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1.1 This Area Action Plan is part of a portfolio of documents called the
Local Development Framework. The Local Development Framework
is being prepared under the Planning and Compulsory Purchase Act
2004 and will replace the existing Plymouth Local Plan. When
adopted, Plymouth’s Local Development Framework together with
the Regional Spatial Strategy will form the statutory Development
Plan for this area. The Core Strategy sets out the key high-level
principles for development and transport in Plymouth and these are
expanded in the Area Action Plans to provide more specific detail on
the opportunities within each key area. This Area Action Plan will run
for the period from 2006 to 2021.

1.2 This document is being sent to the Secretary of State to consider.
We have already consulted on the issues and options for the area
and on the Council’s preferred options. Comments made have been
considered in preparing this submission document and the key
issues and opportunities highlighted by the consultations are set out
in the following section.

1.3 This Plan is in accordance with the Plymouth Local Development
Scheme and has been prepared in compliance with the Council’s
Statement of Community Involvement. The Plan and its policies and
proposals have been subject to sustainability appraisal and the
results have been considered within this submission Plan. Key
issues raised at the consultation stages or by the sustainability
appraisal are referred to in the text.

1.4 A large proportion of the representations made during consultation at
Issues and Options and Preferred Options stages have been
supported and included within the Plan. A number of further
alternatives were explored, and subsequently rejected, during the
drafting of the AAP. No significant alternatives were generated during
the sustainability appraisal of the Millbay and Stonehouse AAP.

You can make further representations on this document, but these
must be limited to the “soundness” of the document. Further
explanation on timescales and what we mean by “soundness” are
outlined on the attached sheet.

1. Introduction
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2.1 The Millbay and Stonehouse Area Action Plan is being produced
because:

1. This is an area where there is a real chance for significant
development and change to take place and the Area Action
Plan will help make this development happen.

2. There is already an active regeneration programme being
carried out in this area and the Area Action Plan will help
deliver this programme in the best way possible.

Where is Millbay and Stonehouse?

2.2 Millbay and Stonehouse is part of the wider Waterfront Regeneration
Area identified in the Local Development Scheme. This area
stretches along the waterfront from Devonport in the west through
Millbay, the City Centre, the Hoe and Barbican to the East End. It is
currently home to about 7,000 people in approximately 3,800
households.

2.3 Millbay and Stonehouse lies between Devonport and The Hoe, on
the edge of Plymouth City Centre. Stonehouse is one of Plymouth’s
original ‘three towns’ and its main east / west axis, Union Street, was
laid out in the 19th century to link the three towns of Plymouth,
Stonehouse and Devonport. Stonehouse today is divided between a
predominantly residential area north of Union Street and mixed
commercial and industrial uses to the south including Millbay Docks.

2.4 Victoria Park, one of the city’s larger areas of green space, borders
the area to the north. The waterfront and Millbay dock are to the
south, famed for Brunel’s granite dock. To the west are Devil’s Point,
Stonehouse Pool and the Royal William Yard.

2.5 To the east is the inner ring road of Western Approach, which
currently divides Plymouth City Centre from Stonehouse.

What has been happening in Millbay and Stonehouse?

2.6 In the 1990s the work of the former Plymouth Development
Corporation resulted in a number of major regeneration initiatives at
the Royal William Yard and the Stonehouse Peninsula. This led, in
more recent years, to the award-winning private sector initiatives at
the Royal William Yard by Urban Splash. 

2. Context and Issues in Millbay and Stonehouse
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2.7 In 1997 the Council published the Stonehouse Area Plan which
initiated considerable investment and improvement in the area. This
included a major housing improvement programme, a number of
social and environmental improvement initiatives and a major
heritage-led refurbishment programme for the Union Street area (the
Townscape Heritage Initiative (THI)). These were funded primarily
through Single Regeneration Budget (SRB), European Regional
Development Fund (ERDF) Objective 2, Housing Corporation,
Heritage Lottery Fund (HLF) and private sector funding.

2.8 As a result of these major public and private sector funding
initiatives, Stonehouse was provided with Neighbourhood Renewal
Funding (NRF) and this has led to a further round of social and
environmental initiatives in the area.

2.9 More recently Millbay has been the main focus of regeneration in
this area. Partnership working between English Partnerships, South
West Regional Development Agency, the Council and English Cities
Fund has resulted in the preparation of the Millbay Regeneration
Strategy (February 2003) and further master-planning work in the
form of the Millbay Action Plan. These documents have been
supplemented by a community-led study of the current needs of the
community and these have been brought together in the Stonehouse
and West Hoe Study. All the documents mentioned above plus the
specific proposals by developers to implement the regeneration
initiatives have been used to inform the proposals that are being put
forward in this Area Action Plan.

Historic context

2.10 This area has a strong identity based on a long and robust history,
much of which was dominated by military expansion in the late 18th
and early 19th Centuries – the Royal Marine Barracks, the Royal
Naval Hospital (Millfields) and the Royal William Yard have all had a
major impact on the character of the area. Another primary
characteristic of the area is the historic street grid. John Foulston
was the architect of the grid of streets and also used the same
principles in the development of Union Street. Abercrombie’s Plan for
Plymouth had some impact on the evolution of the area but it was
sporadically implemented. One element, which was partially
implemented and is still visible now, is the ‘industrial zone’ on the
south side of Union Street. Post war redevelopment has occurred in
pockets around the area, some of better quality than others. 



2.11 Millbay has historically been part of the city’s successful dock
operation and still contains Plymouth’s main passenger ferry
terminal. The renowned 19th century engineer I.K. Brunel
constructed the Inner Basin and the docks were a thriving area
during the late 19th and early 20th centuries when transatlantic
liners anchored in Plymouth Sound and tenders brought passengers
and mail ashore at Millbay. The rail link constructed to Millbay, also
inspired by Brunel, allowed fast connection to London and the
development of the Millbay Dock complex was critical to the growth
of Plymouth.

2.12 The historic significance of the area is reflected in the number of
conservation areas. There are five conservation areas, each
reflecting the area’s diverse and rich historic significance. The
Stonehouse Peninsula Conservation Area reflects the naval past of
the Royal William Yard along with the 19th Century homes around
Durnford Street and Emma Place. The Millfields Conservation Area
also reflects its naval importance as the site of the former Royal
Naval Hospital. Adelaide Street and Stonehouse North Conservation
Areas reflect the best surviving residential areas of Georgian and
Victorian housing in the area of Stonehouse north of Union Street.
The Union Street Conservation Area reflects the vibrant historic
commercial hub of Stonehouse and the important link between
Devonport and the City Centre.

Key Issues in Millbay and Stonehouse
2.13 The initiatives and projects outlined above have revealed a number

of key issues in Millbay and Stonehouse. These have been
investigated through the Issues and Options and Preferred Options
consultations. The key issues in the area are outlined below.

Flood risk

2.14 The Council’s Strategic Flood Risk Assessment (2006) identified
that, in the absence of appropriate defences, rising sea levels could
result in flooding in the Millbay area. Without appropriate measures
floods in this area could be caused either directly by tide and waves
and/ or indirectly by sea level rise reducing the capacity of surface
water drainage systems.

Social and economic issues

2.15 Stonehouse is part of the “St Peter’s and the Waterfront” ward. This
ward ranks as the worst of all wards in Plymouth in terms of Multiple
Deprivation score and is amongst the worst 5 per cent of wards
nationally. 

2.16 The area has 50 per cent more single people than Plymouth as a
whole and has more lone parents, proportionally, than the city as a
whole.

2.17 22.2 per cent of houses are owner occupied, 41.6 per cent lower
than that of the city as a whole and 73.3 per cent of the household
spaces within the area are flats, which is 49.8 per cent higher than
the average for the city. Although a higher percentage of Council
housing stock meets decency standards than for Plymouth as a
whole it has some of the worst housing conditions within the private
sector housing market. The Ward has the highest proportion of
registered social landlords renting households.

2.18 There are a number of community safety concerns in the area
including:

u Drug taking, needles on streets and drinking

u Prostitution and kerb crawling creating bad image of area

local development framework
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u Quality of physical environment and housing stock 

u Poor street lighting and furniture

u Night-time economy on Union Street bringing drink and drug
culture into area. 

2.19 The ward has the highest proportion of ‘limited long term illness’ in
Plymouth and the highest number of Accident and Emergency
attendees and emergency admissions. Life expectancy for the ward
is 73.6 compared to 78.3 for the city.

2.20 The percentage of pupils attaining A+ to C in the Stonehouse
neighbourhood is substantively lower than Plymouth as whole and
26.1 per cent of adults have low literacy skills compared to 24.6 per
cent for Plymouth and 24 per cent nationally. 5,662 people are aged
between 16-74 in Stonehouse and only 44 per cent are employed on
a part or full-time basis, compared to 58 per cent of people in
Plymouth and 61 per cent nationally (2001 census)

2.21 A major study has been undertaken in the AAP area to look at the
social and economic issues in the area both through statistical
information and consultation with the local community. The findings
of the work are outlined in the Stonehouse and West Hoe Study.
This information added to the work undertaken as part of the Issues
and Options and Preferred Options stages of the AAP and has
informed the list of issues and opportunities outlined below that the
AAP seeks to address.

Community Planning Studies

2.22 In 2000 the Council published a set of Community Planning Studies
(CPS) for every ward in the city. These studies summarised the
results of a comprehensive consultation exercise on issues that

residents and other stakeholders wished to raise on planning issues
in their local area. The CPSs were used to inform the Plymouth First
Deposit Local Plan and are being used as part of the LDF process to
ensure that issues are properly addressed in the preparation of all
Development Plan Documents.

Vision for Plymouth

2.23 In terms of the city wide context, this Plan helps to deliver the vision
put forward in the report prepared by MBM Arquitectes. The Mackay
Vision, which has been adopted by the Council and the Plymouth
LSP, promotes population growth, range and quality of services,
design excellence and job opportunities as the essential
determinants of a leading European maritime city, which is what
Plymouth is aspiring to be.

Community Strategy

2.24 The Plymouth Sustainable Community Strategy is currently being
refreshed. The Interim Statement 2006 – 2007 identifies four goals:
be healthy; be wealthy; be safe; and be wise. These goals and
objectives have influenced and are consistent with the objectives
and proposals of this Plan.

2.25 In furtherance of the City Vision and Community Strategy, this Plan
includes specific proposals for population growth and economic
development as well as improvements to local services such as
educational, health, community facilities and open space and
recreation. Infrastructure improvements are also proposed to
improve access for local residents and connectivity throughout the
community. High quality design is also a key theme running through
the Plan.

9



Issues
u Crime and fear of crime

u Drug use and anti social behaviour

u Poor health linked to deprivation together with the lack of availability
of community and health facilities

u Quality of existing housing stock, open spaces and play areas

u Low levels of educational attainment, unemployment and low skills
levels and lack of appropriate training facilities 

u Transport issues

u Poor quality of environment

u Lack of positive physical connections with the City Centre and other
surrounding areas.

u Poor use of the waterfront

u Poor connections with open spaces

u Vulnerability to long term tidal flooding.

Opportunities

u Reinforce and improve the strong identity of the area

u Provide a positive gateway to the city from Europe

u Promote connections throughout the area so that the benefits of
regeneration can be felt everywhere

u Capitalise on existing historic and natural assets

u Create development which acknowledges the impact of future
climate change and possible long-term risks of flooding

u Create and support existing public transport facilities as well as
creating safe streets for walking and cycling

u Provide community facilities, such as doctors surgeries, dentists and
schools, to cater for the new population

u Create a new office quarter for the city as well as reinforcing marine
employment in the area.

local development framework
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What stage have we reached and how have we reached
it?

2.26 This is the submission version of the Area Action Plan - the version
of the document that is submitted to the Government for an
independent public examination. To reach this stage we have used a
large evidence base and extensive public consultation on Issues and
Options in Millbay and Stonehouse. An important part of this process
was the consideration of alternative approaches to the issues in
Millbay and Stonehouse, before setting out and consulting on a
preferred approach in the Preferred Option Area Action Plan. Details
of consultations and our responses to comments can be found in the
Consultation Report published alongside this Area Action Plan. The
final Sustainability Report is also available with this AAP so you can
look at the different factors and options that helped us to arrive at
the proposals in this document. These and other evidence base
documents include details of the options considered and other
options not taken forward in the submission AAP.
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3.1 The Council’s vision for the Millbay and Stonehouse Area Action
Plan is as follows:

To develop Millbay and Stonehouse as an attractive mixed-use
neighbourhood that maximises its rich heritage, using the
redevelopment sites around the water as a catalyst to further
regeneration throughout the area. This will lead to the creation
of a unique high quality environment attractive to investors and
new residents and improving the quality of life of the existing
residents.

3.2 In the year 2021, Stonehouse will be a thriving inner city
neighbourhood where high quality new waterfront development
complements the more established historic areas; a mix of old and
new where people will choose to live and work. The established
community combined with new residents will see real benefits from
the regeneration process in terms of better, conveniently located
community facilities for all.

3.3 This unique environment together with its proximity to and strong
connections with the City Centre and the waterfront will make
Stonehouse a place where businesses want to invest and which
people choose as their address.

3.4 Plymouth Cathedral and St. Peter’s Church will still very much define
the skyline of the area but there will be new landmarks too. The
Palace Theatre will be regenerated and be a key landmark on Union
Street, which will have regained its prominent position as one of the
most vibrant arteries in the City.

3.5 With the Plymouth Sound to one side and Victoria Park on the other,
Stonehouse will be a place well connected to its natural environment
and taking full advantage of it. New marine based employment will

capitalise on the unique location and sustain and reinforce a long-
established tradition of water related jobs in the area, together with
new employment opportunities. All in all, Stonehouse will be a place
which has successfully built on its historic strengths to provide for its
future.

3.6 The Council’s objectives to deliver this Vision are set out below:

To create a network of clearly identifiable, vibrant, well connected
neighbourhoods each with their own unique character and identity,
which fosters local pride. 

3.7 Stonehouse and Millbay is made up of many different parts spread
out over a large area. Although it is technically one neighbourhood, it
feels like a series of small neighbourhoods. The policies and
proposals seek to strengthen the identity of these small

3. Vision and objectives
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neighbourhoods and improve the links between them so that they
become a network of vibrant, well-connected, urban
neighbourhoods.

3.8 Many of the Stonehouse neighbourhoods have an established
character and identity. The redevelopment proposed in the Millbay
area will establish a new neighbourhood, which will have to develop
a character of its own, whilst also complementing the character of
the existing area within which it sits. This objective seeks to reinforce
the character and identity of these neighbourhoods by:

u Reinforcing the sustainability of each neighbourhood

u Encouraging small scale local facilities within each
neighbourhood

u Creating new employment opportunities

u Providing safe access to public transport

u Providing a range of house types and tenures

u Creating clear links within the area and to areas outside

u Providing new development that respects the character of the
area.

3.9 The following existing and proposed neighbourhoods will be
strengthened through an understanding of their distinct
characteristics and through the detailed policies and proposals:

u Stonehouse Peninsula 

u Millbay Dock, and the area between the docks and the City
Centre

u Union Street, including areas bound by Clarence Place to the
north and Millbay Road to the south

u Station west, centred on North Road West

u Wyndham Hill, centred on Wyndham Street

u Millfields.

