
6. Delivering Homes and Communities: 
Creating Sustainable Linked Communities 
6.1 Creating a successful community requires much more than just providing the homes for people 
to live in. It is about ensuring that housing is developed in suitable locations where a range of 
community needs can be met, as well as providing a framework within which communities can grow 
in a sustainable way. This means providing an appropriate range, mix and type of housing in a way 
that integrates homes with jobs, services, recreation and the environment, helping to deliver a 
sustainable city.  

6.2 The Core Strategy, Strategic Objective 10 ‘Delivering an Adequate Housing Supply’ and Policy 
CS15 ‘Overall Housing Provision’, emphasise the importance of prioritising locations that will best 
contribute to building sustainable, linked, mixed-use, balanced communities that support the city’s 
regeneration. This aspiration is supported through Strategic Objective 3 with regard to the Derriford 
area:  

Strategic Objective 3: Delivering Homes and Community  
To accommodate substantial development at Derriford in a way that helps deliver decent and 
affordable homes, supports a diverse and inclusive community, ensures easy access to jobs 
and services and creates a place where people want to live. This will be achieved by:  

1. providing a range, mix and type of housing within a predominantly high density urban form, 
but including some lower density development to integrate the urban form with the area’s 
green infrastructure.  

2. ensuring new residential development is well connected to the employment and service 
provision, as well as the surrounding areas. The intention is to encourage as many people as 
possible who work within Derriford to also live, shop and relax there.  

3. requiring that the form and setting of development respects existing communities and takes 
full advantage of Derriford’s unique environmental and historical assets in order to create a 
place where people want to live.  

6.3 Strategic Objective 3 recognises the need for the careful integration of development, ensuring an 
appropriate combination of employment with housing, retail, leisure, transport and community 
infrastructure, so that Derriford can become much more self sufficient, increasing the options for 
living and working within the area.  

6.4 This Strategic Objective recognises that a range of dwellings are required within Derriford and 
Seaton including affordable housing, homes built to Lifetime Homes Standard and a range of 
housing types to meet the needs of the community.  

6.5 Housing densities will vary across the Derriford and Seaton area. Provision will be made for a 
mix of dwelling types and sizes to provide balanced and sustainable neighbourhoods. Housing 
densities willbe informed by the location of development proposals and considered within the context 
of the surrounding existing and planned environment.  

6.6 Core Strategy Policy CS16, ‘The Spatial Distribution of Housing Sites’, anticipates the provision 
of more than 3,500 new dwellings in the Derriford and wider northern corridor area. Table 2 identifies 
key locations that will collectively deliver some 2,950 residential units within the Derriford AAP area.  

Table 2 Proposed residential provision within Derriford and Seaton  

Proposal  Location  Development Potential  

DS12 Glacis Park 700 new homes 

DS13 Seaton Neighbourhood  770 new homes 

DS14 North West Quadrant  580 new homes 



DS15 Quarry Fields 70 new homes 

The following residential development will be provided on commercial led mixed-use developments  

DS06 Plymouth International Medical & 
Technology Park 

100 new homes 

DS08 Crownhill Retail Park 80 new homes 

DS10 Marjon 400 student units 

DS16 District Centre 250 new homes 

  
Total  2,950 residential units  

6.7 The following section sets out the proposals for those sites which will be promoted for residential 
led mixed-use development. The remaining sites, which are primarily being proposed for commercial 
led mixed-use are described elsewhere in this AAP.  

6.8 Details concerning the delivery of these proposals, together with an explanation of the 
relationships between the provision of key infrastructure needed and the anticipated funding 
sources, is set out in Chapter 10.  

Glacis Park  
6.9 The area known as ‘Glacis Park’ is located to the north of an area of green space referred to as 
the Glacis Park Green Corridor, west of the A386 and adjacent to the housing south of Looseleigh 
Lane. This site has multiple uses and occupants and is currently used by the South West Water 
Authority for water works, by the Council for offices at Windsor House, as well as accommodating 
other small scale commercial businesses.  

