
 
 
 
 

DERRIFORD & SEATON AREA ACTION PLAN 
 

REPORT ON PROPOSED NEW DISTRICT SHOPPING CENTRE  
 
 
 
 

January 2011 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

CUSHMAN & WAKEFIELD LLP 
43-45 PORTMAN SQUARE 

LONDON 
W1A 3BG 

 
TELEPHONE: 020 7935 5000 

FACSIMILE: 020 7152 5392 
 

WWW.CUSHMANWAKEFIELD.COM 
 
 
 
 



 
Derriford & Seaton AAP 
District Centre Report  

 

 2 
 

CONTENTS        PAGE NUMBER 
 
Executive Summary 
 
1. Introduction & Purpose of the Study       6 
 
2. Planning Policy Context        9 
 
3. Previous Retail Studies        25 
 
4. Planning History         30 
 
5. Stakeholder Discussions        34 
 
6. District Centre Development Concept       51 
 
7. Need, Scale and Impact        65 
 
8. Site Options          78 
 
9. Delivery Options         88 
 
10. Conclusion          94 
 
 
 
Appendices 
 
1. Derriford and Seaton Area Action Plan Draft Diagrams 
 
2. Quantitative Need and Impact Assessment 
 
3. Location Plan of Site Options 
 
4. Plymouth Shopping Study 2006 – Study Area Plan 
 
 
 



 
Derriford & Seaton AAP 
District Centre Report  

 

 3 
 

 

Executive Summary 
This report has been prepared to assist Plymouth City Council in the promotion of a new 

district shopping centre in the Derriford area of North Plymouth.  A new district centre is one 

of the policy objectives of the City Council’s Core Strategy.  The City Council is now preparing 

an Area Action Plan (AAP) for the Derriford and Seaton area.  The report will help inform the 

‘Submission version’ of the AAP in defining the role and format of the proposed District Centre 

having regard to a variety of commercial factors.   

 

The report considers the national, regional and local planning policy context and other 

relevant evidence such as the previous Shopping Studies carried out on behalf of the Council 

and the regional authority.  These clarify the importance of the City centre as the main 

retailing destination supported by a range of lower order District Centres.  A new District 

Centre at Derriford has been established in the Core Strategy as part of the City’s planned bi-

polar economy which identifies the Derriford area as a location for major growth in business 

and residential terms. 

 

The review of several planning decisions in Derriford provides further context of how the 

District Centre could develop in forthcoming years.   For example, new mixed use 

development is anticipated to the east of the A386 around the hospital and its entrance as 

well as at the airport’s surplus land.  Further, the original planning permission for the B&Q 

store places some restrictions on the future adaptation of the building. 

 

Within this planning context the Report goes on to examine the potential types, quantum and 

configuration of retail use that might be appropriate within a new district centre having regard 

to district centres in Plymouth and more modern comparable centres elsewhere.  It also 

considers the potential to deliver the aspirations having regard to the potential occupational 

market, particularly the key anchor tenant demand potential.  

 

Two basic development concepts are considered further:  

 

Development Concept 1 Development Concept 2 

• A 5,000 - 6,500 sq m food store; 

• 15-20 ancillary retail units (circa 5,000 sq 

m); and 

• 500-600 car parking spaces. 

• Up to 14,000 sq m foodstore (one or 

more operators);  

• Approximately 13,000 sq m 

comparison/fashion units;  

• Approximately 3,000 sq m ancillary 

service units; and  
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• c.1,750 car parking spaces.   

 

Further retail development following additional investment in the City Centre, potentially in the 

latter part of the plan period or beyond the period to 2026 is anticipated under Scenario 2.  It 

is assumed that Concept 1 would be a first phase (by 2016) and would be followed by a 

second phase to achieve a scale of around Concept 2.   

 

Based upon these concepts the report goes on to consider the catchment’s ability to support 

the scale of development and any potential impact of the centre on shopping patterns having 

regard to the requirements of national policy guidance including the effect of the proposals 

and quantum of development for the new district centre on potential investment in the City 

Centre. 

 

The analysis identifies sufficient scope to support additional convenience floorspace in the 

order of 5,000 sq m gross by 2016 along with  associated  service uses and comparison 

goods floorspace.  By 2026 it is considered that there is sufficient scope to accommodate 

further development at Derriford, with a combined total over the plan period of approximately 

30,000 sq m gross of retail class uses being delivered in this area.  It is considered that a 

scheme materially in excess of this would have to draw from a much wider catchment area 

and more directly compete with the City Centre and impact on investment prospects therein 

and as a consequence should not be supported.  

 

The report notes that a foodstore of the scale identified may have impacts on other existing 

centres and out of centre foodstores but we do not consider that the levels will be materially 

adverse.  In respect of comparison goods, we consider that 2026 should provide sufficient 

opportunity to secure further needed investment in the City Centre in advance . However, this 

will need to be carefully monitored such that delays to any City Centre investment are not 

then compounded through advancing a material comparison scheme at Derriford that would 

be detrimental to letting and investment prospects in the City Centre and undermine that 

investment.   

 

The report also considers opportunities for the most appropriate and deliverable site location 

for the proposed new District Centre including assessing deliverability and prospects for 

viability, alongside physical constraints and land ownership constraints.  This analysis has 

followed from information received through discussions held with all the key stakeholders in 

the Derriford area, including competing promoting landowners/developers and anchor 

retailers to establish their aspirations for their respective sites and the likely delivery issues 

associated therewith. 
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The report concludes that the SWRDA land and adjacent third party interests is the 

commended location for the first phase of district centre retail development of circa 10-15,000 

sq m by 2016 and that this should be the preferred option.   

 

The delivery of the district centre concept, scale and layout should be supported by the AAP, 

and the Council should in principle be prepared to support the delivery of an appropriate 

scheme by agreement with SWRDA, or through the use of its CPO powers as necessary.   
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1. Introduction & Purpose of the Study 
 

1.1 This report has been prepared to assist Plymouth City Council in the promotion of a 

new district shopping centre in the Derriford area of North Plymouth. A new district 

centre is one of the policy objectives of the City Council’s Core Strategy.  The City 

Council is now preparing an Area Action Plan (AAP) for the Derriford and Seaton 

area. 

 

1.2 The report will help inform the ‘Submission version’ of the Derriford and Seaton AAP.  

In particular it will seek to help PCC better define the appropriate location for the 

district centre, its role and format having regard to a variety of commercial delivery 

factors.   

 

1.3 The report is an update to our November 2009 Study, which subsequently posed a 

number of questions for the Council to investigate.  This Report therefore re-

examines the conclusions of the 2009 Report in the light of further information 

secured by both the City Council and our further analysis. 

 

1.4 The Report is structured in the following manner: 

 

− Section 2: the implications of national planning policy guidance contained in 

PPS4 for Derriford are set out; 

 

− Section 4: highlights the implications of recent development management 

decisions made in respect of planning applications for retail floorspace at 

Transit Way and North West Quadrant, Derriford; 

 

− Section 5: provides an update on stakeholder discussions held and/or 

information received from those stakeholders since the previous report, as well 

as an analysis of these discussions: 

 

o Dawnan/Montrose Capital (SWW land)  

o South West Water (SWW land) 

o Henderson (Crownhill site) 

o B&Q (Crownhill site) 

o The Brethren 

o Wharfside (North West Quadrant) 

o Land Securities (North West Quadrant) 

o Ambulance Trust 
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o Eagle One 

o SWRDA 

o Waitrose 

o Sainsbury’s 

o Tesco 

o Morrisons 

o Asda 

 

1.5 As a result of this reappraisal, Section 6 recommends an approach to the creation of 

a new District Centre in Derriford. This re-appraisal has included:   

 

− Using up to date information, a peer review of other District Centres in Plymouth; 

− Commentary on demand and the size of the supermarket needed in commercial 

terms to anchor the District Centre, particularly given the likely presence of a 

large new Tesco at Transit Way;  

− Commentary on the form of the new District Centre to be created around that 

new supermarket to meet wider PCC aspirations to create a “central place” to 

serve the residents and employees/businesses in the Derriford area; 

 

This review reflects external design work (preliminary concepts received/shown to 

Cushman & Wakefield by various promoters, which where provided have been so in 

confidence and are therefore not attached).  We have also had regard to PCC 

generated potential transport interventions; and masterplans commissioned by PCC. 

 

1.6 Section 7 considers the retail capacity in the plan period (both quantitatively and 

qualitatively) and potential impacts of a significantly larger store (10,000 sq m gross) 

as well as the store size contemplated in the prior review. 

 

1.7 Section 8 includes a reappraisal of the key sites which could be allocated for the 

Derriford District Centre, taking into account the previous Sections of the Report and 

includes;- 

-  An indication of the nature and form of development which is emerging 

through promoters of the various competing sites; 

 

- A review of the anticipated timing of development and delivery risks on these 

sites given the constraints in respect of each of the four principle competing 

sites. 
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1.8 Section 9 includes commentary on the planning policy approach to be taken in the 

Derriford and Seaton AAP. 

 

1.9 The Report concludes on all of the above in the final Section. 
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2. Planning Policy Context 
 

2.1 The extant strategic planning policy framework for Plymouth comprises the Regional 

Planning Guidance for the South West (RPG10) published in September 2001, and 

the Devon Structure Plan 2001-2016 adopted in October 2004.  In turn, these 

documents sit beneath the Government’s national retail planning policies set out in 

PPS6 (March 2005), whilst new development plan documents are formulated against 

the requirements set out in PPS12 (June 2008).  We summarise the relevant parts of 

the following documents in this Section: 

 

• Planning Policy Statement 4 

• Planning Policy Statement 12 

• Regional Planning Guidance for the South-West 

• Draft Regional Spatial Strategy for South West England 

• Devon Structure Plan 

• Plymouth City Council Core Strategy 

• Derriford & Seaton Area Action Plan (Issues and Preferred Options) 

 

Other material considerations include:  

 

• Planning Obligations and Affordable Housing SPD (Plymouth City Council) 

• Derriford and Seaton Masterplan Framework (LDA Design, Plymouth City 

Council) 

• Derriford and Seaton Delivery Study, 2009 (LDA Design, Plymouth City Council) 

• Brest Road Development Study, Undated (South West of England Regional 

Development Agency) 

• Royal Marine Barracks, Seaton Supplementary Planning Guidance (Plymouth 

City Council) 

• Seaton Local Centre Development Statement (Plymouth City Council) 

 

The Report has also had regard to a number of masterplans and strategies being 

promoted by private landowners and developers in the central Derriford area.  The 

following have been considered: 

 

• Vanguard Gateway Project – Derriford Hospital (NHS Trust)  

• Forder Valley Masterplan (Hawkins Trust) 

• North West Quadrant Masterplans (Wharfside Regeneration) 
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• South West Water Masterplan (South West Water /  Montrose Capital) 

• Crownhill Retail Park Masterplan (Henderson) 

 

Planning Policy Statement 4 - Planning for Sustainable Economic Growth 
(December 2009) 

2.2 Planning Policy Statement 4: Planning for Sustainable Economic Growth (PPS4) was 

published in December 2009 and now supersedes the previous PPS6: Planning for 

Town Centres.  Policy EC1 of PPS4 highlights the crucial role of an up to date and 

sound evidence base to plan positively for town centre uses. 

 

2.3 Policy EC3 deals with planning for centres stating that LPAs should set out a strategy 

for the management and growth of centres over the plan period.  At a local level this 

includes setting flexible policies; defining the extent of the area; estimating possible 

impact; encouraging above ground floor development; and identifying future 

development opportunities. 

 

2.4 Policy EC4 encourages LPAs to proactively plan and promote competitive town 

centre environments and provide consumer choice.  It also encourages the 

management of evening and night time economies. 

 

2.5 Policy EC5 sets out the approach which local planning authorities should adopt to 

identify sites.  A range of sites should be identified to accommodate a range of 

business models.  LPAs should: 

 

a. base their approach on the identified need for development 

b. identify the appropriate scale of development, ensuring that the scale of the sites 

identified and the level of travel they generate, are in keeping with the role and 

function of the centre within the hierarchy of centres and the catchment served 

c. apply the sequential approach to site selection  

d. assess the impact of sites on existing centres  

e. consider the degree to which other considerations such as any physical 

regeneration benefits of developing on previously-developed sites, employment 

opportunities, increased investment in an area or social inclusion, may be material to 

the choice of appropriate locations for development. 

 

2.6 Sites should be identified through a sequential approach.  This does not apply to 

newly designated centres however the allocation of land should have regard to 

suitability, availability and viability.  Sites that best serve the needs of deprived areas 
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should be given preference when considered against alternative sites with similar 

location characteristics.   

 

2.7 In assessing the impact of proposed locations for development LPAs should take into 

account the impact considerations set out in Policy EC16, particularly for 

developments over 2,500 sq m, ensuring that any out of centre sites would not have 

an unacceptable impact on centres within the catchment of the potential development.  

Such assessments should be proportionate to the scale, nature and detail of the 

proposed development. 

 

2.8 Having identified sites for development, LPAs should allocate sufficient sites in 

development plan documents to meet at least the first five years identified need, 

including policies for the phasing where necessary. 

 

2.9 The practice guidance that accompanies PPS4 states local authorities should allocate 

sites to accommodate town centre uses where quantitative / qualitative need has 

been identified.  This includes promoting new centres (Paragraph 4.9).  It also states 

that the local development framework should provide a very clear policy framework to 

support and actively promote new development.  Guidance should inform scale, form, 

key highway and access arrangements, phasing, land assembly and competing 

proposals (paragraph 4.20). 

 

Planning Policy Statement 12 – Local Spatial Planning (2008) 
2.2 PPS12 sets out the Government’s policy on local development frameworks.  The 

Policy statement emphasises that all Development Plan Documents (such as Area 

Action Plans) need to be ‘sound’ – i.e. a DPD should be justified, effective and 

consistent with national policy.   

 

2.3 ‘Justified’ means that the document must be: 

• founded on a robust and credible evidence base 

• the most appropriate strategy when considered against the reasonable 

alternatives 

 

2.4 ‘Effective’ means that the document must be: 

• deliverable 

• flexible 

• able to be monitored 
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2.5 Paragraph 5.4 states that Area Action Plans (AAPs) should be used when there is a 

need to provide the planning framework for areas where significant change is 

anticipated.  Area Action Plans should: 

 Deliver planned growth areas; 

 Stimulate regeneration; 

 Resolve conflicting objectives in areas subject to development pressures; or, 

 Focus the delivery of area based regeneration initiatives. 

 

2.6 Paragraph 5.6 notes that in areas of change, AAPs should identify the distribution of 

uses and their inter-relationships, including site specific allocations, and set out as far 

as practicable the timetable for the implementation of the proposals. 

 

Regional Planning Guidance for the South-West (2001) 
 

2.7 The Adopted Regional Planning Guidance for the South West is RPG10 published in 

September 2001.  The document sets out a broad development strategy for the 

period to 2016 and beyond.  This would be replaced by the Regional Spatial Strategy 

for South West England. 

 

Draft Regional Spatial Strategy for South West England 
2.8 The South West Regional Assembly submitted the draft RSS for the South West 

(covering the period from 2006 to 2026) to the relevant Government office in April 

2006.  There followed the examination in public during April to July 2007.  The 

Secretary of State published the Proposed Changes in July 2008.  The publication of 

the final Regional Spatial Strategy was put on hold whilst the Department of 

Communities and Local Government and the Government Office for the South West 

considered the High Court judgement issued in respect of the East of England Plan.   

 

2.9 The new coalition government confirmed that Regional Spatial Strategies would be 

abolished and in July 2010, Regional Spatial Strategies were revoked by the 

Secretary of State.  The High Court is currently reviewing this position and at this time 

the RSS remains a material consideration.  The following is therefore provided for 

local planning policy context. 

 

2.10 Plymouth is identified as one of twenty one strategically significant cities and towns 

where significant change is expected in order to support their economic and service 

role and their regeneration.   
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2.11 The RSS divides the region into various sub-regions and identifies a number of 

Housing Market Areas (HMA) and 21 Strategically Significant Cities and Towns 

(SSTC), one of which is Plymouth. Paragraph 4.1.57 defines the Plymouth HMA to be 

centred on the city of Plymouth as the main destination for services, comparison 

shopping, and leisure in the area.  

 

2.12 Policy HMA 8 confirms that Plymouth will be transformed and revitalised to realise its 

potential as the economic hub for the far South West and enhance its role as a retail 

and cultural centre.   This strategy includes the provision of services and facilities to 

improve the physical fabric of the urban area. 

 

2.13 Town centres and retailing are dealt with in Chapter 8 at Section 8.4.  Paragraph 

8.4.1 notes that the Region’s SSCTs are important centres, some of national 

importance, offering a good range of retail and leisure activities.  

 

2.14 Paragraph 8.4.3 notes that “the centres of the regions cities and towns usually 

contain a number of cultural assets, facilities, and services which add significantly to 

the quality of life of residents and visitors.  This asset base, along with key public 

services, is of fundamental importance to current and future residents in attracting 

them to consider urban living.  The need to maintain and enhance these in town and 

city centres’ economic vitality and viability is key to helping to deliver effectively the 

RSS and RES strategies.  The “centres first” approach is one also imbedded in 

Government policy guidance”.  

 

2.15 Policy TC1 confirms that the region’s existing network of towns and city centres 

should be maintained and enhanced, and in doing so it will be important to ensure 

that such centres are not adversely affected by inappropriate development elsewhere.  

Furthermore the main focus for new investment in retail and other major facilities will 

be the central areas of the SSCTs.  There are therefore no town centres promoted in 

the Plymouth area. 

 

Plymouth City Council Core Strategy 2006-2021 (2007) 
2.16 The final version of the Core Strategy was adopted on 23 April 2007.  The document 

sets out a spatial planning framework for the development of the City as a whole over 

a fifteen year period to 2021, within the context of a longer term vision.  The 

document must be read as a whole, and policies are inter-related.  It includes a series 

of strategic objectives, spatial planning policies and area visions, the latter which will 

provide guidance for the preparation of area action plans such as for Derriford and 

Seaton. 
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2.17 Strategic Objective 1 sets out how the City Council will deliver Plymouth’s strategic 

role over the plan period.  It confirms that the objective is for high levels of growth to 

create a City with over 300,000 people.  It recognises that realistically the only way 

that can be achieved is beyond the time period of the plan, and as a consequence the 

Council will, inter alia, promote sustainable patterns of development, take a proactive 

approach to the implementation and delivery of development, and use a “plan, 

monitor and manage” approach to realising this overall objective.   

 

2.18 Section 2 sets out the City vision.  Paragraph 2.11 confirms that the priority is for 

regeneration of the City’s waterfront areas.  The same paragraph also notes that 

there are opportunity sites on Plymouth’s Eastern and Northern corridors with the 

potential to compliment the waterfront regeneration.  

 

2.19 Paragraph 2.15 says that by 2021 “Plymouth’s City Centre will have strengthened its 

role as a sub-regional shopping and entertainment centre.  Additionally, as part of the 

process of developing sustainable linked communities, a new and complementary 

centre serving the North of Plymouth will be developed at Derriford…”.   

 

2.20 The Area Visions of the Core Strategy are set out in Section 5.  The section dealing 

with Derriford and Seaton begins at Paragraph 5.71.  This confirms that the area is 

located on Plymouth’s ‘northern gateway’, and it includes sub-regionally important 

employment sites and destinations including: 

 

• Plymouth City Airport; 

• The University College of St. Mark and St. John; 

• Derriford and Nuffield Hospitals; 

• Tamar Science Park; and 

• The Plymouth International Medical and Technology Park. 

 

2.21 The Paragraph goes on to note that Derriford and Seaton are located close to a 

number of residential neighbourhoods including Whitleigh, Southway, Leigham, 

Estover and Woolwell, however these neighbourhoods are poorly connected to 

Derriford and Seaton. 

 

2.22 Paragraph 5.72 identifies issues to be addressed.  In summary Derriford: 

 

• lacks a clear identity and focus, and has evolved incrementally creating a 

fragmented urban form with no clear centre; 
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• has large inefficient and isolated single use areas; 

• has limited housing at the core which limits the sense of community; 

• is located in a locality which is dominated by the car with poor connectivity 

between neighbourhoods; 

• does not utilise historic and natural assets; 

• has not built upon the existing sub-regional facilities, to effectively serve northern 

Plymouth, and play a wider role in the bi-polar economy of the City (the City 

Centre and the Derriford area) 

 

2.23 It is therefore confirmed that the Derriford area has a key role to play in delivering the 

economic strategy for Plymouth, by promoting growth complementary to the City 

Centre.  The Council’s approach is to promote a new ‘heart’ for Derriford which will 

help create a focus for the North of Plymouth and contribute towards the bi-polar 

economy.  The support of regionally significant health and medical facilities and the 

airport are important in this regard. 

 

2.24 Paragraph 5.75 notes that the potential exists in the area to develop a broader mix of 

uses that will help the Derriford area to fulfil it’s potential as an important sub-regional 

centre (in employment terms) and as a District Shopping Centre (i.e. not sub-regional 

shopping), serving the surrounding neighbourhoods, and the major employment, 

health and education facilities.  Although Derriford is also identified as a “priority 

secondary location for new investment in the longer term”, this can only happen 

according to the Core Strategy, once detailed impact assessment clarifies that: 

 

• this will not undermine the City Centre’s regional shopping role; and 

• that major economic benefits would result for the City as a whole. 

 

2.25 The approach to retail provision at Derriford is therefore “driven by a positive need to 

address deficiencies in the existing shopping provision in the City and serve the 

Council’s wider sustainability and economic objectives”. 

 

2.26 Paragraph 5.78 notes the most appropriate and flexible long term opportunity to 

develop the new District Centre lies to the west of the A386 for three principle 

reasons: 

 

• is well related to the identified spatial gap in retail provision (to the north and 

west) and is easily accessed through new links to the adjoining neighbourhoods;  

• has the greatest potential for active frontage to the A386; and  
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• has the greatest potential to grow in the long term. 

 

2.27 A copy of the Area Vision 9 for Derriford and Seaton, and the Vision Diagram is 

included at Appendix 1.  Item 3 of the Area Vision is to “develop a district shopping 

centre centred on the West side of the A386, to support the surrounding residential 

and commercial communities but with potential to grow as population growth is 

achieved”. 

 

2.28 The economy is dealt with in Chapter 6 of the Core Strategy.  Some City-wide issues 

are set out at Paragraph 6.7 onwards, and it is confirmed that “it is generally 

recognised that Plymouth’s retail offer falls below the standard necessary in a large 

City moving into a service culture mode of development.  While developments are 

underway, there will be a need for redevelopment of parts of the central area to 

introduce other uses.” 

 

2.29 Paragraph 6.9 confirms that the economic strategy also includes a major spatial 

component to build upon the bi-polar nature of Plymouth’s economy – with a strong 

City centre, and a strategic employment location in the Derriford area.   

 

2.30 Overall, the City Council’s strategy is to maintain and enhance the performance of the 

City Centre as the primary economic driver within the City, but at the same time 

seeking the improvement of Derriford as an important, and complementary 

employment location, providing a secondary office location as part of the new centre. 

 

2.31 Shopping is dealt within Chapter 7.  It is confirmed that Plymouth City Centre is a 

major shopping destination in the South West, and is one of two sub-regional centres 

in Devon, alongside Exeter.  The strategy is set out at Paragraph 7.10 onwards.  

 

2.32 Paragraph 7.11 confirms that a major priority is to safeguard and enhance the City 

Centre, by securing high quality new development which substantially improves the 

City Centre’s retail offer.  The aim is to create a centre where people choose to shop 

because of its excellent range and offer of shops and attractiveness as a retailing 

destination. 

 

2.33 Nevertheless, the City Council is also committed to preserving and developing the 

network of centres which already serve Plymouth.  This includes the district and local 

centres, with a scale of retailing that is appropriate to their role and function.  New 

centres will be created to meet deficiencies and provide hearts to Plymouth’s 

neighbourhoods, and Paragraph 7.13 confirms that Derriford will play a key role as a 
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new district centre serving the North of the City with the potential for it to grow as 

economic and population growth is achieved, and the role of the City Centre as a 

primary shopping destination is secured.  Paragraph 7.23 confirms that Derriford is 

seen as a priority secondary location for new investment in the long term. 

 

2.34 Strategic Objective 7 seeks to promote new shopping development which contributes 

positively to delivering Plymouth’s vision for sustainable high quality growth, making 

Plymouth a city of sustainable linked communities. This will be achieved in part by 

promoting a district centre at Derriford in order to remedy an identified gap in the 

spatial distribution of food shopping in the city, and as a key component of the 

creation of a new sustainable neighbourhood, supporting the existing employment, 

health and residential uses and providing a new focus in the north of Plymouth. 

 

2.35 Policy CSO7(1) of the Core Strategy confirms that a new district centre for Derriford 

will include a major food store, with complementary comparison goods shopping, 

residential, office, leisure and food and drink uses, and a public transport interchange.  

It will be developed such that it can grow to play a wider role in Plymouth, but only 

when it is demonstrated through detailed assessment that further development will 

not undermine the shopping role and function of the City Centre.  In retail terms, the 

emphasis is clearly on the City Centre, albeit that the expansion of retail facilities at 

Derriford is contemplated in the longer term in appropriate circumstances 

 

2.36 Policy CS08 considers district centre growth and seeks to ensure that retail 

development: 

• is appropriate in scale and function to its location; 

• will not have an unacceptable adverse impact, including cumulative impact, on 

the vitality and viability of the City Centre and surrounding district and local 

centres; and 

• helps maintain and develop the range of shops to meet the needs of the local 

community within the centre. 