3.10 By building on the built and natural assets of each neighbourhood
and improving the provision of local services, people’s perceptions of
Stonehouse can be changed to create a desirable place to live and
work. It is hoped to encourage new residents to move to the area,
but also to foster a sense of pride among existing residents.

To promote positive mixed-use regeneration of disused and other
under-used sites, including, where appropriate, tall buildings.

3.11 The Stonehouse and Millbay area has a number of characteristics
which give it a distinct identity, including its location next to the water
and close to the City Centre, its history as a dockside working
environment and its people. There are also a number of landmarks.
Some of them, such as the Palace Theatre and Wyndham Hall, are
in urgent need of refurbishment and new uses. The policies seek to
protect existing key landmarks and views. They also seek to
promote new landmarks in key areas. The main gateways into
Stonehouse and the city, as well as the new waterfront, are areas
where landmark features may be considered. Tall buildings could act
as such landmark features.

To create a quality Union Street with a range of uses that support the
surrounding communities and helps to link together Millbay and
Stonehouse.

3.12 While it will keep its vital role as a strategic transport corridor to and
from the west of the city, Union Street will also regain its function as
an urban street, with a mix of uses, improved public realm,
preserved and enhanced historic fabric and a scale of development
which reinforces its status.
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3.13 Union Street is one of the main gateways into Plymouth City Centre
and the main spine through Stonehouse, yet currently it has a
disjointed nature and in some parts poor quality of environment. The
transformation of Union Street into a vibrant and thriving urban street
is fundamental to the regeneration of Stonehouse as a whole. The
policies for Union Street seek to:

a. Create denser development along the street

b. Preserve and enhance the special historic and architectural
character of the Union Street Conservation Area

c. Encourage a mix of uses with retail or employment uses on
the ground floor and residential use above to create activity at
street level and “around the clock” presence

d. Encourage new building proposals to line the street, giving
natural surveillance and provide an urban and active frontage
that is appropriate for a street of citywide importance

e. Support passing trade for the local shops and services

f. Build on work already undertaken via the Townscape Heritage
Initiative (THI) to improve the quality of the environment
through high quality public realm initiatives and building
improvements that represent the highest standards in building
conservation

g. Provide landmark developments or features at either end of
Union Street to highlight the route from Devonport towards the
City Centre

h. Revive the Palace Theatre as one of the key features of Union
Street and an attraction of citywide importance

i. Reconnect the employment and residential areas on either
side of Union Street, increasing accessibility with new safe

streets and pedestrian and cycle links

j. Seek to contain the nightclub uses in the area between the
Palace Theatre and the Western Approach junction.

To develop a stunning and high quality waterfront, where the public
can enjoy the water and facilities located along the water’s edge.

3.14 The quayside will be a sociable, active and vibrant place, where the
public can congregate, use the waterfront for leisure, socialising,
working and living. 

3.15 The vacant land around Millbay Docks may contribute to the poor
image of Stonehouse at present but it is one of the area’s most
promising assets. The proposals for the docks area seek to:

a. Create a development of regional importance and a high
quality waterfront people will want to visit

b. Create a new sustainable neighbourhood, that provides the
facilities needed for the neighbourhood and is clearly
connected to the neighbourhoods surrounding it

c. Offer the right mix of uses with cafes, restaurants, shops,
marine-related industries and craft workshops as well as new
homes of all tenure types

d. Make use of the protected waters of the inner basin for a
marina

e. Provide a suitable location for a yacht club in the outer basin
and a cruise liner terminal on Trinity Pier

f. Develop a high quality public space along the water’s edge for
the enjoyment of residents and visitors alike

g. Create greater public access around the whole of the Millbay
waterfront, except where operationally impossible
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h. Respect the heritage value of the area

i. Ensure that the wildlife importance of the waterfront areas are
protected and enhanced in accordance with Core Strategy
policy CS19

j. Ensure the flood risk issues outlined in Core Strategy policy
CS21 are properly addressed.

To create an attractive, vibrant and convenient link between Millbay
and the City Centre.

3.16 There is potential to relocate some of the activities held at Plymouth
Pavilions to open up a corridor between the waterfront and the City
Centre and provide a unique opportunity to create a new street or
Boulevard of exceptional quality. The policies seek to:

a. Make it the focus of the new neighbourhood

b. Provide local facilities such as shops, neighbourhood centre
and cafes

c. Offer a mix of commercial and residential uses with a variety
of housing types and a new high quality office area.

d. Refurbish the arena part of the Pavilions as part of Boulevard
proposal. 

3.17 A direct route linking Millbay to the City Centre is fundamental to the
re-invigoration of the Millbay area. It will be attractive, pedestrian and
cycle-friendly, drawing people towards the waterfront. The
configuration of uses along the route will be crucial to the success of
the route. It needs to be able to have activity at all times of the day. 

To provide positive connections throughout the area and to
neighbouring areas that are safe and convenient for pedestrians and
cyclists and served by high quality public transport services.

3.18 Among the strengths of Stonehouse and Millbay are its location and
natural assets. To succeed as a truly sustainable neighbourhood,
Stonehouse must be better connected, not only to the City Centre,
but also to West Hoe, Victoria Park and the Waterfront and between
its various smaller neighbourhoods. 

3.19 Bombing during World War 2 left the urban fabric of Stonehouse with
large gaps which, when they were later developed, did not
necessarily relate to the traditional street pattern. This has produced
a neighbourhood that is often disjointed. The policies will seek to
restore this traditional street pattern, improve connections and create
better-defined routes through the area and from the area to the
surrounding neighbourhoods.

3.20 The development of a coherent, accessible, well connected and
sustainable transport network within the AAP area will include
provision for attractive, viable alternative modes of transport, to
reduce reliance on the motor vehicle. It will ensure that priority is
given to pedestrians, cyclists and public transport, whilst making
appropriate allowance for the private car. The aspiration for public
transport will be to provide high quality services and facilities on
Union Street and Millbay Road, which will eventually form part of the
city-wide strategic high quality public transport network (proposed in
Plymouth’s Second Local Transport Plan, the LDF Core Strategy and
the Plymouth Passenger Transport Strategy), with direct connection
from Millbay and Stonehouse to Devonport, the Hoe, the City Centre
and the A386 Northern Corridor and connections to the rest of
Plymouth.

3.21 It will be essential to ensure that Union Street, which forms part of
the western corridor, serves as the key east-west route for through
traffic and continues to provide links to the City Centre as well as the
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northern and eastern corridors. This strategic link will need to be
considered alongside proposals in other AAPs and in particular the
City Centre AAP. It will also be important to provide vehicular access
from Union Street to both the new facilities at Millbay docks and the
continental ferry terminal, whilst discouraging through traffic from
using residential streets to the north and south of Union Street.

3.22 The new development proposals, particularly those in the immediate
vicinity of Millbay docks, will generate considerable additional traffic
within, as well as to and from the area. It is essential that there are
traffic management measures, Intelligent Transport Systems and
parking controls to ensure Millbay is accessible to all transport users
and that the negative impacts of congestion and vehicle emissions
are minimised. This will be of particular importance during peak
periods and at times of ferry traffic disembarkation in order to
minimise disruption to the wider transport network.

To capitalise on the historic assets of the area such as the historic
townscape and important historic buildings.

3.23 The historic fabric of Stonehouse and Millbay gives the area its
character and identity. The policies will use the work from the
Stonehouse Existing Character Areas Studies (2006) and the
Conservation Area appraisals and management plans to ensure the
historic identity of the area is preserved and enhanced as part of the
regeneration proposals. 

3.24 Stonehouse occupies a strategic location within the centre of
Plymouth. This reflects its historical significance as one of
Plymouth’s original “three towns” together with Plymouth itself and
Devonport. The rich military, commercial and residential historic
environment (which includes archaeology, scheduled ancient
monuments and numerous listed buildings as well as five

conservation areas) is a vital element of the Stonehouse and Millbay
area.

3.25 The proposals seek to manage the historic environment assets
positively and build on the richness that the historic environment
gives to the area in future development proposals. 

3.26 The Stonehouse and Millbay area currently has a perception of
being high in crime and unsafe especially after dark. Union Street
with its clubs and bars also has a reputation for anti social behaviour
and yet historically it was an active and vibrant mixed-use street and
Millbay was a working port.

3.27 The policies seek to change that image to one of a high-quality
waterfront quarter of the city with well designed buildings, which
overlook the streets and spaces whose environment has been
transformed through the regeneration process. This will in turn
engender a sense of pride amongst the existing and future residents
such that the environments will be cherished and looked after,
helping to reinforce the sense of community and history in the area.

To provide a mix of uses in the area, with employment opportunities
and business opportunities, local services, quality private and
affordable housing and attractive places to socialise.

3.28 Stonehouse and Millbay perform poorly in economic terms such that
employment rates within the area are low, the image of the area is
poor and social and community facilities are few and far between.

3.29 The policies seek to turn this around and to encourage investment in
new employment initiatives, in particular, in the marine science field.
Good quality housing of all sizes and tenures and new and attractive
places to socialise will sit along the waterfront. Community facilities
will also be provided, for all age groups and where community



services will be located within the same building, such as library,
health facilities and even community worship space. A new primary
school may be required within the new neighbourhood at Millbay, but
this will be dependent on the numbers of family accommodation
provided and the capacity within the existing primary schools within
the locality. Later in the regeneration process a secondary school
may be provided at Stonehouse Creek to serve the waterfront
communities. 

To provide a new office quarter for the city located in the area from
Derry’s Cross to Millbay waterfront.

3.30 The creation of a new boulevard between the City Centre and
Millbay provides the opportunity to develop a new office quarter for
the City Centre area. Office accommodation within the City Centre at
the moment is outdated and Plymouth’s office offer is poor. The
provision of new up to date accommodation will help to raise the
profile of the office market and encourage investment in this sector
of the economy. 

To encourage new marine-based employment that will capitalise on
the unique location and sustain and reinforce a long-established
tradition of water-related jobs.

3.31 Marine-based science and technology has been identified in
Plymouth’s Economic Strategy as one of the growth areas for
employment within Plymouth and there are already a considerable
number of such facilities located around the city. The best location
for such facilities is next to the water and Millbay with its
development opportunities provides the best location. 

Targets
Delivery of these objectives will be measured using the following targets:

2006 to 2016
Housing In the region of 1,500 homes
Affordable Housing In the region of 430 affordable homes
Lifetime Homes In the region of 260 lifetime homes
Employment In the region of 2 hectares

3.32 Further development will take place beyond 2016, as indicated by
policies in this Area Action Plan. It is likely that some of these
developments will not be completed until after 2021.

local development framework
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The following pages contain:

Millbay and Stonehouse character framework

Millbay and Stonehouse proposed landuse framework.

Millbay and Stonehouse proposed movement framework

4.1 This section contains a set of plans which illustrate the overall
planning framework for Millbay and Stonehouse. The following plans
are included:

u The Millbay and Stonehouse Character Framework. This plan
shows the character areas in the Millbay and Stonehouse
area, which are used as a basis for the policies set out later in
this Area Action Plan.

u The Millbay and Stonehouse Proposed Landuse Framework.
This plan illustrates the types of landuses currently in Millbay
and Stonehouse, and those areas in the Area Action Plan
where changes are proposed.

u The Millbay and Stonehouse Movement Framework. This plan
shows the key transport routes and proposals in the Millbay
and Stonehouse area.

4. Framework
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5.1 This chapter divides the Millbay and Stonehouse area into six
neighbourhoods based around character areas. The existing
character of each of these areas will be explained to set the scene
for the policies and proposals that follow.

5.2 The Stonehouse Peninsula is an area currently undergoing
regeneration with uses ranging from residential areas, military
facilities to the mixed-use redevelopment at the historic Royal

William Yard. The area boasts a wide range of heritage assets
including the Georgian terraces along Durnford Street, the Royal
William Victualling Yard (1824) and The Royal Marine Barracks
(completed in 1783). Much of the peninsula is covered by the
Stonehouse Peninsula Conservation Area. As well as having a rich
heritage, the area has a promising future with continuing
improvements to Durnford Street and the surrounding residential

5. Policies

Stonehouse and West Hoe Study 2005,
CAG

Identifies the main demographic, housing, community safety, health, education and employment issues affecting
the area.

Royal William Yard Planning Applications Identifies the possible deliverable developments for the Royal William Yard (RWY).

SEA/SA of Preferred Options for Millbay
and Stonehouse AAP (2005) LUC

MS01 - supports the need to protect local distinctiveness and cultural heritage as well as the reuse of existing
buildings. It also identified that potential issues between the interrelationship between private and public space
which will need to be carefully handled as part of the development to reduce the risk of crime and antisocial
behaviour. It finally recommended that the car parking on site should be minimised and for alternative transport to
be encouraged.
MS02- identified the need to ensure that any future development will not result in water pollution. Also identified
the need for a full risk assessment investigating possible land contamination on the site and potential impacts on
water quality. The structural stability of the building will also need to be established as suitable for future uses.

Plymouth Sustainable Neighbourhoods
Study: Stonehouse (2005) LDA Design

There are lower numbers of owner occupied dwellings than the national average and as such it recommends that
more owner occupied units should be developed, Royal William Yard is helping address this imbalance.
There is a clear and identifiable hierarchy of streets along the peninsula.
There is good quality housing within Stonehouse peninsula that fit well within the streets.

Stonehouse Peninsula Conservation Area
Appraisal and Management Plan (2006)

Supports the positive management of the area in accordance with its heritage importance. 

Stonehouse Existing Character Areas
(2006) LDA Design

Identifies a character profile for the area.

Stonehouse Peninsula
Summary of key evidence for the Stonehouse Peninsula
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areas, transforming the housing stock to make it a desirable high
quality urban community. The redevelopment of the Royal William
Yard into a high quality waterfront area that will boast office, hotel
and leisure activities alongside the current residential development is
nearing completion. 

5.3 Stonehouse Peninsula is in many ways distinct from the Stonehouse
area as a whole. Whereas the overall area relates to Union Street
and the City Centre, Stonehouse Peninsula relates to Stonehouse
Pool, Mount Edgcumbe and Mount Wise. This is largely due to the
location of large Ministry of Defence (MoD) and Associated British
Ports land holding on the eastern side of the peninsula. These
private sites prevent any traffic or pedestrian connections between
the peninsula and Millbay Docks and obstruct visual links. As a
result, the Stonehouse Peninsula area is physically separated from
the remainder of Stonehouse and is only linked to it by Durnford
Street. 

5.4 The history of Stonehouse Peninsula is intimately related to the
development of military facilities in Plymouth. From the time of Henry
VIII, defensive artillery towers were built at Devil’s Point, Firestone
Bay and Eastern King. The Royal Marine Barracks were completed
in 1783 and part of Devil’s Point headland was sold in 1824 for the
construction of the Royal William Victualling Yard. The groups of
high quality military buildings give the area a formal character, which
is complemented, by the rows of fine Georgian terraces along
Durnford Street. 

5.5 Throughout the area, the streets are well defined with stuccoed
terraces either sitting at the back of the pavement or set back behind
cast-iron railings to allow for a light well to the basement rooms. On
the side streets, the character relates to the sea frontage with fine
views towards Stonehouse Pool. 

