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1.0 The role and nature of the District Centre

The role of Derriford District Centre
The primary role of Derriford District Centre is 
to provide for the needs of the communities 
that it serves. Initially that will be the adjoining, 
and growing, communities of Derriford and 
Seaton, accommodating not just residents but 
the very considerable business community as 
well. It will help to make this area of Plymouth 
more sustainable by providing services and 
facilities, jobs and homes, in close proximity 
to one another, reducing the need to travel 
and establishing the patronage and viability of 
service providers in the locality.  

In the longer term, the District Centre will form 
the centre-piece of the new ‘heart’ or focal 
point for the whole of North Plymouth; an 
ambitious idea that serves the needs of not 
only the local area but all communities north 
of the A38.  The heart would also establish 
Derriford and Seaton as a great piece of an 
international city, in line with the City Vision.  

The role of this Delivery Study document is to 
indicate how the vision should be achieved 
by setting out key principles that must be 
applied to the District Centre proposals, and 
by discussing the issues that affect scheme 
development and delivery. 

In order to fully understand the role of the 
centre and its importance to the City, this 
Delivery Study should be read in conjunction 
with the:

•	 Plymouth	Core	Strategy,	Plymouth	City		
 Council, (PCC);
•	 Issues	and	Preferred	Options	Paper	for		
 Derriford and Seaton, PCC January   
 2009;
•	 Derriford	Development	Framework		 	
	 Evidence	Report,	LDA	Design	February		
 2009; and the
•	 Derriford	and	Seaton	Masterplan		 	
	 Framework	Report,	LDA	Design	July		 	
 2009.  



2.6  Viability 

The design process cannot be considered in isolation from viability 

considerations. The pressing need to regenerate the site and the 

costs associated with the large amount of infrastructure which is 

likely to be needed means that a land use and phasing mix needs 

to	be	found	that	delivers	values	sufficient	to	meet	the	costs	and	de-

liver	a	developers	profit.	Viability	considerations	should	not	dictate	

the form of the masterplan but at the same time the development 

simply	will	not	happen	unless	there	is	sufficient	quantum	of	value	

generating uses to create a viable scheme. Key viability issues in-

clude the following:

There are potentially extra-ordinary costs associated with in-• 

frastructure	required	to	 improve	the	network,	particularly	 im-

provements to junctions on the A38 and A386, as well as new 

links which due to the complex topography of the area, will 

require	substantial	engineering	solutions;

Residential	values	are	 likely	 to	underpin	 the	financial	viability	• 

of the scheme and a suitable mix of housing will need to be 

developed	 to	 deliver	 both	 profit	 and	much	 needed	 housing	

stock;

The provision of commercial space is essential to meet the • 

SWRDA	 requirements	and	contribute	 to	 the	economic	aims	

of the City;
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1.0 The role and nature of the District Centre

The Nature of Derriford District 
Centre
The Centre must be designed from the outset 
in a way that enables it to perform a number 
of very different functions: 

•	 serving	the	daily	needs	of	the	resident			
 and business communities;
•	 consolidating	disparate	local	land	uses		
 and activities into a sustainable and   
 cohesive whole; 
•	 creating	a	central	focal	point,	or	heart,			
 for the communities of North Plymouth; 
•	 generating	an	intensity	of	community
 and business activity to generate   
 value and viability and to improve social 
 and economic prospects; 
•	 setting	the	standard	of	quality	for	other		
 developments in the area; and 
•	 demonstrating	the	Council’s		 	 	
 commitment to transforming Plymouth
	 into	one	of	Europe’s	finest	waterfront		 	
 cities.

Derriford District Centre’s importance to the 
City	must	not	be	underestimated.	It	will	define	
the perception of the whole of Plymouth 
for very many people. The businesses and 
medical activities that proliferate will generate 
a great many visitors, most of whom will travel 
directly to and from the relevant destination 
by car without interacting with the rest of 
Plymouth at all.  The impression they gain 
will	influence	what	they	think	of	the	City:	as	
a place to visit, as a place to invest and as a 
place to speak of positively. Similarly, travellers 
by train will transfer to bus or taxi and travel to 
Derriford up the A386, a route that does not 
currently paint a very positive impression of 
Plymouth.		Other	business	visitors	will	arrive	
by plane and will form an instant perception 
of	the	City	as	they	fly	in,	and	emerge	from	the	
airport	into	Derriford.		Finally,	tourists	tempted	
down from Dartmoor to explore the City will 
travel down, and back up, through Derriford 
and	the	place	will	have	a	lasting	influence	on	
their impressions of Plymouth.  

Add to this: the sheer extent of the AAP area; 
the very considerable capacity to intensify 
use and to bring forward new development 
land; and the high level of developer interest 
and activity, and it is clear that development 
in Derriford represents one of the most 
significant	and	exciting	changes	in	Plymouth	
over the next 20-30 years. 

All of this – its exposure to visitors, the scale 
of development and its important place 
in the City hierarchy, means that Derriford 
must perform effectively as a promoter of 
the City and must convey a very positive 
image	if	Plymouth	is	to	benefit	in	full	from	its	
development. The present day Derriford is 
incapable of responding to this brief.  The 
place must be utterly transformed and 
this cannot be achieved simply through 
development: it is the NATURE of that 
development that really matters. 

It needs to become a proud new piece of 
the City. A place of city scale in which tall 
buildings of high architectural interest give it 
real presence.  Those buildings will enclose 
streets and public spaces in a way that makes 
it feel like a dense city environment.  The 
quality	of	the	architecture,	streets,	public	
spaces and public art, achieved through 
excellent ambitious design and the use of high 
quality	materials	and	furniture,	will	make	it	feel	
modern.  The consolidation of many different 
activities, the convergence of key routes and 
the enclosure of streets and spaces will make 
it very active and vibrant.  The interconnection 
of the District Centre with its natural and built 
heritage assets will add to its distinctiveness 
and appeal, making a visit to the Centre a very 
positive experience.
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Our Vision for Derriford and Seaton 
2021

By 2021 Derriford and Seaton will have 
become the natural heart of North Plymouth, 
an urban district of over 50,000 people 
and a key component Plymouth’s bi-polar 
economy, complementary in scale and land 
use to the City Centre. It will have become 
a	justifiably	proud	part	of	the	cityscape	with	
sufficient	critical	mass	of	residential	and	
commercial development to ensure that it 
functions as both a social and an economic 
focus to the area. It will be an even more 
important sub-regional destination for 
medical, science and technology industries 
than it is currently.

