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1Derriford Vision

Based on an extract from the Derriford Development Framework Evidence Report.



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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Plymouth is the largest city west of Bristol and its role in supporting 

the local and sub regional economy is critical. The City is a major 

centre of employment, shopping and tourism. It also has an 

important regional significance as a centre for culture, sport and 

higher education. Plymouth has global links with North American, 

Asian and European companies and has important healthcare 

and medical sectors, many of which are based at Derriford. 

Historically the City has been highly dependent on defence-related 

industries but over recent years this has declined significantly and 

there is an ongoing need to diversify and strengthen the local 

economy. Derriford and Seaton offer one of the key development 

opportunities where this aspiration can be achieved, building on 

its business reputation, natural and built assets, its accessibility 

and its potential.

Through the Plymouth Vision, prepared by MBM Arquitectes, a 

compelling picture of what the City is and what it could become 

has emerged. The vision focuses on the unique beauty and 

position of the City, and identifies that: ‘..it seems to fall way short 

of its potential offer for lifestyle, workplace and urban attracter 

that this uniquely positioned and naturally endowed waterside city 

should be able to provide to a waiting population.’ A Vision for 

Plymouth sets out the aim for Plymouth to be a ‘European Cultural 

City’. It also sets specific targets including a population growth 

over the next twenty years from the current 240,000, to between 

300-350,000 in order to make a more sustainable and vibrant city. 

This target population is suggested as the level of critical mass 

required to support a city of the nature outlined in the vision. The 

MBM vision for Plymouth in essence seeks to bring the quality of 

the social, economic and urban fabric of the City up to a level that 

is commensurate with its stunning natural setting. This vision has 

been adopted in the Core Strategy:

“By 2020 Plymouth will be one of Europe’s 
finest, most vibrant waterfront cities where 
an outstanding quality of life is enjoyed by 
everyone.”

It is in this highly aspirational context that the Derriford and Seaton 

Area Action Plan (AAP) is being prepared.

Since 1995 an alliance known as the Core Cities Group (comprising 

eight of England’s major regional cities) have been working together 

to set out a vision of the role that big cities must play in national 

and regional life in the 21st century. One of the motivations of 

the alliance is to ensure that the profile and prosperity of English 

cities compares favourably with the best regional cities in other 

parts of the World, and in particular the European Union. Whilst 

the work of the Core Cities Group does not necessarily have the 

same aim as the Plymouth Vision, the implications are identical; a 

city that performs well regionally, nationally and internationally is 

likely to have a strong economy, a high quality of life and a healthy 

environment. To achieve this success the work of the Group has 

demonstrated that there are two complementary but distinctive 

sets of urban policy factors that must be addressed by any aspirant 

regional city - ‘external’ and ‘internal’.

The ‘external factors’ are about establishing and maintaining a 

competitive role in the wider national and international economy. 

These factors include the strength and commercial relevance 

of a city’s knowledge base, business friendly governance and 

effective business support services, and high quality infrastructure 

which connects well to external markets. In short, these are the 

conditions that attract and encourage knowledge based business 

clusters on a scale which can enhance both regional and national 

competitiveness. These conditions are also fundamental for 

creating the positive climate necessary for enterprise in the wider 

sense, encouraging a ‘can do’ culture that translates into the birth 

and growth of a wide range of indigenous businesses at all levels 

of the economy. 

There is also a group of ‘internal factors’ which connect with 

more immediate quality of life issues for individuals, families and 

neighbourhoods and which are important in attracting businesses 

and the workforce. These factors include the local environment, 

the quality of public services, leisure facilities, social inclusion and 

neighbourhood renewal. In short these are the conditions which 

make for a cohesive and positive society. 

Plymouth has much to do to address both ‘external’ and ‘internal’ 

factors if it is to significantly enhance both social and economic 

conditions and fulfil its potential offer for lifestyle, workplace and 

as an urban attractor. Derriford and Seaton are very well placed 

because together they have what it takes to address both external 

and internal factors simultaneously. As a leading centre of medical 

excellence and a hub of science and technology the location is a 

pivotal sub-regional location which helps to strengthen the City’s 

national and international competitiveness. Proximity to Dartmoor, 

with stunning views and deep wooded valleys dissecting the 

topography, can contribute to a better quality of life for the 

residents and working population of the City.  This in turn enhances 

competitiveness, particularly in the highly skilled, high value and 

knowledge based sectors the area is known for.

Placed in this context it is clear that Derriford and Seaton already 

represent far more than ‘just’ a neighbourhood or local centre.

The area is already an important sub-regional centre with a vital 

role in the success of the City. However, despite being defined 

by a formidable mix of uses including the Hospital, Plymouth City 

Airport, Nuffield Hospital, The University College of St Mark and St 

John, Plymouth International Business Park and Tamar Science 

Park, the area is not actually perceived as a place in its own right. 

Each of the uses sits on its own within a broad area with no sense 

of place, image or ‘brand’ identity. 

The Core Strategy proposes a new District Centre at Derriford that 

will address gaps in shopping provision. ‘The Derriford proposal 

will also respond to major population growth planned for in the 

north of the City, over-trading of nearby superstores, support the 

Council’s strategy for a bi-polar economy concept focused on the 

City Centre and Derriford and put a new heart into the north of 

Plymouth.’

The challenge for the AAP therefore is to complement the existing 

uses at Derriford and Seaton with an urban framework and infill 

development that make a place out of what is currently a non-place, 

and that are commensurate with the sub-regional importance of 

the existing and future uses. If this is achieved the result will be 

a second centre for Plymouth: not just a series of destinations 

off the A386 but a focal point for the whole of North Plymouth; a 

memorable piece of the cityscape with sub-regional importance 

and international connections.

1.1 The City Vision  

1.0 The Vision for Derriford and Seaton
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The Council’s objectives to deliver the vision for Derriford, as set out in the Core Strategy, are reproduced 

below:

1. To develop a diverse mix of commercial and community uses supported by a strong, vibrant new 

residential community.

2. To play a major supporting role in the sub region’s long term economic and social well-being through 

the provision of strategically important health, economic, further education and transport infrastructure 

(including an improved Plymouth airport).

3. 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.

4. To provide a new high quality ‘northern gateway’ into the City, with a strong sense of place.

5. To facilitate public transport, cyclist, pedestrian and vehicular access in a sustainable way.

6. To create a strong urban form, utilising distinctive high quality architecture and spaces with sufficient 

scale, which is easy to understand and assists in orientation.

7. To create a high quality, safe and accessible environment.

8. To create key new transport linkages with surrounding areas, including potential Forder Valley and 

Whitleigh links.

9. To capitalise on the existing network of green spaces, views and historic environment and enhance 

the role of these, with greater access and links to wider areas.

These objectives are translated into a series of principles on the following pages with which all future 

development of the masterplan and designs for individual blocks should conform, unless there are 

overriding issues of practicality or viability. 

1.2  Core Strategy Objectives for Derriford 

Fig 1: Derriford Concept
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To the south of the A38 there are a number of clear and distinctive 

centres with their own image and identity, including Stoke, Mutley 

Plain, Devonport, East End, Stonehouse and the Barbican, not 

to mention the City Centre itself. Each of these have the potential 

to evolve with a mix of uses and facilities to build a sustainable 

community. Some are also likely to assume a wider importance 

as recognised components of the wider city, making positive 

contributions to its distinctiveness, profile and reputation.

The situation to the north of the A38 is markedly different. Sustainable 

Neighbourhood studies carried out for these areas revealed 

a number of low density suburbs lacking significant services, 

facilities and focus. Virtually none of the suburbs come close to 

achieving the bottom end of the densities required by Planning 

Policy Statement 3: the wider area is fragmented by numerous 

valleys that dissect the landscape and, as a consequence, the 

overall population of this area of the City is low and dispersed. 

Derriford and Seaton together represent the best opportunity to 

create a focus to the neighbourhoods to the north of the A38. The 

area has scope, with almost 160 hectares of land with ‘potential for 

change or intensification’. It is at a natural and historically established 

gateway to the City and is fairly central to the surrounding suburbs. 

It has strong place-making features such as Crownhill Fort and 

the Bircham and Forder Valleys. It is an international employment 

centre with a mix of uses and significant transport infrastructure. 

Existing uses give it a scale and some presence. 

A significant density of development, including residential, 

commercial, community and retail development, will ultimately 

help to make this area more sustainable as a distinct urban district 

of the City. The commercial, community and residential uses of 

developable areas will substantially add to the critical mass of both 

the resident and working population, increasing overall densities 

within the broader area to a level closer to that which might be 

expected of a city.

Derriford and Seaton therefore has a hugely significant role to 

play as the hub which acts as a focus to currently disparate and 

detached neighbourhoods lacking the level of facilities and services 

which should underpin any ‘sustainable community’. To achieve 

this role two issues will be vital to success. Firstly, the critical mass 

of development will be pivotal to making the area function as a 

real centre which is perceived as such by the residents of North 

Plymouth. 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. Other areas that have tried to achieve this without the critical 

mass of development have had limited success. For example the 

neighbourhood centre of north Bristol is little more that a large 

Sainsbury’s supermarket and shows little sign of becoming a social 

and economic place that encourages people to visit, spend time 

and interact. The nature and quantum of development at Derriford 

is likely to require sufficient scale to encourage a genuine mix of 

uses, the social use of space and so on. Without these human 

interactions the Centre could be merely utilitarian – a place to pick 

up some groceries, but not the vibrant heart of North Plymouth. 

Secondly, the type, scale and design of the urban fabric of the 

area will, in conjunction with the critical mass of development, 

determine success. Boldness of vision will be essential. Existing 

large scale uses and the road infrastructure currently tend to 

dominate over the cyclist and pedestrian environment. Any new 

urban fabric introduced within the Derriford area could be easily 

overwhelmed by the particular scale of the existing urban form of 

the area. It seems vital therefore that the urban ‘glue’ that binds the 

existing uses together into a cohesive urban identity is bold, simple 

and easily understood. It will need to be of a sufficient scale to 

create an urban context for highways infrastructure turning ‘traffic 

sewers’ into streets. 

The scale of development across Derriford will vary of course, but 

at its heart the scale must be sufficient to: counter the highway 

dominance; demonstrate the importance of the Centre in the City 

hierarchy; and express the significance of the international activities 

that take place here. Modest two-three storey ‘new urbanism’ will 

not achieve this in the Centre, although would be more appropriate 

on sites further removed from the heart. In general, a bolder 

contemporary city area needs to be created that matches the best 

new development achieved by the European cities that Plymouth 

aspires to stand amongst.

1.3 Making a ‘Centre’
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fig.3 Potential urban form: a consolidated, cohesive and distinctive urban structure with excellent 

accessibility to create a new centre for North Plymouth

fig.2 Existing urban form: lack of connection between disparate sites, poor 

accessibility and lack of urban form, identity and focus
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1.4 Delivering wider benefits from development

The majority of landowners and/or developers active within 

Derriford and Seaton have aspirations for development that 

are broadly in line with the wider vision. A significant amount of 

change is envisaged within both the public and private sectors. 