5.6 The southern side of the peninsula has a coastal public open space
with fine panoramic views and includes a Site of Special Scientific
Interest (SSSI). In time, this open space will have a pedestrian
connection through the Royal William Yard, which will link it with the
wider network of pedestrian paths. 

5.7 The Artillery Tower is an important landmark on Firestone Bay and a
Scheduled Ancient Monument. This, together with other historic
remains on the peninsula, could be better interpreted for the benefit
of visitors.

5.8 Stonehouse Peninsula has undergone improvement in recent years
increasing the popularity of the area. However two sites still remain
which represent opportunity for further action. While the Royal
William Yard is near completion some elements of the scheme are
yet to be completed. Much of the restoration that has taken place so
far has been based around residential uses. In order for the scheme
to have a genuine mix of uses, the later buildings will need to
predominantly accommodate other uses. It is important to ensure
that this is completed to a high standard and increases the range of
uses and attractiveness of the Yard and its accessibility to the wider
population. 

5.9 The Grain Silo, while currently land locked by the Ministry Of
Defence and Associated British Ports land holdings, offers a
substantial redevelopment opportunity. Should the site become
available, a sensitive restoration will be needed to the building which
dominates the skyline of the area.
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Proposal MS 01
Royal William Yard

This proposal meets objectives 1, 2, 4, 6, 7 and 8

The sensitive restoration and reuse of the Royal William Yard will be
completed as a vibrant part of the Stonehouse Peninsula. The final phases
of the restoration should provide for uses, which ensure an authentically
mixed-use development. The uses should combine the following:

u Retail, which is small scale to meet local needs and leisure or
tourism related

u Leisure

u Offices

u Craft workshops

u Other B1 uses

u Community uses

u Public open space.

The development will include:

Mills Bakery 

u In the region of 80 residential units

u In the region of 3,000 square metres of office accommodation

u Additional retail and leisure uses.

The Cooperage, The Slaughterhouse and the New Cooperage

u In the region of 1,800 square metres exhibition and workshop space

u In the region of 7,500 square metres A3, A4 and A5 (Use Classes
Order) food and drink uses 

u Live/ work units

u Offices, workshops and other B1 (Use Class Order) business uses.

Melville Building 

u A hotel.

The development should provide for the following:

1. High quality public realm improvements that respect the historic
character of the Royal William Yard as outlined in the Stonehouse
Peninsula Conservation Area Appraisal and Management Plan. This
particularly ensures the proper setting of the listed buildings. The
public realm should also provide a clear distinction between private
and public open space

2. Archeological mitigation in the form of Listed Building Consent,
which will provide for an appropriate level of building recording prior
to and during conversion works (as undertaken at The Brewhouse
and Clarence Store buildings) and Archeological recording during
below ground works. Where important building features or
Archeological deposits are encountered there will be a presumption
in favour of their preservation in situ, with archaeologically recorded
removal of historic fabric or deposits only where this is unavoidable.
Consideration should be given to some historic interpretation of the
site in publicly accessible areas upon completion of the development

3. The integration of the Royal William Yard into the wider Stonehouse
community, through the provision of public areas of open space,
public access to the waterfront and the provision of uses which
enhance the range of facilities in the area. A private gated
community would not be acceptable

4. Public access to the waterfront, including a link to Devil’s Point

5. A water transport landing facility

6. An exemption from the Core Strategy policy to provide 30 per cent
affordable housing units

7. If appropriate a contribution to meet secondary and primary
educational needs arising from the impact of the development. 

28
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5.10 The restoration of the Royal William Yard has been an ongoing
project for a number of years. It has been led by the South West
Regional Development Agency (SWRDA), as the successor body to
the Plymouth Development Corporation, with contributions from the
Council and English Heritage. As a result of this the elements
completed or nearing completion are of a very high standard and are
attracting considerable investment, both to the yard but also
indirectly into the local economy. The First Deposit of the Local Plan
sought a mixed-use scheme for the yard and that aspiration has
been consistently applied since. Much of the initial development
within the yard has been focused on private residential use. It is
therefore necessary for the remaining buildings to have a greater
focus on the other uses such as employment, cultural and
community uses. 

5.11 The public realm improvements carried out so far are of very high
standard and this should continue using the additional guidance now
available with the Stonehouse Peninsula Conservation Area
Appraisal and Management Plan. It is particularly important that the
wider public is able to enjoy the Royal William Yard. Since it was
built as a secure military establishment particular effort needs to be
made with the public space to encourage use by non-residents. 

5.12 Parking is very limited within the Royal William Yard and so it is
important that alternative means of transport are available to the
users through public transport, cycle and pedestrian access. There is
also an opportunity at the Royal William Yard to support the Core
Strategy policy for water transport (Policy CS28(5)) and development
proposals should identify a water transport facility as identified in the
Local Transport Plan 2 (2006).



5.13 The Royal William Yard is close to Devil’s Point, the waterfront and
public open space. It is important that this setting is utilised to the full
so that users of the site can benefit from these natural features. 

5.14 Proposals for residential development of this size would normally
impose the Core Strategy policy for 30 per cent affordable housing.
This has not been required by the developer for planning
applications to date due to the abnormally high development costs of
converting historic buildings in the Royal William Yard. It is proposed
that this exception will continue due to the condition and
conservation requirements that will be necessary to develop the
remaining buildings.

5.15 Flood risk issues are identified in the Council’s Strategic Flood Risk
Assessment for this area and appropriate mitigation measures
should be identified as part of any development proposals.

Alternative options

5.16 At the Preferred Options consultation stage there was significant
support for the Royal William Yard to continue to be carefully
restored and for it to become a mixed-use development. A mix of
views were received regarding possible uses including art, exhibition
and cultural facilities. There were concerns it could become a gated
community. Comments were received both for and against
exempting the proposal from the normal affordable housing
requirements. There were no comments promoting a ‘do nothing’
option.

Policy MS02 
The Grain Silo

The policy meets objectives 1, 2, 4, 7 and 10 

The Council will support proposals that bring the Grain Silo back into a
viable use and visually improves the building, so that it more positively
reflects its landmark and gateway location within the city.

Any development proposal should:

1. Provide an innovative and high quality solution

2. Act as a positive visual landmark

3. Where possible and practicable provide public access

4. Include a full risk assessment investigating possible land
contamination on the site and potential impacts on water quality.

5.17 The Grain Silo is a significant landmark feature on the skyline of
Plymouth, but has not been used for a number of years and has
fallen into decline. An innovative and creative approach will be
required in order to bring the building back into use and improve its
external appearance. The improvement in the appearance of the
Grain Silo offers a great potential to become a key landmark in the
Millbay and Stonehouse area and also to Plymouth as a gateway
from the port marking the entrance to the city.

5.18 The deliverability of a scheme is a key issue. A dive centre was
suggested at the Issues and Options and Preferred options stages,
which could be an acceptable use provided that it meets the
requirements set out above. Access to the Silo is currently difficult,
as there are security issues in relation to the surrounding
landowners, Ministry of Defence and Associated British Ports. Public
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access is desirable for the building, but this must be considered
against the very difficult problems that exist regarding the security of
the area. There have been many proposals put forward for the future
use of the Grain Silo over recent years, but none have been
implemented primarily due to the site and structural constraints.
Therefore a pragmatic view will be taken by the Council to deliver a
quality development that meets the wider regeneration objectives
outlined in the AAP.

5.19 Any redevelopment of the Grain Silo should include adequate
parking facilities for the new use and good quality access by more
sustainable means - walking, cycling, and public transport. If
possible this should also include water transport. 

5.20 Flood risk issues are identified in the Council’s Strategic Flood Risk
Assessment for this area and appropriate mitigation measures
should be identified as part of any development proposals.

Alternative options

5.21 The consultation process at Preferred Options stage revealed
widespread support for improving the appearance of the Grain Silo
and bringing it back into use although a small number of
respondents suggested demolishing the building. No other options
were suggested by respondents and there were no responses
suggesting a ‘do nothing’ option. 



Millbay Docks
Summary of Key Evidence for Millbay Docks
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Stonehouse and West Hoe Study
(2005), CAG

Identifies the main demographic, housing, community safety, health, education and employment issues affecting the
area. In particular it identified community safety issues in relation to a poor physical environment and kerb crawling.

Millbay Action Plan (2005) LDA Design Identifies possible types and forms of development for the Millbay area.

A Vision for Plymouth MBM
Arquitectes and AZ Urban Studio

Prepared a vision for the future development of Millbay and for a new Boulevard to link with the City Centre.

SEA/SA of Preferred Options for
Millbay and Stonehouse AAP (2005)
LUC

MS03 and MS04 – identify it will have a positive effect on the surrounding landscape, skyline and public realm. It
suggested that a diverse range of employment should be provided and that measures should be taken to enhance
public access and promote water transport. It also identified that care should be taken to ensure that any evening
economy should not effect the quality of life of the adjacent community. It supported the need for affordable housing
to help meet local needs. It also advised that the future use of the site should prevent water pollution and deal with
any potential contamination of the area. 
MS05 - supports the proposal identifying it as having positive impact on the built environment and should draw
further investment in to the area attracting business and employment opportunities to the area. It has however
identified that the potential ecological impact will need to be explored for the cruise berth, which should be
undertaken prior to the opening of the cruise berth.
MS06 - supports the proposal and identified it as having a positive effect on the local economy and will generate
employment opportunities during construction and implementation. It did however identify the need for adequate
safety measures to be in place to mitigate against air and water pollution and damage to aquatic habitats and
species.

Plymouth Sustainable
Neighbourhoods Study: Stonehouse
(2005) LDA Design

The area has a limited population insufficient to sustain a local centre in the area. It recommends an increase in
population densities within walking distance of local centres.
The majority of dwellings in the neighbourhood are flats (73 per cent) compared to city average of 23.5 per cent. It
recommends that existing building should be discouraged from subdivision and new developments should
encourage more family type accommodation. 

Tall Buildings Guidance (2005)
PCC/LDA Design

Identifies areas for tall buildings and criteria by which tall building proposals should be assessed.
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5.22 Although Millbay Docks has very few buildings retained, it still
features some important historical elements. The original dock walls,
designed by Brunel, are key features as are the few remaining
historic buildings and the walls surrounding the docks. Most of the
port buildings are rather utilitarian and do little to thwart the general
sense of neglect and dereliction of the dock area.

5.23 The primary use of the docks at present is for the continental ferry
terminal. This takes up the western end of the docks with access to
the terminal from Union Street, Martin Street and Millbay Road.
Associated British Ports (ABP) operates this terminal and is one of
the main continental ferry terminals in Britain operating to France
and Spain.

5.24 The current links between the City Centre and Millbay Docks are
along Bath Street and Martin Street. Both corridors offer a bleak first
impression of Plymouth for visitors driving off the passenger ferry.
For pedestrians, the experience is also poor. The location of the
Plymouth Pavilions, a large building with little active frontage except

on its Derry’s Cross facade and the Western Approach create an
environment that is out of scale with the pedestrian and is dominated
by car movement.

5.25 A considerable amount of work has been carried out in recent years
to enable a former largely industrial area to be regenerated into a
new mixed use community worthy of the historic prominence of this
important water front area. Regeneration proposals have been
generated through a partnership between public agencies of South
West Regional Development Agency, English Partnerships and the
Council, along with the developer English Cities Fund and strong
community guidance through Stonehouse Action.

5.26 Millbay features very prominently in the Vision for Plymouth as a
major new opportunity for waterfront development in the city. One of
the key aspirations identified in the Vision for Plymouth is the need
to connect Millbay to the City Centre through a high quality
Boulevard route.

Millbay, Plymouth Strategic Appraisal
and Preliminary Paramics Modelling
Statement (2005) Alan Baxter and
Associates and accompanying Council
initiated modelling work prepared by
SIAS

Modelled the effect of development and transport routes on the wider strategic city transport network. It also
provided evidence to determine the appropriate route for the Boulevard.

Plymouth Strategic Flood Risk
Assessment (2006) Pell Frischmann

Identifies the effect of potential sea level rises on the area.

Central Park Life Centre – outline
business case (2005)

Identifies the future development opportunities for the existing Plymouth Pavilions.

Stonehouse Existing Character Areas
(2006) LDA Design/ PCC

Identifies a character profile for the area.



Proposal MS03 
Land between Western Approach/ Union Street and East
Quay/ Clyde Quay 

This proposal meets objectives 1, 2, 4, 5, 6, 7, 8, 9 and 10

A sustainable new neighbourhood will be created between East Quay /
Clyde Quay and Western Approach/ Union Street that will incorporate a
new Boulevard to provide a strong link between the City Centre and Union
Street and the Millbay waterfront. The new neighbourhood will include a
mix of uses that meet the daily needs of the community it serves and also
create activities and uses that will be used by the wider community. In
particular it should provide:

u In the region of 1,300 residential units of which approximately 390
should be affordable and 260 built to lifetime home standards. These
residential units should be above ground level at East Quay and
Clyde Quay

u Cafés, restaurants and shops

u B1 (Use Class Order) employment uses as well as small-scale
marine and water related employment.

u A new office quarter for the City Centre, of between 35,000 and
45,000 square metres

u Local and tourist / leisure-related shopping facilities as part of a new
local centre, in accordance with Policy CS07 (4) of the Core Strategy

u Community facilities to support the new and existing neighbourhoods

u The redesign of Western Approach junction

u A hotel at Clyde Quay

u Other leisure and tourism related uses

u Small scale marine and water related employment at Clyde Quay

u The retention of the Port Building.