6.10 The intention of Proposal DS12 anticipates the relocation of the water works to the north of 
Plymouth by 2018, which will then allow for the site’s re-development for residential led mixed-use 
development, supporting the creation of a new sustainable linked community at Derriford. The site 
had previously been considered as a potential location for a new district centre, but this option has 
not been carried forward given that the site does not present a deliverable opportunity for achieving 
the Council’s vision of a new heart for northern Plymouth.  The Council has instead settled on the 
former Seaton Barracks parade ground site as the proposed district centre location (see Proposal 
DS16).  The Glacis Park site is however seen as playing a positive role in providing for employment 
uses as a part of an overall residential-led mixed use scheme, to supplement the provision provided 
at PIMTP though Proposal DS06.  

Proposal DS12: Glacis Park  
A new residential led mixed-use neighbourhood will be developed at Glacis Park to include 
provision for:  

1. some 700 residential units, of which at least 210 will be affordable and 140 will be built to 
Lifetime Home Standards, delivering a mix of tenure and housing types to meet a wide range 
of needs.  

2. some 15,000 sq m of gross (B1) office space, primarily located to the east of the site along 
the A386 to provide a suitable frontage along this main arterial route.  

3. dedicating sufficient land within Glacis Park Green Corridor to enable supporting strategic 
green space, with appropriate pedestrians and cycle links across the valley connecting to 
Derriford Community Park.  

6.11 In implementing Proposal DS12, regard needs to be had to Policies DS01 to DS04 and 
Proposal DS05. Due to the size and the importance of this site’s location on the city’s northern 
corridor, particular consideration also needs to be given to:  



a. the type of development, which should be predominantly dense and urban, with a mix of 
uses, house types and sizes. There will be opportunities for commercial development along 
the A386 frontage, providing a landmark of a suitable mass and form, reflecting its position on 
this important arterial route. Provision will also need to be made for high quality public realm 
and open space consistent with a key location in the city.  

b. the form of development, which needs to integrate the new neighbourhood into the wider 
community by providing links to the District Centre and Community Park to the east, the 
commercial and residential areas to the north, as well as the Glacis Park Green Corridor to the 
south. The site’s layout should take advantage of the natural and built qualities of the area to 
generate character and distinctiveness. Proposals should provide a frontage overlooking the 
green corridor, creating an attractive edge, improving surveillance, affording new access points 
and taking advantage of the long distance views. Equally, the historic assets of Crownhill Fort 
and its Glacis will provide a backdrop to the development which, along with Drake’s Leat, need 
to be sensitively incorporated to create character and identity as part of an integrated scheme.  

c. the dedication of sufficient land within Glacis Park Green Corridor, (identified of Map 4) of an 
appropriate quality and variety, to retain this important wildlife corridor. This area of green 
space will include the Crownhill Fort Glacis. Pedestrian and cycleway links will need to be 
provided to the adjoining areas, including the local primary and secondary schools to support 
sustainable travel.  

d. the requirement to contribute towards the delivery of a Derriford area District Heating 
Network solution. Development will be required to be CHP ready, with the ability to connect 
with a future Derriford area District Heating Network.  

Seaton Neighbourhood 
6.12 The area known as ‘Seaton Neighbourhood’ lies between Plymouth International Medical and 
Technology Park to the north and the proposed Community Park to the south. It is located on the 
higher, south and south-east facing slopes of the Forder and Bircham Valleys. The land is currently 
being used for limited agricultural purposes.  

6.13 The intention of Proposal DS13 is to support the creation of a desirable valley-sided residential 
community of some 770 homes. This development will be supported by a new local centre, as well 
as enabling the delivery of the Forder Valley link road and Derriford Community Park. The site’s 
location and its close proximity to key services make it an ideal location to promote a new 
neighbourhood in a way that supports the city’s long term growth in a sustainable way.  

Proposal DS13: Seaton Neighbourhood  
A new residential led mixed-use neighbourhood will be developed at Seaton, providing 
homes with a new local centre, as well as enabling the delivery of the Forder Valley link road 
and Derriford Community Park.  

