
2Part 2: Derriford Assessment 

The following section summarises the assessments that have been undertaken to inform the AAP and identifies the key 

issues and implications for the emerging Framework.



2.0 Assessment & Key Issues
2.1 Introduction

Assessments have included:

• Policy Context

• Physical Context

• Social Economic Context

• Needs and Justification

 Development Context•	

Over the period of development of the proposals we also engaged 

with the community and stakeholders to fully understand and 

respond to their aspirations for the site. 

The conclusions of these assessments and our engagement with 

the community and stakeholders is outlined below. 

The Objectives and Framework set out later in this document 

reflect the findings of the assessment and seek to achieve an 

integrated response to the issues identified.

fig.8 areas of surface parking fig.9 ‘shatter zone’

fig.4 ecology: SSSI / LNR and broad plan area in white fig.6 archaeological potential

fig.7 topography

fig.5 tree cover / hedges / green valleys 
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2.2 Policy Context 

PPS1 Delivering Sustainable Development 

PPS1 Delivering Sustainable Development (2005) sets out the 

Government’s overarching planning policies on the delivery of 

sustainable development through the planning system. It sets 

out the key principles that should be applied to ensure that 

development plans and decisions taken on planning applications 

contribute to the delivery of sustainable development. The key 

principles state that; 

Development plans should ensure that sustainable •	
development is pursued in an integrated manner, in line with 

the principles for sustainable development set out in the UK 

strategy.

Regional planning bodies and local planning authorities •	
should ensure that development plans contribute to global 

sustainability by addressing the causes and potential impacts 

of climate change.

A spatial planning approach should be at the heart of planning •	
for sustainable development. 

Planning policies should promote high quality inclusive design •	
in the layout of new developments and individual buildings in 

terms of function and impact, not just for the short term but 

over the lifetime of the development.

Development plans should also contain clear, comprehensive •	
and inclusive access policies – in terms of both location and 

external physical access.

Community involvement is an essential element in delivering •	
sustainable development and creating sustainable and safe 

communities.

These principles as set out in PPS1 complement and inform all 

other PPS documents and need be consulted when considering 

other aspects of national planning policy. Additionally these 

documents should be central to the formulation of development 

plans and decisions taken on planning applications to ensure their 

contribution to and delivery of sustainable development. 

RSS Secretary of State proposed Changes 

Plymouth is identified in the RSS as a Strategically Significant Town 

or City (SSTC) and as such must perform a number of regional 

functions in delivering the social, economic and environmental 

objectives of the RSS.   

The RSS Proposed Changes state that stimulating economic 

development will offer the opportunity to transform the city into 

a place where people want to live, work and relax, making real 

progress in reducing deprivation in the city and its hinterland. 

Additionally it states that Plymouth is ideally placed to spread the 

benefits of this investment to the wider south west of the region, 

making a greater contribution to regional prosperity.

The RSS recognises that Plymouth has the potential to 

accommodate the majority of its development needs within the 

existing urban area with the potential for the release of significant new 

sites for development. Increased economic activity, accompanied 

by a balance of housing provision, will enable Plymouth to achieve 

a level of performance and quality of life appropriate to its size. It 

will also enable disparities and inequalities, both at the local and 

regional level, to be reduced.

The RSS highlights that the provision for sustainable housing 

growth will comprise:

33,000 new homes within the existing urban area of Plymouth •	
(Plymouth)

6,000 new homes at Sherford to the east of Plymouth (South •	
Hams)

500 new homes at Area of Search 8A at Plymouth (South •	
Hams)

500 new homes at Saltash/Torpoint (Caradon)•	

Planning for employment will provide for about 42,000 jobs across 

the Travel to Work Area (TTWA) including the provision of about 

150 hectares of employment land.

fig 10 Derriford & Seaton Area Vision and Strategy: 

Conceptual Diagram from the adopted Core Strategy 

not to scale
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Plymouth City Council – Local Development Framework Core 

Strategy 

The adopted Core Strategy sets out a spatial planning framework 

for the long term development of Plymouth, stating that it ensures 

that investment decisions are not made in isolation, but are 

properly co-ordinated, with a focus on promoting the principles of 

sustainable development. 

Derriford and Seaton

The Derriford and Seaton area is situated in a strategically 

significant location on Plymouth’s northern gateway. It identifies 

that area as having sub-regionally important employment sites 

and destinations. It is located close to, but poorly connected 

with, a number of residential neighbourhoods. The area has the 

advantage of being close to Dartmoor, with stunning views and 

deep wooded valleys.

The Core Strategy identifies and details a number of issues that 

need to be addressed in the Derriford and Seaton area including 

lack of identity and sense of place, isolation, poor sense of 

community, poor local connectivity, a car dominated environment 

and significant unfulfilled opportunities to build upon the area’s 

existing sub-regional facilities. 

The potential exists to develop a broader mix of uses that will help 

the Derriford area to fulfil its potential as an important sub regional 

centre, and as a district shopping centre serving the surrounding 

neighbourhoods and the major employment, health and education 

facilities. 

Additional retail provision along with the reinforced economic role 

for Derriford will promote growth that is complementary to the City 

Centre. This approach to retail provision at Derriford is driven by 

a positive need to address deficiencies in the existing shopping 

provision in the city and to direct some of the long term investment 

in retail development to a location which will serve the Council’s 

wider sustainability and economic objectives. Such an approach is 

considered consistent with Government policy, in that it safeguards 

the City Centre, whilst also designating a new centre for northern 

Plymouth.

Area Vision 9 – Derriford / Seaton

To create a thriving, sustainable, mixed-use new urban centre 

at the heart of the north of Plymouth, which is well connected 

to surrounding communities and to the city’s High Quality Public 

Transport network. 

The Council’s objectives to deliver this vision are:

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

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).

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 once it is 

demonstrated that it will not undermine the development of 

the City Centre’s shopping role.

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

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

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.

To create a high quality, safe and accessible environment.•	
To create key new transport linkages with surrounding areas, •	
including potential Forder Valley and Whitleigh links.

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.

The AAP will ensure the co-ordinated planning and delivery 

of development options in a manner, which is both integrated 

and complementary. There are very significant infrastructure 

issues, particularly in relation to transport. The AAP will provide a 

framework to guide developers and decision-makers on the form 

and content of development and the provision of infrastructure. 

The emphasis will be on:

Using the planning application process to bring about •	
development that supports the vision

Securing community benefits from Section 106 agreements •	

and other mechanisms. The highest priorities will be given 

to the provision of all necessary transport infrastructure, 

community and leisure facilities and to the support of 

economic development initiatives

The integration with transport and regional infrastructure •	
programmes to support the vision

Maximising the use of other public sector funding opportunities •	
to help deliver the vision

Developing the culture of partnership, so that the key private •	
and public sector partners can work together to achieve a 

shared vision for the area.

The key Policy drivers relevant to the Derriford area are:

Regional Spatial Strategy sees Plymouth’s role as ‘becoming •	
the economic hub of the far South-West’. It provides support 

for Plymouth’s urban renaissance agenda by making provision 

for higher levels of economic and housing growth. This level 

of development is considered important to enable the city 

to realise its potential and fulfil its regional and sub-regional 

roles. 

The vision for the area set out in the Regional Economic •	
Strategy which seeks to build on the skills and aspirations 

of the people of the region together with its natural, cultural 

and physical assets to create sustainable prosperity (SWRDA, 

2003). 

The Plymouth Local Economic Strategy which seeks as its •	
overarching strategy to achieve a significantly improved 

competitive position for the city of Plymouth and to transform 

it into a competitive, diversified, balanced and well-connected 

economy.  A city where strong leadership drives economic 

success whilst ensuring development remains inclusive and 

sustainable.

To deliver SWRDA sector priorities for the region including •	
advanced engineering, ICT, marine, food and drink, tourism, 

creative industries, environmental technologies and bio-

medical (Regional Economic Strategy. SWRDA, 2003).

Devon Structure Plan - to meet anticipated needs over the •	
period 2001-2016 by providing 10,000 new dwellings and 80 

hectares of employment land within the city boundary. 

The Core Strategy policy, adopted in April 2007, identifies at •	
least 10,000 new dwellings will be built in the plan area by 

2016 and at least 17,250 by 2021, of which at least 3,300 will 

be affordable being delivered through the planning system.

The Core Strategy identifies total housing provision within the •	
plan period 2006-21 within the Northern corridor of 3,912 

dwellings (2006-16 1,733 dwellings/ 2016-2,021 2,074 

dwellings).

RPG10 (Policy SS2) identifies Plymouth as one of 11 Principal •	
Urban Areas that offer the best opportunity for accommodating 

the majority of development in the most sustainable way.

National planning policy imperatives to deliver well designed •	
sustainable development that integrates social, economic 

and environmental objectives [ e.g. PPS1, PP3, PPS7, PPS9, 

PPS13, PPS 15, PPS 25].

The existence of a range of national and local heritage and •	
ecological designations including SAMs, listed buildings, a 

SSSI, and local nature reserves (LNR).

At a strategic level the masterplan needs to help to deliver the 

targets for housing provision in North Plymouth, as well as the 

creation of a new ‘district centre’ at the heart of North Plymouth, 

as set out in the Core Strategy. 

National Policy and local planning policy requires well-designed 

sustainable development in which social, economic and 

environmental factors are integrated. At Derriford this involves:

meeting the specific requirement of Plymouth planning policy • 

related to the creation of a District Centre at Derriford; 

ensuring that Derriford develops as a place that provides • 

opportunities for investment and a spectrum of employment 

opportunities with an increasing emphasis on sustainable 

high quality jobs; 

contributing to Plymouth’s aspirations under the Core Strategy • 

to deliver 17,250 new homes in the next 14 years, including 

affordable homes; 

the physical and social integration of the various • 

neighbourhoods of North Plymouth; and,

a sensitive approach which ensures the protection and • 

enhancement of the environment in all its dimensions, including 

heritage, landscape and ecology, and which integrates these 

as core to the scheme;
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As part of the ongoing design process the physical context of 

the site was assessed. The key findings of each of these physical 

assessments are outlined below.

2.3.1 Landscape and townscape character context

This area of Plymouth to the north of the A38 lies on relatively high 

ground between the valleys of the Tamar to the west and the Plym 

to the east (see fig. 13). The area is located on the northern edge 

of Plymouth and forms a gateway to the city. The A386 follows the 

ridge line and forms the main natural line of approach to Plymouth 

from the north. On each side a succession of small tributary valleys 

lead down to west and east, forming a network of steep green 

valleys which connect to the estuary and countryside. Crownhill 

Fort was historically located at a high point within the city for 

defense purposes. Plymouth Airport also takes advantage of the 

elevated position of this area. 

Dartmoor National Park is located to the north/ north east of 

the Derriford area and the area has good views of Dartmoor. 

The Tamar Valley Area of Outstanding Natural Beauty (AONB) is 

located to the north west of the area, and to the south east of 

Plymouth is the South Devon AONB. The network of green valleys 

within the northern Plymouth area provide green connections to 

the surrounding estuary and countryside and provide the potential 

for linear recreation through the area. There are areas of woodland 

within the green valleys and a number of tree belts within the built up 

area of Derriford. Due to its high elevation, the area has expansive 

views of the city and its surroundings, including Dartmoor. 

The area contains a number of historical elements within the AAP 

boundary including Crownhill Fort, Bowden Battery and Fort 

Austin, however these are not very visible in the area. Crownhill 

Fort is the main fort in Palmerston’s ‘ring of fire’ around northern 

Plymouth, but despite being located on high ground, is relatively 

hidden behind vegetation. Bowden Battery is also close by, 

located on the southern slope of the Forder Valley.  Fort Austin lies 

to the south east and also commands a high vantage point.  The 

line of the Plymouth and Devonport Leats run through the area 

with sections remaining visible. There are a few listed buildings 

within the area, within Manadon, Crownhill (on Winsbury Court and 

Smallack Drive), Estover and Derriford. 

The wider Derriford area lacks of a sense of place. The area of 

North Plymouth consists of a number of post war estates built on 

the higher ground. The central area of Derriford however, consists 

of more sparse developoment of larger, mainly employment uses, 

such as Derriford Hospital, The College of St Mark & St John, and  

a number of business parks. There is a lack of streets, and large 

areas are given over to surface car parking. The ‘shatter zone’ 

demonstrates the area which lacks a clear structure of buildings, 

streets and spaces. Despite the asset of the network of deep 

wooded valleys dissecting the topography, and stunning views 

of Dartmoor, development in North Plymouth generally turns its 

back on the natural green spaces and valleys. Access to valleys 

is poor and these are therefore not used to best advantage. The 

built environment does not make enough of what the area has and 

does not reflect the quality of the surrounding natural landscape.

2.3 Physical Context

fig.14 extensive areas of surface parking fig.15 shatter zone fig.16 positive buildings fig.17 palmerston forts
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Key conclusions are:

The north Plymouth area has been heavily influenced by it’s 

topography. The built form has been influenced by the topography, 

with development generally on the higher plateau tops and higher 

valley sides, leaving a network of steep green valleys separating 

areas of development.

The Derriford Area comprises a number of areas with a distinct 

and recognisable character:

The high ridges and plateaus;• 

The network of steep green and wooded valleys which disect • 

the area;

The historic forts which are part of Palmerston’s ‘ring of fire’;• 

The areas of large scale development such as the business • 

parks;

Surrounding post war housing estates of Crownhill, Derriford, • 

Eggbuckland, Estover, Glenholt, Manadon, Southway, 

Whitleigh & Widewell.

The area lacks a centre or sense of place. • 

The majority of development turns its back on the green • 

valleys. 

Despite the condition of the landscape the area is a fascinating • 

evolved landscape with layers of cultural heritage; natural 

environment, visual richness and scenic beauty.

There are views of Dartmoor from parts of the site;• 

The hospital chimney forms an identifiiable and very visible • 

landmark within the wider area. 