The strong urban form and striking 
contemporary architecture will be of a 
sufficient	scale	to	articulate	Derriford’s	

place in the City’s hierarchy. The bold form, 
combined with the cohesiveness of the 
District Centre, linking the constituent assets 
of Derriford and Seaton, will establish a 
distinctive and recognised identity out of 
what is currently a disparate collection of 
uses. 

Derriford and Seaton will offer a wonderful 
quality	of	life.	It	will	be	a	21st	century	centre	
in a beautiful natural and historic setting. 
The District Centre will incorporate a mix 
of spacious, bright and airy, well-treed 
routes and spaces; tight streets and urban 
squares	with	linkages	to	the	beautiful	
parks and wooded valleys that serve as a 
major green resource for the resident and 
working populations. Excellent pedestrian 
links to the valleys, and the integration of 
high	quality	public	spaces	and	linear	parks	
will make it a very walkable centre.  Clear, 

safe and attractive routes converge on the 
Centre, connecting key destinations such 
as	Crownhill	Fort	and	Glacis, the linear park 
that links the valleys, Derriford Hospital, and 
the adjoining mixed use communities, all 
connected to a new bus interchange at the 
architecturally impressive hospital entrance.  

The compact and well connected District 
Centre, containing a mix of jobs, homes, 
shops, leisure and community uses, centres 
of learning and alternative transport modes, 
will make this a truly sustainable piece of 
the City where economic success drives 
social interaction, community wellbeing and 
environmental enhancement. The Centre will 
make a very positive contribution towards 
delivering Plymouth’s vision to be ‘one of 
Europe’s	finest,	most	vibrant	waterfront	cities	
where	an	outstanding	quality	of	life	is	enjoyed	
by everyone’.

“
“
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Fig.1   Illustrative model of the new District Centre
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The planning and development of the District 
Centre needs to be based on a set of clear 
principles to ensure comprehensive and co-
ordinated	 growth	 so	 that	 it	 can	 fulfil	 these	
roles, realise its full potential and deliver wide-
ranging	benefits	to	Derriford,	North	Plymouth	
and the City as a whole. 

The Centre needs to optimise its existing 
uses and assets, using new development to 
connect them to one another such that new 
and existing become mutually supportive, 
generating	 sufficient	 critical	 mass	 of	 activity	
and form to make the whole area more viable 
and self-sustaining. 

The following principles for development of the 
District Centre are derived from the Derriford 
and	 Seaton	 Masterplan	 Framework	 Report.	
Whilst that report addresses principles at the 
wider	 area,	most	 apply	 in	 equal	measure	 to	
the District Centre. Those key masterplan 

principles, insofar as they relate to the Centre, 
have been reproduced below, with supporting 
illustration.  They overlap and interrelate with 
one another such that the application of 
each principle will support the delivery of the 
others. 

2.0 Key development principles          
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Principle 1: Create a sustainable 
and functional mixed use centre

The District Centre must be 
developed in a way that centralises 
and consolidates a range of different 
uses appropriate to a fully functioning 
and sustainable District Centre. The 
Centre must help to consolidate the 
WHOLE	of	Derriford	and	Seaton	into	
one cohesive entity, harnessing the 
disparate existing uses and the new 
uses into one functional cluster. The 
Centre must be laid out in a way that 
enables the whole to become far 
greater than the sum of the individual 
parts, through effective connection, 
association and mutual support. 
This will generate a ‘critical mass’ 
of economic strength, community 
activity, expenditure, mutual support, 

business synergy and so on, that 
makes the local economy viable, 
sustainable and capable of serving 
the wider North Plymouth area.     

The Centre will not be a single use •	
centre: it must incorporate a mix 
of uses including retail provision, 
office	 space,	 residential	 units,	
civic services, recreational open 
space and supporting transport 
and car parking provision to 
accommodate the needs of a wide 
range of users in one central place.
It could incorporate an element •	
of leisure/tourism provision if 
that complements and supports 
other uses and helps the viability 
of	 Crownhill	 Fort	 in	 particular.
Single use areas are not •	
acceptable: 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.
The District 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.	 	Over	 time,	and	subject	
to the successful establishment 
of City Centre retailing in the 
meantime, the level of provision is 
expected to be increased in line 

with the retail strategy: the District 
Centre must be able to expand 
to accommodate that growth.
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Principle 2: Create a new Centre 
in the cityscape, with appropriate 
scale and presence 

The District Centre must respond 
to the Plymouth Vision and be 
developed in a way that helps to 
transform perceptions of the City.  It 
must become a new place, of city 
ambition, scale and presence.  It 
should be recognisable as the heart 
of North Plymouth and an important 
place in the City hierarchy, second 
only to the City Centre.
  

Development will be denser in the •	
District Centre than in neighbouring 
areas.
The Centre will be compact, •	
containing a mix of wholly 
integrated uses.

Buildings in the District Centre •	
should be a minimum of 4 storeys 
high, and ideally 5 or 6 storeys for 
those buildings fronting principal 
routes through the centre and key 
public spaces.
There are opportunities for taller •	
landmark buildings at key locations 
to signify arrival at the centre and 
to aid orientation.  
Development must be outward •	
facing and incorporate active 
frontage alongside key streets and 
public spaces.
Views down streets should be •	
enclosed by landmark buildings 
(existing or new), or by established 
views.
Design	 Coding	 will	 be	 required	•	
to ensure the maximum positive 
effect, so that whilst each building 

adds something distinctive, the 
massing, orientation, street cross 
section, etc work together to form 
one recognisable place.
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Principle 3: Create a distinctive 
place with a strong character 

There is a need to create an urban 
environment with character, charm and 
interest that will make the experience 
of visiting or living or working in 
the Centre, and the surrounding 
communities, a very attractive one. 
That, in turn, will help to secure the 
longer term viability and sustainability 
of the Centre.  

The character needs to appeal to both 
local residents using the Centre for their 
community needs, and employees 
and visitors. The existing built and 
natural assets are crucial elements in 
delivering a place that is distinct from 
other	centres,	that	reflects	local	pride	
and stimulates interest. They must 
therefore be carefully integrated in a 
way	that	delivers	maximum	benefit	for	

Derriford and Seaton as a whole.

