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Extract from City of Plymouth adopted Local Plan 1996, 
which is now superseded by the North Plymstock Area Action Plan (including minerals)
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This will be a mixed use, but mainly residential

neighbourhood. It will be an exemplar of

sustainable urban design and reinforce local

distinctiveness. It will be designed to meet the

daily needs of residents locally and provide a

good quality of life. These will include:

� A new local centre containing local

shops, commercial services and leisure

facilities

� A public transport interchange on the

High Quality Public Transport network

� A network of well designed streets,

spaces, walking and cycle routes

between homes, schools, local centres

and other facilities, which are safe,

pleasant and convenient to use

� New public facilities, such as a school,

indoor and outdoor sports facilities,

community facilities and health services

to meet local needs.

� New employment opportunities

� Safe places for young children to play

� Space and facilities for older children and

teenagers to gather, socialise and

exercise

� A range of housing accommodation to

meet the needs of all sections of the

community

� An urban form that is easy to understand
and memorable

� A built form that provides diversity and
can accommodate future adaptation

� Streets and urban spaces with a clear
definition between public and private
space and good natural surveillance

� Access to high quality natural
greenspace

Implementation

This will be achieved through the following:

Up to 2016

1. The delivery of a comprehensive mixed
use development at Plymstock Quarry,
which also allows for future integration
with Pomphlett Industrial Estate and
Wakehams Quarry (Proposal NP 01).

2. The delivery of a redevelopment scheme
for Pomphlett Industrial Estate, integrated
into Plymstock Quarry, with the relocation
of employment uses into Plymstock
Quarry (Proposal NP 02).

3. Improvements to Billacombe Green,
including necessary works to stabilise the
clay pocket to allow development within
Plymstock Quarry (Proposal NP 04).

2016 to 2021 and beyond

4. The delivery of a future comprehensive

re-development scheme for Wakehams

Quarry. This will involve the relocation of

the existing bus depot site and therefore

is subject to the delivery of suitable

alternative sites (Policy NP 03).

Objective 1. Create a high quality sustainable new neighbourhood at Plymstock Quarry
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Land at the former Plymstock Quarry will be
developed as a sustainable new
neighbourhood that is mainly residential but
should include a mix of uses, to meet the
daily needs of the community in a high
quality environment and allow for the
integration of the land currently occupied by
Pomphlett Industrial Estate (NP02). The
development will include:

� In the region of 1,500 homes of a variety
of tenures and house types, of which 450
are to be affordable and 300 built to
Lifetime homes standard

� In the region of 3.5 hectares, providing in
the region of 21,000 square metres.
gross floor area of B1 (Use Classes
Order) employment land

� An “extended” primary school

� A mixed-use local centre, to include a
supermarket in the region of 2,000
square metres gross and a
complementary range of small shops and
other services.

The development should integrate with
adjoining areas, provide the infrastructure
necessary to serve the site and make an
appropriate contribution towards the delivery of

off site 'eastern corridor' transport infrastructure
improvements. In particular, the development
should provide for the following:

Design and Historic Environment

1. The highest standards and principles of
sustainable urban design, architecture,
and landscape design. In particular the
design should ensure that the following
considerations are adhered to:

a) A positive relationship with
surrounding sites and uses, and in
particular the historic house, park
and garden at Saltram

b) A design solution, which capitalises
on the unique character of the site,
the availability of local materials
(particularly Plymouth Limestone)
and responds to the natural drama
of the site. This includes the
retention of important existing site
features, the creation of an urban
form in scale with the setting and
an approach to architecture that
enhances the sense of place

c) The creation of direct, convenient
and safe links to the existing
developed areas of Plymstock to

the south, including the secondary
school and the Plymstock
Broadway shopping centre

d) The creation of a distinctive local
centre with a range of facilities to
meet local needs, as the focus of
the development . Ground floors of
buildings in the local centre will be
designed where reasonable to be
capable of adaptation between a
range of uses, including retail,
office and residential uses.

e) Design issues in relation to levels,
particularly in terms of privacy,
sunlight, microclimate, elevated
views over the development (in
particular, of roofscape), and the
degree of enclosure within the
quarry floor given the need to
create a living environment that is
not claustrophobic and
overbearing.

2) A masterplan with accompanying Design
Codes and strategies. Such Design
Codes must be submitted to and be
approved by the Council as part of the
submission of the outline application for
the whole development and will form a
key element in the consideration of the

local development framework
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Proposal NP01 - Plymstock
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application. These codes will be
monitored and reviewed jointly by the
developer in conjunction with the Council.

3) An archeological watching brief in order
to record any archaeology within fissures,
for any development that exposes or
reduces the limestone bedrock at its
surface.

4) The retention and preservation of the
19th Century Lime Kiln at NGR
SX51265415.

Housing

5) An appropriate mix of dwelling types and
sizes to provide a balanced and
sustainable neighbourhood. This will
include:

a) Development of about 60 to 70
dwellings per hectare at the mixed
use core of the site, to include
flatted development and homes
above ground floor commercial
uses

b) Development of the rest of the site
will normally ranging between 35
dwellings per hectare and 50
dwellings per hectare, with the

lowest density on the greenfield
parts of the site

c) The creation of a mixed type, size
and tenure of housing in mixed use
areas throughout the development.
Affordable housing is to be widely
distributed and well integrated into
the overall development and is
‘tenure blind’ in design and
character.

Employment 

6) Employment development located east of
the main access to the site from
Billacombe Road and south of the new
main east/west axis within Plymstock
Quarry.

7) The relocation of the existing uses from
Pomphlett Industrial Estate to suitable
alternative premises, at an early stage in
the development to a location adjoining
Chelson Meadow Waste Management
Centre (see Proposal NP02). However,
where necessary, other suitable
alternative sites will be considered.

8) Small scale business establishments
such a micro-business and live-work
units. Such premises should be

appropriately located in the mixed use
core and designed to enable flexibility to
respond to change in demand.

9) Wherever possible and practicable, the
use of local employment opportunities
during construction of the development.

Shopping, community and services 

10) A new local centre, comprising a
supermarket and a range of
complementary shopping, service and
food and drink uses, appropriate to meet
the needs of the local community.

11) A 2 form entry 'extended' Primary School,
on a serviced and level site of about 2.25
hectares on the northern boundary
adjoining the mixed use core. The
Primary school should be designed and
built to form the hub of the
neighbourhood’s health and community
facilities.

12) A contribution to meet the secondary
schooling educational needs arising from
the impact of the development.

13) A general practice doctor’s surgery and
health centre in the region of 400 square
metres, as part of the extended primary
school.
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14) A children’s centre, library, community
resource, meeting space (able to
accommodate worship), in the region of
1,100 square metres, as part of the
extended primary school.

15) Facilities that encourage and promote
healthy lifestyles, e.g. a purpose
designed trim / exercise trails integrated
into the developments public realm and
open spaces, with supporting information
and equipment.

16) In the region of four informal meeting
spaces for older children and teenagers
as an integral part of the public realm.
Such facilities should be carefully located
across the whole development. They
should be open to informal surveillance
by the wider community, safe to use by
young people and located so as to
minimise potential for nuisance.

Sport and leisure

17) A contribution to be agreed as necessary
and reasonable in lieu of provision for in
the region of 5.5 hectares of publicly
accessible outdoor playing pitches (or
equivalent) and associated facilities to
meet the needs for formal sports
recreation arising from the development.

18) A contribution towards the provision of a
swimming pool in a location that meets
the needs of occupiers of the
development. The contribution should
reflect needs arising from the
development that equates to
approximately 38.5 square metres (or
0.18 of a 25m x 4 lane pool) of swimming
pool area.

19) An appropriate contribution from the
development towards the proposed
strategic sports and cultural centre at the
Life Centre in Central Park, the
contribution shall be reasonably related
to and proportional to the strategic and
cultural needs of occupiers from the
development.

20) Provision of indoor sports facilities arising
from the needs of the development,
which equates to the equivalent of a
sports hall able to accommodate in the
region of 1.09 badminton courts and 0.22
of indoor bowls. Indoor sports facilities
should be provided on site wherever
possible as part of the extended school
and be of an appropriate design to
accommodate community use in addition
to the primary school requirements. In
negotiation with the Council some of this
provision could also be provided off site.

Open space / public realm

21) A formal open space at the heart of the
local centre of about 0.25 hectares.

22) Creation of green links between the
northern fields and Billacombe Green, for
wildlife movement, and recreation.

23) Creation of a linear boulevard and park
on an east-west axis linking the lower
parts of the development with the local
centre central space.

24) Other small areas of functional formal
and informal public open space and
landscape as integral components of the
development, to include facilities and
equipment (e.g. paths, lighting, seating)
appropriate to the character of the open
space.

25) An agreement for the long-term
maintenance of open spaces.

26) A 'Neighbourhood Equipped Area for
Play' as part of the formal space with the
local centre.

27) A 'Local Equipped Area for Play' as part
of an open space on the upper eastern
fields.

local development framework

28

NP AAP Inners  15/8/06  15:13  Page 28



north plymstock area action plan

29

28) Public art integral to the design of
buildings and spaces. The approach
should be explored through the
development of a public art strategy for
the site at an early stage.

29) A financial contribution towards mitigation
measures to off-set the impacts of
increased recreational pressure on
Billacombe Green, arising from the
development.

30) A proposal for the long-term maintenance
of rock faces to ensure public safety.
Public access liabilities shall be
addressed in a report, and appropriate
measures put in place.

31) The creation of a network of cycle and
pedestrian links through the informal
open space, providing for a link to the
Saltram Estate from the northern fields,
and works to contribute to the creation of
a countryside park.

32) Off site environmental improvements to
Billacombe Road in conjunction with new
access, junction improvements and high
quality public transport route between
Colesdown Hill and Pomphlett
roundabout.

Transport

33) The development of the site in
accordance with a hierarchy of users
which should ensure that the highest
priority is given to sustainable modes, in
particular to pedestrians. The
development shall provide an integrated
network of safe and convenient footpaths
and cycleways, within its boundary and to
key facilities including transport
interchanges. These routes should also
help to link and integrate the
development into the wider community
and surrounding areas, including
neighbouring green spaces, the proposed
countryside park at Saltram (Proposal
NP12), the National Cycle Network,
Plymstock Secondary School and The
Broadway shopping centre. Where
necessary and reasonable existing
footpaths bordering the development
should be upgraded and new routes
provided where necessary. A bridge link
over A379 and recreational links in the
former railway cutting to the west of the
site will also be required.

34) The safeguarding of unrecorded public
rights of way (developers should liaise
with local access forums and the Council
to identify these public rights of way).

35) Secure and user-friendly cycle parking at
principle points and designations within
the development e.g. business park, local
centre, school and public transport
interchange. Secure storage space shall
also be included for residential dwellings
and employment and leisure facilities to
encourage cycle use for short trips.

36) A requirement for all facilities on site and
the site itself to be accessible for people
of all ages and abilities wherever
reasonable in line with an Access
Strategy which shall be provided with an
application for the whole development.
This should include accessibility to
facilities, bus stops and the transport
interchange, in the form of bus boarders
and the provision of a legible signing
network and information.

37) The preparation of a coherent area wide
travel plan which shall positively promote
employees and residents to use public
transport and promoting safe and
sustainable travel for school children.
This should include: the provision of
transport/ travel advice for users of the
site, in the form of ‘welcome packs’ for
new dwellings and non residential
buildings; setting up and maintaining a

NP AAP Inners  15/8/06  15:13  Page 29



web based travel resource; the
organisation and facilitation of a travel
forum; and the facilitation of an individual
travel planning service for residents and
business and service occupiers.

38) A High Quality Public Transport
interchange, served by local bus services
and the Eastern Corridor high quality
public transport Service. This should be
incorporated within the local centre at a
point most convenient and accessible for
users. It should be consistent with the
‘mobi hub’ concept of a locally based
travel and terminal and service centre (or
mobility centre) offering a pleasant and
secure waiting environment, combined
with travel information and user facilities
and journey planning services.