 

fig.18 landscape & townscape context: strengths

strengths

  views of Dartmoor   mature evergreen tree belts   feature buildings addressing the valley

  attractive modern buildings   some areas with street trees  woodland in the valleys

  mature mixed tree belts   ‘rural’ green valleys disecting urban area   housing overlooking greenspace

  attractive modern buildings

  historic Crownhill fort

  wooded valleys
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Key Issues

The landscape and townscape character has a number of 

implications for planning and design of the site. Landscape and 

Townscape character will be one of the key drivers of the layout 

and form of the development. Key issues to address will include 

the following points: 

The design should respond to the local distinctive of the • 

area, including its notable topography and network of green 

valleys;

Variations in topography, outlook, exposure, microclimate etc • 

across the site will be one of the key drivers of the character 

of the scheme. An architectural response to these variations, 

together with sustainable design considerations, will be 

preferable to a style driven approach; 

There should therefore be distinct character areas across the • 

development in response to the fine-grained landscape and 

townscape character variations;

Urban form to maximise views and increase orientation and • 

legibility eg landmark buildings. There is the opportunity to 

create an urban form which takes advantage of, and maximises 

views, particularly of Dartmoor and the green valleys. 

The urban form of the area needs to acknowledge and • 

respond to the historic features of the area, including the 

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

which can add richness to the urban fabric.

Development should address and face the greenspaces and • 

green valleys. There is the opportunity to create an urban 

form which responds positively to and overlooks the network 

of green valleys in the area. Potential for fingers of green 

extending into a strong urban form.

Provision of access to the green valleys is required to maximise • 

this asset within the area, and bring the valleys right into the 

heart of the development.

Improve the quality of the built environment to reflect the • 

quality of the surrounding natural landscape. 

Development to create a centre - the scale, urban form and • 

mix of uses will need to underpin this role;

The need for the creation of a sense of place - new character • 

of the new centre. 

Detailed design and articulation should make a response to • 

the scale, colour, tones and textures of the landscape. This 

response should determine the visual richness and diversity 

of the scheme. fig.19 landscape & townscape context: weaknesses

strengths weaknesses

  roads not pedestrian friendly streets   large areas of surface parking   parking areas at top of valleys

  chaotic hospital entrance   roads not pedestrian friendly streets  over-sized infrastructure

  over-sized roundabout - ‘wasted space’   areas of ‘wasted space’

  facilities not within walking distance

  lack of or difficult access to green valleys   unattractive pedestrian routes

  large floor plate retail with parking
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2.3.2 Visual context

Due to its high elevation, the area has expansive views of the 

city and its surroundings, including Dartmoor. Crownhill Fort 

was historically located at a high point within the city for defense 

purposes and has fantastic 360 degree panoramic views of the 

city and surroundings, although is itself hidden away and hard to 

see within the area.

On each side a succession of small tributary valleys lead down 

to west and east, forming a network of steep green valleys 

which connect to the estuary and countryside. The valleys both 

open up views along the valleys from higher points, and enclose 

views, particularly at the bottom of the valleys. There are areas of 

woodland within the green valleys which also prevent views. There 

are  a number of tree belts within the built up area of Derriford 

which create local landmarks within the development. The hospital 

chimney is a particularly visible landmark, visible within the area, as 

well as further away, for example from the A38 near Marsh Mills.

The key findings of the visual assessment were as follows:

Expansive views from higher land.•	
Views of Dartmoor to the north/ north east. •	
Panoramic views available from Crownhill Fort although •	
Crownhill Fort itself is fairly hidden, with evergreen planting 

blocking views to the fort from the A386. Views from higher 

land within green valleys.

Steep green valleys create enclosure and prevent views.•	
The hospital chimney acts as an important local landmark, •	
and is also visible from a wider area although this could be 

viewed as a negative feature.

The tree belts form landmarks within the local area. •	

Key Issues

The topography of the Derriford area creates a combination of 

raised areas with good visibiltiy and more enclosed areas on lower 

ground. The development will need to respond to the varying 

visual context:

The scale and massing of the development needs to be • 

respectful of the topography of the area;

Development form should maximise views of surroundings;• 

The scale and massing of the development to protect and • 

maximise views of Dartmoor to the north/ north east;

Consider potential for maximising panoramic views available • 

from Crownhill Fort;

Improve visiblity of Crownhill fort. Consider removing evergreen • 

planting currently blocking views of the fort.

The scale and massing of development in relation to the • 

historic forts, in particular Crownhill fort, requires sensitivity to 

ensure that the structure retains its iconic importance within 

the overall landscape. 

The site is located within a potentially stunning setting and • 

views out from the development will be an important asset 

to capitalise on. This is particularly true of the higher land 

above North Quay which has the potential to provide stunning 

elevations.

Maintenance and protection of visible tree belts within •	
development, forming local landmarks within the area.

Maintain the visual enclosure within the steep green valleys.•	
The hospital chimney is visible from the wider area and •	
provides an important orientation point. There is scope for a 

more appealing but equally visible landmark structure.

  views of Dartmoor   mature tree belts create local landmarks

views along linear green valleys 

from higher ground

panoramic views available 

from Crownhill Fort

steep green valleys create enclosure 

and prevent views

  hospital chimney is visible from a wide area

fig. 21 visual context

fig.20 visual context
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2.3.3 Ecological context 

Designated Sites

There are no internationally designated sites within the Derriford 

area. The nearest internationally designated site is the Tamar 

Estuaries Complex Special Protection Area and Plymouth Sound 

and Esutary Special Area of Conservation (SPA/ SAC), some 3km 

from the study site. There is only one nationally designated site 

within the area, Plymbridge Lane and Estover Road Site of Special 

Scientific Interest (SSSI), which lies within the area adjacent to 

the Nuffield Hospital and Sports Club. This small (0.32 ha) site 

is designated as supporting the only known wild populations of 

Plymouth Pear (Pyrus cordata), which is afforded special protection 

under the Wildlife and Countryside Act 1981 and occurs with 

other woody species such as Ash (Fraxinus Excelsior), Blackthorn 

(Prunus spinosa) and Holly (Illex aquifolium) in a length of Devon 

hedge. The Bircham Valley is declared by Plymouth City Council 

as a Local Nature Reserve (LNR) under the National Parks and 

Access to the Countryside Act 1949, whilst the Forder Valley LNR 

lies just outside the area, to the south. The area also contains 

non-statutory Sites of Local Importance for Nature Conservation 

(SLINC) as identified in the City of Plymouth Local Plan (Adopted 

1996). In the City of Plymouth Local Plan (1995-2011) First Deposit 

Version, SLINCs are not identified, however, the entire Bircham 

and Forder valleys area is designated as a Greenspace area of City 

Importance with respect to habitats and species. 

Habitats & Species 

The following compilation and review of ecological data has 

been taken from an ecological study by Scott Wilson in 2004 of 

the Bircham and Forder Valleys (Llwellyn Davies, 2005), and an 

ecological study by Peater Beale (PBA) of Plymouth Airport (see 

Appendix 1), which provide a fairly comprehensive overview of 

the potential habitats and species within the Bircham and Forder 

Valleys and at the airport. 

A Phase 1 Habitat survey of the Bircham and Forder Valley area 

was undertaken during May 2004 by Scott Wilson, who were 

commissioned to provide ecological input into the Area Planning 

Framework for Derriford and Southway. Habitats recorded within 

the study site include grassland (unimproved neutral grassland, 

semi-improved neutral grassland, species poor semi-improved 

neutral grassland, amenity grassland, marshy grassland), 

woodland (broadleaved woodland), scrub (dense and scattered 

scrub), hedgebanks (hedgerows and watercourses (running water, 

tall ruderals). A large area of species-rich neutral grassland exists 

on steep south facing slopes in the Forder Valley. These areas 

are relatively species rich particularly where the slope is steep. 

Plymouth City airport airstrip also consists of a diverse grassland 

community. Smaller areas of species-rich grassland were also 

found on the southern edge of the western end of the Bircham 

valley. The potential of the site to support notable or protected 

species was also recorded:

Birds: The extensive network of species rich hedgerows, areas of 

dense and scattered scrub, woodland habitats and grassland (in 

particular the airstrip) are all important habitats for nesting birds. 

Of particular note is that between 20 and 30 pairs of skylarks are 

thought to nest on the airstrip each year. Skylarks, meadow pipits 

and snipe were observed during the Phase 1 habitat survey. The 

Wildlife and Countryside Act 1981 (as amended) protects wild 

birds, and works such as the clearance of scrub should take 

place outside of the breeding season (between the beginning of 

March and the end of August. Certain species also receive further 

protection under schedule 1 of this Act. Both skylark and song 

thrush are UK BAP priority species and BTO red list species. Scott 

Wilson concluded that further survey work would be required to 

determine the importance of some areas of the site as breeding 

bird habitat.

Badgers: Areas of woodland, grassland and hedgerows on site 

have been identified as providing suitable habitat for Badgers, 

and grassland within the site provides suitable foraging habitat 

for badgers. A number of signs of badger activity were recorded 

during the Phase 1 Habitat survey within the woodland areas of 

the Bircham Valley and other parts of the site. Badgers and their 

setts are protected under the Protection of Badgers Act 1992. 

Works affecting or near to a badger sett will require a licence from 

English Nature, depending on the nature of the development.

Bats: Many trees across the site have the potential to support 

roosting bats. The surrounding habitat on site also provides 

suitable foraging habitat for bats especially along the streams and 

associated woodland, but also in species rich grassland areas. Bats 

and their habitats are protected by the Wildlife and Countryside 

Act 1981 (as amended) and the Conservation (Natural Habitats 

&c) Regulations 1994. Scott Wilson concluded that further survey 

work is likely to be required to identify any roost sites, foraging 

areas and flight corridors if works are planned that affect suitable 

habitat.

Dormice: Several areas of the broad-leaved woodland on site 

contain an understorey dominated by formerly coppiced Hazel 

with frequent Honeysuckle (Lonicera periclymenum) and brambles 

in the understorey. These areas along with many of the species 

rich hedgerows found across the site represent potentially good 

Dormouse habitat. Dormice are protected under Schedule 5 

of the Wildlife & Countryside Act (1981), and Schedule 2 of the 

Conservation (Natural Habitats &c.) Regulations 1994. Scott Wilson 

concluded that additional survey would be required to determine 

the presence or likely absence of this species.

Other mammals: Other mammals recorded across the site 

were Roe Deer (Capreolus capreolus), sightings of which were 

especially frequent within the Forder Valley, Rabbit (Oryctolagus 

cuniculus), signs of Fox (Vulpes vulpes), and Grey Squirrels (Sciurus 

carolinensis).
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Reptiles and Amphibians: The combination of areas of dense 

scrub, bare ground and short grassland found in some parts of the 

site provides potentially good habitat for reptiles. Common lizard 

and slow worm are known to occur within the vicinity of Derriford 

city airstrip. The construction of the George Park & Ride required 

the trapping and translocation of some 130 common lizards which 

were moved to two other locations within the airstrip. Frog’s spawn 

and a single toad tadpole were recorded within the north of the site 

during the Phase 1 Habitat survey however Scott Wilson concluded 

that general potential for amphibians across the majority of the site 

is low. Streams on site are shallow and fast flowing and areas of 

standing water are very small and likely to be seasonal. This in 

combination with the generally sparse bankside vegetation of the 

streams limits the potential of the site for amphibians. Common 

lizard, slow worm, grass snake and adder receive partial protection 

under Part 1 Section 9 of the Wildlife and Countryside Act 1981 

(as amended). 

Invertebrates: The site provides suitable habitat for a range of 

invertebrae species and a number of butterfly species showing a 

substantial local decline in Devon have been recorded within the 

wider Derriford and Southway area, namely; Purple Hair streak, 

White Admiral and Dark Green Fritillary. Silver-washed Fritillary, a 

Species of Conservation Concern, has also been recorded within 

the vicinity of the airport. 

Key issues

The main implications of the ecological context to the site for the 

masterplanning process are:

The site has a range of habitats including a mix of areas of • 

dense and scattered scrub, woodland, grassland and an 

extensive network of species rich hedgerows. 

Areas of species-rich neutral grassland exist on steep south • 

facing slopes in the Forder Valley and on the southern edge of 

the western end of the Bircham valley. Plymouth City airport 

airstrip also consists of a diverse grassland community. 

Protected species which have been recorded within the area •	

or suitable habitat has been identified within the area are 

Skylarks, song thrush, badgers, bats and dormice, as well 

as common lizard, slow worm, grass snake and adder which 

receive partial protection. 

Skylarks are thought to nest on the airstrip each year. Both •	
skylark and song thrush are UK BAP priority species and BTO 

red list species. 

Works affecting or near to a badger sett will require a •	
licence from English Nature, depending on the nature of the 

development.

Further survey work will be required to identify bat roosting •	
sites, foraging areas and flight corridors if works are planned 

that affect suitable habitat.

Some ecological impacts will be unavoidable and it will be a key part 

of the masterplanning process to ensure that these are minimised, 

mitigated and compensated for where possible.

fig.23 ecology: designated sites  not to scale

Local Nature Reserve (LNR) 
Site of Special Scientific Interest (SSSI)

fig.24 ecology: green valleys/ tree cover / hedgerows 

not to scale 

(c) Crown Copyright Plymouth City Council Licence No 100018633.     January 2009 
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fig.26 areas of archaeological potential  scale 1:5000

Areas of medium archaeological potential

Areas of high archaeological potential

Areas of low archaeological potential 
Surviving course of leat (underground) 
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Original course of Devonport Leat  
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fig.25 historic features  scale 1:5000
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2.3.4 Heritage context

The Derriford area contains two Scheduled Ancient Monuments 

and Listed Buildings (see figure 24 opposite). An assessment of 

archaeological potential has been written by PCC’s John Salvatore  

(see Appendix 2).

Prehistoric activity

There is some evidence of prehistoric activity in the study area. 