The development should be carried out as a comprehensive and integrated
scheme that ensures that it benefits both new users and the existing
surrounding neighbourhoods. It should provide for the relocation of existing
uses where appropriate and include the infrastructure necessary to serve
all the users and residents of the new neighbourhood. In particular the
development should provide for the following:

Design and Historic Environment
1. A high quality of design, reflecting the site’s gateway and waterfront

location

2. A comprehensive design solution that integrates the Boulevard as
part of the development proposal and waterfront access

3. Building height between five and seven storeys along the Boulevard
and the higher buildings at key corners and landmark locations. Any
tall building proposals should relate to the guidance set out in the
emerging Design Strategy Supplementary Planning Document
relating to tall buildings

4. A development that relates to the context on Great Western Road as
well as the context on the quayside 

5. Public art as an integral part of the public realm

6. An appraisal of the Archeological and historic interest in the proposal
site with proposals as to how these structures can be positively
incorporated into development proposals together with some publicly
accessible interpretation of their heritage value

7. Priority to uses that create activity at ground floor level

8. A design solution that creates positive, safe linkages through the site
from Millbay Road to the Boulevard

9. A masterplan with accompanying Design Codes. Such Design
Codes must be submitted to and be approved by the Council as part

local development framework
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of the submission of the outline planning application for the whole
development and will form a key element in the consideration of the
application. These codes will be monitored and reviewed jointly by
the developer in conjunction with the Council

10. A design that responds to current and future flood risk and in
particular avoids residential development at ground floor level where
there is risk from flooding

Residential mix
11. A mix of residential development that provides a sustainable mixed

residential neighbourhood. This should be addressed through the
Core Strategy policy regarding affordability (Policy CS15) and
providing accommodation for the range of units that make up a
sustainable neighbourhood, including accommodation for families
and single people and for young and older family units

Transport and public access
12. A multi-modal transport link from the dock area to Union Street

providing a safe and accessible environment for pedestrians and
cyclists and appropriate provision for public transport including bus
priority

13. Appropriate traffic management measures including Intelligent
Transport Systems and parking restrictions to control the use of the
Boulevard by traffic to and from the dock area as necessary, in
particular, disembarking from ferries at peak times. This will reduce
the impact of congestion within the Boulevard and on the wider road
network, and the associated impact of vehicle emissions on local air
quality

14. An appropriate design of the Boulevard to ensure priority is given to
sustainable transport and that it is less suited to general through
traffic

15. Restrictions for Heavy Goods Vehicles although access will be
permitted for deliveries to businesses along the Boulevard

16. A public transport interchange at an appropriate point on or next to
the Boulevard and bus stops on the Boulevard

17. A pick up and drop off point at Plymouth Pavilions for coaches

18. Short-stay (under four hours) parking on-street

19. A dedicated public access to and along the entire waterfront, to
include public recreation.

20. Safe, accessible pedestrian linkages to West Hoe from the quayside

21. Links to a water transport service along Plymouth’s waterfront,
including appropriate and accessible landing facilities at Clyde Quay

Pavilions site
22. The demolition of the existing Pavilions swimming pool and ice rink

and relocation of the facilities to the Central Park Life Centre. The
remaining arena element will be refurbished and improved with
additional space for conferences. The arena will be wrapped with
other development in order to improve its external appearance and
ensure that the building can have an attractive frontage and
entrance onto the new Boulevard link with the City Centre

Community facilities
23. An appropriate contribution to primary and secondary education

provision, related to the scale and nature of the development
proposed



24. A community focus that is centred on the Boulevard that provide the
range of community facilities necessary to support the new
neighbourhood. This will include for example children’s play, retail
and health provision.

Contamination
25. An assessment of land contamination should be submitted with any

development proposal together with appropriate treatment.

Employment
26. The provision of employment uses that are most appropriate to their

locality. In particular office based uses should be focused on the
Boulevard and marine-based uses should be focused at Clyde Quay.
Evening-based activities should be located so that they minimise
disruption to existing established communities and new family based
accommodation

27. Wherever possible and practicable, there should be local
employment opportunities during the construction of the
development

Phasing
28. A phasing plan should be submitted with any outline application. This

must contain the timing of each part of the development and the
facilities, services and infrastructure. In particular it must identify the
means and timing to ensure that the Boulevard and other public
realm improvements are delivered as an early phase of the
development.

5.27 This proposal has been developed by the Council following
information provided by a number of public and private agencies and
by the local community. It aims to meet the aspirations of all these
partners whilst being a deliverable package of developments that will
be implemented on the ground within the Plan period.

5.28 This part of Millbay will provide a sustainable new neighbourhood
with East Quay and Clyde Quay in particular providing an area for
the community to congregate in bars, cafes, and shops along the
water’s edge. To achieve this level of activity and provide for a new
residential community, the residential development at East Quay and
Clyde Quay should sit above more active ground floor uses.
Employment uses associated with the marina, as well as office and
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some retail could occupy the ground floor. The highest architectural
quality and public realm should be achieved, reflecting its status as
an international gateway to the city and an area with huge potential
for waterfront recreation. In the same way the area does provide the
opportunity for water transport at a local scale that could link to other
landing facilities along the Sound. Clyde Quay provides the best
opportunity for a landing stage.

5.29 Development on East Quay provides a challenge as it has two very
different contexts – the quayside on one side and West Hoe and the
domestic scale development along Great Western Road. There is a
considerable difference in levels between the two areas, as such
there is opportunity to create a higher scale of development at the
quayside level, however the scale onto Great Western Road will
need to respect the existing residential properties. 

5.30 Development on the quay also provides the opportunity to create
better connections from Millbay to West Hoe. While there is a
significant difference in levels, which could present some challenges
in order to comply with DDA requirements, any proposal must
include connections through to West Hoe.

5.31 It will be important that the quayside is seen as an active and vital
public area, primarily for pedestrians, however there will also need to
for vehicle access along East Quay, for deliveries, servicing and
access to the residential units. The design for the quayside will need
to accommodate a high quality pedestrian environment, including
trees and landscaping as well as a route for vehicles.

5.32 Opportunities also exist in this part of Millbay to provide visitor
accommodation to complement the visitor and leisure facilities on
offer. Clyde Quay is the preferred location for a hotel as it can exploit
the excellent views of the harbour.

5.33 The concept of a new route linking Millbay to the City Centre was
first raised through the City Centre Precinct Urban Design
Framework, but given further emphasis through the Vision for
Plymouth. The Vision for Plymouth envisaged a grand and striking
new Boulevard, which was highlighted as a major opportunity to
invigorate the regeneration of Millbay and the City Centre. The direct
nature of the route was seen as fundamental. At the Preferred
Options stage of the preparation of this AAP a number of options for
the route of the Boulevard were put forward. The representations
received in relation to this proposal showed a general acceptance of
the Council’s original preferred option, but further work was needed
to test the appropriateness and deliverability of the route. This is why
the original preferred option has been amended. The Council
identified its proposed route and alignment by working closely with
the other Millbay partners to ensure it is a route that meets the
aspirations outlined in the Vision for Plymouth whilst also being a
deliverable proposal. It is important that the Boulevard includes the
redesign of the junction of Western Approach with Union Street,
which is currently difficult for pedestrian movement. The Boulevard
has also been designed so that the arena proposal can be
accommodated within the Boulevard where there will be maximum
pedestrian flow whilst also retaining the two historic buildings on the
Quayside. 

5.34 The original preferred option assumed the demolition of the
Plymouth Pavilions with the pool and ice rink re-provided at Central
Park and the arena provided elsewhere in Millbay. Feasibility work
has since taken place through the Central Park Life Centre – outline
business case (2005) to assess the business case for either a new
arena or keeping it in situ and refurbishing it. The Plymouth Pavilions
currently houses the primary venue for bands as well as a fun pool
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and a small ice rink. The Council is seeking to secure a major new
leisure facility at Central Park – the new Life Centre. This facility will
provide for an Olympic-sized swimming pool and an ice hockey
sized ice rink. If these facilities were to be provided at Central Park
then the facilities at the Pavilions would be removed leaving only the
current arena. The Council considers that retaining the arena in
Millbay will be an important attraction and can thus add to the vitality
of the area. The arena element will be retained and ‘wrapped’ in
other development to improve its external appearance and ensure
that it aligns and relates positively to the new Boulevard.

5.35 In addition the original Boulevard preferred option was tested
through Paramics modelling (a traffic model analysing the impact of
the new route and making suggesting the width of the route). It
concluded that a dual carriageway was necessary at the Union
Street end of the Boulevard. This would not create a safe pedestrian
environment and would not serve to improve the pedestrian
environment around the Union Street and Western Approach
junction - which a key outcome required by the Council from the
Boulevard. The alternative alignment now proposed will incorporate
the redesign of the Western Approach junction into a four-way
junction. This should ensure that the Boulevard is a more pedestrian
focused route with a single carriageway in each direction, access for
all traffic, but with appropriate traffic management measures. It will
have uses on either side that promote activity and interest, together
with trees and high quality public realm along its length.

5.36 It is important that the proposal meets the Core Strategy objective of
creating sustainable linked neighbourhoods. Therefore facilities that
are needed to service the new and existing residential
neighbourhood should be located as close to the centre of this
neighbourhood. It is proposed that this centre should be located
around the Boulevard.

5.37 Flood risk issues are identified in the Council’s Strategic Flood Risk
Assessment for this area and appropriate mitigation measures
should be identified as part of any development proposals.

5.38 The new development will provide a range of accommodation
including family homes. Depending on the number of family units
provided, the development might result in a new primary school
being required for the neighbourhood. If this is the case the school
should either be provided within the development or a contribution
will need to be made to provide a school elsewhere in the
neighbourhood. The contributions will be guided through the existing
Interim Planning Statement ‘Education needs arising from new
residential developments’ and the emerging Planning Obligations
SPD.

Alternative options

5.39 The key alternative options have been explained in paragraphs 5.33-
5.35 above. At the Preferred Options consultation there was a high
level of support. Respondents suggested that new housing,
employment and leisure should benefit local people and not just
visitors or marina users and that new residential uses should include
a mix of housing types and tenures. A high quality of design was
also felt to be important to create a vibrant and contemporary
environment which links to the historic environment of the area.
Respondents suggested that the opportunity to link the Hoe, Millbay
Pier and the East Quay into an attractive pedestrian walk way
should be provided. Concern was voiced over the need for any new
development to include flood risk and contaminated land
assessments suitable for future uses. No alternative options were
suggested and there were no comments suggesting a ‘do nothing’
option.
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Policy MS04
Bath Street

This policy meets objectives 1, 2, 3, 4, 5, 6, 8 and 9

Land between Bath Street and Martin Street should be safeguarded for the
further development of Proposal MS03. Uses should contribute to the
development of a new sustainable community at Millbay and be designed
so that they form part of the Boulevard element of Proposal MS03.
Development could include:

u Between 400 and 700 residential units

u B1 (Use Class Order) employment uses

u A contribution to the new office quarter for the City Centre

u Local and tourist / leisure-related shopping facilities as part of a new
local centre, in accordance with Policy CS07 (4) of the Core Strategy

u Other leisure and tourism related uses.

In particular any development should provide for the following:

1. A design that integrates with the Boulevard

2. Building heights that complement the height of buildings elsewhere
on the Boulevard. Any tall building proposals should relate to the
guidance set out in the emerging Design Strategy Supplementary
Planning Document relating to tall buildings

3. Priority to uses that create activity at ground floor level

4. An appropriate contribution to a high quality public transport solution
along the Boulevard 

5. An appropriate contribution to primary and secondary education
provision, related to the scale and nature of the development
proposed

6. Priority for uses that enable a community focus to be centred on the
Boulevard

7. An assessment of land contamination submitted with any
development proposal together with measures for appropriate
treatment

8. The consideration of evening based activities only if provision is
made to minimise disruption to existing established communities and
to new family based accommodation

9. The relocation of voluntary sector uses or the incorporation of these
uses into the scheme as appropriate.

5.40 The area between Bath Street and Martin Street is an area with a
multitude of different industrial, commercial and community and
voluntary sector uses. The buildings do not integrate well together
and many would be appropriate for redevelopment. The area is
important to the realisation of the objectives in the Area Action Plan
and in particularly in the delivery of Proposal MS03. It forms the
western side of the proposed Boulevard and should ideally be
delivered as part of wider Boulevard proposal. However it would be
difficult for this area to be delivered as part of Proposal MS03 since
it is in multiple ownership and would seriously affect the delivery of
the wider Millbay development proposals if it needed to be included
within a comprehensive development proposal.

5.41 There are some important voluntary sector uses within the Bath
Street area such as the Shekinah Mission and it is important that
their activities are provided for either on site or at an appropriate
alternative location.

5.42 The policy ensures that development in this area will help to deliver
Proposal MS03 so that that it forms part of the wider sustainable
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new neighbourhood. The delivery of this policy will, in the first
instance, be progressed by working with the different landowners
and development interests. However, if this does not progress the
development opportunities adequately during the plan period, the
Council will consider using compulsory purchase powers and
working with its development partners to enable the delivery of its
objectives for the area.

5.43 Flood risk issues are identified in the Council’s Strategic Flood Risk
Assessment for this area and appropriate mitigation measures
should be identified as part of any development proposals.

Alternative options

5.44 At preferred option stage there was widespread support for the
policies for the area surrounding Bath Street. No alternative options
were suggested and a do nothing approach was not supported.

Proposal MS 05
Trinity Pier

The proposal meets objectives 2, 4, 6, 8 and 10

Land on Trinity Pier will be developed primarily for marine related
employment uses, but to also include:

u A terminal for the landing of passengers from cruise liners

u Ancillary uses associated with that use

u Marine related tourism and retail uses.

In particular any development should provide or the following:

1. A high quality design appropriate to the site’s waterfront location and
role as a gateway to the city

2. Development that is part of a comprehensive scheme for the whole
of the pier

3. A safe and publicly accessible route to the terminal building

4. Safe and accessible routes to water transport 

5. An appraisal of the Archeological and historic interest in the site that
should support any proposed redevelopment and how it can be
positively incorporated into development proposal.

6. An environmental assessment outlining the possible impacts and
considerations for the proposed landing stage, including location &
design and methodology statement, and possible mitigation
measures.

5.45 Associated British Ports (ABP) currently have a licence from the
Duchy of Cornwall to use the pier for marine-related uses. ABP is
keen to secure an ocean liner terminal on Trinity Pier, to provide a
secure landing facility for the ocean liners visiting Plymouth that
currently have to moor offshore in the Sound and ferry passengers
to the shore. However, there is currently a gap in the funding for



such a facility. It would only require a small amount of the land on
the pier providing an opportunity to develop the rest of the pier, for
other marine related uses and to seek contributions towards the
remaining funding for the terminal facility.

5.46 Plymouth has a diverse marine sector, which has been identified as
a priority sector in the City Growth and Economic Strategy,
demonstrating its importance to the sub regional economy. There
has been a desire to locate a Marine Science and Technology Park
in the Millbay area for some time. Potentially Trinity Pier, which is
about 0.6 hectares, could provide a location for this facility. 

5.47 Flood risk issues are identified in the Council’s Strategic Flood Risk
Assessment for this area and appropriate mitigation measures
should be identified as part of any development proposals.

5.48 Natural England (NE) is responsible for advising whether or not a
proposed development could lead to a likely significant effect on the
European interest features of the Plymouth Sound & Estuaries
(Special Area of Conservation (SAC), both alone and in combination
with other plans and projects. If a likely significant effect is
determined an appropriate assessment is required under Regulation
48 of The Conservation (Natural Habitats) Regulations 1994. The
Millbay site is not actually within the SAC boundary but adjacent,
and therefore it will be the indirect impact that NE shall take into
consideration.

Alternative options

5.49 There was wide spread public support at Preferred Options
consultation stage for marine employment and a cruise berth on the
pier. No alternative options were suggested and there was no
support for a do nothing approach.

Proposal MS 06
Inner Basin 

The proposal meets objectives 4, 6, 7, 8 and 10

Land on the west side of the Inner Basin will be developed for marine
related employment uses.

In particular any development should provide for the following:

1. High quality architecture and design, reflecting the site’s prominent
position on the waterside and role as a gateway location for the city,
with associated high quality public realm

2. The use of high quality materials, recognising the need for a
landmark building in this location

3. Measures to ensure there is some public access to the waterfront

4. Measures to ensure the preservation of the historic importance of
the area, in particular the listed quay walls of the inner basin

5. An environmental assessment outlining the possible impacts and
considerations for the proposed development including location &
design and methodology statement, and possible mitigation
measures. 

