park is recognised not only within its own 

specific policy (DS20) but also in Strategic Objective 6 and the Seaton 

Neighbourhood policy (DS13) where land is proposed for dedication to form 

part of the Park.  This demonstrates the value of the Park to the development 

of the area as a whole. 

 

6.2 The deliverability of a sustainable Park has been the focus since its inception.  

The feasibility of the Park was first assessed in the North Plymouth Community 

Park Feasibility Report 2007 (SR/33) and this came to a positive conclusion.  

The sustainability of the Park was further tested in the Derriford Community 
Park Delivery Study in 2009 (SR/36) which again concluded that a Park that 

included revenue generating assets focussed on an environmental education 

centre was viable.   
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6.3 Land to enable the delivery of the Park forms part of the Seaton 

Neighbourhood proposal (DS13).  The policy states and map 3 illustrates (page 

48) the significant area of land that will be dedicated to the delivery of 

Derriford Community Park as a result of the new neighbourhood.  The 

successful delivery of the Park is therefore dependant on DS13 as the land 

needed to form the Park would not be available without the new 

neighbourhood.   

 

6.4 The recently developed Masterplan for the Park, Derriford Community Park 

and One Planet Centre Masterplan Report, 2012 (SR/56) has been designed to 

deliver revenue generating assets within the Park to ensure the financial 
sustainability of the Park.  Further delivery planning work is underway as the 

Park develops.  

 

7. Is Proposal DS21 (Glacis Park Green Corridor) justified by the evidence 

base and deliverable? 

7.1 This proposal protects 9ha of green space comprising open ground and 

woodland. 4.5ha of this space comprises Crownhill Fort Scheduled Ancient 

Monument. This proposal protects the historical setting of the Fort and is 

supported by evidence from the Greenscape Strategy Update 2004 (SR71, 

pp154-155) which lists this area as having importance for culture, education, 

recreation, biodiversity, visual amenity, a separation buffer and agriculture.  This 

proposal will maintain a 1km uninterrupted green link, important for species 

such as lesser horseshoe bats which are light averse and known to roost within 

the Fort. Nearby residents will benefit from new access routes, visual amenity 

and buffering functions of this corridor, whilst interpretation of the natural and 

historical features along the route will enhance the value this space. 

 

7.2 The pedestrian and cycle route will provide a sustainable route direct to and 

from the heart of the District Centre through an attractive natural setting. This 

route is already included within the Council‟s Strategic Cycle Network. 

 

7.3 This proposal is deliverable as the green corridor is already in existence. The 

proposal will ensure that this corridor is safeguarded, receives improved 

ecological management, access and interpretation.  Adjacent housing 

developments proposed under DS12 and DS15 will support delivery of this 

proposal. 

 

8. Is the approach to parking provision justified and sufficiently flexible to 

ensure effective delivery of the AAP objectives? 

8.1 The Local Highways Authority (LHA)  considers the approach to parking 
provision justified and sufficiently flexible for the following reasons - 
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 In line with NPPF paragraph 39 local parking standards have been set; 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. 

 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. 

 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.  

The estimated journey time from the Sherford park and ride to Derriford 

using the Forder Valley Link Road is 15 mins.  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. 

 

9. Are issues of development viability recognised adequately? 

9.1 The Council considers that issues of development viability has been adequately 

recognised in the AAP. 

 

9.2 Firstly, the delivery of infrastructure in the Plan area has been carefully and 

continuously considered.  Regular engagement is maintained with those charged 

with overseeing the delivery of the Plan area‟s infrastructure and an assessment 

of costs has been a regular feature of monitoring the deliverability of the AAP.   

 

9.3 The Derriford Delivery Framework (SR/63) and its associated Background 

paper (SR/83) provide an assessment of the deliverability of the Plan‟s 

infrastructure and information in relation to its programming and funding.  In 

SR/83, the outcomes of the Council‟s model can be found.  This incorporates 
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the costs of all infrastructure to be delivered in the Plan area as well as the 

range of potential funding streams for the infrastructure.  While developer 

contributions (from infrastructure contributions and/or CIL) will play an 

important role in the delivery of infrastructure, the model has incorporated a 

range of other funding sources that could be used.  While the Council 

continues to pursue a range of infrastructure delivery vehicles, the definitive 

funding package for the infrastructure will continue to evolve as the landscape 

changes.  This is not unusual.  The key point is that the modelling shows that 

there is satisfactory financial capacity to ensure that the Plan area‟s 

infrastructure needs can be met. 