Worked flint tools have been recovered from the site of Derriford 

Hospital and Plymouth Airport and two earthworks (possibly 

ploughed-out barrow mounds) of suspected Bronze Age date 

lie at SX49885888 (Ray 1996). A prehistoric defensive earthwork 

may have been located on the site of the later Crownhill Fort if the 

number of ‘castle’ field names in that area are an indication of such 

a feature (St Budeaux Tithe Map 1840).

Historical development

The holding of Colrige (probably marked by the present location 

of Coleridge Farm (SX49505875) is mentioned in the Domesday 

Survey of 1086 and would appear to have been a reasonably 

important Saxon estate in the area. Coleridge probably remained a 

principal farm in the area (it is mentioned in documents of the 13th 

and 14th century) although others such as Bircham (documented 

as Byrcheham in the 13th century) and Derriford Farm itself came 

into being. On the west side of the study area Tavistock Road 

was one of the main medieval, and possibly earlier, routes leading 

northwards from Plymouth. The place-name Derriford would 

appear to be late and may derive from 16th century  -John Deyre 

– 16th century landowner – (Gover et al 1969). Poole Farm and 

Fursdon, both on the eastern boundary of the study area, were 

in existence by the second half of the 16th century. The study 

area remained largely as farmland well into the early 20th century 

with the only housing being the ribbon development of the 18th 

and 19th centuries alongside Tavistock Road. From the turn of the 

20th century however an area east of Crownhill Fort and Tavistock 

Road was given over to barracks (known as Seaton Barracks); 

the barracks were rebuilt in the 1930s and again in the 1960s and 

70s but following military disposal this area has become industrial). 

Plymouth Airport, which occupies the triangular apex of the study 

area, was opened in 1931 whilst Derriford Hospital was constructed 

in 1973 on an area of former farmland south of the airport. Modern 

housing has arisen at Estover to the east, and around Smallack 

Farm at the south west, of the study area. The Forder Valley north 

of Fort Austin Avenue has remained largely undeveloped and was 

designated as Green Space in the Plymouth Local Plan. 

Special features of interest

There are two major surviving historical features which lie in part 

within the bounds of the study area. Both features are part of 

larger schemes which impact on a far wider area than Derriford 

alone and both are thus dealt with separately here.

Plymouth and Devonport Leats (see figure 25 opposite):

In 1589 The Corporation of Plymouth contracted Sir Francis Drake 

to bring a supply of water into the town as there was insufficient 

fresh water for both the growing body of townsfolk and the ships 

which took on water at Plymouth. Drake decided to construct a 

leat which would divert water from the River Meavy on Dartmoor 

into the town, discharging into the sea, first apparently at Sutton 

Pool then later at Millbay. This was a feat of engineering over a 

distance of about 12 miles although the winding nature of the 

leat as it follows natural contours made this even longer (about 

17 miles). The task was completed by 1591. The later Devonport 

Leat, which was built primarily to service the Royal Dockyard, was 

built around 1797 and is approximately 40 miles long. For much of 

its upper course the Devonport Leat runs parallel to the Plymouth 

Leat. Research by two historians, David Hawkins (1987) and Ray 

Bush (2000), has established the course of the leats over much of 

their distance. 

The Plymouth Leat runs north-south to the west of Tavistock Road 

and just outside of the Derriford Masterplan area except where it 

enters it opposite Plymouth Airport on the west side of Tavistock 

Road although this area has been remodelled in recent years as part 

of the A386 improvement scheme. An Exeter Archaeology report 

(draft 2004) in advance of the remodelling identified the course 

of the Plymouth Leat between Southway Drive and Roborough 

Avenue with burial in situ being the preferred mitigation. Nothing 

of the leat here is now visible above ground following the highway 

remodelling (part of the Devonport Leat lying immediately to the 

west is however visible).

South of Derriford Roundabout the Plymouth Leat was visible over 

a length of 56m in an excavation undertaken in 2001 (Foundations 

0171) in advance of developments and was sectioned in several 

places. It appears originally to have been unlined open channel 

between 1 - 1.5m wide with a varied profile but subsequently lined 

with granite blocks on a concrete base to prevent it becoming a 

stream. Its depth varied between 0.7m to 1.05m. Full details of the 

section results are presented in the report text. 

As part of the same operation sections were cut through the 

Devonport Leat, which although it runs approximately parallel to 

the Plymouth Leat, approaches Tavistock Road from the west 

at a lower position than the Plymouth Leat. Two lengths of the 

leat were visible, the northernmost being 106m in length and 

the southernmost 62m. Sections cut through the leat revealed 

vertical sides c.0.65m deep lined with granite slabs and with a 

concrete base roughly 2m wide onto which the granite facings 

were mortared. 

The Devonport Leat in its upper length has been retained as a 

reconstructed display feature but with modern materials added 

and it retains little of its original character but it is still visible in 

an unadulterated state south of the entrance to Windsor House 

and for a the stretch southwards alongside and to the east of the 

covered reservoir south of Windsor House. The Plymouth Leat, 

where it runs parallel to this was found to be 2.5m to the east of 

the Devonport Leat and un-lined in this section although this may 

have been a result of robbing following abandonment.

(c) Crown Copyright Plymouth City Council Licence No 100018633.     January 2009 
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Both leats are shown on mapping of the late 19th century to 

continue towards the northern approaches of Crownhill Fort where 

they are partly tunnelled but emerge as above ground features 

north of Crownhill Fort following contour lines around the fort and in 

places only 3m apart. Where above ground the original stone-lined 

channels of both survive well. The Plymouth Leat enters a high and 

quite spectacular tunnel just to the north west of Crownhill Fort 

(photo 1) and emerges as an open channel by the time it reaches 

Crownhill Fort Road. The Devonport Leat diverges to the west as 

an open channel before the Plymouth Leat enters its tunnel. 

Palmerston Forts (see figures 24-5):

The Palmerston Forts were built during the 1860s and 1870s 

following a Royal Commission set up by the then Prime Minister 

Lord Palmerston (hence the name). The forts, all linked by a military 

road, were constructed specifically to encircle Plymouth and to 

protect the Royal Dockyard against a landing by the French from 

somewhere further up or down the coast and thus threatening the 

Royal Dockyard from the rear. Crownhill Fort was the principal fort 

of the NE defences and commanded the main route into Plymouth 

from the north (Tavistock Road). The seven-sided polygonal 

work of the fort survives in a state of almost full preservation and 

with much of its glacis (originally the cleared area to provide an 

unencumbered field of fire), remaining free from development. 

Crownhill Fort is the best known of the landward forts due to its 

remarkable state of survival and its accessibility. The site is run 

by The Landmark Trust as an educational display monument 

and conference centre. Crownhill Fort is a Scheduled Ancient 

Monument (SAM 34881), designated as such by English Heritage 

and therefore recognised as nationally important and worthy of 

preservation. Any development affecting the scheduled area of 

Crownhill Fort or its setting is subject to Scheduled Monument 

Consent (SMC) as administered by English Heritage who would 

supply comment. Any newly considered schemes of access to the 

fort would require the lightest touch possible in order to minimise 

any detraction to the fort or its setting.

Bowden Battery (SAM 36101), which operates as a commercial 

garden centre, is situated on Fort Austin Avenue to the east of 

Crownhill Fort, to the south of Forder Valley. The glacis extends 

northwards to the base of the Forder Valley and is scheduled. The 

area of scheduling is defined by War Depatment boundary stones 

some of which survive in the valley bottom. Any development 

affecting the scheduled area of Bowden Battery or its setting is 

subject to Scheduled Monument Consent (SMC) as administered 

by English Heritage who would supply comment.

NB. In recent characterisation study work undertaken in Plymouth 

the Palmerston Forts, particularly those of the north east defences, 

have been recognised as contributing towards the development of 

settlement north of the city based upon the existence of the major 

east/west route created by the linking military road. 

Areas of Archaeological Potential

It will be seen from the above that for the greater part of its history 

Derriford remained as farmland with approximately half of the 

present field boundaries in existence by 1840.

With the expansion of the city of Plymouth, Derriford provided 

land suitable for a variety of developments particularly from the 

early 20th century onwards. This is reflected in the wide range 

of development including transport (Plymouth Airport), heath care 

(Derriford Hospital), offices (Tamar Science Park) and housing 

(Estover and Crownhill). As a result of the above this inevitably 

restricts archaeological potential to those areas which have 

escaped such intrusive development as detailed below.

High Archaeological Potential (see figure 25):

High archaeological potential and indeed survival is already 

identified at Crownhill Fort and Bowden Battery and for both the 

Plymouth and Devonport Leats.

Crownhill Fort inclusive of its glacis (1) and the Plymouth and 

Devonport Leats which lie close by (2-3) create together an area of 

established high archaeological potential for reasons stated above. 

The glacis of Bowden Battery (4), which is a Scheduled Ancient 

Monument, is also established as an area of high archaeological 

potential by virtue of its former use.

Possible Saxon or medieval archaeology associated with known 

early manors such as Coleridge and Bircham has been identified 

by Exeter Archaeology (1996). Coleridge Farm (5) is a recognised 

site of some antiquity and potentially incorporates below ground 

remains dating back to the Saxon period. Buildings at Coleridge are 

shown on maps of 1784 and Exeter Archaeology photographed 

ruined buildings in 1996 although it is accepted that these remains 

are likely to be of post-medieval and later date.

Bircham Cottage and Bircham Farm (formerly Bircham Mill) 

with their associated trackways, millponds and leats (6-6a) are 

of considerable historical and archaeological interest. Bircham 

had acquired a paper mill by 1781 although its original date of 

construction is unknown.

NB Both Coleridge Farm and the Bircham complex were included 

in areas recommended by Ray (1996) for a putative ‘historic 

landscape protection area’

Medium Archaeological Potential (see figure 25):

Archaeological potential, which is largely undocumented and 

therefore likely to be prehistoric in nature, is mainly restricted to 

the areas of Forder Valley with the undeveloped areas of the spur 

being defined as a zone of archaeological potential due to their 

topographic similarity to the setting of known prehistoric sites 

which have been recognised to the north. The undeveloped spur 

and unevaluated areas are included for their possible prehistoric 

archaeology (except for those areas evaluated and found to be 

sterile by AC Archaeology – see Zones C and D) on the plan.
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All other undeveloped farmland or former farmland retains the 

potential for archaeological remains 

Also included in this category is the unbuilt upon land at Plymouth 

Airport although any levelling as part of the construction processes 

will have reduced the likelihood of remains other than those more 

deeply cut. 

Within land at Derriford Hospital (7) there are a number of surviving 

sections of high stone walls believed to have been associated with 

the 19th century Derriford Estate and these may represent former 

enclosed garden walls. At least some of these walls appear to have 

been rebuilt in modern times whilst others appear to be original. 

Attention is drawn to these walls merely for information.

Documented potential is provided by the listed Grade II Powisland 

House (8) a small country house of the early 19th century (No 327 

Tavistock Road); this is included for its standing remains

Low Archaeological Potential (see figure 25):

This includes all areas where modern development, either by 

housing, commercial, or transport has taken place, which is 

likely to have destroyed or severely compromised any underlying 

archaeological deposits. It also includes two areas evaluated 

by archaeological test trenches (Zone C and Zone D), which 

were found as a result to be low in archaeological potential (AC 

Archaeology Reports 6000/1/0 – 2/0, 2000). The high number 

of evaluation trenches excavated (well in excess of 20) - with a 

total of 1125sqm of excavation in Zone D alone, suggests that 

any future archaeological evaluation certainly within the immediate 

area could be restricted in scope

In summary, the Derriford area is significant for many reasons 

including: 

The location of two of the Palmerston Forts - Crownhill Fort • 

and Bowdon Battery within the area, Crownhill Fort being the 

central fort in the ‘ring of fire’ around Plymouth. The forts and 

their ‘glacis’ are both Scheduled Ancient Monuments and 

therefore require careful consideration of their setting, and 

approval to any changes by English Heritage.

Plymouth and Devonport Leats.• 

All undeveloped farmland or former farmland in the area • 

retains the potential for archaeological remains, in particular 

the Bircham and Forder Valleys, and airport land which are 

identified as having medium archaeological potential, which is 

likely to be prehistoric in nature. 

Key issues 

The heritage of the area is an asset which should be maximised to 

create and enhance a positive identity at Deririford. The masterplan 

needs to adopt a conservation ethic and incorporate features of 

heritage significance where this does not compromise the viability 

of the scheme. Key implications for the masterplan are:

The need for development to respect the setting of Scheduled • 

Ancient Monuments of Crownhill Fort and glacis, and Bowden 

Battery glacis;

The need for development to respect and conserve the • 

Plymouth and Devonport Leats where possible, in particularly 

in the vicinity of Crownhill Fort;

The aspiration to improve visibility and access to Crownhill • 

Fort, and incorporate as a feature of the urban fabric of the 

new Derriford centre;

The retention and restoration of listed builidngs within the • 

area;

The development should be seen as another layer in the • 

evolution of a cultural landscape rather than sweeping away 

what has gone before;

The adoption of an ‘honest’ approach to masterplanning and • 

design. By this we mean the development of a masterplan that 

is driven by a response to the conditions of the site including 

topography, microclimate, orientation etc as a generator of 

built form and architecture rather than an approach that seeks 

to impose an arbitrary architectural style or a ‘false vernacular’ 

that never in fact existed.

Investigating opportunities for interpretation of the heritage • 

assets of the site as part of the development process and 

completed development.



2.3.5 Transport and movement context 

The transport and movement context has been assessed as part 

of the masterplanning process. 

The northern area of Plymouth is bisected and served by the 

A386 Tavistock Road which provides the main connection to the 

City Centre from the north (see figure 26). The A386 links the City 

Centre to the northern sector of the city, providing access for 

the City Airport, regional hospital, major industrial and business 

employment, residential areas and Dartmoor National Park. 