39) The safeguarding of a long term High
Quality Public Transport route alignment
along the former railway line, or an
adjacent area.

40) The application of maximum car parking
standards as denoted within the Council’s
Parking Strategy 2006.

41) A single car park as part of the local
centre which is shared between local
centre uses and is separate from but with

convenient access for people of all
abilities to the school and Public
Transport Interchange.

42) A design that discourages dropping off
children in close proximity to the school
to avoid vehicle / child conflict around the
immediate school environment.

43) Contributions and / or direct works where
necessary and reasonable to reduce the
impacts of the development on the
highway network. These contributions
should assist the delivery of the transport
infrastructure improvements needed to
facilitate the development of the
‘Plymouth Strategic Public Transport
Network’ and implement the sustainable
transport strategy for the eastern corridor.
Measures should include:

a) Highway works to facilitate
reduced bus journey times for the
high quality public transport
Eastern Corridor service on the
A379 between its junction with
Colesdown Hill and its junction with
The Ride

b) Improvements to reduce journey
time and service reliability of public
transport services in Plymstock
including improvements and

highway works to Pomphlett
Roundabout

c) Highway works on the A379 to
enable public transport priority to
its junction with Finnegan Road

d) Highway works to the east of Laira
Bridge to enable public transport
priority along Laira Bridge Road,
Heles Terrace and Embankment
Road

e) Junction improvements to Marsh
Mills junction with the A38

f) Highway works and junction
improvements on Colesdown Hill
northwards to its junction with
Haye Road and southwards bus
only gate to its junction with the
A379

g) The provision of passenger
shelters, bus boarders and Real
Time Passenger Information on all
stops between the bottom of
Colesdown Hill, The Ride and the
A379

h) The incorporation of public
transport priority within the
development to enable the Eastern
Corridor High quality public
transport service to serve the local
centre.

local development framework

30

NP AAP Inners  15/8/06  15:13  Page 30



north plymstock area action plan

31

44) Proportionate contributions to wider
transport works in line with Proposal
NP07, NP09 and Policy NP08.

45) The provision of two principle vehicular
access routes into the site. One should
be via the existing Broxton Drive and one
via the new route off the Billacombe
Road to the east of Broxton Drive and
Pomphlett Farm Industrial Estate.

46) The provision of two secondary vehicular
access routes into the site. One via the
existing access route onto The Ride and
one via a new access route onto
Colesdown Hill, but which is restricted to
prevent traffic movements south of the
existing properties on Colesdown Hill.

47) Extensive use of Home Zone road layout
and design. Vehicular highways for other
non-home zone routes that provide
access between principle uses and areas
within the development should as far as
practicable be designed to reduce speed
below 20 mph.

48) Local bus services through the site.

Infrastructure and Utilities

49) Sustainable urban drainage and water
conservation measures as an integral
part of the design. Where traditional
sustainable urban drainage measures are
unviable in the quarry floor, then other
measures such as water retention areas
or green / brown roofs shall be utilised.

50) Appropriate waste storage areas and
recycling facilities that are integrated into
the development.

51) Off site improvements to both the public
water supply and foul drainage systems
including the receiving sewage treatment
works. The provision of potable water
supplies throughout the community in
conjunction with water saving strategies
and fittings (to Environment Agencies
guidelines). Rainwater harvesting shall be
investigated and implemented wherever
practical and reasonably viable.

52) The incorporation of high bandwidth
telecommunications infrastructure into
every building to facilitate commerce,
interactive services and advanced
information provision, into the
foreseeable future.

53) The preparation of an Energy Strategy
identifying where and where reasonable,
how development at Plymstock Quarry
will minimise energy demand and
maximise energy usage from renewable
sources. All buildings should be
constructed to reduce the demand for
electricity and space heating via the high
building fabric standards and the design
codes.

54) The delivery of a minimum of 10 per cent
of the development’s overall energy
requirement from on site renewable
energy sources.

55) The investigation of a district heating
scheme for the development, utilising the
waste heat generated by the landfill gas
powered electricity generation plant at
Chelson Meadow and/or an alternative
Combined Heat and Power plant. This
should be integrated into the
development if technically feasible and
financially viable.
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Natural environment

56) The provision of in the region of 12
hectares of accessible natural
greenspace including the fields, wetlands
and woodlands on the north facing
slopes overlooking Chelson Meadow and
the Saltram Estate. The area will form
part of the countryside park (see
Proposal NP11) and should include a
costed management plan detailing
requirements for the areas maintenance
and improvement and financial provision
for the plans delivery.

57) The protection of ecological links
between neighbouring areas of nature
conservation.

58) The creation of in the region of 1 hectare
of Calcareous (Limestone) Grassland as
part of the quarry remodelling and
stabilisation. This will include provision
for the ongoing management of this
grassland.

59) The creation of wildlife ponds /wetlands
within Wixenford Quarry as mitigation for
wetlands lost as part of development
proposals within. This will include
provision for the ongoing management of
this habitat.

60) The restoration of 5 hectares of species
rich lowland meadow or pasture in fields
west of Colesdown Hill and north of the
proposed development.

Environmental Protection

61) The assessment of the risk of flooding.
The development should be designed to
avoid unnecessary development in areas
of high risk and minimise the impact of
development on flooding, or provide
mitigation measures to reduce the
impacts of potential flood.

62) Measures to ensure the environmental
health and safety of occupants with
regarding to potential sources of pollution
through its layout and design with regard
to potential sources.

Phasing

63) A phasing plan submitted with any outline
or full application and provide for
convenient and safe facilities and
services throughout the development
phases.

5.1 The former cement production facility
with associated quarries presents a
unique and challenging re-development
opportunity on largely previously
developed land. This is the single largest
re-development site in the far South West
and given its location on the edge of an
existing district, within half a mile of a
secondary school, adjacent to an 'A'
class highway, and within 2 miles of the
city centre, it provides the conditions on
which can be created a sustainable new
neighbourhood. Plymstock Quarry also
has potential to share significant new
public transport infrastructure with the
proposed new community at Sherford.

5.2 The principle purpose of this proposal is
to provide a framework that seeks to
ensure that this very significant
development opportunity will deliver a
high quality and sustainable new
neighbourhood. It should have an
appropriate mix of uses, which support
the neighbourhood in a sustainable
manner so that its occupiers can make
sustainable choices and minimise their
impact on the local and global
environment. Apart from the need for an
appropriate mix and range of on site
facilities to support the daily needs of

local development framework
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occupiers of the neighbourhood, such as
schooling, shops, jobs and leisure
facilities there is also a critical need to
ensure that the new neighbourhood is
effectively connected with Plymstock and
the city. This should enable a significant
shift in people’s choice of travel from use
of the car to walking, cycling and public
transport. A cohesive sustainable
community will be best achieved through
the integration of the Plymstock Quarry
development with the redevelopment of
Pomphlett Industrial Estate (NP02).

5.3 The length of this proposal reflects the
complexity of this site, the length and
extent of discussions and scheme
development that has taken place in
partnership with the community, the
developers and a wide variety of
stakeholders. 

5.4 Following lengthy public consultation and
the support of the Urban Capacity Study,
the re-development of this site as a new
neighbourhood was first proposed in the
First Deposit Local Plan 2001. The
results of that consultation exercise and
several planning for real type events and
public exhibitions since has
demonstrated that there were significant

detailed concerns about the
redevelopment of this site but conversely
that there was not significant objection to
the principle of the site’s redevelopment.
The most recent consultation on the
Preferred Options for this proposal
revealed, through a new consultation
approach, that there is in fact a very
significant level of support for the
principle of the creation of a new
neighbourhood on this site. However,
there remains a significant level of
concern about the details of the site’s
redevelopment and most notably the
potential impact of the development on
traffic congestion.

5.5 The Sustainability Appraisal process for
the Issues and Options and Preferred
Options has also demonstrated that this
proposal "is a positive approach to future
planning and that the overall vision and
principles adhere to the sustainability
objectives". However the same
Sustainability Appraisals raised detailed
issues that required attention.

5.6 No part of the Council's evidence base or
other stakeholder evidence suggests that
the principles of the development
proposal are flawed. The evidence base

and hierarchy of planning advice provide
substantial support for this proposal.

5.7 The substantive concerns raised through
the consultation process and
Sustainability Appraisal are sought to be
addressed through the detailed proposal
for Plymstock Quarry. As a result of the
considerable amount of background work
that has been undertaken since 2000 by
the Council and site owners in
consultation with the community and
stakeholders, the submitted proposal for
Plymstock Quarry is considered, by the
Council to be reasonable and robust.

5.8 A significant shift in choice of transport
methods from the car to more sustainable
methods is required so that this
development will not have an
unacceptable impact on traffic congestion
in the A379 corridor. In order to achieve
this the development benefits from being
able to link with the planned High Quality
Public Transport Route, which is also
proposed to link the new community at
Sherford with the city. Therefore, this
development will assist in the delivery of
aspects of the High Quality Public
Transport Route.
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5.9 Whilst the development is being planned
to deliver a step change in improved
quality of sustainable neighbourhood
living, it will nevertheless have local
environmental impacts. The policy sets
out to ensure that the impacts on issues
such as ecology, visual impact, historic
buildings and important landscapes are
acceptable and, where appropriate, such
impacts are mitigated through a variety of
measures. The relationship of the site to
Chelson Meadow is an issue that needs
particularly careful attention. Despite the
imminent closure of landfill element at
Chelson Meadow, there is still a need to
address the potential for polluting impacts
arising from the former landfill site and
the operational waste management area.

5.10 Bronze Age and Romano-British
archeological remains have previously
been identified in Plymstock Quarry and
if evidence is unearthed during
excavation they should be wherever
possible preserved in situ. 

local development framework
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Land at Pomphlett Industrial Estate will be
developed for mixed use purposes,
including:

� Approximately 75 homes of a variety of
tenures and house types, of which 22 are
to be affordable and 11 built to Lifetime
homes standard

� Commercial uses as appropriate so long
as they do not conflict with the
requirement to provide a mixed use local
centre and business park in Plymstock
Quarry. This could potentially include B1
office development of 1,200 – 1,800
square metres gross and hotel in the
region of 1,800 – 2,700 square metres.

The development should be designed and
delivered to integrate with the sustainable
neighbourhood proposed for Plymstock Quarry
and therefore it should integrate with the
detailed provisions for Proposal NP01. In
addition, the development should provide for:

1. The creation of an attractive and high
quality entrance for the new
neighbourhood.

2. The removal of the narrow rock belt
between this site and Plymstock Quarry,
with the creation of compatible levels.

3. The relocation of existing established
occupiers of the site to either the
premises made available within proposal
NP 01 or to another appropriate location.

4. Assessment of ecological and other
significant natural environment resources
and the protection of significant aspects
where appropriate or mitigation for their
loss where their loss is necessary to
achieve a high quality development.

5.11 This proposal is required to achieve the
quality sustainable development of the
area through the integration of the site
with the wider Plymstock Quarry
Proposal (NP01). Pomphlett Industrial
Estate provides locally important
employment and business opportunities.
A relatively narrow band of steep rock
wall separates it from Plymstock Quarry
to the north. Whilst the redevelopment of
Plymstock Quarry can be delivered
without the inclusion of this existing
industrial estate, its integration with the
redevelopment of the quarry would
optimise a high quality frontage
development that more effectively
connects the quarry with Billacombe
Road and Plymstock. The integration of
this estate into the development would

achieve a significantly better quality
development through improved physical
and perceptual connection between the
new neighbourhood and Plymstock. It
would also result in improved frontage
development and the improvement of the
environment within the quarry by the
removal of a rock band, which currently
creates physical and visual containment
as well as north shadow. To facilitate this,
alternative serviced industrial units should
be provided within the new
neighbourhood, in addition to the new
employment provision.