 
9.4 Secondly, the Council has sought to promote development proposals that are 

deliverable within the Plan period, and has taken account of viability 

considerations in the identification of these proposals.  The sources of viability 

information used are identified in the Council‟s response to the inspector‟s 

second procedural letter (ED/04).  

 

9.5 In relation to the district centre: 

 Three reports have been prepared by consultants Cushman & Wakefield 

(SR/28, 41 & 44).  The first of these studies considered issues of deliverability 

rather than viability per se.  The two more recent studies had significant 

regard to prospects for viability and the commercial considerations relating to 

deliverability of the options, as well as market interest. 

 LPA officers have been engaged in detailed viability discussions and seen 

viability appraisals in relation to Wharfside‟s planning application that is 

currently subject to a Section 78 appeal.  These appraisals are in the public 

domain as Inquiry documents and show a significantly unviable proposal.   

 LPA officers had met the SWRDA and then PCC as landowner (when RDA 

assets were transferred to PCC in  Sept 2011) to discuss the former Seaton 

Barracks parade ground site, and this also included discussions and information 

relating to viability. Peter Brett Associates were commissioned by PCC 

landowner to prepare a masterplan for the site to demonstrate its potential 

(see rep dsraap50) and a separate viability appraisal was undertaken by Savilles 

which demonstrated to the LPA‟s benefit that the proposition was viable.  

However, the LPA was asked not to publish the appraisal given the pending 

OJEU procurement process. 

 The LPA has therefore now undertaken its own independent viability appraisal 

of Proposal DS16, which is summarised in the Background paper to the 

Delivery Framework (SR/83 & SR/83a). 

 In relation to the residential development proposals: 

o Sites proposed for residential development were initially 

identified through the Strategic Housing Land Availability 
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Assessment (SR/67).  Sites were identified and then considered 

from a planning and commercial perspective by a panel 

comprising public and private sector interests, including local 

agents.  The SHLAA identified Quarry Fields, Glacis Park, the 

former Seaton Barracks parade ground and North West 

Quadrant all as deliverable residential sites which should be 

considered as part of the housing supply for the city. 

o Extensive discussions have taken place with the landowner / 

development interest in relation to the Seaton Neighbourhood 

planning application, including the consideration of viability 

appraisals (unpublished due to commercial confidentiality).  This 
has not only been relevant to the current live planning application 

for Seaton Neighbourhood, but also to assist with Regional 

Growth Fund bids for the Forder Valley Link Road. 

 Generally: 

o As part of the evidence for the CIL charging schedule, a total of 

159 appraisals for a variety of different development typologies 

were undertaken and reported in SR/68 and 69.  This provides 

the LPA with a strong level of understanding of the viability of 

development across the entire city. 

 The Background paper to the Delivery Framework (SR/83 & 83a) 
provides a single source of key information relating to the deliverability 

and viability of the Plan.  It demonstrates that the AAP is deliverable. 

 

10. Does the Plan provide adequate clarity upon the issue of water and 

wastewater infrastructure capacity, improvements and delivery? 

10.1 See response to Matter 2, question 4. 

  

11. Is there sufficient clarity regarding how, when and where necessary 

infrastructure will be provided (and by whom)? 

11.1 Tables 5 and 6 of the AAP identify the anticipated delivery mechanism, timing 

and lead agencies in relation to the Plan‟s development and infrastructure 

proposals. 

11.2 Further detail is included in the Derriford Delivery Framework (SR/63), 

including the cost, delivery mechanisms, timescales and sequence of specific 

infrastructure elements. Whilst some specific funding sources and delivery 

mechanisms are identified, it also provides flexibility to respond to changes and 

use different sources of funding that may become available over the plan period. 