Congestion is a problem on the A386 particularly at peak times; 

The Derriford Roundabout on the A386 is particularly congested at 

peak periods as are the other junctions, including the A386/ A38 

Manadon Junction which is operating over capacity and often has 

tailbacks onto the A38.  A new 450-space Park & Ride site has 

been constructed at the George Junction on the A386.

The topography of this area of northern Plymouth constrains 

movement. The A386 follows the north south ridge line, with a 

network of steep green valleys to either side, leading down to the 

east and west. This has created an area which is served mainly off 

the A386 radial route, with poor east west connections. 

The option to create a new valley route through the Forder Valley, 

linking the Plymouth International Business Park and the B3413, 

has been put forward to create a link into the area from the east, 

and remove congestion from the A386 Tavistock Road. This route 

could potentially be a public transport route only. 

Past development in this area has suffered from a lack of clear vision 

and structure combined with an inadequate transport network. 

The area has developed with a poor movement structure and lack 

of connectivity. Areas of mainly single use such as the hospital, 

college, business parks and residential areas have developed on 

higher ground on what are effectively cul-de-sac, with steep valleys 

in between resulting in an area which is poorly connected. This has 

resulted in an urban structure encompassing a number of large 

institutional and commercial uses that although adjacent to one 

another are not connected and integrated (see figures 27-9). The 

growth of traffic in the area has placed increasing pressure on the 

existing road network servicing Derriford resulting in congestion 

problems. Parking is a major issue for the area. The area is very 

car oriented with lots of land given over to surface parking. There 

is a lack of pedestrian/ cycle links within the area, and a generally 

poor environment for pedestrian/ cycle movements. 

Derriford Hospital is the main generator of trips in the area and 

generates a number of key concerns regarding transport. Traffic 

using the hospital causes problems of congestion and queuing 

on Derriford Road, between the roundabout and main hospital 

entrance. Around 44 buses per hour stop at the hospitals main 

entrance during peak times, however there are no special bus-only 

routes or priority lanes. This is also the access point for ambulances 

heading for A&E. There is heavy demand for staff parking on site, 

and a lack of parking choice for the general public. There are also 

two Park & Ride services for staff, a temporary one on the Planned 

Care Centre site and one at the airport. A multi-storey car park 

is planned within the hospital site which will have six levels and 

provide 850 new spaces. There is also a need for more, better 

subsidised bus services during peak commuting times. Derriford 

Hospital also plans a 250-space extension of the George Park & 

Ride site for dedicated staff parking. £2 million has been earmarked 

from the Section 106 contributions of the hospital’s Planned Care 

Centre to fund a shuttle service from the new bus interchange to 

the Plymouth International Business Park. 

The junction of Derriford Road and Plymbridge Lane is also very 

congested during peak periods. Significant right turn movements 

from the A386 into Seaton Barracks/ Plymouth International 

Business Park (possibly due to rat running to the hospital) are of 

concern. There are emerging proposals for a new bus station/ 

interchange on the hospital site. 

The area suffers from poor access and a lack of legibility and there 

is a need to create a strong hierarchy of movement and encourage 

more sustainable modes of transport such as walking, cycling 

and public transport. One of the key opportunities of the AAP is 

the provision of additional funding as a result of the development 

proposals, which could enable transport infrastructure 

improvements to be implemented.
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Key issues 

The movement pattern shapes the urban form of an area. As 

described above the Derriford area is made up of cul-de-sac 

development off the A386 spine route, separated by the network 

of steep green valleys. The area has developed with a poor 

movement structure and lack of connectivity, with topography 

creating separation between areas of development. The A386 

bisects the area, creating a barrier. Development is spread out 

across the ‘northern Plymouth’ area, with a number of detached 

neighbourhoods built mainly on high ground and separated by 

steep green valleys. The network of steep valleys makes access 

between neighbourhoods difficult.  

Cyclist and pedestrian routes in and around Derriford are of a 

poor quality and key connections, such as from surrounding 

neighrbourhoods into Derriford, and connections to and along the 

green valleys are very poor. 

Key Issues Include:

Derriford is well located at the heart of the North Plymouth • 

area, on the A386 with connections to the A38, the City 

Centre and Tavistock. 

There is a need to provide good connections to Derriford from • 

the surrounding neighbourhoods;

There is a need for the masterplan to make Derriford a • 

true connected centre at the heart of North Plymouth, with 

radial routes leading to the centre and a permeable network 

connecting areas of the centre and different uses;

The need to maintain Plymouth Airport, and allow for improved • 

facilities;

There will be a need to encourage a significant modal shift to  • 

allow the network to function with increased development.

There is a need for connections to the George Park & Ride as • 

well as other park and rides in the City;

There is a need for a consolidated, efficient and high quality • 

transport interchange at the heart of Derriford and closely 

associated with the hospital.

There are significant opportunities for the masterplan to • 

improve the movement of pedestrians and cyclists around 

Derriford, reducing the need to use cars.

There are opportunities for development within Derriford to • 

improve the accessibility of, and through, the network of 

green valleys for pedestrians and cyclists;

It is essential that highways and transportation design are • 

integrated to create a cohesive urban fabric within which 

pedestrian, cyclist and vehicular functions are integrated in 

the priority set out by Manual for Streets (Department for 

Transport, 2007);

It is essential that the design of all parts of the site provide • 

inclusive access for all and meet the requirements of the 

Disability Discrimination Act (DDA) 2005.

Fig.26 Existing strategic city routes   Fig.28 Existing strategic neighbourhood routes Fig.29 Existing local routesFig.27 Existing strategic north plymouth routes

Derriford Roundabout   Derriford Roundabout   

Plymouth
   Airport   

Plymouth
   Airport   

Crownhill Junction   Crownhill Junction   
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2.3.6 Flood risk 

Advice on flood risk has been provided by the Environment Agency. 

Considerable development pressure in this area has historically 

lead to significant increases in run-off rates and the frequency of 

high flows, which has in turn lead to the degradation of the river 

channels through increased erosion and hence deposition. 

Historically the flooding problem was increased by the development 

of land at the bottom of Forder Valley Road in 1984, which impeded 

the stream’s flow. More recently large-scale development at 

Derriford has increased the risk. During heavy rainfall water runoff 

from the urban area upstream rapidly overloaded the watercourse 

at the point of restricted flow, causing flash flooding of properties 

and surrounding land. 

In 1989 the Council installed a large culvert under Wilbert Road, 

alleviating to an extent the restriction. The culvert lowered the flood 

levels but was not enough to prevent it and Leigham Mill Cottages 

remain at risk of flooding.  The watercourse is also subject to 

significant erosion risks.

As such the Environment Agency has identified this area as a 

problem surface water drainage area and recommended  that 

drainage of new development should meet the criteria set out in 

the Environment Agency’s Drainage Guidance for Plymouth City 

April 2004. Where possible Sustainable Drainage Systems and 

additional surface water attenuation should be retrofitted to existing 

development areas to facilitate stabilisation of the channels.

The flood risk assessment of the Derriford area has a number of 

implications for planning and design of development within the 

area:

The impact of a development proposal on run-off is primarily • 

related to the scale of impermeable area being considered. 

The Environment Agency guidance for the area considers 

development above 1 ha to be a large development, 

however consideration may also be required of the density of 

development on the site area. 

New development should meet the criteria set out in the • 

Environment Agency’s Drainage Guidance for Plymouth City, 

April 2004. 

Pre-application discussions with the Environment Agency • 

should be carried out by developers for any development 

sized 1ha or greater.

Consideration should be given to retrofitting surface water • 

attenuation to existing development areas.  There might be 

scope to integrate attenuation into public open space.

2.3.7  Contamination 

There are general areas of contamination within Derriford, 

Southway and Seaton however there is no specific plan based 

information available. The specific sites in the area where there is 

potential for contamination are: Southway Drive; landfill on made 

land in area around St Johns Close; Crownhill sewage treatment 

works; the derelict petrol station on Tavistock Road; Seaton 

Barracks (although this was investigated recently); the Derriford 

Hospital area (clinical waste); and Plymouth Airport (previously a 

military site). Generally areas with previous industrial use require 

investigation. There is also naturally occurring contamination in the 

South West from arsenic, lead, and nickel.  

Contamination issues

A basic site investigation is therefore requested on all development 

sites. Residential uses are the most sensitive in terms of 

contaminated land and require a greater need for investigation. A 

condition is generally put on development for pre commencement 

investigation, although PPS 23 now asks for more information up 

front.

Information from PCC Environmental Health - Glynys Pool
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2.3.8 Noise

Plymouth Airport is located within the northern Plymouth area, and 

the majority of the area is affected by noise from this site (identified 

as a macro level environmental health factor in the Sustainable 

Neighbourhood Studies). The main affected neighbourhoods 

are Derriford, Glenholt, Estover and Southway. PCC has been 

undertaking continuous noise monitoring at Plymouth Airport for 

a number of years. There are 2 monitoring stations (1 adjacent 

to the ramp where 2-3 aircraft drop off and pick up passengers, 

and 1 adjacent to the engine testing bay/ helicopter movements) 

which measure LEQ continuous noise over 8 hour (11pm-7am) or 

16 hour (7am-11pm) periods. Noise levels should not exceed 55 

decibels over a 16 hour period. Levels currently exceed this and 

PCC aim to try to bring noise levels below this. 

There are 13-14 scheduled flights a day, however the major issues 

associated with the site in terms of noise were described as: engine 

testing early in the morning; flights arriving after 22.30; light aircraft 

circuits; and helicopter refueling, particularly Chinooks. The engine 

test bay at Plymouth Airport in particular is currently causing a 

problem. Its 2-sided design and construction has a very limited 

effect in containing the effect of run up noise and is not protecting 

the neighbouring housing from noise. It has been ruled that PCC 

has not dealt with this issue properly and compensation has been 

paid out to affected residents for the last three years (£1000 per 

household /per year). It would be possible to improve this facility in 

its current location to bring it up to the standard of ‘best practice’ 

engine test bays at other airports. 

Noise Issues 

Noise from the airport can be an objection against development 

under PPG24, which outlines the considerations to be taken 

into account in determining planning applications for noise-

sensitive developments. The Secretary of State considers that 

housing, hospitals and schools should generally be regarded as 

noise-sensitive development. The area around the airport comes 

under Noise Exposure Category C which means that planning 

permission should not normally be granted. Where it is considered 

that permission should be given, for example because there are no 

alternative quieter sites available, conditions should be imposed to 

ensure a commensurate level of protection against noise. The Pettit 

Bois development, just to the south of the southern runway, was 

proposed for key worker housing, and the development was only 

allowed subject to conditions to minimise the impact of noise (e.g. 

orientation of blocks away from noise sources, bedrooms/ living 

rooms away from noise, glass/ roofs strengthened), due to the 

necessity for this type of housing in the area. As well as measures 

designed into development to minimise the impact of noise, 

noise at Plymouth Airport can be reduced through management 

of aircraft movement and the airport. More restrictions could be 

put in place on aircraft movement, e.g. existing restrictions on 

aircraft arrival after 10pm/ control on movement of helicopters/ 

penalties for over use of thrust/ noise etc, and activities within the 

airport, e.g. it should also be decided whether it is right that engine 

testing should occur at 5.30am, as well as the provision of a new/ 

improved engine test bay to contain and deflect noise upwards 

and away from other ground users.

Key considerations for the masterplan are:

potential for creation of a buffer to the airport potentially using • 

development which is less noise sensitive to protect more 

noise sensitive uses; 

location of less noise senstive uses adjacent to the airport;• 

location of housing, hospitals and schools away from the • 

noise; 

design of buildings to provide protection from noise.• 

Information from PCC Environmental Health - Joseph Fanous 

(see Appendix 5)

 



The Derriford Area Action Plan covers a number of neighbourhoods 

within northern Plymouth. Sustainable Neighbourhood Studies 

have been carried out following the methodology established by 

LDA Design (LDA Design [1], 2005) for the neighbourhoods of 

Crownhill, Derriford, Eggbuckland, Estover, Glenholt, Manadon, 

Southway, Whitleigh and Widewell, which make up the northern 

Plymouth area (LDA Design [2], 2006). These studies have been 

used in order to establish socio-economic trends within and 

around the Derriford study area. 

2.4.1 Population

The population of the Derriford/Seaton area is only about 4,000 

but the wider Derriford area (including Crownhill, Derriford, 

Eggbuckland, Estover, Glenholt, Manadon, Southway, Whitleigh 

and Widewell) is around 42,750, which is almost 18% of Plymouth’s 

total population (240,720, 2001 Census). 

The population structure of the area correlates broadly with that 

of the City and England & Wales though it varies across the 

neighbourhoods. Derriford neighbourhood has a slightly larger 

proportion of people aged 16-19 (9.9% as compared to 4.9% in 

England & Wales) and people aged 60 and over (22.9% compared 

to 20.9%), but smaller proportions of people aged 0-15 (16.6% 

compared to 20.1%) and people aged 20-59 (50.6% compared 

to 54.1%). Derriford is also a major employment destination within 

Plymouth and the region, and the population of the Derriford area 

is increased by the daily non-resident population which travel to 

the area for work. Derriford Hospital employs approximately 6,500 

people which extends to around 12,000 if Derriford Business Park 

& the International Medical & Technology Park are included. The 

future predicted total resident population for the wider Derriford 

area is around 53,930 (Housing by Neighbourhood Information 

‘Possible Long Term Potential’-to 2026). 

2.4.2 Social Deprivation

The neighbourhoods of north Plymouth may have some issues 

concerning social deprivation, but apart from Whitleigh are not 

within the top 10%, and are therefore not priority neighbourhoods 

within England and Wales. Whitleigh however, is between the top 

3% and 10% nationally, and is seen as a moderate priority area in 

terms of social deprivation. (Index of Social Deprivation, 2004)

2.4.3 Health

The health of the population within the wider Derriford area is 

mixed. The population of Derriford, Eggbuckland and Widewell 

appears to be generally healthy, however the population of Estover, 

Glenholt, Manadon, Southway and Whitleigh appears to be poor. 