 

Derriford & Seaton Area Action Plan (Issues and Preferred Options) (2009) 
2.37 The City Council published its Issues and Preferred Options consultation report in 

February 2009.  Its purpose was to consult on possible objectives and to set out a 

commended strategy, with proposals for the creation of a new focus for Derriford, a 

sustainable residential community, and the provision of “a substantial new District 

Centre” as one of four possible Objectives. 
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2.38 This Objective is to provide new comparison and convenience retail floorspace; 

ensure accessibility from surrounding neighbourhoods and improved public transport 

connections; and, incorporate additional residential and commercial development.  

Paragraph 4.38 notes that the new centre will provide essential retail facilities for the 

Derriford area and the surrounding neighbourhoods, helping to fill a gap in provision 

within the City, and cutting down on journeys made to district centres further afield. 

 

2.39 Above and beyond filling a gap in food retailing, due to the economic importance of 

Derriford (reflecting its sub-regional employment function) and specific need for a new 

heart in north Plymouth the centre is envisaged to fulfil a more strategic purpose than 

the other district centres in Plymouth. 

 

2.40 Paragraph 4.40 notes that a major food store is envisaged to be the initial key 

attraction, together with further complementary convenience and comparison shops.  

The intention is to develop a genuinely mixed-use district centre of high quality urban 

form, including office, residential and other complementary uses which can effectively 

integrate with the rest of Derriford and Seaton and surrounding neighbourhoods. 

 

2.41 It is stated that the Council is of the view that the centre should ‘front’ the A386 to 

provide the most sustainable and appropriate urban form.  The Issues and Preferred 

Options AAP suggests the most suitable location for the District Centre lies to the 

west of the A386, notably either the B&Q store and, Crownhill Retail Park to the north 

or the South West Water reservoir and Windsor House sites to the south.  Reflecting 

the Core Strategy desire to protect longer term growth potential, the Issues and 

Preferred Options AAP envisaged subsequent longer term growth being directed to 

either the north or south depending upon the precise location identified for the District 

Centre, itself envisaged to be resolved by the time of the submission version of the 

AAP.   

 

2.42 A number of key issues for the locality are set out.  The document goes on to 

emphasise the long term and strategic nature of growth at Derriford and the need for 

a series of potential conditions to be met. 

 

2.43 The Issues and Preferred Options AAP also includes objectives to expand healthcare, 

enhance education facilities and provide major leisure and recreation opportunities 

within the area. The third objective is to build a sustainable new residential led 

community including schools, community facilities, shops and opportunities for play, 

sport and recreation. 
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2.44 The primary use of the University College of St Mark and St John (Marjon) site will 

continue to be further education, however the Council are encouraging improved 

public use. A current application seeks to expand and improve the sports facilities on 

the site. The sports facilities are likely to include provision for extended public use of 

the swimming pool which will provide a much needed facility for this part of the city. 

 

2.45 A number of consultation responses were received in relation to the Issues and 

Preferred Options Report.  Those which relate to the detail of this report are briefly 

summarised below.  Those which relate to recent stakeholder discussions are 

highlighted in Section 5. 

 

2.46 NHS Plymouth support the creation of a primary and a number of secondary district 

centres as providing natural focus points for the new communities.   

 

2.47 The Chamber of Commerce support each of the objectives set out, including the 

provision of a sustainable new strategic centre.  However, the concept of a single 

district centre primarily on one side or the other of the A386 is questioned.  They 

consider the proposals should be reviewed to ensure a genuinely accessible new 

district centre is provided. 

 

2.48 The Government Office for the South West (GOSW) has concerns over the district 

centre having the “potential to grow once it is demonstrated that it will not undermine 

the City Centre’s shopping role.”  They suggest a robust strategy to ensure the 

vitality, viability and pre-eminent role of the City Centre is not undermined.  GOSW 

are concerned that the document does not detail the level of convenience and 

comparison shopping that is anticipated for the centre. 

 

2.49 The Plymouth and South West Cooperative Society (PSWC) believe clarity is needed 

on the role of the district centre and state that it should not conflict with the strategic 

objectives of the City Centre and its scale should be defined to serve the local 

neighbourhoods only. 

 

2.50 The Highways Agency need to be satisfied that proposals for the urban centre 

represent a commercially sustainable solution in the long term and a financially 

deliverable solution in the short to medium term. 
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Other Material Planning Documents 
 

Planning Obligations and Affordable Housing SPD (2008) 
2.51 Policy 1 of the SPD requires developments to make contribution that arise directly as 

a result of development.  Proposals must meet the reasonable cost of new 

infrastructure made necessary by the proposal, including transport, utilities, 

education, community facilities, health, leisure and waste management and off-set the 

loss of any significant amenity of resource through compensatory provision 

elsewhere. 

 

2.52 The SPD sets a Development Tariff for new development.  Residential contributions 

are sought towards education, libraries, health, green space and children’s play 

space, sport and recreation and transport.  Commercial contributions, including retail, 

leisure and hotel uses, will have provision towards transport.  In addition negotiation 

elements to address community facilities, including museums, community, culture and 

youth where appropriate. 

 

Derriford and Seaton Masterplan Framework (LDA Design) (August 2009) 
2.53 The Report sets out a design framework for the Derriford and Seaton area.  It seeks 

to achieve a significant density of development, including residential, commercial, 

community and retail development to make this area more sustainable as a distinct 

urban district of the City. 

 

2.54 Two issues are noted to be vital to the area’s success. First, the critical mass of 

development will be pivotal to making the area function as a real centre.  The 

Framework suggests that a couple of local shops and a supermarket are unlikely to 

be sufficient to define the Centre of a large district of a major city, but that the centre 

is likely to require a sufficient scale to encourage a genuine mix of uses and the social 

use of space.  Second, the type, scale and design of the urban fabric of the area will, 

in conjunction with the critical mass of development determine success.  It notes the 

importance of putting the necessary social and community infrastructure in place to 

support the resident and working population. 

 

2.55 The Framework has been developed to provide a “truly sustainable community,” 

including housing, employment shopping, education, health, and recreation provision; 

that will become the new heart of North Plymouth. 
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2.56 A schematic Masterplan has been prepared which draws on the key principles and 

aspirations set out in the Issues and Preferred Options AAP.   The Masterplan is 

broken down into a number of geographical sub-areas.   

 

2.57 The Derriford Roundabout and surrounding area is identified to incorporate part of the 

new mixed use District Centre.  Crownhill Retail Park and surrounding land is also 

identified to form part of the new District Centre encompassing mixed use 

development on land close to the A386.  The northern part of the site, and the edge to 

the A386, is identified for mixed use retail, leisure, commercial office and residential 

development, with capacity for future growth in the retail offer. 

 

2.58 In terms of the North West Quadrant, comprehensive development is envisaged with 

adjoining land to create a new mixed use local centre. 

 

Derriford and Seaton Delivery Study (LDA Design) (August 2009) 
2.59 This document has been produced to indicate how the vision for the Derriford District 

Centre should be achieved by setting out key principles that can be applied to the 

District Centre proposals.   

 

2.60 The Study identifies the primary role of the District Centre to provide for the needs of 

the communities that it serves.  It should help make the area more sustainable by 

providing services and facilities, jobs and homes and form a centre-piece for the area. 

 

2.61 The District Centre should provide a focal point for the communities of North 

Plymouth.  Tall buildings of high architectural interest should give it real presence, 

enclosing streets and public spaces. 

 

2.62 The key development principles include: 

 

1. Creating a sustainable and functional mixed use centre; and  

2. Creating a new Centre in the cityscape with appropriate scale and presence. 

 

2.63 It must incorporate a mix of uses including retail provision, office space, residential 

units, civic services, recreational open space and surrounding transport and car 

parking provision.  It could incorporate an element of leisure/tourism provision if 

complementary and supporting other uses. 

 



 
Derriford & Seaton AAP 
District Centre Report  

 

 22 
 

2.64 Uses must be mixed both horizontally and vertically.  Large footprint uses, including 

car parks and larger retail units, should be wrapped by active development to prevent 

long stretches of inactive frontage. 

 

2.65 The Centre must help to consolidate existing central and surrounding uses, 

connecting them to one another through strong physical linkages along key desire 

lines.  The level of retail provision should be adequate in the short to medium term to 

respond to existing need in line with the City Council’s Retail Strategy. 

 

2.66 Development must be denser than neighbouring areas, be compact with a minimum 

of 4 storeys in height, and ideally 5 or 6 storeys for those buildings fronting principle 

routes and key public spaces.  There are opportunities for taller landmark buildings at 

key locations.  Development must be outward facing and incorporate active frontages. 

 

2.67 The Study sets out a number of development scenarios influenced by the decisions 

about how best to replace the land-intrusive Derriford Roundabout.  These include: 

 

1. Replacement crossroads; 

2. Cut and cover tunnel; 

3. Squareabout; 

4. New road alignment to the West; 

5. New road alignment to East and West 

 

2.68 The Study concludes by assessing the delivery issues, including phasing; 

transportation; topography; land acquisition; and costs, viability and funding. 

 

Brest Road Development Study (undated) 
2.69 The LDA were commissioned by the South West of England Regional Development 

Agency to undertake a development potential study for a 10 hectare parcel of land in 

Derriford, Plymouth. 

 

2.70 The land is centrally located within Derriford and forms a significant proportion of land 

covered by the Derriford Area Action Plan (AAP).  The area forms an important part of 

the frontage on Tavistock Road and as a key part of the International Business Park. 

 

2.71 The study sets out a number of development options: 
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1. Fully flexible, mixed use option: TA relocated off-site, range of office 

developments, flexibility to mix residential with office and business use, 

improved links and permeability. 

2. Relocation of the TA Depot on site: TA relocated onto middle of A140 site 

and office development located south of the TA site on Brest Road. 

3. Large single user option on site A140: Opportunity for larger single user 

development on A140 – corporate headquarters or single user campus 

development. 

 

Royal Marine Barracks, Seaton Supplementary Planning Guidance (April 1997) 
2.72 The overall area of land in the Ministry of Defence’s ownership at RMB Seaton 

extends to approximately 95 hectares (230 acres).  The site comprises two areas, the 

former RMB Barracks area, accessed from Brest Road, and the Coleridge Training 

Area, which is mainly open farmland.  The land is bounded to the west by the A386, 

with the Plymouth Business Park proposed beyond; to the north by the Derriford 

Business Park; to the south and west by housing development; and to the east by 

farmland and woodland along Bircham Valley. 

 

2.73 The SPG sets out guidelines for the future development of RMB Seaton.   The 

primary objective is to maximise the employment opportunities that Seaton offers the 

City.  Development for B1 and B2 use is supported, with some opportunity for 

ancillary B8 development.   

 

2.74 There is also potential for some residential development at the head of the Coleridge 

Valley.  This is an area of approximately 7.5 acres which could accommodate 

medium density private housing. 

 

2.75 The areas to the south, east and north are considered to be important for nature 

conservation, landscape and farming interests. 

 

Seaton Local Centre Development Statement (February 2008) 
2.76 Plymouth City Council prepared a Planning and Design brief to provide guidance for 

development in the area.  The brief provides guidelines for re-development and 

includes: 

 

 Mixed use development, predominately to include healthcare, commercial 

office and residential uses.  Small scale retail units should be provided to 

meet local needs only, with food café and restaurant uses.  Other 

complementary community uses be positively encouraged; 
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 Higher densities should be achieved within buildings of suitable scale related 

to access to public transport; 

 Residential uses over 15 units should include 30% affordable housing and 

20% designed to Lifetime Homes; and, 

 Shops and public buildings should be fully accessible to the public. 
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3.0 Previous Retail Studies 
 

3.1 The Council has commissioned the following retail-based studies of relevance to this 

Report:   

 

• Plymouth Local Shopping Needs Study, 2004 (CBRE) which is in part 

superseded by the 2006 Study; 

• Plymouth Shopping Study, 2006 (Cushman & Wakefield); 

• South West Town Centres Regional Study, 2006 (DTZ Pieda, commissioned by 

the Regional Planning Body);  

• Derriford & Seaton Area Action Plan: Report on Proposed New District Shopping 

Centre, 2007 (Cushman & Wakefield);  

• Report on Proposed New District Shopping Centre, 2009 (Cushman and 

Wakefield) and; 

• Draft Shopping Centre Study, 2010 (Cushman & Wakefield). 

 

3.2 We therefore set out below relevant commentary on each of these documents. 

 

Plymouth Local Shopping Needs Study (November 2004, CBRE) 
3.3 CBRE were appointed at the start of 2004 to prepare a report identifying any 

deficiencies in the retail and service provision within the City, and to formulate 

mechanisms for addressing any deficiencies.  The report was also to identify any 

need for new district or local centres.   

 

3.4 Plan 9 of the report illustrates the identified gap areas within the city.  The most 

notable areas are in the West of the City around Western Mill and St. Budeaux (Areas 

1 and 3), and to the North of the A38 trunk road (Areas 4, 6 and 7).  The latter 

includes Derriford, notably Area 6 on the Eastern side of Tavistock Road.   

 

3.5 In Section 4 of their Report (paragraphs 4.19-4.22) CBRE found relatively significant 

capacity for new convenience shopping floor space.     

 

3.6 Section 6 of the report sets out detailed findings in respect of each of the gap areas.  

Paragraph 6.18 – 6.20 deals with Derriford, and the final recommendation of 

paragraph 6.20 is that the focus of efforts to improve local shopping provision in this 

area should concentrate on the new development area i.e. the Seaton Barracks, the 

business park and the hospital. 
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Plymouth Shopping Study (August 2006, Cushman & Wakefield) 

3.7 The 2006 Shopping Study was based upon a comprehensive household telephone 

survey to establish shopping habits for both convenience and comparison goods 

across the entirety of Plymouth’s catchment area.  This catchment area extends well 

beyond the City Council’s administrative boundary North and East into Devon, and 

West into Cornwall. 

 

3.8 The Study considered the period up to 2026 in terms of expenditure forecasting.  It 

should be recognised however that these time periods were, at the time of the Study, 

very distant in retail terms even though they reflect the anticipated timescales for the 

Core Strategy, and the Regional Spatial Strategy.  There is therefore a potential 

mismatch between the two, and consequently there will be a need for constant 

monitoring and re-appraisal of the overall retail performance of Plymouth on a regular 

basis.  

 

3.9 In terms of convenience goods, growth and expenditure over the period is relatively 

modest, but there was significant capacity identified at 2006 based on over trading 

within existing stores.  Turning to comparison goods the position is the reverse, with 

trading performance of the City centre (including Drake Circus) assessed to be at an 

equilibrium position, but with significant potential expenditure growth in subsequent 

years. 

 

3.10 Despite some relatively positive findings in terms of the overall retail health of the City 

centre, some major issues were identified.  In particular a clear requirement for further 

regenerative City Centre investment and development in the future in order to 

maintain Plymouth’s competitive position. 

 

3.11 As part of the Shopping Study, a number of opportunity sites in and around the City 

centre and the rest of the City were examined.  One of these was Derriford.  Whilst 

the Cushman & Wakefield study concurred with the Council’s overall analysis that a 

new District Centre for the area is appropriate, it advised that a cautionary approach 

regarding the nature, scale and timing (and indeed any long term commitment) 

regarding retail floor space at Derriford.   

 

3.12 Whereas a District Centre anchored by a food store could well be appropriate, 

effectively the study advised against significant comparison floor space at that time.  

The fundamental reasons for this relate to the longer term effects on potential future 
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investment in the City Centre which, quite rightly, is recognised in the Core Strategy 

as being paramount (see ‘Report on Proposed New District Shopping Centre’ below). 

 

3.13 In order that a satisfactory solution in policy terms could be devised, the Cushman & 

Wakefield Shopping Study recommended no long term commitment to significant 

comparison shopping floor space in Derriford, but recognition that in due course, and 

if the circumstances are right, that Derriford would be the City Council’s preferred 

secondary location for such development, after the City Centre.  The Core Strategy 

has taken on board these recommendations.  

 

South West Town Centres Regional Study (January 2006, DTZ Pieda) 
3.14 This Study was prepared in a relatively short time scale for the Regional Assembly, in 

order to assist in the formulation of retail strategy for the emerging RSS. 

 

3.15 DTZ describe the report as a “high level” analysis, mainly conducted through desktop 

research albeit with feedback from the findings of an interim workshop in December 

2005.  It was largely a broad brush assessment for the region.  In so far as any 

proposals for the Derriford area may involve significant comparison shopping floor 

space, as highlighted in our 2006 Shopping Study for the City Council (paragraph 

4.48) the DTZ assessment results should, consequently, only be applied with 

considerable caution at the local level.   

 

3.16 In any event, we have noticed some inaccuracies in certain base data that may affect 

the results, for example the assumed net comparison floor space for Plymouth City 

centre (55,290sq.m net compared with our own and CBRE’s estimate of 101,000sq.m 

net, pre Drake Circus). 

 

3.17 In their report, DTZ also assumed strong demand in the major city centres from 

multiple retailers and growing rents.  Our own analysis for the City Council contradicts 

these views, at least for Plymouth City Centre.   

 

Derriford & Seaton Area Action Plan: Report on Proposed New District 
Shopping Centre (2007) 

3.18 This report considered matters of location, size, configuration, accessibility and 

district centre scheme delivery, from a retail planning perspective.  The work included 

a series of meetings with key stakeholders e.g. landowners within the Derriford area.  

 

3.19 The report also considered the need for a new district centre, applied a sequential 

assessment, and considered the potential impact upon existing centres and facilities.  
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The merits of various site opportunities were also considered having made some 

basic assumptions on possible development configurations.  This report did not 

consider commercial viability however.  

 

3.20 Five site opportunities were reviewed.  Two of the sites (South West Water site and 

the NWQ site) were identified as having more potential than the others, albeit each 

had a number of matters to be addressed before final plans could be formulated and 

approved by the City Council. Of these two sites, the South West Water site was 

recommended as best fitting the overall vision contained within the Core Strategy.   

 

District and Local Centres Shopping Study (2010) 
3.21 This report has been prepared to assist Plymouth City Council in the preparation of 

forthcoming policy on retailing in local and district centres.  The Study will form the 

basis of the Shopping Centres SPD and will be used to inform the Sustainable 

Neighbourhoods DPD, Urban Fringe DPD, Derriford and Seaton AAP, and ultimately 

any future review of the Core Strategy.   

 

3.22 The report examines the vitality and viability of the network of district and local 

centres in Plymouth including consideration of their function, gaps in provision and 

opportunities for intervention.  It builds upon previous retail-based evidence 

commissioned by the Council and is consistent with the most up to date national 

policy advice in PPS4 and the Council’s adopted Core Strategy.       

 

3.23 Cushman & Wakefield completed the field work for a selection of the identified district 

and local centres.  All other centres were studied by officers at the City Council.  A 

proforma was prepared for each centre detailing the diversity of uses, quantum of 

floorspace, retailer representation, accessibility, environmental quality and capacity 

for growth or change.  The performance of each centre over time was also 

considered.     

 

3.24 The current network of district centres demonstrates a relatively well distributed 

pattern across the urban area.  However, there remain gaps to the north and west of 

the urban area which, in accordance with Core Strategy would be addressed through 

two new District Centres at Derriford and Weston Mill.  

 

3.25 There is also a relatively well distributed network of local centres across the urban 

area.  There are potentially several gaps, although when existing and planned district 

centres (and other out-of-centre food retailing) are taken into account, these gaps are 

less apparent.  The density of local centres is greatest within the historic centre of the 
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urban area.  There are potentially areas within the ‘urban fringe’ where local retailing 

provision may be underprovided in a spatial sense.  The report considers that there 

are a number of local centres that are potentially too small in scale, disparate, and/or 

limited in offer to represent a local centre designation.     

 

3.26 The report makes a number of policy observations in relation to the existing retail 

hierarchy, although it is considered that the forthcoming SPD is not an appropriate 

policy document to make amendments to the retail hierarchy.  It also suggests 

changes to centre boundaries, shopping frontages and identifies future development 

opportunities.   

 

3.27 There are a number of district centres where the role and function should be 

enhanced.  In particular, there is a concern that the diversity of uses in some district 

centres is dominated by a foodstore with several small retailing units and the Council 

should enhance the range of uses.  The report concurs with the need for two new 

district centres at Derriford and Weston Mill, although it notes that it will be crucial to 

ensure that other services are provided at these new centres to ensure sustainable 

patterns of development.  In addition, the trading effect on the existing shopping 

centre hierarchy will need to be fully understood and carefully managed. 
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4. Planning History 
 
4.1 The following provides a brief summary of some of the more recent relevant planning 

decisions in the Derriford locality.  This is not intended to be a comprehensive review 

of the area.  The following sites are considered: 

 

• Derriford Hospital, Derriford Road 

• North West Quadrant  

• B&Q, Tavistock Road 

• Crownhill Retail Park (Marks & Spencer’s Unit), Tavistock Road 

• Plymouth Airport, Plymbridge Lane 

• Transit Way District Centre 

 

Derriford Hospital, Derriford Road 
4.2 Full planning permission (Ref: 08/00971/FUL) was granted for the Plymouth Hospitals 

NHS Trust in 2008 for the erection of a new western main entrance and bridge link to 

the hospital and reconfigured public transport drop-off and new vehicle drop off area 

at Derriford Hospital.  This included some replacement retailing units.  The works 

formed part of the wider redevelopment of the hospital and surplus land.  The new 

main entrance is the first stage (known as the Vanguard Gateway Scheme) in the 

Trust’s rebuilding programme for the next ten years.  

 

North West Quadrant  
4.3 Planning permission was granted in January 2009 for the erection of a multi-storey 

car park for 627 spaces, a children's day nursery, retail units, a temporary access and 

widening of Morlaix Drive on land to the west of Derriford Hospital.  The permission 

has since been amended to replace the nursery with office space (10/01047/FUL). 

 

4.4 The permitted development is part of the redevelopment of Derriford Hospital; and the 

phased development of ‘North West Quadrant’. 

 

4.5 Wharfside Regeneration (Devon) Limited, the developers of the North West Quadrant 

of which this site forms a part, has bought the site from Plymouth Hospitals NHS 

Trust’s (PHT) and is contracted to provide the multi storey car park for PHT by 2010. 

 

4.6 The proposals comprise: 

 A seven storey multi storey car park for use by the hospital.  The proposals 

will not increase the overall car parking spaces at the hospital; 

 1,050 sq m gross office accommodation 
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 A total of 820 sq m gross external ground floor commercial units within Use 

Classes A1: Retail, A2: Financial Services. And A3: Restaurant/Café. 

 

4.7 This is understood to represent the first phase not only of the wider NWQ area 

redevelopment but also of this particular building.  The applicant intends to extend 

over the roof of the car park on the western and eastern sides by an additional four to 

five storeys.  The current intended uses would be a nursing home/care home, flats 

and/or offices. 

 

4.8 An outline planning application for mixed use development of a 6.6 ha site known as 

‘North West Quadrant’ was submitted in December 2009.  The proposals include 

residential (356 units comprising a mix of houses, duplexes and flats); offices (2,773 

sq m); a hotel (1,460 sq m); a retail food store (3,229 sq m gross); retail units (1,586 

sq m); financial services (1, 587 sq m); café, restaurants, bars, takeaways (1,424 sq 

m); a bookshop, café, library, community facility (1,190 sq m); residential Institutions 

(11,397 sq m); non residential institutions including healthcare (11, 396 sq m); car 

parking; public realm and landscaping; open space and recreational areas; and 

associated transport infrastructure.  The planning application remains undetermined. 

 

B&Q, Tavistock Road 
4.9 Outline planning permission (Ref: 97/1231) was granted by the Secretary of State in 

July 2000 for Class A1 retail, Class B2 and B8 Industrial Development, Class C3 

restaurant with associated access and parking at  land at Crownhill Water Treatment 

Works, Tavistock Road, Plymouth. 

 

4.10 The application was referred to the SOS for a decision under Section 77 of the Town 

and Country Planning Act 1990.  The application was granted subject to a S.106 

Agreement and conditions were placed on the outline approval restricting the sale of 

goods within the non-food retail unit and removing the ability to sub-divide the unit in 

any way.   

 

4.11 A reserved matters application (Ref: 00/01325) was approved by Plymouth City 

Council in January 2001 for a retail unit and garden centre together with associated 

access roads and car parking areas.  A crèche / nursery facility was required to be 

constructed through a planning obligation.  We are not aware that this has been 

completed.  
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Crownhill Retail Park (Marks & Spencer’s Unit), Tavistock Road 
4.12 Full planning permission (Ref: 04/02313/FUL) was granted in February 2005 for a 

single storey detached building with ancillary car parking and loading area, for use as 

retail shop (‘open’ Class A1) at the Crownhill Retail Park, Tavistock Road. 

 
Plymouth Airport, Plymbridge Lane 

4.13 Planning permission was granted, subject to S.106 Agreement, (Ref: 08/01968/OUT) 

in June 2009.  The application was a hybrid application comprising of two parts:  

 

1. Full application for the decommissioning of runway 06/24 and runway 6/24 

approach, including the construction of new aircraft hangars, relocation of the 

fuel storage facility, engine testing bay, and rescue and fire fighting services, 

construction of access road, airport ramps, taxiway, aircraft stands, hard 

standing, a noise attenuation bund and landscaping. 

2. Outline application for a mixed use development including residential comprising 

375 dwellings, class B1 units, a care home, associated car parking, landscaping, 

public open space, highways access and a public transport facility. 

 
4.14 The above decisions have been taken into account in the consideration of how a 

District Centre may evolve in Derriford in the coming years.  Emerging proposals 

which have not yet been submitted to the local planning authority are considered in 

the following Section. 

 
Transit Way District Centre 

4.15 The Council are minded to grant planning permission (subject to s106 agreement) for 

the redevelopment of the Transit Way District Centre (Ref: 08/01989/FUL).  The 

proposals include a new Tesco foodstore (c.7,900 sq m net), thirteen retail units 

(Classes A1 / A2 / A3), bus waiting area and 913 car parking spaces. 