5.12 The consultation process has revealed
that there were a small number of
objections to the principle of this proposal
and some concerns about the potential
loss of existing employment and
businesses. The Preferred Options
consultation also demonstrated that, of
those who expressed an opinion, most
felt that the principle of the integration of
this site with the development of
Plymstock Quarry was desirable. The
results of the Sustainability Appraisal of
both the Issues and Options and
Preferred Options reports broadly support
this proposal. The principle sustainability
concerns regard loss of employment and

Proposal NP02 - Pomphlett Industrial Estate
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the potential ecological importance of the
rock belt. The proposal seeks to
accommodate the relocation of existing
businesses, but this will also require the
co-ordination and co-operation of the
developers of both sites. In relation to the
removal of the rock belt, it is considered
that the benefits of the proposal will
outweigh ecological impacts and such
impacts that there are should be
mitigated as far as practicable. The
redevelopment of Pomphlett Industrial
Estate will require the relocation of the
existing employment uses and therefore
is subject to the delivery of suitable
alternative sites. The preference would
be to integrate the uses in the new
development at Plymstock Quarry in
addition to the new employment provision
there. The Council will consider the use
of Compulsory Purchase Powers if
necessary to progress the redevelopment
of Pomphlett Industrial Estate.

local development framework
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Land at Wakehams Quarry is allocated for
mixed-use re-development in the period
2016 to 2021. The development will be
required to deliver significant improvements
to the urban environment of this area.
Acceptable land uses include:

� Residential (potentially in the range of
250- 350 homes, 30 per cent of which
should be affordable and 20 per cent built
to Lifetime homes standard)

� B1 (Use Class Order) employment

� Leisure

� Community and other services

� Retail (non food) (at an equivalent scale
and nature to the existing uses).

Development proposals should provide for the
following:

1. A comprehensive scheme for the whole
site.

2. The integration with the redevelopment of
Plymstock Quarry, including
complementary uses and the creation of
strong links.

3. The relocation of the existing bus depot.

4. The delivery of the long-term high quality
transport infrastructure for the eastern
corridor.

5. A contribution towards strategic transport
infrastructure and network in the eastern
corridor and its connections with the rest
of the city.

6. Adherence to the principles of
sustainable transport in any design
considerations. In particular the
proposals should:

a. Provide measures to ensure that
there is accessibility for people of
all abilities to all facilities and
transport infrastructure, through
signage, information and physical
measures

b. Apply maximum parking standards
as denoted in the Council’s
Parking Strategy 2006 in the
design of any development

c. Adhere to the principles of the
‘Homezones’ concept demoting the
importance of the car

d. Include Travel plans (employer and
residential) to encourage people to
use public transport. 

7. The under-grounding of existing
overhead power lines.

8. The investigation of a possible water
transport mooring (hub) in this location.

9. The protection of a County Wildlife Site
on the rock outcrops to the north and
east.

10. The delivery of part of the Sustrans
National Cycle Network route 2, which
runs through this area.

11. The safeguarding of the site to the south
of A379 for marine industrial uses.

12. An archeological watching brief in order
to record any archeological deposits
within fissures, if required, for any
development which exposes or reduces
the limestone bedrock at its surface.

13. The need to recognise potential
constraints in terms of wildlife interest
associated with limestone outcrops.

14. The delivery of a minimum of 15 per cent
of the developments overall energy
requirement from on site renewable
energy sources.

15. The assessment of the risk of flooding.
The development should be designed to
avoid unnecessary development in areas
of high risk and minimise the impact of
development on flooding, or provide
mitigation measures to reduce the
impacts of potential flood.

Proposal NP03 - Wakehams Quarry
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In the period to 2016, operational and minor
development in Wakehams Quarry area will be
permitted for small developments such as
extensions, improvements or changes of use.
Major development proposals for parts of the
site may be allowed if they can show they can
enable mixed use redevelopment scheme to
take place for the whole site.

5.13 This policy provides a framework of the
main issues that will need to be
addressed by the redevelopment of this
major opportunity site for the future. The
area fronts a city gateway location at the
junction of Laira Bridge and Billacombe
Road (A379) and is on the principal
corridor into the city from the east.
Therefore it needs to integrate with the
high quality public transport proposal for
the eastern corridor (Proposal NP07). It
also faces the waterfront of the Plym
estuary, which is one of the city’s key
natural assets. The quality of current
development facing these key road and
water frontages is of a very poor
standard, with little attention to design or
materials. The arrangement of
development both on the frontages and
behind them inside the former Wakehams
Quarry is fragmented and wasteful of
land. This area requires attention as a

whole and there is a need to develop a
comprehensive plan for its
comprehensive redevelopment.

5.14 The First Devon and Cornwall National
Bus Depot is a relatively new and
modern facility and its redevelopment in
the early part of the plan period is not
likely to be viable, particularly as the
expectation is that the depot’s relocation
should also be facilitated by the
redevelopment. The Bus depot occupies
the largest part of the area and its
operational characteristics would have
significant negative impact on the ability
to deliver a comprehensive high quality
mixed-use redevelopment in piecemeal
fashion. Therefore redevelopment of the
whole site is not likely to come forward in
the initial phase of the plan period.

5.15 It is not possible to specify with certainty
the quantum and mix of development that
the site could accommodate at this stage,
although it would be reasonable to
expect the development to include a
significant number of homes and
commercial uses. The existing uses and
occupiers on site play an important role
as employers and providers of local
commerce and services. There is a need

to explore which uses should be retained
in a redevelopment. Retention of a
significant employment function for this
site is likely to be important to maintain or
expand local employment opportunities
and opportunity for local sustainable
travel patterns. However, the nature of
the employment uses could be different
and make more efficient use of land. The
relocation of some uses may be
appropriate to facilitate a high quality
mixed-use scheme. A key issue will be to
clarify the need and if so identify a
suitable alternative location for the bus
depot.

5.16 The consultation process revealed
general support for this proposal but
concern was expressed about the details
of implementation of such a scheme. The
Sustainability Appraisal demonstrates
that the principle of the development
does not seem inherently unsustainable,
but that there are number of sustainability
issues which will require careful
consideration and potentially require
addressing to ensure a sustainable
development.

local development framework
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Billacombe Green and its existing character
shall be preserved and enhanced. Areas of
nature conservation importance shall be
protected and recreation value shall be
enhanced. However, re-grading of a small
part of the north-western corner of the site
shall be permitted, provided that it meets
the requirements outlined below:

1. The re-grading works once established
will be sensitive to the Green’s existing
biodiversity and character.

2. It must provide public pedestrian routes
from the Plymstock Quarry development
into and through the Green, in a manner
which is sensitive to the Green’s existing
biodiversity and character. This shall
incorporate a safe route to the Plymstock
Secondary School from the eastern
fields.

3. A financial contribution (potentially off-set
by direct works) should be made by the
developer of Plymstock Quarry to
mitigate the direct impacts of regrading
and indirect impacts of increased use.
The contribution shall pay for
improvements to the Green to maintain
its natural value and character, protect
public safety, and contribute towards its
future management and maintenance.

5.17 A pocket of clay lies within the cliff face
inside Plymstock Quarry, underneath the
northwest corner of Billacombe Green.
This creates instability in the cliff. This
instability will result at some time in the
erosion of the part of Billacombe Green
and its slump into the quarry. In addition,
the instability potentially sterilises land
within the quarry, which could otherwise
be beneficially developed. The instability
must therefore be addressed as part of
the proposal NP01.

5.18 Billacombe Green has the character of a
piece of countryside within the City. It is
also a very important wildlife habitat and
has rare species of national importance.
This is recognised in part of the Green’s
legal designation as a Site of Special
Scientific Interest. As the Green is largely
hidden from view, the existence of this
attractive area of informal open space, is
a little known secret. Consequently, the
Green currently has low levels of use, but
as many more people will use it when the
Plymstock Quarry development is
occupied, there is a need to make sure
that carefully designed measures are put
in place which will protect the Green’s
qualities. 

5.19 The re-grading works will have a short-
term negative impact on that part of

Green until the re-graded land has re-
vegetated. The final result however will
be a change to the shape of the landform
of only a very small part of the Green,
which will be of very little consequence in
the long term and it will allow for
improved pedestrian connection to the
Green. The development of Plymstock
Quarry will make a financial contribution
towards the improvement and
maintenance of the Green’s important
characteristics. This will include amongst
other aspects the need to preserve the
Site of Special Scientific Interest (SSSI)
which shall be achieved through the
management of approximately 2 hectares
of land around its periphery as
calcareous grass land.

5.20 Consultation during the Issues and
Options and then Preferred Option
stages of preparation of this document
demonstrated that whilst there were
concerns about the potential detailed
impacts of re-grading and additional use
of the Green there was more support for
this proposal. The Sustainability Appraisal
demonstrates overall support for the
proposal but a need to be aware of and
address potential negative impacts,
particularly on wildlife. The proposal
provides for the overall improvement of
the Green and its future protection.

local development framework
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This will be a mixed use, but mainly residential
neighbourhood, integrating seamlessly with the
rest of the Sherford settlement. It will be an
exemplar of sustainable urban design and
reinforce local distinctiveness. In order to create
an inclusive sustainable local economy, it will
be designed to meet the daily needs of
residents locally and provide a good quality of
life. These will include:

� A high quality public transport
interchange on the edge of Elburton that
is accessible to everyone 

� A new high quality public transport and
highway link serving Sherford and
providing a link to the A379 and A38

� A network of well designed streets,
spaces, walking and cycle routes
between homes, schools, local centres
and other facilities, that are joined to the
wider network within Plymstock and are
safe, pleasant and convenient to use

� The development of a sustainable travel
strategy, in line with the rest of the
Sherford neighbourhood development,
including travel planning for residents,
businesses and schools

� A sports hub for the east of Plymouth,
with indoor and outdoor facilities,
including a new swimming pool to meet
local needs. This will incorporate and
compensate for any impacts on King
George V playing fields

� New employment opportunities

� Safe places for young children to play

� Space and facilities for older children and
teenagers to gather, socialise and
exercise

� A range of housing accommodation to
meet the needs of all sections of the
community

� An urban form that is easy to understand
and memorable

� A built form that provides diversity and
can accommodate future adaptation

� Streets and urban spaces with a clear
definition between public and private
space and good natural surveillance.

This new neighbourhood will also be
complemented by potential additional growth
post 2016 to the north of Elburton. 

Implementation

This will be achieved through the following:

Up to 2016

1. The delivery of a comprehensive mixed-use
but predominantly residential development,
which forms part of Sherford, a transport link to
the A379 and a sports hub (Proposal NP05).

2. Reprovision of affected pitches and
associated facilities at King George V playing
fields in alternative location (Proposal NP 05). 

2016 to 2021 and beyond

3. The delivery of additional open space and
further residential development on the northern
edge of Elburton (Policy NP 06).

Objective 2. Contribute to creating a neighbourhood at Sherford that integrates effectively with the
wider Plymouth urban area 
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Land to the north of Elburton shall be
developed to accommodate part of the
Sherford mixed use settlement within the
city boundary, to meet the daily needs of the
community in a high quality environment,
including:

� Approximately 320 homes of a variety of
tenures and house types, of which
approximately 48 are to be social rented
housing, 48 shared equity housing
(consistent with the approach taken
across Sherford as a whole) and 64 built
to Lifetime homes standard

� A sports hub, including a sports centre
and swimming pool (with compensation
for King George V playing fields land)

� A transport link to Haye Road, including a
high quality public transport link and stop
at Elburton North

The development should integrate with
adjoining areas, provide the infrastructure
necessary to serve the site and make an
appropriate contribution towards the delivery of
off site 'eastern corridor' transport infrastructure
improvements. In particular, the development
should provide for the following:

Sustainable Development

1. The delivery at each phase of
development of a high degree of self-
sufficiency for the community (including
early provision of infrastructure, services,
facilities, retailing, employment and
community support).