Investment by the Hospital alone is likely to run into the hundreds 

of millions of pounds. Add to this potential development of the 

Hawkins Trust Land, South West Water site, the Tamar Science 

Park, the International Medical & Technology Park, the Airport and 

the ‘north-west quadrant’ and the scale of investment is huge. 

Although many of the sites are complex and difficult to deliver, 

there is a significant opportunity to coordinate development to 

reorient the infrastructure in the area to support the concept of a 

modern, inspirational and sustainable urban centre for the north 

of Plymouth. This will need to focus on improvements to public 

transport to implement a 21st century infrastructure that encourages 

sustainable patterns of resource use and consumption. The social 

and community infrastructure necessary to support the resident 

and working population of North Plymouth will also need to be 

put in place. With more flexible approaches to work and child care 

there will be much that new development can offer to enhance 

Derriford’s ‘offer’ as a place with a good live-work balance.

The Forder and Bircham Valleys are stunning assets and can be 

relatively readily brought into public use. The Bircham, Seaton and 

Forder valleys combine to represent an impressive and enviable 

city resource that, if managed appropriately, could provide city-

wide educational and recreational benefits.  PCC has recognised 

this potential and is preparing proposals to establish the area as 

Derriford Community Park, an asset for education, visual and 

leisure amenity, healthy living, recreation and locally grown food. 

Their landscape and ecological values will need to be maintained 

and enhanced through ongoing management.

Key assets such as Crownhill Fort, Bowden Battery and Fort Austin 

must be brought into the equation: Crownhill Fort itself should be 

one of the strongest place-making anchors for the whole area.

Wider environmental benefits will also include reductions in 

resource use and consumption. Energy will need to be a strong 

theme within the AAP. With a major energy user on site in the 

form of the hospital, and a number of other large energy users, 

there is real potential to integrate within the plan the infrastructure 

necessary to deliver combined heat and power. Combined Heat 

and Power (CHP) offers a low carbon approach and is a more 

efficient way of generating energy  and often the most cost effective 

way of achieving carbon savings. By making use of the excess 

heat created by energy generation there is a real opportunity to 

encourage a sustainable energy policy for the area. 

The AAP will need to identify and quantify the social, economic 

and environmental benefits that can be delivered through the 

implementation of the AAP so that these can be factored into 

negotiations about planning contributions from the outset.

fig.4 Land Ownership in 

Derriford and Seaton
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1.4.1 Land Use and Ownership

1.   Plymouth Hospitals Trust/Derriford Hospital

2.   Wharfside Regeneration

3.   Ambulance Trust

4.   Eagle One

5.   SWRDA/Plymouth International 

      Medical and Technology Park

6.   Wessex Reserve Forces

7.   Hawkins Trust

8.   Greenside Properties

9.   Poole Farm

10. Tamar Science Park

11. University College of St Mark & St John

12. Plymouth Airport/Sutton Harbour

13. Nuffield Hospital

14. Devonshire Health Club

15. Landmark Trust

16. South West Water

17. Mrs Edwards

18. Henderson/B&Q

19. Western Morning News

20. Christian Mill

21. BT Site

22. Centre for Clinical Excellence

23. Plymouth Hospitals Trust/Planned 

      Care Centre Hospital

24. Sutton Harbour
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1.5  The nature of the urban framework 

Although they seem hugely complex, cities can also be seen in 

a very simple way. Essentially they consist of lines of movement 

(streets) which divide an area into blocks and plots which are 

developed for a variety of uses. An urban framework is the same 

thing – it allows for anticipated movement by all modes of transport, 

including pedestrians and cyclists, whilst at the same time dividing 

an area into blocks and plots which are attractive to the private 

sector to develop. 

The urban framework for Derriford and Seaton has to achieve a 

number of competing goals. It needs to allow for all anticipated 

modes of transportation at a level that enables the new centre 

to function in a sustainable way. It also needs to define a pattern 

and grain of blocks and plots which will create a distinctive and 

appealing place. A key requirement of this pattern of streets and 

spaces will be to turn Derriford and Seaton from being a series of 

cul-de-sac destinations off the main A386 into a genuine focus for 

neighbourhoods and uses within the area. Derriford needs to go 

from being a destination on a radial route out of the City to being 

perceived as the nucleated centre to north Plymouth. 

Whilst this restructuring of urban form seems ambitious it can be 

achieved by targetted investments in the transport infrastructure 

which will link the area to the east and west. Principal amongst 

these is the Forder Valley Link. In functional terms this link would 

provide a means to enhance public transport and accessibility 

and enable North Plymouth to be connected not only to the City 

Centre but also to the east and Langage. 

In terms of the urban framework, the link also helps to break down 

the pattern of cul-de-sac developments that currently characterise 

the area and contribute to the notion of a consolidated centre. 

There are other opportunities for adding permeability to the urban 

framework, for example by identifying new linkages through the 

surplus airport land and possibly to the west of the international 

business park around the northern edge of Crownhill Fort. The net 

result of these enhancements to the permeability of the area would 

be to radically restructure the existing urban framework of the area 

to make the Centre of Derriford a focus to the wider area – just as 

traditional town centres are the focus to their urban hinterlands.

The urban framework also needs to create a network of streets 

that creates a remarkable and recognisable urban form. Like any 

urban centre there will be areas of different intensity differentiated 

by variations in street width, block size and architectural scale. At 

Derriford and Seaton not all parts of the Centre will have urban 

intensity. However some key areas in the corridor from Crownhill 

Fort to the Hospital do demand greater intensity and the delivery 

of a high quality urban form and public realm. These are the most 

used, accessible and visible areas and are the natural focus to the 

area. They need to be remarkable because they must portray a 

positive impression of the City and the district.

fig.5 a positive impression of 

Derriford and Seaton
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1.6  Derriford 2021

By 2021 Derriford and Seaton has become the natural heart of North 

Plymouth, an urban district of over 50,000 people and an important 

sub-regional destination for medical, science and technology 

centres. It now forms part of a bi-polar economy with the City Centre, 

complementary in scale and land use.  It has become a justifiably 

proud part of the cityscape. It has a sufficient critical mass of residential 

and commercial development to ensure that it functions as both a 

social and economic focus to the area. The bold urban form of the 

development, linking the constituent parts of the Centre, is sufficiently 

robust to create a distinct and recognisable identity out of what was 

previously a disparate collection of uses. It has striking architecture of 

a sufficient scale to balance the large scale commercial and medical 

uses of the area, and connections lead to a new bus interchange at 

the recognised and respected architecturally feature of the hospital 

entrance.

Derriford offers a wonderful quality of life. It is a 21st century centre 

with excellent public transport linkages throughout. It has a mix of 

spacious, bright and airy, well-treed boulevards and spaces; tight 

streets and urban spaces within the main urban focal points; and 

linkages to and across the beautiful wooded valleys which serve as a 

major green resource for the resident and working populations. The 

well connected and walkable area with integral linear green routes 

through the green valleys, pocket parks, roof gardens and parks, 

along with the cluster of community and research medical facilities, all 

contribute to making Derriford and Seaton a place for healthy living.

The Community Park reinforces the feeling, and benefits, of a city 

in the countryside, bringing farmland and biodiversity right into the 

heart of the urban area. The green link through the heart connects 

the community directly to the Crownhill Fort Glacis and down the 

valley to the Tamar. 

The compact and well connected urban form, containing a mix of 

jobs, homes, leisure and community uses, centres of learning and 

alternative transport modes, make this a truly sustainable piece of 

city where economic success drives social interaction, community 

wellbeing and environmental enhancement. fig.6 Derriford 2021
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1.7 Derriford 2021...a day in the life...

Employee: Shift nurse living locally and working at the 

Hospital

I wake up in my cosy one bed house on the old South West •	
Water site, overlooking Glacis Green. I feed the cat and begin 

my walk to work through the new centre. I meet friends coming 

off the night shift for a quick chat over coffee and pastries.  

Since they built the new centre it feels much safer getting to •	
and from work at all hours - more people, better lighting, just 

lots more going on really.  Its nice not having to walk along 

windswept roads through characterless car parks anymore. 

And crossing Tavistock Road is so much easier and safer 

now.

At lunchtime, I usually nip out of the hospital and walk up the  •	
high street into the Centre to visit the bank, or travel agent if 

i’m lucky !  I pick up a sandwich and usually something fresh 

and local for dinner, but being Friday today, a few of us are 

going to eat out at the great brasserie in the Centre.

So today I have time to stroll down into the Community Park •	
and then sit in one of the parks that are full of people relaxing 

eating and drinking and taking time out.

After a busy shift, I pop home (it only takes me about 15 •	
minutes), feed the cat again and go back into the Centre to 

meet my friends.  A quick drink in the big glazed ‘Landmark’ 

building enjoying the views over Derriford to Dartmoor, and 

then into the popular little brasserie with its vibrant mix of 

families, workers, bosses and students.

I feel quite smug as we compare carbon footprints - I win as •	
I have no need for a car because everything is so accessible 

and well served by the buses. If i DO need to travel further 

I simply hire from the car pool. And my lovely little energy 

efficient house even draws its power from Derriford’s CHP. I 

sleep soundly with a clear conscience.

Businessman/Investor: Arriving by plane and viewing a 

potential new property

I fly in to Plymouth from Docklands, enjoying the birds’ eye •	
view of the moors and coast for the first time in several years.  

I’m surprised by how different the airport feels from my last 

visit - now a lot more up-market and less provincial. 

I take a taxi from the busy hub opposite the college and muse •	
over how Derriford has changed: from a scattering of sites with 

acres of surface car parking to a real mixed use community,  

complete with houses, offices, schools, shops and squares. 

It seems that Derriford has upped it’s game and become an 

integral part of the increasingly international city.

I arrive promptly for the meeting with the property agent at •	
the speculative office/R&D facility on Plymouth International 

Medical & Technology Park. Impressed by the quality of the 

architecture and the way it integrates with the park.  The agent 

informs me that the park connects the two valley systems, to 

east and west - a nice bonus to sell to colleagues. 

It seems there is a range of housing to suit the pockets of •	
all of our employees: executive homes in the older suburban 

streets and on the valley sides; through to new flats in the 

Centre and lodgings for our graduates in the larger houses in 

Seaton. The setting and lifestyle opportunities should make it 

easier to persuade staff to relocate and to attract new people, 

and there is a substantial local labour pool to draw on.

On the flight home I have the overwhelming feeling that I’ve •	
been to somewhere special, with real presence, and that if 

we were to locate our business in Derriford we would benefit 

from the beautiful setting, the quality of the environment, the 

mix of uses, the accessibility and the consolidated business 

environment with associated synergies.  Decide to make a 

positive recommendation to the Board on Monday.