 

Other Proposals / Masterplans 
 
Seaton Neighbourhood Masterplan (Hawkins Trust) 

4.16 The Hawkins Trust are the landowners promoting the Seaton Neighbourhood, which 

defines the future new residential community proposals at Seaton. 

 
North West Quadrant Masterplan 

4.17 Wharfside has produced a number of masterplans over a period of some 5 years for 

the North West Quadrant site which led to the submission of a planning application 

late in 2009.  Since this time, following discussions with PCC, a masterplan has been 
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produced following involvement with Land Securities and Sainsburys (as the Harvest 

Partnership).  

 

Plymouth International Masterplan (SWRDA) 
4.18 SWRDA has commissioned LDA Design to prepare a preliminary concept masterplan 

for land to the east of Tavistock Road owned by SWRDA to consider the feasibility of 

a District Centre. 

 

 Crownhill Retail Park  
4.19 Henderson, owners of the above retail park, has also commissioned architects to 

illustrate the potential scale and form of development they judge possible on their site. 

 

 South West Water Land 
4.20 Montrose Capital / Dawnan have prepared initial concept masterplans for the South 

West Water site and adjoining properties for a retail led mixed use scheme. 

 

Status of Emerging Proposals 
4.21 Other than the consented scheme on part of the NWQ site and the application 

scheme submitted by Wharfside but currently held in abeyance (and which pre-dated 

the involvement of Land Securities) for the remainder of the site, the emerging 

concept proposals prepared by the various landowners/promoters at Derriford are not 

in the public domain and will, inevitably evolve.  

 

4.22 The following Section provides further background on  these emerging proposals as a 

result of further discussions between the promoters and PCC / Cushman & Wakefield. 

It is noted that this is a fluid situation and further changes to both concepts and the 

level of advancement of each scheme proposal can be anticipated.  Likewise the 

planing policy formulation process is still evolving and which may, in due course, need 

to reflect changing circumstances. 
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5. Stakeholder Discussions 
 

5.1 Two periods of discussions have been held with a number of key Stakeholders with 

relevant interests in the emerging AAP and the future of Derriford.  In particular, we 

have held a series of informal discussions with existing landowners, retailers and 

others likely to be influential in the formulation and delivery of any new district 

shopping centre in the Derriford area. 

 

5.2 Discussions were firstly held between 17th August 2009 & 10th September 2009 in the 

form of telephone conversations, email exchanges and meetings. Discussions were 

mainly exploratory, lead by Cushman & Wakefield, to gather information to help 

inform advice to the Council. In particular, we explored their respective ownership and 

emerging aspirations for their respective sites along with potential  scheme content, 

anchor store sizes, proposed retail formats, including touching upon matters such as 

design, configuration and car parking.  The following stakeholders were approached 

in 2009:  

 

• Hawkins Trust  

• Montrose Capital (affiliated to Dawnan Ltd and South West Water)  

• Wharfside Regeneration 

• Ambulance Trust 

• Eagle One 

• SWRDA  

• Henderson 

 

5.2 In addition the following major foodstore operators were canvassed: 

 

• Asda 

• Sainsbury’s 

• Waitrose 

• Morrison’s 

• Lidl 

• Aldi 

 

5.5 Subsequently, between July and October 2010, a series of further discussions were 

held to explore interim progress, review and understand the stakeholders emerging 

proposals and to record any material changes from previous discussions.   
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5.6 The following stakeholders were approached on this occasion: 

 

• Montrose Capital (affiliated to Dawnan Ltd) 

• South West Water (Peninsula Properties) 

• Wharfside Regeneration 

• Ambulance Trust 

• SWRDA  

• Henderson 

• B&Q 

• The Brethren 

• Land Securities 

• Asda 

• Morrisons 

• Tesco 

• Sainsbury’s 

• Waitrose 

 

5.7 We set out below a brief summary of the key issues to emerge from each of the 

meetings with the stakeholders.  In addition, various parties have sought to clarify or 

supplement discussions through submission of additional written material, some of 

which has been labelled confidential. It is not the purpose of this report to outline the 

full extent of submitted material, which inevitably seeks to promote or positively 

advance the case for respective parties. This report summarises the core issues, as 

we perceive them, with regards to the prospects for delivery, timescales for delivery 

and hurdles/risk as we perceive it from the information we have received or 

discussions we have held to date. 

 

Hawkins Trust 
5.8 The Hawkins Trust, based in Devon, has a number of property interests throughout 

the South West. Their interests in Derriford, which extend to about 45 hectares (110 

acres) surround the SWRDA’s Medical and Technology Park, and was acquired from 

Defence Estates in 2001. 

 

5.9 SWRDA and the Hawkins Trust are working in partnership in developing a Seaton 

Masterplan which incorporates land within the ownership of SWRDA, Hawkins Trust, 

Plymouth Hospitals Trust and Plymouth City Council.  The Masterplan for the Forder 

Valley is expected to include a link road from Derriford centre to the Seaton centre 
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and further South East. The site has been earmarked for much of the residential 

growth in the North of Plymouth. It was confirmed that the Hawkins Trust have 

aspirations for some limited retail within their development proposals, and were aware 

of the City Council’s aspirations for a new district centre in the area and they did not 

consider their aspirations would be incompatible with that policy initiative.   

 

5.10 The Hawkins Trust is expected to be submitting a hybrid planning application for their 

Masterplan area in the New Year. The road link will be applied for in detail and the 

remainder will be applied for in outline.  

 

5.11 The general aims and objectives of the Hawkins Trust and their land ownerships, (i.e. 

the Forder Valley Masterplan) is to help deliver the infrastructure, facilities, open 

space and dwellings needed to achieve the growth targets.  

 

Montrose Capital/Dawnan Limited/South West Water 
5.12 Montrose Capital reported that they represented the interests of Dawnan Limited (as 

UK registered agent) and South West Water (SWW), as far as the Derriford area 

redevelopment was concerned. The parties are currently working collaboratively 

together and attended the meeting held in September 2010 with Cushman & 

Wakefield representatives.  

  

5.13 Dawnan Limited are understood to retain a 999 year lease on the car parks serving 

and adjoining Windsor House, one of which sits above a large water tank owned by 

SWW.  We have been informed and are aware that Montrose Capital/Dawnan have 

been in discussions with South West Water for a considerable period of time, 

regarding the redevelopment of the South West Water site in conjunction with 

Dawnan’s existing land holdings, following the potential relocation of the water 

treatment works and storage reservoirs to Roborough. 

 

5.14 We understand South West Water is advancing proposals for a new water treatment 

facility at Roborough (to the north of Derriford beyond the urban area of the City of 

Plymouth).  As part of a wider strategic infrastructure improvement to meet the City of 

Plymouth’s water requirements. The existing Crownhill site in Derriford which, we 

understand extends to approximately 16 hectares would become available as a result 

of any such relocation.  

 

5.15 We understand that any relocation and capital expenditure related thereto would 

require the prior approval from OFWAT.  We understand that such would concern a 

significant capital investment in new water infrastructure which would need to be 
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funded through the SWW capital programme. Importantly, we understand that the 

costs of relocation would not be contingent on any receipts from the future sale of the 

Derriford Site albeit such will inevitably form part of any over-arching business case 

and SWW would inevitably seek to maximize receipts from the sale of any redundant 

operational assets   

 

5.16 We understand that SWW still needs to secure OFWAT approval for the 

contemplated relocation to Roborough.  We understand that capital expenditure of the 

scale contemplated would need to be approved under their 5 year business plan. The 

current business plan, governs the approved activities of SWW for the period to 2015. 

This does not provide the necessary approval.  Consequently, we understand that the 

next opportunity to secure OFWAT approval would be in respect of the 2015-2020 

business plan, which is programmed for an OFWAT formal decision in March 2015. 

Relocation is also subject to securing the necessary planning approvals and land 

assembly, although we believe SWW own the site at Roborough.  

 

5.17 It is understood that in relocating the reservoirs and treatment plant to Roborough, 

that there will need to be further off site works.  Although we are informed that such 

works largely concern underground services/pipes largely contained within the public 

highway and that a CPO is not envisaged to acquire third party land interests and that 

SWW can largely deliver these consequential improvements using its existing powers. 

 

5.18 Montrose Capital have suggested that they would envisage progressing a planning 

application for their proposed retail led scheme, to coincide with this OFWAT approval 

timescale and that consequently, Montrose would be able to commence development 

shortly after the water storage and treatment works have relocated and potentially 

prior to full decommissioning of the existing plant.  

 

5.19 Dawnan Ltd / Montrose Capital’s aspirations for the site are to accommodate a 

relatively large scale retail-led mixed use development. They perceive a relatively 

large scheme as appropriate to address “the creation of a new retail and service 

centre at Derriford to act as a centre for the north of Plymouth and as a bi-nodal 

satellite for the city centre” and that the Core Strategy seeks a complimentary growth 

with the City Centre.   

 

5.20 Montrose Capital sees the transformation of Derriford as being achieved, by a mixed 

use scheme which will encompass a significant quantum of retail floor space. They 

consider that the SWW site is capable of accommodating an appropriate scale of 

development, complimenting the City Centre and capable of delivering critical mass.   
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5.21 In particular, they see this location as being suitable for a largely comparison led retail   

development, with provision for major brands and a complimentary food supermarket 

offer.  Although not formally confirmed, the description of the scheme envisaged 

would suggest a scheme in the region of 65,000 sq m retail provision. 

 

5.22 They suggest that retail development on the site, could take advantage of the natural 

topography for a number of different design formats with potential for under-croft car 

parking.  

 

5.23 We understand that discussions with major store operators as potential anchors have 

taken place and that these discussions have indicated that these operators would 

consider large format stores in Derriford as part of a new scheme of the scale 

envisaged.  

 

5.24 Planning consultants for Dawnan / Montrose have also confirmed their view that their 

client’s site conforms  to the Core Strategy, that it offers over time the potential to 

evolve helping to promote a “bi-polar” economy and “new heart” for north Plymouth.  

 

Cushman & Wakefield Interpretation 

 

5.25 We question the Montrose/Dawnan programme assumptions.  The costs of a 

planning application at Derriford, for the scale of scheme contemplated by Montrose 

would not be insignificant and consequently deferred until greater clarity is 

determined.  We would anticipate an application being prepared and submitted after 

OFWAT give the Roborough project the “green light”.  Depending on the extent to 

which Montrose/Dawnan or SWW would entertain expenditure risk, such may not be 

triggered until after planning consent is secured at Roborough for the new facility. In 

turn, SWW may wish to be satisfied that the Montrose/Dawnan scheme has planning 

consent in principle, particularly if assumed receipts are “washed through” the 

business case prior to triggering significant new construction works at Roborough. 

 

5.26 However, we understand that OFWAT typically express provisional views in advance 

of the formal OFWAT approval and Montrose/Dawnan and SWW may be prepared to 

expend outline planning application preparation costs, at risk for the two schemes, if 

the provisional view is positive. This suggests the Roborough application being 

submitted shortly after formal OFWAT approval in say May/June 2015 (allowing for 

preparation time following a positive provisional view) and the Derriford application 
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being prepared and submitted after Roborough gets consent, say May/June 2016 if a 

conservative view on risk is adopted, or in parallel if a positive view on risk is adopted.  

 

5.27 On the assumption of a favorable and relatively quick planning outcome by December 

2015, works can commence at Roborough to provide the new facility. This is 

anticipated to take at least 18 months (including reserved matters discharge). 

Consequently, we estimate that the SWW site at Derriford would potentially become 

free for development in July 2017, suggesting the Montrose/Dawnan scheme 

completion between late autumn 2019 and spring 2020. 

 

5.28 However, a more cautious approach to planning risk and cost, sequentially 

approaching each step, would, in our view, push the Derriford scheme to an opening 

date beyond this date. 

 

5.29 Montrose/Dawnan do not discount the prospect of phased implementation, potentially 

coinciding with a phased decommissioning of the existing SWW plant. We consider 

the site’s characteristics will inevitably mean the retail element is primarily a single 

phase solution, in respect of opening the scheme.  

 

5.30 We do not disagree that the current topography would lend itself to under-croft 

parking,  although we would anticipate there being a significant cost implication to 

create, at the Tavistock Road level, a structural platform for a retail scheme as a 

consequence of this topography.  

 

5.31 In our view, and indeed not disputed by Montrose Capital, the concept they have 

advanced is not too dissimilar from the Bournemouth Castle Point scheme although 

equally we would not discount a scheme emerging more akin to the Hedge End, 

Southampton scheme.  

 

5.32 It is likely in our view, (albeit we have not seen any supporting financial material from 

Montrose), that the site value to SWW and inherent costs in delivering the indicated 

retail scheme reflecting topography and the anchor stores, of itself drives a 

requirement for higher intensity  retail development, which would probably be contrary 

to the Council’s stated aspirations.  

 

5.33 In addition to the SWW and Dawnan interests, a scheme on this site is likely to 

require the McDonald’s site, the Kwik Fit unit and former Texaco petrol filling station 

site.  In our view this would be preferable in any event.  We have contacted all of 

these landowners and none are anticipated to resist incorporation into a wider 
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scheme provided they secure replacement facilities and/or a fair price for their 

cooperation.  Given the timescales for relocating SWW, these minor interests are not 

anticipated to delay overall scheme delivery.   

 

5.34 In our view, as previously reported, a smaller scheme than Montrose/Dawnan 

envisage would be possible on that part of the site adjoining Tavistock Road above 

the existing reservoir and incorporating these third party land interests, leaving the 

remainder of the site for other uses such as residential or for a later phase of retail 

development. 

 

Wharfside Regeneration 
5.35 Wharfside Regeneration (Devon) Ltd has secured the site known as the North West 

Quadrant (NWQ) site from Plymouth Hospital’s Trust. The site extends to about 6.4 

hectares, and lies immediately East of the roundabout junction between the Tavistock 

and Derriford Roads. Wharfside have submitted a planning application for its 

redevelopment which is intended to compliment the existing consent already secured 

for replacement parking, office space and some limited retail provision, as described 

above.  

 

5.36 The site predominantly comprises surface level car parking utilised by the hospital, 

and medical staff accommodation, some of which has been demolished for the car 

park scheme. 

 

5.37 Wharfside noted the range of employment uses around the North West Quadrant site, 

not least including Derriford hospital which employs some 6,000 staff at varying times 

of the day on a 24 hour basis and an estimated further 6,000 visitors which would 

offer ‘combined trip’ opportunities. 

 

5.38 Wharfside understands that the site is currently allocated for residential led mixed use 

development in the Core Strategy and within the Issues and Preferred Options AAP 

as a local centre.  A masterplan has been developed for the area, representing their 

response to the Council’s policy objective to establish a new district centre for 

Derriford.  Wharfside indicated that a mixed residential and retail redevelopment of 

the site incorporating a new district shopping centre would have a significant synergy 

with surrounding land uses particularly the hospital, and their, as yet undetermined 

planning application has sought to illustrate that.   

 

5.39 Wharfside are committed to provide replacement car parking for hospital staff (600 

spaces) under the existing consent on part of the site. 
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5.40 Wharfside noted the presence of the current bus interchange facility at the front 

(North side) of the hospital, but confirmed they had made available land for a new bus 

lane under the Hospital’s Section 106 obligations as part of the new entrance and 

passenger interchange facilities, which they considered could serve a dual purpose, 

serving their proposed further development of the NWQ site. 

 

5.41 The Wharfside concept master-plans indicated the potential for a mixed use retail and 

residential scheme including a foodstore of about 4,000 sq m.   

 

5.42 Wharfside indicated that their site was physically capable of accommodating a new 

district centre or a greater quantity of retail should that be desirable and that their site 

was available to meet that policy aspiration for development and could provide active 

frontages between the hospital and Derriford roundabout.  

 

5.43 Wharfside also indicated that they would consider acquiring additional land as 

necessary and felt that their site could “kick start” the first phase of the new centre 

and meet unmet demand for Derriford and claw back trade lost to competing 

locations. 

 

Cushman & Wakefield Interpretation 

 

5.44 The NWQ site has some physical constraints/opportunities, and in particular has more 

limited frontage to Tavistock Road and Derriford roundabout than other sites 

considered here.  Vehicular access, along with integration with the proposed new bus 

interchange facility would need careful consideration. However Wharfside did not 

consider these factors would detract for operator interest in their site.   

 

Harvest Partnership 
5.45 Since the first report, Wharfside have submitted a new application. This is being held 

in abeyance as material changes in circumstances which have evolved in the interim. 

Wharfside are now in active discussions with the “Harvest Partnership”.    

 

5.46 Harvest are promoting a predominantly retail scheme, anchored by a 14,000 sq m 

(gross) food superstore, with additional large comparison store units extending to 

approximately 16,000 sq m plus a few small units, a hotel and care facility, supported 

by both surface and under-croft parking. The scheme concept combines the 

Wharfside NWQ site and the Ambulance Trust site (excluding Eagle One) and is 

being promoted as a single retail phase of development. In our view this scheme 
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could attract a number of fashion and mainstream brands such as Next, Boots, M&S, 

H&M, and JLP at Home.  

 

5.47 It is understood that there is a medium pressure gas mains pipe running across the 

site which may inhibit design solutions and this would need further review. Wharfside 

and the Harvest Partnership however consider that their designs could accommodate 

the gas mains and that this would not materially constrain development potential in 

their view.  

 

5.48 As to timing, subject to the Ambulance Trust relocation considered below, we would 

see no significant impediment to this site being under-construction in spring 2013, 

with opening potentially as early as September 2014 and conservatively by March 

2016. 

 

Cushman & Wakefield Interpretation 

 
5.49 The emerging Harvest concept addresses the visibility issues raised in our previous 

report in respect of the relationship to Tavistock Road, as a consequence of 

incorporating the Ambulance Trust land. Furthermore, the scheme addresses the 

topography through introducing under-croft parking beneath the new Sainsbury 

foodstore. 

 

5.50 However, conceptually the images seen by Cushman & Wakefield indicate a form of 

development more akin to a retail park than a district centre which PCC is seeking to 

create a heart for the local business and resident community. It concerns large retail 

units essentially enveloping a central large surface car park.  Whilst the scale would 

fall within the scale envisaged as a combination of both the Phase 1 and Phase 2 

recommendations herein, the scheme lends itself to be delivered in a single phase, 

 

5.51 There is only limited provision indicated for smaller units providing opportunities for 

services, independent retailers, and traditional restaurant/café offers and there is 

considerable doubt, in our view that these will remain as the concept evolves, through 

the relocation of the care facility to the northern elevated section of the site freeing up 

the current care facility site to accommodate the relocation of the currently isolated 

large retail unit from that site. 

 

5.52 Nevertheless, this gives a strong indication of the extent of development that the 

market considers is deliverable in the short to medium term. However, we judge this 

form and scale of development, which could accommodate mainstream variety/home 
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wear stores and several large fashion stores and readily appeal to that quality of 

comparison retailer, would materially impact on the prospects for early delivery of 

major new investment in Plymouth City Centre, who would also seek to attract such 

quality of retail brands and satisfy their requirements for additional space serving the 

Plymouth area. 

 

5.53 It can be anticipated that Harvest will continue to actively promote their scheme 

through the planning policy and planning application process whilst policy is being 

formulated and determined. 

 

5.54 This will mean that PCC, in advancing AAP policy will need to provide clarity as to 

their policy aspirations and requirements for the Derriford area, not just as to overall 

scale and quantum or mix of comparison and convenience floorspace, but also 

potentially in respect of design, access and master-planning principles. To date, there 

remains, in our view, and understandably, inadequate clarity under the current Core 

Strategy as to what PCC are intending for Derriford and we judge an early action now 

is to submit the Submission Stage AAP to bring that clarity. 

 

Ambulance Trust 
5.55 The Ambulance Trust owns the site immediately to the south of the North West 

Quadrant site. It lies in between the Hospital site and Tavistock Road. They currently 

run the ambulance services from this location as well as the teaching and training 

facilities and vehicle maintenance.  The Ambulance Trust has now indicated that this 

land is available, subject to provision of new facilities to both the west and east of the 

city centre, on the A38 corridor. 

 

5.56 The Ambulance Trust and promoters of the NWQ site have been seeking to identify 

suitable replacement sites. One site under consideration is near to the “Blue Monkey” 

site at St Budeaux to the west side of the City, owned by PCC, where emergency 

response and maintenance functions would be envisaged, subject to planning. The 

other, is to the east, falling within the South Hams District, but on a site allocated for 

such a use where emergency response facility only would be required. 

 

5.57 Given the nature of the use and the scale of the facilities, we do not consider there to 

be a major obstacle to unlocking a solution for the Ambulance Trust elsewhere.  As a 

charity, the Trust must secure best price for their site interests but subject to this, 

planning consent and replacement facilities being made available, we anticipate the 

Trust would cooperate and relocate their functions, thus freeing up the further land 

which is anticipated to be incorporated within the wider NWQ site to provide improved 
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development potential and enable a scheme such as now envisaged by 

Harvest/Wharfside to be delivered. 

 

5.58 We envisage, if not already in place, that a conditional contract is capable of being put 

in place in the short term, between December 2010 and March 2011.  Allowing for 

another 6-12 months to secure contracts on suitable replacement sites, we would 

then envisage a planning and construction process for the new ambulance facilities 

taking approximately 18-24 months. This suggests the Trust land at NWQ being 

available for development in mid to late 2013.   

 

Eagle One 
5.59 Eagle One are the owners of the 4 storey office building currently known as the 

“sandwich building”.  The building is occupied by the NHS Trust on a 15 year lease 

which we understand expires in 2020. They have secured planning consent to extend 

the building by c.2500 sq m.  They would be willing to co-join their site with the NWQ 

site as part of a wider scheme of development, subject to reaching terms for the early 

surrender of the occupational lease or on expiry of that lease. 

 

5.60 We understand that the Hospital Trust is actively managing its estate to try and 

condense its occupation as far as reasonably possible to reduce pressure on their 

revenue budget. Although we have not approached the Hospital Trust specifically, 

given the relationship between Wharfside and the Trust in respect of the adjoining 

and substantive site, we would anticipate the Trust entertaining surrender discussions 

in the short to medium term, should there be a financially sensible package. 

 

5.61 However, Eagle One is unlikely to proceed with incorporating their site within any 

redevelopment scheme which does not produce a material margin over the 

investment value of their office building and reflecting the sites prominence.  Currently 

the Harvest concept excludes Eagle One although this may well evolve. 

 

South West Regional Development Agency 
5.62 The South West Regional Development Agency (SWRDA) owns the freehold of land 

at the Plymouth International Medical and Technology Park including land adjacent to 

the Future Inns hotel. The latter has extant outline planning consent for B1, B2 and 

B8 use but we believe this is due to expire or may have recently expired. 

 

5.63 SWRDA’s view had been relatively straight forward, in that their priorities were to 

promote land on the East side of Tavistock Road for traditional employment/business 

park uses.  
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5.64 Although SWRDA previously indicated an  “open mind” to other uses, subject to these 

being in-line with their strategy at the time prior to September 2010, they had adopted  

a relatively passive interest in the emerging PCC District Centre proposals, being at 

that time focussed on advancing a ‘technology park’ scheme. 

 

5.65 SWRDA’s position has now altered. They are now actively promoting their site for the 

proposed District Centre allocation. They have identified food operator demand and 

one of the mainstream operators have separately written to confirm their strong 

interest and preference for this site for a c.6,500 sq m GIA foodstore.  

 

5.66 SWRDA have engaged LDA design and have produced an indicative concept scheme 

for a food anchored mixed use development, with the first phase on their ’vacant’ site 

and subsequent phased expansion onto the Territorial Army site to the east (which we 

understand is under review by the MOD and potentially available) and the Derriford 

business park to the north where they also own the freehold, although there are two 

long leasehold premises at the eastern entrance to that business park, which would 

need to be acquired for the later phases. 

 

5.67 We understand that SWRDA would be able to advance a revised planning application 

in the event that PCC endorses their site for the new District Centre.  

 

5.68 The site is cleared and “serviced” and available for development in the short term.  In 

our view, this scheme could be on site in 2013 opening as early as September 2015 

or March 2016.  

 

The Brethren 
5.69 Although not required for a Phase 1 scheme on  SWRDA or NWQ site, further phases 

of development might reasonably seek to strengthen connections with the Hospital 

and surrounding areas and may consider the Brethren’s place of worship. The 

Brethren are freehold owners of their place of worship. They would not resist 

relocation provided there was  a suitable replacement site. They do have specific 

requirements which would need to be met in identifying any relocation. 

 

 

 

Henderson Global Investors 
5.70 Henderson Global Investors are a property investment and management company.  

One of their managed funds own the Crownhill Retail park, which includes the B&Q 
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store, adjoining car park, the M&S Outlet and the fast food outlets operated by Pizza 

Hut and KFC.  The B&Q store was developed following planning permission being 

granted by the Secretary of State and is not currently in a designated ‘centre’. 

 

5.71 The B&Q store is a substantial retail unit, extending to some 10,000 sq m and reflects 

a period of time where B&Q were looking for very dominant scale stores, whereas, 

currently, they are down-sizing in many markets. We understand that B&Q currently 

have the benefit of a 25 year occupational lease, with approximately 17years 

outstanding on the property.   

 

5.72 Henderson have expressed strong interest in advancing the District Centre proposals 

on their land and have evolved their own concept plans which indicate a relatively 

dense form of retail led mixed use development. 

 

5.73 However, Henderson have, until recently, been frustrated at B&Q limited willingness 

for engagement.  The prospect of using a CPO to unlock this site looked more likely. 
 
5.74 However, from both our own communication with B&Q and from separate feedback 

received since the September 2010 meetings, we understand that B&Q position has 

become more flexible, albeit any relocation would be scrutinised carefully by the 

business before they could commit in principle to move. 

 

Cushman & Wakefield Interpretation 

 

5.75 There is considerable value within the existing B&Q investment which the owner 

would need to protect or be compensated for in any redevelopment. In addition, B&Q 

claim to operate a very profitable store and have previously objected to the Derriford 

& Seaton Area Action Plan (Issues and Preferred Options) threat to their existing 

operation.  