2. A Sustainability Checklist prepared and
agreed with the Council to guide the
incorporation of sustainability into the
design, construction and operation of
Sherford.

3. High standards of sustainable
construction for all buildings which should
be subject to a Building Research
Establishment BREAAM assessment and
achieve a rating of Excellent with all
dwellings to achieve an Ecohomes rating
of Excellent (or the use of suitable and
equally rigorous alternative
assessments).

Design and Historic Environment

4. The retention of the Sherford settlement’s
own identity that does not merge with
existing adjoining settlements.

5. A positive relationship to Plymouth,
Plymstock and Elburton. In particular to
have good sustainable transport links and

a mutually supportive range of services
and facilities.

6. A Design Strategy together with two tiers
of Design Codes to provide a framework
within which detailed design work can
occur. These codes will be monitored and
reviewed jointly by the developer in
conjunction with the Council and other
stakeholders at appropriate times to
reflect performance, changing
circumstances and lessons learned
through the progression of development
at Sherford.

7. Particular attention to ensure the greater
prehistoric and Romano British
archeological activity is evaluated prior to
any development activity.

Housing

8. Homes that are provided at high
densities (35-55 dwellings per hectare,
with highest density adjacent to the local
centre).

9. A mix of dwelling types and sizes to
provide a balanced and sustainable
community.

10. A mixed type, size and tenure of housing
in mixed use areas throughout the
development. Affordable housing is to be

local development framework
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widely distributed and well integrated into
the overall development and is ‘tenure
blind’ in design and character.

11. The delivery of a wide range of housing
market opportunities at every stage of
development, including social rented,
market rented, part rent / part buy and
open market.

Employment

12. Wherever possible and practicable the
use of local suppliers, labour and
resources and maximising the
opportunities for local economic
multipliers.

13. A contribution towards an Employment,
Retail and Commercial Strategy for the
wider Sherford settlement and its
implementation. This should
accommodate a diverse range of
employment opportunities throughout the
new community consistent with mixed-
use principles. The significant majority of
commercial space will be in small units
(about 90 per cent of B (Use Classes
Order) uses in units of less than 250m2).

Community and Services

14. A contribution towards a full range of
services and facilities for community
welfare and self sufficiency appropriate to
a settlement of at least 12,000 population
which is required to be provided by the
developer for the community at Sherford.
This will include a contribution towards
the provision of the local centre’s primary
school for 420 pupils with a pre-school
and Educare facilities (joint education
and social services provision for
children), with associated sports facilities
and playing fields (2,300m2and 1.9
hectares).

15. A contribution towards the provision of
the secondary school at Sherford which
meets the needs arising from the
development including associated sports
facilities and playing fields (7,900m2 and
7.2 hectares).

16. Facilities at the primary and secondary
school (including the sports facilities) that
should also be made available for use by
the whole of the Sherford community.

17. A contribution towards the provision of a
youth centre (700m2) and activity area
close to and within Sherford Quarry.

18. The identification of an appropriate body
to manage the community assets for the
benefit of the community, promote
sustainable living and support social
networks within Sherford and with its
neighbours (this will be through the
actions of the Community Trust or a
similar body). This body will also need to
demonstrate that sufficient sustainable
sources of funding are available or can
be generated to ensure the long term
management and development of the
community and its assets.

Sport and Recreation and 
Open Space

19. The preparation of a comprehensive
Public Space, Sport and Recreation
Strategy to be submitted with the outline
application based on the National Playing
Fields Association (NPFA) Standards,
Sports England and the Council’s
guidance.

20. Measures to compensate King George V
playing fields for loss and adverse
impact, including relocation of one pitch
in the vicinity, new car parking to north of
proposed transport link, new changing
facilities shared with proposed sports
hub, ball stop fencing and improvements
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to the existing play area adjacent to Haye
Road. The new pitch to replace the one
lost at KGV should be available for use at
the time of the loss of the existing pitch,
this may be archived through a temporary
facility, if required, in advance of the
establishment of the various facilities at
the sports hub.

21. Development of a sports hub, to meet the
needs of Sherford and accommodate any
relocated provision from King George V
playing fields, including indoor and
outdoor sports provision, associated
changing facilities and parking provision.
The Sports Hub will include as a
minimum, football pitches, tennis courts,
cricket pitch, and a sports centre building
comprising 4-6 indoor badminton courts
with sufficient indoor space to
accommodate basketball/netball and/or a
5-a- side football (to be used in
association with the Secondary School)
and a a 25m x 4 lane swimming pool (or
proportionate contributions), changing
rooms, and administration rooms. There
is a potential opportunity for health
facilities including a gym and associated
social facilities. The location of the indoor
provision is subject to detail design in
collaboration with the Local Education
Authority, and the relevant Councils.

22. An appropriate contribution from the
development towards the proposed
strategic sports and cultural centre at the
Life Centre in Central Park, the
contribution shall be reasonably related
to and proportional to the strategic and
cultural needs of occupiers from the
development.

23. Additional facilities over and above the
required standard include floodlit all-
weather football pitch, floodlit hard tennis
courts/netball/5-a-side courts. The
quantity of sports provision could be
reduced if it can be agreed with the
Council that the quality of provision
meets local need.

24. The quantity of sports provision could be
reduced if it can be agreed with the
Council that the quality of provision
meets local need.

25. The provision of informal and formal
public space.

26. A contribution to the community park on
the southern and eastern edges of
Sherford including links to the sports hub
and leisure proposals.

27. A proportionate contribution towards the
local centres Local Areas of Play (LAPS),
Locally Equipped Areas of Play (LEAP),
youth meeting space and open space.

28. A proportionate contribution towards the
local centres Neighbourhood Equipped
Areas of Play (NEAP).

29. The creation of a network of greenways
through the community based on existing
ecological features to promote pedestrian
and cycle movement. This should include
the incorporation of a green corridor from
the community park around the new
community and a proportionate
contribution towards the delivery of a
landscaped green corridor to provide a
green pedestrian and cycle link between
Sherford to Stag Lodge and Saltram
House.

30. A green buffer between the existing
residential area at Elburton and the limit
of development at the Sherford, that
provides a green recreational link with the
Sherford Community Park and Sherford
Valley. There is an opportunity to provide
an allotment site to the north of Elburton
as part of this.

31. Environmental improvements to new
transport link to Haye Road, including
any mitigation measures.

local development framework
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Transport

32. An integrated Movement and Transport
Strategy to be prepared by the developer
in conjunction with the Council, the
Highway Authorities, the Highways
Agency and other stakeholders which
should be submitted as part of the outline
application for the Sherford settlement.

33. The promotion of sustainable travel from
the outset with the development of a
sustainable travel strategy in line with the
rest of the Sherford neighbourhood.
Travel plans for residents and businesses
should be developed and promoted
through marketing initiatives and the
employment of a travel coordinator.

34. The safeguarding of public rights of way
within the development (developers
should liaise with local access forums
and the Council to ensure these public
rights of way).

35. The promotion of cycling and walking
within the development in accordance
with the sustainable transport hierarchy.
Coherent and cohesive pedestrian and
cycle links should be provided within the
development and linking with the wider
network. The development should
facilitate the progression of part of a
strategic cycle link between National

Cycle Network 2 and 27 along the edge
of Sherford and provide for a pedestrian
cycle link along the north of Elburton to
Haye Road. These routes should link in
with other cycle and pedestrian routes at
Sherford and the Council’s strategic cycle
network. Secure cycle parking should be
provided at locations within the
development that encourage the use of
bicycles.

36. The adoption of maximum car parking
standards as denoted within the Council’s
Parking Strategy, in the context of the
wider Sherford Movement and Transport
Strategy. The application of these
standards will demote the importance
and convenience of car use to below that
for walking and cycling.

37. A significant shift to more sustainable
forms of movement through design and
active measures including design speeds
for vehicles of a maximum 20mph
throughout the community and the
establishment of a community car club.

38. Proportionate contributions to wider
transport works in line with Proposal
NP07, NP09 and Policy NP08.

39. The delivery of a high quality public
transport route and new road linking the
settlement at Sherford with the A379 (at

Stanborough Cross junction) in the first
phase of development and associated
junctions and highways improvements.

40. A Public Transport Interchange on the
high quality public transport route in north
Elburton. This interchange should be
developed to be accessible for people of
all abilities and should be in line with the
‘Mobi hub’ concept.

41. New pedestrian and cycle links. This
should include part of a strategic cycle
link between National Cycle Network 2
and 27 along the edge of Sherford and a
pedestrian cycle-link along the north of
Elburton to Haye Road.

Infrastructure and Utilities

42. An Infrastructure and Utilities Strategy
submitted by the developer as part of the
outline application for the Sherford
settlement.

43. Sustainable Urban Drainage Systems
(SUDS) and any appropriate flood
prevention measures.

44. Foul effluent drainage and treatment
facilities either on site or piped to facilities
in the Plym catchment area.

45. A waste disposal provision to deal with all
the waste created by the development
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and enable waste reduction to exceed
local authorities targets through the
physical provision of waste management
facilities at individual dwelling, block,
neighbourhood and whole community
levels.

46. The provision of potable water supplies
throughout the community in conjunction
with water saving strategies and fittings
(to Environment Agencies guidelines).
Rainwater harvesting and grey-water
recycling should be investigated and
implemented wherever practical.

47. High bandwidth telecommunications
infrastructure into every building to
facilitate commerce, interactive services
and advanced information provision, into
the foreseeable future.

48. A contribution towards the preparation of
an integrated Energy Strategy identifying
how development at Sherford will
minimise energy demand and maximise
energy usage from renewable sources.
The priority should be:

a. To reduce demand for electricity
and space heating via the high
building fabric standards and the
design codes

b. To contribute towards community
wind turbines in the community
park

c. To provide building embedded
renewable energy technologies as
appropriate throughout the
development

d. To deliver a minimum of 50 per
cent of the new community’s
overall energy requirement from on
site renewable energy sources by
the completion of the development

e. To provide an electricity supply
system throughout the new
community. Private wire and
community ownership of an energy
supply company should be
investigated and implemented
where feasible.

f. To supply gas only where this is
proven necessary as part of an
integrated strategy for energy
reduction and energy supply by the
most sustainable means.

Natural Environment

49. A contribution towards a comprehensive
Landscape, Biodiversity and Cultural
Heritage Strategy to be prepared by the
developer to be submitted as part of the
outline application for the Sherford
settlement.

Environmental Protection

50. A 125m Minerals Buffer Zone to protect
against operational disturbance from
Hazeldene Quarry. It will also provide
opportunities for formal and informal
recreation.

Phasing
51. A phasing programme as part of the

outline planning application for the
Sherford settlement. This must contain
the timing and distribution of delivery of
each part of the development and the
facilities, services and infrastructure. In
particular it must identify the means and
timing of the following:
a. The delivery of part of Sherford’s

western neighbourhood as the
second stage of development of
the overall Sherford development

b. The early provision of key
elements of community
infrastructure including:

• The main street linking to the A379
at Stanborough Cross and the A38
at Deep Lane

• A high quality public transport
system phased from the
commencement of development

• The managed provision of strategic
landscape.

local development framework
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5.21 The Devon Structure Plan allocates land
to the east of Plymouth, within the South
Hams at Sherford, for a new community
of at least 4000 homes. South Hams
District Council has allocated land for the
new community and a small part of the
built form, as well as significant elements
of infrastructure, lies within the City
boundary to the north of Elburton. The
parts of the new community within
Plymouth are being considered as part of
the North Plymstock Action Area Plan
and the main part of the new community
in South Hams is the subject of the
Sherford Action Area Plan prepared by
South Hams District Council. The two
Councils have been working together on
this matter and have prepared a joint
strategy diagram. The cross border
issues and common parts, although
presented differently in each AAP do
reflect the same vision, objectives and
proposals for Sherford. The length of this
proposal reflects the extent of
discussions and scheme development
that has taken place in partnership with
the developers.