11.3 This is a living document and will be reviewed and updated on a regular basis to 

reflect more detailed information available and any changes. (See para. 10.9 of 

the AAP and the opening paragraph  of the Delivery Framework). 
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11.4 Other documents also discuss delivery, including the Derriford Transport 

Strategy (SR/62) and also the Update addendum to the City of Plymouth district 

energy study (SR/60). 

 

12. Have the implications of high voltage electricity supply been considered 

adequately? 

12.1 Local electricity providers were consulted on the AAP.  No issues were raised.  

Engagement of these companies has been sought through the work on the 

infrastructure needs assessment (SR/79).  All utilities will be consulted on all 

relevant planning applications too. 

 

Monitoring 

 

13. How have risks and contingency been robustly addressed in the 

production of the Plan? Where is the supporting evidence? 

13.1 Risks to delivery relate primarily to the viability of development projects 

proposed in the AAP and the funding of key infrastructure.  Both of these 

matters are addressed in the Delivery Framework (Document x) and its 

Background report (Document y). 

13.2 In relation to viability, sensitivity analysis shows the extent to which schemes 

are viable under a variety of circumstances.  However, viability is not 

necessarily the same thing as deliverability, and it is possible for schemes to be 

delivered on less than benchmark viability either with the support of gap 

funding or where a developer is prepared to deliver at a lower cost to profit 

ratio.   

13.3 It should also be noted that there is inherent flexibility in the planning process, 

and this flexibility has been given greater emphasis through the NPPF‟s 

presumption in favour of sustainable development (reflected in para. 1.6 of the 

AAP).  The Plan is ultimately about delivering a vision, and delivering it in a 

way that does not cause harm.  Its policies and proposals identify what the 

Council considers would be acceptable and indeed appropriate to the 

achievement of the vision for Derriford at the time of the Plan‟s preparation.  

However, the Council acknowledges that through the planning application 

process discussions could take place in the context of viability regarding 

detailed policy interpretation and the weighting of policy provisions.  The 

Core Strategy itself articulates this flexibility, in the context of planning 

obligation negotiations (see para. 16.12). See also paras. 8.8-8.12 of the 

Planning Obligations & Affordable Housing SPD (LDF/14).   

13.4 In relation to funding of infrastructure, chart 3 in SR/83 shows that the 

potential external plus local funding sources is significantly higher than the 
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expected total infrastructure cost, providing a significant degree of comfort 

about the delivery of infrastructure in the event that some funding in reality is 

lower than assumed. In any case, the chart is based on cautious estimates 

about fund raising.  This in itself embodies an element of risk management into 

the process.  The Council acknowledge that when it comes to issues of 

funding there are always risks, but it takes the view that a positive plan to 

promote growth is therefore all the more important, as potential funding 

agencies need to know how their resources will actually deliver the key 

outcomes they seek. 

13.5 Other risks relate to the sequencing of development in relation to 

infrastructure provision.  The Plan assumes that the district centre will be 

delivered early in the Plan period, as this is a key catalyst project for the entire 

vision.  This project will use up a certain amount of transport capacity, and 

provided that it takes place ahead of other major projects, can proceed 

without the need for major new transport infrastructure.  However, should 

other major development precede it (particularly all of the Seaton 

Neighbourhood scheme), the highway capacity could be exhausted earlier, 

leaving the potential for the district centre to be deferred until completion of 

the Forder Valley Link Road.  This risk is managed through provisions in DS13 

constraining the level of development that can take place ahead of the link 

road.  Additionally, phasing issues are identified in Table 5 of the AAP. 

13.6 The Council views the delivery of the Plan in a flexible way.  It acknowledges 

that circumstances could change, and that there may need to be some future 

reprogramming.  This might arise for instance should there be further major 

economic downturn, in effect delaying the delivery of development.  Another 

more positive possibility is that new funding programmes could come forward, 

which enables infrastructure projects to be advanced.  Additionally, changes 

could take place in relation to land ownership and the legislative framework.  

The AAP sets a long term vision and the way in which this vision is realised 

may need to be adjusted from time to time.  This „real world‟ understanding is 

reflected in para. 10.9 of the AAP the opening paragraph of the Delivery 

Framework (SR/63).   

13.7  It is acknowledged that there could come to be a change of circumstance so 

significant that it could create the need to consider a formal review of a Plan.  