 

5.76 Ultimately, we judge B&Q would not frustrate redevelopment albeit they can 

technically do so. In extremis this could potentially force the need for CPO powers. In 

our view, any private treaty deal would require a replacement store being provided, at 

no cost to them, in a location and format they would need to be satisfied would not 

undermine profit generation. The key risk to delivery is identifying a site that can meet 

their aspirations, would be capable of securing consent and capable of serving the 

Derriford and wider North Plymouth area.  
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5.77 Two potential sites for relocation would include the SWRDA site and the NWQ site 

albeit these are not quite as prominent to Tavistock Road as the current store site. 

Nevertheless we suspect a suitable store could be provided in either of these 

locations. However, if these were not allocated for retail development, there would be 

a potential policy objection and threat of call in, even though an “enabling” argument 

might be made.  

 

5.78 Alternatively, sub-division, say as part of a phased scheme,  could be considered if 

B&Q operational requirements change. This is not necessarily a straight forward 

option, although by no means insurmountable, as, for example, the service yard is 

located at the southern end of the building. However, subdivision is not necessarily 

advantageous in creating a new heart for Derriford nor indeed simply replacing the 

B&Q store with a large foodstore. Again this suggests that emerging policy should 

address wider issues than simply location and quantum. 

 

5.79 Should B&Q’s operational requirements change or an alternative trading location be 

identified providing B&Q continuity of trade with sufficient comfort that trading profits 

would not be harmed, a relocation and sub-division/redevelopment cannot be ruled 

out within the plan period.  

 

5.80 Notwithstanding the potential financial hurdle to early redevelopment, Henderson 

have indicated that they would be prepared to respond positively to the Council’s 

policy aspirations and have given consideration to how they might accommodate a 

large district centre on their site in the medium to longer term and how such might 

integrate across Tavistock Road. A preliminary concept masterplan has been drawn 

up. 
 
5.81 We understand that the site still retains the underground reservoir reflecting its former 

use by SWW. It is not clear how this structure may impact on any future development 

costs or design and this should be investigated further in the circumstances PCC 

consider allocating this site as the location for the district centre. 

 
5.82 In the absence of a deal with B&Q, either a CPO would be required or a scheme 

delayed until their lease expires in 2027. This leaves a significant degree of risk as to 

deliverability in the plan period. Justification for a CPO might be challenging given 

several other sites are being promoted to accommodate the district centre. 
  
5.83 There is ultimately the risk of insufficient viability in any event with the high costs of 

relocation of B&Q and replacing the lost value of the current investment with the 
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planning risk that a replacement B&Q store cannot get consent leading to scheme 

frustration, or under CPO, a potentially unaffordable loss of profit claim. Whatever the 

outcome, the underlying values will mean the developer pushing to secure greater 

quantum of commercially valuable uses and pressure to reduce less financially 

lucrative albeit potentially desirable elements. 
 
5.84 It remains to be seen whether Henderson can now evolve a solution given the 

reported improved collaborative approach of B&Q. In our view, the location of the site 

is ideal for a new retail centre in terms of visibility and vehicular access as well as 

being capable from enjoying walk in trade from local residents living to the west of 

Tavistock Road.  
 
5.85 However, we are not convinced that redevelopment of this site is readily delivered 

due to the high land assembly costs, unless development is postponed just beyond 

the plan period as the B&Q lease nears expiry, where securing possession would 

represent a significantly reduced cost with the planning risk proposition and costs of 

identifying/securing a relocation site would principally fall onto B&Q’s shoulders not 

Henderson. 
 
5.86 In our view the Crownhill Retail Park site is unlikely to be viable for a scheme of the 

scale of phase 1 suggested herein. Again, we envisage pressure for a combined 

phase 1 and 2 scale of development as a single scheme and a greater proportion of 

fashion multiples and as large a foodstore as possible to overcome these viability 

hurdles.   

 
Tenant Demand 

5.87 Current known tenant demand for the Derriford area includes the mainstream 

convenience retailers. In our view, convenience retail should form the key anchor for 

any new district centre. We have canvassed the supermarket operators on their 

requirements to understand what their preferred location, shape, and size 

requirement reflecting existing and committed new provision. 
 
5.88 Previous discussions were held with Asda, Morrisons, Sainsbury’s, Aldi, Lidl, and 

Waitrose to inform the previous report. We did not directly canvass Tesco at that time, 

as they already have two nearby stores, both in relatively close proximity to Derriford 

and in respect of Transit Way are promoting a significant new replacement store. We 

have since written to all the main stream (not budget) operators and secured the 

following responses:- 
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ASDA –  1,000 sq m sales (1,500 sq m GIA) store which we judge would be a 

Netto (a brand they own), reflecting their nearby store at Estover.  

 

Waitrose -  5,000 sq m (sales), 6,500 sq m (GIA) assuming no new Tesco at 

Transit Way. Requirement size not given in the circumstances of 

Tesco implementing their Transit Way scheme, but we suspect 

c.2,500 sq m sales and 3,500 sq m GIA which would be a typical 

store size. 

 

Sainsbury’s - 9,300 sq m (sales), 14,000 sq m (GIA)  

 

Morrisons - 3,500 sq m (sales), 6,500 sq m (GIA). 

 

Tesco - A Tesco Express scale store rather than any full line store.  

 

5.89 Of those operators confirming interest in operating a full line food store within the new 

district centre, as can be seen, varying store sizes have been suggested.  The 

minimum store size suggested by the budget operators was about 1,000 sq. m. net 

sales (which would equate to a store of about 1,500 sq m gross) ascending to c.1,500 

sq m sales (2,400 sq m gross). 

 

5.90 The mainstream supermarket retailers, generally view Derriford as a suitable location 

for a full line foodstore, even with Tesco at Transit Way. With the largest store size 

specifically put forward at about 9,300 sq m net sales (which would be approximately 

50/50 food/non food) equating to a store size of about 14,000 sq m gross and 

descending to 2,500 sq m sales (3,500 sq m GIA) which would be predominantly food 

only.  

 

5.91 These operators all require dedicated customer parking ranging from 200 to 1000 car 

parking spaces, although will accept shared parking where additional spaces provided 

to support other uses.    Any car parking would need to be either at surface or 

connected via travelator. 

 

5.92 Of those operators canvassed, both Asda and Lidl suggested that at present they 

would not actively pursue an additional full line store because of their existing stores 

in Estover and Woolwell respectively.  

 

5.93 Visibility from the A386, Tavistock Road, was perceived to be more important than a 

specific location within Derriford and no specific preference was given for either side 
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of the Tavistock Road but deliverability is a key consideration. The operators are keen 

to be trading as soon as possible. 

 

5.94 It was acknowledged that any store (and hence district centre) location would ideally 

be well linked in with major employment generating uses in the area (e.g. the 

hospital), and with existing and proposed residential areas.  However, all did confirm 

that to be commercially successful, a store must be well related and have a presence 

to the main roads through the area and this reflects, in our view, that any such store 

will inevitably need to serve more than the immediate “walk in” catchment, be it 

residential or employment base generated.   

 

5.95 The number of car parking spaces required, is closely related to store size. PPS4 

suggests 1 space per 14sqm GIA. Each operator indicated they would require easily 

accessible and dedicated car parking spaces.  Although, as part of a district centre, it 

was understood that some car parking space sharing would be required, the number 

of spaces would need to increase in those circumstances.  

 

5.96 None of the store operators with whom we held discussions were understood to hold 

land interests within Derriford, and views are therefore  not coloured by current 

property interests. However, the operators were largely supportive of the promoters 

sites which reflected their greatest level of involvement. In our view, this confirms that 

any of the proposed sites are likely, ultimately to secure one of the mainstream 

operators, for the right design, layout, store visibility and terms. 

 

5.97 Most operators have introduced either themselves or have taken space as part of 

wider mixed use developments promoted by others, including, for example residential 

uses above the food store and car parking in under-croft spaces accessed by 

travelators.  
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6 District Centre Development Concept 
 

6.1 As recognised by PPS4, district centres will usually comprise groups of shops often 

containing at least one supermarket or superstore, and a range of retail units along 

with non-retail services, such as banks, building societies and restaurants, as well as 

local public facilities such as a library.   PPS4 encourages LPAs to ensure that the 

scale of the identified opportunity correlates with the role and function of the centre, 

and its position in the hierarchy of retail centres (Policy EC5).  

 

6.2 The envisaged District centre at Derriford is described by PCC in the Core Strategy 

as a ‘major district centre’, which arguably distinguishes the proposed new facility at 

Derriford, from a typical district centre, although this distinction is not recognised in 

national guidance.  

 

6.3 It is understood that the Council were seeking to differentiate Derriford’s role from 

other District Centres around Plymouth. The Council are seeking to provide a major 

district centre at Derriford such that it should be a new “Northern Gateway” to 

Plymouth which will have a strategic role in enhancing the image of Plymouth and be 

the “heart of Derriford” over the plan period (by 2026).  However, it is also clear that, 

during the plan period, the Council do not perceive that the new centre at Derriford 

should evolve into what national policy might term a “town centre” and it is clear that 

the draft regional spatial strategy would not support any superior role to that either, 

such as a sub regional centre, in retail terms.   

 

Other Definitions of Major District Centres  
6.4 The CACI define Purpose Built District Centres as “essentially smaller regional malls 

serving a more localised area. They are located in areas serving several towns or 

districts. The retail offer is more limited than a regional mall”. They suggest under 

their classification, that there are 15 centres with this classification in the UK, with 

average comparison expenditure of £113 million.  

 

6.5 CACI have further distinguished between different types of purpose built district 

centre through designating some as ‘Average’ and others as ‘Value’. The definitions 

of both are given below.  
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Average Purpose Built District Centres 

6.6 These centres make up the majority of District Centres, offering major retailers for a 

mass localised market. A number of these centres also contain a large supermarket. 

Examples of Average Purpose Built Centres include Peterborough – Serpentine 

Green and Edinburgh – Ocean Terminal.  

 

Value Purpose Built District Centres 

6.7 These centres have a higher proportion of value retailers with value provision making 

up at least 35% of the retail mix. These centres are recognised as inferior to the main 

town centre offer in their location and may also be secondary to other non-town 

centre locations. Examples of Value Purpose Built District Centres are Glasgow – 

Parkhead Forge and Sheffield – Crystal Peaks. 

 

Comparative District Centres Elsewhere 
6.8 We have reviewed some other examples of centres which might reasonably be 

described as ‘Major District Centres’ and some of which are the newest district 

centres in the UK.  Major District Centres are on the whole viewed as an important 

centre for shopping which serve a wider catchment than simply the Centre’s 

immediate walk-in population.  Each have their own role and function specific to their 

catchment and locality.  The following is intended to act as a guide to the composition 

of larger District Centres and not necessarily a ‘blueprint’ for Derriford. 

 

Didcot, Oxfordshire 

6.9 The South Oxfordshire Local Plan previously identified Didcot as a minor district 

centre with the strategic aim to make it into a major district centre by making the town 

“a principal location for a new shopping development”. Didcot represented a strategic 

housing growth area in the district and its retail offer was very limited to serve the 

growing population. This objective was achieved with the development of the purpose 

built Orchard Centre. The newly developed Orchard Centre added circa 21,000 sq m 

retail and some limited leisure and office floorspace.  It is anchored by a c.5,000 sq m 

Sainsbury’s as well as providing some 20 shop units including three large units of 

roughly 1,000 sq m each originally let to Argos, Next and Woolworths. The Council is 

now considering further growth of this centre.   

 

Chineham Shopping Centre, Basingstoke 

6.10 The Chineham Shopping Centre in Basingstoke consists of circa 16,500 sq m retail 

including a 7,000 sq m Tesco anchor. In addition the following retailers are also 

present in the scheme: Next, Matalan, Boots, Iceland New Look, and Superdrug.  
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Dunstable, Bedfordshire  

6.11 Dunstable is also designated as a major district centre.  The Council are currently  

identifying key development sites within and adjacent to the centre along with other 

measures to: 

• encourage the appropriate level of additional comparison retail floorspace 

needed to 2021 in accordance with its status in the retail hierarchy; 

• further increase the leisure and cultural provision; and 

• improve the public realm and overall image and perception of Dunstable town 

centre as a major shopping, cultural and entertainment destination in the 

growth area and beyond. 

 

Crystal Peaks Shopping Centre, Sheffield  

6.12 Crystal Peaks Shopping Mall and Retail Park is on a 40 acre site, 7 miles from 

Sheffield City Centre. The centre has c.2,500 sq m of retail floorspace which is 

divided into 86 retail units and a 100 stall covered Market Place. Other services 

include a library, Medical Centre, Health Club and a Veterinary Surgery. Crystal 

Peaks district centre has almost doubled in size in the past four years with new stores 

such as Next, Clarks, O’Brien’s, Peacocks, Bon Marche, New Look, and a new 

Sainsbury’s food store.  

 

Serpentine Green, Peterborough 

6.13 Serpentine Green shopping centre in Hampton has over twice as much floorspace as 

the other District Centres in Peterborough with circa 33,500 sq m of retail floorspace. 

It is a covered shopping centre and contains a Tesco Extra (12,000 m² and 32 shop 

units including branches of WHSmith, Next, Outfit, H&M, Boots.  The centre also 

houses a crèche, food court and health centre/library in the Rotunda. It has 2,100 car 

parking spaces.  It has been suggested by the DTZ 2004 retail study that the centre 

clearly serves a catchment beyond its local community. Despite its designation as a 

district centre, the Centre functions as an out of town shopping centre that according 

to the 2004 DTZ study competes with the City Centre. 

 

Lordshill District Centre, Hampshire 

6.14 This District Centre near Southampton includes the Oasis Academy Lord's Hill, which 

contains a doctor's surgery, dental surgery, library and Lordshill Church. The main 

shops in the centre are a Sainsbury’s, Lloyds Pharmacy, a bingo hall, a DIY store, a 

newsagent, a greengrocer, a charity shop, a bookmakers and a pub. 

 

Weston Favell, Northamptonshire 
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6.15 The District Centre near Northampton is made up of two retail centres, the Boulevard 

and the Weston Favell Shopping Centre. The shopping centre is a covered shopping 

mall anchored by a Tesco Extra and contains an additional 65 units. 

 

Beaumont Leys, Leicester 

6.16 The Beaumont shopping centre is one of the largest shopping areas in the city 

suburbs of Leicester and is in close proximity to a large leisure centre, church, library, 

and police station.  It is anchored by a 12,000 sq m Tesco Extra and another 45 

shops including a  Boots, McDonalds, H Samuels, Peacocks, Next, Bon Marche and 

many more. 

 

Barhill, Cambridge 

6.17 Barhill Cambridge comprises largely a Tesco Extra (120,000 sq ft), which includes a 

number of services within the store such as a pharmacy, opticians, café, photo 

processing and a travel desk. The district centre includes a library, health centre, and 

church. 

 

Ashton Old Road, Openshaw, Manchester 

6.18 This newly planned District Centre on an 11.9 acre site off Ashton Old Road; East 

Manchester has planning permission and includes a 7,350 sq m Morrisons store. As 

well as the new Morrisons store, the mixed use scheme will include:  

 

• 8,000 sq m of smaller retail units 

• 670 car parking spaces 

• Stand alone office space 

• A new health and fitness centre 

• Improved outdoor spaces in the centre 

 

6.19 The following table summarises the key aspects of the above case studies.  This 

shows that the retail floorspace ranges significantly.  A range between 15,000 – 

30,000 sq m retail would appear to be applicable to more recently developed District 

Centres in this context.  The Centres with greater retail floorspace content tend to be 

more historic centres which have grown perhaps more organically over time. 
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Table 6.1 – Comparative ‘Major’ District Centres  

Name Total Retail 
Floorspace 
approx (Sq 
M)  

Anchor Other Occupiers 

Didcot          51,000
 

Sainsbury's Argos, Next 

Dunstable  
38,000 

Asda Wilkinson 

Beaumont Leys,  
Leicester 

 
28,500 

Tesco Extra Boots, McDonalds, H 
Samuels, Peacocks, Next, Bon 
Marche 

Chineham, 
Basingstoke 

 
16,500 

Tesco Next, Matalan, Boots, Iceland, 
New Look, Superdrug 

Crystal Peaks 
Shopping Centre, 
Sheffield 

 
23,000 

Sainsbury's, 
Next 

100 stall covered market, 
library, medical centre, health 
club, veterinary surgery 

Serpentine Green,  
Peterborough 
 

  
33,500

Tesco Extra Boots, Burton, Gap, H&M, 
Next 

Lordshill, 
Southampton 

 
11,000

Sainsbury's Lloyds Pharmacy, bingo hall, 
DIY store, newsagent, 
greengrocers, charity shop, 
bookmaker 

Weston Favell, 
Northampton 

 
14,500 

Tesco Extra   

Barhill, Cambridge  
18,000 

Tesco Extra Library, health centre 

Openshaw, 
Manchester  

 
14,750 

Morrisons Health & fitness centre 

 

6.20 Clearly, new district centres are typically anchored by a large supermarket. Tesco has 

been particularly active at promoting and anchoring schemes ultimately designated as 

new district centres. Examples include Weston Favell in Northampton, Beaumont 

Leys in Leicester and Barhill at Cambridge. Tesco anchored (and often developed) 

schemes have secured an “Extra Store” format which is generally 10,000 sq m and 

above and contain a significant comparison goods component.  

 

Plymouth District Centres  
6.21 The Council’s Core Strategy defines seven ‘district centres’.  The following provides a 

brief overview of each centre’s content:  

 

Mutley Plain 

6.22 Mutley Plain is the largest district centre comprising approximately 21,500 sq m net 

floor space.  It was the main location for retailer relocation after their existing units 

were destroyed in WWII. This perhaps explains its larger size than most of the other 

district centres. There are a number of national multiple retailers including Co-op, 
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Superdrug, and Boots, but most of the retailers are independents. The centre 

contains six convenience goods retail units (5% of total units); 38 comparison goods 

retail units (35% of total units); and 65 units in A2-A5 use (60% of total units).  These 

exclude existing vacant units. Overall there is a relatively limited range of comparison 

retailing for a district centre of this size, and the high representation of service floor 

space. 

 

St Budeaux 

6.23 This centre is linear in nature and is situated along Wolseley Road. The total amount 

of floor space within the centre is some 6,250 sq m net and includes a Co-op food 

store. The centre contains 16 comparison goods retail units (52% of total units); and 

14 units in A2-A5 use (45% of total units).  These exclude existing vacant units.  

 

Plympton Ridgeway  

6.24 This district centre is similar in size to Mutley Plain and comprises approximately 

19,064 sq m net of floor space. The centre benefits from two car parks and the 

presence of national multiple retailers including Peacocks, Boots and Iceland, along 

with a Co-op store of 2,500 sq m gross at the western end of the centre. The centre 

contains six convenience goods retail units (9% of total units); 38 comparison goods 

retail units (55% of total units); and 25 units in A2-A5 use (36% of total units).  These 

exclude existing vacant units.  The higher proportion of comparison uses reflecting it’s 

relatively distant location from the City Centre.  

 

Plymstock Broadway  

6.25 This district centre is focused on The Broadway which has roughly 10,951 sq m net 

floorspace anchored by a 1,950 sq m Co-op and 600 sq m Iceland. A Lidl is located 

nearby and is approximately 1,200 sq m. The centre is about two thirds of the size of 

Plympton Ridgeway and Mutley Plain. However, despite this smaller size it contains a 

relatively wide range of national multiple retailers including Iceland, Co-op, New Look, 

Peacocks and Boots. The centre contains seven convenience goods retail units (12% 

of total units); 27 comparison goods retail units (45% of total units); and 26 units in 

A2-A5 use (43% of total units).  These exclude existing vacant units. The most 

notable feature is the centre’s comparatively low level of service retailers compared to 

the other district centres. 

 

Estover  

6.26 This centre of some 6,442 sq m net comprises an Asda (5,769 sq m gross) and seven 

free standing units mostly occupied by independent service traders. The centre 

contains three comparison goods retail units; and three units in A2-A5 use.  The Asda 
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store dominates the centre and has limited additional offer.  It is therefore considered 

that this centre only truly fulfils the role of a small district centre.  There are a number 

of other community uses outside of the defined Centre boundary including a public 

house and a church. 

 

Transit Way 

6.27 Transit Way currently consists of approximately 17,000 sq m net of retail designed 

around an internalised mall, and including a 6,000 sq m Tesco foodstore. This district 

centre shares many characteristics with Estover in that the majority of floor space is 

contained within a single food store. The centre contains eight comparison goods 

retail units and one units in A2 use.  There are four vacant units. Cushman & 

Wakefield’s 2006 household survey revealed Transit Way performs well which is 

largely attributable to the presence of the Tesco and its relative ease of access for the 

car borne shopper.  There are several vacancies and the centre does not include any 

residential or business use, nor contain any eating or drinking outlets. 

 

Roborough 

6.28 Roborough is located to the north of the urban area and is a relatively new centre.  

The centre contains a small number of unit shops but is dominated by a Tesco Extra 

foodstore.  Tesco is open 24 hours and amongst other services it includes a 

pharmacy, opticians, petrol filling station and in-store café.  Adjacent to the foodstore, 

there are four further retail units comprising an estate agents, film processor / dry 

cleaner (Johnsons), a travel agent (Co-Op) and a motor parts / cycles retailer.   There 

are no vacancies and the centre does not include any residential or business use, nor 

contain any eating or drinking outlets.  The centre is relatively accessible and has a 

large number of free car parking spaces.      

Table 6.2: Plymouth District Centres Composition 

Name Total Retail 
Floorspace 
approx. 
(gross sq m) 

Total 
Retail  
Units 

Foodstore 
Anchors 

Other Key Occupiers 

Estover 6,500 9 Asda Boots 
Mutley Plain 21,500  134 Co-op Co-op, Superdrug, 

Boots 
Plympton 
Ridgeway 

 19,000  94 Co-op, 
Iceland 

Peacocks, Boots, 
Superdrug 

Plymstock 
Broadway 

11,000 68 Co-op New Look, Peacocks, 
Boots 

Roborough 8,500 5 Tesco  
St Budeaux 6,250 34 Co-op  
Transit Way 17,000  14 Tesco  

Source: Cushman & Wakefield 2010, Experian Goad and Plymouth City Council 



 
Derriford & Seaton AAP 
District Centre Report  

 

 58 
 

 

6.29 The existing district centres in Plymouth currently have between 6,250 and 21,500 

gross sq m of retail floorspace and a broad range of uses.  Convenience goods 

retailing units are generally no greater than eight in number.  Comparison goods retail 

units range between 16 and 38 in the more traditional centres.  The total number of 

retail units range significantly – the larger, traditional centres have well over 50 

retailing units (excluding St Budeaux).  The more modern, purpose built centres have 

less than fifteen units. 

 

6.30 Given that none of these existing defined district centres are classified within local 

policy as ‘Major District Centres’, it is our interpretation that a ‘Major District Centre’ at 

Derriford would be expected to be larger than the average district centre in Plymouth 

– thus at least 11,000 sq m (Plymstock Broadway as median average) of floorspace 

in retail use classes, although we would not expect such a centre to necessarily 

demonstrate a materially different split of uses within the key categories expected in 

an district centre. 

 

Defining the District Centre Concept 
6.31 Thus we judge a ‘major district centre’, in the Plymouth context, would likely be larger 

than the broad range of the existing larger District Centres - 17,500 sq m and 21,000 

sq m gross retail floorspace (which are towards the lower range of centres identified 

from elsewhere above).  Of the retailing floorspace, broadly 40-45% would be 

convenience (contained within a small number of units), 40-45% comparison and 10-

20% service/catering uses.  In addition to a major foodstore, the centre should expect 

to contain a significant number of other retailing units (certainly more than twenty in 

consideration of other Centres in Plymouth), as well as other non-retail uses set out in 

the definition of a District Centre in PPS4.  It should be noted that a number of District 

Centre uses presently exist in the Derriford area.  These should be taken into account 

when considering the ultimate form and scale of Centre. 

 
6.32 Evidence also shows that a large food store can attract additional retail units often 

with a combined scale approximately equivalent in size to the anchor store itself.  It is 

not uncommon for a number of fashion and household multiple brands to be present, 

including retailers such as Next, Boots and WH Smith.   

 

6.33 However many new district centres tend to be dominated by the supermarket (as the 

scale of such stores has grown considerably such as is now envisaged at Transit 

Way), with limited additional retail and even where they do contain other multiple 

brands, purpose built ’greenfield’ schemes tend to follow a retail park format (large 
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retail boxes with surface parking) and arguably  lack any real ‘sense of place’ or focus 

or offer any meaningful differentiation.  This reflects, in our view, the limited 

sophistication within traditional land use policy allocations and can demonstrate the 

risk to achieving underlying objectives through an overly simplified policy definition.  

 

6.34 In allocating a site as a District Centre, there is a clear risk that the promoting local 

planning authority ultimately introduces too few limitations and controls and can find it 

difficult to resist proposals that fall short of the under-lying aspirations which led to the 

policy initiative in the first instance. Reactive development control processes are often 

insufficient to direct the developer/investor to introduce an urban design style that can 

distinguish one location from another, particularly where developers are naturally 

focussed on minimising capital expenditure, return maximisation and construction 

simplicity. 

 

6.35 To meet Core Strategy objectives and in particular to meet both retail need as well as 

attracting other uses and creating a sense of place/focal point/heart for the local 

community, we are of the view that PCC should evolve a policy that carefully guides 

the landowner/developer and occupier community.  Where possible, other controls, 

such as estates interests should be brought to bear to maximise the benefits from this 

policy intervention and both design and developer competition if encouraged can help 

secure innovation. This leads us to raise a cautionary note on the allocation of any 

site for the new district centre until the suite of supporting documents that can provide 

PCC the necessary influence to ensure that an appropriate response to the 

underlying need identified are available. 