Provision should be made for:  

1. around 770 new homes, that will deliver at least 231 affordable homes and 154 homes built 
to Lifetime Homes Standard, delivering a mix of tenure and housing types to meet a wide 
range of needs.  

2. a new vibrant local centre offering a mix of uses, which may include a small supermarket as 
well as a range of other shops and services, providing up to 975  sq m net floorspace of A1-A5 
uses before 2016 as an initial phase. Subject to future retail studies, the local centre could 
expand to a maximum of 1,300 sq m net floorspace providing for a mix of A1-A5 uses that 
serve the local needs of the Seaton Neighbourhood and PIMTP. The centre will also include a 
mixture of some 4,500 sq m of associated employment provision and healthcare facilities, as 
well as incorporating some residential uses.  

3. delivering the proposed Forder Valley link road, including a high quality public transport 
interchange as part of the new local centre. The link road is essential to enable the new 
neighbourhood to be accessible and sustainable. A small proportion of the 770 homes may be 
delivered prior to the delivery of the link road, provided that the impacts of the development on 
the highway network are demonstrated to be within acceptable limits.  

4. dedicating the land indicated on Map 3 to enable the successful delivery of Derriford 
Community Park, including making provision for an environmental centre on the edge of the 
neighbourhood which will form the gateway to the Park. Green links will integrate the Park 
and the Development.  The links will incorporate areas of landscape and ecological interest 
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within the Seaton Neighbourhood that link through to the Park, such as the area around 
Coleridge Farm. 

5. a new 2 form entry primary school, subject to further detailed assessment.  

6.14 In implementing Proposal DS13, regard needs to be had to Policies DS01 to DS04 and 
Proposal DS05. In order to capitalise on the many opportunities this site offers, particular 
consideration also needs to be given to:  

a. providing a mix of house types and sizes. It is recognised, however, that this location is better 
suited to a higher proportion of houses than flats, with higher density housing being provided to 
the north, adjacent to and integrated with employment uses and the new local centre. It is also 
anticipated that the site’s southerly aspect and proximity to the Community Park will enable 
larger scale, lower density family homes to be provided adjacent to the valley, integrating 
development with the Community Park.  

b. providing a new local centre that serves the day to day needs of local residents, as well as 
the adjoining employment areas. This would include a small supermarket, as well as a range of 
other shops and facilities of a local nature serving a small catchment, with an ultimate gross 
total retail floorspace of no more than 2,000 sq m. The centre needs to be developed as an 
integrated solution, accommodating a mixture of employment and healthcare facilities, as well 
as residential uses that are well integrated with Plymouth International Medical and 
Technology Park.  

c. delivering the Forder Valley link road (see Proposal DS18), which will be an important 
gateway into the area, together with a high quality public transport interchange located in the 
new local centre.  

d. dedicating sufficient land of an appropriate quality and variety to enable the Community Park 
to fulfil its proposed function and provide for the intended mix of uses identified in Chapter 9. 
The extent of the land to be dedicated is shown on Map 3 below. Plans will also need to 
recognise that the environmental centre, on the edge of the neighbourhood, will act as a key 
gateway to the Park, providing educational benefits as well as community gardens, allotments 
and an orchard.  

e. ensuring the form of development is sensitive to the site’s prominent hilltop location, taking 
advantage of the long distance views, as well as its relationships to the Community Park. In 
particular the landscape must inform the housing layout, orientation and type, especially on the 
lower slopes where the development should integrate with the Park through a combination of 
soft edge and built edge, which incorporates existing trees and hedgerows where possible.  

f. the importance of maintaining and enhancing the site’s biodiversity features. Topography will 
be a key consideration, with east-west connections broadly following the contours and north-
south connections on the diagonal to overcome the gradients. This arrangement should be 
used to generate a distinctive urban form, a strong sense of place and provide a positive 
relationship and access to the Community Park. Proposals should also give careful 
consideration to microclimate and creating shelter.  

g. the requirement to contribute towards the delivery of a Derriford area District Heating 
Network solution. Development will be required to be CHP ready, with the ability to connect to 
a future Derriford area District Heating Network.  

h. providing a positive relationship with the existing residential communities to the west of the 
site, access to the scheme’s green spaces and the Derriford Community Park.  

