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1Part 1: Derriford Context

The following section outlines the broad context for future devleopment in Derriford, looking at the planning policy, the 

City Council’s vision for North Plymouth and the scope of the emerging Area Action Plan (AAP) for Derriford and Seaton. 

This document summarises the issues which are considered to be of key relevance to the development of the AAP and 

establishes a Masterplan Framework, setting out development guidance and design principles to inform the AAP. 

The appendices at the end of this document provides a comprehensive inventory of background data and summaries of 

stakeholder consultations.  
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1.0 Introduction
Preface

This document fulfils two functions, first it provides an overview 

of the main issues, policies and characteristics that affect the 

Derriford area, and second, using that overview it provides a 

glimpse of what the new Derriford and Seaton area could look like 

in the future.

1.1 Planning Policy Context

Planning Policy Statement 12 (PPS12) provides an explanation as 

to what local spatial planning is, and how it benefits communities. 

It provides guidance upon how and when to prepare various 

Development Plan Documents (DPDs), where these documents 

fit into the Local Development Framework (LDF) and details the 

government policies and key elements to be considered in the 

preparation of these documents. 

The Core Strategy is the primary DPD at the local level and must 

be able to demonstrate compliance with a range of principles 

including the test of soundness before it can be approved and 

adopted as policy. Other DPDs can supplement the Core Strategy 

to provide additional detail which would not be suitable in a core 

strategy and which requires the status of the development plan. 

As with the Core strategy other DPDs must demonstrate 

compliance with a range of principles and policies. 

Other DPDs must; 

be prepared in accordance with the Local Development • 
Scheme and in compliance with the Statement of Community 

Involvement and the Regulations;

be subject to sustainability appraisal;• 
have regard to national policy;• 
conform generally to the Regional Spatial Strategy; and• 
have regard to any sustainable community strategy for   • 
its area (i.e. county and district).

In addition to the above other DPDs must demonstrate to be 

“sound” and should be JUSTIFIED and EFFECTIVE and consistent 

with NATIONAL POLICY.

In this context “Justified” means that the document must be;• 
founded on a robust and credible evidence base• 
the most appropriate strategy when considered against   • 
the reasonable alternatives

and “Effective” means that the document must be;• 
deliverable• 
flexible• 
able to be monitored• 

PPS 12 states that Area Action Plans (AAPs) can assist in producing 

a consensus as to the right strategy for an area and how it might 

be implemented. Authorities may set criteria in their core strategy 

for identifying locations and priorities for the preparation of AAPs.

AAPs should be used when there is a need to provide the planning 

framework for areas where significant change or conservation is 

needed. Area action plans should:

deliver planned growth areas;• 
stimulate regeneration;• 
protect areas particularly sensitive to change;• 
resolve conflicting objectives in areas subject to development • 
pressures; or

focus the delivery of area based regeneration initiatives.• 
In areas of change, AAPs should identify the distribution of uses 

and their inter-relationships, including specific site allocations, and 

set out as far as practicable the timetable for the implementation 

of the proposals.

Preparation of the Plymouth City Council LDF Core Strategy 

was an on-going process through 2005/6, and was adopted 

in April 2007 (Plymouth City Council. 2007). The Core Strategy 

is a strategic document providing broad guidance on the scale 

and distribution of development and the provision of supporting 

infrastructure. A key component of the LDF will be a suite of Area 

Action Plans AAPs for the key areas of change and regeneration 

within Plymouth. 

At Derriford the need for an AAP to achieve the preferred vision 

for the area is pressing. The area faces significant development 

pressures. Only a comprehensive approach to the planning and 

delivery of development will realise its potential, secure wider benefits 

and allow the co-ordination of investment in infrastructure. 

An Issues and Options report was produced by the City Council 

for the Derriford/ Seaton/ Southway Area Action Plan as a part of 

the first stage in preparing Plymouth’s LDF. This document was 

consulted on in March/ April 2005 and identified the City Council’s 

preferred vision for the Derriford, Seaton and Southway AAP as 

‘…a new centre as a focus for Northern Plymouth, and to 

strengthen the existing centre at Southway, both supported 

by strong, vibrant and well-connected communities.’

The Issues and Options Paper went on to explain some of the 

rationale for this preferred option:

‘Derriford has grown as a major employment centre, but without 

the facilities to service the workers. It lacks a positive identity. 

There is a need to create a heart and sense of place for Derriford 

to serve a new residential and working population, as well as to 

serve adjacent neighbourhoods. This would include some retail 

and a bus interchange, and provide an opportunity to create a 

stronger link east to west with the possible reconfiguration of 

Derriford junction. This new centre would act as a focus for the 

new mixed-use district, drawing together the current disparate 

activities in this area, to create a more cohesive urban form. A 

recent citywide retail study undertaken for the City Council will help 

to inform the level of retail provision and the role of the centre.’