 

6.36 As set out in Section 2, the Core Strategy’s vision for Derriford is aimed at 

“developing the concept of a bi-polar economy with strong and complementary 

centres of employment at the City Centre and Derriford“.  In addition, the “Major 

District Centre” itself should “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 city’s high quality public transport network”.  The detail of 

securing strong connections within the central Derriford area will therefore be key and 

will need to form a key component of any District Centre concept. 

 

6.37 The Issues and Preferred options for Derriford and Seaton AAP set out three 

objectives that relate to creating a new district centre and a new strategic focus for 

Plymouth.  It is therefore in our view important that the new District Centre is well 

integrated into the existing and proposed business functions of Derriford to make the 

most of the “economic importance of Derriford and the specific need for a new heart 
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in north Plymouth”.  It is clear that the Council does not wish to prejudice the delivery 

of additional City Centre investment but by the same token also wishes to see, within 

the plan period, the Derriford District Centre emerge.   

 

6.38 The Issues and Preferred Options document sets out that the centre is to be 

anchored by a major food store together with further complementary convenience and 

comparison shops. However, it states that the intention is to “develop a genuinely 

mixed-use district centre of high quality urban form, including office, residential and 

other complementary uses.”  

 

6.39 In our view, this precludes development of a large stand alone food superstore with a 

large convenience and comparison goods range. It also precludes, in our view a 

‘strip-style’ development more akin to a retail park. It suggests a denser form of 

development with vertically not just horizontally split land use mix. It would, in our 

view preclude a centre of such a scale that would attract or enable occupiers (through 

permitted unit size or amalgamation of multiple units), to locate there, where such 

occupiers might otherwise typically be expected to provide their primary store, serving 

the City’s catchment, within the City Centre.   

 

6.40 However, the Policy Framework does suggest a scale of development at Derriford 

that exceeds a ‘typical’ district centre with a greater emphasis on additional 

complimentary uses such as offices and residential uses.  It also suggests a greater 

emphasis on comparison goods than would be typically found within a district centre 

and to some extent a greater representation of national multiples than would 

otherwise be the case, although significant representation by independents would still 

be expected.  

 

6.41 Given Derriford’s strategic importance for Northern Plymouth we anticipate that the 

retail offer will need to serve not only the immediate residential catchment areas, but 

also the employees at the business premises within the area along with the future 

population growth in Derriford and northern Plymouth, in relation to non-specialist 

convenience shopping needs and regular incidental but not primary comparison 

destination shopping needs. 

  

6.42 With regard to the Derriford and Seaton Development Concepts Plan within the 

Issues and Preferred Options document (diagrams attached as Appendix 1) and 

previous shopping studies, the District Centre’s role would be principally to serve the 

shopping, leisure and community needs of the following:  
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• Local and nearby district area residents (particularly in walkable ‘gap’ areas to the 

north at Southway and west at Whitleigh and driveable ‘gap’ areas of 

Eggbuckland) 

• Local businesses’ needs (predominantly to the east of the A386) 

• Local institutional needs such as health and education (all to the east of the 

A386) 

• Passing tourism (including some airport related trade) 

• Planned businesses and residential areas within the Derriford and Seaton AAP 

area 

• Some “passing trade” inward expenditure from settlements lying to the North of 

the urban area, utilising Tavistock Road, on their homeward commute or 

otherwise incidental to some other primary purpose trip. 

 

6.43 A number of proposals have been discussed by the various major stakeholders and 

landowners. Each proposal acknowledges the mixed use nature sought by the 

Council.  The key issue which needs to be clarified is the scale and nature of the retail 

floorspace that is appropriate to secure during the plan period.  Current stakeholder 

proposals range considerably, from 7,000 sq m to over 65,000 sq m (gross) although 

many are in relatively early stages of evolution and may change significantly as they 

are advanced. 

 

6.44 We have examined, in retail content terms, three scenarios - a base scheme 

(Scenario 1), and a larger scheme (Scenario 2) and have considered a phased 

growth scenario reflecting the two scenarios, to respond to the Core Strategy 

reference to future growth at Derriford.  

 
District Centre Concept 1 

6.45 The base scenario we have considered is a new district centre with circa 10,000 sq m 

gross of retail floorspace.  We envisage such would include a new food store of 5,000 

sq m (gross) which would act as the platform, both in investment and retail operation 

terms, for additional retail unit floorspace.  We consider such a scheme would be 

capable of forming the nucleus of a new district centre and heart for Derriford, but 

would not itself be recognised as a Major District Centre.  The foodstore  (depending 

on the operator) could have a sales area in the region of 3,500 to 9,500 sq m within 

which the sale of convenience and comparison goods would vary, with the smaller 

formats having a nominal amount and the larger format probably demonstrating a split 

on a 50/50 respective basis. This level of retail floorspace at the District Centre would 

be in line with most of the district centres in Plymouth.  
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6.46 Concept 1 is suggested to include the following:  

 

• A 5,000 - 6,500 sq m (gross) food store 

• 15-20 other retail and service use units (circa 5,000 sq m gross) 

• 500-600 car parking spaces. 

 

6.47 The 'additional' shop/service units within the district centre would consist of a range of 

complimentary retailers and uses, of which the following are typically found: 

o chemist; o travel agent; 
o small scale comparison 

traders such as boutique 
clothing; 

o hardware; 

o electrical;  o stationers; 
o post office; o off-licence; 
o newsagent; o estate agents; 
o solicitor (and other 

professional services); 
o bank / building society; 

o betting shop; o restaurants / take-aways / public 
house/cafes; 

o hairdresser; o beautician. 
 

6.48 We anticipate that the presence of a suitable anchor food store operator could 

generate a requirement for in the order of 15-20 or so complimentary units of varying 

sizes (excluding large space users such as a gym). Assuming a small ‘high-street’ or 

pedestrianised ‘piazza-style’ development, and a typical unit size of 150-250 sq m.   

 

6.49 At this level of density of development, our provisional assessments indicate that an 

overall residual value per acre that might be generated is in the order of £1.5million 

per acre.  However, this does not account for any special abnormal costs that may be 

incurred on specific sites (i.e. road works, site clearance, decontamination, relocation 

of tenants etc.).  Further advice would be needed to analyse this in more detail once 

particular scheme plans are evolved for various site options.  We consider such 

factors in Section 8, where they are known. 

 

District Centre Concept 2 

6.50 The second concept we have considered, is an expanded district centre with c.30,000 

sq m of retail floorspace, which would readily be described as a Major District Centre. 

This centre would be in line with the scale of some of the major district centres given 

as examples above.  In this instance, we would still expect the principle retailer to be 

a food store, but we would expect such to be at the upper end of the range indicated 

above and potentially even larger.   

 

6.51 Concept 2 is suggested to include the following: 
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• A foodstore of up to 14,000 sq m gross, 

• Large format comparison retail stores up to a total of 13,000 sq m  

• Small format comparison/service sector units say 3,000 sq m 

• Up to1,750 car parking spaces 

• The larger comparison retail stores could be expected to trade over 2 floors. 

The smaller units are likely only to require storage/staff facilities at first floor.   

 

6.52 At this level of density of development, we estimate that the overall residual value per 

acre is likely to be higher than Concept 1 on a per acre basis, all other factors (i.e. site 

assembly costs, site costs) being equal, at c£2m/acre.   

 

6.53 However in Concept 2, it would be essential that a number of the larger units attract 

some significant multiple retail brands.  In our experience, the major fashion retailers 

such as Next, Peacocks, Burton, H&M, Evans, Dorothy Perkins, New Look, M&S, JLP 

at Home and others such as Boots, WH Smith etc, could all consider taking units at a 

new centre provided the anchor stores are considered attractive, the units meet the 

operators design requirements, the overall design for the centre is appropriate and 

visible to passing trade and importantly the car parking relates well to the stores to 

ensure ease of access by customers. 

 

6.54 There is a risk associated with the letting of the additional retail units.  The viability of 

any centre will depend on the letting out of the retail units after securing the anchor(s). 

In fact, and particularly in the current climate, we would expect funders/financiers to 

require some 30-50% of the units to be pre-let prior to committing construction 

funding/financing to a scheme of this nature. This demonstrates the importance of 

ensuring a scale of development that enhances the leasing confidence and also 

demonstrates the potential for in-built delay should pre-lets for the units not be easily 

secured.  

 

6.55 In our experience, the retailers such as Boots, Next, Argos, New Look etc are 

generally willing to commit to take space in a purpose built district centre scheme, 

where the anchor tenant, design, parking and underlying catchment offers them the 

sufficient comfort that adequate shopper footfall will be secured. For this reason, we 

judge that for a scheme of the scale of Concept 2, a secondary anchor, which is 

comparison goods orientated will be needed in order to provide added confidence to 

the additional retail units if the superstore was a predominantly convenience store (i.e. 

Waitrose, Morrisons of up to 6,500sqm) rather than the formats such as Tesco Extras.  
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6.56 However, if the main supermarket was a Sainsbury’s of the scale and mix promoted 

at NWQ, or a large Waitrose Food & Home type store, then a second comparison 

store anchor would not be essential and simply the existence of a key fashion brand 

such as Next will provide the market confidence.  

 

6.57 In addition to the retail uses, in either concept, other uses such as more community 

based uses would and should be encouraged, such as a day nursery, a gym/fitness 

centre, doctors/dentists surgery, small office suite space, along with ‘not for profit’ 

functions such as a community hall and the possible provision of a primary school.  

 

6.58 Turning to car parking, typically food store operators will seek provision of anything 

around 1 space per 14 sq m gross, but 1 space per 12 sq m should be sufficient for a 

district centre with shared use.  We have suggested approximately 500-600 spaces 

for Concept 1, and for Concept 2 up to 1,750 spaces, although this would need to be 

considered within the context of the Council’s adopted car parking strategy.. 

 

6.59 We also anticipate that a development of this scale would be capable of 

accommodating facilities for and potentially contributing to, new public transport 

facilities (in this case most likely to be for buses), either as part of the scheme, or by 

way of financial contribution for separate provision. This would be appropriate in the 

context of the Core Strategy’s objective for a high quality public transport system. 
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7 Capacity, Scale & Impact  
 

7.1 Policy EC5 of PPS4 confirms that in allocating new sites for retail development (and 

therefore by definition new centres), local authorities should consider the need for, 

and scale of, the development, assess it in terms of the sequential approach, and 

consider impact.  We therefore set out below an analysis of these matters.  The likely 

scale of the new major District Centre is considered in the previous Section.  The 

process of District Centre site selection is considered further in Section 8. 

 

7.2 Having taken into account the commercial and planning considerations identified in 

the previous Sections, the following assessment tests two development scenarios as 

follows: 

 

7.3 Scenario 1: a major district centre concept that is delivered in two phases (District 

Centre Concept 1, followed by an extension into Concept 2).  The first, a foodstore led 

with ancillary service sector uses and some limited comparison fashion stores, and a 

later second phase focusing on comparison goods sales floorspace once new 

investment has been secured in the City Centre.  

 

7.4 Scenario 2: a major district centre delivered in one phase (Concept 2) providing a 

category dominant food superstore, comparison anchor and fashion brands, with a 

more limited range of service and smaller units. 

 

7.5 Under Scenario 1, the following assumptions are therefore made: 

 

• That the new District Centre will initially be relatively modest in scale, 

anchored by a new food store and with units for other retailers and service 

providers; 

• That the anchor food store will be operated by one of the market leaders, and 

not, for example, a discount operator; 

• That the store size will initially extend to 5,000 sq m gross, with a sales area 

of circa 3,750 sq m to give a net convenience sales area of approximately 

2,625 sq m; 

• There will be c.15 - 20 ancillary retail units resulting in approximately 5,000 sq 

m floorspace (gross) of which half will be in A1 occupation; 

• This first phase foodstore and additional retail will be delivered by 2016; 

• That the store would be designed to accommodate future growth, and/or that 

some of this growth could be accommodated by a discount type foodstore; 
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• The district centre will ultimately evolve into a centre of up to c.30,000 sq m 

floorspace gross (including a large foodstore), with the second phase 

anticipated, to be delivered by 2026. 

 

7.6 Under Scenario 2, (e.g. like the emerging NWQ scheme) a single phase of c.30,000 

sq m with major fashion brands, as described below:- 

 

• That the anchor food store will be 14,000 sq m gross, with a sales area of 

circa 9,800 sq m to give a net convenience sales area of approximately 4,900 

sq m (50:50 convenience/comparison goods split); 

• There will be large comparison retail units of 13,000 sq m floorspace (gross) 

• Service uses and food and drink uses 3,000 sq m; 

• The scheme will be delivered by 2016. 

 

7.7 On the basis of these assumptions we have prepared an overview of quantitative 

capacity (albeit that any planning application will still need to be accompanied by a full 

retail assessment).  The base data for this is drawn from our 2006 Shopping Study on 

behalf of the City Council as this remains to be the most up to date evidence base.  

Caution must therefore be exercised given the significant changes to the economy 

since 2006 which will affect expenditure growth and other embedded assumptions.  

These factors should be taken into account by any planning application at Derriford. 

 

Catchment Area 
7.8 The following analysis refers to the Catchment Area Plan prepared for the 2006 

Shopping Study which is reproduced in Appendix 4. 

 

7.9 Within the urban area of the City we have assumed that a new food store in the 

Derriford area would draw the majority of its trade from a catchment area comprising 

Zones 5, 6, 7 and 10 (predominantly north Plymouth).  However, the household 

shopper survey undertaken for the Shopping Study did indicate a relatively mobile 

pattern of expenditure across the City as a whole.  In order to be robust we have 

ignored the effects of this for the time being, but in reality, it could be anticipated that 

a small proportion of the store’s turnover would be drawn from beyond these four 

zones. 

 

7.10 In Scenario 1, the second phase would be a largely comparison led scheme, that 

would also draw from a similar catchment area, as it is intended that this floorspace 

will be of a scale and offer complementary to the City Centre and will therefore not 

seek to directly compete with the City Centre. It will draw significantly from the wider 
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catchment area, although some trade draw from settlements beyond the northern 

edge of the urban area would be expected. 

 

Convenience Goods 
7.11 Attached as Appendix 2 is an assessment of quantitative need for convenience goods 

within Zones 5-7 & 10 which has been updated from our 2006 Report to take account 

of committed retail floorspace and also a design year of 2016.  The table shows 

centres and stores within these four Zones, and what proportion of those facilities 

turnover is derived from residents within the four Zones.  In addition, the table shows 

the extent of leakage to centres and stores outside of the four zones, again from 

residents living within the four zones.   

 

7.12 Ignoring the effects of expenditure and population growth, the tables indicate that 

there is still significant capacity within the four Zones by virtue of over-trading i.e. 

store performance relative to company benchmark levels.  In terms of facilities located 

within the four Zones, this equates to approximately £24m, and approximately £14m 

in terms of those centres and stores located beyond the catchment but drawing trade 

from it.  In total, this equates to overtrading or ‘need’ of £38m in 2016.   

 

7.13 The proposed foodstore in Concept 1 is estimated to have a convenience goods 

turnover of some £32.8m based on a net convenience sales area of 2,625 sq m net 

and a relatively high sales density of £12,500 per sq m net.  It would be reasonable to 

assume that a significant percentage of this overtrading could be clawed back to 

provide for the new foodstore proposed at Derriford.  We anticipate that the foodstore 

will draw some £23.3m of its trade from stores within the catchment area (many of 

which are overtrading) with the remaining trade being drawn from other stores 

outside. 

 

7.14 Additional sources of expenditure could be derived from growth and from potential 

changes to the area in terms of employment and the development of other uses.  

Furthermore, this does not account for passing trade from residents who live outside 

the catchment area and will be visiting for example the nearby hospital and it does not 

take account of trade from passing tourists (we envisage that this could add circa 5% 

to the available expenditure pool).  This would clearly add to the inflow of spend to the 

area. 

 

7.15 Our 2006 City-wide Shopping Study confirmed that by 2011 additional convenience 

goods expenditure across the city of £17.22million.  It further estimated that by 2016 

£37.48million would be available.  The 2016 estimate represents need equivalent to 
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one additional medium-large food store in the City in addition to a new store at 

Derriford of the size discussed above.   

 

7.16 Assuming that the foodstore could be extended to approximately 7,000 sq m (gross) 

after 2016 or that an additional discount foodstore could be provided.  The additional 

floorspace within an expanded foodstore would be a mix of convenience and 

comparison goods floorspace although it is likely that the increase would focus on the 

comparison goods floorspace offer.  In this context there would still be sufficient 

scope for additional convenience goods expenditure to support this extent of an 

extension to the floorspace of the store post 2016.   

 

7.17 Alternatively a discount foodstore would have a relatively modest turnover, for 

example the Lidl store consented at Roborough is estimated to have a turnover of 

between £4.5 - £5m by this point.  We consider that there will be sufficient spend 

available after 2016 to support further convenience floorspace in this location either 

within an expanded foodstore or through the provision of a store to be occupied by a 

discounter. 

 

7.18 Finally, we have tested a much larger foodstore for Derriford in Concept / Scenario 2.  

This foodstore is estimated to have a convenience goods turnover of some £61.3m 

based on a net convenience sales area of 4,900 sq m net and a sales density of 

£12,500 per sq m net.  We anticipate that this size foodstore will draw some £43.5m 

of its trade from stores within the catchment area (many of which are overtrading) with 

the remaining trade being drawn from stores and other facilities outside. 

 

Comparison Goods 
7.19 In 2016 Scenario 1 assumes Concept 1 at the new district centre - estimated to have 

a comparison goods floorspace of 2,500 sq m (50% of the 5,000 sq m estimated) in 

unit shops which would equate to a sales area of approximately 1,875 sq m.  In our 

2006 Study the average sales density of the comparison goods floorspace in district 

centres was estimated to be £4,000 per sq m in 2006.  We have updated this figure to 

allow for growth in spend and increase in such a sales density to give an average of 

approximately £4,700 per sq m in 2016.  This provides for an estimated turnover of 

some £8.8m.   

 

7.20 The foodstore will also have a proportion of comparison goods floorspace which we 

estimate will be approximately 1,125 sq m net.  Applying a sales density of £8,000 per 

sq m this provides an additional turnover of £9.0m.   
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7.21 In total the comparison goods floorspace in the new district centre could have a 

turnover of some £17.8m. 

 

7.22 In Concept / Scenario 2 (or the second phase of Scenario 1) the centre is proposed to 

be expanded to include the floorspace as set out in the table below.  The table also 

provides an estimate of the potential turnover of the comparison goods floorspace - 

£89.3m in total. 

 

Table 7.1 – Estimated Comparison Goods Turnover (Concept 2) 

 Gross 
Floorspace  
Sq m 

Net 
Floorspace sq 
m 

Average Sales 
Density  
£ per sq m  

Total 
Estimated 
Turnover  
£m 

Foodstore 14,000 4,900 8,000 £39.2m
Unit shops 13,000 9,9,109,100

0100
5,500 £50.1m

Total 27,000 14,000 13,500 £89.3m
 

7.23 It is worth noting that a development of double this floorspace (a 40,000 sq m gross 

scheme) would have at least double this turnover (circa £200m).  Such a scheme 

could have approximately 30,000 sq m of comparison goods sales which would be 

akin to the increase that Drakes Circus added to the City Centre.  Furthermore the 

anticipated turnover of such a scheme would likely to be higher and on a par with the 

City Centre as it would attract and compete for a similar range of retailers.  The 

turnover of such a scheme could therefore be in excess of £200m in terms of 

comparison goods sales. 

 

7.24 Using the 2006 Study, the catchment area (Zones 5, 6, 7 and 10) is estimated in 2016 

to have an available comparison goods spend of £496.2m rising to £814.8m in 2026.  

In simple terms of the comparison goods turnover of the proposed comparison goods 

floorspace at 2026 will represent just over 10% of the available spend within our 

defined catchment area which sets the context in framing the quantitative need for the 

floorspace proposed.   

 

7.25 Although this percentage of available spend may increase given updated assumption 

on expenditure growth etc (which are not applied in this report), this may suggest in 

pure need terms that a centre of the scale envisaged in Concept 2 may be insufficient 

to meet identified need.  Certainly this allocation is appropriate for the early years of 

growth, and the scale and impact issues should be monitored over the next five years 

supported by an updated retail assessment for the City. 
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7.26 The 2006 Study notes that within the City as a whole there is some £1,422.5m of 

surplus available spend that could be converted into new comparison goods 

floorspace. The Study illustrates that in 2026 there is estimated to be some £964.6m 

of surplus available spend for the City Centre which would translate into floorspace 

capacity of some 110,000 sq m net of comparison good sales.  This would leave 

some £457.9m of surplus expenditure for outside of the City Centre to accommodate.   

 

7.27 Part of this surplus could be taken up by small scale commitments such as extensions 

to stores, refurbishments to stores which would increase sales densities and draw on 

this spend and also go to popular stores and increase their trading levels to those in 

excess of company average turnover.  However, this is still a significant  amount of 

surplus spend by 2026 that could accommodate new comparison goods floorspace 

outside the City Centre in appropriate locations.   

 

7.28 Nevertheless caution should be applied for all long-term estimates and when seeking 

to accommodate all of this surplus spend in the form of new retail floorspace.  This 

caution should be in particular applied to providing for a large part of this surplus 

spend in one location because of the potential retail impact consequences and 

particularly the potential impact on future investment within the City Centre.   

 

7.29 If we examine the proportion of available comparison goods expenditure within our 

defined catchment area against the total available comparison goods expenditure of 

the Plymouth Study Area in the 2006 Study then it represents 23.5% of this overall 

total.  Applying this proportion to the total surplus expenditure for the Plymouth Study 

Area as a whole would give some £107.6m which could be available for the 

catchment area as we have defined.  This is marginally greater than the £89.3m 

anticipated turnover of the comparison goods floorspace proposed within the 

expanded district centre by 2026.   

 

7.30 However as noted before it would not be realistic to assume that all this excess in 

expenditure could be accommodated or attracted to one location.  Although given the 

offer of a modern district centre of this scale then it might draw 75% of its trade from 

within the catchment area.  The greater share of the expenditure will be from north of 

A38. The remaining 25% would be generated through inflow of trade from those using 

the area commercially or for the hospital for example of simply passing trade from 

those who live outside our defined catchment area.   

 

7.31 We therefore consider that there is sufficient expenditure available to support this 

scale of comparison goods floorspace in this location by 2026.  A larger scheme such 
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as the 60,000 sq m suggested by one of the stakeholders, (say some £200m or 

more), could not be justified in terms of need based on the catchment area we have 

defined and would therefore have to draw from a much wider area which would 

inevitably mean it would need to compete with the City Centre. 

 

7.32 Taking a conservative approach as a result of the recent downturn and the reduction 

in forecast estimates in comparison goods spending over the next ten years we 

believe that there would still be a surplus of expenditure (some £100m) which would  

provide sufficient need for the floorspace as noted before. 

 

Qualitative Need 
7.33 In addition to the identified quantitative need for the foodstore, we consider that there 

is also a qualitative need for a new food store and additional comparison goods 

retailing in the Derriford area.  This is for a number of reasons, as follows: 

 

 To help stem the relatively significant outflow (of expenditure) from this part of the 

City to other parts of the City and beyond; 

 The significant levels of overtrading in many existing foodstores of this broad 

area; 

 To act as the catalyst, to encourage the delivery of a new “heart” for this northern 

area of the City; 

 To assist in urban regeneration and sustainability objectives; and 

 To provide convenient day-to-day facilities for the existing and planned growth in 

the working and resident populations of the area. 

 

7.34 In our view the qualitative need for a new centre in this part of the City is self evident.  

Tavistock Road is the major route into the City from the North, in addition to acting as 

a distributor road to the north west and north east parts of the City.  Whilst the 

importance of this route should not necessarily be overstated, clearly the facilities 

such as the airport, hospital and business parks are important aspects of the local 

economy, and rightly in our view should be strengthened and enhanced through the 

provision of complimentary additional facilities to serve  those who live and work in 

the area and can be used both on a daily and weekly basis. 

 

Impact 
Convenience Goods 

7.35 Attached as Appendix 2 are Tables 2 to 4 for Scenarios 1 and 2, which set out our 

view of the likely trade draw and impact of a new foodstore in the Derriford area.  In 

order to make the assessment robust we have assumed that all of the proposed 



 
Derriford & Seaton AAP 
District Centre Report  

 

 72 
 

store’s turnover in each scenario will be diverted from existing stores in and around 

the City (other than Tesco at Lee Mill), and which are patronised by residents who live 

within the identified catchment area.  However, in reality some of the store’s trade 

would be derived from residents that live beyond this area, and accounted for by 

natural growth in consumer expenditure (see above) and also from passing trade from 

those visiting the area.  

 

7.36 It will be noted from Table 2 that we have assumed a split of approximately 70%/30% 

for trade draw from within and beyond the store’s catchment area.  This is consistent 

with the need (over-trading) pattern established through Table 1.  These two elements 

have then been broken down into trade diversion from individual stores, and from 

each store in each Zone of the catchment.  The latter has been apportioned 

consistent with each store’s trade draw from each zone as identified from the 

Cushman & Wakefield 2006 Household Shopper Survey.  In reality, the pattern might 

be slightly different (depending on the store operator), but in our view this represents 

a reasonably good indicator of the likely trade draw pattern of a new food store at 

Derriford for the purposes of this exercise. 

 

7.37 In terms of trade diversion on individual stores, for both scenarios, we consider that 

the largest single impact is likely to fall upon the Morrison’s store on Outland Road.  

This is because of that store’s relatively close location (in terms of drive time) to 

Derriford, its position also on Tavistock Road, and because it is a store of a similar 

size and scale.   