Resident: Living in Charlton Road, Crownhill and working part 

time in the District Centre 

I take the dog for a walk to the Community Park. He dutifully •	
trots beside the electric wheelchair along Charlton Road but 

is always delighted to be let loose in the park.  The new paths  

make it so much more accessible than it used to be, and it’s 

nice to meet so many more people there now.

I return the dog and head off to work in the Council offices in •	
the District Centre, pleased to have a variety of interesting, 

flat, green and safe routes to follow.

At lunchtime, I sit and eat sandwiches with colleagues beside •	
the historic leat. Each of us is a Plymothian and we’re really 

pleased that the heritage up here is at last being recognised.  

We particularly like the fact that Crownhill Fort now seems 

to be more a part of the City and locals and visitors alike are 

better able to appreciate it for what it was.

We discuss how much more manageable life is since job •	
opportunities in Derriford have increased so much: no longer 

any need to travel into the City Centre everyday to work 

because of the range of jobs available here. Conversation 

moves on to the advantages of the wider range of shops, 

entertainment facilities and services now easily accessible. All 

pleased about not having to travel so much.

After work, I visit the shops to buy some gifts for the •	
grandchildren who will be visiting Derriford for a week - luckily 

there is now more for them to do here than there used to be.

I get home and collect the dog. Drive the wheelchair up to •	
Glacis Green and soak up the view and the amazing history of 

the Fort and the City. This is particularly enjoyable as previously 

it was impossible to access this in the chair. 

Day Visitors: Family of four arriving by car to visit an elderly 

relative

Visiting from north Devon we arrive after a pleasant journey •	
through Tavistock, parking the car at the George Park & Ride. 

We only have to wait a few minutes for the bus, which speeds 

us down to the Hospital with the minimum of fuss. The kids 

are amazed by the new Hospital entrance - it certainly makes 

the place look less intimidating. 

We spot a flower shop in the little park opposite and buy a •	
bouquet and some chocolates for my aunt who is in one of 

the care homes. We haven’t seen her for ages and the kids 

certainly haven’t been looking forward to the trip: “We’ll be SO 

bored Dad.” “There’s never anything to do Dad.”    

In the Home we pick up a leaflet for the new Environmental •	
Education Centre in the Community Park and decide to check 

it out. We get the bus from outside the Home straight to the 

Centre and arrive in good time for lunch. We sit in the beautiful 

landscape admiring the views before looking around the 

fantastic interactive Centre and the animals in the farm.

We hire bikes from the Centre and cycle around the three •	
interconnected valleys, and back into the Centre of Derriford 

through Bircham Valley.

With the kids’ low boredom thresholds in mind, we decide •	
not to loiter around the shops and cafes, despite their appeal. 

Instead we cycle on to Crownhill Fort and take the tour, ending 

up on Glacis Green just in time for some al fresco dining in 

one of the fancier restaurants in town.

We leave our bikes in the shared bike pool and hop on a bus •	
back to the car, reflecting on how much there is to do now in 

Derriford. Even the kids reluctantly concede that they’ve had 

worse days out !



2Derriford Masterplan Framework

This section establishes the principles that should be applied when planning Derriford and Seaton if the vision is to be 

delivered.  The framework is described under 5 headings:

land use;•	
access and movement;•	
green infrastructure; •	
landmarks and legibility; and•	
community.•	
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The framework has been developed from the outset with two 

overarching thoughts in mind: first, that Derriford and Seaton 

will develop as a truly sustainable community, accommodating 

all of the ingredients that a large community requires, including 

housing, employment, shopping, education, health and recreation 

provision; and second, that it will become the new heart of North 

Plymouth. The scope for change in Derriford and Seaton is certainly 

sufficient to enable it to rise to the challenge of creating a strong 

and inspirational new place in the City.  The masterplan framework 

reflects these drivers, and the scale of the opportunity in a number 

of ways:

 

The mix of uses in the area will be intensified to create a more •	
sustainable community, a place where people of all ages want 

to live, shop and relax. 

The higher density development will help to provide activity •	
and strengthen social interaction and civic life and increase 

the offer that Derriford can provide as a place with a good 

live-work balance. 

The urban form will have a distinctive structure of streets and •	
spaces which will aid navigation and orientation around the 

key spaces making it easier to move through the place.  

Facilities will be within easy walking distance of the employment •	
and residential offer reducing as much as possible the need 

to drive and adding to the sense of social cohesion, healthy 

lifestyles and offering a very real sustainable community offer.  

The location of high quality residential, commercial and leisure •	
value will exemplify the idea of an improved townscape and 

landscape that is so important to existing residents.

Radial bus routes will connect the surrounding communities  •	
to the District Centre and will be focused on an integrated 

public transport hub.

The A386 will remain the principal north-south connection that •	
links Plymouth-Derriford-Tavistock but, from a place-making 

perspective, its form needs to change: the dominance of 

the highway infrastructure needs to be reduced to create a 

stronger urban form; the dominance of the traffic needs to 

be reduced to enable a better quality urban environment; and 

the means of crossing the road for pedestrians and cyclists 

needs to be improved to enable the heart work effectively.  

The Derriford District Centre Delivery Study considers an 

number of options. 

In order to achieve the desired sense of place and urban •	
presence the A386 must be flanked on both sides by 

substantial retail, commercial and residential development. 

High Quality Public Transport should be routed straight •	
through the centre. The importance of improving this transport 

link is paramount in delivering excellent public transport 

infrastructure in line with the requirements of the Regional 

Spatial Strategy and Core Strategy

The urban form in Derriford and Seaton needs to acknowledge •	
and respond to the historic features of the area, including the 

Crownhill Fort, Bowden Battery, Fort Austin and the leats, 

which add richness to the urban fabric and add considerably 

to the sense of place.  These features will be celebrated, 

protected and enhanced and incorporated into the new 

mixed use urban area.  Far from impacting negatively upon 

the natural and cultural features of the area, the framework 

draws them into the heart of the place and turns them into 

considerable community assets.

In response to the significant topographical characteristics of •	
the area, there will be a series of interconnected green valleys 

that will protect and emphasise views to Dartmoor and will be 

formailsed to create Derriford Community Park, a major green 

space that will provide for recreation, education and general 

amenity for the resident and working population.  

Existing walkable routes will be connected to create better •	
access and connectivity through, and to, the area, enhancing 

the integral linear green routes and reinforcing a new sense of 

place built around green spaces and places.  The provision of 

strategically important health infrastructure and science and 

technology in the area will complement the ‘healthy living’ 

environment.

Variations across Derriford and Seaton, for example in •	
topography, outlook, exposure, microclimate and land use, 

will be exploited as one of the key drivers of the character of 

the area.  An urban design and architectural response to these 

variations, together with sustainable design considerations, 

will be preferable to a style-driven approach.  

The urban form of the area will need to echo the responses •	
to microclimatic and topographical and visual opportunities, 

engendering in the plan area distinctive character areas that 

complement the fine grained landscape.  

The urban form will be carefully designed to maximise the •	
provision of access to green valley’s bringing them right into 

the heart of the development.  It is not the intention that the 

valleys are developed, but that they are used as a resource 

for the resident and working community and that the valleys 

themselves add to the appeal and value of the new heart of 

north Plymouth.  

New buildings will be constructed alongside the valley to draw •	
value from the green space, to better define the valleys and to 

provide more interaction and overlooking to make them safer 

places to use.  Design will be sensitive and will reflect the 

quality of the surrounding natural landscape. This approach 

will imbue Derriford and Seaton with more visual interest and 

distinction making it a more desirable place to work and live. 

The framework for the AAP area will need to be sufficiently •	
responsive and flexible to cater for recognised aspirations and 

to address concerns, and will also have the ability to respond 

to growth allowing for potential opportunities that arise in the 

future.

.

2.0 Masterplan Framework
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2.1.1 Derriford and Seaton 2021

Derriford has long had a number of sub-regional uses including the hospital, medical & 

technology/ business park, science park, Marjon and the airport. Throughout the AAP 

period these have been enhanced and supplemented by additional medical uses including 

a new planned care centre, and extensive employment and retail development.  The new 

employment is increasingly mixed with residential and community uses. 

The district retail function of the area is one of the main developments in recent years. This 

has been carefully planned so as to not detract from the City Centre 5km to the south. 

In order to achieve a sufficient critical mass of uses to attract people to the Centre and 

encourage spin-off social and community uses and interactions the retail uses have been 

carefully chosen and mixed. The district retail uses have been integrated with residential 

uses to create a sustainable, mixed centre at the heart of north Plymouth.  

To the west of Derriford Hospital the area has a tighter and more intimate network of 

streets and spaces and provides for local eating, shopping and leisure needs as part of 

the District Centre. The large nearby working and resident population means that it is now 

a busy and vibrant environment. Being closely linked to the transport interchange and 

linked to Crownhill Fort by the leat-garden it is also popular with the shoppers, residents 

and visitors.

At the local level, substantial residential development has occurred. One of the primary 

aims of this is simple – to encourage as many of the people as possible who currently work 

within the area to also live there. The underpinning of the concept has been to provide a 

quality of life that embodies good ‘South West’ living, comparable with the South Hams 

within a predominantly high density urban form. The quality of the setting and the public 

realm has helped to achieve this and there have also been some stunning architectural 

innovations. In addition to high density mixed use residential development at the heart of the 

area, in some key locations a different approach to design has resulted in some impressive 

relatively low density neighbourhoods with contemporary sustainable architecture which 

have proved popular with the doctors and consultants who work at the hospital, helping 

to reduce economic leakage.

Whilst the district (sub-regional) retail uses attract people to the area and encourage use 

of its facilities, there are also a number of smaller local centres that ensure people can 

reach some basic facilities within 400m of their homes. These are found at various points 

throughout the area. 

2.1.2 Landuse Principles

To improve the mix and interaction of uses at Derriford to create a more sustainable 

community and a heart to North Plymouth (which functions as a bi-polar centre with the 

City Centre and a District Centre for north Plymouth). 

A number of key principles underpin this dimension of the plan (see figure 6):

Principle 1: Creation of a Mixed Use Centre to North Plymouth

A higher density mix of uses within Derriford will form a centre to the surrounding 

neighbourhoods and create a heart to North Plymouth. The consolidation of uses and the 

nature and quality of the public spaces, the urban form and the architecture combine to 

define this part of the City. Existing uses that are incompatible with the vision for Derriford 

and Seaton should be removed, or reprovided in a more appropriate form, in order to 

prevent them undermining the achievement of the vision.  

The mix and interaction of uses will be dramatically changed to create a more sustainable 

community. Providing a mix of uses will reduce unnecessary car journeys by ensuring 

many daily needs can be met within walking distance, as well as ensuring that public 

transport becomes the easiest, quickest and most cost effective way of getting around 

the area. A mix of uses will also provide activity that avoids dead spaces and times, 

helping to strengthen social interaction and civic life, as well as improving public safety.  

The framework is designed to be sufficiently flexible to accommodate change and as 

development proceeds the mix and location of uses will evolve in response to changing 

market conditions and developer and community aspirations. 