5.22 The consultation on the Preferred
Options for this proposal demonstrated
that there is notably more concern than

support for this proposal, in terms of both
the principle and detailed impacts, within
the existing local community. People
object to the principle of the development
of Sherford new community in close
proximity to Elburton and Plymstock for
reasons such as loss of green space and
impact on mineral reserves. Despite
these concerns, the Council supports the
conclusions established through the
extensive and inclusive ‘design by
inquiry’ approach towards the planning of
Sherford in regard to the principles of the
location and design of the new
community. However, detailed concerns
raised in the consultation process such
as coalescence of urban areas, impact
on sport facilities and impacts of traffic
etc, are relevant and have been
addressed in the proposal.

5.23 One of the main issues is the alignment
of the High Quality Public Transport route
and new road connections between
Sherford and the City. The Strategic High
Quality Public Transport Study was
undertaken for the Council and it
assessed public transport options. The
study recommended a public transport
route and system, which is now proposed
in this plan. This route uses a

combination of on road and public
transport dedicated off road alignments
on the line of the former railway. The
route and public transport system will be
provided through a combination of
proportionate financial contributions from
developers and a Major Scheme Bid as
set out in the Local Transport Plan 2006-
2011.

5.24 The Strategic High Quality Public
Transport study also concluded that a
'park and ride' facility on the A379 was
not justified at this time. Therefore no
park and ride sites are identified in this
plan, however the Council does retain a
long term aspiration for a park and ride
on the A379 corridor. The Council has
concluded that there is also not a need at
this time for a highway (road) connection
between Sherford and the A379 to the
east of Elburton and the road route to the
north Elburton and joining the A379 at
Haye Road junction proposed through
the Enquiry by Design process is
appropriate. 

5.25 The proposed Sports Hub is required to
meet the sports and leisure needs arising
from the new community at Sherford and
not just the parts of Sherford being built
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in Plymouth’s administrative area. The
developers of the new community will
deliver this facility. Not all the sports
facilities will be needed during the early
stages of the occupation of the
development and therefore its
construction will be phased. The early
phases of it should include the
replacement rugby pitch lost from King
George V Playing Fields. This proposal
exploits an opportunity to make a very
positive use of this land that is not
suitable for other forms of development
because it falls within the Minerals Buffer
Zone, and so is subject to potential
adverse impacts arising from the
extraction of limestone from Hazeldene
Quarry. Elements of the Sport Hub
facilities will also meet the sporting needs
of the Secondary School. Whilst the need
for this facility arises from the
development’s new community, it will also
be available for use by the existing
community in Plymstock and improve the
range and choice of such facilities for
local people.

5.26 The green buffer between the new
community and Elburton fulfils several
functions. It provides: a green link
between Saltram and the proposed new

Community Park; a buffer to mineral
operations at Hazeldene; space for
sports facilities and public open space;
and protection for the amenity of
Elburton’s residents during the plan
period whilst Sherford is being
constructed. There is a potential long-
term opportunity for development within
this buffer that retains green links. This
will round off development on the
northern fringe of Elburton and provide
frontage development to the new road
and connect development with the public
transport route. However, this is a long-
term proposal which is envisaged to
come forward after 2016 and which
should be considered through the ‘Plan,
Monitor, Manage’ approach that is being
adopted in the delivery of Plymouth’s
Local Development Framework. 

5.27 The Council’s policy of evaluating
apparently archaeologically sterile
greenfield sites to the east of Plymouth
has demonstrated that levels of
prehistoric and Romano-British activity,
particularly in the area known as the
Elburton fringe, were far greater than had
previously been thought. Recent
evaluation has confirmed that these
levels of prehistoric and later activity are

consistently encountered in greenfield
sites in this area. Suitable mitigation
(archeological evaluation followed by
subsequent mitigation or
recommendations) will be required in
advance of any development (other than
minor), which is proposed within the area
of Sherford/North Elburton.

5.28 The Sustainability Assessment of this
proposal demonstrates that the proposal
is sustainable but that there is a need to
ensure detailed aspects of the design do
focus on ensuring for a high quality of life
and minimal impact on environmental
matters. This will be achieved through the
design of the development and at the
time of the authorities consideration of a
planning application, which will include an
Environmental Impact Assessment.

local development framework
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Land to the north and north-east of Elburton
and up to the proposed High Quality Public
Transport (HQPT) link, shall be safeguarded
for its potential to accommodate long term
development, beyond 2016, subject to
assessment of need and economic
justification through a Plan, Monitor,
Manage process. It is envisaged that any
development in this location would need to
establish a northern edge to Elburton,
fronting onto the HQPT route, and sports
hub to the north. It should also deliver some
local facilities to serve this area, local linked
greenspaces to provide local opportunities
for play and amenity and access to other
recreational areas, including the Sherford
Community Park. Any proposals would need
to consider local traffic management
impacts and provide opportunities for
access from existing residential
development in Elburton to the north and to
the proposed Public Transport Stop. The
area should be able to accommodate in the
region of 300 mixed type and tenure homes.
Other options include retaining the area as a
green buffer.

5.29 The public consultation process for this
proposal revealed significant objection to
the principle of housing development on
the green fields to the north of Elburton.
However, the Council considers that this
development is necessary and must go
ahead to support the sustainable growth
of the City. The hierarchy of plans
supports this proposal. It is also
supported by the other adjoining planning
authorities of South Hams District Council
and Devon County Council and by the
Sustainability Appraisal of this plan.
Whilst the submitted proposals for this
development and its connections does
not meet the wishes of those who object
to the principle of the development, it
does seek the delivery of a high quality
development that will provide benefits for
the existing community and to mitigate
some of the impacts of the development.

5.30 This is a strategic policy identifying the
potential for future development.
Development proposals in the area that
will be delivered in the period up to 2016
should be designed to allow for
integration with this potential long-term
development option. The detailed spatial
planning policy framework for this long-
term option will be prepared in the course

of future reviews of the relevant part of
the Local Development Framework, and
which will explore and take account of
the various impacts and issues.

Proposal NP 06. - Future development options north of Elburton
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The development of a sustainable transport
network will include all modes of transport and
therefore a range of works, to reduce reliance
on the motor vehicle. It will provide attractive
viable alternative modes of transport, in the
creation of sustainable linked communities.

A sustainable transport network will include the
following measures: 

Cycling and walking

1. A comprehensive network of walking and
cycling links, within and between
developments and the wider community
(proposals NP01, NP02, NP03, NP05,
NP10, NP11, NP13, NP15). 

2. The production of robust travel plans by
developers of each site that encourage
modal shift to sustainable travel in new
developments. These plans need to be
monitored to assess changes in travel
behaviour (proposals NP01, NP02,
NP03, NP05).

3. Cycle parking and facilities provided at
key points in new developments,
including the school, shops, business
parks and in particular at public transport

interchanges (proposals NP01, NP02,
NP03, NP05).

4. The safeguarding of public rights of way
within the developments in the North
Plymstock area. Developers should
therefore liaise with local access forums
and the Council to ensure that these
rights of way are safeguarded (proposals
NP01, NP02, NP03, NP05).

5. The delivery of the Sustrans National
Cycle Network route 2 through this area
(proposal NP10, NP01, NP02, NP03,
NP04, NP15) and connection with route
27 (proposals NP05, NP13).

6. The development of a school travel plan
for new developments ensuring that all
children have safe and viable alternatives
to the private car for getting to school.
Travel plans should be prepared for all
businesses and residential developments
that are properly co-ordinated (proposals
NP01, NP02, NP03, NP05). 

High quality public transport system
serving the eastern corridor 

The sequential phased delivery of an HQPT
route along the A379, consisting of a Bus Rapid
Transit system linking Deep Lane park and ride
with the City Centre, including the provision of
interchanges, delivery of the route and
protection of longer term route options. This will
need to be phased with developments to
ensure the service can be provided at all stages
of development (proposal NP07).

Local Public Transport
Improvements 

The enhancement of local public transport
services within Plymstock through contributions
from developers, mitigating their impact on the
network and increasing their capacity. These
improvements will include bus access and
priority and the supply of public transport
vehicles (proposal NP08).

Objective 3. Create an integrated sustainable transport network including a High Quality Public
Transport (HQPT) system serving new urban areas in the eastern corridor and the A38 Park and
Ride, and improve existing services in Plymstock.
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Traffic management/ highway
improvements

1. The delivery of improvements to A379/
Haye Road junction, Haye Road and
Haye Road junction with the south
Sherford access road (delivered as part
of Proposal NP05).

2. The delivery of improvements along the
A379 to create capacity at junctions, and
capacity at Laira Bridge (proposal NP07,
NP09). 

3. The delivery of traffic management
measures in north Elburton and to south
of Plympton St. Maurice to manage the
impacts of Sherford (proposal NP09).

4. Highway improvements west of the River
Plym including a new link road between
Laira Bridge and Embankment Road and
the upgrading of a general traffic route
through the Cattedown area (proposal
NP07).

5. Other local highway works to Sherford
Road, Vinery Lane, Haye Road,
Colesdown Hill, The Ride and north of
the A38 as required to accommodate
Sherford and Plymstock Quarry traffic
(proposal NP01, NP09 and NP05).

6. Network management in the form of
Intelligent Transport Systems (ITS), i.e.
Variable Message Signing (VMS) and
Automatic Number Plate Recognition
(ANPR) (proposal NP07). 

Implementation

This will be delivered through the following:

Up to 2016 - Phase 1 

1. The development and submission of a
major schemes bid for the eastern
corridor High Quality Public Transport
system (proposal NP07).

2. A highway and HQPT link from Sherford
to A379, including improvements to A379
/ Haye Road junction, Haye Road and
transport interchange at north Elburton
(delivered as part of Proposal NP05).

3. The implementation of walking and
cycling links (NCN2) including bridge
over the A379 and links to the city centre
(proposals NP01, NP02, NP03, NP05,
NP10, NP11, NP13, NP15).

4. The implementation of travel planning
initiatives (proposals NP01, NP02, NP03,
NP05).

5. The continuation of the HQPT route
along A379 and linking Plymstock Quarry
local centre (including priority measures)
and transport interchange (delivered
through NP01). The production of travel
plans and associated marketing
(Proposal NP01, NP02, NP03 NP05).

6. Improvements to local bus services in
Plymstock associated with reducing
journey times and increasing patronage
(delivered through proposal NP08, with
contributions from NP01 and NP05).

7. The further delivery of public transport
improvements along the A379, which will
help to provide a consistent HQPT route
along the Eastern Corridor creating
priority at key junctions including
Colesdown Hill Roundabout, Pomphlett
Roundabout (delivered through proposal
NP07 with contributions from NP01 and
NP05).

8. Improvements to Laira Bridge to increase
its capacity for the HQPT and local
services (delivered through proposal
NP07 with contributions from NP01 and
NP05).

9. Highway improvements to the west of
Laira Bridge (delivered through proposal
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NP07 with contributions from NP01 and
NP05).

Phase 2

10. The delivery of the HQPT route through
the southern edge of Moorcroft Quarry
from Haye Road to the A379 junction with
Colesdown Hill (delivered through
proposal NP07 and NP 15).