 

7.38 We anticipate slightly less but a still significant proportion of the new store’s trade 

would then be diverted from Tesco Roborough, which is within an allocated District 

Centre. Since the time of our initial survey this store has been substantially improved, 

and is likely to trade in excess of the levels identified in our Shopping Survey.  It is 

located relatively conveniently off Tavistock Road to the very north of the urban area 

in Plymouth, and thus a new store accessible from Tavistock Road in Derriford is 

likely to divert relatively significant trade from that store, although we do not consider 

that this would result in its closure in either scenario or adversely affect the viability 

and vitality of the District Centre as a whole. 

 

7.39 We anticipate slightly less trade would be diverted from the Tesco (as existing) and 

Asda stores at Transit Way and Estover respectively, although we do not consider 

that this is a cause for concern.  In the worst case scenario, Tesco at Transit Way will 

continue to trade at benchmark levels, and Asda at Estover will trade slightly below 

company average levels.  Although trade draw is expected to be small there is a 
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potentially significant impact on the Co-op at Southway, which is within a designated 

Local Centre.  We do not consider that this is a cause for concern given that the store 

serves an important local shopping function and will rely on a significant number of 

‘top-up’ and walk-in shopping trips.   

 

7.40 We anticipate that a food store at Derriford (particularly the scale of Concept 2) would 

be attractive enough to ‘clawback’ relatively high levels of trade currently lost from the 

catchment to the Sainsbury’s store at Marsh Mills, and also the Tesco store at Lee 

Mill.  There will be a natural ceiling upon the level of claw back achievable, because 

both stores are large stores, and extremely attractive to shoppers in terms of their 

retail offer, car parking etc.  Nevertheless, we anticipate a reasonable level of ‘claw 

back’ of trade from each of these stores. 

 

7.41 We anticipate that the rest of the proposed store’s turnover would be diverted from a 

larger number of smaller stores both within and beyond the immediate catchment 

(Zones 5-7 & 10).  Whilst there may be some diversion of trade on some of the 

smaller stores within existing centres, such as the Co-op store in Crownhill.  We do 

not anticipate that these diversions of trade will be significant.  However they should 

be assessed by any proposal at Derriford.  We anticipate that the smaller stores serve 

an entirely different function, largely serving a top-up shopping role for customers 

arriving on foot or shopping by basket rather than trolley. 

 

7.42 Table 4 converts the percentage trade draw pattern in Table 2 into percentage 

impacts on individual stores for both scenarios.  Looking at these specific impacts, we 

comment as follows: 

 

7.43 Asda at Estover would be left seemingly trading at just under three quarters of 

company benchmark level in Scenario 2.  In reality we anticipate that this store is 

trading (and would continue to trade) at a higher level, and that in effect the 2006 

Household Survey understates the performance of the store.   

 

7.44 The percentage impact on the Morrison’s store at Outland Road is estimated to be 

some 16% in Scenario 1 and 30% in Scenario 2.  However, this must be put into 

context in terms of a very high starting position for this store which is overtrading – as 

indicated in our Shopping Study.  This store trades at a higher level in relation to 

benchmark turnover than any of the other foodstore within the city. In any event, the 

store is in an out of centre location in terms of PPS4 and is therefore not afforded any 

policy protection. 
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7.45 We have also attempted to consider trading impact on the basis of the redeveloped 

Transit Way being treated as committed development.  The tables show impact on 

the existing store to be approximately 8% in Scenario 1 and 15% in Scenario 2.  This 

is based upon an existing turnover of £48.1m as identified by the household survey.  

The applicant’s submitted Planning & Retail Statement identifies an increase in 

convenience goods turnover from £45.7m to £49.9 which is a difference of £4.2m.  By 

applying a similar increase to the household survey results (i.e. £52.3m new turnover) 

this reduces impact to 7.8% in Scenario 1 and 14.7% in Scenario 2 based upon the 

same trade draw. 

 

Comparison Goods 

7.46 In respect of the likely comparison good retail impact of the longer term growth of the 

centre an examination of the existing and projected trade patterns is required. 

 

7.47 Using the current market shares of the household survey then it is estimated that 75% 

of the catchment area (as defined for Derriford) spend on comparison goods will be 

made within Plymouth City Centre.  This equates to some £615.5m in 2026.  This 

figure is of an overall estimated turnover of the City Centre of £1.76bn at this point, so 

our defined catchment area provides for 35% of the estimated turnover of the City 

Centre.  The City Centre has a net comparison goods sales area of some 130,000 sq 

m which would give a sales density at this point of over £13,000 per sq m.  Although 

this suggests a very high level of trading which is likely to be overstated, this simple 

exercise demonstrates a level of overtrading which new comparison goods floorspace 

at Derriford may benefit from.   

 

7.48 The remaining 25% (approximately £200m) of available spend within the catchment 

area we have defined for Derriford is estimated to follow existing trading patterns and 

will be spent in stores and centres outside the City Centre, with the majority of this 

estimated to be spent in at Marsh Mills Retail Park and Plymouth Gate Retail Park, 

£88.7m and £65.2m respectively.  At this stage the total turnover of Marsh Mills Retail 

Park is estimated to be in excess of £232m with Plymouth Gate Retail Park some 

£175m. 

 

7.49 It is considered that it would be entirely appropriate to draw upon a proportion of this 

trade from such out of centre facilities and other expenditure leaking to other stores 

and centres to a new district centre of this offer in 2026.   In addition a proportion of 

the trade would be drawn from the City Centre as the spend in the likes of Marsh Mills 

is also on bulky goods items so not all is likely to be clawed back in this respect.  
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7.50 The Core Strategy, requires that a detailed impact assessment clarifies that a new 

District Centre at Derriford will not undermine the City Centre’s regional shopping role 

(considered below); and that major economic benefits would result for the City as a 

whole.  It is considered that significant employment (direct and indirect) could be 

generated by a new major District Centre; that significant regeneration of vacant and 

underutilised land could occur; that utility infrastructure could be improved; that the 

businesses of Derriford would benefit from a retail-based ‘focus’; and will ensure that 

the area becomes more attractive for future inward investment. 

 

7.51 In broad impact terms, a scheme of the scale proposed in District Centre Concept 2 

would have a turnover in the region of £89.3m at 2026.  In a worst case scenario, that 

the scheme would draw all of its trade from the City Centre (which will have a turnover 

of £1.76bn at 2026), this would represent an impact of around 5%.  In reality, the new 

comparison goods floorspace would not draw all of its trade from the City Centre.  

Using the household survey a draw of some 75% from the City centre would be more 

realistic, representing a 4% impact which is considered to be reasonable.  

 

7.52 Should Concept 2 development be brought forward prior to this date and prior to 

further major investment in the City Centre then the impact would be more significant 

in quantitative terms but more importantly would start to call into question the other 

retail impact indicators in policy terms such as the impact on planned investment and 

the vitality and viability of higher order centres. 

 

7.53 The level of impact will also depend upon the nature and content of targeted retailers 

(and the goods that are sold).  It will also be important to understand the potential 

impact of particular anchor stores targeting Derriford and the effects of a single 

scheme providing c.15,000 sq m of open A1 use fashion stores.  For example it has 

been reported to us that major variety and fashion stores are considering 

representation in this location provided the scheme had sufficient critical mass, (i.e. 

large enough to attract customers from a wide geographical area-probably of sub-

regional draw significance) and the design is right (i.e. store size, access, location, 

visibility, car parking spaces etc.). 

 

7.54 In our opinion, the impact on significant future investment prospects in the City 

Centre, should major department, variety store or sufficient quantum of mainstream 

fashion brand operators secure representation at Derriford would be significant and 

effect retailing patterns and investment prospects.  
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7.55 There is risk that a large format variety/department store at Derriford, with significant 

and well related free car parking, would evolve to become the dominant store, notably 

with operational trading decisions, such as favouring Sunday trading for example at 

Derriford, again potentially undermining the City Centre in the medium to longer term. 

 

7.56 Therefore we would suggest that in advancing any such proposed major district 

centre at Derriford, there should be consideration given to imposing restrictions over 

the size of the anchor tenants and units generally as well as the use class mix of the 

additional retail units to ensure a dominant major fashion park or sub-regionally 

significant comparison shopping centre does not emerge through default. This is 

particularly relevant as both Dawnan/Montrose and Harvest appear, currently to be 

either advocating or are in danger of delivering (and in our view Henderson may be 

pushed to consider such a scale and brand profile to overcome viability hurdles on 

their site), rather than the heart to Derriford serving a district function only. 

 

7.57 The proposed centre’s scale is therefore a consequence of the deficiency of 

convenience goods floorspace to serve nearby residential areas, and the strategic 

location of Derriford (employment, institutions and road network).  These factors 

assist in understanding the extent of the catchment and therefore the centre’s role 

and function (one of serving north Plymouth urban area for top up and main food 

shops and other local services but other functions – employment, leisure, travel incl. 

hotels and health). 

 

Sequential Approach 
7.58 PPS4 advises that in the first instance new retail development should be identified 

within existing retail centres, rather than elsewhere.  There are some exceptions to 

this, such as described in Paragraph 2.53 where the designation of a new centre 

would be appropriate.  In the context of the need identified above, we consider that 

this is appropriate in this case. 

 

7.59 The location of a planned new District Centre at Derriford has been discussed in 

detail through the adoption of the Core Strategy.  The Core Strategy goes further in 

respect of the location of the District Centre to state that it should be centred on the 

west of Tavistock Road.  The draft Area Action Plan for Derriford and Seaton takes 

this strategic allocation further and highlights two options for the retail centre’s growth.   

 

7.60 Without an identified centre other than an indication in the Core Strategy and Issues 

and Options version of the AAP, the ability to define the location of the district centre 

has been driven by national guidance on the sequential approach.  A centre which is 
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planned around suitable sites that are, or likely to become, available within the plan 

period.  In considering the longer term prospects of the centre, we have considered 

the potential of other land to be well connected to the centre.  The study has also 

taken into account the Government’s priority for new centre’s to assist deprived areas, 

for efficient use of land, and for maximising the diversity of uses in a centre.  A flexible 

and realistic approach to possible development within the plan period has been taken.  

Other relevant considerations have included the benefits of physical regeneration; 

employment opportunities; economic growth and social inclusion. 

 

7.61 We therefore have concluded that in terms of the sequential approach there are no 

sites in or on the edge of existing centres better related to meet the identified need for 

the north Plymouth area.  The exact location for the new retail component is 

discussed in greater detail in Section 8.  The assessment of the four main sites is on 

the basis of suitability, viability and availability principles. 

 

7.62 Overall, we conclude that none of the potential impacts that we have identified in 

respect of a new foodstore in Scenario 1 would be harmful to any district or local 

centres as a whole.  In Scenario 2, predicted levels of impact are higher on all stores,   

The highest impact levels will fall on out-of-centre stores, which are not afforded any 

policy protection and which we consider will continue to trade satisfactorily.  Impact on 

existing foodstores in allocated district and local centres will increase in Scenario 2, 

and although this could affect the trading performance of these stores, we do not 

consider that it will lead to their closure.    

 

7.63 Potential impacts in respect of the comparison goods dominated  Concept 2 above 

(and particularly at the scale being advocated by some promoters), are anticipated to 

present adverse implications, should their timing be brought forward either in advance 

or in parallel to unlocking future significant investment in the City Centre.  
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8  Site Options 

 

8.1 In this Report, we look at the development potential and constraints of four of the five 

sites identified in the Derriford & Seaton Area Action Plan: Report on Proposed New 

District Shopping Centre.  We have chosen to exclude the land at Plymouth Airport 

because of the distance from the centre of gravity of Derriford.  The four sites we 

have considered are therefore: 

 

1. SWRDA and associated land (approximately 12.1 ha) 

2. Dawnan Ltd/South West Water and associated land (approximately 16.7 ha) 

3. Crownhill Retail Park (approximately 6.2 ha) 

4. North West Quadrant (incl. Ambulance Trust and Eagle One land)  

(approximately 7.5 ha) 

 

8.2 The following assessment considers each of the main tests of PPS4 in respect of 

town centre uses; namely availability, suitability and viability. 

 

8.3 The meetings with stakeholders have been helpful in identifying the site options 

potentially available for a District Centre development within the Derriford area.  The 

plan attached as Appendix 3 indicates the location of the four site options, and we set 

out below an analysis of the development / planning advantages and disadvantages 

of development on each of the sites. 

 

8.4 The assessment of the sites has regard to the ultimate achievement of District Centre 

Concept 2 (c.30,000 sq m retailing floorspace).  This may be delivered in one or two 

phases.  Sites have therefore also been assessed against achieving District Centre 

Concept 1 (c.10,000 sq m retailing floorspace), with a longer term view to securing 

Concept 2.  

 

Site One: SWRDA Site  
8.5 The total site under consideration is approximately 12 ha.  This ‘early phase site’ is 

approximately 6.5 hectares to the east of Tavistock Road, and immediately to the 

north and east of the Future Inns Hotel.  This site is in physical terms perhaps the 

easiest of all the five sites to realise a District Centre development on.  This site is 

cleared, and has a site access road in place.  It has immediate frontage to Tavistock 

Road, which in our view will be a major benefit in attempting to attract quality 

occupiers to the food store and will benefit from strategic highway improvements in 

due course (via Forder Valley link Road).  The site also has a public bus stop (South 

bound) on Tavistock Road frontage, and is adjacent to pedestrian crossing facilities 
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across Tavistock Road towards retailing units (such as McDonalds, Marks & 

Spencers and Kwik-fit) on the west side of the road, and Crownhill Retail Park further 

to the north. 

 

8.6 SWRDA have recently provided mixed use district centre proposals for the land 

known as “Plymouth International and Adjoining Land” which takes into account a 

wider area including the Derriford Business Park, the Future Inns Site (retaining the 

hotel), The Apex and Territorial Army site in Brest Road.  This additional areas have 

been put forward in respect of longer term growth potential (the 12 ha site).  A number 

of regenerative benefits are highlighted by SWRDA. 

 

8.7 In our view the site has some shortcomings. Firstly, the site is located to the east of 

Tavistock Road and therefore it would be contrary to Core strategy policy which 

promotes the Major District Centre to the west of Tavistock Road.  

 

8.8 Whilst it is located adjacent to other commercial uses such as the hotel and offices to 

the north, it is located opposite the existing retail facilities of Crownhill Retail Park, 

albeit physically closer than the NWQ site at the nearest points. There are a number 

of other commercial uses in the area, such as the hotel but it is more removed from 

the sports club, and the more intensive employment uses in the area particularly the 

Derriford and Nuffield Hospitals (albeit closer than the sites on the west of Tavistock 

Road). 

 

8.9 Perhaps more fundamentally, spatially the site has until recently been considered as 

being a central part of the office campus within the area, and its relative lack of 

physical constraints to development should prove attractive to this form of 

development given the financial challenges facing regional office development and 

the need not to undermine the Council’s objective to make this a regionally 

competitive business quarter.  SWRDA suggest that employment potential of the 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.  

They also highlight other areas of land, such as the SWW treatment works, to ensure 

Derriford’s longer term business generating potential. 

 

8.10 Typically, retail development is capable of generating higher land values and is 

normally capable of being brought forward on more challenging sites. We understand 

that office rental values in this part of Plymouth are around £140 – 165 per sq m.  

Therefore, public subsidy is potentially required to develop offices in this location, 

even with a cleared serviced site. It is possible that a mixed use scheme, anchored by 
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a foodstore might enable some cross subsidy of commercial floorspace but in the 

absence of that, it is difficult to see a “cheaper” site being available for office 

development if that remains a strategic objective of the area and its loss to such uses 

would need to be reflected in identifying alternative sites. 

 

8.11 Furthermore, whilst the site area available presents an immediate opportunity for a 

district centre form of development, longer term expansion opportunity appear more 

difficult.  Incorporation of the Territorial Army site is a clear possibility as is rear of the 

Derriford business park as owned by SWRDA, but the mature tree belt on the Eastern 

side of the site and the change in levels between the two may add to design 

complexity or predicate against expansion and moving north some long lease hold 

interests are likely to prove expensive to acquire. 

 

8.12 SWRDA have only just begun to examine potential for a district centre seriously, now 

that their priorities are changing. As a result, the design process is still very 

conceptual and a further period of analysis and discussion is recommended to fully 

appreciate the potential and the constraints offered here, before any final allocation 

decision is made as the site clearly has the potential to deliver Scenario 1 by 2016. 

 

Site Two: Dawnan Ltd./South West Water site 
8.13 When reviewed together this is the largest of the four sites in terms of site area at 

over 16 hectares (including the Council offices).  For the purposes of the analysis of 

this site, we discuss the two landholdings separately.  

 

8.14 Firstly looking at the Dawnan Ltd land (which includes South West Water land) with 

respect to the two scenarios.  The Dawnan land is capable of accommodating 

Scenario 1 if they acquire some minor intervening land interests between their 

existing interests and the Tavistock Road. 

 

8.15 It appears to us that even for Scenario 1, Dawnan cannot readily proceed without the 

units occupied by McDonalds, Kwik-fit and the former Texaco petrol filling station 

fronting the Tavistock Road which are in third party ownerships.  We understand that 

the latter and most northern of the three sites (c.0.5 acres) is available as the 

freeholder is willing to sell though there has been no discussions with Dawnan in 

recent years.  These land holdings, if ultimately excluded from any development, 

could lead to any redevelopments urban form having a somewhat disjointed 

relationship with these existing uses and reduced presence to Tavistock Road, to the 

overall detriment to tenant interest and the resultant identity of the area.   

 



 
Derriford & Seaton AAP 
District Centre Report  

 

 81 
 

8.16 In the medium-term (post SWW relocation), delivering Scenario 1 or 2 on the Dawnan 

land is likely to prove a realistic option leaving the possibility to expand to the north or 

west at a later date. The most significant obstacle to this is the programme for 

relocation of the South West Water reservoir. Whilst the prior relocation of the former 

reservoir on the now B&Q site indicates relocation is not an insurmountable hurdle, 

nevertheless the timing for this site being available remains unclear and may well at 

best be 2017 before a new development could commence   

 

8.17 The South West Water land has a considerable number of hurdles to overcome 

before a district centre development scheme could be realised, and is itself a 

challenging site for significant retail development as it extends into a relatively deep 

valley.  

 

8.18 The most fundamental constraint to development for a Scenario 2 scale scheme, in 

this location, is therefore the timing and funding for relocation of the waterworks itself.  

Montrose Capital remains optimistic that South West Water can deliver the 

Roborough site.  As mentioned above they now suggest that the site at Derriford will 

become available for development in 2016.   

 

8.19 The South West Water/Dawnan site’s location being adjacent to the existing retail 

uses in the area would clearly be beneficial in encouraging linked shopping trips. 

Furthermore that relationship could be exploited in the long term through the eventual 

redevelopment of the Crownhill Retail Park. The site’s relationship with existing and 

proposed residential areas is also good and the valley aspect of the site would enable 

residential development to be brought forward to exploit the natural attributes of the 

area.   

 

8.20 However, the SWW site is located furthest away from the major employment uses in 

the area particularly the hospital, and in isolation is less visible to Tavistock Road. 

Whilst a combination of the Dawnan Limited site with the additional third party road 

frontage land interest would materially improve visibility to the highway and the 

prospects for integration with the existing retail park, the site is still physically 

separated from the established employment uses, by the Tavistock Road potentially 

discouraging use during lunchtimes and discouraging access by foot.  

 

8.21 Looking forward, the South West Water/Dawnan site offers the most potential for 

substantial new development by sheer virtue of its size. It could also accommodate 

significant levels of residential development once the residential market improves.  
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8.22 Therefore, in terms of the Council’s Core Strategy the Dawnan site appears to offer 

reasonably good prospects of being able to provide the initial core district centre and 

through a combination of adjoining land, provide prospects for future expansion.  That 

said, the physical constraints of the site may ultimately prove financially challenging in 

bringing forward retail expansion of the scale commended herein and we could not 

rule out the landowners encouraging the promotion of a more substantial quantum of 

comparison floor space as a second or combined phase, which for the reasons 

outlined herein we consider would be prejudicial to the City Centre.  

 

8.23 Of particular importance for both scenarios will be satisfactory access arrangements. 

Further technical highway advice will be needed to understand whether it is possible 

to achieve satisfactory access via the existing junction and entrance into the 

B&Q/Windsor House/SWW sites or whether junction improvements would be 

required. We suspect that financial contributions to that infrastructure would be sought 

which would increase the financial burden on this site which may add further pressure 

on the scale of development.  

 

Site Three: Crownhill Retail Park 
8.24 Henderson Global Investors have been discussing development at the site with the 

Council since early 2008.  Preliminary master-planning and viability calculations have 

been shared with the Council in 2010 which confirm that Henderson are willing to 

promote the new centre on this land.  This would result in a much denser 

development of the site (over 60,000 sq m) which potentially could incorporate land 

within the Tavistock Road roundabout to achieve upwards of 100,000 sq m over a site 

of approximately 6.2ha. 

 

8.25 Whilst we have not been able to speak with B&Q during the course of preparation of 

this report, we have received an email from them confirming their position as reported 

above. We have also met with the freehold owners of the site (Henderson Global 

Investors) who have indicated that they would wish to advance proposals for a new 

district centre on the Crownhill Retail Park but need the Council’s CPO powers in 

support.  

 

8.26 Of all of the site options, this site is in our view the most prominent in relation to the 

Tavistock Road and Derriford roundabout, which in turn is arguably the natural centre 

of gravity for the Derriford area. 

 

8.27 As noted above the B&Q store was constructed about five years ago, following the 

grant of planning permission by the Secretary of State.  Prior to that, we understand 
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that the site formed part of the waterworks and contained a large reservoir which has 

already been relocated to Roborough. As a consequence of this earlier relocation, we 

understand that water mains under Tavistock Road were upgraded and would be 

partially capable of accommodating the additional water demand arising should the 

remaining reservoirs at Derriford be relocated in the future. 

 

8.28 Nevertheless we understand that due to the 17-year unexpired term on the B&Q 

lease, that during the plan period at least, (i.e. in the period up to 2026) any 

redevelopment is likely to need to consider the relocation of the B&Q which would 

potentially involve prohibitive costs when also factoring in the “destruction” of existing 

investment value.  In addition, we are also aware of B&Q’s response to the Issues 

and Preferred Options Area Action Plan which resisted the suggestion of 

redevelopment/relocation of their business and encourages the retention of the store. 

 

8.29 Even with the weakening of investment yields since mid 2007, the current value of the 

B&Q building is considerable and, subject to design together with the other units (i.e. 

the Pizza Hut, KFC and M&S simply Food)  would mean a high “entry price” for any 

site redevelopment. Yields have also been hardening in recent weeks. Any 

development of the site would therefore not only need to cover development costs it 

would also need to generate a value that  exceeded the existing value of the site, 

meet the relocation costs of the B&Q unit (and others as necessary) as well as 

provided for an adequate return to the developer. In our view this combination present 

a significant financial hurdle to development of the B&Q site.   

 

8.30 It might well be possible, with a detailed design exercise to reduce costs and limit the 

destruction of value by retaining as far as possible a number of existing units (e.g. 

M&S) and looking at a sub-division of the existing B&Q store should they be 

persuaded to relocate or down size. However, it is not immediately apparent how 

such could be brought forward without largely retaining the “retail park” layout which 

would diminish the prospects for creating a new heart for Derriford or for ensuring a 

greater density of development more typical of a traditional centre. 

 

8.31 On preliminary analysis, residual land value estimates for either Scenario 1 or 2 do 

not appear capable of meeting the anticipated costs associated with a “lift and shift” of 

the B&Q store. Therefore, in order for Henderson to overcome these likely financial 

hurdles, it will be necessary to either significantly intensify the scale of development 

by, for example, seeking to secure greater levels of retail floorspace on the site (with 

the risks to the City Centre we have previously identified) or to delay delivery until the 

end of the plan period/early in the next period when it may be possible to remove 
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B&Q using landlord and tenant powers, which would represent a considerable cost 

saving over any earlier move.   

 

8.32 Nevertheless, the site has many strong attributes that would otherwise make it a 

potential candidate for the future district centre, notably: 

 

• The position and prominence in relation to the Tavistock Road and Derriford 

roundabout, 

• Existing vehicular access direct from Tavistock Road; 

• Proximity to other existing retail uses in the area (e.g. McDonalds); 

• Existing use as retail; 

• Accessibility/integration potential with the nearby residential neighbourhoods; 

• Potential for future expansion to the south, onto Dawnan Limited and/or SWW 

land interest; 

• Nearest site to the west of Tavistock Road from the Hospital.  

 

8.33 However, we consider that in the context of the Core Strategy’s objectives, the 

uncertainty over its availability and likely prohibitive cost in the short to medium term 

is likely to prevent it being brought forward within the plan period for a scheme of the 

scale envisaged in either scenario 1 or 2.  Nevertheless, the site could ultimately 

figure in any long term growth of the centre, possibly as part of phase 2 expansion, 

should B&Q willingly or forcibly be relocated at the end of their current lease. 

 

Site Four: The North West Quadrant site  
8.34 This 7.5 ha site is reasonably well located with respect to the natural centre of gravity 

within Derriford being close to the Derriford Roundabout albeit on the eastern side.  It 

is presently in use as extensive hospital car parking, and hospital staff 

accommodation.  This site also includes the Ambulance Trust land but excludes the 

Eagle One building. 

 

8.35 As mentioned above Wharfside have secured planning permission for a multi-storey 

car park for the hospital and the hospital accommodation is understood to be capable 

of being relocated to alternative premises. Therefore, we understand that this will 

make the remainder of the site available for redevelopment in the relatively short term 

and certainly within the plan period. 

 

8.36 We have some reservations about the potential of the site to accommodate a major 

district centre.  Whilst the site does have some immediate frontage to the Derriford 

roundabout and the Tavistock Road, this is somewhat limited compared with the other 
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sites.  The bulk of the site lies to the North and East of this roundabout with the 

Derriford Road as its perimeter and is less prominent for southerly passing trade.  