This document takes this rationale a step further and summarises 

the key planning and masterplanning issues that will influence the 

AAP. Further, it starts to investigate the physical vision for Derriford 

and sketch out a picture of the key strands of the masterplan and 

AAP. 
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A386

A38

City

Centre



To serve as an effective planning and delivery tool AAPs need to 

be based on a sound evidence base with achievable proposals 

developed with the ongoing involvement of stakeholders. Although 

there are a large number of key issues the Derriford AAP must 

address, this report responds to some fundamentals, including:

the role of Derriford and the proposed ‘centre’ in the sub-• 

regional and city wide context;

the nature of the ‘centre’ in relationship to the surrounding • 

communities and neighbourhoods of North Plymouth (to the 

north of the A38);

the delivery of wider benefits from development; and,• 

the nature of the urban framework within which the vision will • 

be delivered over time.

To address these issues the AAP must establish:

a bold and deliverable vision for the area which addresses • 

both its sub-regional and local significance;

an integrated urban design and movement framework which • 

shows how access and parking can be provided whilst at the 

same time providing a structure within which a strong urban 

form can evolve over time;

a land use and character framework which broadly defines • 

which uses should go where in order to deliver the vision;

a public realm strategy to establish quality benchmarks and • 

design aspirations for the streets, spaces and green areas 

within the plan area;

guidance on the priority sites for development or regeneration, • 

showing how their development can proceed whilst at the 

same time contributing to the wider vision for the area and 

protecting environment assets.

To achieve these aims the AAP will need to be based on a deliverable 

masterplan framework for the area which has been prepared to 

take account of likely demands placed on the highways and public 

transport infrastructure, build and infrastructure costs, likely values 

and land assembly issues. 

Although the AAP will not itself be a detailed masterplan it will 

need to be underpinned by a rigorously tested framework which 

establishes the viability of the overall AAP and which sets out the 

partnerships and practical steps necessary to deliver it.
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Derriford is located at the heart of Northern Plymouth, approximately 

5km to the north east of Plymouth City Centre. North Plymouth 

is defined as the neighbourhoods to the north of the A38 which 

crosses the city east west. The topography of Derriford / north 

Plymouth is very varied. Derriford is located at the head of a river 

which further to the south forms the Forder Valley, this river being 

a tributary of the River Plym which lies to the east and which flows 

southwards into Plymouth Sound via the Cattewater.

This study looks at the whole of North Plymouth including the 

neighbourhoods of Crownhill, Derriford, Eggbuckland, Estover, 

Glenholt, Manadon, Southway, Whitleigh, Widewell, and Woolwell. 

However, for the purposes of the masterplan to inform the AAP, 

the site area has been considered as the area centred on Derriford. 

The eastern boundary follows the Blunts Lane, the airport forms 

the northern boundary, Christian Mills forms the western boundary 

and the edge of Forder Valley forms the southern site boundry.

The area is crossed by the A386 Tavistock Road which connects 

the city centre to the A38 and Tavistock. Planning Policy 

Statement 12 (PPS12) provides an explanation as to what local 

spatial planning is, and how it benefits communities. It provides 

guidance upon how and when to prepare various Development 

Plan Documents (DPDs), where these documents fit into the 

Local Development Framework (LDF) and details the government 

policies and key elements to be considered in the preparation of 

these documents. 

The Core Strategy is the primary DPD at the local level and must 

be able to demonstrate compliance with a range of principles 

including the test of soundness before it can be approved and 

adopted as policy. Other DPDs can supplement the Core Strategy 

to provide additional detail which would not be suitable in a core 

strategy and which requires the status of the development plan. 

As with the Core strategy other DPDs must demonstrate 

compliance with a range of principles and policies. 

Other DPDs must; 

be prepared in accordance with the Local Development • 
Scheme and in compliance with the Statement of Community 

Involvement and the Regulations;

be subject to sustainability appraisal;• 
have regard to national policy;• 
conform generally to the Regional Spatial Strategy; and• 
have regard to any sustainable community strategy for   • 
its area (i.e. county and district).

In addition to the above other DPDs must demonstrate to be 

“sound” and should be JUSTIFIED and EFFECTIVE and consistent 

with NATIONAL POLICY.

In this context “Justified” means that the document must be;• 
founded on a robust and credible evidence base• 
the most appropriate strategy when considered against   • 
the reasonable alternatives

and “Effective” means that the document must be;• 
deliverable• 
flexible• 
able to be monitored• 

LDA Design was commissioned by Plymouth City Council (PCC) 

in 2005 to prepare a Masterplan Framework for Derriford, working 

with the Council to establish the key issues and objectives that 

need to be addressed by development and to agree the Vision 

and Principles that should guide that development.TThe process 

undertaken is attached below:

 

 

1.4 Process

fig. 3 context plan - north Plymouth and it’s neighbourhoods
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