5.50 This area of land to the west of the inner basin, of 0.8 hectares,
comprises some infill and is not part of the listed Brunel dock.
However the uses may impact on the wider dock area and therefore
it is important that the listed structures are not damaged as part of
the development proposal. The Inner Basin has a covenant on the
land that restricts its use to boat building and other marine related
employment uses. The South West Regional Development Agency
has purchased the land in order to facilitate the development of a
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marine-related employment use on it. Discussions have already
taken place for a Plymouth yacht building company to provide a
yacht finishing and sales facility on the land. This could be an
appropriate use for the site although other potential marine uses
could also use the site. Because of the prominence and visibility of
the site any building would need to be of a quality to reflect its
location. It should be considered as forming part of the
comprehensive redevelopment of the area, which contributes to
Millbay being a gateway to the city, and not be developed simply as
a private employment use. In particular the development should

demonstrate how it would contribute to improving the public
enjoyment of the Inner and Outer Basin to create a vibrant
waterfront areas.

5.51 Flood risk issues are identified in the Council’s Strategic Flood Risk
Assessment for this area and appropriate mitigation measures
should be identified as part of any development proposals.

Alternative options

5.52 There has been significant public support for the protection of this
area for marine related employment at Preferred Options stage.
However concern has been expressed that marine employment must
genuinely contribute to the growth of the economy and that the site
must be in keeping with and part of the new high quality water front
development proposed. No alternative options were suggested and
there was no support for a do nothing approach.



Proposal MS07
Millbay Marina

This proposal meets objectives 1, 4, 6 and 8

The currently vacant land at Millbay Marina will be developed for in the
region of 94 residential units. The development will add to the activity and
attractiveness of Millbay and encourage public access to this part of the
Millbay waterfront.

Any development should provide for the following:

1. High quality architecture and design, reflecting the site’s prominent
position on the waterside, its seaward entrance to Millbay and its
relationship to West Hoe

2. Public access to the northern side of the pier linked to the wider
public realm in Millbay

3. A high quality public realm to encourage public use of this part of
Millbay

4. An appropriate contribution to affordable housing within the Millbay
and West Hoe area

5. A design solution that mitigates the flood risk that currently exists
and is likely to become worse in future years. In particular this
should be addressed by avoiding any residential development at
ground floor level.

5.53 There is a current planning permission on this site for residential
development. It forms an additional phase to the residential
development that currently exists on the site. However negotiations
are underway to amend the scheme in light of the wider
regeneration proposals for the Millbay area. It is important that the

design of the proposal reflects the other regeneration work in Millbay
and the opportunities it provides to connect with the neighbourhood
of West Hoe. 

5.54 The existing planning permission negotiated a contribution towards
affordable housing rather than providing a set number of units of
affordable housing as part of the proposal; this will be used to
provide affordable housing in the local area. 

Alternative options

5.55 This proposal was not included specifically at the Preferred Options.
The planning application and pre-application discussions have been
subject to public consultation organised by the developer and will be
subject to a Sustainability Appraisal as part of the submission of the
document. 
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Union Street.
Summary of Key Evidence for Union Street

Stonehouse and West Hoe Study
(2005), CAG

Identifies the main demographic, housing, community safety, health, education and employment issues affecting the area.
In particular it identified the problem of poor quality private housing and community safety issues relating to the drug
culture and kerb crawling.

SEA/SA of Preferred Options for Millbay
and Stonehouse AAP (2005) LUC

MS08 - highlights key strengths with the proposal that would result in significant improvements to urban frontages and
streetscape, generating strong visual links with the remainder of the city.  In addition it identifies that it could help improve
the housing stock of the area and encourage employment opportunities to improve employment rates in the area. It
highlights the issue of air pollution in the area due to its function as a main traffic route and highlights the problem of street
parking on this main access route. It suggests that sustainable construction techniques should be used in any
redevelopment.
MS09 - strongly supports the need to maximise the life span of the building and improve the quality of the urban frontage.
It also highlights that any improvement should seek to improve the surrounding public realm.

Plymouth Sustainable Neighbourhoods
Study: Stonehouse (2005) LDA Design

The study suggests that mixed-use redevelopment along the street will help increase local employment opportunities.
It identifies that there is an over concentration of pubs and nightclubs on Union street and therefore other facilities should
be encouraged.
The amount of vehicle through traffic can conflict with pedestrian and cyclists. The study suggests that the introduction of
new cycling routes through the area could be considered either along Union St. or parallel to it.
Although the neighbourhood is directly adjacent to the City Centre, the study identifies that pedestrian, cycle and vehicle
links are weak and Western Approach creates a wide divide between areas. The car park is a physical and visual barrier
between the City Centre and Stonehouse and should be removed. The Pavilions acts in a similar way and should likewise
be considered for removal.
Drug dealing, drinking and prostitution are of a concern to local residents and the study recommends reducing the
concentration of licensing along union street.  Improvements in lighting and improved maintenance are also seen as
important.

Millbay, Plymouth Strategic Appraisal
and Preliminary Paramics Modelling
Statement 2005 Alan Baxter and
Associates and accompanying Council
initiated modelling work prepared by
SIAS

Modelled the effect of development and transport routes on the wider strategic city transport network.

Plymouth Strategic Flood Risk
Assessment 2006 Pell Frischmann

Identifies the effect of potential sea level rises on the area.



5.56 Union Street was built to connect the towns of Plymouth,
Stonehouse and Devonport. Many important historic buildings
remain such as the Grade II* Palace Theatre to leave a memory of
the street’s former grandeur. Union Street was laid out in the 1820s
and quickly became the most fashionable street in Plymouth.
Imposing terraces of large houses were built along it and occupied
by the town’s wealthiest inhabitants. The Royal Union Baths, on the
site of the present Pavilions, terminated the axis at one end and
provided one of the earliest indoor swimming pools in the provinces.
The development of Union Street as an upmarket street was halted
by the arrival of the Great Western Railway link to Millbay in 1849.
This and the growth of the docks associated with the railway brought
about a large workforce in need of accommodation, shops and
entertainment. Many of the properties were converted into lodging
houses. Many pubs, cinemas and other entertainment venues
appeared and laid the foundations for Union Street’s surviving
reputation as a centre of nightlife activity.

5.57 Union Street suffered badly during the Blitz but the Palace Theatre
and a stretch on either side of the Octagon survived. The historic
significance of this area was recognised with the designated a
conservation area in 2002. West of the Palace Theatre, the scale,

consistency of street frontage and enclosure of the original Union
Street has been entirely lost.

5.58 Almost all of the area south of Union Street, extending to Millbay
Road to the south and to Bath Street to the east, is what remains of
Abercrombie’s planned industrial area. The area is still home to
many small businesses that provide valuable employment
opportunities. Although they are important to the local economy,
many of the premises are of poor quality and create an environment
subject to neglect and abuse. The Townscape Heritage Initiative
(THI) has been successful in improving some of these premises and
throughout the remaining industrial areas there are opportunities for
enhancing the business environment and attracting inward
investment. 

5.59 Emma Place and Caroline Place are residential areas that escaped
the clearances associated with the implementation of the
Abercrombie Plan south of Union Street. The few rows of Georgian
terraces remain in isolation but could form the nucleus of a new
residential community along the upper level of the waterfront, on
Millbay Road. Their historic value has been recognised by their
inclusion within the Stonehouse Peninsula Conservation Area. 
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Union Street and Adelaide Street
Conservation Area Appraisals and
Management Plans

Supports the positive management of the conservation areas in accordance with their heritage importance. 

Stonehouse Existing Character Areas
(2006) LDA Design

Identifies a character profile for the area.

Education Evidence for the Devonport
and Millbay & Stonehouse Area Action
Plans

Sets out the need for education facilities generated by the development proposals in the Millbay and Stonehouse area.
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5.60 North of Union Street, the situation is different. The area has
remained predominantly residential except for one cluster of
Victorian warehouses between Adelaide Street, Flora Street and
King Street to the north. These limestone buildings are good
examples of Plymouth’s Victorian industrial character. Their
relationship to the City Centre has however been severed by the
bulky Western Approach car park. The car park was unfortunately
laid down at a right angle to the original urban grain and obstructs
many road connections and visual links to the City Centre. The
Georgian terraces at Adelaide Street have been largely retained and
their historic value is reflected by its inclusion within the Adelaide
Street Conservation Area. 

5.61 In the middle of this warehousing area lies the St Peter’s Church of
England Primary School. With Western Approach and the multi-
storey car park to one side, busy Octagon Street on the other and
the back of retail premises to the south, this school is surrounded by
a harsh urban environment. It also seems located in a peripheral
location to its catchment area. 

5.62 The Union Street area has benefited significantly from public and
private sector investment over the last ten years. The area was
designated an Single Regeneration Budget (SRB) area as part of the
second phase of SRB funding, it has been eligible for ERDF
Objective 2 funding, it has benefited from two phases of THI funding
and has recently been included within the NRF funding programme.
This has lead to considerable public and private funding in the
buildings, the public realm and towards community facilities. There is
a real opportunity for this area to be further improved through the
regeneration initiatives in Millbay.

5.63 Union Street forms the important link to ensure that the existing
neighbourhoods north of Union Street benefit from the regeneration
of Millbay and it is important that Union Street provides the
appropriate range and quality of facilities that will benefit the whole
community and not simply the night time economy that currently
dominates the eastern end of the street.
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Policy MS08
Union Street

This policy meets objectives 1, 2, 3, 6, 7 and 8

The role of Union Street will be promoted as an urban street connecting
the west of the city and linking the communities of north and south of
Stonehouse. It will provide a mix of uses along its length, with high quality
building design and associated public realm improvements. The street has
two distinct elements where different considerations will apply to
development proposals.

Development proposals should provide for: 

Between the Palace Theatre and Stonehouse Bridge

1. A more urban scale to the western end of Union Street with building
heights at between 3 and 5 storeys along the street frontage

2. The location of building frontages to the back of the pavements,
creating continuity of street frontage along the length of the street

3. A range of uses, including residential, community uses, commercial,
leisure and offices, with active ground floors and residential or other
uses above. This could include a site for a new primary school to
serve the new residents of Millbay

4. The preservation, viability and vitality of the existing local centre

Between the Palace Theatre and the junction with Western Approach

5. The introduction of other uses such as commercial, offices, retail,
leisure and residential to encourage increased daytime activity in the
street 

6. A limit to more late night uses so that there is no increase in the
number of, or floorspace, for nightclub uses

7. A high quality restoration of the Palace Theatre, appropriate to the
special architectural and historic character of the building that
provides daytime as well as night time activity

Union Street as a whole

8. Where appropriate the preservation and enhancement of the historic
character of the Union Street Conservation Area. Areas within the
Union Street Conservation Area should follow the guidance set out in
the Union Street Conservation Area Appraisal and Management Plan

9. The continued enhancement of the public realm that respects the
character of the Union Street Conservation Area

10. Parking provision that is, wherever possible, off street

11. Opportunities to improve connections from the areas north of Union
Street to the areas south of the street.
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5.64 Union Street currently has two distinct parts – the area between
Western Approach and the Palace Theatre and Palace Theatre to
Stonehouse Bridge. Each part has a very distinctive character.
Western Approach to the Palace Theatre is more dense and urban in
character with more historic character, some of which is in poor
condition. Buildings are generally three to four storeys in high and
located at the back of pavement particularly on the southern side of
the road. Evening uses are predominant in the area with takeaways,
nightclubs, pubs and bars. However, there are residential flats on the
north side of the street. 

5.65 Palace Theatre to Stonehouse Bridge has a very different character
in part due to post war redevelopment but also through more recent
insensitive interventions. Most of the street frontage has been lost
and the scale of development is much lower and more reflective of
suburban areas or out of town industrial estates. The uses in this
part of the street are predominantly employment and retail based on
the south side with residential and retail based on the northern side
of the street. Neither side has a positive relationship with Union
Street. The larger building sizes and nature of the uses on the
southern side of the street also act as a barrier to movement through
to Millbay.

5.66 The Union Street Conservation Area mainly covers the western end
of Union Street, but also includes some properties within the eastern
end of the street. The Union Street Conservation Area Appraisal and
Management Plan will help to guide appropriate development within
the Conservation Area.

5.67 Development opportunities along the length of the street should offer
the potential to rebuild a more coherent Union Street with a balance
of uses and activity at all times of the day, giving at a busy urban

feel. In particular the area west of the Palace Theatre offers the
opportunity to provide facilities to serve the neighbourhood including
the possible location of a new primary school. In the longer term,
parts of this section to the south of Union Street could also
accommodate new residential development in the order of 150-400
homes (depending on the mix of uses and dwelling types) as part of
the wider mixed use regeneration of the area.

5.68 The environment around Stonehouse Bridge is much more open,
with Victoria Park to the north, Brickfields playing fields to the north
west and Stonehouse Creek to the south. There is a natural ‘green’
break between Stonehouse and Devonport that begins in earnest as
you move up Devonport Hill towards Mount Wise.

5.69 The Palace Theatre was formally a key element of the vibrant Union
Street and remains a landmark building. It is a grade II* Listed
Building and therefore is one of the most important historic buildings
in Plymouth. It is currently being used a nightclub, but is in need of
major refurbishment appropriate to its conservation status. It has
been highlighted on the national and local Buildings At Risk Register
as a building requiring urgent attention. A number of ideas have
been generated during recent years on ways to restore the building
to give it a use that can be appreciated by a wider section of the
community. However none of these ideas have led to a firm
deliverable proposal.

5.70 The strategic traffic role of Union Street acts as a barrier to north -
south movement from north Stonehouse to Millbay and vice versa.
The proposals in this AAP seek to address this. There is also a need
to guard against further perceived division of the areas. Much of the
redevelopment opportunity is in the area around Millbay Docks to the
south of Union Street and it is essential that that this regeneration
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benefits the existing Stonehouse community as well as the new
Millbay residents. In particular the Sustainable Neighbourhood
Assessment for this area has considered the facilities that are
required to make the Stonehouse area into a more sustainable
linked neighbourhood.

Alternative options

5.71 The consultation process at the Preferred Options stage showed
widespread support for the re-invigoration of Union Street as a
vibrant link between the City Centre and Devonport and to be
marked as a gateway to the City Centre. Support was also given to
the restriction of new floor space for nightclubs and drinking
establishments and for a greater range of uses on the street. There
was support for improved safe pedestrian and cycle links north south
through Stonehouse to Millbay and the waterfront.

5.72 The consultation at Preferred Options stage for the Palace Theatre
identified support for the improvement of the building as part of the
wider regeneration of the area and for these improvements to
respect the heritage importance of the building. There was a
suggestion that the building could be used for music events of a
classical nature. This could be an appropriate use for the building.
However the deliverability of such a scheme would need further
investigation. An innovative and creative approach will be required in
order to bring the building back into use and improve its external
appearance. No alternative options were suggested and there was
no support for a do nothing approach.

Policy MS09 
Union Street corner with Western Approach

This policy meets objectives 2, 3, 4, 5, 6, 8 and 9

The existing car park and retail site is identified as an opportunity for
redevelopment. 