 

8.37 The site does experience a change in topography (rising from South to North) which 

may pose difficulties for the development of key scheme components, such as a large 

foodstore with a single level gross footprint of about 5,000sq.m.  

 

8.38 In addition, a large food store would probably seek to be located close to the edge of 

the Tavistock Road, where the site tapers.  

 

8.39 To the Southern end of the site, the topography would allow for decked development 

(e.g. car parking beneath the food store), but this is a sub-optimum solution for the 

food retailers, and the Ambulance Trust probably needs to be incorporated at 

additional cost, although in urban design terms this can have some advantages 

through “hiding” the car park. In deed those discussions are now advancing and the 

proposed foodstore is to be located in this broad position with part under-croft and 

part at grade parking, enabling the “entrance” to be visible for traffic moving in a 

southerly direction or turning east at the roundabout.    

 

8.40 We also have some concerns about site accessibility, particularly by car.  Further 

discussions would need to be held with PCC transport department in order to 

understand traffic capacity on the Derriford Road and how possible future road 

alignment of Tavistock Road might further reduce vehicular accessibility.  We have 

assumed that an additional “arm” off the Derriford roundabout would not be possible, 

and as a consequence, improvements may have to be made to the highways 

configuration in the area. 

 

8.41 Looking to the longer term, it appears that the North West Quadrant site does not 

offer the obvious potential for expansion which other sites arguably benefit from. 

 

8.42 However, the North West Quadrant site has some significant positive qualities in 

terms of its potential location for a district centre and its availability.  In addition to its 

relationship with the Tavistock Road and Derriford roundabout mentioned above, it is 

clearly well located to other commercial uses in the area including the hotel, public 

house and Devonshire Leisure Centre.  Moreover, it is extremely well located in 

relation to the major employment centre in the area notably the hospitals.  It would 

also be well located in terms of both the existing bus interchange at the hospital and 

the potential future enhanced public transport interchange facilities envisaged for the 

area. 
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8.43 With the apparent aspirations of the site’s owner in terms of retail and residential 

content, we consider that the site offers a relatively short term prospect for a mixed-

use scheme and could accommodate both a Scenario 1 and 2 scheme. 

 

8.44 Our assessment of the site indicates that it can physically accommodate a scheme of 

the scale of Scenario 1, and with the acquisition of the Ambulance Trust land a 

Scenario 2 scale scheme. However, long term growth potential of the new Derriford 

district centre suffers in many respects as with the SWRDA site. Adjoining land 

interests and occupational interests that would need to be relocated and highways 

that might need reconfiguring to create natural linkages and mutual support between 

phases.  

 

8.45 There would potentially remain the prospect of delivering a successful district centre 

that straddles the Tavistock Road (at the Derriford roundabout) with Phase 1 on the 

NWQ site and Phase 2 delivered on Crownhill Retail Park. We consider this is 

potentially worth considering further but it would be essential in our view to provide a 

very attractive pedestrian route between the two locations, possibly requiring 

significant changes to Tavistock Road geometry or the introduction of a key use onto 

the Derriford roundabout itself to act as a natural “stepping stone” and we remain to 

be convinced that a realistic proposition is available. 

 

Overall Summary 
8.46 Based on our analysis, we consider both the SWRDA and North West Quadrant sites 

could accommodate a scheme in the order of Scenario 1 and both are likely to be 

able to do so well within the plan period at around 2015/2016.  The Dawnan/SWW 

site can also accommodate both Scenario 1 and 2 but we doubt this could be 

delivered much before 2020 and there remains the risk that the sites does not 

become available for many years to come. The Crownhill Retail Park site is the best 

located, but in timescale, deliverability and viability terms we remain unconvinced this 

can be unlocked during the plan period and deliver a Scenario 1 scheme, although 

might be able to deliver a Scenario 2 scheme towards the end of the plan period. 

 

8.47 We recommend ruling out land at Plymouth Airport as we consider that there are 

more appropriate business uses for this site going forward (in addition the airport land 

is considered to be too far away form Derriford’s ‘centre of gravity’).  

 

8.48 Without significant further information, it would appear to us that the B&Q site is 

probably ruled out of contention (at least for the majority of the Area Action Plan 
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period) because of the tenure arrangements for that property and the cost associated 

with redeveloping this existing asset.  Nevertheless, the Crownhill Retail Park site 

may well be available to accommodate a longer-term expansion of the district centre 

(Phase 2) whether the Phase 1 element had been delivered on either the Dawnan 

land or the North West Quadrant site or the SWRDA site.  

 

8.49 The North West Quadrant site and the SWRDA site are in our view the most realistic 

locations to delver a core district centre retail offer, at this stage. 

 

8.50 Whilst both the North West Quadrant site and SWRDA sites appear to be available for 

development in the relatively short term and are located in the midst of the existing 

employment uses in Derriford, the allocation of the district centre would be arguably 

contrary to the Core Strategy, albeit the Core strategy did envisage that subsequent 

AAP’s might allocate differently and would take precedence.  

 

8.51 We believe therefore that there is no impediment to allocating one of these two sites, 

but we suspect it to raise objection from Dawnan/SWW/Henderson and so we 

commend PCC are fully satisfied on this point prior to publishing an AAP which 

contravenes the Core strategy.  

 

8.52 We do have some concerns about the suitability in terms of the size, visibility and 

access, including to the local residential neighbourhoods of both of these sites and we 

strongly commend that a proper process of engagement and design review to 

establish the most suitable solution for each site is considered in advance of policy 

submission for consultation.   

 

8.53 The Dawnan Site has improved prospects for visibility from the highway, which will 

assist with letting prospects albeit risk pressure for a more “retail park” layout 

responding to the adjacent Crownhill Retail Park. It also has superior access to the 

existing nearby residential areas and offers options for growth potential in the long-

term (north or west). However it is to uncertain in our view for PCC to depend on it.  
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9 Development Recommendations & Delivery Options 

 

Development Recommendations  
9.1 The commended first phase of a new district centre in our view should concern an 

additional retail element of 10-15,000 sq m, to be delivered during the plan period, by 

say 2016.  

 

9.2 The delivery of the new district centre should be supported by the AAP, with a CPO 

as necessary.  The Council should evolve detailed design guidance to ensure the 

delivery of a ‘well-rounded’ centre which provides a range of functions, and provide 

clarity as to the restrictions it will impose to prevent this scheme evolving into a centre 

of a far more significant draw which would, in our view undermine investment in the 

City Centre.  

 

9.3 The Council should also review its land holdings in the area and where relevant (i.e. it 

owns or would own following a CPO) consider entering into a development agreement 

to provide greater certainty over timescale and reduce as far as possible the risk of 

landowner/developer inactivity undermining policy.  

 

9.4 In the circumstances where the incumbent landowner/developer is not prepared to 

work towards the delivery of a scheme meeting policy objectives, consideration 

should be given to opening up the opportunity to a wider group of potential delivery 

partners which might encompass design and developer competitions. As such any 

policy context must be capable of supporting a potential CPO.   

 

9.5 Policy should also, in our view, indicate that a second phase of circa 15-20,000 sq m 

retail floorspace expansion could then be developed out by 2026 integrating with the 

phase 1 scheme.  This would need to be delivered after significant additional 

investment had been secured in the City Centre.  

 

9.6 Development of a phase 1 scheme, of circa 10-15,000 sq m retail floorspace could be 

physically secured on either the NWQ site or the SWRDA. site   However, to fully 

assess the potential and delivery risks for the SWRDA or the NWQ land a detailed 

review of any proposed scheme plans would be commended, when any such material 

emerges. Such would consider any bespoke site costs, particular scheme values, 

associated access strategy and any resultant scheme cost implications, programme 

risk, implications of any abnormal site or constructions costs.  
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9.7 On the above information available at this time we are able to endorse the SWRDA 

Site as the most appropriate location to pursue the delivery of a new District centre as 

being available, deliverable, better access, better visibility to Tavistock Road, flat site, 

serviced site, potential for expansion and as owned by public sector partners PCC 

can play a more active role in design and scheme development whereas in respect of 

the NWQ site, PCC can play a reactive development control role only and it appears 

clear that the NWQ promoters are intent on promoting a scheme, which, in our view, 

would dampen operator demand for space in the City centre.     

 

Development Plan Implications 
9.8 PCC only have limited landholdings in the Derriford area and may be forced to rely on 

its planning powers and relationship with stakeholders for the Masterplan to be 

delivered.  The development of an Area Action Plan DPD which incorporates the new 

District Centre is considered to be entirely appropriate given the anticipated scale of 

change envisaged.   

 

9.9 Separate development briefs for individual sites would provide additional guidance but 

are not critical, as the AAP will likely provide estimates of development use and 

quantum by site and/or ‘concept area’.  Masterplanning by applicants which supports 

any planning application should have regard to the need to comprehensively plan the 

District Centre concept.  Whichever site is promoted, the masterplanning process 

should ensure that the concept is well integrated with the existing built environment – 

particularly existing uses that are typical district centre uses.   

 

9.10 Given the long term delivery timeframe for the Centre, policy direction within the AAP 

should also be sufficiently flexible to accommodate changes in the residential and 

commercial property markets.   

 

9.11 The Core Strategy states that the District Centre should delivered by 2016 and 

‘centred on the west side of the A386’.  It also states that “once adopted, the 

respective AAPs will take precedence over the Area Vision Statements contained 

within the Core Strategy” (paragraph 5.3).  This Study suggests that a new District 

Centre on the west side of the A386 cannot be secured in this timeframe but that it is 

more likely on the east side.  The priority for the Council is delivery. 

 

9.12 The accessibility of the Centre will be important for its longer term success, as well as 

achieving the objective of supporting more sustainable shopping patterns at the 

District Centre level.  Clearly, car accessibility is good but bus service provision is 

very important and the accessibility to the existing and proposed hospital terminus will 
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need careful review and ultimately may require additional on site provision.  The 

ongoing bus service provision should be carefully monitored to ensure that retail / bus 

interchange is effective, and that the routes to/from the District Centre could 

effectively serve the wider north Plymouth urban area.   

 

9.13 More intensive development at the centre of Derriford has the potential to improve 

these public transport services, and support other alternatives such as car clubs.  

Pedestrian and cycle accessibility will also be an important part of the success of a 

District Centre in this location.  The direct provision of, and financial contributions 

towards, appropriate infrastructure will be important in the delivery of a new Centre.   

The interpretation of the Planning Obligations and Affordable Housing SPD for the 

purposes of the Derriford and Seaton Area should form part of the AAP’s delivery 

section. 

 

9.14 The A386 Tavistock Road is an obvious potential barrier to movement that should be 

addressed and particularly in any solution where the retail ‘core’ straddles both sides 

of the highway (i.e. NWQ or SWRDA plus Crownhill Retail Park sites).  In addition, 

any pedestrian / cycle routes should have regard to the major attractors in the area 

(e.g. the hospital and business parks).  Therefore all district centre development 

options are likely to be required to assist with improving convenient pedestrian access 

across Tavistock Road. 

 

9.15 With regard to the Development Concepts Plan of the AAP (Appendix 1) and previous 

shopping studies, the District Centre’s role would be principally to serve the shopping, 

leisure and community needs of the following:  

 

• Existing local to sub-regional residents (particularly in walkable ‘gap’ areas to the 

north at Southway, and west at Whitleigh; and driveable ‘gap’ areas of 

Eggbuckland); 

• Local businesses needs (predominantly to the east of the A386); 

• Local institutional needs such as health and education (all to the east of the 

A386); 

• Passing tourism (including some airport related trade); 

• Planned businesses and residential areas within the Derriford ‘gap’ area. 

 

9.16 The relationship with the City Centre and its adopted AAP is an important dynamic to 

note here.  There is no doubt that the strategic intention for Derriford is to complement 

rather than compete with the City Centre.  Advice on phasing in the AAP is therefore 

essential.  This is considered in more detail in earlier Sections; however it would 
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seem appropriate for a first phase to meet identified retail (convenience) need in the 

short term.  In the longer term, as retail expenditure grows and a focussed City Centre 

retail led scheme is delivered, a wider retail offer would be appropriate, to meet this 

need and deliver the wider strategy of Derriford as a ‘second tier’ centre at the heart 

of the north Plymouth economy. 

 

9.17 The new District Centre would operate at a scale which competes with other large 

scale food stores within (Tesco at Transit Way and Roborough and Asda at Estover), 

and outside of (Sainsbury’s Marsh Mills) existing District Centres in a sustainable 

manner.  It would not therefore provide an offer which directly competes with nearby 

local centres such as Southway and Crownhill.  A medium-large foodstore and a 

‘discounter’, or one large foodstore, may be appropriate in scale terms.   

 

9.18 The special nature of this District Centre over and above other District Centres in 

Plymouth is reflected by the sub-regional (non-retail) destinations that are located in 

its vicinity.  It is this special factor (effectively a critical mass of commercial and 

institutional operations) as well as other housing and employment growth in the 

Northern Corridor which would justify additional comparison goods floorspace (over 

and above that would be expected in other District Centres within Plymouth) that 

would complement the City centre in a way that allows for more sustainable transport 

patterns. 

 

9.19 It would seem appropriate that the Seaton Neighbourhood benefits from the 

designation of a new Local Centre, as defined by PPS4, to meet the day to day needs 

of local residents.  This would likely include a small supermarket as well as a range of 

other shops of a local nature serving a small catchment.  We would expect that the 

ultimate total retail floorspace size would be around the average size of existing Local 

Centres in Plymouth – no more than approximately 2,000 sq m (gross) is 

recommended. 

 

9.20 This is on the basis that it would be located some 800m (10 minutes walking time) 

from the planned new District Centre and could meet some of the facility needs 

identified by the Seaton Local Centre Development Statement and the Sustainable 

Neighbourhoods Assessment (currently draft).  However, its conceptual location 

would suggest that its catchment would be limited given the nature of topography and 

the community park (see Appendix 1 Development Concepts Plan).  The proposed 

new independent hospital and Planned Care Centre and surrounding new 

businesses’ employees and local residents would be obvious patrons however as one 
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moves further west employees and residents are likely to gravitate towards Derriford 

District Centre. 

 

9.21 The need for a further Local Centre, as defined by PPS4, at the western entrance of 

the hospital is queried however.  This has the potential of diluting the focus for retail 

growth on land west of the A386 in the short to medium term.  Its close proximity to 

the future district centre (some 400m to the Derriford roundabout) should be taken 

into account.  It would be reasonable to permit small scale retail which meets the 

direct need of the hospital users in particular.  We understand that retail uses are 

envisaged by the NHS Trust’s Vanguard Gateway Project (2/3 retail units), and are 

part of the North West Quadrant Phase 1 planning permission (within six units).  This 

very localised role should be its primary purpose in the short / medium term rather 

than to provide active frontages up to the District Centre as stated in the Issues and 

Preferred Options AAP document. 

 

9.22 We would not encourage further retail floorspace in this location in the short / medium 

term.    It would seem reasonable to delay the formation of a genuine Local Centre of 

the scale suggested in the AAP draft (2,300 sq m gross) until Derriford itself is firmly 

established as a ‘heart’ to the community.  The case for a local centre in this location 

is likely to be stronger if the district centre is delivered in the first instance at Dawnan 

land, but there is a clear risk of promoting a series of concurrent opportunities to the 

retail occupier market. This Local Centre may therefore be a longer tem planning 

consideration of the AAP which is secured subject to progress made on the District 

Centre.  The form of any local centre should be limited to a small supermarket and a 

range of other shops of a local nature serving a small catchment.  We would expect 

that the ultimate total retail floorspace size (Use Classes A1-5) would be no higher 

than the average size of existing Local Centres in Plymouth – approximately 1,500 sq 

m (gross) is recommended. 

 

9.23 It is conceivable that the long term growth of commercial activity will directly connect 

the hospital to the District Centre, however to achieve this through the retailing uses 

in the short to medium term would potentially undermine the Core Strategy objective 

of a focus on the western side of the A386.  This may however be a realistic objective 

should North West Quadrant be the preferred location for the district centre in 

conjunction with the redevelopment of the Crownhill Retail Park. However for the 

reasons outlined above, we do not consider that realistic without a significantly larger 

retail scheme with a related wide catchment area potentially damaging to the City 

Centre.  We do not recommend the provision of any other Local Centres in the 

Derriford area. 
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Delivery of Development  
9.24 The recommended core site is owned by SWRDA. We commend early engagement 

to ensure an acceptable, viable and realistic proposal is brought forward and that the 

timing for such actions are agreed. 

 

9.25 We recommend a pragmatic and realistic approach to the delivery of the new district 

centre. The following steps are the ones we envisage would be beneficial to take the 

delivery of the recommended site forward:  

 

• Detailed Constraints Analysis - Further work to test in detail whether the 

commended site has the potential to accommodate District Centre Concept / 

Scenario 1 during the plan period and expansion thereafter. It will be necessary to 

understand in more detail the physical, financial, access, and legal constraints to 

the site and evolve a concept scheme.  

• Viability & Cost Plan – Subsequently the concept plan needs to be assessed in 

terms of cost and values to further test the viability of the district Centre on the 

Dawnan Land.   

• Pre-submission AAP– Subject to the above results, the content of the AAP should 

be re-drafted in support of the proposals on the selected site and with policies 

sufficient to support a potential CPO should this be required or in the alternative 

be re-drafted to allocate the NWQ site. 

• Delivery Partner Identification –the Council will need to encourage SWRDA to 

jointly progress partner selection, especially given SWRDA anticipated demise. It 

will be important to ensure any development partner has appropriate expertise, a 

sound financial base, relevant track record and who is willing and able to meet 

key programme milestones.  

• Scheme Fix – Subsequently a scheme will be evolved and agreed based on  a 

thorough understanding of values, residual returns, key risks, site assembly costs 

and strategy, planning risk and strategy and scheme timetable.  

• Development Agreement – A development agreement is the tried and tested 

mechanism to maximise the prospects of delivery of a new retail centre. Such will 

need to be entered into by The Council  in its estates or regeneration function not 

as planning authority. It will address pre-leasing hurdles and other pre-conditions 

will need to be agreed between the parties identifying respective obligations. 
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10 Conclusion  
 

10.1 This report has been prepared to assist Plymouth City Council in the promotion of a 

new district shopping centre in the Derriford area of North Plymouth. A new “major” 

District Centre is one of the policy objectives of the City Council’s Core Strategy.  The 

City Council is now preparing an Area Action Plan (AAP) for the Derriford and Seaton 

area. 

 

10.2 The report will help inform the ‘Submission version’ of the Derriford and Seaton AAP.  

In particular, it will seek to help PCC better define the location, scale, role and format 

of the proposed District Centre having regard to a variety of commercial factors.  

 

10.3 The Planning Policy Context section clarifies the importance of the City centre as the 

main retailing destination supported by a range of lower order District Centres.  The 

principle of establishing a new District Centre at Derriford has been established in the 

Core Strategy following the production of specialist retail reports which identified a 

gap in retailing provision.  Furthermore the City’s economic Strategy plans for a bi-

polar economy which identifies the Derriford area as a location for major growth in 

business and residential terms.  The forthcoming AAP for the Derriford and Seaton 

area will provide greater detail in respect of land use distribution, content and phasing 

for the District Centre.  This should have regard to a range of strategies that have 

been prepared in this area.  

10.4 The four Shopping Studies set out in Section 3 provide the basis for establishing a 

new District Centre in the Derriford area and show that there is significant need 

available for both convenience and comparison goods shopping which could be 

supported by retail floorspace growth in Derriford.  The studies identify a spatial gap 

in shopping provision in the Derriford area as well as overtrading occurring in a 

number of foodstores in north Plymouth.  

 

10.5 The review of several key planning decisions in Section 4 provides further context of 

how the District Centre could develop in forthcoming years.  New development is 

anticipated to the east of the A386 around the hospital and its entrance as well as at 

the airport’s surplus land.  The B&Q store’s consent places some restrictions on the 

future adaptation of the building.  A redeveloped Transit Way District Centre will also 

have implications for the potential trading patterns of a new foodstore at Derriford, 

whilst also setting the context for the foodstore’s scale to be able to function as a 

major District Centre. 
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10.6 Discussions were held with all the major stakeholders in the Derriford area during 

2009 and 2010.  The main stakeholders - Wharfside, Dawnan Ltd, South West Water, 

Henderson Global Investors and SWRDA have all started to establish their 

aspirations for their respective sites.  

 

10.7 We have also consulted with all the major food store operators. Waitrose, Morrisons, 

Sainsbury’s and Aldi have shown an interest in the Derriford opportunity and this 

demand provides comfort that an anchor for the District Centre can be secured, 

provided there are no material changes to the economic case for representation 

which would adversely harm market share potential.  

 

10.8 Following analysis of District Centres in Plymouth and the scale and size of relatively 

new District Centres around the UK, basic development scenarios were tested. The 

two district centre concepts were considered for the District Centre and we are of the 

view that initially a scheme broadly on the lines of Concept 1 should be pursued, prior 

to the City Centre attracting significant new investment.  Concept 1 includes the 

following:  

 

• A 5,000 sq m food store; 

• 15-20 ancillary retail units (circa 5,000 sq m); and 

• 500-600 car parking spaces. 

 

10.9 At a later date, following additional investment in the City Centre, potentially in the 

latter part of the plan period or beyond the period to 2026, a further phase to be 

encouraged such that the combination of phase 1 and phase 2 would together deliver 

an overall scheme of the scale assessed under Concept 2.  We have considered a 

second scenario where Concept 2 is delivered in one phase.  Concept 2 includes:  

 

• Up to 14,000 sq m foodstore (one or more operators);  

• Approximately 13,000 sq m comparison/fashion units;  

• Approximately 3,000 sq m ancillary service units; and  

• c.1,750 car parking spaces.   

 

10.10 We consider that there is sufficient need to support a foodstore of up to 5,000 sq m 

gross by 2016 and also the associated unit shops and comparison goods floorspace 

associated with a modest scale district centre commended herein.  By 2026 we 

consider that there is sufficient scope to accommodate a development of up to 30,000 

sq m gross and we have examined a scheme of some 14,500 sq m net of comparison 

goods.   



 
Derriford & Seaton AAP 
District Centre Report  

 

 96 
 

 

10.11 This identifies the potential for some significant impacts on existing like for like 

foodstores, many of which have to some degree been measured to be overtrading in 

a number of instances.  The trading relationships identified in Section 7 should be 

considered in greater detail in any related planning application retail assessment.   

 

10.12 We consider that a scheme significantly in excess of the 30,000 sq m examined 

would have to draw from a much wider catchment area and directly compete with the 

City Centre and as a consequence could not be supported.  

 

10.13 The impact of the comparison goods is an important consideration.  We consider that 

the scheme is of a sufficient size and timing of delivery at 2026 that it would not have 

a detrimental impact on the City Centre at the level of floorspace proposed.  A larger 

scheme as noted would have to draw from a much wider area to service its turnover 

and therefore it would compete directly with the City Centre and would in our view 

undermine investor confidence in new retail development in the centre and would 

therefore not be supportable in terms of the policy guidance set out in PPS4.  Again, 

this a key relationship which would need to be assessed in any related planning 

application. 

 

10.14 We recommend that in the first instance the SWRDA land is the commended location 

for the first phase of District Centre retail development of circa 10-15,000 sq m by 

2016.  The longer term District Centre concept may require other land within this site 

to the north but should be deliverable by 2026.  The delivery of the District Centre 

concept, scale and layout should be supported by the AAP, and can then be 

effectively implemented through a development agreement between the 

SWRDA/Council and a suitable partner.   
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Appendix 1 - Derriford and Seaton Issues and Preferred Options AAP (2009) Diagrams 
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 Appendix 2 - Quantitative Need and Impact Assessment 
 



TABLE 1: QUANTITATIVE NEED / OVER-TRADING AT 2016

Turnover from the 
catchment (£)

Total 
turnover (£)

Catchment as a 
proportion of 

total (%)

Net 
convenience 

sales area 
(sq.m.)

Company 
benchmark 

(£/sq.m.)