The District Centre will incorporate •	
existing built and natural heritage 
features,	 including	 Crownhill	 Fort	
and	 its	 glacis	 (‘field	 of	 fire’),	 the	
historic leat, the two valley systems, 
the existing mature trees and the 
views to Dartmoor, either directly 
or by means of strong physical 
and visual connections.
The Centre must be dominated •	
by an impressive built form, not 
by highway infrastructure or car 
parking.  
Building architecture should be bold •	
and	 ambitious,	 to	 reflect	 the	City	
vision. Some new developments 
might be designed as attractions 
in their own right, particularly 
those at highly visible locations, 
since this will add to the Centre’s 
identity and appeal, and award-

winning architecture would help to 
raise Derriford’s, and Plymouth’s, 
profiles.	
Landscape architecture must •	
match the ambition of the buildings 
but	 must	 equally	 be	 useable	
and comfortable for community 
activities.  
High	 quality	 materials	 should	•	
be used throughout the Centre, 
reflecting	 its	 position	 high	 in	 the	
City hierarchy; second only to the 
City Centre.  
The design of the linear park •	
that connects the valley systems 
must	 reflect	 the	many	 roles	 it	will	
perform: as a strategic connector 
and focal point for two valleys; 
an amenity space for residents; 
a value generator for property 
developers and owners; a 
location for community activities; 
a breathing space for workers; a 

link between different parts of the 
Centre itself; and so on. It should 
be both functional and beautiful.  
Other	 parks,	 spaces	 and	 streets	•	
must be designed in a way that 
reflects	 their	 roles:	 and	 EVERY	
space and street should have 
a clear role if it is to contribute 
effectively to the functioning and 
appeal of the Centre. A Public 
Realm	Strategy	will	be	required	to	
ensure a coordinated approach to 
the public streets and spaces. 
Potential noise impact from the •	
A386 should be mitigated through 
the design and orientation of 
buildings and spaces.
Wind funnelling should be avoided •	
through appropriate building and 
space design and orientation.
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Principle 4: Create a place that is 
easily understood

The urban form should make it evident 
that the visitor has arrived at an 
important	place	in	the	City.		On	arrival	
it should be clear how to access the 
centre, where to park and how to 
move through the streets and spaces 
by all movement modes.

The sense of arrival should be •	
enhanced by buildings and spaces 
of	 high	 architectural	 quality	 and	
distinctive contemporary design, 
setting it apart from other areas. 
Those using the A386 should •	
EXPERIENCE the Centre.  Where 
the A386 interacts with the Centre 
the character of the road must 
alter to signify a change of place. 

Traffic	 flow	 on	 the	 A386	 could	
be temporarily slowed, stopped 
or	 deflected	 to	 encourage	
interaction. 
The A386 road corridor must •	
be enclosed by strong building 
frontage, in line with Design Coding 
for consistency. 
Landmark buildings (existing and •	
new) should signify arrival at an 
important area of the City.
Building orientation and street •	
alignment must introduce 
opportunities for views of important 
landmark buildings and features. 
The direction of the A386 and other •	
roads should be made obvious by 
the road design and urban layout, 
rather than on over-reliance on 
signage.  
The Centre must adopt a very •	

clear structure of streets, spaces 
and landmarks to aid orientation 
and legibility by all modes.
Car parking and service yards •	
should be located to the rear, away 
from principal pedestrian routes, 
to reduce their current dominance 
of the Derriford environment. 
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Principle 5: Ensure sustainable 
design

The scale of development and 
proposed uses at Derriford, both the 
District Centre and the wider Derriford 
and	 Seaton	 area,	 offer	 a	 significant	
opportunity for the introduction of 
sustainable energy solutions and other 
environmental	benefits.		It	also	means	
that impacts could be very substantial 
if appropriate solutions or mitigations 
are not adopted. 

Any development proposals must •	
be accompanied by an integrated, 
area-wide Low or Zero Carbon 
Strategy must be prepared to 
encompass renewable energy 
generation and use, and energy 
efficiency	in	the	design	of	buildings,	
spaces and transport solutions.

The role of the District Centre in •	
delivering that overarching strategy 
must be stated and opportunities 
identified.	 The	 potential	 must	 be	
assessed for complementary 
demand for energy that may 
provide the opportunity for wider 
energy solutions at a scale that 
would not be viable if each part of 
the site was considered separately, 
such as Combined Heat & Power 
(CHP) and associated district 
heating networks.
Standards set through this •	
strategy must be applied to all 
new development in the District 
Centre.
Opportunities	 to	 support	 bio-•	
diversity through habitat creation 
and enhancement must be 
identified,	 particularly	 through	 the	
network of green infrastructure.

Opportunities	 for	 water	•	
conservation, management and 
re-use	 should	 also	 be	 identified	
and assessed.
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Principle 6: Manage  access and 
movement to support the other 
principles 

In the District Centre public transport 
connections and pedestrian spaces 
should predominate over the car, 
highway infrastructure, car parking 
and service yards. Key pedestrian and 
public transport routes should pass 
directly through the Centre, providing 
easy access for those wishing to use 
its facilities. The Centre should be 
permeated by numerous pedestrian-
focused streets and connections: car 
movement through the Centre might 
be possible, but should be managed to 
make the place safe and comfortable 
for pedestrians and cyclists.

The District Centre must help to •	
consolidate existing uses, drawing 
them together through strong 
physical linkages along key desire 
lines.

The Centre must be very permeable •	
by pedestrians and cyclists. 
Connections in the Centre should 
be direct and broadly follow a grid 
pattern to ensure permeability and 
legibility	 and	 to	 create	 efficient	
deliverable development plots.
Pedestrian and cycle links must •	
connect key assets to maximise 
the ‘walkability’ of the Centre 
and to generate as much activity 
at street level as possible.  There 
must be active frontage to these 
connections.
The District Centre street layout •	
must correspond with connections 
on adjoining land parcels to ensure 
an integrated movement pattern. 
Strategic connections to adjoining 
development connecting routes 
must feed into key pedestrian 
streets, and these should converge 
on	high	quality	public	spaces.		
Although beyond the likely •	
boundary of the new District 

Centre, a strategic green link 
connecting the two valley systems 
is a key element of the Local 
Development	Framework	and	 the	
Centre must be connected to it 
by direct pedestrian and cycle 
routes.
The Centre must be directly •	
connected by pedestrian and cycle 
routes	 to	 Crownhill	 Fort	 and	 the	
Glacis and another route should 
follow the leat.
The Centre must be directly •	
connected to the Hospital, 
responding to a strong east-west 
desire line.
Safe, comfortable and convenient •	
means of crossing the A386 
must be introduced, perhaps 
by reducing the number of lanes 
that need to be crossed in one 
go, or by bridging or tunnelling, 
or a combination. The design of 
crossings should make a positive 
contribution to the richness and 

distinctiveness of the urban 
environment: this is particularly the 
case with overbridges. 