Principle 2: Creation of a Hierarchy of Centres 

The framework aims to create a hiearchy of centres across the area which provide a 

network of facilities serving the existing and new communities. A key component of the 

creation of a new sustainable neighbourhood, the District Centre will support the existing 

employment, health and residential uses and provide a new focus. The District Centre retail 

function will be carefully planned so as to not detract from the City Centre. The area has 

also been designed to allow for potential long term growth of the retail centre, if desirable, 

as the population of north Plymouth grows. The framework also incorporates several local 

centres to ensure people can reach some basic facilities within 250-400m of their homes 

and workplaces. 

Principle 3: Getting people to live within the heart of Derriford

Substantial residential development is an important component of the overall plan to create 

a more sustainable city and a more sustainable community in Derriford. One of the primary 

aims is to create a place where people of all ages and circumstances want to live, to 

encourage as many people as possible who currently work within the area to also live, 

shop and relax there. A range of tenure and type of dwellings will be provided throughout 

the area with the aim of providing a quality of life that competes with the South Hams and 

Dartmoor within a predominantly high density urban form, but also including some lower 

density neighbourhoods, overlooking the valleys.

Principle 4: Strengthen Existing Employment Area

The plan aims to strengthen Derriford as a major employment area in line with the Council’s 

concept of a bi-polar economy with strong and complementary centres of employment at 

the City Centre and Derriford. The focus at Derriford will be on the Bio-medical, Healthcare 

& Technology sector, and the framework aims to increase density and tighten the urban 

form with buildings enclosing the street to create a city scale place with concentrated 

activity and vibrancy. The area will have a high profile with the area fronting onto the A386, 

proposed hub and high quality public spaces generating visual distinction, interest and 

investment.   

Principle 5: Provision of Integrated Community Facilities 

The framework offers opportunities to provide new and enhanced community facilities 

which will serve existing and new communities. Development on the scale envisaged 

will require improved school provision which should be designed to include additional 

community facilities to create small community hubs where people can meet and interact. 

There is an aspiration for a new swimming pool which should be accomodated in the AAP 

area. The framework also provides public open spaces maximising use of the network of 

green valleys and connections as well as improved public transport. 

2.1 Landuse Framework
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2.2.1 Derriford and Seaton 2021

Derriford has an urban framework that allows for good accessibility whilst at the same 

time providing a distinctive and cohesive urban structure. With excellent linkages north 

and south on the A386; linkages through the Forder Valley to Langage; and excellent 

connections with the surrounding neighbourhoods the area genuinely is the focus to north 

Plymouth. The radial pattern of routes focused on the integrated transport hub and overall 

permeability creates a strong urban form and gives excellent pedestrian, cyclist and public 

transport accessibility to all areas. 

Derriford is much better connected internally than before.  A series of new links connect 

the different parts of the area, enabling public transport to operate efficiently, terminating 

at the major new interchange at the dramatic new hospital entrance and picking up major 

new stops at local centres.

The main urban area of Derriford links Crownhill Fort and the Hospital to the north of 

the District Centre and transport hub. The A386 between these two points has been 

transformed, enclosed by large scale and elegantly designed residential, retail and 

commercial development along the length of this corridor.  Pedestrian movement across 

the A386 is improved by the reduced carriageway widths.

The permeable vehicular grid of the area is supplemented by a pedestrian and cyclist 

secondary network, which optimises the valleys as a means to connect with the various 

uses of the area and the wider city open space network. The steepest valleys are traversed 

by elegant bridges which touch the tree tops and which have become an attraction in their 

own right.

The hierarchy of streets has created a cohesive set of inclusive linkages that allow for a 

seamless integration of the site with the existing urban area, helping to blur the edges 

between new and existing development. It also allows for easy access within the site and 

between areas of development and key users such as the Hospital and business parks. 

 

2.2.2 Access / movement / Framework Principles

To provide a genuine focus to north Plymouth with radial routes from the 

surroundings focused on an integrated public transport hub at the heart of the area, 

and the creation of an urban framework which allows for good accessibility by public 

transport, pedestrians, cyclists and other vehicles, whilst at the same time providing 

a distinctive and cohesive urban structure.

The access framework assigns movement functions to each of the desired 

connections identified by the principles. These functions have been defined with 

reference to the Manual for Streets (Department for Transport, 2007).  The framework 

aims to create a ‘walkable’ place, reduce car use, and enhance the life and vitality of 

streets and spaces. The layout of the movement framework also sets the structure 

of the development, within which blocks can be developed, dividing the site into 

blocks and plots that can be then utilised for development and other uses.

A number of key principles underpin this dimension of the plan (see figure 7):

Principle 1: Maintain North and South movement but reduce highway dominance

The A386 provides excellent north-south linkages connecting the City Centre to Tavistock. 

By 2021, a fully operational high quality public transport service will link the City Centre and 

northern Plymouth. Between Crownhill Fort and the future transport hub, the dominance of 

the A386 should be reduced minimising severance in the Centre, enabling a more useable 

and memorable urban environment along the north-south corridor, enclosed by large scale 

and elegantly designed residential, retail and commercial development along its length. The 

current alignment of the A386 could become the basis of the strong pedestrian-focused 

urban spine served by public transport but no longer dominated by cars.   

Principle 2: Strengthen the Radial Routes (public transport along radial routes)

To provide a genuine focus to north Plymouth, Derriford needs excellent connections with 

the surrounding neighbourhoods. A radial pattern of routes focussed on the public transport 

interchange at the heart of the area would improve accessibility and allow the creation 

of a more attractive and sustainable urban area. This includes the following proposed 

links: Forder Valley Link - potential new transport link through the Forder Valley, providing 

connections from the south east; Whitleigh Link - aspiration for a non-car linkage around 

the north edge of Crownhill Fort or through the South West Water site towards Whitleigh, 

providing connections from the west and linking Derriford centre to Whitleigh Campus and 

areas to the west; Derriford Road - following the contours to make this road more direct, 

creating more deliverable development plots in the area between the A386 and Marjon; 

Airport Link - aspiration to create a more direct route to Plymouth Airport and additional 

route from the north. 

Principle 3: Creation of Transport Interchange Hubs

Derriford is a large centre and, unlike some small town centres, not all areas can be 

accessed by foot. This would be overcome by the Derriford Loop, a public transport circuit 

with a frequent service picking up all of the key destinations and car parks, and with its 

terminus at a major new integrated transport interchange serving the new centre and 

Derriford Hospital.  The hub will be located at the heart of the area within an impressive 

and beautifully designed civic space at the new hospital entrance. The hub will serve as a 

gateway to North Plymouth for those arriving by bus.  A second main transport interchange 

is located at the George Park & Ride and connects the community to the rest of the City 

and northern links to Dartmoor.  Buses will also serve local centres and key destinations 

such as Marjon, the airport, Crownhill Fort and the linear park that connects the valleys.

Principle 4: Creation of a Permeable Network

The urban framework for the area needs to create a network of permeable streets and 

spaces across the area providing ease of movement and accessibility by public transport, 

pedestrians, cyclists and other vehicles. Improved permeability will create good access 

to the District Centre from all areas.  There should be a new link directly from the District 

Centre to the Hospital, picking up the local centre in the North West Quadrant.  This 

connection should be pedestrian and public transport dominated, generating activity and 

performing a ‘high street’ function.  Links from the airport, Marjon and the Tamar Science 

Park will connect into that east-west connector, and into a more direct Derriford Road. 

Principle 5: Improve Access to and through the Valleys  

Public access to the valleys is needed to maximise the asset of the green valleys within 

northern Plymouth, providing links to the countryside and the wider city open space 

network. This will be increasingly important when the proposed Derriford Community Park 

is established in Bircham, Seaton and Forder Valleys. There is an opportunity to create 

a link spanning Bircham Valley to connect the medical functions on both sides, and for 

further connecton through the valley to improve linkage to the school in Estover-.

Principle 6: Establish a clear hierarchy of Streets and Spaces

To create a strong structure of streets and spaces within Derriford to help residents, 

employees and visitors to orientate themselves. The street hierarchy determines not only 

the ease of movement within an area, but also how easy an area is to understand, what its 

function is and therefore how it should be designed to reflect that function.  Similarly, each 

space must be designed with specific purposes in mind and a clear hierarchy of spaces 

will need to be established to guide development.

2.2 Access / Movement Framework
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2.3.1 Derriford and Seaton 2021

The key factor distinguishing Derriford from areas in other cities is the strong relationship 

between the built form and green spaces.  Employment space and residential areas are 

directly connected to the new Derriford Community Park established in the Bircham, 

Seaton and Forder Valleys.  Beautifully designed buildings front onto and overlook the 

parks.  The park and the valleys have become a part of the cityscape in a way that they 

were not previously.  This is reinforced by a new linear park that connects the Tamar and 

Plym valley systems to east and west across the Derriford ridge and A386 corridor.  This 

incorporates the Crownhill Glacis as an open public space, drawing the Fort into the public 

realm.

 

2.3.2 Green Infrastructure Principles

Capitalise on north Plymouth’s unique network of green valleys (which form green 

fingers linking the urban areas to the countryside and estuary).  Strengthening the 

stunning natural environment to provide a strong backdrop to Derriford’s renewed 

identity and reinforce a new sense of place built around green spaces and views. 

A number of key principles underpin this dimension of the plan (see figure 8):

Principle 1: Strengthen the Network of Green Valleys

The network of green valleys forming green fingers linking the urban areas to the 

countryside and estuary are stunning assets and can be relatively readily brought into 

public use. Access into the valleys needs to be increased and linkages need to be safe and 

overlooked, providing a number of opportunities to enter or leave the greenspace. Linear 

routes within the valleys should be introduced providing links to the wider countryside and 

City greenspace network. and combined cycle and pedestrian routes should be spacious 

and well lit. The landscape, ecological, amenity and farming values of the valleys, and the 

valleys’ relationship with the Palmerston Forts, must be maintained and enhanced through 

ongoing management. The valleys provide opportunities to introduce facilities and features 

for community benefit, such as an environmental education resource centre, habitat 

creation and allotments.  Key to all this will be the establishment of Derriford Community 

Park (see Principle 5). The valleys should be overlooked by development along the edges, 

improving personal security. Frontage to the valley edges will help to define the boundaries 

of the natural parks, providing an attractive and distinctive edge to the valleys with spaces 

becoming more structured but still informal. The relationship of new development with 

greenspace needs to be exceptional and can enhance values. Glacis Green -  Crownhill 

Fort is located at the head of a green valley, and there is an aspiration to provide public 

access to the glacis, creating a green surrounding the fort and providing access to the 

green valley to the west. Views  could be opened up through the management of the green 

which could provide interpretation of the function and history of the glacis and the fort from 

a different perspective, whilst providing a great recreational resource for the area.  Any use 

will need to take into account of the glacis’ status as a Scheduled Ancient Monument.