Proposals should include:

1. A high quality design that acts as a gateway to Union Street, the City
Centre and the new Boulevard development and complements
development at the West End of the City Centre

2. Good quality pedestrian access between Union Street, the City
Centre and the new Boulevard development

3. Active ground floor frontages to Western Approach and Union Street

4. A mix of uses that will encourage increased activity in this area. This
could include retail and leisure uses, but must provide replacement
public parking spaces

5. A scale of development that is appropriate to its urban City Centre
location.

5.73 As part of the redevelopment and improvements to the Millbay and
Stonehouse areas, this site offers potential to redevelop the existing
building and car parking facility into a key landmark that will mark the
end of Union Street and the Millbay Boulevard and the entrance to
the City Centre. Any new development on the site must positively
integrate these three areas into a key destination.

5.74 The impending redevelopment of Colin Campbell Court and the
opportunity presented by this site offer a huge potential to improve
accessibility to the City Centre and Millbay and improve the entrance
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to the city from the continental ferry. If active ground floor frontages
are introduced it will also make it more attractive for pedestrians to
visit and encourage people to the Boulevard and the Millbay
attractions. 

5.75 Flood risk issues are identified in the Council’s Strategic Flood Risk
Assessment for this area and appropriate mitigation measures
should be identified as part of any development proposals.

5.76 The uses need to be considered in light of the developments coming
forward in the AAP and also the range of uses that will be required
as part of the City Centre AAP. The need for public parking is a key
consideration for the site and the level of parking can only be
determined as part of a wider parking strategy for the City Centre.

5.77 This site was not specifically identified at the Preferred Options
stage, but was considered as part of the work associated with the
development of the Boulevard proposal. No alternative options were
suggested and there was no support for a do nothing approach.

Policy MS10 
Stonehouse Creek

This policy meets objectives 2, 3, 4 and 8

The site at Stonehouse Creek will be safeguarded for a new secondary
school/ educational purposes. 

Any future development of the site should:

1. Provide a high quality public access to Victoria Park

2. Limit the loss of open space by minimising the footprint of the
development through multi-story development

3. Provide high quality design and public realm that creates a gateway
into Union Street

4. Provide positive and active frontages on to public streets and other
public spaces

5. Include improved public access to Union Street and Devonport

6. Include community facilities that will serve the whole neighbourhood.

5.78 The need for a new secondary school has been identified to serve
the waterfront areas of the city as part of a long-term look at
education provision for the city. This is likely to be needed for the
increase in population that will result in Millbay, Devonport, the City
Centre and the East End. The Council has identified this site as one
of its preferred sites. However if a secondary school is not needed
on this site its location would be suitable for other educational
establishments due to its convenient location for public and private
transport links, its proximity of sports and recreational facilities and
its strategic location close to dense urban areas.



5.79 To the north of the site are existing playing fields and Victoria Park.
The links to these open spaces should be improved so that there is
better public access to open space. The greenspace is a very
important area for recreation for the neighbourhood and the amount
of open space that is lost, as part of any redevelopment should be
minimised.

5.80 Flood risk issues are identified in the Council’s Strategic Flood Risk
Assessment for this area and appropriate mitigation measures
should be identified as part of any development proposals.

5.81 In the responses at the Preferred Options stage the location of the
secondary school was strongly supported and seen by many as
being key to the success of the regeneration of Devonport and
Millbay. It has been suggested that the new school could provide
community facilities or be part of a mixed-use scheme. These could
potentially be included as part of the new school. Concern was
raised over the pedestrian access to Union Street. The sustainability
appraisal report showed strong support for the proposal for a new
secondary school, and the opportunity it provided to improve
educational attainment, although it does highlight the need for good
public transport access to the site and safe pedestrian and cycle
routes available to the school. 
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Wyndham Hill
Summary of Key Evidence for Wyndham Hill

5.82 The area around Wyndham Square is a deliberately planned
Victorian neighbourhood. This area was laid out around Wyndham
Street, a grand axis that links St. Peter’s Church at one end and
Plymouth Cathedral and the Non-Conformist church (Wyndham Hall)
at the other. The streets are laid out in a gridiron pattern and lined
with two and three-storey terraces, the grandest of which are in
Wyndham Square. Although the Victorian terraces in the area are
mostly of high architectural quality, careless restoration has led to
the loss of many period details, such as window frames and
architraves. This part of the character area is included within the
North Stonehouse Conservation Area.

5.83 The historic fabric of the area is interspersed with post-war clusters
of housing. Notable among these are the buildings on either sides of
Cecil Street. These “zigzag” three-storey blocks form an abrupt end
to the well-defined Victorian streets and their undistinguished
architecture contrasts with the neighbouring period buildings. 

Stonehouse and West Hoe Study
(2005), CAG

Identifies the main demographic, housing, community safety, health, education and employment issues affecting the
area. In particular it identified the problem of poor quality private housing.

Plymouth Sustainable
Neighbourhoods Study: Stonehouse
(2005) LDA Design

Identifies that the area is served by a good range of neighbourhood facilities.
It encourages a greater range of housing and in particular family accommodation. 
Identifies safety concerns particularly in poorly lit back alleys.

North Stonehouse Conservation Area
Appraisal and Management Plan

Supports the positive management of the conservation area in accordance with its heritage importance.

Stonehouse Existing Character Areas
(2006) LDA Design

Identifies a character profile for the area.



5.84 The Wyndham Hill area has always been distinct from the area
directly to its east. The introduction of the Great Western Railway at
Millbay in 1849 meant that the residential area in north Stonehouse
was physically separated with the railway and railway yard standing
between them. These have long since gone and been replaced by
Patna Place open space, the Bull Ring, Stonehouse arena and a
more recent housing estate. The historic divide and steep level
changes prevented the two areas from merging into one. 

5.85 Perhaps the most significant landmark in the area is Wyndham Hall,
the former Non-Conformist church. This Grade II listed building is
currently vacant and in need of refurbishment. A viable use needs to
be found to ensure the long-term retention of the hall, perhaps in
conjunction with the provision of improved facilities at Stonehouse
arena. 

5.86 There are no specific policies or proposals for this character area.
The objectives relevant to Wyndham Hill will be implemented
through individual scheme proposals that respect the distinctive
character of the area. The Council’s approach to managing this area
is outlined in the North Stonehouse Conservation Area Appraisal and
Management Plan. 
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Station West
Summary of Key Evidence for Station West

5.87 This was built up after the Wyndham Hill area although both areas
were fully developed by the 1880s. In contrast to Wyndham Hill
where streets were laid out in a generally east-west direction, Station
West was laid out with urban blocks running parallel to the north-
south railway link to Millbay. Many of these were removed to make
way for the construction of Western Approach but sufficient numbers
of Victorian terraces remain to give the area its distinctive character.
Many of these terraces are now in multiple occupation. 

5.88 The area has good street definition with terraces sitting at the back
of the pavement or behind shallow gardens. Where Western
Approach meets the Victorian fabric, the definition of streets is lost
and blocks of post-war or more recent housing have replaced the
finer grain of the Victorian terraces. In the centre of the area along
Claremont Street, a four-storey block of Council flats also detract
from the otherwise positive street layout. The monolithic architecture
of this large-scale group of buildings creates areas of poor
streetscape all around it.

Stonehouse and West Hoe Study
(2005), CAG

Identifies the main demographic, housing, community safety, health, education and employment issues affecting the
area. In particular it identified the problem of poor quality private housing.

SEA/SA of Preferred Options for
Millbay and Stonehouse AAP (2005)
LUC

MS11 - strongly supports the opportunity to provide a variety of housing stock and types to meet local people’s
housing needs that reflects local distinctive characteristics and enhances the public realm. It also advises that car
parking should be minimised and that sustainable construction and waste minimalisation should be encouraged in
any development.

Harwell Street Planning and Design
Brief (2004) PCC

Outlines planning and design guidance for MS12.

Plymouth Sustainable Neighbourhoods
Study: Stonehouse (2005) LDA Design

Identifies a lack of neighbourhood facilities particularly at east end of area.
Encourages a greater range of housing and in particular family accommodation. 
Identifies safety concerns particularly in poorly lit back alleys.

Plymouth Strategic Flood Risk
Assessment 2006 Pell Frischmann

Identifies the effect of potential sea level rises on the area.

North Stonehouse Conservation Area
Appraisal and Management Plan

Supports the positive management of the conservation area in accordance with its heritage importance. 

Stonehouse Existing Character Areas
(2006) LDA Design

Identifies a character profile for the area.



5.89 In spite of its location next to Plymouth train station and to the City
Centre, the Station West area feels isolated. This is mostly due to
the location of Western Approach, which wraps around the north,
east and south of the area. The generous width of the dual
carriageway forms a strong visual, physical and psychological
separation between the City Centre and this neighbourhood.

5.90 The location of Pilgrim School on Oxford Street and a recent cul-de-
sac type housing estate around Harwell Street also makes it difficult
for pedestrians to find their way to the City Centre. 

5.91 Stonehouse arena, a tarmac double sports court, sits on the western
edge of this character area on a sunken site. The facility is enclosed
by tall stonewalls that prevent overlooking and supervision of the
site. Given its strategic position in the centre of the north
Stonehouse residential area, this site could play an important role in
reconnecting the residential areas to the east and west and provide
a focus for the community.

5.92 Whereas Wyndham Hill has a clearly identifiable centre along the
Wyndham Street axis, Station West is rather disjointed and lacks a
clear centre. The cluster formed by the doctor’s surgery and the
pharmacy along North Road West is the closest thing to a
neighbourhood centre in the area.

Proposal MS11 
Stonehouse Arena

The proposal meets objectives 1, 2 and 8

The Stonehouse Arena site will be developed as a high quality residential
development that will help to improve the character and street layout of the
surrounding residential areas. 

The development should provide for the following:

1 In the region of 40 residential units

2 A high quality built form and public realm that considers the
character of the existing residential area

3 Active frontages on to public streets and spaces

4 Good access through the site for pedestrians

5 Good natural surveillance over public spaces and streets

6 An appropriate contribution to primary and secondary education
provision.

5.93 This site is in the heart of the residential neighbourhood north of
Union Street. It is set at a lower level than the surrounding
development. The site was previously used as an all weather pitch,
but is now showing signs of vandalism, misuse and neglect. This has
been caused, in part, by its limited and difficult physical access and
lack of natural surveillance. This is understandable since it is an area
of undeveloped land left over from the historic rail network. The
Council has identified the area adjacent to this site including
Wyndham Hall as a potential area of community focus. The
redevelopment of this site could add a further positive contribution to
that community hub.
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5.94 The Site has recently been acquired by the Guinness Trust, who
develop and provide affordable housing. The trust is currently
exploring opportunities for new affordable housing schemes on the
site, inline with the existing Harwell street design brief. This will
provide much needed, new affordable housing in the Stonehouse
area. The Trust intends to provide a range of sizes and tenures of
affordable dwellings on the site.

5.95 There is a good opportunity to use this site to improve access and
street layout between the two character areas of Wyndham Hill and
Station West. The Council prepared the Harwell Street Planning and
Design Brief in 2004 and this brief should be used to give more
detailed design guidance on this proposal.

Alternative options

5.96 At the Preferred Option consultation there was unanimous support
for the proposal and additional information was supplied advising of
potential issues such as flood risk, under ground water and the
limited on-street parking and access. The flooding issues have been
investigated further and this appears to be related to surface water
due to low-lying land on the site. It was also suggested that potential
exists for community facilities and play facilities to be provided on
site, although it has been identified in the design brief that the site
should link with the adjacent park for recreational space rather than
provide additional facilities. No comprehensive alternative options
were suggested and there was no support for a do nothing
approach.



Millfields 
Summary of Key Evidence for Millfields

5.97 The Millfields was originally built in 1762 to serve as the Royal Naval
Hospital. It is one of the earliest examples of block system hospital
development known as the pavilion plan. In 1898 the Millfields was
enlarged and refurbished. Since this time little has changed in the
layout with the exception of bomb damage to some building during
the Second World War. The historical importance of the Millfields to
Plymouth and the England was formally recognised in 1977 when
the Millfields was designated as a conservation area. 

5.98 The majority of the building in the Millfields and the historic boundary
wall remain intact and are vital to the character of the area. In 1995
after 235 years of service the hospital was finally closed and the
Millfields then went into private ownership in the form of the Millfields
trust. Under their ownership the Millfields has undergone a careful
transformation with building now used for residential, commercial
and community uses.

5.99 The continuing preservation of the Millfields is an important
aspiration for the Council. Any future works, alterations or
development must respect the history of the Millfields to preserve
this important historic landmark. It is however also important that the
area can be used by local residents to benefit from the open space
and historic buildings.

5.100 There are no specific policies or proposals for this character area.
The objectives relevant to the Millfields will be implemented through
individual scheme proposals that will respect the distinctive character
of the area. The Council’s approach to the management of the
Millfields Conservation Area is outlined in the Millfields Area
Appraisal and Management Plan. 
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Stonehouse and West Hoe Study
(2005), CAG

Identifies the main demographic, housing, community safety, health, education and employment issues affecting the
area. 

Plymouth Sustainable Neighbourhoods
Study: Stonehouse (2005) LDA Design

Identifies that the area lacks neighbourhood facilities and that the area is a privately owned enclave with a strong
character of its own,

Millfields Conservation Area Appraisal
and Management Plan

Supports the positive management of the conservation area in accordance with its heritage importance. 

Stonehouse Existing Character Areas
(2006) LDA Design

Identifies a character profile for the area.
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Movement
Summary of Key Evidence for Movement

Millbay, Plymouth Strategic Appraisal
and Preliminary Paramics Modelling
Statement 2005 Alan Baxter and
Associates and accompanying Council
initiated modelling work prepared by
SIAS

Modelled the effect of development and transport routes on the wider strategic city transport network.

SEA/SA of Preferred Options for
Millbay and Stonehouse AAP (2005)
LUC

Strongly supports objectives to create sustainable ways of travel in the City.

Local Transport Plan 2 (2006) Outlines the City’s transport priorities for the next five years and the strategic transport strategy for Plymouth.

Plymouth Sustainable Neighbourhoods
Study: Stonehouse (2005) LDA Design

There is good public transport and is well served by bus routes, but services to some parts of the city could be
improved.
Walking and cycling links could be improved in some parts of the AAP area with the weakest pedestrian routes at
Western Approach and Pavilions.
Many routes are poorly lit and threatening for pedestrians
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Policy MS12
Sustainable Transport

This proposal meets objectives 1, 4, 5 and 6

A High Quality Public Transport (HQPT) scheme and other sustainable
transport measures will be delivered to support the scale of development
that will be undertaken within the AAP area and in particular the
development outlined in Proposal MS03. This will include improvements to
existing bus routes and infrastructure, priority to pedestrians, cyclists and
public transport, an integrated network of safe and convenient footpaths
and cycleways, traffic management measures and the promotion of water
transport.