The health of the population of northern Plymouth needs to be 

improved, and the area should be designed to encourage and 

enable healthy living. Further work may be needed to establish 

the need for community facilities such as a health centre or sports 

facility, as well as factors such as the condition of public housing.

2.4.4 Housing

Generally the neighbourhoods making up north Plymouth are fairly 

low density, ranging from 12 to 21 dwellings per hectare (dph) (see 

figure 30). There are generally high ownership levels across the area 

and a low proportion of public housing. Derriford neighbourhood 

has the lowest proportion of public housing in the area (only 6.4%). 

There is the need to increase affordable housing in the wider 

Derriford area, and in particular within Derriford where housing for 

key workers is needed in proximity to the hospital and university. 

Development should meet PCC’s target of 30% affordable housing  

(Policy CS15, Core Strategy (2006)). There is a ‘hole’ in the centre 

of the area which lacks any residential dwellings. There is also 

a lack of an attractive, desirable living environment within the 

immediate proximity to uses such as the hospital, and a lack of 

choice in terms of being able to live close to work. 

2.4.5 Employment

The wider Derriford area has low unemployment levels, and 

three of the neighbourhoods (Widewell, Estover & Crownhill) also 

have higher than average employment. Several neighbourhoods 

however, including Derriford, have low employment levels as 

well as low unemployment levels, due mainly to a higher than 

average proportion of students and/or retired people. The job ratio 

for the area (assessed using the job ratio set out in Sustainable 

Settlements, UWE 1995) is generally average to good showing 

that the opportunity to work locally exists. Derriford and Glenholt 

have a very high job ratio which reflects their importance as major 

employment areas within the City and Region. There are however 

very limited opportunities to work locally within Eggbuckland, 

Southway and Whitleigh, which have poor job ratios. There is 

therefore a need to increase employment opportunities within 

Eggbuckland, Southway and Whitleigh, and consider improved 

links and access to Derriford and Glenholt.

2.4.6 Travel to work

Generally the proportion of people in the wider Derriford area who 

travel to work by public transport is low, and the proportion of 

people who travel to work by car in this area is high. Bus routes 

serve all neighbourhoods with bus stops generally within the 

recommended walking distance of most residents. Bus services 

to some areas may however be limited. Estover, Southway and 

Whitleigh have higher than average proportions of public transport 

use to travel to work, as well as high car use, which suggests that 

people do not work close to their homes. 

2.4.7 Facilities and Centres 

As stated above, the population of the wider Derriford area is 

around 42,750. According to the Sustainable Neighbourhoods 

Study methodology, this is sufficient to support a district centre (9-

40,000 people), which should be located centrally within the area. 

The population should also support 3-6 neighbourhood centres 

(5-9,000 people each) and 6-15 local centres (2-5,000 people 

each), located throughout the area.

There was a district centre in the area within Crownhill 

neighbourhood, to the south of the northern Plymouth area. This 

however had a very limited catchment population and has been 

down-graded to a neighbourhood centre. There are currently 

7 neighbourhood centres (Crownhill, Derriford, Eggbuckland, 

Estover, Glenholt, Southway and Whitleigh), and 9 local centres 

(Estover, Glenholt and Widewell, and 2 in Eggbuckland, Mandadon 

and Whitleigh). 

This exercise points to the current shortfall in the provision of 

facilities and services serving North Plymouth.  The Sustainable 

Neighbourhoods methodology, whilst robust, does not correlate 

precisely with the City Council’s current definition of the hierrachy 

of centres and so should be considered as informative rather than 

definitive. Notwithstanding this, the exercise does suggest the need 

for a new district centre and for the currently adequate provision of 

smaller centres to increase in proportion with a growing population 

in the Derriford/Seaton area, dispersed to reflect the areas of 

growth. The Core Strategy corresponds with these points.   

Derriford is a major employment destination within the city and 

region, and despite the level of employment generated within 

Derriford, there are few retail or shopping facilities to serve the 

working population. There is a gap in the centre of the area with a 

lack of facilities and services, despite a concentration of separate 

district/ city facilities and major employers such as Derriford 

Hospital, Plymouth Airport, Marjon’s, and business parks, which 

are scattered through the area. As such, people are forced to drive 

outside the area which is highly unsustainable. 

There is no established centre within the heart of Derriford for what 

is the major northern edge of the city, serving a wide range of 

employment uses and large non-resident population, as well as 

supporting the surrounding neighbourhoods. There is also a lack 

of local centres within the wider area. Generally there is a lack of 

certain community facilities within the wider Derriford area which 

could be encouraged, such as crèches, local shops, pubs, health 

centres, a leisure/ arts centre, post office, neighbourhood sports 

facilities, and local green. There is a lack of facilities within walking 

distance of people, and as a result the area is very car based.

Generally in the area there are falling numbers of school children 

and surplus places in schools (with some exceptions e.g. Manadon 

Vale). There are plans for federation of schools in Whitleigh, 

Southway and Estover. There is generally a lack of outdoor space 

associated with schools in the area.

In summary northern Plymouth lacks cohesion and needs a central 

focal point around which to create a stronger community

Fig.30 density of North Plymouth neighbourhoods 

2.4 Socio-Economic Context
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Fig.31 composite plan of North Plymouth ‘Sustainable Neighbourhood 

Studies’ (ref. LDA Design, 2006)
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Key issues

The sustainable neighbourhood studies for northern Plymouth (LDA 

Design [2], 2006) suggest that in particular the following issues 

need to be considered through the masterplanning process:

Population: • There is an opportunity to increase the overall 

population of north Plymouth. There is a need to ensure a 

varied population structure within north Plymouth.

Social Deprivation:•  Whitleigh is a moderate priority area in 

terms of social deprivation, however the area of north Plymouth 

may have some issues concerning social deprivation which 

should be considered. 

Health: • The health of the population of northern Plymouth 

needs to be improved, particularly the population of Estover, 

Glenholt, Manadon, Southway and Whitleigh. The area should 

be designed to encourage and enable healthy living, for 

example by improving the environment to encourage walking 

and cycling, providing outdoor space etc. Further work may 

be needed to establish the need for community facilities such 

as a health centre or sports facility, as well as factors such as 

the condition of public housing.

Housing: • There is a need to increase the residential density 

within the north Plymouth neighbourhoods. In particular there 

is a need to provide housing within the Derriford area, and 

to create an attractive, desirable living environment within 

proximity to the major employers such as Derriford Hospital, 

providing a choice in terms of being able to live close to work. 

There is the need to increase affordable housing provision 

in the wider Derriford area generally, and in particular within 

Derriford where housing for key workers is needed in proximity 

to the hospital and university. Development should meet 

PCC’s target of 30% affordable housing. 

Employment: • There is a need to increase employment 

opportunities within Eggbuckland, Southway and Whitleigh, 

and consider improved links and access to the employment 

areas of Derriford and Glenholt. There is a need to create 

a development offer and infrastructure at Derriford that is 

attractive to those who would invest in higher paid, skilled, 

knowledge based jobs;

Travel to work:•  There is a need to reduce the number of people 

in the area who travel to work by car. There may be a need 

for improved bus access to certain areas. As set out above, 

there is a need to provide homes close to the main areas of 

employment provision, to enable choice in how to travel to 

work. There is also a need to improve links in and around the 

area, including links from surrounding neighbourhoods, direct 

to the main employment centre at Derriford, particularly from 

Eggbuckland, Southway and Whitleigh.

Facilities and Centres: • There is a need to create a centre at 

the heart of Derriford to support the whole of north Plymouth. 

There is a requirement for additional faciltiies to support the 

large working population within Derriford. There is potentially 

the demand for 2 additional local centres located throughout 

the area, as well as a need for community facilities, such as 

crèches, additional local shops, pubs, health centres, a leisure/ 

arts centre, post office, neighbourhood sports facilities, and 

local green. 

(c) Crown Copyright Plymouth City Council Licence No 100018633.     January 2009 



Through the process of preparing the framework for Derriford a 

number of direct contacts and research studies have identified de-

mand, or the potential to create a new market offer, for Derriford 

and the north of Plymouth across a range of sectors. 

2.5.1 Residential

The Regional Spatial Strategy identifies a housing requirement of 

1,225 dwellings per annum within the city. The Plymouth Core 

Strategy (LDF) identifies total housing provision within the northern 

corridor of 3,912 dwellings over the plan period of 2006-21. The 

city’s total annual affordable housing shortfall is currently assessed 

at 1,426. At draft RSS build rates 220 affordable homes per 

annum need to be delivered through the planning system. In the 

light of the Governments commitment to increase house building 

as set out in the Housing Green Paper, it is likely that demand for 

residential development will grow in the future. 

2.5.2 Retail

RPG10 recognises Plymouth as the main urban centre in the west 

of the region. A key priority is to safeguard and enhance the City 

Centre as a major sub-regional and regional shopping destination. 

The Core Strategy states that Plymouth is committed to preserving 

and developing the network of centres which serve Plymouth, 

ensuring that district and local centres remain the focus for new 

retail development, appropriate to their role and function. New 

centres will be created to meet deficiencies and provide ‘hearts’ 

to Plymouth’s neighbourhoods that have either developed without 

a centre or in new neighbourhoods that have and will develop 

as the city grows. A shopping study has been carried out for the 

city to provide advice on the likely requirement for additional retail 

facilities in the period up to 2016 (ref. Cushman & Wakefield, 2006). 

Cushman & Wakefield conclude that: 

- In terms of convenience goods, there are some stores that 

over-trade relatively significantly. There is therefore the potential 

to ‘rebalance the network’ by the provision of additional floor 

space, particularly in areas of deficiency. New convenience 

stores, capable of attracting main food shopping trips, could 

be located in the Weston Mill, Derriford and Devonport 

areas. 

- Derriford is now a major centre of employment in the City 

(the hospital, the business park), and yet there is a dearth 

of facilities for the daytime service needs of these workers. 

Moreover, the existing and anticipated residential communities 

are not well served by the existing spatial pattern of centres. 

In short, there is a gap in provision at Derriford. We consider 

that the Council could seek to address this deficiency with 

the designation of a site for a district centre, anchored by a 

food store with complementary comparison offer and service 

uses. In the long-term this centre may have scope to grow, 

although it is important that any additional retail floor space is 

complementary to the function of the City Centre, and does 

not harm it’s vitality and viability. 

The Core Strategy states that in particular Derriford will play a 

key role as a district centre serving the north of the city, with the 

potential for it to grow as economic and population growth is 

achieved and the role of the City Centre as the primary shopping 

destination is secured. The Strategic Objective talks of ‘Promoting 

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

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

component of the creation of a new sustainable neighborhood, 

supporting the existing employment, health and residential uses 

and providing a new focus in the north of Plymouth. Core Strategy 

Policy CS07 states that a new District Centre will be created in the 

Derriford area, to provide a new heart for the north of Plymouth and 

support the area’s existing and proposed residential, commercial 

and health sector communities. It will include a foodstore, with 

complementary comparison goods shopping, residential, office, 

leisure and food and drink uses, and a public transport interchange 

on the proposed High Quality Public Transport network for the 

city. It will be developed such that it can grow to play a wider role 

in Plymouth, but only when it is demonstrated through detailed 

impact assessment that further development will not undermine 

the regional shopping role of the City Centre and indeed that such 

development will deliver major economic benefits to the entire 

city.

2.5.3 Employment

Plymouth is the second largest city in the South West after Bristol. 

The emerging Regional Spatial Strategy considers Plymouth has 

the potential to “become the economic hub of the far South West”. 

Policy SR35 sets out the aspiration for the Plymouth TTWA to 

make provision for a job growth of 42,000 jobs over the period 

2006-26, to be delivered through an employment land provision 

of 150 hectares.

Policy CS04 of the Core Strategy sets out the future employment 

provision for the Northern Corridor:

4. Safeguarding and supporting proposals to extend the strategic 

employment opportunities at Plymouth International Medical and 

Technology Park and Tamar Science Park, and to improve linkages 

between these sites and with Derriford Hospital. 

5. Supporting proposals for new commercial development in the 

Derriford area to the extent that it is complementary to the primary 

role of the City Centre as a regional hub, such that the Derriford 

area is enabled to become Plymouth’s secondary office location. 

Proposals should contribute to the delivery of high quality public 

transport links between Derriford and the City Centre.

The South West of England Regional Development Agency 

(SWRDA) who own the Plymouth International Medical and 

Technology Park (PIMTP) and Derriford Business Park, lead the 

development of a sustainable economy in the South West. At 

Derriford the main sector of employment is the bio-medical and 

healthcare sector. SWRDA see Derriford as a National area of 

excellence which complements the RDAs objectives. 

2.5.4 Development Areas / Stakeholder Consultations

There are significant development pressures within the Derriford 

area. There are a number of landowners at Derriford who are 

actively promoting development on their land. Figure 32 shows 

the main areas at Derriford where there is development pressure. 

Figure 33 shows the main land owners within the area, and their 

aspirations for these sites are discussed on pages 30 - 33.

2.5.5 Open Space

The network of green valleys at Derriford provide a remarkable 

natural positive feature within the heart of north Plymouth 

development area. This positive feature has never been fully 

realised as a recreational resource for the area. These valleys offer 

an amazing opportunity for meeting an increasing demand for 

leisure in a unique green environment at the heart of north Plymouth 

and stretching out into the surrounding neighbourhoods, providing 

green environments on the doorstep, and providing connections 

to the surrounding countryside and estuary. There is also demand 

for accessible, attractive public realm, particularly at the heart of 

north Plymouth in association with the creation of a new centre at 

the heart of the area. 

2.5.6 Health & Social Care

As the population of north Plymouth, and in particular Derriford 

increases, so will the need for additional primary care facilities.   