Principle 2: Create Green Linear Parks  

The nature and quality of the public spaces in Derriford will make a major contribution to 

the character and feel of the place. In order for the vision to be achieved, the urban parks 

need to be of city scale, to work with the dense urban form and high quality architecture, 

and with the natural setting, to create something truly distinctive. A major green link should 

run through the heart of the development, connecting ‘Glacis Green’ and the valley to the 

west, to the Bircham and Forder Valleys to the east. This should be an impressive urban 

linear park which would provide a focal point for activity and movement, would generate 

property value and would tempt people to be drawn across Derriford in a way that does 

not currently happen. 

A second key linear park should connect the Fort to the District Centre, and to the Hospital 

via the new east-west ‘high street’. The route could be via a linear series of gardens, 

possibly along the line of the leat that ran part of the route between the Fort and the 

old Derriford Roundabout, although the actual alignment should be determined by the 

positioning of the District Centre.  

Principle 3: Create Interspersed Green Spaces Within Built Form

The urban area should be designed to contain pocket parks, green courtyards, roof 

gardens and gardens. Opportunities should be created within high density development to 

incorporate small pocket parks, residential blocks should contain green inner courtyards 

and houses should have gardens where possible. Development should be designed to 

meaningfully incorportate existing tree belts where possible.

Principle 4: Treatment of Streets

The concept underpinning the approach to public realm aims to build on its spacious well-

treed nature to create a beautiful and sheltered environment for people.  Streets should 

generally be lined by trees and  a restricted tree palette of 2 or 3 trees will unify the disparate 

uses and create a distinctive identity. 

Principle 5: Community Park

Derriford Community Park will link the Bircham, Seaton and Forder Valleys.  Its vision 

identifies the importance of the new sustainable community benefiting from a high quality, 

safe and accessible environment and capitalising on the existing network of green spaces, 

views and historic environment.  The Park will principally be managed through farming. PCC 

is working up proposals for an environmental education resource centre in the proposed 

Derriford Community Park.  There are opportunities to use the resource to support a 

wide variety of 5 – 19 age learning programmes, geography, Library Land-based Studies 

and nature studies. This could be expanded to Youth Services and Early Years Services.  

Approximately 40,000 school population in the City currently travel outside the City to use 

similar (but limited) resources. Adult learning population and areas adjoining the City would 

increase this number significantly.

The proposed resource centre would act as a hub for environmental education services 

and facilities across the City. Key potential benefits:

• growing and cooking local produce (expanding on current initiatives linking  

 allotments with schools)

• organic farming

• healthy living

• environmental sciences

• community recycling & composting

• orienteering

• natural play spaces

• land management (coppicing etc)

• forest gardening (nuts and berries etc)

• mountain bike track

• small outdoor theatre (to complement Central Park).

2.3 Green Infrastructure Framework
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2.4.1 Derriford and Seaton 2021

Derriford has become renowned for its architectural quality and the successful integration 

of built and natural assets.  Its new buildings fronting key streets and valleys add to 

Derriford’s distinctiveness and create landmarks that improve the legibility of the area and 

aid orientation.  Previously hidden assets, including the valleys, Crownhill Fort and the 

Hospital, have been revealed and enhanced, enabling them to play a more significant role 

in defining this area of the City.

2.4.2 Landmark & Legibility Principles

The legibility of the Derriford can be strengthened through the retention of views 

and landmarks, and through the introduction of buildings and structures of special 

design quality. 

A number of key principles underpin this dimension of the plan (see figure 9):

Principle 1: Defining the new centre of Derriford

The north-south A386 will remain the principal connecting route, but should be re-configured 

to reduce its impact upon the District Centre, allowing the buildings themselves to form 

landmarks and guide visitors. It will be obvious to those travelling on the A386, arriving by 

bus or plane that they are experiencing an important area of an international city.  

Frontage to primary and secondary routes should be introduced to provide structure 

to streets to define the main routes into the Centre and to provide overlooking. A more 

direct east-west alignment of Derriford Road will draw movement into the urban area, 

creating a sense that the visitor has arrived at a centre, increasing activity and improving 

understanding and orientation; the existing curved road layout effectively by-passes the 

built area.  

Existing buildings that undermine the definition of the Centre, such as the smaller single 

storey fast food and service buildings on the west of the A386 north of the glacis, should 

be removed, although the businesses themselves should ideally be incorporated within 

the AAP area. 

Principle 2: Open up views of existing built assets

Crownhill Fort, one of Palmerston’s ‘Ring of Fire’, is an historic landmark at Derriford, but 

is currently largely hidden from view, particularly from the A386. The Fort and its glacis 

are unique assets in what will be a dense urban area, and their value in defining a positive 

perception of Derriford as a distinctive urban centre must be realised. The Fort could be 

one of the strongest place-making anchors for the whole area. Views of it need to be 

opened up to make it visible from its surroundings, and well designed development on the 

South West Water site should front it to form an attractive and distinctive edge to the Fort 

and glacis. 

Bowden Battery plays an important role in defining Seaton Valley and should become an 

element in the Derriford Community Park educational experience. Other forts within the 

‘Ring of Fire’ are visible from the Forder Valley as a series of wooded hillocks poking out 

above the urban area, and these could be enhanced through management of planting and 

a series of features highlighting the location of each. 

Principle 3: Open up views of existing green assets

Derriford is located at a high point within the City and has a number of unique panoramic 

views, including views of Dartmoor. The natural environment, views and historic features 

reinforce the sense of place and add to a high quality of life. Views should be capitalised 

on through the development to strengthen the character of the place. 

The network of green valleys within North Plymouth is a positive place-making asset for the 

area and should be enhanced to define the place, aid orientation and introduce legibility. 

Development adjacent to the valleys should provide opportunities to increase access and 

overlooking to the valleys. Development should capitalise on views of green spaces by 

maintaining visual linkages from the development into the valleys to enrich the built form 

of the Centre. 

Principle 4: Creation of new landmarks

Iconic Bridges - There is an aspiration within the Derriford area to create iconic, elegant 

bridge structures across the steepest valleys, touching the tree tops and providing features 

within the valleys. The bridges would be an attraction in their own right, adding value to 

Derriford as an attracter of businesses and people and generally raising its wider profile.  

Opportunities exist in each valley, with the aspiration for a bridge link across the Bircham 

Valley, the potential for an impressive bridge structure as part of the Forder Valley link road 

and the aspiration to create a bridge connection to Whitleigh. 

Landmark buildings - There is the potential to create new landmark buildings reflecting 

the visibility of the area from further afield, high architectural standards will need to be 

applied to ensure that highly visible buildings deliver a positive impact particularly in the 

District Centre. 

Valley frontage - Frontage should provide an attractive and distinctive edge to the valleys. 

New high quality buildings overlooking the valley can provide a distinctive image special 

to the Derriford centre, enhancing the place making of the area. The modern Western 

Morning News and Peninsula Medical School buildings provide distinctive, high quality built 

form overlooking the Bircham Valley, creating landmarks within the area.  Opportunities for 

further contemporary frontage to the valleys should be explored.

2.4 Landmarks & Legibility Framework
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2.5.1  Derriford and Seaton 2021

 

The communities in the north of Plymouth have a new centre: a natural focal point at 

Derriford defined by the mix of land uses, the functional and inspirational urban layout, 

the clustering of services and facilities and the convergence of movement connections 

and green spaces.  A wide range of accessible community services is now provided in 

Derriford, in the District Centre and new Local Centres, including shops, new primary 

schools, health care and leisure provision and a public swimming pool.  

In addition, the extensive green valleys are more accessible as a community resource, 

incorporating Derriford Community Park and the associated education resource centre.  

The resident and business communities of North Plymouth will have significantly more 

interest in their built, natural and historic environment and are proud to bring people to 

visit.

2.5.2  Community Principles

Principle 1: A sustainable community

Through carefully integrated planning, the combination of new employment, housing, retail, 

leisure, transportation and community infrastructure will ensure a far more sustainable 

community for north Plymouth, and more locally within Derriford specifically. Derriford will 

become more self-sufficient, reducing the need for commuting for jobs, shops and leisure 

services. The provision of infrastructure, including schools, the Community Park and 

transport improvements, must be developed in phase with housing, retail and employment 

growth to prevent unnecessary overloading of existing capacity.  

Principle 2: Accessibility of central services and facilities

Key to the accessibility of the District Centre from surrounding north Plymouth communities 

will be enhancement of the public transport, alongside better provision for cyclists and 

pedestrians.  Regular bus services will serve the new interchange at the hospital entrance, 

and some buses will stop at the A386 retail area, both providing excellent access to the 

new District Centre.  Together with a new bus stop in the new Seaton local centre these will 

also provide very good access to the Derriford Community Park and associated facilities 

for visitors from the whole of Plymouth.  Similarly, a stop at Marjon /airport will provide city-

wide access to a major education resource and strategic transport connections.  

Principle 3: Proximity to local services and facilities

Within Derriford, the scale of planned new development is very considerable and the 

provision of community infrastructure will need to reflect the scale and distribution of new 

development.   New primary schools must be provided at the heart of the communities 

they serve, and should be the hub around which other community facilities are clustered 

for ease of access and maximum activity and viability.  One cluster is anticipated at Seaton 

local centre, and another in the North West Quadrant.  A new library should be centrally 

located within the District Centre.

Principle 4: Use of assets to provide for the needs of local communities 

The considerable open space assets of the area need to be optimised and supplemented 

to provide for the needs of the community.  One of those fundamental needs is basic 

health and the green valleys in particular provide an enormous opportunity to encourage 

engagement in healthy activities.  Principal among these activities will be walking.  Improved 

access to the valleys, and safer and easier access through the valleys, will encourage 

walking.  Improved access to the valleys not only includes entrances to the green areas, 

but the quality of the streets that connect to those entrances from elsewhere within the built 

area. The retention and opening of views of the key assets and surrounding countryside 

are also important factors in building community wellbeing.    

The natural resources, combined with the historic resources in the form of the leats, forts 

and glacis, represent a very considerable local education resource that should be optimised 

for the benefit of the communities.   

Principle 5: Benefits for the business community

It is not just the resident communities that should benefit from the development, but 

existing and prospective businesses too.  The quality of the environment is an important 

factor in determining where to set up a business and where to work.  It will influence the 

ability of Derriford to attract new employers, and the ability of those employers to attract 

staff.  It also affects the scale of leakage from the local economy: the intention being that 

those employed locally, also live and therefore spend locally. 

 

The quality of the environment will also affect the value of property.  It follows that, since 

businesses stand to benefit from the valleys and open spaces, they should be required to 

make a contribution towards their provision and upkeep.

2.5 Community Framework
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3Masterplan

This section represents a schematic Masterplan for Derriford. It represents just one interperetation of the Framework 

and identifies the key principles for each development site.  



3.1 Schematic masterplan 

The schematic masterplan draws on the key principles and 

aspirations set out in the evidence base report and takes account of 

development opportunities and constraints to form an overarching 

preferred development plan for Derriford. 