Where relevant development proposals should make a contribution to the
following:

Public transport

1. The provision of high quality public transport infrastructure, including
the enhancement of bus networks serving Union Street, the
waterfront and new developments. These networks should be linked
into the strategic high quality public transport network

2. The provision of public transport interchanges that are convenient
and easily accessible and provide a pleasant, secure and safe
waiting environment, including Real Time Passenger Information
(RTPI)

3. Highway improvements to enable increased priority, frequency and
provision of public transport, particularly in Union Street and from the
Hoe and Union Street to Millbay

Cycling and footpaths

4. The safeguarding of the existing Strategic Cycle Network and the
South West Coast Path and the provision of additional cycle and
pedestrian links to these routes

5. The safeguarding of existing key public footpaths

Traffic management

6. The delivery of appropriate area-wide traffic management measures
(including Intelligent Transport Systems). In particular, measures
should reduce the impacts of continental ferry traffic

7. Clear and legible signing for traffic that clearly identifies the routes to
the strategic transport network and discourages the use of
residential streets (and the new Boulevard) for through traffic, in
accordance with Plymouth’s Direction Signing Strategy

8. A legible signing network for pedestrians, cyclists and vehicles as
part of the Millbay proposals, linking it to facilities, surrounding
neighbourhoods and the rest of the city

9. The adoption of maximum parking standards as set out within
Plymouth’s Parking Strategy to ensure that traffic generation is kept
to a minimum

10. The extension of the current or implementing new controlled
(residents) parking schemes 

11. Improvements to public off-street car parking facilities at existing
Council-owned public car parks, in particular Western Approach car
park 

12. Through powers set out in the Road Traffic Regulation Act (1984),
the implementation of parking controls at any length of currently
unrestricted roadside within the AAP area, in line with the Council’s
Parking Strategy
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13. The continued promotion of the use of the Home Zone concept for
new residential developments and existing residential areas. In
general, highway design should seek to limit vehicle speeds in
residential areas

Water transport

14. The provision of suitable berthing facilities and sheltered waiting
facilities at Millbay docks for a range of potential water-borne
passenger transport services

15. Improvements to the waiting facilities for the Cremyll Ferry at
Stonehouse with the possible development of a multi modal
interchange with RTPI facilities

16. The better integration of existing and new ferry services into the
transport network with improvements in signage and information and
better integration between bus and ferry services through timetabling

17. A public transport interchange in the vicinity of Millbay docks for
transfer from water-borne transport to the bus network.

5.101 The main potential traffic generator during the plan period will be
Proposal MS03. Traffic modelling prepared both by the Council and
the developer has identified the need to manage traffic going in to
Millbay to ensure it does not create excessive congestion both in the
immediate area and within the strategic road network. In particular it
is important that the objective 5 relating to the Boulevard is not
compromised by excessive traffic along its route. Furthermore traffic
management must consider the periodic traffic congestion that is
caused by the continental ferries. At present all this traffic leaves
Millbay from the same point.

5.102 Plymouth’s Second Local Transport Plan proposes the sequential
development of a citywide strategic high quality public transport
network, which includes routes through both Millbay and Stonehouse
on the western corridor. Appropriate contributions will therefore need
to be obtained from new development proposals to fund initial
changes to existing public transport services and also to identify
public transport requirements along with an associated timetable of
delivery for the phased implementation of a high quality public
transport route in relation to the emerging Millbay developments.

5.103 It is essential that measures employed to influence travel behaviour
and promote sustainable modes be backed up with appropriate
traffic management measures including parking controls and
restrictions. This will help to encourage the use of sustainable
transport whilst ensuring efficient use of the road network in order to
minimise the adverse impacts of congestion. Similarly, the design of
highway improvements will need to take account of the aspirations
for sustainable transport by providing priority and access for buses
and provision for walking and cycling, whilst maximising efficient use
of the available road space for private cars. 

5.104 In particular links across Union Street will need to developed,
reconnecting the employment and residential areas on either side of
the street and increasing accessibility with new safe streets
(including the continued use of Home Zones) and pedestrian and
cycle links. Sustainable travel should be promoted through the
design of new developments and the travel planning process, and
the need to travel should be reduced as far as possible. All new
developments in the AAP area will therefore need to contribute to
reducing journeys by private car, to promote accessibility and enable
more journeys to be made by more sustainable modes.



5.105 Due to the proximity of the Plan area and in particular, Millbay, to the
City Centre, it is vital that the provision, type and cost of on and off-
street, public, residential and private non-residential parking does not
conflict with sustainable transport objectives. At the same time,
consideration needs to be given to economic viability, and the need
for accessibility for residents and commuters, and parking provision
for visitors to the area. Car parking tariffs will be set in line with the
Council’s parking tariffs employed within the City Centre. There will
be minimal provision of long-stay (over four hours) parking spaces
either on or off-street.

5.106 The Council will seek reductions from the maximum parking
standards through the development control process, where it is felt
that accessibility to key services by walking, cycling and public
transport are suitably well-provided or where the impacts on the road
network cannot be mitigated through commuted sums alone.
Furthermore, the Council will look favourably upon shared parking
areas (particularly for mixed-use developments) and parking areas
that are detached from new developments. Controlled parking
schemes may be created or extended in order to discourage on-
street commuter parking in residential areas. Changes to schemes
would be dependant on surveys and statutory consultation.

5.107 Larger developments should seek the comments of the Plymouth
Local Access Forum to establish how they can best accommodate
for pedestrians/cyclists and to enable residents to better access
outdoor recreational facilities such as walking, cycling, horse riding
and water sports within the Plan area.

5.108 There are no recorded Public Rights of Way within the boundary of
the Millbay Area Action Plan. However there are a number of routes
that have been identified in the drawing up of the definitive map that
could potentially become Public Rights of Way. Where possible and
as a minimum, these routes should be protected from development.
Developers will be asked to contribute to the development of the
rights of way network

5.109 The Plymouth Sound and Estuaries Water Transport Study (2003)
and more recently the Ferry Strategy within the Plymouth Passenger
Transport Strategy have recognised that water transport on
Plymouth Sound could be a major tourist attractor and that it also
offers an opportunity to promote innovative measures to improve
accessibility and travel opportunities. Developments on the
waterfront should therefore strive to improve the quality, quantity,
appeal and safety of waterborne transport services by upgrading the
infrastructure and better integrating ferries into the transport network.

Alternative options 

5.110 At the Preferred Options consultation there were concerns at the
amount of traffic generated ferry traffic and how this will impact on
the Boulevard. Concern was raised over the potential traffic that
would use the Boulevard and the need for safe cycle and pedestrian
routes. There was support for new safe cycle and pedestrian routes
through the area. However, no substantially different options were
proposed and there was no support for a ‘do nothing’ approach.
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6.1 All major planning applications need to consider the contributions
that need to be made to provide wider community benefits, usually
negotiated through Section 106 agreements. These will be
reasonably related to the development proposal and need to be

agreed on a scheme-by-scheme basis. However the highest
priorities for the Millbay and Stonehouse Area Action Plan are
outlined below 

6. Community benefit priorities

S106 requirement Justification

Contribution to the
new Boulevard
between Millbay and
the City Centre/
Union Street and
other public realm
improvements.

Proposal MS03 identifies the need for a new Boulevard to link from Millbay to the City Centre at Union Street and other major public realm
improvements along the waterfront of Millbay. These works are essential to the delivery of the vision for the AAP and without them Millbay
will never become a unique place that connects with the City Centre and the wider community in Stonehouse. Other proposals in the Millbay
area including Policy MS02, Policy MS04, Proposal MS05, Proposal MS06, Proposal MS07, Policy MS08 and Policy MS09 should all
contribute to the improvement of the public realm along the waterfront and connections to the waterfront. The Boulevard and public realm
improvements will only be meaningful when development is implemented in the area and can only be delivered by the appropriate
development contributions. 

Provision of co-
ordinated
infrastructure for
environmental,
educational and
social improvements
to the area and the
delivery of a High
Quality Public
Transport (HQPT)
system.

The vision for the AAP is to create an attractive mixed-use neighbourhood that serves the needs of its new residents and improves the
quality of life for existing residents. To achieve this there will need to be improvements to the existing infrastructure and the introduction of
new infrastructure to support the neighbourhood. Proposal MS12 outlines the transport improvements that all new developments may need to
contribute to ensure that priority is given to public transport and other sustainable forms of transport such as walking and cycling. The
development of Millbay in particular will be reliant on an HQPT system to ensure that traffic can be properly managed into and out of Millbay.
These transport measures will be required directly as a consequence of the new development and therefore should be paid for by developer
contributions.

Other environmental, educational and social improvements are required to support the neighbourhood. In particular the new residential
developments will increase the number of school age children in the area and therefore should make an appropriate contribution to education
provision in the area. In particular they should contribute to a new secondary school whose preferred site is at Stonehouse Creek, but also to
either a new primary school or improvements to the existing primary schools in the area. The contribution that should be made should be
based on the existing Interim Planning Statement and the emerging Planning Obligations DPD. Education contributions will be particularly
required from Proposal MS03, but potentially also from Proposal MS01, Policy MS04, Proposal MS07, Policy MS08, Proposal MS09 and
Policy MS11.

The environmental and social infrastructure will be particularly enhanced through a new centre along the Boulevard that will serve the new
and existing residents in the area. This centre will need to provide a range of facilities as required by the neighbourhood and this will be
delivered though Proposal MS03.

Affordable housing

The new residential developments will need to ensure that there is an appropriate social mix within the neighbourhood and meet the citywide
targets set out in Strategic Objective 10 of the Core Strategy. Where appropriate, all new residential developments in the AAP will comply
with Policy CS15 of the Core Strategy with regard to affordable housing, “lifetime homes” standards decency standards unless specifically
stated in the policies.
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7.1 The tables below give an indication of the main delivery issues
including delivery mechanisms, resourcing issues and likely
timescales. The first table gives a summary of delivery timescales
over the Area Action Plan period, whilst the second table gives more
detail for each Proposal.

Delivery Summary
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7. Implementation plan

Proposal Reference 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

MS01 Royal William Yard
MS03 Land between Western Approach /
Union Street and Est Quay / Clyde Quay
MS04 Bath Street

MS05 Trinity Pier

MS06 Inner Basin

MS07 Millbay Marina

MS11 Stonehouse Arena

Feasibility Studies, site assembly; demolition, planning approvals and other consents Construction and completion
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AAP Proposal
Policy

Body responsible for
delivery

Delivery mechanisms Delivery funding Delivery land issues Phasing issues Targeting
phasing
timescales

MS01 - Royal
William Yard

Developer in
partnership with South
West Regional
Development Agency
(SWRDA)

Planning application
procedure

Private development Delivery will be co-
ordinated through the
SWRDA as the landowner
and regeneration agency

The development of the
yard has been ongoing
for a number of years
and has been managed
through the SWRDA

2006 - 2016

MS02 – The
Grain Silo

Developer in
partnership with
Associated British
Ports (ABP) as the
landowner

Planning application
procedure

Private development.

Potential specific
grant opportunities

Delivery needs to be
sensitive to the security
issues surrounding the
site and the particular
constraints of the building

No development
proposal identified

By 2021
although no
development
proposal
identified

MS03 – Land
between
Western
Approach/ Union
Street and East
Quay/ Clyde
Quay

Developer in
partnership with
English Partnerships
(EP), SWRDA and the
Council

Planning application
procedure

S106 planning
obligations

Private development

Public funding
through EP, SWRDA
and PCC

Land in the ownership of
EP and the Council

Development will be
developed through a
number of phases
agreed through the
planning application
process with the
Boulevard and other
public realm delivered
early in the process

2007 - 2016

MS04 – Bath
Street

Primarily private
developers

Planning application
procedure

S106 planning
obligations

Council to consider the
use of its statutory
compulsory purchase
(CPO) powers

Private development Land in multiple
ownership. Developments
will be delivered through
negotiation between the
Council, EP and SWRDA
with the existing
landowners where
appropriate. CPO process
will be used as a last
resort

Unlikely to be
developed as one
phase, but include a
number of separate
developments

2007 - 2021

MS05 – Trinity
Pier

ABP in partnership
with EP, the Duchy of
Cornwall, the
developer and the
Council

Planning application
procedure

S106 planning
obligations

Private development.

Potential specific
grant opportunities

The land is owned by the
Duchy of Cornwall with a
number of leaseholders

Could be developed as
one phase, although
dependent on relocation
of existing uses

2007 - 2016
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AAP Proposal
Policy

Body responsible for
delivery

Delivery mechanisms Delivery funding Delivery land issues Phasing issues Targeting
phasing
timescales

MS06 – Inner
Basin

Developer in
partnership with
SWRDA and EP

Planning application
procedure.

S106 planning
obligations

Private development.

Potential specific
grant opportunities 

Land is in EP ownership Could be implemented
in one phase to link with
the delivery of Proposal
MS03

2007 - 2016

MS07 – Millbay
Marina

Landowner/ developer Planning application
procedure

S106 planning
obligations

Private development. Land in private ownership Could be implemented
in one phase to link with
the delivery of Proposal
MS03

2007 - 2016

MS08 – Union
Street

Landowner/ developer Planning application
procedure

S106 planning
obligations

Private development

Potential grant
opportunities through
the THI programme

Land in multiple
ownership

Delivery will be through
a number of individual
development proposals

2007 - 2021

MS09 - Union
Street corner
with Western
Approach

The Council and
private developers

Planning application
procedure

S106 planning
obligations

Private development Land in council ownership
with leaseholds

Could be implemented
in one phase to link with
the delivery of Proposal
MS03

2007 - 2016

MS10 –
Stonehouse
Creek

The Council or private
developers in
partnership with the
Council

Planning application
procedure

S106 planning
obligations

Ideas for Change
schools investment
programme

S106 funding

Building Schools for
the Future funding
programme.

The council’s capital
programme

Or private
development

Land in RDA ownership Phasing will be linked to
Proposal MS03 and
other relevant
developments

2009 – 2021

MS11 –
Stonehouse
Arena

Developer Planning application
procedure

S106 planning
obligations

Private development Land in private ownership One phase 2007 – 2016

MS12 -
Movement

The Council and
private developers

Planning application
procedure

S106 planning
obligations

Private development Land in the ownership of
EP, the Council and other
private ownership

Phasing will be linked to
Proposal MS03 and
other relevant
developments

2007 – 2021
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8.1 Monitoring and managing are key aspects of evidence based policy
making and the Government’s ‘plan, monitor and manage’ approach
to the planning system. All local planning authorities are now
required to produce an Annual Monitoring Report each December
which will form part of the Local Development Framework. This will
be the main mechanism for assessing the plan’s performance and
effects, and the extent to which the Local Development Framework
spatial strategy is being delivered and remains appropriate. Critical
to this will be the delivery of sustainable economic, population and
housing growth to achieve the plan’s strategic objectives. In relation
to this Area Action Plan, monitoring will specifically include:

u Checking that the development targets identified in the Area
Action Plan are being met and identifying the actions needed
to address any barriers and blockages

u Monitoring the quality of new developments in Millbay and
Stonehouse and their compliance with the policies and
proposals of the Plan

u Assessing the potential impacts on the Area Action Plan of
new or updated national, regional and local policy and
guidance

u Assessing the potential impacts of the Government’s Defence
Industrial Strategy and Naval Bases Review in so far as they
might relate to the future of the Royal Marine’s Barracks on
the Stonehouse Peninsula.

u Measuring the performance of the Plan against the Plan’s
Vision and Objectives and assessing whether the Objectives
are still appropriate

u Measuring the performance of the Plan against other relevant
local, regional and national targets 

u Measuring the impact of delivery of the Plan against the
sustainability indicators and assessing whether the Plan is

contributing to the creation of sustainable communities in
Millbay and Stonehouse and whether there are any significant
unforeseen adverse effects

u Monitoring local conditions in Millbay and Stonehouse in
conjunction with partners to assess the need for further spatial
interventions

u Collecting appropriate data and making use of the data
collected by other partners to support the evidence base of
the Plan and any subsequent review 

u Sharing information collected as part of this monitoring regime
with other partners and the community

8.2 Indicators and targets have been developed for the Millbay and
Stonehouse Area Action Plan which will enable the plan’s
performance and its contribution to the Local Development
Framework’s strategic objectives. to be monitored. These indicators
and targets are set out within the text of the document. They will be
assessed on an annual basis and if the policies are not working as
intended or related targets are not being met or are not on track to
being achieved, this will be identified in the Annual Monitoring
Report. The report will also consider the reasons why such policies
are not working and identify any actions that need to be taken to
adjust or to replace them

8.3 Table 1 shows the likely completion rate for housing showing overall
numbers as well as the total numbers of affordable and Lifetime
homes, for those proposals where indicative figures are given. It also
shows how each proposal contributes to the other targets relating to
the demolition of old properties, housing density, and rebalancing the
housing mix within Millbay and Stonehouse.