The Council has set out in its Annual Monitoring Report a process by which 

such a judgment might be made, as well as the outcomes that could be 

foreseen.  See Appendix 2 of the AMR (LDF/09a). 

 

14. Where can be found a comprehensive list of development plan policies 

following Plan adoption? 

14.1 The Local Development Scheme identifies all of the valid policy documents 
(see appendix 1 of LDF/07).  However, the Council has not to date anticipated 
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preparing a separate document which brings all the policies from these 

documents together in one place.  Having said that, it is certainly open to this 

suggestion. 

 

15. Are the arrangements for managing and monitoring the delivery of the 

Plan clear and will they be effective?   

15.1 Chapter 11 within the AAP sets out the Council‟s approach to monitoring and 

confirms that each year, an annual monitoring report is published and provides 

information on the extent to which policies in local development documents 

are being implemented.  The criterion to be monitored is set out in paragraph 

11.5 and within the adopted Core Strategy.  As set out in the AAP, the AMR 
will identify potential measures that need to be taken to rectify any issues 

raised through monitoring. 

15.2 These monitoring methods are considered adequate and will enable early 

action to be taken to overcome any barriers to delivery of the Plan‟s 

objectives and/or proposals and policies. 

 

16. How will the effectiveness of the Plan and its individual policies/proposals 

be measured/assessed?  What are the monitoring indicators for each 

policy/proposal; do these relate to the policy content adequately and the 

strategic objectives?   

16.1 The Council aims to monitor the effectiveness of the Plan in the same way that 

it monitors all of its development plan documents.  This is through the Annual 

Monitoring process. Of particular relevance in the context of AAPs are 

Appendices 2,3,5,6 (LDF/9a).  In terms of its specific targets around homes, jobs 

etc, these are monitored in the AMR as part of the overall LDF monitoring 

regime as they each support a wider Core Strategy objective (see Table 4 of the 

AAP). 

 

17. Should the Plan include clearer timescales for key elements of the AAP 

to assist monitoring, thereby providing milestones to assess policy 

effectiveness? 

17.1 Tables 5 and 6 of the AAP identify indicative timescales, which will assist in 

monitoring progress. 

 

18. What implications does the Community Infrastructure Levy have for the 

delivery of the Plan and how have they been assessed? 

18.1 The Council‟s proposed Charging Schedule (SR/70) was subject to 

independent examination on 21-22 November 2012 and found sound. 
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18.2 The rates were justified on the basis of evidence of viability for 8 different 

development typologies in low, medium and high value parts of the city.  A total of 

159 appraisals were undertaken in total (SR/68 and 69). 

18.3 In order to meet the requirement of the CIL Regulations to set rates at a 

level that would not be prejudice the overall viability of development in the city, 

greatest regard was had to the lower value areas, and as a consequence the CIL 

charges were set at a modest level (£30 per sqm for residential; £60 sqm student 

accommodation; £100 sqm for supermarkets / superstores in excess of 1000 sqm, 

nil rates for residential and student accommodation in the city centre zones, and nil 

for all other development types). 

18.4 The viability appraisals tested policy levels of provision of affordable housing 

(30%), as well as 15% (reflecting the level that the Council has generally been able to 

negotiate in recessionary times) as well as 0%.  Greatest consideration was given to 

the 15% level in the setting of the proposed charges.  However, the Council 

affirmed that this was merely an exercise in order to help set rates, and its policy 

position in relation to affordable housing remained unchanged – namely, to seek 

30% of units on qualifying sites as affordable housing subject to viability (Policy CS15 

of the Core Strategy). 

18.5 The consequence of this approach for Derriford, a higher value area of the 

city, is that the CIL charges are set at a level which is considered to be modest and 

significantly less than may have been sought through a Section 106 process. 

18.6 The Charging Schedule has yet to be adopted, but it is anticipated that it will 

be adopted at the Full Council meeting on 22 April 2013.  The scheduled date for 

CIL becoming operational is 1 June 2013. 

18.7 The CIL Regulations require the publication of a list of projects / 

infrastructure types that councils proposed to spend CIL on (Regulation 123).  The 

Council‟s Cabinet will be considering what to include on its first Reg 123 list on 2 

April 2013. 