A street hierarchy plan must be 
prepared to identify the relative 
importance of different routes.  
This must inform, and be entirely 
compatible with, the Design Coding 
and Public Realm Strategy.

The A386 will remain the principal 
north-south route into Plymouth and 
it must be able to function effectively. 
However, appropriate urban 
design treatment of the road will be 
fundamental to delivering a successful 
centre.  Some development scenarios 
are considered in Section 3 of this 
document, including a consideration 
of the relative merits of dispersing 
traffic	versus	a	concentration	of	traffic	
to focus the severance problem.
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Fig.2   Importance of connecting  
surrounding communities to the Centre
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Fig.4   Illustrative sketch perspective
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Fig.5   Illustrative model view of the District Centre
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P1 Create a sustainable & functional mixed use centre

The Centre must help to consolidate the whole of Derriford •	
and Seaton, centralising connections from surrounding uses 
along key desire lines

•	
The Centre must incorporate a mix of complementary uses •	
including	 retail,	 office,	 residential	 and	 civic	 space,	 public	
open space, transport and car parking provision. Tourism 
and leisure could also be included 

•	
Uses must be mixed horizontally and vertically•	

•	
Large footprint uses should be wrapped to ensure active •	
frontages

The District Centre must be able to expand to accommodate  •	
growth

 
P2 Create a new Centre in the Cityscape

The Centre will be compact, with a higher density than the •	
surrounding neighbourhoods

•	
Buildings should be a minimum of 4 storeys high in the •	
District Centre

•	
Taller buildings, minimum of 5 and 6 storeys, should front the •	
principal routes and key public spaces. Landmark buildings 
at key locations could be taller 

•	
Vistas should be enclosed by views of key buildings (existing •	
or new) or by views of the valleys or the moors to add to the 
distinctiveness of the place

•	
Development must be outward facing and incorporate active •	
frontage along key streets and public spaces 

•	
Ensure that the development is carefully co-ordinated through •	
Design Coding to form one recognisable place.

•	
 

P3 Create a distinctive place with strong character

Built and natural heritage features must be incorporated •	
into new developments, physically or visually

•	
The Centre must be characterised by impressive built form•	

•	
Building architecture must be bold and ambitious to •	
capture the city vision

•	
Landscape design must match the ambition of the building •	
architecture and also be appropriate for local community 
use 

•	
High	quality	materials	must	be	used	throughout	the	Centre•	

•	
The linear park connecting the valley systems must be   •	
designed to support a wide range of strategic and local 
uses

•	
Each street and space must be designed to have a clear •	
role and function 

•	
Solutions must be introduced that mitigate noise levels  •	
 from the A386

•	
Microclimate	must	be	considered	in	the	masterplan,	•	
including measures to avoid wind funnelling 

P4 Create a place that is easily understood

The sense of arrival must be enhanced by the built form •	
and spaces

•	
Reduce the dominance of the A386 and increase the •	
quality	of		the	environment

•	
The character of the A386 must alter to signify a change of •	
place where it meets the Centre

•	
The A386 must be enclosed by strong building frontage•	

Views of key buildings and features must be enhanced by •	
street allignment and building orientation

•	

The hierarchy and pattern of streets and landmarks must •	
be clear to aid navigation and orientation

•	
Service yards and car parking should be to the rear or •	
inside development blocks, away from main pedestrian 
flows	and	street	frontages	

P5 Ensure sustainable design

Low or zero carbon and renewable energy technologies •	
and design must be embraced

•	
Site-wide solutions, such as district energy, should be •	
implemented, where viable

•	
Opportunities	for	habitat	creation	and	enhancement	must	•	
be brought forward to support bio-diversity

•	
Opportunities	for	w•	 ater conservation, management and 
sustainable drainage must be brought forward wherever 
feasible

P6 Manage access & movement to support other 
principles

Routes	into	and	through	the	Centre	must	reflect	strong	•	
desire lines

•	
The Centre must be fully permeable and legible for •	
pedestrians and cyclists

•	
Pedestrian and cycle links must connect to key assets and •	
destinations, including heritage features, the Hospital and 
the proposed linear park that connects the two valleys 

•	
The	pattern	of	streets	must	form	efficient	development	•	
plots

•	
An effective means of crossing the A386 must be •	
introduced in key places that tie in with desire lines

Key Principles Checklist          
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	 The	vision	and	principles	set	out	above	help	to	define	
the District Centre, indicating its role, ambition, scale, 
character and feel. But the Centre could be delivered 
in	 many	 different	 forms,	 most	 heavily	 influenced	 by	
decisions about how best to replace the land-intensive 
Derriford Roundabout on the A386. This section outlines  
a number of basic highways scenarios as a basis for 
discussing issues of relevance to the layout of the District 
Centre.  The scenarios are by no means exhaustive, not 
least because each has a number of permutations, but 
they	do	serve	to	identify	the	key	influences	on	planning	
and urban design decisions in this area.

 The scenarios are outlined below and are illustrated 
conceptually on the facing page. The matrix on the 
following page indicates the relative advantages 
and disadvantages of the different scenarios. A new 
District Centre developed around the existing highway 
configuration	is	included	for	comparison.		

 Each scenario assumes that the District Centre will 
straddle the current alignment of the A386, but will 
be predominantly situated to the west of the road, in 
accordance with the Core Strategy.

•	 Scenario	 1	 is	 the	 most	 obvious	 highway	 engineering	
solution, replacing the roundabout with a less land-
hungry crossroads. The District Centre would be 
designed to enclose the roads, with frontage onto all 
arms of the crossroads. 

•	 Scenario	2	uses	cut-and-cover	engineering	to	route	the	
A386 UNDER the District Centre, removing the dual 

carriageway from the streetscape entirely, although slip 
roads to connecting streets would be in evidence. The 
District Centre would be constructed across the A386 to 
overcome severance problems and create a contiguous 
development. 

•	 Scenario	3	replaces	the	roundabout	with	a	‘squareabout’.		
Instead of the unuseable and inaccessible roundabout 
island there would be a developable island, accessible 
by the public across a disaggregated and slower-moving 
A386. This ‘pass’ across the dual carriageway, through 
which pedestrians could travel east and west, would 
help to overcome severance. The District Centre would 
comprise development east and west of the A386, and 
ON	the	island.