11. Travel Plan monitoring and the
management of travel and transport
patterns.

2016 to 2021

12. The active monitoring and management
of travel and transport patterns.

Beyond 2021

13. Future options for the HQPT alignment
along the former railway from Colesdown
Hill to The Ride (Proposal NP 07).

14. The continuation and the updating of the
system to enhance the service, ensuring
its viability as a preferred mode of travel.

local development framework
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To deliver a High Quality Public Transport
(HQPT) scheme proposed for the Eastern
Corridor including a flexible, mass rapid-
transit mode that combines, vehicles,
interchanges, bus priority in the form of
highway priority and priority at signalised
junctions. It will also include Intelligent
Transportation Systems (ITS) such as Real
Time Passenger Information (RTPI). The
integrated system will have a strong positive
identity that evokes a unique image. Its
flexibility will enable an incremental
approach to the construction of the system,
as patronage and funding allows. The HQPT
will ultimately offer an integrated system of
facilities, services, and amenities that
collectively improves the speed, reliability,
and identity of bus transit. In particular the
HQPT route will provide for the following:

1. A frequency of at least 12 journeys an
hour with 11 vehicles from its origin at the
Deep Lane Park and Ride interchange to
the City Centre throughout the day. The
service should take approximately 15
minutes. 

2. The incorporation of a bus rapid transit
system model, which uses the best
design elements of light rail vehicles with
the low cost flexibility associated with

traditional bus services. Off-board
ticketing, more efficient vehicle
performance and higher quality vehicles
will promote the services as a ‘step
change’ in provision raising the profile
and perception of vehicles.

3. The following stops and interchanges:

� Elburton North

� Plymstock Quarry

(Other interchanges will be delivered as
part of the South Hams District Council
Sherford AAP (Deep Lane Park and Ride,
Sherford North (primary school) and
Sherford Central and Sherford South and
secondary school), the East End AAP (at
Embankment Road) and the City Centre
AAP)

4. Interchanges that are convenient and
accessible for users. Interchanges should
be consistent with the ‘mobi hub’ concept
of a locally based travel and terminal and
service centre (or mobility centre) offering
a pleasant safe and secure waiting
environment, combined with travel
information and journey planning
services, incorporate secure cycle
parking and RTPI.

5. A phased implementation to ensure the
full use of the service in line with the
building programme of the developments,
and safeguard future long-term options.
The phasing is outlined below:

Phase 1

The HQPT service will operate on the existing
A379 corridor where bus priority measures will
be implemented utilising the existing highway
land space. It will include the following
measures:

a. The creation of an HQPT route along a
new Sherford southern link road, over a
new junction with Haye Road, along an
improved Haye Road and via an
improved junction Haye Road / A379 at
Stanborough Cross

b. The creation of an HQPT priority to
Plymstock Quarry local centre from A379,
which minimises journey time

c. Improvements to the existing A379
corridor where bus priority measures will
be implemented utilising the existing
highway land space

d. Improvements to junctions at Colesdown
Hill, Pomphlett Roundabout and The
Ride, to create HQPT priority

local development framework
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e. Improvements to Laira Bridge to create
bus priority on the existing road structure.
By increasing the capacity of the bridge it
is evident that some of the pedestrian
footway will be removed, and this will
need to be provided elsewhere. The
potential options are to create additional
space on the Laira Bridge or to utilise the
former rail bridge to form an exclusive
pedestrian/cycle route

f. Improvements west of the Laira Bridge to
Embankment Road along Exeter Street
to the City Centre to accommodate an
HQPT route with access for local traffic.
Through traffic will be diverted through
Cattedown, with associated significant
alterations to existing junctions,
particularly at the west end of Laira
Bridge, and a new waterside link
between Laira Bridge Road and
Embankment Road. 

Phase 2

An HQPT route will be created along the
protected alignment through Stanborough
Nursery Site and south of Moorcroft Quarry,
including the junction with the A379 and
improvements to the adjacent Moorcroft Quarry
entrance.

Long term protected route (phase 3)

Longer-term route alignments will be protected
along the former railway line west of Colesdown
Hill to the Plym Estuary. The use of the disused
railway line would need to be assessed against
this areas high ecological value.

6. Developer contributions, which are fairly
and reasonably related to assist with the
delivery of the HQPT in conjunction with
securing a major transport schemes bid.
Development in the area which impacts
on or includes any part of the land
proposed for the HQPT route or which
will create additional vehicular traffic on
this part of the A379 corridor should
make provision for the following:

a. Where there is a direct relationship
between the development and
proposed HQPT alignment, either
provide the HQPT route or
safeguard the implementation of
the route and future operation of
the system

b. A financial contribution, which shall
be fairly and reasonably related to
each development, towards the
cost of providing the HQPT route
and system.

c. Acquisition of the land needed to
deliver the HQPT alignment sought
by agreement with the landowner.
However if this fails, the Council
will consider using its compulsory
purchase powers to purchase the
land required.

7. The assessment of the risk of flooding
and design development to avoid
unnecessary development in areas of
high risk and minimise the impact of
development on flooding, or provide
mitigation measures to reduce the
impacts of potential flood.

8. The assessment of the ecological impact
of the proposal and avoidance of
unnecessary damage to significant
features. Where loss to significant
features is unavoidable the scheme
should provide for appropriate mitigation
measures.

5.31 Integrated sustainable transport is
instrumental in creating sustainable
neighbourhoods. The key objective is to
create communities where it is easier to
access facilities by walking or cycling
rather than by car and therefore reducing
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the need to use the car for short or local
journeys. It is recognised however that
people may wish to access facilities or
employment outside of their local area.
Therefore access to a high quality,
frequent, easy to use and affordable
public transport service is a priority. This
service should be seen as a realistic and
attractive alternative to private car travel.

5.32 Transport problems in Plymouth have
been widely documented in the Draft
Regional Transport Strategy (DRTS), the
Local Development Framework Core
Strategy and the Local Transport Plan 2
(LTP2). The Draft Regional Transport
Strategy (DRTS) states that congestion is
a major issue affecting the operation of
the transport system in the City. It points
to limited transport choice causing
congestion on arterial and radial routes
and the City Centre, a poorly integrated
public transport system and capacity
constraints at key locations including river
crossings, which impede travel within the
city. It also points to major developments
to the east of the city requiring high
quality public transport solutions. Peak
hour congestion is currently experienced
in parts of the eastern corridor. According
to journey time surveys completed for

LTP2 some of the worst problems occur
on the A379 on the approaches to Laira
Bridge, especially during peak hours. In
addition the LTP reports a 12 per cent
decline in bus patronage across the city
and low levels of people cycling to work
(less than 5 per cent, 2001 Census).

5.33 Plymouth has an ambitious growth
agenda and it is undeniable with the
development of significant additional new
homes and business space on this
corridor, extra pressure will be put on an
already congested network. The
measures detailed in this document have
been designed to mitigate these
pressures. The development of
sustainable communities along the
corridor can be seen as an opportunity to
promote sustainable transport choices,
thereby increasing the capacity on the
network. An integrated sustainable
transport network including a High
Quality Public Transport (HQPT) system
serving new urban areas in the eastern
corridor and the A38 Park and Ride,
coupled with an improved public transport
service in Plymstock will meet the
objectives of the LTP2. It will help to
ensure a transport mode shift along the
corridor, improving accessibility and

social inclusion, reducing the growth of
traffic congestion, improving road safety
and supporting sustainable growth. It is
hoped that the corridor will become an
exemplar of a sustainable integrated
transport and part of the ‘Strategic
Transport Network’ as outlined in LTP2.
The Strategic High Quality Public
Transport Network study concluded that a
‘park and ride’ facility on the A379 was
not justified at this time. Therefore no
park and ride sites are identified in this
plan, however the Council does retain a
long term aspiration for a park and ride
on the A379 corridor.

5.34 The integrated sustainable transport
network should be implemented as a
package as each development takes
place to ensure a transport mode shift
from the first occupancy of new
development and there is not the same
dependence on the private car as there is
at present. Comprehensive travel plans
for all sites will also be expected as
changing travel behaviour will help to
create mode shift. The introduction of
measures including travel plans,
marketing and promotion of alternatives
has been shown to reduce peak period
urban traffic of about 5 per cent, if

local development framework
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implemented at a high intensity (Smarter
Choices, Changing The Way We Travel,
Department for Transport, 2004).

5.35 The package of measures centres on a
bus based HQPT service running from
the Deep Lane junction with the A38 into
the city centre. This element of the
package was identified within The
Plymouth Eastern Corridor Study
commissioned by the Council in 2005.
The study was undertaken to determine a
preferred transportation and
implementation strategy and investment
plan for the strategically important
eastern corridor. The area covered by the
study lies to the east of the City Centre,
comprising of the eastern approaches to
Plymouth along the A38 from the Deep
Lane junction, the A374 from Marsh Mills
to the City Centre and along the A379
from Brixton. 

5.36 Ultimately the HQPT offers a complete
integrated system of facilities, services,
and amenities that will collectively
improve the speed, reliability, and identity
of bus transit. These features will
promote a step change in public transport
provision raising the profile and
perception of vehicles. This integrated

system has further benefits over
conventional bus services due to its
image and its flexibility of route choice.
The flexibility over the route taken allows
an incremental approach to the
development of the system. 

5.37 The preferred options report for this Area
Action Plan was published prior to the
completion of the Strategic High Quality
Public Transport Study. However, the
preferred options report did identify the
need for a high quality public transport
system for the A379 corridor, which was
supported. There were concerns about
the potential detailed impacts of such a
proposal on issues such as loss of green
space and sports facilities. An additional
consultation stage was held on ‘key
changes’ to the preferred options report
for the Core Strategy. This included a
section for the Eastern Corridor that set
out the key messages from the Strategic
High Quality Public Transport study that
would need to be reflected in this plan.
The Sustainability Appraisal for the
preferred options report and key changes
demonstrated that these emerging
options were sustainable but that specific
impacts of proposals would need to be
carefully considered during their siting

and design and mitigated where
appropriate. The proposals set out in this
plan address the concerns raised and
provide for mitigation.
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Enhancements to bus routes servicing the
existing area of Plymstock would be
achieved through the implementation of the
strategic public transport network. This
would include improved vehicles,
frequencies, infrastructure improvements
such as highway works, and real time
information at each bus shelter throughout
the area. Local public transport services
within Plymstock will be enhanced through
proportionate contributions from
developers, mitigating their impact on the
network and increasing the capacity. These
improvements will include enhanced bus
access and priority and the supply of
vehicles.

5.38 The level of public transport use (buses)
in Plymstock is amongst the lowest in the
city. Subsequently, a greater proportion of
people use their private motor vehicle for
journeys, which adds to road congestion,
inefficient use of non-renewable fuel and
increased pollution. There is reasonably
good distribution and penetration of
public transport services (bus routes) in
Plymstock, so the extent of the bus
service is not considered to be a
significant reason for poor bus use. There
is, however, opportunity to improve the
reliability, frequency and quality of public

transport services in Plymstock. This can
be achieved through a number of
physical and public transport
management measures, e.g. bus priority
measures, bus quality partnerships and
improved passenger information and
waiting areas, all of which need funding.
Access to a more reliable, frequent and
high quality bus service will encourage
people in Plymstock to shift their mode of
transport from car to bus. Apart from
being obviously more sustainable and
beneficial to the existing population,
increased bus use in Plymstock would
also effectively create capacity in the
road network. Developers of sites in
Plymstock and of sites which impact on
the A379 corridor are not only being
asked to contribute towards improved
public transport provision for Plymstock
to provide improved choice of travel
means for occupiers of their
developments, but also to effectively
increase (or borrow) road capacity for
their developments from the existing road
network. This means that a proportion of
a development’s traffic impact can be
offset and not result in increased
congestion.