This schematic masterplan indicates how the area could be 

developed, emphasising and enhancing the positive attributes, 

creating a higher quality environment and introducing a strong and 

legible urban structure.  

The schematic masterplan responds to the objectives of the 

vision, creating a strong sense of place, capitalising on the many  

assets and concentrating and interconnecting a variety of different 

uses in a way that will bring community benefit and commercial 

advantage.

The masterplan illustrates what can be achieved if the framework 

is applied.  It demonstrates how the currently disparate uses within 

Derriford can be merged through the introduction of linking routes 

and interconnecting open spaces, to fuse the area into a cohesive 

and more sustainable place.

1.   Derriford Roundabout   
2.   North West Quadrant 
3.   Plymouth International Medical & Technology Park 
4.   Crownhill Retail Park & SWW land
5.   Derriford Medical Sector    
6.   Tamar Science Park   
7.   University College    
8.   Airport Land 
9.   Seaton Valley
10. Whitleigh Valley    
11. Crownhill Fort     
    

3.0 Masterplan
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Fig.12 Schematic Masterplan not to scale   
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3.1.1 Derriford Roundabout / A386 Tavistock Road

This area should incorporate part of the new mixed use District 

Centre, including office, shopping, residential and leisure 

accommodation.  The form should be high quality, dense and 

urban, helping to enclose the A386, to announce arrival at the 

Centre of Derriford & Seaton, and to demonstrate that this is 

a significant area of the City.  The existing natural and built 

qualities of the area should be used to generate character and 

distinctiveness.    

The following uses would be appropriate:

This will be an intrinsic part of the District Centre, as defined 1. 

in the Core Strategy. 

The mixed use development should include considerable 2. 

office space, residential units and retail and leisure provision 

consistent with a District Centre, and consistent with the 

vision for the area. This mixture of uses will maximise the 

sustainability of the Centre and create opportunities for a 

strong evening economy. 

The scale of retail provision will be in accordance with the 3. 

specialist advice received by the Council: it will be sufficient to 

provide for Derriford and Seaton’s immediate needs, but not 

so large as to undermine the retail activity in the City Centre.  

At a later stage, when the City Centre is re-established, the 

scale of retail provision might increase and the development 

will need to allow for that expansion.

Food and drink uses are appropirate as an integral part of 4. 

the development, particularly within the key public spaces. 

Open spaces should respond to the Green Infrastructure 

Framework.

This area5.  must incorporate the high quality public transport 

system and will help to deliver it.

Multi-storey, basement and undercroft car parking should 6. 

make use of changes in levels on the site.

Development should provide for the following:

Development must form part of an overall comprehensive and 1. 

integrated scheme for the area, particularly integrating east 

and west of the A386 in an effort to enclose the road and 

combine to form a workable Centre.  

The layout of the District Centre will be heavily influenced by the 2. 

approach adopted to reconfiguring the A386. Reconfiguration, 

in whatever form it takes, should enable drivers to experience 

the Centre for themselves and recognise that they have arrived 

somewhere important.

A reduction in the dominance of the current 6 lane road 3. 

through some form of reconfiguration must significantly 

improve the ability to cross the road safely and comfortably. 

The associated severance issue will be diminished with the 

result that a positive pedestrian experience of a cohesive 

Centre will also be achieved.  

There must be high quality architecture, public realm and 4. 

open space provision consistent with an important piece of 

an international city, particularly in the higher profile areas 

closest to the A386.

A very strong urban form, using taller buildings to enclose 5. 

and define the A386, internal streets and public spaces.  

Opportunities for landmark buildings should be identified 

and exciting architectural solutions encouraged. High quality 

streets and spaces, particularly along major desire lines and 

at the junctions of key routes, must be encouraged.

The dominant mode of travel in the Centre will be by foot, 6. 

and by bus.  Creation of a permeable network of streets, with 

limited vehicular access and only strategic connections into 

the A386.  There must be a very clear and attractive pedestrian 

connection to the Hospital from the District Centre via a ‘high 

street’ that incorporates the Derriford Local Centre enabling 

all of these uses to come together in a way that maximises 

the offer and encourages the whole to be greater than the 

sum of the parts.

Parking on street or in undercrofts should be allowed as it 7. 

will add to the activity, but surface car parks should be 

minimised.

Creation of a linear public space, possibly following the current 8. 

alignment of a reconfigured A386, with high building frontage 

and forming a through route for pedestrians and buses in a 

beautiful and distinctive environment, with landmark views at 

either end.

Alternatives

The District Centre must encompass the A386 to maximise 1. 

the visibility and accessibility of the heart of North Plymouth. 

However, the road need not necessarily go through the middle 

of the Centre: it could skirt the edge provided there is District 

Centre scale development (taller buildings and dense plots 

enclosing the road) to give the impression of a busy street 

passing through an important area of the City. The A386 

will, to a greater or lesser extent, be reconfigured under any 

development scenario and the highways and urban design 

solutions must be wholly integrated to deliver the vision, 

whichever highway configuration is adopted.  Alternative 

arrangements for the A386 are set out and tested in the 

Derriford and Seaton District Centre Delivery Study. 

It is important that the District Centre provides good pedestrian 2. 

connections with the main activity generators, such as the 

Hospital, however it needs to be recognised that it is also 

serving a much wider area in the north of Plymouth, and 

providing facilities for those communities on the western side 

of the A386.
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Fig.13 Derriford Roundabout not to scale   
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3.1.2 North West Quadrant incorporating Derriford Local Centre 

Comprehensive redevelopment of the North West Quadrant 

and adjoining land to create a lively new mixed use local centre 

with a large new residential community, office development, 

retail store and community services.  Coordination with 

adjacent development land to form strong connections 

between key uses. Provision of services within the site to 

support adjacent uses.

The following land uses would be appropriate:

Creation of a new local centre.1. 

High density residential development creating a new 2. 

neighbourhood focused around the local centre.

Provision of a small food retail store, plus ancillary retail 3. 

functions compatible with a local centre. Scope for additional 

service provision to support adjacent uses.

High density B1 employment use, mixed with other uses;4. 

C2/ D1 complementary healthcare e.g. medical centre, health 5. 

centre.

Multi-storey car parking at least in part associated with 6. 

Hospital use.

Opportunity for key worker accommodation close to the 7. 

Hospital.

Development should provide for the following:

Development must form part of an overall comprehensive 1. 

and integrated scheme for the area, closely linked to Derriford 

Hospital and the planned District Centre.

High density development with architectural presence, 2. 

enclosing streets with active frontages, and high quality public 

realm and open space provision.

Creation of a legible lively centre at the heart of the area, 3. 

animated with shops and facilities. Development of a ‘high 

street’ forming a key component of the east-west connection 

between the Hospital and the District Centre. The ‘high street’ 

should be pedestrian-dominated with active frontage and 

public transport.

A clear and direct east-west vehicle route along a realigned 4. 

Derriford Road. 

Surface car parking should be minimised, particularly adjacent 5. 

to key routes such as Derriford Road, the ‘high street’ and the 

A386.

Green areas with small community spaces /street trees. 6. 

Opportunities for internal green courtyards to residential 

apartment blocks with planting, play facilities, seating etc.  

Opportunities to extend fingers of green into the development 

from Bircham Valley, and for buildings to overlook the valley. 

Alternatives:

Consideration given to locating the District Centre in this area, 1. 

but rejected because the Centre needs to be central to the 

wider Derriford and Seaton area but also because of its lack of 

ability to grow to a larger centre as reflected in the published 

Cushman Wakefield Derriford Retail Study and debated at the 

CS examination. The Centre will need maximum visbility from 

the A386 if the vision is to be delivered.

There is an option to leave the Derriford Road in its current 2. 

alignment, but this would leave difficult and unattractive 

development plots and would fail to engage with the main 

urban area, resulting in poor orientation and legibility.

Creating the Local Centre in the form of a ‘high street’ on the 3. 

main pedestrian desire line between the hospital and District 

centre would maximise the prospects for creating an active 

and vibrant place.  Indirect alignment is likely to reduce its 

effectiveness as an active pedestrian street and undermine 

the area’s legibility. 

The preferred site for a primary school is in the local centre, 4. 

but an alternative would be within the Marjons site. The AAP 

favours the creation of a new school based on the ‘extended 

school’ concept which integrates other community uses. 

Undercroft car parking will facilitate a lowered perception 5. 

of car dominance, and therefore be favourable. although 

multi-storey car parking, using the topography to best effect, 

is preferable to the alternative of providing more surface 

parking; the current extensive surface parking considerably 

limits the opportunities to establish a strong urban centre with 

a high quality urban environment in line with the vision. All car 

parking, multi storey or otherwise, must be wrapped by uses 

that associate with the surrounding spaces, removing the 

sense of a car dominated space while maintaining accessibility 

to all sectors. 



Fig.14 North West Quadrant not to scale   
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3.1.3 Plymouth International Medical & Technology Park

Whilst there are many opportunities for businesses in Derriford 

and Seaton, the PIMTP will constitute the business heart in a 

mixed use that bleeds into the District Centre.  Employment 

is likely to consist of a mix of medical/ technology/ creative 

businesses, mixed with residential uses and localised services 

centres focused around the central linear park.

 

The following uses would be appropriate:

High density 1. B1 employment use with low parking standards. 

Employment is likely to be themed to some extent to further 

develop the reputation for high skilled medical/ technology/ 

creative industries.

High density residential development integrated with the office 2. 

use. 

Provision of ancillary food and drink outlets at key locations.3. 

The linear park connecting the two valley systems and 4. 

incorporating public open space.

Development should provide for the following:

Development must form part of an overall comprehensive and 1. 

integrated scheme for the area, particularly integrating with 

the District Centre, the linear park and the creation of the new 

Seaton Local Centre. 

Creation of a permeable network of streets, with limited 2. 

vehicular access and only strategic connections into the 

A386.

A strong urban form and high quality architecture, using 3. 

buildings to enclose and define the streets, the park and 

public spaces. 

Parking on street or in undercrofts should be allowed as it will 4. 

add to the activity. Surface car parking should be minimised, 

particularly in the northern area and adjacent to the A386.

There must be high quality public realm and open space 5. 

provision commensurate with an international employment 

centre and an important piece of the City.  High quality streets 

and spaces, particularly along major desire lines and at the 

junctions of key routes, and where key routes intersect with 

the linear park.  

Existing belts of pine trees throughout the area should be 6. 

retained where possible.  These might be integrated into the 

linear park, into streets or pocket parks, or even internalised 

into green pocket parks and internal green courtyards to 

residential and office blocks.

Alternatives:

The 1. Wessex Reserve Forces barracks could be: retained in its 

current arrangement in situ; reconfigured in situ; or relocated 

off-site. The latter would be preferable as the former are less 

compatible with an international employment centre and 

dense urban development.