 

Map 3 land to be dedicated for the delivery of Derriford Community Park by the Seaton 
Neighbourhood Development (Popup full image)   
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North West Quadrant 
6.15 The area known as ‘North West Quadrant’ is located to the east of Tavistock Road, (the A386 
at Derriford roundabout), and lies immediately north-west of Derriford Hospital. This site has a 
limited number of uses at present, it includes large areas of surface level car parking, and it 
accommodates a former hospital wing, referred to as the Rowans Building which includes a nursery. 
Ambulance services operate from the south of this site, which also provides teaching and training 
facilities for the Ambulance Trust and vehicle maintenance. The site is approximately 7.4 hectares 
and provides a significant opportunity to transform an underutilised, low density area into a high 
quality, high density mixed-use urban development.  

6.16 The intention of Proposal DS14 is to support the comprehensive re-development of this site for 
a residential led mix of uses, including the provision of offices, community services, a multi-storey 
car park, as well as the phased introduction of a new local centre to provide for the day-to-day needs 
of local residents and Derriford Hospital.  

Proposal DS14: North West Quadrant  
To create a new high quality integrated mixed-use development to the east of the A386 that 
accommodates living, working, local needs, community and recreational uses, in a way that 
establishes positive relationships with the surrounding uses. The re-development of this site 
should make provision for:  

1. a mixture of high density housing types and tenures to provide some 580 homes suited to 
people who work in the area, incorporating at least 174 affordable homes and 116 dwellings 
built to Lifetime Homes Standard providing a mix of tenure and housing types to meet a range 
of needs.  

2. some 5,000 sq m of gross B1 office floorspace suited to serve the needs of the surrounding 
uses, providing for office, research and development and healthcare jobs.  



3. the phased introduction of a new mixed-use local centre to serve the day to day needs of 
local residents and hospital users. In retail terms this will require: 
- in the short to medium term the provision of a small quantum of retail, providing for a number 
of units totalling some 530 sq m net floorspace of A1 to A5 uses. 
- in the longer term, subject to progress being made on delivering the new District Centre as 
the ‘heart’ of the new community, the growth of this local centre would be supported to enable 
the provision of a small supermarket and a range of other shops and facilities of a local nature 
serving a local catchment. Provision for a number of units that deliver a total retail floorspace 
of no more than 975 sq m net floorspace of A1 to A5 uses will be supported. 
 
In addition to retail provision, ancillary facilities compatible with a local centre, including 
community and leisure uses, to meet the daily needs of local residents and hospital users will 
be required as part of the total local centre floorspace provision.  

4. the creation of a new highway access arrangement, together with the provision of a transport 
hub and car parking, to significantly improve connectivity between Brest Road, the North West 
Quadrant site, and Derriford Hospital. Land will need to be set aside for the re-alignment of 
Derriford Road, including good pedestrian links across to Cobham Field development.  

5. the delivery of a new multi-storey car park for Derriford Hospital, which integrates active 
building frontages.  

6. the creation of new east-west public transport, pedestrian and cycle links through the 
development connecting to adjoining sites.  

7. the creation of a new north-south public transport, cycle and pedestrian connection through 
the development with the new District Centre and Community Park.  

8. the development of an Energy Centre to support the wider District Energy proposals.  

6.17 The central location of the North West Quadrant site offers exceptional opportunities to improve 
connectivity to adjoining areas, bringing together large areas of mono-functional land that are 
currently fragmented and isolated from each other, as well as providing access to public services 
and community facilities, helping to reduce the need for people to travel. In implementing Proposal 
DS14, regard needs to be had to Policies DS01 to DS04 and Proposal DS05. In order to take full 
advantage of these opportunities, particular consideration also needs to be given to:  

a. ensuring an integrated mix of uses which provides for living, working, community and 
recreational uses, as well as meeting local needs, which are readily accessible from the 
surrounding areas.  