Derriford Hospital plans to develop a new site for a ‘Planned 

Care Centre’. There are also plans for a new ‘Centre for Clinical 

Excellence’ at Derrioford. With the location of the Derriford and 

Nuffield Hospital and potentially Centre for Clinical Excellence, 

as well as the existing bio-medical and health uses within the 

Derriford Business Park and PIMTP, there is demand to increase 

and consolidate this specialist sector at Derriford.

2.5 Needs and Justification

26



2.5.7 Community Facilities and Services 

The AAP needs to provide for the services and facilities required 

currently in the area as well as by the proposed population. 

The masterplan needs to take into account the following 

requirements: 

Education Requirements: 

Based on an additional 5,000 houses within the Derriford area, 

two new primary school sites would be requilred (1 no. 2.0 form 

entry and 1 no. 1.5 form entry), as well as additional secondary 

school places at Whitleigh and Estover (703 primary school 

places and 517 secondary school places). The total school site 

required for a primary school is around 1.9 ha/ 4.77 acres. Without 

a playing field on site the area required would be approx 5,500 

sq m (0.55 ha), of which the building would be about 2,140 sq 

m. The area of playing field may be able to be reduced by going 

for an all weather pitch. New primary schools should be within 

walking distance of the residential properties they serve. As well 

as the mainstream school infrastructure summarised above, the 

Derriford development would also require the provision Early Years 

education (nursery places for 3 and 4 year-olds), a Children’s 

Centre (approx. 2,000 sq m based in a primary school), additional 

post-16 (6th form) places and additional places in special schools 

and units, including pupil referral units. Co-location with schools is 

recommended. This provision has not yet been quantified by PCC. 

(Information provided by PCC Education, Andrew Leigh / 

Garreth Simmons)

Sport & Leisure Requirements:

Playing Pitch Requirement -

Based on an additional 3,500 houses within the Derriford area, 

48,858 sq m (4.89 ha) of playing pitches would be required. This 

equals in the region of: 

• 1.5 mini soccer pitches 

• 2.5 junior football pitches 

• 1 senior football pitch 

• 0.2 grass wickets (weekend cricket)  

• 0.3 non-turf or grass wickets (mid-week cricket) 

• 0.25 (hockey STP) pitch 

plus changing/storage etc 

Based on an additional 5,000 houses within the Derriford area,  

69,797sq m (6.98 ha) of playing pitches would be required. This 

equals in the region of: 

• 2 mini soccer pitches 

• 3.6 junior football pitches 

• 1.25 senior football pitches 

• 0.7 senior rugby pitch 

• 0.3 grass wickets (weekend cricket) 

• 0.5 non-turf or grass wickets (mid-week cricket) 

• 0.35 (hockey STP) pitch 

plus changing/storage etc.

These faciltiies can be integrated within a broader landscape 

framework for the area. By locating facilities together, economies 

of scale can be realized in terms of use of changing facilities, 

maintenance and general patronage. Most urban parks work in 

this way containing tennis courts, bowls greens, football pitches 

etc. More recently, the concept of sports hub clubs, where a 

number of sports share resources such as changing rooms. The 

concept of co-location may be applied more widely to co-locating 

sports facilities alongside other key uses. An example would be the 

location of a health and fitness centre over a supermarket, allowing 

joint trips to be made for the visit to the gym and for shopping. The 

wider use of school facilities outside of school hours identifies the 

potential for schools including their sports facilities in accessible 

locations. Sports and recreational facilities should be close to 

or between where people spend their time e.g. close to homes, 

work places, schools and shops. The location also needs to be 

considered in the context of travel networks. By co-locating sports 

facilities on active travel networks the potential exists for journeys 

between key locations to be broken for sporting activities. For 

example tennis courts located on the journey between school and 

home are likely to be well patronised. Access from the highway, 

routes in and out of the site, and the location and planning of the 

car park will influence the success of the facility. Further guidance  

is available at http://www.sportengland.org/active-design-final.pdf. 

 

To accord with local planning authorities specific car parking 

standards. A user profile will give a good indication of the need 

for parking provision, including whether parking and turning 

space is required for coaches, minibuses and so on. It may be 

that the facility has the occasional need for overflow car parking 

for special events. In all cases car parks need to accommodate 

visitors of differing abilities. 

Swimming Pool Requirement 

Based on an additional 3,500 houses within the Derriford area, 

89.2 sq m of swimming pool would be required. Based on an 

additional 5,000 houses within the Derriford area, 128.28 sq m of 

swimming pool would be required.

Sports Hall Requirement 

Based on an additional 3,500 houses within the Derriford 

area, 2.53 badminton courts would be required. Based on 

an additional 5,000 houses within the Derriford area, 3.62 

badminton courts would be required.

Indoor Bowls 

Based on an additional 3,500 houses within the Derriford area,  

0.52 rinks would be required. Based on an additional 5,000 

houses within the Derriford area, 0.75 rinks would be required.

(Information provided by PCC Leisure, Peter Kelly)

Primary Care Space:

There is a requirement for 500 sq m primary care facility (GP 

Practice) per 6,000 population. A population of 1,000+ is required 

to make a temporary practice financially viable. For an additional 

3,500 dwellings within the Derriford area, i.e. 7,700 population, 

this would mean 642 sq m if provided from 1 facility. At least 1 new 

practice would be required as the population increases. Primary 

care space should be provided within an urban centre, close to 

other facilities and have easy transport links. Co-location with an 

educational faciltiy, library or other community facility is feasible as 

well as other medical services e.g. an ambulance station. Parking 

spaces are required to include disabled spaces to be available 

Mon – Fri 8am-6pm. Also required on Saturday, similar hours for 

a pharmacy.  Additional dwellings will also have a potential impact 

on services delivered in the community eg Health Visitors and 

District Nurses , and space may be required in a development (e.g 

consulting rooms). There is a possible requirement for additional 

mental health and drugs services depending on the demographic 

issues in the area. These services require a base to enable easy 

access to services. Also looking for another local care centre in 

proximity to Whitleigh centre.

(Information provided by - Linda Morgan)
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Community Fire Station Requirement:

The existing fire station at Crownhill may not be in the right location 

given the expansion of Northern Plymouth. The site is around 3,000 

sq m, with a 1,200 sq m buildng. 50 people are employed on the 

site. Figures are subject to completion of internal review of required 

service provision due to be produced, (2 storey building max - 

use Greenbank as model). The current fire station has insufficient 

capacity to accommodate additional staff to meet the needs of 

the new development and is in a poor location relevant to the 

new development. Co-location with any community facility would 

be acceptable and would allow for 24-7 surveillance.. It would 

be unacceptable to collocate with any property requiring a quiet 

environment, which includes the hospital. The facility must be sited 

on a main road link, however if it is at a major road intersection, 

the facility will need to have good access across the junction. 

Most ‘shouts’ are to the north. Ideally the facility should be in a 

permanent location early in development. There is a Plymouth City 

Plan for fire stations due to be produced Sept/Oct 2007 (included 

Camel’s Head moving into Devonport, and taking into account 

Sherford).

(Information provided by Devon and Somerset Fire and 

Rescue Service, Peter Smith)

Ambulance: 

Currently the Ambulance Station has a sizable location at the 

back of Derriford hospital, but the facility doesn’t need as large 

an area as they currently have and they don’t have to stay there. 

The facility would like to be co-located with other healthcare 

providers where this would add value. There is a benefit of being 

in the Derriford area. In addition, the ambulance service requires 

standby points. 

(Information provided by Jeff Evernette / Chris Wyatt)

Police: 

The main police station is at Crownhill and it isn’t invisaged to 

move from this site. The police also have a satellite station on the 

Derriford Hospital site which is needed due to A&E security issues. 

This is currently a porta-cabin and they are looking to replace this 

with a more permenant satellite station at the Derriford Hospital 

site. 

(Information provided by Nick Hall)

Waste & Recycling: 

As the development future of Derriford looks set to expand there 

is a real expectation of improving the quality of people’s lives in a 

way that truly reflects the aspirations of local communities. The 

Municipal Waste Management Strategy is one of the key policy 

documents in delivering change and the expectations of our 

community and to allow the city to grow in the future without 

causing environmental damage.

There are a number of requirements for waste and recycling on 

new development:

1. Dwellings to provide storage space for the waste containers 

used to collect recyclables and residual waste. Two 240ltr wheeled 

bins required for houses and maisonettes. Communal 1100ltr 

containers for larger multi-occupancy/ high rise buildings.

2. Larger multi-occupancy domestic properties to be designed 

to facilitate the safe disposal of waste by residents by allowing 

sufficient storage within each flat or apartment and elimination of 

the need to carry waste to external disposal points.

3. Design of access roads, courtyards, etc. to allow access of 

mechanical roadsweepers and Refuse Collection Vehicles together 

with adequate turning points if necessary.

4. Developer to reimburse PCC for the cost of supplying containers 

to new domestic properties (circa £30/ property for wheeled 

bins).

5. Larger domestic or mixed use developments to make provision 

for recycling bank sites and contribution towards cost of banks.

6. Contribute to the cost of reorganising collection/ sweeping 

rounds for larger developments where this is necessary.

7. Contribution to the cost of providing information on the 

waste collection schemes and provision of roadshows for larger 

developments.

8. Contribution to any capital expenditure on behalf of PCC to 

service the new developments – particularly where non-standard 

schemes are used.

9. Larger developments to provide litter/ chewing gum/ cigarette /

dog waste bins as and where required by PCC.

10. Commercial/ industrial facilities to be provided with sufficient 

space to securely store waste containers/ compactors for 

recyclable and other waste.

(Information provided by PCC Waste & Street Services, Mike 

Caroll)

Civic Amenity Site: 

New development at Derriford would require a civic amenity site 

of no more than 0.5 ha (capacity of 20,000 to 30,000 tonnes per 

year). The site needs to be located close or with good access to 

a major road but not so close as to cause a queue to form during 

busy periods. The site should also be away from housing and 

preferably on or close to an established industrial area.

(Information provided by PCC)

Cemetries: 

There is perhaps a need to put land aside for cemetries (as done 

in Sherford).

(Information provided by Karen Jennings)

Water:

South West Water are looking to create a new water treatment 

facility at Roborough and move out of the existing Crownhill site.

Water supply to new development within the area will not be a 

problem. 

(Information provided by South West Water, Nick Gough)

Sustainable Urban Drainage Systems: 

Developers Flood Risk Assessment (FRA) should determine the 

amount of space required for SUDS. This will be dependent on 

impermeable area and ground conditions. Legal Agreement required 

for the maintenance of SUDS. Interim Code of Practice states that 

it should be agreed at the earliest opportunity. Developer should 

determine the cost of SUDS implementation and maintenance. 

SUDS will need to be phased in correlation with development. 

SUDS features will need to be in place prior to construction 

phase in order to minimise pollution. Parking spaces should be 

constructed using permeable surfacing. The full extent of drainage 

scheme derived from new development. Ponds and swales could 

be delivered within open space provisions. Positioning of SUDS to 

aid the greening of the urban environment. 

(Information provided by the Environment Agency, Shaun 

Pritchard - Planning Liaison Technical Specialist)



Key Issues

The demand for new development at Derriford has the following 

implications for the masterplanning process:

As a significant area of brownfield land within the city, the • 

Derriford area should seek to accommodate a significant 

proportion of the demand for new residential development, 

including affordable housing, within the northern corridor of 

Plymouth. This has been identified in the Core Strategy as 

3,912 dwellings over the plan period of 2006-21; 

There is potential to include a substantial amount of new retail • 

development within the scheme to start to build a new centre 

at Derriford which would form a District Centre at the heart of 

North Plymouth;

There is potential for additional employment provision at • 

Derriford, particularly in the bio-medical and healthcare sector, 

maximising current strengths at Derriford and creating and 

building on SWRDA’s National area of excellence;

The AAP will be complex to deliver and needs to take into • 

account delivery factors for each of the parcels of land.

The masterplan should be designed to incorporate two • 

primary schools within the area;

The masterplan should be designed to accommodate health • 

and leisure facilities required by employees in the area as well 

as a new population, including sports pitches;

Provision needs to be made to provide for future health • 

provision to meet the needs of the likely increased population 

of the town.

The masterplan needs to consider the location of services • 

and facilities such as the ambulance service, the fire brigade, 

police, civic amenity site and potentially cemetry.

Land ownership

1. Plymouth Hospitals NHS Trust 

2. Primary Care Trust (PCT)

3. South Western Ambulance Service NHS Trust

4. Eagle One Ltd 

5. SWRDA 

6. Wessex Reserve Forces 

7. Hawkins Trust 

8. Greenside Properites 

9. Poole Farm 

10. Tamar Science Park

11. University College of St Mark & St John (Marjohn)

12. Sutton Harbour Company/PCC - Plymouth Airport

13. Nuffield Hospital

14. The Devonshire Health Club

15. The Landmark Trust - Crownhill Fort

16. South West Water - Montrose Capital

17. Mrs Edwards

18. Western Morning News

19. Hendersons- B&Q 

20. BT

21. Sutton Harbour Company - Glenholt

22. Centre for Clinical Excellence Hospital

23. Plymouth Hospitals NHS Trust

24. PCC - The George Site/Bircham Valley/Lower Forder Valley/

    Bowden Battery/Fort Austin

25. Wharfside Regeneration

26. London & Westcountry Estates - Christian Mills

Fig.32 Main areas of development pressure at Derriford

Fig.33 Land Ownership not to scale
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2.6 Development Context 

The AAP will be complex to deliver and needs to take into account 

delivery factors for each of the parcels of land. The following 

section sets out the known delivery factors for each site (ref figure 

33 overleaf):  

Plymouth Hospitals Trust - Derriford Hospital 

Derriford is Cornwall and West Devon’s largest hospital and 

offers a full range of services. In recent years it has introduced 

teaching at its medical school and also undertakes extensive 

research studies. Plymouth Hospitals Trust owns land at Derriford 

Hospital to the north of the Bircham Valley, as well as a parcel of 

land on the southern slopes of the Bircham Valley. The existing 

Derriford Hospital building is a ‘jumble’ and is highly inefficient. 