The site could be proposed for predominantly residential 2. 

development close to the Distrcit Centre, but the land is 

principally owned by SWRDA whose development remit 

is employment-based.  The site has been marketed as an 

international employment centre and it is sensible to build 

on that marketing and the associated profile. SWRDA has 

indicated however that it accepts the merits of a mixed use 

development on its land.
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Fig.15 Derriford Medical & Technology Centre not to scale  
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This site will form part of the new District Centre encompassing 

mixed use development on land close to the A386, changing 

to predominantly residential use in the west of the site.  In 

the east, the form should be high quality, dense and urban, 

helping to enclose the A386, to announce arrival at the 

centre of Derriford & Seaton, and to demonstrate that this 

is a significant area of the City.  In the west the density will 

be lower. The existing natural and built qualities of the area 

should be used to generate character and distinctiveness.    

The following uses would be appropriate:

The northern part of the site, and the edge to the A386, should 1. 

incorporate mixed use retail, leisure, commercial office and 

residential development, with capacity for future growth in the 

retail offer.  The mix should include less retail and leisure further 

south and west, and will become predominantly residential in 

the western part of the South West Water land.  

High density residential and office development must be 2. 

integrated to maximise the sustainability of the Centre and 

create opportunities for a strong evening economy.

Food and drink uses are appropirate as an integral part of 3. 

the development, particularly within the public spaces and 

overlooking the Fort, ‘Glacis Green’ and the historic Leat. 

Open spaces should respond to the Green Infrastructure 

Framework.

Multi-storey, basement and undercroft car parking should 4. 

make use of changes in levels on the site.

Development should provide for the following:

Development must form part of an overall comprehensive and 1. 

integrated scheme for the area, particularly integrating with 

the District Centre, strategic public spaces and the existing 

neighbourhood to the north and west, where realistic.  

Creation of a permeable network of streets, with limited 2. 

vehicular access and only strategic connections into the 

A386.

A strong urban form, using buildings to enclose and define 3. 

the A386, internal streets and public spaces. 

Parking on street or in undercrofts should be allowed as it will 4. 

add to the activity.  Surface car parks should be minimised.

There must be high quality architecture, public realm and 5. 

open space provision commensurate with an international 

employment centre and an important piece of the City, 

particularly in the higher profile areas closes to the A386. High 

quality streets and spaces, particularly along major desire 

lines and at the junctions of key routes.

Creation of ‘Leat Garden’ public space alongside the historic 6. 

leat, with building frontage, forming a through route for 

pedestrians in a beautiful and distinctive environment.

Development on the south-western edge of the site, 7. 

overlooking the glacis, will need to be carefullly designed to 

engage positively with the Scheduled Ancient Monument, 

forming a much stronger enclosure to the glacis’ northern 

edge.  

Alternatives

The core of the District Centre should be close1.  to the centre 

of the Derriford & Seaton resident and worker population, 

and to the Hospital in order to create the critical mass of 

activity and movement necessary to make a vibrant piece 

of city.  The Centre must be visible from the A386, and it 

must be deliverable. These considerations place it adjacent 

to the A386, but predominantly to the east since this area is 

in public ownership and is more easily delivered. The public 

sector capital receipt should be reinvested in the strategic 

infrastructure necessary to deliver redevelopment in Derriford, 

principally highways and transportation infrastructure. The 

District Centre should ideally encompass the A386 (whether 

or not the A386 is reconfigured) and that means at least part 

of the Centre should be to the west of the road, particularly in 

the northern part of the site: the South West Water land is too 

far from the Hospital and employment land to generate the 

activity necessary for a thriving mixed use centre.

It 2. would be possible to develop a smaller scale District Centre, 

either on this site or some other part of Derriford, but that 

would not give the Centre the profile, visbility or presence it 

needs to deliver the vision and has been rejected as a result.

The ‘W3. hitleigh Link’ is a potential new movement connection 

between the A386 and Tamerton Foliot Road/ Budshead 

Road, connecting the central area of Derriford to the Whitleigh 

area, including the Whitleigh Campus. The potental link could 

be for pedestrians, cyclists and buses, rather than all vehicles, 

and could skirt the edge of the glacis or pass through the 

South West Water land. More feasibility testing is required 

before the need, nature and routeing of a connection can be 

determined. 

  

3.1.4 Crownhill Retail Park & SWW land
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Fig.16 Crownhill Retail Park & SWW Land not to scale   
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Building on the presence and regionally important reputation 

of the Hospital, supplementing its activities with additional 

synergistic medical services. High quality architecture in high 

profile locations on both sides of the Bircham Valley, will draw 

the natural setting into the development, greatly improving the 

built environment and creating a legible and easily accessible 

medical sector with some mixed uses.

[Note: this area intentionally does not reflect land ownership 

boundaries but addresses an important association of land uses].

The following uses would be appropriate:

Refurbishment and/or redevelopment of parts of Derriford 1. 

Hospital, including a new entrance area.

A concentration of high density medical sector uses to 2. 

complement Derriford Hospital and reinforce the centre of 

excellence, including new medical facilities for Planned Care 

and a Centre for Clinical Excellence on the southern side of 

the valley.

B1 employment use ideally, but not essentially, within the 3. 

medical sector: high density with low parking standards.

High density residential use integrated with the office 4. 

development where appropriate to introduce a mixture of 

uses and generate activity, possibly including key workers 

housing.

Development should provide for the following:

Development must form part of an overall comprehensive 1. 

and integrated scheme for the area, particularly integrating 

Derriford Hospital, Plymouth International Medical and 

Technology Park, Seaton Local Centre, Tamar Science Park 

and the Bircham Valley. 

There must be high quality architecture, public realm and open 2. 

space provision consistent with an international employment 

centre and an important piece of the City, particularly in the 

higher profile areas.  Buildings should be used to enclose and 

define streets and public spaces. 

The main entrance space / square to Derriford Hospital needs 3. 

to be beautiful as well as practical, incorporating the transport 

interchange, drop off/ pick up for cars, and direct, legible and 

attractive pedestrian links towards the District Centre and 

other key destinations. 

Entrances to other key buildings need to be clear and legible 4. 

and open onto high quality public streets and spaces with 

good public transport connections.

Routes to the car parks Local Centre and District Centre must 5. 

be clearly signed, safe and attractive. Surface car parking 

should be minimised.

Parking on street or in undercrofts should be allowed as it will 6. 

add to the activity. 

The opportunity for 7. a pedestrian, cycle and ‘blue light’ link 

connecting the medical facilities, R&D facilities and the 

neighbourhoods across Bircham Valley should be explored, 

taking account of not only movement requirements and cost, 

but also the vision for the area and the positive contribution 

that a beautiful link could make to raising Derriford and 

Seaton’s profiles. 

The restorative values of the green valleys could harnessed 8. 

by extending green fingers into the developments, and by 

ensuring good access and views into Bircham Valley.

This can be extended further by the inclusion of small 9. 

greenspace within development: roof gardens/ terraces, 

courtyards and trees to enhance the environment and provide 

green views and break out spaces for patients, staff and 

visitors..

Development overlooking the valley edge should be bold and 10. 

positive, adding interest, contrast and character and providing 

a degree of natural surveillance and stronger enclosure.

Opportunities for shared sustainable energy networks, such 11. 

as CHP, should be explored.  

Alternatives

The Masterplan Framework has not considered the option of 1. 

the Hospital being relocated to a different site, as this does 

not seem to be realistic.  However, the Framework does allow 

for a halt in development of medical facilities in the area and 

alternative employment uses could be substituted around the 

Hospital in that event. On the south side of the Bircham Valley, 

alternative uses include residential development as well, but 

the preference is certainly for a cluster of skilled medical 

sector employment. 

It 2. is possible to deliver the proposed without the need for a 

connection across the valley, but the opportunity should be 

assessed in the light of both costs and benefits.

3.1.5 Derriford Hospital and associated medical facilities



REVISE	-	eg	
remove	blocks	move	entrance	to	hospital
reduce	size	of	Planned	Care	Centre	
bridge	location	add	TSP	phase7?	show	school	location?
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3.1.6 Tamar Science Park

Continued development of the Tamar Science Park as a 

predominantly employment area, with some additional 

supporting uses, building synergy with the medical sector.

The following uses would be appropriate:

B1 employment uses.1. 

D1 research and development.2. 

Some ancillary uses for local use, but not to undermine the 3. 

role of Derriford Local centre or the District Centre.

There is scope to integrate some limited residential use, but 4. 

the use should be predominantly employment.

 

Development should provide for the following:

Better connections to the medical sector to its west to 1. 

encourage effective synergy, including the Hospital

Pedestrian connection to the planned medical facilities south 2. 

of Bircham Valley via new valley access. Buildings overlooking 

the valley should be bold and positive, adding interest, contrast 

and character and providing a degree of natural surveillance 

and stronger enclosure. 

There should be direct3.  vehicular route between the Sciance 

Park and the A386 via Derriford Road.  Buildings should front 

onto Derriford Road to integrate the Park into the new urban 

form and make it feel a part of the Derriford heart. Those 

arriving at Tamar Science Park should do so via a high quality 

cityscape that emphasises the importance of the businesses 

on the Park.

Excellent pedestrian connections around the Hospital to the 4. 

transport interchange, Derriford Local Centre and on to the 

District Centre via the ‘high street’. The facade and curtilage  

on the north of the Hospital might need to be enhanced to 

make this connection more appealing and safer.  Creation of 

good links into the proposed Derriford Community Park.

Through these connection, the development must form part 5. 

of an overall comprehensive and integrated scheme for the 

area.

The site layout should respond to views, the valleys and the 6. 

tree belts to maximise the distinctiveness and quality of the 

working environment.

New buildings should front onto public spaces and streets to 7. 

make the area feel like an integral part of the urban area and 

less like a discrete employment park.

Alternatives

The phased site development 1. has long been planned and is 

well underway.  No alternative uses have been considered, 

with the exception of including an element of residential use.
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3.1.7 University College of St Mark and St John (Marjon)

Strengthening the existing campus of the College of St 

Mark and St John through intensfication and a mix of uses 

integrated with the surrounding uses.

The following uses would be appropriate:

Intensification of higher education provision, either in support 1. 

of the College or unrelated.

Potential relocation and provision of a 2 form entry primary 2. 

school, potentially an extended compact primary school 

including community uses and a Children’s Centre.

Leisure use, in support of the College and/or for public use.3. 

Student accommodation.4. 

Some potential for residential development on the periphery 5. 

of the site.

A new swimming pool to serve the north of Plymouth.6. 

Development should provide for the following:

Improved pedestrian connections to the employment areas, 1. 

including the Hospital and Tamar Science Park, to encourage 

synergy between learning, research and employment.

Excellent pedestrian connections to the main transport 2. 

interchange, Derriford Local Centre and on to the District 

Centre via the ‘high street’. The facade and curtilage  on the 

north of the Hospital might need to be enhanced to make this 

connection more appealing and safer. Also a safer footpath 

link to Plymbridge Lane and improved access to Bircham 

Valley.