•	 Scenario	 4	 uses	 the	 existing	 southbound	 A386	
carriageway alignment and constructs a new road 
through the South West Water and B&Q sites, the 
deflection	 to	 the	 west	 forming	 a	 long	 ‘island’	 of	
development.	The	main	north-south	traffic	flow	might	be	
gyratory around the island, or might follow just one side 
while	secondary	traffic	accessing	the	hospital	and	other	
Derriford facilities might use the other parallel section of 
road.	 	 In	either	case,	 the	current	A386	flow	would	be	
disaggregated from one 6 lane highway to 2 narrower 
lengths of highway, improving the ease of crossing.  The 
District Centre would be on the island and to the west of 
the A386. 

•	 Scenario	 5	 involves	 deflection	 of	 the	 existing	 A386	
alignment to both east and west, using Brest Road and 
a new section of highway through the South West Water 
and B&Q sites. In plan form it creates a more compact 
‘island’	than	Scenario	4,	sufficient	for	the	entire	District	

Centre and overcoming the notion of ‘east and west’ of 
the A386.

 Under any scenario, including retention of the existing 
alignment and roundabout, there is some scope to 
enhance the current nature of the A386, through 
narrowing the central reservations and lane widths, 
introducing planting and active building frontages to 
reduce the perception of it as a barrier.  

3.0  District Centre development scenarios
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Scenario 1
Crossroads

Existing 
Highway Layout

Scenario 2
Cut ‘N’ Cover Tunnel

Scenario 3
“Squareabout”

Scenario 4
A386 Deflection to West

Scenario 5
A386 Deflection to East and West

Primary Roads

New Primary Roads

Existing Local Roads

Cut & Cover Tunnel

District Centre

Unachievable District Centre

Key:

Fig.6   The District Centre scenario options
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District Centre Development Scenarios; Advantages

District Centre development scenarios: Advantages

Category Existing Highway Configuration Scenario 1: Crossroads Scenario 2: Cut and Cover Tunnel Scenario 3: 'Squareabout' Scenario 4: Deflection to the West Scenario 5: Deflection to East and West

Minimises change.  No additional land 
required

Removes Derriford Roundabout Removes Derriford Roundabout Removes Derriford Roundabout Removes Derriford Roundabout Removes Derriford Roundabout 

Reduces the area of highway land Removes a length of highway land and so reduces 
highway dominance

Reduces the area of highway land ( but not as 
successfully as Option 1) and so reduces highway 
dominance

Significantly reduces the intensity of the highway 
landtake and so substantially reduces highway 
dominance and introduces many crossing 
opportunities

Significantly reduces the intensity of the highway 
landtake and so substantially reduces highway 
dominance and introduces many crossing 
opportunities

Compact highway solution and therefore 
likely to be cost effective solution

Compact solution for the A386 but spreads 
landtake out for connecting roads

More compact than the Roundabout but likely to 
be as compact as Scenarios 1 or 2

Disseminates traffic load away from a central 
spine

Disseminates traffic load away from a central 
spine

Increases the area of developable land Considerably increases the area of developable 
land on the current A386 alignment, but requires 
considerable land either side of the A386 to allow 
for slip roads to east and west distributor roads 

Marginally increases the area of developable land 
over the Roundabout. Scope for modest 
development in the centre of the square

Increases the area of developable land. Makes 
more efficient use of land by opening two parallel 
roads through the Centre

Increases the area of developable land. Makes 
more efficient use of land by opening two parallel 
roads through the Centre

Minimal disruption to highway operation Maximises highway capacity Increases highway capacity on the A386 by 
reducing junctions and avoiding deflection

Maintains considerable highway capacity on the 
A386 whilst splitting the main carriageway to 
substantially improve pedestrian crossing

Maintains considerable highway capacity on the 
A386 whilst splitting the main carriageway to 
substantially improve pedestrian crossing

Maintains considerable highway capacity on the 
A386 whilst splitting the main carriageway to 
substantially improve pedestrian crossing

Maintains the alignment of the A386 Uses much of the existing A386 alignment Uses much of the existing A386 alignment Uses some existing road infrastructure, including 
much of A386 alignment

Uses some existing road infrastructure

Very clear and simple highway solution If well designed there should be clarity about 
arrival at an important place

If well designed there should be clarity about 
arrival at an important place

If well designed there should be clarity about 
arrival at an important place

If well designed there should be clarity about 
arrival at an important place

Concentrates all major highway activity 
into one corridor

HQPT, cycling and pedestrians most effectively 
separated from the car by grade separation

Significant increase in scale means District Centre 
largely traffic free with adequate space for HQPT 
through the centre

Integrated 
communities

Focuses on fairly compact east-west 
expansion

Focuses on fairly compact east-west expansion Focuses on fairly compact east-west expansion Enables a more compact  District Centre, than 
Scenarios 1 and 3, focusing expansion around the 
Centre in all directions rather than just towards 
the west

Enables an even more compact District Centre 
than Scenario 4, focusing expansion around the 
Centre in all directions rather than just towards 
the west

Removes the distinction between east and west 
and so more effective at creating a single large 
District Centre and a 'heart'

Helps to integrate east and west, overcoming 
severance and joining communities

Integrates east -west and creates a large single 
District Centre

Removes the distinction between east and west 
and so more effective at creating a single large 
District Centre and a 'heart'

The solution would make a significant change to 
the character of Derriford and so is, to a large 
extent, transformational

The solution would make a significant change to 
the character of Derriford and so is, to some 
extent, transformational

The solution would make a significant change to 
the character of Derriford. It is aspirational and 
transformational - capable of genuine place-
making

The solution would make a significant change to 
the character of Derriford.  It is aspirational and 
particularly transformational - capable of genuine 
place-making

If well designed could generate a sense of arrival 
at a significant place, although not experience of 
the place

Generates a sense of arrival at, and experience of, 
a significant place

Generates a sense of arrival at, and experience of, 
an important area of the City, especially as new 
sections of road open up new frontage

Generates a sense of arrival at, and experience of, 
an important area of the City especially as new 
sections of road, and the incorporation of central 
public transport route, open up significant new 
frontage

Delivery Retention of the existing would create no 
delivery problems

Relatively straightforward to deliver and 
few land acquisition issues

Delivery issues and acquisition focused on a tight 
area

Significant delivery issues, including land 
ownership but much of the highway work would 
be away from the A386, reducing disruption 
during construction 

Significant delivery issues, including land 
ownership but much of the highway work would 
be away from the A386, reducing disruption 
during construction 

Major level change on the western arm of 
the existing Roundabout / B&Q site might 
be avoided with this scenario

3 land owners share in the potential value. Capital 
generated for Plymouth City Council land could be 
reinvested in the strategic infrastructure