5.39 Consultation with the community in
Plymstock has demonstrated that the
single greatest concern of existing
Plymstock residents arising from future
development proposals is the impact of
traffic on top of existing congestion and
poor transport infrastructure. There is a
significant concern that new development
will not only increase traffic and hence
congestion but that the new public
transport services will only benefit
residents of new developments,
particularly those on the HQPT route. In
relation to creating sustainable
communities, the responsibility of
developers does not stop at their front
door. New development should not result
in significant adverse impact on existing
residents. Transport improvements
arising from development should seek to
meet the transport needs of the
development as well as providing an
improved choice of transport modes for
existing residents. This will enable them
to go about their daily lives with better
sustainable transport options and with as
limited impact as possible.

local development framework
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To deliver a range of traffic management
and infrastructure improvements including: 

� A link road from Sherford to Haye Road,
and its junction with Haye Road

� Haye Road improvements

� Haye Road/ A379 junction improvements

� Other junction and link improvements on
the A379, including Colesdown Hill
junction, Pomphlett roundabout, and The
Ride

� Improvements to Laira Bridge to improve
vehicular capacity, and re-provision of
lost pedestrian/ cycle capacity either on
the existing Laira Bridge or elsewhere

� Highway improvements west of the River
Plym including a new link road between
Laira Bridge and Embankment Road and
the upgrading of a general traffic route
through the Cattedown area

� Other local highway works to Sherford
Road, Vinery Lane, Haye Road,
Colesdown Hill, The Ride and north of
the A38 to accommodate Sherford and
Plymstock traffic

� Traffic Calming on Sherford Road and
Vinery Lane resulting from impacts from
Sherford 

� Traffic mitigation in Plympton and
Elburton resulting from impacts from
Sherford, including potential bus gate at
Ridge Road / Plympton Hill junction to
safeguard Plympton St. Maurice
Conservation Area.

5.40 This proposal sets out the broad
schemes that need to be delivered to
facilitate both sustainable public transport
infrastructure and other transport
infrastructure on the A379 corridor which
will be necessary to support the
developments proposed in this area
action plan and the Sherford Area Action
Plan. This transport infrastructure is
necessary to connect Sherford new
community with the A379 corridor and
achieve the improvements in the A379
corridor that will support the various
developments. These schemes are
expected in most cases to be delivered
with developer funding in response to the
development proposals in the area.
There may be public sector funding to
facilitate delivery of some of the
schemes.

5.41 The justification for these general
schemes is comprised from a variety of
sources including: the Strategic High

Quality Public Transport Study, the Local
Transport Plan, results of traffic surveys
and monitoring, traffic modelling and
transport assessments undertaken to
support planning applications.
Consultation on the Preferred Options for
North Plymstock AAP and the Transport
section of the Core Strategy Key
Changes, demonstrates that there is
general support for the HQPT proposal
but there is significant concern about the
ability of the existing highway network to
accommodate the levels of development
proposed. These transport infrastructure
proposals address those concerns.

5.42 The Sustainability Appraisal for the
Preferred Options report and key
changes demonstrated that the emerging
HQPT options were sustainable but that
specific impacts of highway proposals
would need to be carefully considered
during their siting and design and
mitigated where appropriate.

Proposal NP 09 - Highway infrastructure improvements and traffic management
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All development should facilitate the
implementation of the NCN route 2 along the
eastern corridor from the existing cycleway
from the city boundary, through to the Plym
estuary. This will be achieved through
securing the following protective alignment:

� An alignment along the former railway
line from the South Hams/ City boundary
to the edge of Elburton

� An alignment along rights of way,
adopted highway and open space from
the edge of Elburton to Haye Road

� An alignment to the south of Moorcroft
Quarry in conjunction with the High
quality public transport route

� An alignment along the former railway
line west of Colesdown Hill to the Plym
estuary

� Access across the Plym estuary. The
potential options are to create additional
space on the Laira Bridge or to utilise the
former rail bridge to form an exclusive
pedestrian/cycle route.

5.43 This proposal sets out to implement the
SUSTRANS proposed National Cycle
Route proposal from the eastern edge of
Plymstock to and across the Laira.

Development proposals on this route
should secure and implement an
alignment and development proposals
which impact on this transport corridor
should contribute towards the funding of
this route. The consultation on the
Preferred Options did not include a
specific proposal to implement this
National Cycle route, but it did include

the requirement to provide and improve
cycle links in each relevant proposal and
this route was indicated on the strategy
diagram. There was general support for
the proposals to provide and improve
cycle routes and connections. The
Sustainability Appraisal supports this
proposal.
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A network of accessible high quality multi-
functional greenspaces will be created with
Saltram Park at its heart. It will integrate with
other areas, providing a unifying character and
identity whilst offering a range of diverse
recreational activities and destinations. The
countryside park will serve as a local, city wide
and regional resource.

Implementation

This will be achieved through the following:

Up to 2016

1. The creation of a countryside park
partnership (Proposal NP11).

2. The delivery of part of the countryside
park through Plymstock Quarry northern
fields (delivered as part of Proposal
NP01).

3. The delivery of an improved access,
recreation spine visitor information point
adjacent to Stag Lodge and new links to
north of A38 (This will be achieved over a
number of land ownerships, including the
National Trust, and delivered as part of
Proposal NP11, Proposal NP01 and
Policy NP13).

4. The delivery of green
links from Sherford
(delivered as part of
Proposal NP05,
Proposal NP11 and
NP15).

5. The delivery of green
links through mineral
buffer zones (i.e. Stag
Lodge to Elburton /
Stag Lodge to
Sherford).

2016 to 2021 and beyond

6. The physical access
and integration of
Chelson Meadow,
once declared safe
(proposal NP12).

Objective 4. Deliver a new countryside park, which will form a key recreational focus to the city
and region 
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Proposal NP11
Countryside Park 

Strategic Footpath/
Cycleway Links

Green Links

Focal Areas

Promote Water 
Transport Links

Allotments Site

Drake Memorial
Park Cemetery

Saltram Registered
Park and Garden

Recreational Links

Strategic Transport
Network

Greenscape
(Policy CS18.1)

Existing Urban
Areas

Plymouth/South
Hams Boundary
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A new countryside park is proposed, that
will incorporate the historic Saltram Estate
and a wider area of land under different
management regimes and land ownerships.
Its role will be multifunctional with informal
recreation as a key theme that is developed
to respect and interpret the area’s natural
and historic character, providing a local, city
wide and regional resource. 

The development of this proposal will be
sensitive to the unique historic value of the
Saltram Estate. It will protect this resource
and promote the wider setting. With an
increasing recreational demand arising from
new development in the area, the proposal
will also seek to lessen any potential
negative impacts on the Saltram Estate,
through careful visitor management and the
expansion of complementary recreational
activities in other parts of the countryside
park. In particular this will include:

1. The establishment of a countryside park
partnership to co-ordinate the
development of a masterplan, visitor
strategy (which includes an assessment
of the recreational carrying capacity of
the area based on current and future
demand), funding bids and management
plan, and ongoing management issues.

The partners should include the National
Trust, the relevant Councils and other
landowners and managers.

2. A series of sensitively designed footpath,
cycleway and bridleway routes and
circuits throughout area that will promote
access by sustainable means into the
area. This will include a number of key
routes linking with Plympton St. Maurice,
Saltram House, Plymstock. Quarry,
Sherford, Elburton, Chelson Meadow
(Proposal NP13), the
South West Coast
Path and the
National Cycle
Network.

3. A central visitor
information point
close to Stag Lodge
on Haye Road, that
links with other
arrival hubs offering
a range of diverse
recreational activities
and destinations,
including
interpretation of the
area’s historic and
natural environment. 

4. Improved access to the countryside park
by public transport including from park
and rides and HQPT stops.

5. Significant improvements in the
conservation, enhancement and
restoration of biodiversity. The area
contains a number of existing areas of
wildlife interest that will need protection
and appropriate management. There are
also opportunities to provide new areas
of accessible natural green space, which

local development framework
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Proposal NP 11 - Countryside Park
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will not only provide opportunities for
education and interpretation, but also
contribute to regional targets for restoring
biodiversity.

6. The preservation of the historic character
and national importance of Saltram
House, Gardens and Parkland and the
retention of strategic views.

7. The safeguarding of land, including the
current Drake Memorial Park, to meet the
current and future burial needs of
Plymouth, on land held by the Park.
Improvements to access and parking will
be sought in conjunction with the wider
proposals for the countryside park. Part
of this land may be required for a future
Crematorium or similar facility in the
future. Proposals for a recreational route
from Sherford to Stag Lodge, to the south
of this land will need to be sensitive to its
impact and relationship to the existing
and future burial grounds.

8. The provision of an allotment site on land
to north of Moorcroft Quarry.

Opportunities will be taken to support the
countryside park with complementary
commercial recreation activities where
appropriate to the character of the area, such

as cycle hire, horse riding
or similar facilities. These
will provide both
recreational and economic
benefits, where the
individual impact is
compatible with the
countryside park activities.

5.44 The countryside, sea
and estuaries
around Plymouth are
unique, they are
recognised as
internationally and
nationally important
for their landscape,
biodiversity and historic interest and
these are a key determinant of the
residents’ quality of life. If Plymouth is to
grow in line with the aspirations
expressed within the Regional Spatial
Strategy there is a need for good quality
recreation areas that will help to ensure a
good quality of life is enjoyed by all its
residents. 

5.45 Saltram House is a Grade I Listed
Building and many other buildings within
the estate are listed II* and II. The House

and parkland is also designated at Grade
II* on the English Heritage Register of
Parks and Gardens of Special Historic
Interest in England. Therefore it is
essential that these heritage assets are
protected and where possible enhanced.
Saltram House, gardens and park are
owned and managed by the National
Trust and the Council seeks to support
the National Trust’s hard work and
positive management efforts to protect
and improve the heritage of the area.
This area also acts as a very significant
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tourist and local recreational facility. The
Saltram House and park is owned,
operated and managed by the National
Trust as a nationally important historic
house and working estate, with some
public access. Therefore the future
proposed use of the park will need to
respect this management arrangement.

5.46 The proposal seeks to support the
National Trust’s marketing and tourism
strategy for the house and park, but to
integrate that into leisure and recreational
resource, which will encompass
additional land areas where public
recreation opportunities predominate. In
the context of growth anticipated in the
Plymouth area, both during this plan
period and in the longer term, it is
considered that the amount of public
space available for recreation should also
grow to absorb both the needs of the
current population and potential for
population growth. This is also important
in the sub-region, as it will provide an
alternative informal open space and
recreation destination to Dartmoor
National Park, thus relieving the potential
additional pressure on Dartmoor’s natural
resources. 

5.47 The Eastern Corridor
Urban Fringe
Countryside Strategy
was commissioned
to look at the
potential for the
countryside park. It
concluded that the
park represents an
opportunity for a
range of city wide
and potentially
regional recreational
opportunities. These
could be linked to
recreational
resources and tourist
attractions beyond
the study boundary provided this is
balanced with the protection of natural
and historic environments. It further
concludes that the park has a major
potential to become a strategic area for
new green Infrastructure to improve the
quality of life for existing as well as new
residents of the envisaged major
development. 

5.48 The consultation process, whilst
demonstrating overall public support for
the preferred option for this proposal,

also revealed some significant concerns
about the nature of the proposal and
potential negative impacts on farming
and Saltram's historic character. The
submission proposal has been re-drafted
to accommodate those concerns and
clarify the extent of the area and nature
of the facility envisioned. The
Sustainability Appraisal demonstrates
that the proposal is sustainable but that
the planning framework should seek to
respect setting of the Saltram Estate.

local development framework
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The former landfill site at Chelson Meadow
will be used as a new recreation and leisure
resource for the city, forming part of the
countryside park (Proposal NP 11). 

The southern hilly section of the restored
land raise should be used for informal
public open space. The northern, flatter,
area of the site could accommodate more
active ‘open air’ sports and leisure uses.
There are also opportunities for improved
biodiversity. In particular the restored
landfill site will provide for the following: 

1. The protection of the land-raise
restoration system.

2. The protection and improvement of the
existing traveller community site at the
north end of The Ride, including impacts
on the wider amenity of area. The site will
be restored into the countryside park in
the event that a new improved travellers
site is provided in a new location.

3. The protection of the character and
setting of Saltram as a Registered Park
and Garden.

4. The provision of pedestrian and cycling
links to adjoining public access land or
routes for future use and integration into
wider area.