8.4 Table 2 shows the likely completion rate for the economic
development in this Area Action Plan, including B1, B2 and retail. It
also shows the likely rate of job 

8. Monitoring and Managing
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Key Sources:
u Local Development Framework Monitoring: A Good Practice Guide

(2005) – ODPM

u AMR – FAQs and Seminar feedback on emerging best practice
(2005) – ODPM

u LDF Core Output Indicators (2005) – ODPM

u SEA /SA of the Plymouth Local Development Framework –Scoping
Report (2005) – Land Use Consultants with Centre for Sustainability
at TRL

Indicator Plan Target

total MS01 MS03 MS07 MS11

Demolition of poor quality accommodation 0 0 0 0 0

Building of new dwellings 1514 80 1300 94 40

of which, affordable homes 430 390 40

of which, lifetime homes 260 260

of which, on previously developed land 1214 80 1000 94 40

Table 1 - Monitoring of housing development

Indicator Plan Target

Total MS01 MS02 MS03 MS04 MS05 MS06 MS07 MS08 MS09 MS10 MS11

Sq m net 44,800 4,800 40,000

Hectares 1.85 0.05 0.4 0.6 0.8

Table 2 - Monitoring of employment development
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Active frontage - A building frontage that responds positively to the street
and particularly at the ground floor promotes uses, entrances, and windows
that generate activity and promote safety on the street.

Affordable housing - Housing, whether for rent, shared ownership or
outright purchase, provided at a cost considered affordable in relation to
incomes that are average or below average, or in relation to the price of
general market housing.

Amenity - A positive element or elements that contribute to the overall
character or enjoyment of an area. For example, open land, trees, historic
buildings and the relationship between them, or less tangible factors such
as tranquillity.

Amenity open space - Open space with the principle purpose of creating
a pleasant amenity in an area, rather than use for recreation and leisure. 

Area Action Plan (AAP) - A type of Development Plan Document that will
be used to provide a planning framework for areas of significant change or
conservation.

Brownfield site - Previously developed land is that which is or was
occupied by a permanent structure (excluding agricultural or forestry
buildings), and associated infrastructure. The definition covers the
boundaries of the development. 

Built form - Buildings and structures.

CABE - Commission for Architecture and the Built Environment.

Character (of area) - Individual distinctiveness created from a combination
of natural and man - made elements with historic, socio - economic and
other factors.

Commitment - All land with current planning permission or allocated in
adopted development plans for development (particularly residential
development).

Compulsory Purchase Powers/ Compulsory Purchase Order - Powers
available to the Council to compulsorily acquire property and land for
specific purposes. The protocol for acquisition should follow the provisions
outlined in the Land Acquisition Act 1981.

Conservation Area - An area of special architectural and/or historic
interest that deserves preservation or enhancement of its character or
appearance. 

Constraint - A limiting factor that affects development, conservation etc. 

Core Strategy - One of the key Development Plan documents in the Local
Development Framework. It will set out the long - term spatial vision and
spatial objectives for the local planning authority area and the strategic
policies and proposals to deliver that vision. It will contain a set of primary
policies for delivering the core strategy. Broad locations for development
may be set out in a key diagram.

Council - The local authority, Plymouth City Council.

Delivery - The implementation of an objective or planned proposal within
the criteria set by the plan.

Development Brief - A document that outlines detailed planning and
design requirements for the development of a site. It is subject to public
consultation prior to publication. 

Development Plan - This will consist of Regional Spatial Strategies
(Spatial Development Strategy in London) and Development Plan
Documents contained within a Local Development Framework. It will also
contain any ‘saved plans’ that affect the area.

Glossary



Development Plan Documents (DPDs) - These are prepared by the
relevant plan - making authority. They will be spatial planning documents
and subject to independent examination. There will be a right for those
making representations seeking change to be heard at an independent
examination. 

District Centre - A retail and commercial centre, usually with associated
public services, that serves a district catchment area. It is a step above a
local centre in a hierarchy of centres. 

Environmental appraisal - Applicants for certain types of development,
usually more significant schemes, are required to submit an "environmental
statement" accompanying a planning application. This evaluates the likely
environmental impacts of the development, together with an assessment of
how the severity of the impacts could be reduced.

European Regional Development Fund (ERDF) - A fund provided by the
European Community to provide investment in socially and economically
challenged areas of Europe.

Evidence Base - The researched, documented, analysed and verified
basis for all the components of a Local Development Framework. 

Generic Policies - These are a suite of criteria - based policies that are
required to ensure that all development within the area meets the vision
and strategy set out in the core strategy.

Green corridor - Green corridors can link housing areas to the national
cycle network, town and city centres, places of employment and
community facilities. They help to promote environmentally sustainable
forms of transport such as walking and cycling within urban areas and can
also act as vital linkages for wildlife (between wetlands and the
countryside.)

Heritage Lottery Fund (HLF) - The HLF is charged with distributing funds
from the National Lottery. It supports a wide range of projects involving the
local, regional and national heritage of the United Kingdom.

Highways Agency - A government agency responsible for the national
highway network.

Highway Authority - A local authority (County Council or Unitary Authority)
with the responsibility of planning and looks after the highways network
(excepting trunk roads and motorways) and transportation within their
areas. 

High Quality Public Transport (HQPT) - HQPT is characterised by the
following features: reliability; high quality information before and throughout
the journey; a safe and pleasant walk to the station stop; a safe and
pleasant wait at the station stop: good ride quality; a positive image of
vehicles and infrastructure; and the aspiration to progress from bus
services through intermediate technologies to LRT services. 

Home zone - A small highly traffic calmed residential area, often with road
and pavement integrated into a single surface, where pedestrians and
cyclists have priority over cars.

Independent Examination - An examination held in public by an Inspector
from the Planning Inspectorate. 

Infrastructure - The basic facilities, services and installations needed for
the functioning of a community. It normally includes transport,
communications, water and power.

local development framework
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Inset Maps - will form part of the proposals map but are likely to be at a
more detailed scale depending on the nature of the area covered and the
degree of detail required. Proposals for area action plans may be shown
on inset maps. Where the inset map is used to illustrate the proposals for
change, the map should define the boundaries of individual sites, which
have been allocated in an area action plan for specific uses (or mixed
uses) according to requirements of the core strategy. The map might
usefully also identify in general terms the access arrangements, including
public transport routes, walking and cycling routes, interchanges and road
proposals. The key to the map may include the list and scale of the mix of
uses proposed within any area action plan as defined in the core strategy.
Inset maps relating to areas of conservation will identify sites/areas where
specific conservation measures are proposed and areas which will be
subject to specific controls over development, as set out in the policies in
the development plan document.

Interim Planning Statement - Policies and guidance that were prepared
by the Council following the preparation of the First Deposit Local Plan and
the preparation of the Local Development Framework. These documents
will be incorporated within the emerging Local Development Framework.

Key Diagram - An interpretation of the spatial strategy as set out in the
core strategy. This is a device that some authorities may wish to use to
enable them to illustrate the broad strategy for the area in a similar fashion
to existing structure plans’ key diagrams. It is most appropriate for an area
of significant change where the general location of broad areas of future
development can be identified together with linkages between such areas
and the relationship to other strategies and neighbouring areas. Broad
areas of protection/little anticipated change could also be shown.

Legal Agreement / (Section 106) - A legally binding contract, between a
developer and the local planning authority that constitutes a planning
obligation (See Planning Obligations.)

Listed Building - A building mentioned in statutory lists as being of special
architectural or historic interest under the Listed Buildings and
Conservation Areas Act. There are different grades of listing to indicate
relative interest. 

Lifetime homes - The Lifetime Homes standards and the Housing
Association Scheme Development Standards go a little further than
Building Regulations in their requirements for adaptability and flexibility to
be designed into the home. It seems sensible to design homes, which
achieve all of these requirements, and are ‘universal’ in their appeal and
application. A 16 - point standard devised by Joseph Rowntree Foundation
can be found at the following web address, and includes features such as
wider driveways, level thresholds, wider hallways, a downstairs WC etc.
http://www.jrf.org.uk/housingandcare/lifetimehomes

Local Development Framework (LDF) - This will include a portfolio of
Local Development Documents that provide a framework for delivering the
spatial planning strategy for the area. It will also contain a number of other
documents, including the annual monitoring report, and any ‘saved’ plans
that affect the area. 

Local Development Document (LDD) - This it will be either a
Development Plan Document or a Supplementary Planning Document and
will be contained in a Local Development Framework. 

Local Transport Plan (LTP2) - A five - year rolling plan produced by the
Highway Authority.

Local Development Scheme (LDS) - This sets out the programme for
preparing local development documents. All plan - making authorities have
submitted a local development scheme to the First Secretary of State.
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Monitoring (and review) - The process of measuring (in terms of quantity
and quality) the changes in conditions and trends, impact of policies,
performance of the plan against its objectives and targets, and progress in
delivering outputs. 

National Playing Fields Association (NPFA) - A UK wide organisation
that responsible for acquiring, protecting and improving playing fields and
playgrounds.

Neighbourhood Renewal Fund (NRF) - The NRF aims to enable
England’s most deprived local authorities, in collaboration with their Local
Strategic Partnership, to improve services, narrowing the gap between
deprived areas and the rest of the country.

Objective - A statement that specifies the direction and amount of desired
change in trends or conditions.

PINS - The Planning Inspectorate

Public realm - Those areas in cities and towns that are visible, useable,
and accessible by the public.

PPG and PPS - Planning Policy Guidance Note and Planning Policy
Statement.

Proposal - A positive - worded policy of the Local Planning Authority that
proposes a course of action or an allocation of land for a particular use or
development.

Proposals Map - The function of the proposals map is to illustrate the
policies and proposals in the Development Plan documents and any saved
policies that are included in the Local Development Framework. It will have
a geographical base at a scale that allows the policies and proposals to be
illustrated clearly in map form.

Public realm - Those areas in cities and towns that are visible, useable,
and accessible by the public.

PPG and PPS - Planning Policy Guidance Note and Planning Policy
Statement.

Public open space - An allocation or a requirement in a development plan
for open space with easy access by the public. 

Regional Spatial Strategy (RSS) - The regional spatial strategy covers at
least a 15 to 20 year period and will set out the policies in relation to the
development and use of land in the region.

Saved plan - The Planning and Compulsory Purchase Act 2004 does not
use the term ‘saved plan’ but it is the same definition as ‘saved policy’
below.

Secretary of State - The Government Minister responsible for specific
areas of Government.

Sequential approach - The logical choice of development sites following a
sequence designed to: maximise the use of previously developed land,
favour retail sites within town centres and locate waste management
facilities within settlements (for example, see PPS3, PPS6). 

Single Regeneration Budget (SRB) - The SRB programme provides
resources to support regeneration initiatives in England carried out by local
regeneration partnerships. Its priority is to enhance the quality of life of
local people in areas of need, by reducing the gap between deprived and
other areas and between different groups. The SRB programme ends in
2007.

Social inclusion - Positive action to include all sectors of society in
planning, decision - making and implementation. 
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Socio - economic - The combination of social factors and economic
factors that act upon all, or part of, a plan area.

‘Soundness’ (of plan) - A judgement of quality and procedure based upon
key elements of the plan - making process (see the tests of soundness set
out in para 4.24 of PPS12). 

Spatial Plan - One or more Local Development Documents; also includes
a Regional Spatial Strategy.

Special needs housing - Housing to meet the needs of people who may
be disadvantaged, such as the elderly, the disabled, students, young single
people, rough sleepers, the homeless, those needing hostel
accommodation, key workers, travellers and occupiers of mobile homes
and houseboats.

Statement of Community Involvement (SCI) - This will set out the
standards which the plan - making authority intend to achieve in relation to
involving the community in the preparation, alteration and continuing review
of all local development documents and in development control decisions,
and also how the local planning authority intends to achieve those
standards. The Statement of Community Involvement will not be a
development plan document but will be subject to independent
examination. In respect of every local development document, the LPA is
required to publish a statement showing how it complied with its Statement
of Community Involvement.

Statutory - Required by law (statute), usually through an Act of Parliament

Strategic Environmental Assessment (SEA) - A generic term used
internationally to describe environmental assessment as applied to policies,
plans and programmes. 

Supplementary Planning Documents (SPDs) - They will cover a wide
range of issues on which the plan- making authority wishes to provide
policies or guidance to supplement the policies and proposals in
development plan documents. They will not form part of the development
plan or be subject to independent examination.

Supplementary Planning Guidance - Supplementary Planning Guidance
may cover a range of issues, theme and site specific and provide further
detail of policies and proposals in a development plan. 

Sustainable development - A widely used definition drawn up by the
World Commission on Environment and Development in 1987:
"Development that meets the needs of the present without compromising
the ability of future generations to meet their own needs."

Sustainability Appraisal - This is a mandatory process under the
Planning and Compulsory Purchase Act 2004 and is used to promote
sustainable development through the integration of social, environmental
and economic considerations into DPDs and SPDs.

Targets - Objectives expressed in terms of specified amounts of change in
specified periods of time.

Tenure - The conditions on which property is held. Examples are owner
occupation, renting and shared ownership.

Townscape - The general appearance of a built - up area, for example a
street a town or city.



Townscape Heritage Initiative (THI) - A grant scheme to help
communities to regenerate the historic parts of their towns and cities. The
programme is designed to address problems in areas of particular social
and economic need throughout the UK. It encourages partnerships to carry
out repairs and other works to a number of different historic properties
within those areas and improve the quality of life for all those who live,
work and visit there.

Traffic calming - Measures to reduce the speed of motor traffic,
particularly in residential areas. They include education, enforcement and
engineering.

Urban form - The physical, built form of place in a built up area.

Use Classes Order - contained in Town and Country Planning (Use
Classes) Order 1987 (see Order for details). 

Variable Message Signing (VMS) - Used by the Highways Authority to
communicate information and advice to drivers about emergencies,
incidents and network management. It is aimed at improving safety and
minimising congestion
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www.plymouth.gov.uk/ldf

Planning and Regeneration Service
Department of Development
Plymouth City Council
Civic Centre
Plymouth  PL1 2AA

Tel: 01752 305477
Fax: 01752 304294
Email: ldf@plymouth.gov.uk