4 major land owners share in the potential value.  
Capital generated for Plymouth City Council and 
SWRDA could be reinvested in the strategic 
infrastructure

Landtake

Transport 
operation

Transformation / 
Creation of a 
Heart
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District Centre Development Scenarios; Disadvantages

District Centre development scenarios: Disadvantages

Category Existing Highway Configuration Scenario 1: Crossroads Scenario 2: Cut and Cover Tunnel Scenario 3: 'Squareabout' Scenario 4: Deflection to the West Scenario 5: Deflection to East and West

Landtake No additional developable land created There would be landtake either side of the A386 
to allow for slip roads to east and west 
distributor roads. This is tightly constrained to 
the north of the current roundabout

Not as operationally efficient as a crossroads Reduces capacity of the A386 by deflecting the 
main carriageway

Reduces capacity of the A386 by deflecting the 
main carriageway.  Also less clarity for the motorist 
than the current single spine. The Centre is less 
permeable than Scenario 5

Reduces capacity of the A386 by deflecting the 
main carriageway.  Also less clarity for the 
motorist than the current single spine

Less opportunity to get HQPT into heart of District 
Centre than Scenarios 4 and 5

Grade separation reduces options for HQPT 
alignment

Less opportunity to get HQPT into Heart of 
District Centre than Scenarios 4 and 5

Integrated 
communities

A386 remains at 6 lanes, representing a major 
severance problem.  The roundabout in its 
current form does not lend itself to pedestrian 
movement,  to greater legibility.  The circular 
form is not well suited to development

A386 remains at 6 lanes, representing a major 
severance problem

Grade separation would result in integration at 
the Centre, but would compound severance 
problems AROUND the centre in all directions

The 'squareabout' splits the A386 into 2 for ease 
of crossing, but funnels movement into a very 
tight area, limiting crossing opportunities and 
limiting flexibility for expansion to a narrow east-
west focus

The roundabout represent a hole in a potential 
new Centre - a sterile undeveloped space that 
serves no function other than highway reserve

This scenario fails to create a 'place' that forms a 
District Centre or a heart to North Plymouth 
because the A386  remains so dominant

The character of the area AROUND the centre 
would be transformed for the worse by the 
connecting highway infrastructure

Starts to address the creation of a District 
Centre, but does not resolve it - the scenario is a 
half-hearted compromise solution

If poorly designed, the highway system could 
become a barrier to movement.  There is a risk 
of the highway being perceived as a 1960s-
inspired gyratory forming a collar around the 
centre 

Retention of the existing completely fails to 
realise an opportunity to transform this area of 
Plymouth

Solutions for overcoming the 6 lane severance 
would need to involve underpasses, overbridges or 
at-grade crossing with central islands, none of which 
help to create the experience of a central place

Avoids the need for traffic to stop with the result 
that travellers do not experience arrival in District 
Centre: there is no engagement with Derriford

The central place created is on a very small 
island, with limited flexibility for expansion at 
the heart

Scenario 1 is not aspirational and, despite the major 
investment involved, does not demonstrate change. 
It does not transform the District Centre into an 
impressive piece of the City. It does not respond to 
the Plymouth Vision

Scenario 3 is not aspirational, does not 
demonstrate significant change and does not 
transform the District Centre into an impressive 
piece of the City. It does not respond adequately 
to the Plymouth Vision

Unlike Scenario 5, the 'arrival' at an obvious centre 
only happens in the southbound direction

The solution would be expensive, but the benefits 
would be limited

Significant delivery issues, including land 
ownership north of the roundabout, on land 
that is not in public ownership 

The solution would be expensive, but the 
benefits would be limited

The solution would require significant new lengths 
of road and would be very expensive

The solution would require significant new 
lengths of road and would be very expensive

The solution would be disruptive as it requires very 
major works to the existing highway

The solution would be very disruptive as it 
requires very major works to the existing 
highway and corridor

The solution would be disruptive as it requires 
very major works to the existing highway

The solution would require very significant 
works and would be very expensive

Whilst fairly compact, the delivery will require 
land acquisition

Considerable land acquisition involved Considerable land acquisition involved

The new section of road to the west of the A386 
might conflict with (or undermine the benefits 
of) the historic leat

The new section of road to the west of the A386 
might conflict with (or undermine the benefits of) 
the historic leat

The new section of road to the west of the A386 
might conflict with (or undermine the benefits 
of) the historic leat

The topography works against a tunnel/cut and 
cover solution in the desired location.  The 
levels might suit a tunnel NORTH of the existing 
roundabout but not to the SOUTH

Major level change on the western arm of the 
existing Roundabout / B&Q site will need to be 
overcome

Major level change on the western arm of the 
existing Roundabout / B&Q site will need to be 
overcome

Major level change on the western arm of the 
existing Roundabout / B&Q site will need to be 
overcome

The area at the southern end of the District Centre 
(where the linear park crosses) would be highly 
dominated by highway infrastructure and would 
not lend itself to efficient development plots

Delivery

Transformation / 
Creation of a 
Heart

Transport 
operation



22

Which scenario is most appropriate in Derriford?
It is clear from this simple comparison that different scenarios 
have different strengths and weaknesses, but all are better 
than the alternative of trying to create a District Centre 
around the Derriford Roundabout. 

All	make	more	efficient	use	of	the	land	than	the	roundabout.		
The	tunnel	appears	the	most	efficient	in	landtake	terms	in	the	
simple	sketch	concept	but	would,	infact,	require	additional	
land for slip roads to allow for the grade separation.  The 
crossroads	is	the	most	efficient	as	it	concentrates	all	highway	
and corresponding infrastructure into one single corridor, 
minimising	duplication	and	associated	land	requirement.

The crossroads also appears to represent a good solution in 
terms of highway operation, as does the tunnel, since both 
minimise	 deflection	 of	 the	main	 carriageway.	 Scenarios	 4	
and 5 would utilise as much existing highway infrastructure 
as	possible,	but	they	still	require	deflection	from	the	direct	
north-south route and so perform less well in this regard.

Scenarios	2	and	5	(the	tunnel	and	deflection	to	east	&	west)	
are the most transformational. They would achieve the most 
significant	shift	in	the	perception	of	Derriford,	creating	a	new	
place and dramatically changing its image for the better if 

well	designed.	 	Scenario	4	would	also	make	a	 significant	
step	in	that	direction,	but	the	crossroads	and	‘squarebout’	
would	result	in	only	modest	and,	arguably,	insufficient	image	
change.   