Company 
benchmark (£)

Total over-
trading (£)

Over-trading from 
catchment (zones 

5-7 & 10) (£)

CATCHMENT Zone 5 Zone 6 Zone 7 Zone 10
Asda, Estover 2,903,275 2,633,563 2,402,444 15,190,659 23,129,941 33,543,829 69 2,720 14,035 38,174,719
Lidl, Honicknowle, Transit way 556,813 723,926 1,365,971 350,341 2,997,052 3,766,269 80 1,000 4,601 4,601,000
Morrisons, Plymouth, Outland road 13,051,472 2,963,062 10,693,918 1,705,865 28,414,317 39,676,199 72 1,988 10,073 20,025,275 19,650,924 14,073,112
Plymco, Crownhill 0 0 0 166,015 166,015 317,004 52 584 5,976 3,491,740
Plymco, Ernesettle 0 0 0 0 0 150,989 0 177 5,976 1,056,987
Plymco, Peverell corner 0 0 0 0 0 0 200 5,976 1,193,712
Plymco, St Budeaux 443,209 0 0 0 443,209 443,209 100 886 5,976 5,295,454
Plymco, Stoke village 0 0 0 0 0 284,550 0 270 5,976 1,614,404
Plymco, Whitleigh green 0 394,427 0 0 394,427 394,427 100 605 5,976 3,612,688
Plymco, Wolseley road 2,221,650 0 0 0 2,221,650 2,221,650 100 1,055 5,976 6,305,114
Sainsburys, Plymouth, Marsh Mills 5,909,692 2,568,634 8,408,630 7,180,151 24,067,107 59,812,229 40 3,631 9,991 36,277,637 23,534,592 9,469,795
Somerfield, Southway 0 197,214 0 2,495,081 2,692,295 2,992,631 90 442 6,146 2,715,549 277,082 249,275
Tesco Express, Chaddlewood 0 197,214 0 0 197,214 981,273 20 300 13,682 4,104,492
Tesco Express, Eggbuckland road 221,605 0 712,374 166,015 1,099,994 1,099,994 100 300 13,682 4,104,492
Tesco, Honicknowle, Transit way 10,824,219 21,483,829 3,601,892 3,443,368 39,353,308 48,059,623 82 2,576 13,682 35,243,905 12,815,718 10,494,067
Tesco, Roborough 335,209 4,742,841 681,211 20,191,940 25,951,201 42,536,384 61 2,486 13,682 34,012,557 8,523,827 5,200,338

Sub-total 34,286,249

Commitments since the 2006 shopping study
Marks & Spencer, Derriford 500 11,318 5,658,813 50% 2,829,406
Lidl, Roborough 739 4,601 3,400,000 80% 2,720,000
Lidl, Wolseley Road 674 4,601 3,100,000 85% 2,635,000
Lidl, St Budeaux 556 4,601 2,560,000 80% 2,048,000

Total 14,718,813

% Drawn from the catchment area overtrading 70% 10,232,406

Total after committments 24,053,842

OUTSIDE THE CATCHMENT
Iceland, City Centre 664,814 921,140 355,262 0 1,941,216 4,361,449 45 673 5,151 3,468,611 892,838 397,389
Sainsburys, Armada Centre, City Centre 8,028,945 2,106,850 4,314,266 1,025,736 15,475,797 34,790,470 44 3,958 9,991 39,545,521
Tesco Metro, New george street, City Centre 6,352,155 526,713 2,611,237 1,212,305 10,702,410 26,148,414 41 948 13,682 12,970,195 13,178,219 5,393,777
Kwik Save, City Centre (now closed) 335,209 394,427 340,606 166,015 1,236,257 2,280,840 54 1,236,257
Marks & Spencer, Plymouth city centre 778,418 197,214 2,078,345 0 3,053,976 5,932,647 51 650 11,318 7,356,457
Iceland, Devonport, Marlborough street 0 329,499 0 0 329,499 1,621,707 20 931 5,151 4,795,402
Somerfield, Mutley Plain 0 0 1,052,979 0 1,052,979 6,293,437 17 1,013 6,460 6,544,550
Iceland, Plympton, Ridgeway 0 0 340,606 0 340,606 1,755,759 19 567 5,151 2,918,940
Somerfield, Plymstock, Broadway 0 0 177,631 0 177,631 10,864,427 2 1,135 6,460 7,332,449 3,531,978 57,747
Co-op, Plymouth, The Broadway 443,209 0 0 0 443,209 2,448,521 18 58 5,976 347,907 2,100,614 380,234
Co-op, South Brent, Church street (DEVONPORT 0 197,214 0 0 197,214 2,023,921 10 94 5,976 558,731 1,465,190 142,770
Aldi, Plymouth, Union street 556,813 197,214 177,631 518,835 1,450,493 5,329,581 27 1,035 4,706 4,869,910 459,671 125,104
Morrisons, Plymstock  0 197,214 177,631 1,685,311 2,060,155 32,650,145 6 4,666 10,073 47,000,972
Waitrose, Saltash 335,209 0 0 0 335,209 19,558,268 2 1,858 11,669 21,680,457
Morrisons, Liskeard, Horningtops 556,813 0 0 0 556,813 35,281,438 2 1,787 10,073 18,000,587 17,280,851 272,727
Tesco, Launceston, Tavistock rd 0 0 518,237 0 518,237 52,321,844 1 727 13,682 9,946,552 42,375,292 419,718
Morrisons, Tavistock, Plymouth road 556,813 0 340,606 680,129 1,577,548 30,568,459 5 10,073 0 30,568,459 1,577,548
Tesco Extra, Lee mill 2,903,275 1,317,995 2,402,444 1,046,290 7,670,004 70,378,476 11 2,805 13,682 38,377,000 32,001,476 3,487,593
Waitrose, Okehampton 221,605 0 0 0 221,605 7,883,219 3 11,669 0 7,883,219 221,605
Asda, Bodmin, Launceston rd 0 329,499 0 1,025,736 1,355,235 27,401,915 5 1,447 14,035 20,308,389 7,093,526 350,829
Asda, St Austell, Cromwell rd 335,209 0 340,606 1,376,077 2,051,892 7,592,217 27 2,408 14,035 33,795,854
Sainsburys, Exeter, Guildhall sc 335,209 0 0 0 335,209 1,402,086 24 1,012 9,991 10,110,980
Sainsburys, Torquay, Nicholson road 0 329,499 0 0 329,499 1,874,144 18 2,692 9,991 26,896,006

Other 5,530,450 3,767,149 6,130,409 3,963,697 19,391,705 227,637,930 9 227,637,930 19,391,705

Sub-total 14,063,297

TOTAL (from named stores  and centres) 38,117,139
TOTAL (from named stores, centres and other less committments) 53,022,438

Notes
1. Base data sourced from C&W 2006 shopping study;
2. 2003 price base;
3. Convenience goods expenditure only;
4. 'under-trading' in existing stores ignored;
5. Company benchmark sales densities adjusted to allow for growth

Trade-draw from zones (£)



TABLE 2: PREDICTED TRADE-DRAW PATTERN OF NEW FOOD STORE (%) - SCENARIO ONE

5 6 7 10 Total
CATCHMENT
Asda, Estover 5.7 1.3 4.7 0.8 12.5
Tesco, Roborough 0.2 2.7 0.4 11.7 15.0
Somerfield, Southway 0.0 0.1 0.0 0.9 1.0
Tesco, Honicknowle, Transit way 0.0 12.5 0.0 0.0 12.5
Morrisons, Plymouth, Outland road 0.0 20.0 0.0 0.0 20.0
Sainsburys, Plymouth, Marsh Mills 2.0 0.0 6.5 1.5 10.0

Sub-total 7.9 36.6 11.6 14.9 71.0

OUTSIDE THE CATCHMENT
Iceland, Plymouth
Sainsburys, Plymouth, Armada Centre 1.3 0.3 0.7 0.2 2.5
Tesco Metro, New george street 1.5 0.1 0.6 0.3 2.5
Marks & Spencer, Plymouth town centre 0.3 0.1 0.9 0.0 1.3
Iceland, Devonport, Marlborough street
MUTLEY PLAIN
Somerfield, Mutley Plain
PLYMPTON RIDGEWAY
Iceland, Plympton, Ridgeway
PLYMSTOCK BROADWAY
Somerfield, Plymstock, Broadway
Co-op, Plymouth, The Broadway
STATION ROAD (DEVONPORT)
Co-op, South Brent, Church street (DEVONPORT RD)
Londis, Plymouth, St Georges Terrace
UNION STREET
Aldi, Plymouth, Union street
Morrisons, Plymstock  0.0 0.5 0.4 4.1 5.0
Waitrose, Saltash
Morrisons, Liskeard, Horningtops
Tesco, Launceston, Tavistock rd
Morrisons, Tavistock, Plymouth road
Tesco Extra, Lee mill 3.8 1.7 3.1 1.4 10.0
Waitrose, Okehampton
Asda, Bodmin, Launceston rd
Asda, St Austell, Cromwell rd
Sainsburys, Exeter, Guildhall sc
Sainsburys, Torquay, Nicholson road

Other 2.2 1.5 2.4 1.6 7.7

Sub-total 9.1 4.2 8.2 7.5 29.0

TOTAL 17.0 40.9 19.7 22.3 100.0

Catchment zone



TABLE 3: PREDICTED TRADE-DRAW PATTERN OF NEW FOOD STORE (£) - SCENARIO ONE

5 6 7 10 Total
CATCHMENT
Asda, Estover 1,808,601 410,605 1,481,904 236,389 3,937,500
Tesco, Roborough 61,032 863,541 124,030 3,676,397 4,725,000
Somerfield, Southway 0 23,074 0 291,926 315,000
Tesco, Honicknowle, Transit way 0 3,937,500 0 0 3,937,500
Morrisons, Plymouth, Outland road 0 6,300,000 0 0 6,300,000
Sainsburys, Plymouth, Marsh Mills 634,599 0 2,039,991 475,411 3,150,000

Sub-total 2,504,232 11,534,720 3,645,925 4,680,123 22,365,000

OUTSIDE THE CATCHMENT
Sainsburys, Plymouth, Armada Centre 408,560 107,209 219,535 52,196 787,500
Tesco Metro, New george street 467,401 38,756 192,139 89,203 787,500
Marks & Spencer, Plymouth town centre 100,362 25,427 267,962 0 393,750
Morrisons, Plymstock  0 150,771 135,800 1,288,429 1,575,000
Waitrose, Saltash 0 0 0 0 0
Morrisons, Liskeard, Horningtops 0 0 0 0 0
Tesco, Launceston, Tavistock rd 0 0 0 0 0
Morrisons, Tavistock, Plymouth road 0 0 0 0 0
Tesco Extra, Lee mill 1,192,348 541,289 986,662 429,702 3,150,000
Waitrose, Okehampton 0 0 0 0 0
Asda, Bodmin, Launceston rd 0 0 0 0 0
Asda, St Austell, Cromwell rd 0 0 0 0 0
Sainsburys, Exeter, Guildhall sc 0 0 0 0 0
Sainsburys, Torquay, Nicholson road 0 0 0 0 0

Other 691,745 471,192 766,787 495,776 2,425,500

Sub-total 2,860,416 1,334,644 2,568,884 2,355,306 9,119,250

TOTAL 5,364,648 12,869,364 6,214,809 7,035,429 31,484,250

Notes
1. Assumes a store of 2,625 sq.m. (net convenience) trading at £12,000 = total turnover of (£): 31,500,000
2. Ignores trade likely to be derived from beyond the catchment and also expenditure growth;

Catchment zone



TABLE 4: POTENTIAL RETAIL IMPACT AT 2016 (£ and %) - SCENARIO ONE

Total 
Convenience 

Turnover

Trade diversion 
(£) Impact (%) Residual turnover 

(£)
Comparison with 
benchmark (%)

CATCHMENT
Asda, Estover 33,543,829 3,937,500 11.7 29,606,329 78
Tesco, Roborough 42,536,384 4,725,000 11.1 37,811,384 111
Somerfield, Southway 2,992,631 315,000 10.5 2,677,631 99
Tesco, Honicknowle, Transit way 48,059,623 3,937,500 8.2 44,122,123 125
Morrisons, Plymouth, Outland road 39,676,199 6,300,000 15.9 33,376,199 167
Sainsburys, Plymouth, Marsh Mills 59,812,229 3,150,000 5.3 56,662,229 156

OUTSIDE THE CATCHMENT
Sainsburys, Plymouth, Armada Centre 34,790,470 787,500 2.3 34,002,970 86
Tesco Metro, New george street 26,148,414 787,500 3.0 25,360,914 196
Marks & Spencer, Plymouth town centre 5,932,647 393,750 6.6 5,538,897 75
Morrisons, Plymstock  32,650,145 1,575,000 4.8 31,075,145 66
Waitrose, Saltash 19,558,268 0 0.0 - -
Morrisons, Liskeard, Horningtops 35,281,438 0 0.0 - -
Tesco, Launceston, Tavistock rd 52,321,844 0 0.0 - -
Morrisons, Tavistock, Plymouth road 30,568,459 0 0.0 - -
Tesco Extra, Lee mill 70,378,476 3,150,000 4.5 67,228,476 175
Waitrose, Okehampton 7,883,219 0 0.0 - -
Asda, Bodmin, Launceston rd 27,401,915 0 0.0 - -
Asda, St Austell, Cromwell rd 7,592,217 0 0.0 - -
Sainsburys, Exeter, Guildhall sc 1,402,086 0 0.0 - -
Sainsburys, Torquay, Nicholson road 1,874,144 0 0.0 - -

0
Other 227,637,930 2,425,500 1.1 225,212,430 -



TABLE 1: QUANTITATIVE NEED / OVER-TRADING AT 2016

Turnover from the 
catchment (£)

Total 
turnover (£)

Catchment as a 
proportion of 

total (%)

Net 
convenience 

sales area 
(sq.m.)

Company 
benchmark 

(£/sq.m.)

Company 
benchmark (£)

Total over-
trading (£)

Over-trading from 
catchment (zones 

5-7 & 10) (£)

CATCHMENT Zone 5 Zone 6 Zone 7 Zone 10
Asda, Estover 2,903,275 2,633,563 2,402,444 15,190,659 23,129,941 33,543,829 69 2,720 14,035 38,174,719
Lidl, Honicknowle, Transit way 556,813 723,926 1,365,971 350,341 2,997,052 3,766,269 80 1,000 4,601 4,601,000
Morrisons, Plymouth, Outland road 13,051,472 2,963,062 10,693,918 1,705,865 28,414,317 39,676,199 72 1,988 10,073 20,025,275 19,650,924 14,073,112
Plymco, Crownhill 0 0 0 166,015 166,015 317,004 52 584 5,976 3,491,740
Plymco, Ernesettle 0 0 0 0 0 150,989 0 177 5,976 1,056,987
Plymco, Peverell corner 0 0 0 0 0 0 200 5,976 1,193,712
Plymco, St Budeaux 443,209 0 0 0 443,209 443,209 100 886 5,976 5,295,454
Plymco, Stoke village 0 0 0 0 0 284,550 0 270 5,976 1,614,404
Plymco, Whitleigh green 0 394,427 0 0 394,427 394,427 100 605 5,976 3,612,688
Plymco, Wolseley road 2,221,650 0 0 0 2,221,650 2,221,650 100 1,055 5,976 6,305,114
Sainsburys, Plymouth, Marsh Mills 5,909,692 2,568,634 8,408,630 7,180,151 24,067,107 59,812,229 40 3,631 9,991 36,277,637 23,534,592 9,469,795
Somerfield, Southway 0 197,214 0 2,495,081 2,692,295 2,992,631 90 442 6,146 2,715,549 277,082 249,275
Tesco Express, Chaddlewood 0 197,214 0 0 197,214 981,273 20 300 13,682 4,104,492
Tesco Express, Eggbuckland road 221,605 0 712,374 166,015 1,099,994 1,099,994 100 300 13,682 4,104,492
Tesco, Honicknowle, Transit way 10,824,219 21,483,829 3,601,892 3,443,368 39,353,308 48,059,623 82 2,576 13,682 35,243,905 12,815,718 10,494,067
Tesco, Roborough 335,209 4,742,841 681,211 20,191,940 25,951,201 42,536,384 61 2,486 13,682 34,012,557 8,523,827 5,200,338

Sub-total 34,286,249

Commitments since the 2006 shopping study
Marks & Spencer, Derriford 500 11,318 5,658,813 50% 2,829,406
Lidl, Roborough 3,400,000 80% 2,720,000
Lidl, Wolseley Road 3,100,000 85% 2,635,000
Lidl, St Budeaux 2,560,000 80% 2,048,000

Total 14,718,813

% Drawn from the catchment area overtrading 70% 10,232,406

Total after committments 24,053,842

OUTSIDE THE CATCHMENT
Iceland, City Centre 664,814 921,140 355,262 0 1,941,216 4,361,449 45 673 5,151 3,468,611 892,838 397,389
Sainsburys, Armada Centre, City Centre 8,028,945 2,106,850 4,314,266 1,025,736 15,475,797 34,790,470 44 3,958 9,991 39,545,521
Tesco Metro, New george street, City Centre 6,352,155 526,713 2,611,237 1,212,305 10,702,410 26,148,414 41 948 13,682 12,970,195 13,178,219 5,393,777
Kwik Save, City Centre (now closed) 335,209 394,427 340,606 166,015 1,236,257 2,280,840 54 1,236,257
Marks & Spencer, Plymouth city centre 778,418 197,214 2,078,345 0 3,053,976 5,932,647 51 650 11,318 7,356,457
Iceland, Devonport, Marlborough street 0 329,499 0 0 329,499 1,621,707 20 931 5,151 4,795,402
Somerfield, Mutley Plain 0 0 1,052,979 0 1,052,979 6,293,437 17 1,013 6,460 6,544,550
Iceland, Plympton, Ridgeway 0 0 340,606 0 340,606 1,755,759 19 567 5,151 2,918,940
Somerfield, Plymstock, Broadway 0 0 177,631 0 177,631 10,864,427 2 1,135 6,460 7,332,449 3,531,978 57,747
Co-op, Plymouth, The Broadway 443,209 0 0 0 443,209 2,448,521 18 58 5,976 347,907 2,100,614 380,234
Co-op, South Brent, Church street (DEVONPORT 0 197,214 0 0 197,214 2,023,921 10 94 5,976 558,731 1,465,190 142,770
Aldi, Plymouth, Union street 556,813 197,214 177,631 518,835 1,450,493 5,329,581 27 1,035 4,706 4,869,910 459,671 125,104
Morrisons, Plymstock  0 197,214 177,631 1,685,311 2,060,155 32,650,145 6 4,666 10,073 47,000,972
Waitrose, Saltash 335,209 0 0 0 335,209 19,558,268 2 1,858 11,669 21,680,457
Morrisons, Liskeard, Horningtops 556,813 0 0 0 556,813 35,281,438 2 1,787 10,073 18,000,587 17,280,851 272,727
Tesco, Launceston, Tavistock rd 0 0 518,237 0 518,237 52,321,844 1 727 13,682 9,946,552 42,375,292 419,718
Morrisons, Tavistock, Plymouth road 556,813 0 340,606 680,129 1,577,548 30,568,459 5 10,073 0 30,568,459 1,577,548
Tesco Extra, Lee mill 2,903,275 1,317,995 2,402,444 1,046,290 7,670,004 70,378,476 11 2,805 13,682 38,377,000 32,001,476 3,487,593
Waitrose, Okehampton 221,605 0 0 0 221,605 7,883,219 3 11,669 0 7,883,219 221,605
Asda, Bodmin, Launceston rd 0 329,499 0 1,025,736 1,355,235 27,401,915 5 1,447 14,035 20,308,389 7,093,526 350,829
Asda, St Austell, Cromwell rd 335,209 0 340,606 1,376,077 2,051,892 7,592,217 27 2,408 14,035 33,795,854
Sainsburys, Exeter, Guildhall sc 335,209 0 0 0 335,209 1,402,086 24 1,012 9,991 10,110,980
Sainsburys, Torquay, Nicholson road 0 329,499 0 0 329,499 1,874,144 18 2,692 9,991 26,896,006

Other 5,530,450 3,767,149 6,130,409 3,963,697 19,391,705 227,637,930 9 227,637,930 19,391,705

Sub-total 14,063,297

TOTAL (from named stores  and centres) 38,117,139
TOTAL (from named stores, centres and other less committments) 53,022,438

Notes
1. Base data sourced from C&W 2006 shopping study;
2. 2003 price base;
3. Convenience goods expenditure only;
4. 'under-trading' in existing stores ignored;
5. Company benchmark sales densities adjusted to allow for growth

Trade-draw from zones (£)



TABLE 2: PREDICTED TRADE-DRAW PATTERN OF NEW FOOD STORE (%) - SCENARIO TWO

5 6 7 10 Total
CATCHMENT
Asda, Estover 5.7 1.3 4.7 0.8 12.5
Tesco, Roborough 0.2 2.7 0.4 11.7 15.0
Somerfield, Southway 0.0 0.1 0.0 0.9 1.0
Tesco, Honicknowle, Transit way 0.0 12.5 0.0 0.0 12.5
Morrisons, Plymouth, Outland road 0.0 20.0 0.0 0.0 20.0
Sainsburys, Plymouth, Marsh Mills 2.0 0.0 6.5 1.5 10.0

Sub-total 7.9 36.6 11.6 14.9 71.0

OUTSIDE THE CATCHMENT
Iceland, Plymouth
Sainsburys, Plymouth, Armada Centre 1.3 0.3 0.7 0.2 2.5
Tesco Metro, New george street 1.5 0.1 0.6 0.3 2.5
Marks & Spencer, Plymouth town centre 0.3 0.1 0.9 0.0 1.3
Iceland, Devonport, Marlborough street
MUTLEY PLAIN
Somerfield, Mutley Plain
PLYMPTON RIDGEWAY
Iceland, Plympton, Ridgeway
PLYMSTOCK BROADWAY
Somerfield, Plymstock, Broadway
Co-op, Plymouth, The Broadway
STATION ROAD (DEVONPORT)
Co-op, South Brent, Church street (DEVONPORT RD)
Londis, Plymouth, St Georges Terrace
UNION STREET
Aldi, Plymouth, Union street
Morrisons, Plymstock  0.0 0.5 0.4 4.1 5.0
Waitrose, Saltash
Morrisons, Liskeard, Horningtops
Tesco, Launceston, Tavistock rd
Morrisons, Tavistock, Plymouth road
Tesco Extra, Lee mill 3.8 1.7 3.1 1.4 10.0
Waitrose, Okehampton
Asda, Bodmin, Launceston rd
Asda, St Austell, Cromwell rd
Sainsburys, Exeter, Guildhall sc
Sainsburys, Torquay, Nicholson road

Other 2.2 1.5 2.4 1.6 7.7

Sub-total 9.1 4.2 8.2 7.5 29.0

TOTAL 17.0 40.9 19.7 22.3 100.0

Catchment zone



TABLE 3: PREDICTED TRADE-DRAW PATTERN OF NEW FOOD STORE (£) - SCENARIO TWO

5 6 7 10 Total
CATCHMENT
Asda, Estover 3,376,056 766,462 2,766,222 441,260 7,350,000
Tesco, Roborough 113,927 1,611,943 231,522 6,862,607 8,820,000
Somerfield, Southway 0 43,072 0 544,928 588,000
Tesco, Honicknowle, Transit Way 0 7,350,000 0 0 7,350,000
Morrisons, Plymouth, Outland Road 0 11,760,000 0 0 11,760,000
Sainsburys, Plymouth, Marsh Mills 1,184,584 0 3,807,983 887,433 5,880,000

Sub-total 4,674,567 21,531,477 6,805,727 8,736,229 41,748,000

OUTSIDE THE CATCHMENT
Sainsburys, Plymouth, Armada Centre 762,646 200,123 409,799 97,432 1,470,000
Tesco Metro, New george street 872,483 72,345 358,659 166,513 1,470,000
Marks & Spencer, Plymouth town centre 187,342 47,463 500,195 0 735,000
Morrisons, Plymstock  0 281,439 253,493 2,405,068 2,940,000
Waitrose, Saltash 0 0 0 0 0
Morrisons, Liskeard, Horningtops 0 0 0 0 0
Tesco, Launceston, Tavistock rd 0 0 0 0 0
Morrisons, Tavistock, Plymouth road 0 0 0 0 0
Tesco Extra, Lee mill 2,225,717 1,010,405 1,841,768 802,110 5,880,000
Waitrose, Okehampton 0 0 0 0 0
Asda, Bodmin, Launceston rd 0 0 0 0 0
Asda, St Austell, Cromwell rd 0 0 0 0 0
Sainsburys, Exeter, Guildhall sc 0 0 0 0 0
Sainsburys, Torquay, Nicholson road 0 0 0 0 0

Other 1,291,257 879,559 1,431,336 925,449 4,527,600

Sub-total 5,339,443 2,491,335 4,795,250 4,396,571 17,022,600

TOTAL 10,014,010 24,022,813 11,600,977 13,132,800 58,770,600

Notes
1. Assumes a store of 4,900 sq.m. (net convenience) trading at £12,000 = total turnover of (£): 58,800,000
2. Ignores trade likely to be derived from beyond the catchment and also expenditure growth;

Catchment zone



TABLE 4: POTENTIAL RETAIL IMPACT AT 2016 (£ and %) - SCENARIO TWO

Total 
Convenience 

Turnover

Trade diversion 
(£) Impact (%) Residual turnover 

(£)
Comparison with 
benchmark (%)

CATCHMENT
Asda, Estover 33,543,829 7,350,000 21.9 26,193,829 69
Tesco, Roborough 42,536,384 8,820,000 20.7 33,716,384 99
Somerfield, Southway 2,992,631 588,000 19.6 2,404,631 89
Tesco, Honicknowle, Transit way 48,059,623 7,350,000 15.3 40,709,623 116
Morrisons, Plymouth, Outland road 39,676,199 11,760,000 29.6 27,916,199 139
Sainsburys, Plymouth, Marsh Mills 59,812,229 5,880,000 9.8 53,932,229 149

OUTSIDE THE CATCHMENT
Sainsburys, Plymouth, Armada Centre 34,790,470 1,470,000 4.2 33,320,470 84
Tesco Metro, New george street 26,148,414 1,470,000 5.6 24,678,414 190
Marks & Spencer, Plymouth town centre 5,932,647 735,000 12.4 5,197,647 71
Morrisons, Plymstock  32,650,145 2,940,000 9.0 29,710,145 63
Waitrose, Saltash 19,558,268 0 0.0 - -
Morrisons, Liskeard, Horningtops 35,281,438 0 0.0 - -
Tesco, Launceston, Tavistock rd 52,321,844 0 0.0 - -
Morrisons, Tavistock, Plymouth road 30,568,459 0 0.0 - -
Tesco Extra, Lee mill 70,378,476 5,880,000 8.4 64,498,476 168
Waitrose, Okehampton 7,883,219 0 0.0 - -
Asda, Bodmin, Launceston rd 27,401,915 0 0.0 - -
Asda, St Austell, Cromwell rd 7,592,217 0 0.0 - -
Sainsburys, Exeter, Guildhall sc 1,402,086 0 0.0 - -
Sainsburys, Torquay, Nicholson road 1,874,144 0 0.0 - -

0
Other 227,637,930 4,527,600 2.0 223,110,330 -
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Appendix 3 - Location Plan of Site Options 
 

 
 
Yellow land – SWRDA (Site 1) 

Purple land – Dawnan Ltd./South West Water (Site 2)  

Red land – Crownhill Retail Park (Site 3) 

Green land – North West Quadrant (Site 4) 
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Appendix 4 – Plymouth Shopping Study 2006 – Study Area Plan 
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