Vehicle access between Marjon and the A386 should be 3. 

improved.  Arrival should be more direct and via streets 

that form, and feel like, part of the Derriford urban area.  

Those arriving at the College should do so via a high quality 

cityscape that emphasises the importance of the modernity 

and connectivity of the College rather than its isolation.  There 

should therefore be frontage development to Derriford Road 

and Plymbridge Lane. 

The site layout should respond to its surroundings and 4. 

adjacent development to ensure effective integration in order 

to maximise the benefits of the College to its neighbourhood.  

There should be a network of clear, safe and attractive 

pedestrian and cycle routes through the campus, connected 

to routes to key destinations in surrounding areas.

A new transport hub 5. serving both Marjon and the airport 

focusing on shared public transport and taxi collection points. 

This node should create a strong sense of place and arrival 

with good legibility and high quality public space to generate 

a more positive perception on arrival.   

The potential for a future public transport route through the 6. 

campus should be safeguarded.

Bat protection and mitigation measures might be required 7. 

across the campus, from Plymbridge Lane to the south.

Alternatives

The College is well developed and, with the exception of 1. 

including the potential for an element of residential use, no 

alternative uses have been considered. 

A primary school could be located here instead of in the 2. 

North West Quadrant, enabling it to benefit from education 

synergies.
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3.1.8 Airport Land

Continued functioning and enhancement of the Plymouth City 

Airport and the creation of a new residential community and 

some integrated employment use through development of the 

surplus southern area of the airport land.

The following uses would be appropriate: 

The airport will continue to operate on the majority of the 1. 

airport land. The LDF plans for an increase in passenger 

throughput from the current 84,000 per year to 580,000 by 

2021.  To achieve this, the runway will need to be extended to 

the east and a Runway End Safety Area created at its eastern 

end.

On surplus airport land, to the southwest of the terminal 2. 

building, medium density residential development will be 

permitted with a mixture of house types and sizes, with a 

higher proportion of houses than flats, and houses adjacent 

to existing residences along the A386.

Within this surplus area, B1, B2 and/or B8 employment use 3. 

will be required adjacent to airport uses.

Development should provide for the following:

The 1. surplus land is relatively isolated from the proposed District 

Centre, particularly in advance of development of adjoining 

sites to the south, and there is therefore only limited scope for 

physical integration in the short term.  However, development 

should be carried out in a way that allows for future change 

and should be out-facing rather than insular, and the network 

of streets and pedestrian links should allow for potential future 

connections to adjoining land.  

Construction of a new route across the surplus site, connecting 2. 

the A386 to Plymbridge Lane, and on to Derriford Road and 

Derriford Hospital, forming an important part of the public 

transport loop.

Good pedestrian links should be created to the proposed 3. 

Derriford Local Centre, and on to the District Centre.

High quality public realm should be incorporated throughout, 4. 

and particularly on key routes.

The airport terminal buildings will need to be enlarged and 5. 

updated if the target growth is to be achieved, and this 

introduces the opportunity to improve the rather unimpressive 

gateway to the City. A new transport hub should be created to 

serve both the airport and Marjon focusing on shared public 

transport and taxi collection points. This node should create a 

strong sense of place and arrival with good legibility and high 

quality public space to generate a more positive perception 

on arrival.  

Work will b6. e required to reconfigure the airport’s engine 

testing facility (to minimise current and future niose issues), 

to construct a fuel farm and to enlarge the maintenance 

and storage hangar areas. Wherever appropriate, potential 

noise impacts associated with airport operations should 

be mitigated through appropriate urban design, landscape 

design and architecture. 

Alternatives

The continued use of this area as an runway has been 1. 

considered by the York Aviation report, concluding that it is 

surplus to airport requirments. 

The site has been considered for predominantly B2 2. 

employment use because of its flat and accessible location.  

But the site equally lends itself well to medium density housing 

development, helping to provide a range of housing type 

and size, whilst still incorporating some employment space 

that doubles as a noise buffer. Residential use should be 

more effective at generating the values necessary to cross-

subsidise the works required to bring the airport to a standard 

more befitting of a international city.  
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3.1.9 Seaton Valley

Creation of a desirable valley-side residential community 

through high quality, development of the higher south 

and south east facing slopes of the Forder Valley.  The 

developments will have optimal views over the valley and will 

benefit from the quality of the natural environment.  The area 

will be served by the new Seaton Local Centre that will form 

the interface between the predominantly residential area and 

the new medical facilities on the ridge.

The following uses would be appropriate:

A wide range of medium to low density residential development.  1. 

Larger scale, lower density family homes adjacent to the 

valley, and higher density housing to the north adjacent to, 

and integrated with, employment uses.

A mix of house types and sizes with a higher proportion of 2. 

houses than flats.

The creation of a new Local Centre incorporating a 2 form 3. 

entry primary school, potentially including community uses.

Retail provision consistent with a Local Centre, with a mixture 4. 

of accompanying employment and residential uses.

A new Community Park environmental education resource 5. 

centre - an exemplar of sustainable construction and best 

practice providing a community resource for local people 

and an educational resource for Plymouth.  It will focus on 

sustainability, countryside management, farming and food 

production and will form a gateway into Derriford Community 

Park. 

Development should provide for the following:

Development must form part of an overall comprehensive and 1. 

integrated scheme for the area, particularly integrating with 

existing areas of housing, the PIMTP, the planned medical 

facilities and the Forder Valley itself.  

The proposed medical facilities should incorporate the local 2. 

retail function and transport hub to ensure an integrated 

solution.

Construction of a new link road through the Forder Valley, 3. 

connecting the roundabout on Brest Road to Forder Valley 

Road to the south. It is anticipated that the road will be for all 

vehicles, but transportation work by the Council will further 

inform the nature and function of this new connection.

The creation of a network of green and leafy streets with east-4. 

west connections broadly following contours and north-south 

laneways and streets on diagonals to overcome the gradients. 

This arrangement should be used to generate distinctive 

urban form. 

New links will connect to existing residential streets to the 5. 

west: Richmond Road, Smallack Drive, Hunter Close and 

Charlton Crescent, and to the employment land to the north.

Development should provide frontage to Forder Valley, 6. 

creating an attractive edge to the proposed Community Park 

and generating added value by overlooking the valley e.g. 

safety and security, and valley views from housing

The location adjacent to such an important natural asset, 7. 

on steep and south-facing slopes will require that careful 

consideration is given to urban design and architecture, 

providing an opportunity to develop truly innovative and 

distinctive eco-homes that help to raise Derriford and Seaton’s 

profile. Development proposals must be able to demonstrate 

their sustainable credentials.The landscape must inform the 

housing layout, orientation and type, particularly on the lower 

slopes where there should be a combination of soft edge and 

built edge.  Integrated existing trees and hedgerows where 

possible and where this can work with the masterplan for this 

area.

There is a separate Development Brief for the Seaton Local 8. 

Centre that recognises its role as a gateway or arrival point 

into the area from the south. 

Alternatives:

The idea of the Forder Valley Link road has been considered 1. 

for several years and has been the subject of various 

assessments and option appraisals.  The need for a link was 

established prior to this masterplanning exercise. Alternative 

route alignments were explored by Llewellyn Davies.  The 

need for the link is being established through the City Council’s 

traffic modelling work.   
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3.1.10 Whitleigh Valley

Creation of a predominantly residential area through the 

redevelopment of the Christian Mill and BT sites on the south 

side of the Crownhill Valley.

The following uses would be appropriate:

Medium to high density residential development with a mix of 1. 

house types and sizes.

Scope for live-work employment uses or small scale 2. 

employment that is compatible with a residential area.

Development should provide for the following:

The sites are difficult to integrate with their neighbours, but 1. 

any opportunities to do so should be taken, through footpath 

connections for example. 

Development overlooking the valley edge should be positive, 2. 

adding interest, contrast and character and providing a 

degree of natural surveillance and stronger enclosure.  The 

prominance of the BT site in particular provides an opportunity 

for some very bold design thinking.

The nature of development will be informed by decisions about 3. 

the potential Whitleigh Link: if a link is to be constructed, the 

development will need to front onto the route as it passes 

between the Christian Mills and BT sites.   

Alternatives:

The current uses are not incompatible with their surroundings 1. 

and provide some relatively unskilled employment 

opportunities for the local area. Those existing uses could be 

retained without compromising the overall plan.  

The role of the Whilteigh link would principally be to connect 2. 

communities to the secondary school and local facilities.  It 

could be for all vehicles, public transport only, or simply a 

pedestrian and cycle route. This will need further testing as 

part of the Council’s transport considerations.
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3.1.11 Crownhill Fort

Integrating the historic Fort into the heart of North Plymouth 

and using it to help to define the distinctiveness of the place 

whilst fully respecting its heritage value and importance of 

setting.  Making the Fort a more visible and accessible asset 

for Derriford as a whole, representing an historic landmark and 

a built icon within the area, raising local and visitor awareness 

of Palmerston’s ‘Ring of Fire’ and the history of Plymouth.

The following uses would be appropriate:

Appropriate uses are needed to make the Fort more viable 1. 

and therefore to safeguard its future.  The Fort lends itself 

to a range of different uses, and probably to several co-

existing uses.  These might include a small scale conference 

facility, public events, cafe or restaurant, learning centre, 

office accommodation or other business units (perhaps for 

creative industries), or even some residential accommodation 

in an appropriate form.  As such an important asset, and one 

that will have a significant influence on the perceptions of the 

heart of North Plymouth, the Council should encourage the 

provision of specialist advice on the prospects for re-using 

the Fort, both under current circumstances and following the 

growth of Derriford, since the latter can certainly be expected 

to extend the range of available options and the likelihood of 

additional expenditure in any future facilities.

Any use would clearly need to respect and respond to the 2. 

Fort’s protected status.

Development should provide for the following:

Protection and conservation of the Scheduled Ancient 1. 

Monument. 

Reveal views of the Fort by removal of scrub and management 2. 

of the glacis as accessible green space.

Protection of archaeological features and historic assets and 3. 

their setting, whilst recognising that the Fort sits within an 

active and changing urban setting.

Scope to combine the activities, promotion and connection 4. 

of Crownhill Fort with Bowden Battery / Fort Austin and 

Eggbuckland Keep to maximise their contribution to Derriford’s 

distinctiveness, appeal and educational and leisure offer.

Alternatives:

Not only should the asset be experienced by the residents of, 1. 

and visitors to, Plymouth, but its real potential as a defining 

icon of the North Plymouth should be realised for the benefit 

of local communities in terms of pride, awareness, education, 

environmental quality and income generation.  The alternative 

to making better use of the Fort is to see it slide into disuse 

since its current owner is struggling to make the asset pay. 

The risk of not securing a sustainable use on the site will 

undermine the future viability and condition of this important 

heritage asset.

There is a risk of not securing a sistainable use on the site, 2. 

which could undermine the future viability and condition of 

this important and protected heritage asset.  That would 

also result in a missed opportunity for Derrifiord to add to its 

distinctiveness.
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