b. the phased introduction of a local centre which meets the direct day to day needs of local 
residents and hospital users in particular. 
(Note: - Due to the proximity of the North West Quadrant site to the proposed new District 
Centre, located some 400m south, it is necessary to take a cautious and restrictive approach 
to retail provision on this site to avoid diluting the focus for retail growth in the short to medium 
term. The initial phase of the local centre permitted, therefore, will not exceed 820 sq m gross 
floorspace. Opportunities to expand the local centre to provide a total of some 1,500 sq m 
gross floorspace, will be postponed until the new District Centre has at least achieved its initial 
phase of development set out in Proposal DS16).  
The location of this local centre, including ancillary retail functions compatible with a local 
centre such as a newsagent, florist, cafés/restaurants, pharmacy, community and leisure 
facilities, should be close to Derriford Hospital, providing a focal point to meet the daily needs 
of residents, workers, patients, practitioners and visitors to this area.  

c. the creation of a new highway access arrangement, together with the provision of a transport 
hub and an appropriate level of car parking, to significantly improve connectivity between Brest 
Road, the North West Quadrant site, and Derriford Hospital. This may include changes to the 
way that Morlaix Drive is used, as well as a new access point from Brest Road (north of the 
junction with Morlaix Drive) into the North West Quadrant site (see Proposal DS18). 
Opportunities to rationalise surface car parking and maximise development opportunities, 
should be considered.  

d. promoting a high density form of development, of a suitable scale and quality reflecting the 
site’s proximity to a key gateway to the city, fronting onto Tavistock Road, as well as providing 
strong connections to Derriford Hospital. Developments will need to have architectural 
presence, enclosing streets with active frontages, together with high quality public realm and 
open space provision, providing a network of routes to integrate the new neighbourhood into 
the wider community. It will also be important to allow areas of greenscape to extend into the 
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development from Bircham Valley, to help soften the built environment, as well as ensure 
buildings overlook the valley to take advantage of the views.  

e. the requirement to contribute towards the delivery of a Derriford area District Heating 
Network solution. Development will be required to be CHP ready, with the ability to connect 
with a future Derriford area District Heating Network.  

Quarry Fields 
6.18 Quarry Fields is located to the north-west of Christian Mill Business Park, on Tamerton Foliot 
Road. The site includes the under utilised BT depot site and part of the adjoining field to the north.  

6.19 This site was identified through the Strategic Housing Land Availability Assessment (2009) as 
having potential for residential development. The field forms part of a wider area that is regarded as 
important in greenscape terms. It is considered, however, that developing a small part of the field, up 
to the water mains pipe that runs through this site, would not prejudice the value of the greenscape, 
provided public rights of access are granted over the remaining land. This would enable a public 
access link from the development through Glacis Park to the heart of Derriford and would deliver 
considerably improved public accessibility to Whitleigh Valley and overall connectivity within 
Derriford. Proposal DS15 is intended to facilitate this development and safeguard land for public 
access and thoroughfare.  

Proposal DS15: Quarry Fields  
Land at Quarry Fields, on Tamerton Foliot Road, will be developed for mainly residential 
purposes. The new development should:  

1. include provision for some 70 residential units, at least 21 of which will be affordable and 14 
will be built to Lifetime Homes Standard, providing a mix of tenure and housing types to meet a 
range of needs.  

2. provide public access over the remaining land to the north of the water pipe at Quarry Fields, 
together with the provision of a footpath and cycle link between Tavistock Road and Tamerton 
Foliot Road through Glacis Park Green Corridor.  

6.20 In implementing Proposal DS15, regard needs to be had to Policies DS01 to DS04 and 
Proposal DS05. In order to support the sustainable development of new homes in this location, as 
well as open up public access between Tavistock Road and Tamerton Foliot Road, consideration 
also needs to given to:  

a. ensuring that suitable linkages are provided between the development and the surrounding 
areas;  

b. development overlooking the valley edge which should provide a positive frontage, providing 
natural surveillance.  

6.21 Land within the Glacis Park Green Corridor that is to be dedicated by landowners to enable 
public rights of access is identified on Map 4. 
   

 

Map 4 Glacis Park Green Corridor (Popup full image)   
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