Scenarios 2 and 5 are also the most successful at creating a 
‘heart’: a consolidation of uses in a central area, uninterrupted 
by the major highway.  The other 3 scenarios are seriously 
compromised in this very important aspect of the formation 
of a new Centre for the whole of North Plymouth. 

The two scenarios that contribute most towards achievement 
of the urban design, place-making aspirations are also likely 
to be the most expensive to deliver.  The tunnel in particular 
would	 require	 very	 considerable	 engineering	 works	 and,	
more	significantly,	in	order	to	work	with	the	topgraphy	much	
of that work is anticipated to be off site, to the north of the 
current roundabout, where there is a narrower highway 
corridor within which to carry out engineering works and 
probable	land	acquisition	issues.	

Less	 work	 would	 be	 required	 to	 deliver	 the	 deflection	 to	
east & west as it would utilise some existing highway, but it 
would also need to address level changes, from Brest Road 
to the main A386 corridor, and immediately to the west of 

the current roundabout.  

At this stage, in the absence of more detailed design work, 
topographical survey, land ownership negotiations,  transport 
assessment and costing, it is not appropriate to determine 
which is the best scenario for Derriford. However, in order 
to deliver its Vision, the City should continue to strive to 
bring about development of the scale, nature and ambition 
of the more transformational scenarios.  Illustrations in this 
document intentionally adopt this approach.

In the event that a less ambitious approach is pursued, 
perhaps as a result of highway capacity limitations, the 
principles set out in this document must still be applied to 
ensure that a comprehensive ‘heart’ is still delivered and to 
ensure	that	the	widest	range	of	benefits	accrue.	
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Phasing
A masterplan for the new District Centre will need to be 
prepared and submitted for approval by the Council. The 
masterplan	will	be	 influenced	by	the	vision,	principles	and	
issues	 set	 out	 above.	 It	will	 also	be	heavily	 influenced	by	
factors that affect the phasing of delivery. 

Strategically, the phasing of delivery of the District Centre, 
and therefore to some extent its layout, is inextricably linked 
with the development of other areas of Derriford and Seaton. 
An indicative phasing programme must be prepared for the 
entire	Local	Development	Framework	AAP	area	to	ensure	
that development proceeds in a co-ordinated way, and so 
that one development does not in some way impede or 
compromise another development. 

This strategic AAP phasing will need to address the delivery 
of a revised highway/transportation network as this will have 
a	significant	impact	upon	the	delivery	of	the	Centre.	This	will	
include not only the arrangement of the A386 but also the 
nature of the HQPT. 

The phasing and design of the Centre will need to respond 
to other developments as they happen in order to maximise 
the integration of the Centre with its surroundings.  In 
the	 event	 that	 the	 Centre	 is	 the	 first	 development	 to	 be	
delivered, other developments will need to respond to it. 
There	is	a	significant	risk	of	an	uncoordinated	development	
if the District Centre is progressed in advance of strategic 
highways decision making. 

At a more localised level, but of no less importance, 
influences	on	phasing	will	include	the	following:

the time taken to construct a new off-site reservoir and •	
water treatment works to allow decommissioning of the 
reservoir on SWW land.  This is likely to prevent this area 
of land from coming forward early in the development 
process.

a programme of demolition of existing structures and •	
buildings, including the reservoir and the roundabout, 
and securing sites for storage and re-use of materials 
on-site. 
the length and terms of leases on existing buildings •	
and sites within the potential District Centre area, that 
might need to be terminated or completed before 
redevelopment. Properties with long leases might need 
to be incorporated into the masterplan in the medium 
term, but planned in a way that the site or building could 
be redeveloped once the lease has expired.
an	 alternative	 will	 be	 acquisition,	 and	 again	 phasing	•	
will	be	influenced	by	the	speed	with	which	sites	can	be	
acquired.
the length of time taken to relocate existing land uses, •	
such as health industry activities on SWRDA’s land and  
the smaller single storey fast food and service buildings 
on the west of the A386.  Ideally such uses will be 
reprovided within the AAP development area. 
all manner of detailed survey work will need to be •	
completed, including ecological, topographical and 
archaeological surveys. 
detailed transport assessment and negotiation with the •	
Highways Agency regarding potential impacts upon the 
trunk road network.
following strategic decisions about transportation, the •	
detailed highways and utilities designs will need to be 
completed and implemented.
the market for different land uses: it is anticipated at •	
the current time that retail-led mixed use development 
could	 be	 brought	 forward	 more	 viably	 than	 office	 or	
residential led development under current conditions. 
But this could change and that will affect the phasing 
of delivery.

Delivery issues
The scale of the proposed change in Derriford is very 
considerable indeed, but that is not surprising when the 
objective is to create a second centre for a bi-polar city.  
The task of delivering transformation through a new District 
Centre	is	enormous,	but	there	are	already	some	significant	
positives in place: 

there are large tracts of under-utilised land that could be •	
intensified	without	 significant	displacement	of	 existing	
activity;
most	of	the	landownership	is	significant	in	scale,	rather	•	
than a lot of small parcels in individual ownerships;
there is a considerable amount of developer/landowner •	
interest in development, and a general buy-in to an 
ambitious vision;
the public sector (the City Council and SWRDA) owns •	
significant	central	areas	of	 land,	enhancing	prospects	
for delivering those areas and raising the potential 
opportunity to cross-subsidise strategic infrastructure 
projects;
there is an acceptance by the highway authority that •	
the current highway arrangements will need to alter, 
and	that	high	quality	public	transport	solutions	will	need	
to be found, although the solutions have not yet been 
determined; 
the timing of the emerging AAP is such that the •	
proposals will form part of the next generation of 
planning guidance for the area, resulting in clarity and 
certainty for developers.

There are also considerable obstacles to the implementation 
of plans for a new District Centre:

Transportation
All options for the creation of the District Centre will involve 
works to reduce the landtake of Derriford Roundabout.  
Works to the A386 will need to be undertaken whilst retaining 
the	flow	of	this	important	north-south	connection.	Solutions	
that	minimise	disruption	to	flows	through	the	construction	
period should be considered favourably.

Highway network capacity is a major delivery issue. With the 
exception of the crossroads and tunnel, all other scenarios 
considered to date are likely to reduce the capacity of the 
A386	to	some	extent.	However,	it	is	not	simply	A386	traffic	
flows	 that	 need	 to	 be	 considered,	 but	 flows	 across	 the	
whole highway network. The Council is reviewing transport 
operations in the northern corridor and this work will need 
to inform urban design solutions. Early completion of this 
work is of paramount importance.  