18.8 Five key principles are anticipated to govern the use of CIL in Plymouth.  

These are set out in the table below. 

 

Principle (subject to ratification by 

Cabinet 2 April 2013) 

Comments 

Principle 1: CIL is used to help meet the 

infrastructure needs and priorities 

necessary for the sustainable 

development of Plymouth, as set out in 

the city‟s planning strategy and 

associated delivery plans. 

The NPPF provides for the development of CIL Charging 

Schedules and associated infrastructure planning as an integral part 

of the local planning process.  A plan-led approach to the use of 

CIL is anticipated to ensure that it meets the Government‟s 

objectives of facilitating development.  Plymouth‟s growth related 

infrastructure needs are identified in the Infrastructure Needs 

Assessment. 
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Principle (subject to ratification by 

Cabinet 2 April 2013) 

Comments 

Principle 2: CIL is used to mitigate 

infrastructure impacts of development 

which have in the past been mitigated 

through the Section 106 process. 

This means that CIL should be used to help fund infrastructure 

improvements that have traditionally been negotiated as part of 

the planning application process.  This includes for example: 

schools, transport, sports & leisure facilities, green infrastructure 

and open space, public realm, libraries, local health facilities, low 

carbon infrastructure and flood protection infrastructure. 

Principle 3:  CIL is used to help fund 

infrastructure improvements where the 

Section 106 process would be 

ineffective in meeting these needs 

There will be a number of situations where the most effective 

route to delivering necessary infrastructure improvements will be 

to continue to utilise the Section 106 process until the pooling 

restrictions of Regulation 123 have been met.  In addition, CIL can 

be used to deliver improvements in lower value areas of the city 

where there is unlikely to be sufficient value in development to 

successfully negotiate Section 106 contributions. 

Principle 4:  The effectiveness of CIL will 

be optimised through prioritising its use 

as a match funding / gap funding source, 

linked to other infrastructure funding 

The benefits of CIL will be enhanced if CIL is not considered as a 

primary funding source.  The infrastructure needs of the city are 

significantly greater than the funding likely to be realised through 

CIL or planning obligations or a combination of both. 

Principle 5: The effectiveness of CIL will 

be optimised through prioritising its use 

on projects which help unlock further 

growth 

The delivery of infrastructure which helps to unlock the potential 

for growth will create a virtuous cycle.  It will result in increases in 

development values and new development which itself will 

produce CIL as well as increases in other revenues such as New 

Homes Bonus and Business Rates.  

18.9 The Council anticipates operating an approach that involves continuing to 

seek Section 106 contributions, subject to viability and where this is the most 

effective way of mitigating infrastructure impacts, and collecting CIL.  This approach 

is set out in the Adopted Planning Obligations & Affordable Housing SPD Second 

Review 2012 (see particularly paras. 2.1 – 2.12, Diagram 1, paras. 7.1, 7.2, 8.13, 

8.14).  Regulation 123 enables a maximum of five contributions to be pooled (April 

2010 base date) in relation to any infrastructure type or project, providing that it is 

not included on the Regulation 123 list. 

18.10 In a higher value area such as Derriford, it is likely that the Council will seek 

to make good use of its ability to pool five planning obligations toward the major 

infrastructure needs arising from development, and only once these pooling 

restrictions are reached or s106 is no longer an effective means for securing 

funding, use CIL from other developments to help gap fund.  CIL from the schemes 

making pooled s106 contributions will be used on different projects to support the 

wider growth aspirations of the city. 

18.11 The viability assessments behind the Derriford Delivery Framework make an 

assumption of the overall level of developer contributions (s106 plus CIL).  The 

assumption made is that contributions will equal the total that would have been 

sought under the pre-CIL Section 106 regime, discounted by 50% in accordance 
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with the provisions of the Council‟s Market Recovery Scheme (Appemdix C to 

SR/83).  Our CIL viability evidence and the evidence arising from our background 

report on the viability of the Derriford Delivery Framework suggest that this level 

of cost in consistent with the overall viability of development in Derriford. 

 

Other Matters 

 

19. Other matters to be discussed as necessary 

  

 