The hospital is planned to be split into two sites. A 20,000 sq m 

planned care centre is required, and is proposed on the southern 

side of the the Bircham Valley. This facility would require around 

500 parking spaces for patients and visitors. As this facility is for 

planned care it is likely to be active for 12-13 hours a day rather 

than 24. The building is likely to be around 3 storeys, however not 

all departments are suitable for 3 levels. Plans for the existing site 

are not yet finalised, however it appears that the way forward is for 

refurbishment of the existing building, including the development 

of a new Children’s Hospital and a new, improved entrance with 

a major bus interchange adjacent. A cross-valley access road 

between the Planned Care Centre and main hospital will be needed 

and is likely to be reserved for blue light and pedestrians only. 

The north-west quadrant of the site is surplus to the Trusts 

requirements and will be disposed of. This amounts to 16 acres. 

The site currently accomodates 1000 hospital parking spaces and 

there are proposals that the land be leased back by the hospital for 

a 5-year period to accommodate anticipated parking needs. Once 

developed, the Hospitals Trust has an agreement with Wharfside 

Regeneration to provide a 600 space multi-storey car park on the 

site, however this will still leave a need for around 400 parking 

spaces to be accommodated elsewhere.

There is potential for the hospital to be subject to contamination, 

and may require investigation prior to development. There is also 

the potential for archaeological remains within the hospital site. 

Within land at Derriford Hospital there are a number of surviving 

sections of high stone walls believed to have been associated with 

the 19th century Derriford Estate and these may represent former 

enclosed garden walls. At least some of these walls appear to have 

been rebuilt in modern times whilst others appear to be original. 

Wharfside Regeneration Ltd

Wharfside Regeneration have an interest in the north-west quadrant 

and are working closely with the Plymouth Hospitals Trust on plans 

for the area. Wharfside are promoting a mixed use, residential led 

‘urban village’ on the north-west quadrant, to include key workers 

housing, shared ownership, intermediate care, assisted living, local 

medical facilities, research, A3, office space targeted to medical 

research, retail, and food and drink. Wharfside Regeneration has 

an agreement with Plymouth Hospitals Trust to provide a 600 

space multi-storey car park on the site. Wharfside are proposing a 

design code led outline application for ‘Derriford Village’.

Centre for Clinical Excellence

A 11,500 sq m building for the Centre for Clinical Excellence is 

proposed to the east of the PIMTP, opposite the proposed Planned 

Care Centre. The Centre of Clinical Excellence at Plymouth will 

be a centre of health and wellness that focuses on the patient 

and staff experience. The Plymouth Centre of Clinical Excellence 

promotes good design, excellent clinical facilities and a direct 

contact with nature as essential parts of the healing process. The 

centre requires 290 car parking spaces. 

Primary Care Trust (PCT)

The PCT owns the Glenbourne Unit and Disablement Services 

Centre to the west of Derriford Hospital. The Disablement 

Services 

Centre has outgrown its needs, and requires office space in the order 

of 12,000 m2, as well as parking, lorry access and requirement for 

‘white van’ deliveries. The Disablement Services is likely to move 

in the short term, perhaps to the nearby business park/ industrial 

estate. The Disablement Services building is planned to become 

the CAM centre, which provides mental health services to young 

people. There is some benefit if the CAMs unit is located close 

to the Glenbourne Unit. A land swap has been discussed with 

SWRDA but has not proceeded. At the time of the meeting it was 

envisaged that there would be an application in the relatively short 

term for the Disablement Services building to be converted to a 

CAMs unit. There are no plans to change the Glenbourne Unit. 

This is an adult mental health facility. A small refurbishment of the 

building is likely in the short term. 

Montrose Capital - South West Water Site

The South West Water site is located to the west of the A386, 

to the north of Crownhill Fort. The area including Windsor House 

provides a potential development site. Research has been 

undertaken into the likely retailer interest for occupation of units 

developed at Derriford taking into account projected population 

growth in the city sub-region, demographic profiles and other retail 

development taking place in Plymouth. Montrose’s aspiration for 

the site is the creation of a new retail centre at Derriford. Whilst the 

requirements of retailers are continually evolving, the developers 

have concluded that there is sufficient retailer interest to support a 

retail scheme of between 65-69,000 sq m assuming that the right 

retail environment can be created. The developers aspirations for 

the site are for a combination of big box and smaller stores to site 

alongside one another; infrastructure provision to provide swift and 

efficient access to the A386 and A38; provision for public transport 

to enter and serve the site internally; single level, easy car-parking 

(c. 3000 spaces); an architecture and design to create a shopping 

experience distinctive from but complementary to the city-centre; 

provision for a range of retail related land-uses to increase the 

quality of retail mix – 7,500-9,000 sq m for e.g. health centre, 

crèche, and other facilities. 

Deliverability of development on the South West Water site may 

be affected by areas of high archaeological potential including 

Crownhill Fort SAM, glacis and setting to the south, remains of the 

Plymouth and Devonport Leats traversing the site from north-ease 

to south-west, reservoirs and filter beds of 1878 in the southern 

part of the site, and the reservoir of 1911 in the northern part. There 

is also the potential for as yet unidentified archaeological remains 

surviving in areas of ground which have not been heavily disturbed 

or destroyed by modern developments. The planning authorities 

will probably require that all observation, survey and recording 

work should be undertaken by an approved archaeological 

contractor. There is the potential issue of fill/ contamination within 

the area. The possibility of contamination of the sewage treatment 

works may require investigation prior to development. Residential 

uses are the most sensitive in terms of contaminated land and will 

require greater need for investigation. 

SWRDA – Derriford Business Park & Plymouth International 

Medical & Technology Park (PIMTP)

The South West of England Regional Development Agency 

(SWRDA) has substantial landownership at Derriford with the 

PIMTP and the Derriford Business Park adjacent to the main Derri-

ford Roundabout. There is the potential to re-develop the Derriford 

Business Park. SWRDA directors are also on the Tamar Science 

Park board. It has a consultant base which has grown substan-

tially over recent years and the medical school is always oversub-

scribed. SWRDA see Derriford as a National area of excellence 

which complements the RDAs objectives. SWRDA is currently 

carrying out a branding study to help to define the future role and 

direction for Derriford – for example helping to define the direction 

for medical science development. SWRDA is funding research into 

First Phase Clinical Trianing. SWRDA was interested in develop-

ing the parking area to the north of Derriford Hospital as more 

business incubation space – however this has been retained as a 

future phase of the Tamar Science Park. SWRDA would have been 

happy to see a land swap with Seaton Pool, with a new pool being 

provided on the old officers mess site.
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SWRDA may be prepared to fund some additional work to look 

at the potential for radical transport solutions to ease transport 

related capacity issues at Derriford. SWRDA has reserved the right 

to construct a footbridge across the Bircham Valley linking the pro-

posed Planned Care Centre, the PIMTP and Derriford Hospital. 

SWRDA has set conditions on the reuse of any surplus airport 

land which will need to be taken into consideration if proposing 

residential development on in this area.

Tamar Science Park (TSP)

TSP owns land to the east of Derriford Hospital, off Derriford 

Road. TSP is a not for profit organisation. It is altruistic and is for 

looking companies with ‘intellectual property’. The Partners to TSP 

are PCC, The University of Plymouth and Business Link Devon 

and Cornwall. TSP is only available to added-value, knowledge-

based businesses. Uptake of units has led to a current total of 

57 companies, with the majority of firms related to the Healthcare 

and Medicine sectors. Currently it is the only official Science Park 

in the South West of England, although the RDA has just agreed 

to purchase 200 acres of land at Bristol, which will be targeted 

at similar market sectors. The TSP markets the work-life balance 

very hard and this is a key element in their success. It is one 

of the newest science parks, one of the fastest growing with a 

strong focus on key sectors. 80% of enquiries are turned away. 

The Park is open 24-7. Tenants partner each other and some act 

as ‘mentor businesses’. Interactions between the companies is 

key to success. It works on a ‘home and spoke’ model. There 

are currently 600 people on the site and a conference facility that 

can take 85 people. The conference facility charges market rates. 

The Peninsula Medical School built on the TSP is the first built 

in the UK for 30 years. Funding for Phase 4 has been approved 

and Phases 5-7 are envisaged in the future. Phase 5 includes a 

Bistro-Restaurant and a facility to allow school children to visit and 

see science in action. The TSP is trying to forge relationships with 

Marjon, negotiating for future Phase on their Rugby Pitch.

A major issue for the TSP is the lack of local facilities. Although there 

is a clearing bank on site and a bistro is planned for Phase 4 there 

is little else for employees. In addition some of the infrastructure 

is outdated. BT connections are antiquated and investment is 

needed in IT connections. Transport is also a major issue. With 56 

individual companies it is hard to control growth in car use. The 

planning for Phase 4 saw a reduction in parking standards. Traffic 

impacts were factored into the planning for Phase 4. Although the 

airport is currently not important to TSP in the future it is likely to be 

more so, particularly as larger units are taken up by the market. 

University College of St Mark and St. John (Marjons)

The college provides further education and represents an important 

resource for the City. A current planning application seeks consent 

to expand and improve the on-site sports facilities, possibly 

including provision for public use of the swimming pool.  

There are opportunities to improve permeability through the site, 

for students, members of the public and public transport. A new 

college entrance, planned and designed to high standards in 

conjunction with a new entrance to the airport and a corresponding 

public transport hub serving both, would help to form a new 

gateway into Derriford from the north.   

There is also some potential for residential development on parts 

of the site, both student accommodation and general housing. 

Current student housing is in need of refurbishment and the college 

would like to increase provision. There have been discussions 

about the possibility of developing housing along the Derriford 

Road frontage of the college.  

Sutton Harbour Holdings/ PCC - Plymouth City Airport 

In 2006, the Council and Sutton Harbour Holdings commissioned 

a study into the potential future of the airport, which was prepared 

by York Aviation.  The study concluded that the airport is important 

to the economic future of the City but that passenger numbers 

would need to be increased significantly over the next 20 years to 

support the airport’s long termn viability. To achieve this, the main 

east-west runway would need to be extended to accommodate the 

next generation of aircraft, and some of the airport infrastructure 

would need to be reconfigured. The secondary runway (north-

south) is underutilised and the land could be sold for development 

to fund the airport improvements. Consequently, the LDF Core 

Strategy included the airport objectives. Detailed information 

relating to developments at the airport are contained in the York 

Aviation report.  

An application has subsequently been submitted for redevelopment 

of the southern end of the secondary runway for housing 

development and the consolidation of airport activities. 
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Wessex Reserve Forces – TA Centre

Wessex Reserve Forces own a triangle of land on Brest Road 

adjacent to the Plymouth International Business Park. The site was 

built in the late ‘60’s/ early 70’s as a transport unit. The transport 

regiment disbanded 10 years ago and other units moved in. 

Wessex Reserve Forces is one of 13 across the country (covers 

from Gloucestershire/ Wiltshire/ Dorset down to Cornwall). The 

site currently has commando unit (TA?), field hospital, sea, air and 

regular cadets. Field hospital is linked to NHS – location at Derriford. 

The centre has a big drill hall, classrooms, lecture theatre, indoor 

range, telecommunications tower, and is a facility available for the 

local community. Is used by organisations in the area e.g. health 

and safety training. TA has number of permanent staff – but no 

more than 10 people in per day. Centre is used 5 nights a week 

and most weekends by cadets and TA. 

There are plans to reform the transport regiment in the south 

west, with regimental head quarters in Derriford, and squadrants 

in Derriford, Truro and Poole. TA presence in Derriford will increase 

significantly with 100-160 extra soldiers and their equipment 

(including drops vehicles). WRFs plan to refurbish the main building 

and garages and build additional offices and stores. The plan is to 

relocate a unit from Derriford to Millbay. The timeframe is uncertain 

but expect work to start on buildings in 2007-09, and the unit to 

form and start recruiting in this period. It is however going to be 

tight to get everything in this site and it may be that they don’t 

have the space. Options then will be to take up spare capacity at 

Millbay or locate part somewhere else. WRF would be interested in 

any potential to acquire by lease or purchase land right behind the 

centre to allow them to expand out the back. WRF also wouldn’t 

rule out a land swap but timescale and economics may mean that 

a land-swap would not work. 

The ammunitions store and workshop area located alongside 

their fence may limit land uses adjacent to the TA site. Increased 

vehicular movements may limit type of uses adjacent to site.

More facilities close by would improve the life of those at the centre 

(who have to be shut within the fenced/ gated area) and need to 

connect with the world! Security is getting worse rather than better. 

No options for improving boundaries of site (e.g. overlooking, 

active frontage etc) – security aspects are covered by regional 

brigade. Concerned that if future development contains residential 

TA centre could get complaints about traffic movements. Centres 

located within residential areas can cause problems on some sites 

due to traffic movement at all times etc. Not ideal use for middle 

of residential area. Residential properties backing onto site could 

cause issues. 

Eagle One Limited – ‘Norwich Union’ Building

Eagle One Limited, commercial landlords bought the ‘Norwich 

Union’ property around four years ago. The building is on long-

term lease to Norwich Union until 2008, and also has an MoD 

function. They have a new commitment with the NHS Trust for 

15 years from 2008. Eagle One Ltd currently have a detailed 

application in for an extension to double the size of the office 

accommodation, to provide an additional 25,000 square feet to 

create around 50,000 square feet. The extension is for future office 

requirement, but there is no particular occupier yet. The proposed 

extension is at right angles to the existing building, connected to 

the southern corner of building. Plan shows the front door moved 

to the south west corner of the new block. Parking is currently not 

an issue (got 109 spaces) but Eagle One Ltd would like sufficient 

additional spaces for the extension (140 spaces in total). They want 

to be self contained in terms of transport/ parking etc. Currently 

highway issues on application – and are awaiting decision when 

application goes to committee in February. Are happy to consider 

other options which the masterplan might bring up.