But this is a two-way process because the vision and 
aspirations for Derriford must also inform the transportation 
planning. Transport solutions must address not only highway 
capacity	 but	 modal	 shift,	 and	 a	 significant	 adjustment	 in	
current behaviour will need to be enabled and encouraged if 
Plymouth’s vision is to be realised.   Hard political decisions 
will need to be taken if the scale of development planned 
in the northern corridor is to be delivered in a sustainable 
form.     

The	Government’s	Transport	Innovation	Fund	(TIF)	supports	
councils in establishing whether or not there is a case to 
be made for introducing transport demand management as 
part of a wider package of measures to tackle congestion at 
a local level.  This funding might help the City to determine 
an appropriate balance between accommodating growth in 
Derriford and managing the transport implications in such a 
way	as	to	benefit	the	City	as	a	whole.	 

    4.0  District Centre delivery issues



Topography
The level changes in the vicinity of the District Centre are 
notable: not least the area around the roundabout where 
major highways works are anticipated under all scenarios.

 The Centre will be built on sloping land, providing engineering 
and architectural challenges, but also opportunities for 
imaginative design, using split levels to introduce interest 
into the urban form, and to reduce the dominance of parking 
and delivery areas by concealing them in undercroft areas.

Land acquisition
The development of a District Centre that supports the 
sustainability of the City, North Plymouth and the local 
communities	will	require	a	comprehensive	approach.		Most	
of	the	scenarios	discussed	will	require	land	other	than	City	
Council land in order to deliver enabling infrastructure and 
the Centre itself.  

In addition, when one of the drivers for development is to 
transform perceptions of a place (in order to generate value, 
to stimulate future investment and to help the City to deliver 
its	vision),	acquisition	of	other	sites	is	likely	to	be	necessary	
in order to prevent existing properties from undermining the 
achievement of that transformation: such as, for example, 
the single storey development and narrow sites along the 
western side of the A386.  

In	short,	land	will	need	to	be	acquired	and/or	current	uses	
will need to be relocated.  Wherever possible this should 
be through negotiated agreement.  The general willingness 
of landowners to play a part of development, expressed 
to	date,	suggests	that	solutions	that	deliver	mutual	benefit	
might be found by negotiation, possibly through joint venture 
arrangements with the public sector.  

However,	the	scale	of	the	task,	and	the	implications	of	NOT	
acquiring	essential	parcels	of	land	on	the	ability	to	create	a	

city-scale	place,	means	that	a	Compulsory	Purchase	Order	
(CPO)	route	should	also	be	pursued.	The	time	taken	for	the	
CPO	process	has	reduced	in	recent	years,	but	experience	
suggests that an early start should be initiated.  

Where existing uses need to be relocated, alternative sites 
within	 Derriford	 and	 Seaton	 should	 be	 identified	 at	 the	
earliest opportunity.   

Costs, viability, funding and governance
The scale of change in Derriford and Seaton over the coming 
years	 will	 require	 massive	 investment	 in	 new	 buildings,	
essential civil infrastructure and supporting community 
infrastructure	 and	 services.	 An	 overall	 Funding	 Strategy	
will need to be established for Derriford and Seaton to 
enable funders, public sector partners and developers to 
clearly understand the approach, sources, programme and 
financial	 demands	 placed	 upon	 them.	 	 This	 can	 only	 be	
prepared when the major cost components of the strategic 
infrastructure works, in particular the highways works, have 
been determined.

The City Council’s Development Tariff is helpful in this 
strategic context as it is can be used to contribute to the 
delivery of strategic infrastructure to enable the cumulative 
impacts of developments to be managed in a sustainable 
and effective way that supports the delivery of the City 
Vision. The tariff is charged for planning obligations based 
on	 the	 net	 increase	 in	 housing	 or	 commercial	 floorspace	
created by a development to fund community infrastructure 
and services.  

But by no means all of the infrastructure can come from the 
tariff	or	developer	contributions.		For	example,	the	highways	
and transportation solutions that will enable Derriford and 
Seaton	 to	 operate	 sustainably	 will	 inevitably	 require	 very	
major	investment	and	are	likely	to	require	a	Major	Scheme	

Bid	to	the	Department	for	Transport.		An	MSB	is	submitted	as	
a comprehensive business case, including a full engineering, 
economic and environmental appraisal and following a full 
public consultation on the options.

Much	of	the	very	considerable	strategic	infrastructure	works	
will need to be funded ‘up front’ in advance of income 
generating development. The Regional Infrastructure 
Fund	 (RIF)	 is	 another	 significant	 source	of	 funding	 for	 the	
essential infrastructure necessary for supporting sustainable 
growth.	 The	 RIF	 forward-funds	 developer	 contributions,	
enabling earlier delivery, and recovers its investments as 
development	occurs.		The	RIF	is	administered	by	SWRDA.	
This investment, as opposed to grant funding, will be an 
increasingly important element of public sector funding. 

Given the importance of the Centre to the City, the public 
sector should have a stake in its implementation.  The City 
Council land and, to a greater or lesser extent under different 
scenarios, the SWRDA land, is central to the delivery of the 
new Centre.  It cannot be delivered in line with the vision if 
the Council’s land is not used to some degree.  This places 
the Council in a strong position to drive the Centre forward, 
controlling the process from the front. 

The public sector must work with the private sector, either as 
joint landowners or as development partners. Joint venture 
partnerships and development agreements that share the 
risk and inject wider experience should be welcomed, 
perhaps in the form of Local Incentive Backed Vehicles 
(LIBVs) in which funds comprise local public sector assets, 
or	property	options,	and	equity	from	institutional	investors.		
Partnerships need to be led by those with the necessary 
experience,	influence	and	the	overall	vision	for	Derriford	and	
Seaton, and might involve the City Council, SWRDA or the 
City Development Company in the lead role.   

The provision of utilities and other local services might 
increasingly	involve	a	co-operative	style	that	brings	benefit	
to	 the	 local	communities,	such	as	MUSCOs.	 	This	 idea	 is	
already being promoted for delivery and management of the 
proposed Derriford Community Park.

Current market conditions have dramatically affected the 
viability of development schemes and this will have a bearing 
on the level and nature of potential planning contributions.  
That, in turn, could affect the deliverability of community 
infrastructure and affordable housing targets. The City 
Council	will	be	preparing	a	Local	Investment	Fund	as	part	of	
the Single Conversation with public agencies and one of the 
key outputs will be the delivery of affordable homes.  The 
Homes and Communities Agency (HCA) might therefore 
have a role to play if development markets are slow to pick 
up.

    4.0  District Centre delivery issues
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