Hawkins Trust Land – Forder Valley

The Hawkins Trust owns a substantial area of land within the 

Forder Valley and has an agreement with the owner of Poole Farm 

to the west and the south. The Hawkins Trust team are working 

closely with the developers of the Seaton Barracks site (Greenside 

properties). They also have control of land on the south side of the 

Forder Valley owned by Mrs Edwards. Much of this side of the valley 

is un-developable due to the gradient and setting of the adjacent 

fort. The Hawkins Trust and partners are trying not to get bogged 

down with ownerships and are willing to work collaboratively with, 

for example, the SWRDA looking at the potential extension of 

employment land onto their site. The access to their land will be 

off the spine road through the PIMTP but is also possible through 

the Forder Valley to the south. Work has been carried out to take 

forward proposals for the area. Traffic modelling has been carried 

out for the wider travel to work area considering options for the 

Forder Valley Link. Peter Brett Associates have been commissioned 

to consider the technical options for this link. The proposed road 

is seen as potentially beneficial to the development of the Hawkins 

Trust Land, and it would be useful if the AAP defined where the 

road should go. 

Bowden Batter SAM including the glacis to the north and the 

setting, Coleridge Farm, Bircham Cottage, and Bircham Farm are 

all areas of high archaeological potential within the Forder Valley. All 

undeveloped farmland or former farmland also retains the potential 

for archaeological remains. Development within the Forder Valley 

may also have issues related to landscape impact and views as 

well as ecological issues.

Greenside Properties – Forder Valley

Greenside properties are owners of the former Seaton Barracks 

site at the head of the Forder Valley. Access to the site would be 

from the spine road through the PIMTP although some limited 

access may also be possible through the adjacent residential 

development. A masterplan has already been done for the site 

but this is no longer current and has been mothballed awaiting the 

development of the LDF. Previous representations to PCC asked 

that the site be allocated for residential uses. Greenside Properties 

are keen to proceed with site planning and development of a 

scheme as soon as possible. There is a need for a coordinated 

plan and, if necessary, a delivery framework and collaboration 

between landowners. Greenside properties would be willing to 

work in partnership with other landholders. Greenside Properties 

suggested the possibility of an equalisation agreement to spread 

infrastructure and implementation costs evenly. Costs need to be 

defined up front to ensure wider benefits from development. 

Poole Farm – Forder Valley

Poole Farm own a strip of land to the east of Bircham Valley, 

between the stream and Blunts Lane, and south of the Forder 

Valley alongside Forder Valley Road. The owners of Poole Farm 

have an agreement with the owner of the Hawkins Trust Land to 

the north west.

Landmark Trust - Crownhill Fort

Crownhill Fort is located immediately to the west of the A386, to 

the south of the South West Water site. Having bought Crownhill 

Fort from the MOD in 1986 the Landmark Trust have renovated 

the fort to close to its original state and opened it to tourists to get 

the revenue needed to maintain it. Tourism has been faltering and 

on average they have had around 13,000 visitors a year (rather 

than the 20,000 visitors needed to maintain the fort). The Trust feel 

that they have suffered due to the location of Crownhill fort to the 

north of the city away from other city tourist attractions, and due 

to poor visibility and access to the fort. The fort is part of the ‘ring 

of fire’ Palmerston’s Forts, and improving the link between the forts 

or ways to raise the profile of Plymouth’s Forts will be beneficial. 

Visibility of the Fort could be improved. There are good 360 degree 

views from the ramparts of the fort.

Confidential plans are being put together to reduce the tourism 

aspect, and the Landmark Trust aim to increase the amount of 

space let for business uses and market themselves as a venue for 

conferences and events (e.g. weddings). They also aim to continue 

holding tourist events and education to maintain the forts profile. 

The Trust sees Crownhill Fort fitting into Derriford as part of the 

business sector. They aim to be used by businesses within the 

Derriford area as well as beyond and they are aiming at the South 

West market.

Development within the vicinity of Crownhill Fort will be affected by 

the areas of archaeological interest, in particular the surviving area 

of glacis, or field of fire, to the north of the fort. The importance of 

Crownhill Fort as the key position of the north-eastern defences of 

Plymouth in the 1860s and as a very well-preserved and relatively 

unaltered example of its type. Of particular relevance is the glacis, 

which is an integral part of the forts setting and only survives on 

its north and north-eastern flanks, and the countermining gallery, 

which is of national importance as the only known example of its 

date in Britain, and extends under the glacis.

Changes/ development at the fort may be affected by the poor 

access to the fort, and the poor visibility/ profile of the fort.  
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Henderson/B&Q site

The B&Q store and adjacent fast food outlets and associated 

car parking are within the portfolio of one of the funds managed 

by Henderson Global Investors, a property investment and 

management company.  B&Q has a relatively long lease on the 

purpose-built retail shed, constructed about 6 years ago.  Operating 

restrictions applied through the planning system currently limit the 

retail use of the builidng.  Henderson is happy to consider long 

term opportunities for development of the site in line with PCC’s 

emerging aspirations for Derriford.

Ambulance Trust

The Ambulance Trust land lies to the north of the most westerly 

tip of Bircham Valley, close to the hospital.  Consultation to be 

carried out.

The Devonshire sports club

The Devonshire sports club is located to the north of Derriford 

Road. Consultation to be carried out.

Nuffield Hospital 

The Nuffield Hospital is located to the north of Derriford Road. 

Consultation to be carried out.

2.7 Quantum of Development

The quantum of development is of great significance.  The quantum 

will influence: 

• the extent to which the vision is delivered; 

• the extent to which strategic planning requirements and 

local needs are met;

• the ability of the City to accommodate investment and 

the demand for space; 

• the level of impact on the environment and community; 

and 

• the capacity of supporting infrastructure.  

Vision

If the vision for Derriford and Seaton is to be delivered and the full 

potential of the area is to be realised, and if North Plymouth is to 

become more sustainable, with a better balance of employment to 

homes, retail and services, then a considerable scale of development 

must be implemented.   The vision demands a dense urban core, 

capable of making a statement as a piece of an international city 

and providing a wide range of integrated land uses that are easily 

accessible from one another.  The urban form should reflect that 

vision: buildings should be of an appropriate scale; streets should 

be active; open space should be enclosed, public transport should 

be obvious and accessible; and all development should be a high 

design quality.

The vision could still be achieved with a lower level of growth, 

provided the density in the district centre is of sufficient scale 

to make an impression and transform perceptions of Derriford.  

However, the alternative, of a lower level of growth delivered 

through lower density across a wider geographical area, would fail 

to deliver a convincing component of an international city.  

Planning requirements and need

Derriford are Seaton are identified as important contributors to 

providing for the City’s housing and employment needs (ref sections 

2.4 and 2.5).  There is also an identified shortfall in retail provision 

within northern Plymouth and Derriford is acknowledged as the 

most appropriate place location for delivering growth in this area 

of the city in a sustainable manner.  The quantum of development 

must be sufficient to contribute towards delivering these planning 

requirements.

Demand and investment

The quantum should also respond to demand and enable the City 

to capture investment opportunities where they are compatible 

with policy.  In Derriford and Seaton, there is a strong focus on 

employment growth and a sustainable mix of uses, including 

retail provision.  There are many large sites in the area that, if 

redeveloped, would help to achieve a cohesive place that functions 

far more effectively as a city community, and strong interest is 

being expressed by land owners / prospective developers to 

bring these land uses forward.  The Council needs to balance 

the accommodation of this potential investment with the other 

considerations and the effects of growth. 

Potential impacts

It might be expected that a greater quantum of development will 

have greater impacts, but that is not necessarily the case because 

impact will depend on the corresponding planning, design and 

mitigation, and the sensitivity of receptors.  There is no guidance 

on whether dense development over a small area is better or 

worse that low density development across a wider area.  And 

often it can be argued that a greater scale of development, that is 

capable of transforming as place, providing a corresponding range 

of benefits and instilling pride in the community, is more positive 

than a lesser scale of development that still results in negative 

impacts but brings few of the benefits.  There is much subjectivity 

in this area, but provided the potential impacts of any quantum 

of development are appropriately mitigated, this need not be a 

determining factor in identifying the quantum.

Capacity

There are then issues of capacity: capacity of transport 

infrastructure, utilities and community infrastructure such as 

schools and public open space to accommodate growth.  In most 

cases, capacity issues can be overcome through investment in 

any or all of the above. In the case of Derriford and Seaton, the 

main constraint is transport-related.  The highway network has 

limited capacity to accommodate growth in northern Plymouth.  

The Council is committing considerable resource to identify and 

test options for improving traffic flow and bringing about modal 

shift through the introduction of a range of measures, including 

high quality public transport. Whilst this is a serious consideration, 

the planning of such an important piece of the City should not 

be unduly constrained by highway capacity.  It is important to 

deliver the vision, provide for need and accommodate investment 

in employment, housing and retail provision, and this should be 

achieved even if that is at the expense of traffic congestion.  It is 

inappropriate to plan the city on the basis of available highway 

capacity since that will constrain growth in ANY city.

Appropriate quantum

Taking the vision as a starting point, the masterplanning exercise 

identified a physical capacity of some 6,000 new homes and 

up to 300,000sqm of employment space in the Derriford and 

Seaton AAP area.  This reflects the vision, responds to need 

and accommodates prospective development, but does not 

adequately reflect capacity.  Initial traffic modelling indicated that 

at only a quarter of this quantity of development, the highways 

network would be unable to cope.  Further transportation planning 

work within the City has responded to the view that growth 

should not be unduly constrained by highway capacity, and 

considerable effort has been directed at identifying potential for 

achieving ambitious modal shift targets and making the network 

operate more efficiently.  Notwithstanding this work, the view was 

expressed that the upper quantum would not be deliverable from 

a transportation perspective.

Discussions with SWRDA and the Council’s Planning and 

Economic Development teams also suggested that the upper 

level of employment provision was too high and that a level closer 

to 200,000sqm would be more realistic.  This takes account of 

SWRDA’s expectation of delivering some 100,000sqm, with a 

further 30,000sqm at Tamar Science Park, and further growth 

on other mixed use sites throughout the area, including the core 

urban area where mixed use and a range of activities is central to 

the idea of creating a vibrant centre.

   

The suggested upper quantum was therefore reviewed, concluding 

that the vision and needs could still be achieved if a lower level of 

development was provided, resulting in some 4,500 homes and 

closer to 200,000sqm. The phasing, distribution and form of the 

new development are very important considerations if the vision 

is still to be achieved.  The core areas should still be dense and 

mixed use, with lower density on the peripheral sites.  The City 

should aim for this level of growth, even if it is not realistic to deliver 

it all within the AAP period.  It would be seriously compromise 

long term aspirations if a lower level of development was allowed 

across the whole site, simply applying a universal lower density.  

It is better to deliver some areas of dense development in key 

locations, even if that means holding other areas back until beyond 

the plan period.
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2.8 Viability 

The design process cannot be considered in isolation from viability 

considerations. The pressing need to develop and 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 deliver 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 include the following:

There are potentially extra-ordinary costs associated with • 

infrastructure required to improve the network, particularly 

improvements 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;

Retail and 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;

Viability issues will have a significant effect on the masterplanning 

process;

The scheme needs to be design-led to create an integrated • 

and sustainable community. The design quality, mix, scale 

and branding of the development will be of pivotal importance 

to create a new brand for Derriford. 

Associated with this, initial phases need to be of a profile and • 

critical mass to demonstrate that Derriford is changing to the 

people who would live there, investors and consumers. This 

may equally involve a sophisticated and long term marketing 

and promotion effort.

The infrastructure costs associated with the area will mean • 

that whilst values will need to be optimised, costs will also 

need to be minimised. 

Although the development mix can be shaped to provide • 

broad regeneration benefits, to ensure viability it will need to 

have sufficient density and a significant residential component 

to create values. 

2.9 Community Involvement

An ongoing process of community involvement has informed the 

development of the masterplan. This is set out in full in Appendix 

5). Issues identified through the consultation process included the 

following:

The importance of improving the transport network;• 

The need for facilities within the Derriford area for use by • 

employees at Derriford. The need for these facilities to be 

within walking distance of employment;

Concerns about the impacts of the proposed development • 

on traffic congestion and safety;

The potential impact of the development on the natural and • 

cultural values of the site;

Concerns about the potential development of greenfield land • 

within the Forder Valley;

A desire to see Derriford develop as a sustainable community • 

in all its dimensions with residential located close to jobs and 

increased community facilities within an improved townscape 

and landscape; 

Concern about the detailed design of various parts of the site • 

such as the Derriford roundabout;

Broad support for the development, some cynicism that it will • 

ever happen and a real desire to see the area improved.

The framework in Section 5 responds to the key concerns and 

aspirations of the community.

2.10 Summary

Derriford is located at the heart of the north Plymouth area, and is 

in a good position with easy access to Plymouth City Centre to the 

south and Dartmoor National Park to the north, as well as Cornwall 

to the west and Exeter and the M5 to the east. The raised location  

provides many long range views of the surroundings and setting 

of Plymouth, including views of Dartmoor. The varied topography 

has created a stunning network of green valleys bisecting the 

development, and include areas of Local Nature Reserve. The area 

has a unique heritage and includes Crownhill Fort and Bowden 

Battery Scheduled Ancient Monuments, as well as some surviving 

and visible sections of Leat. The natural environment and historic 

features have the potential to be a strong element of the Derriford 

brand and also enhance the quality of life of those who may live 

there.

There is significant demand and capacity for a range of residential, 

commercial and leisure uses on the site and the potential to deliver 

a stunning scheme. However there are also significant extra-

ordinary site development costs related mainly to infrastructure. 

Viability considerations will influence both the scale and form of 

development.

The following section evaluates the implications of each of 

the assessments for the development of the masterplan and 

summarises by setting out the overarching brief that has been set 

for the development of the masterplan. 
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