5. A restoration plan that considers the
relationship and impact with the adjoining
areas in terms of boundary treatment and
overall character.

6. The provision of long-term management
regimes.

7. Contributions towards Regional
Biodiversity Action Plan targets for
accessible natural green space and
habitat restoration.

8. The assessment of the risk of flooding.
The development should be designed to
avoid unnecessary development in areas
of high risk and minimise the impact of
development on flooding, or provide
mitigation measures to reduce the
impacts of potential flood.

5.49 Originally Chelson Meadow was part of
tidal mud flats of the Plym Estuary. It was
reclaimed in the 1800s and has been
used for waste tipping since the early
1960s. The land has been raised above
its previous levels and the tipped waste
now forms an east west running hill on
the southern part of the land but is flat on
the northern part of the land. Waste

tipping has already ceased on significant
parts of Chelson Meadow and the land is
being progressively restored. The final
phase of waste tipping on the man made
hill in the southern area will likely cease
in mid 2007, although the potential to
extend tipping until 2008 is being
explored. The restoration of the site is
designed to protect the environment from
the emissions arising from the
decomposing waste. Therefore, any
future use of the land must protect that
restoration system to prevent pollution
incidents. The reclaimed land form and
instability of the land along with the
potential to pollute means that it cannot
be extensively built upon for urban
developments such as housing and
employment. The only realistic uses that
the land could support in the future are
essentially 'soft' uses such as leisure and
recreation. Essential infrastructure such
as paths, changing accommodation,
ancillary buildings and car parking would
be achievable with proper and careful
building design. 

5.50 There are a number of potential leisure
uses, which would be acceptable in
principle on this site subject to details like
access, car parking, landscape, design

Proposal NP 12 - Chelson Meadow restored landfill site
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and location of buildings. Such uses
should include informal open space with
ancillary facilities and either a short golf
course or pitch and putt type facility.
There may be scope for other open-air
facilities. Therefore a master plan for the
site’s re-development and delivery will
need to be prepared, to explore a range
of leisure options and impacts.

5.51 There is an established traveller
community site at the north end of The
Ride that is likely to be retained for the
foreseeable future unless alternative
uses are identified. A city-wide study is
being undertaken to identify the most
suitable long term traveller sites in the
city. If an opportunity does arise for the
relocation of this traveller community, the
site currently being occupied could be
brought into use as a part of the
countryside park.

5.52 Consultation and sustainability appraisal
broadly support this proposal, although
there are legitimate concerns about the
potential for impacts on the character of
Saltram park and potential for risk from
pollution by landfill gases. These issues
are addressed by the proposals.

local development framework
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The design of new development and the
countryside park will create a high quality
approach and introduction to the city from the
east, particularly where it is visible from key
routes (A379, A38, A374) and in waterfront
locations. Key views should be protected and
enhanced.

Implementation

This will be achieved through the following:

Up to 2016

1. The development of Plymstock Quarry
(proposal NP01).

2. The development of Pomphlett Industrial
estate (Proposal NP02).

3. The development of a countryside park
(NP11, NP12).

4. The incremental improvement through
Proposal NP 15 and through sensitive
development of buffers around Minerals
allocations.

2016 to 2021 and beyond

5. The development of Wakehams Quarry
Proposal NP 04.

Objective 5. Provide a new high quality ‘eastern gateway’ into the city, with a strong sense of
place and local distinctiveness particularly on key road & water frontages.

Hazeldene Quarry will provide building stone
and aggregate for the city’s and the region’s
building and growth needs, with the
safeguarding of reserves to the north of the
quarry for future needs.

Implementation

This will be achieved through the
following:

Up to 2016 and beyond

The safeguarding of mineral reserves at
Hazeldene and to the north of
Hazeldene Quarry (Proposal NP 13).

Objective 6. Safeguard mineral reserves to meet the
current and future needs of Plymouth and the South West.
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Buffer Zone

Greenscape (Policy CS18.1)

Hazeldene Quarry

Greater Hazeldene Mineral 
Protection Resource Area

Countryside Park Boundary

Pedestrian/cycle links

Greenlink

Policy NP16

South Hams District Council 
Boundary

Cemetery
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Land at and to the north of the existing
Hazeldene Quarry shall be safeguarded for
the extraction of limestone aggregate, which
shall include the area of known mineral
reserve and a buffer zone to protect both the
future extraction of the mineral and potential
urban development to its north.

Minerals development proposals for
extraction of aggregate should provide for:

1. A working plan and proposed quarry
operation which will be compatible with
the future development of the area, to
balance the extent of future mineral
extraction and the maximisation of
potential urban extension land to the
north.

2. The provision of a landscaped
environmental bund within the potential
extension area to protect the amenity of
future development.

3. A strip of land along the northern part of
the site, which could form part of the
environmental bund, which will form the
'green link' between Sherford and
Saltram. This will also form part of the
mineral extraction safeguarding buffer
zone of 125m width.

4. The dedication of public routes and rights
of way within this section of the green
link. 

5. Mitigation measures to address impacts
as and where appropriate of mineral
extraction on the natural and planned
built environments, amenity, heritage,
ecology and landscape and provision of
suitable monitoring. 

6. An appropriate method of monitoring and
review of the development’s long term
environmental impacts, which may
otherwise by unforeseeable. This will be
achieved either through only consenting
development proposals for individual
phases, the impacts of which are more
reasonable to predict, or through a
scheme of phasing and environmental
review periods to monitor and manage
potential environmental impacts which
can not be predicted at the time of
granting consent.

7. Satisfactory restoration and after care
proposals.

8. Cycle and Pedestrian links within buffer
zones along Haye Road and northern
boundary.

5.53 Minerals are a finite resource and they
can only be worked where they exist.
Minerals are a vital resource for society,
there must be an adequate supply to
provide the raw material for building,
infrastructure and goods that we need.
This limestone is of significant
importance to the local building industry
and it will be a vital resource for the
building of the developments proposed in
Plymouth, notably the new community at
Sherford and the new neighbourhood at
Plymstock Quarry. It is the role of the
Local Development Framework to ensure
that adequate supplies of minerals are
provided to meet needs and that known
mineral reserves are safeguarded from
unnecessary development. Provision of
supplies to meet current needs for
minerals is achieved in the form of ‘land
banks’ (sites with permission) and future
supplies are protected in ‘minerals
safeguarding areas’ (areas of potential
future mineral extraction but which do not
yet have planning permission for their
extraction). The Local Development
Framework must also consider the
development needs of the city and seek
a sustainable balance between planning
for mineral supply and growth of the city.

local development framework
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5.54 The ‘Enquiry by Design’ process explored
the options for the best location and form
of development for Sherford. It concluded
that previously identified limestone
reserve and consented limestone
extraction area at Sherford Quarry,
should form part of the development of
the new community. Having consulted the
minerals operator and having regard to
regional apportionment requirements it
has been determined that adequate
supplies of limestone can be provided for
the future by extending the existing
quarrying operations at Hazeledene in a
northern direction instead of easterly.
This allows land previously ‘sterilised’ as
a mineral consultation area to be made
available for redevelopment to create the
urban form that has been established
through a consultative process as being
the most appropriate in the
circumstances. The ability to extend
Hazeldene Quarry to the north would
also maintain adequate mineral supplies
for the future. At current rates of
extraction, the operator projects that
there is in the region of 250 years of
limestone reserve in the greater
Hazeldene Quarry.

5.55 This policy defines on the proposals map
a mineral safeguarding area that includes
the known limestone reserve, which is in
principle acceptable to extract. The
Mineral Safeguarding Area also includes
a buffer zone to protect the future
extraction of the mineral and also to
protect the potential for urban
development to its north, by limiting the
outer extent of the mineral extraction
area. This Mineral Safeguarding Area will
be a very long term spatial planning
policy, which shall be repeated in
subsequent plans and is expected to
extend beyond the current plan horizon
of 2026.

5.56 The consultation on the Preferred
Options for this proposal demonstrated
general support for safeguarding of the
limestone for future quarrying. The
Sustainability Appraisal finds this
proposal to be sustainable in principle,
but that there is a need to carefully
control and monitor the extraction
process to ensure no adverse impacts
arise from the extraction process in the
future. This is a key issue as, whilst the
principle of mineral extraction is entirely
acceptable, there is a need to ensure that
the mineral extraction process will not

result in unacceptable environmental
impacts. It is not reasonable to be able to
accurately predict or foresee all the
potential environmental impacts arising
from 250 years of mineral extraction.
Therefore there is a need to control any
planning consent. These should either be
for shorter periods of consented
extraction, the impacts of which are more
reasonable to predict or a longer
consented extraction with built into it
review periods. This will allow for
monitoring and review of the
environmental impact and adjustment as
necessary to the extraction method or
even extent of extraction, in light of
unforeseen environmental impacts.
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Waste management sites will be provided in the
area, at Chelson Meadow, and Moorcroft
Quarry to allow for waste handling and
recycling.

Implementation

This will be achieved through the following:

Up to 2016 and beyond

1. The retention and improvement of waste
management facilities at Chelson
Meadow (Proposal NP14).

2. The potential provision of
waste handling facilities at
Moorcroft Quarry (Proposal
NP 15).

local development framework
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The function of this site for waste
management shall be safeguarded, as set
out in the Waste Development Plan
Document.

New waste handling and/or treatment
facilities should provide for:

1. The sensitive design, siting, layout, and
orientation of development having regard
to the landscape setting and allocation of
Plymstock Quarry as a new
neighbourhood and its prominence from
the Plym estuary and National Cycle
Network route 27.

2. The protection of the health and amenity
of prospective occupants of the new
development at Plymstock Quarry.

3. Where practicable, the improvement of
the layout/design/orientation and local
environmental impact of existing waste
management facilities.

4. The safeguarding of a site for potential
Waste to Energy/ or use existing landfill
gases for a Combined Heat and Power
plant in association with Plymstock
Quarry.

5. The assessment of the risk of flooding.

The development should be designed to
avoid unnecessary development in areas
of high risk and minimise the impact of
development on flooding, or provide
mitigation measures to reduce the
impacts of potential flood.

5.57 This part of Chelson Meadow is the
current centre for the Council's waste
management and disposal services.
Whilst the land filling of waste on the rest
of Chelson Meadow is likely to cease in
mid 2007 (or possibly 2008), there will be
ongoing waste management and
treatment on this part of the site for the
foreseeable future. The site currently
includes a variety of waste management
facilities, such as a civic amenity site,
glass transfer, green waste composting,
and material reclamation facility. Planning
consent has been granted for a new
waste transfer station, which will be
operational in 2007 and will handle the
city's domestic waste during this plan
period. Collected waste (i.e. from refuse
collection vehicles) will be brought to this
transfer station and bulked up into larger
loads/vehicles and be transferred by road
to another landfill site for disposal. This is

an intermediate waste disposal solution
whilst a more sustainable waste
management and treatment process and
facility is commissioned. Therefore this
site will play a strategically important
waste management function for the city
during the plan period. Hence the waste
management function of the site should
be protected, whilst seeking to facilitate
the development of the new
neighbourhood at Plymstock Quarry. 

5.58 The site also contains environmental
control facilities, which are critical to the
environmental health of the area, as they
process and control the emissions of
forty years worth of tipped waste at
Chelson Meadow. These control facilities
are to remain for the foreseeable future.
As an existing strategically important
waste management facility, this site has
the potential to accommodate new waste
management uses such as the waste
transfer station or potentially other forms
for longer term waste treatment and
disposal. The Waste Development
Document, supported by a robust waste
evidence base, will allocate sites for
future waste management. Once
submitted it will provide guidance on the
potential long term role (beyond this plan

Proposal NP 14 - Chelson Meadow Waste Management Centre
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period) of this site for waste management
purposes. The planning of the area must
respond to both the existing on-going
waste management activities and the
potential for the site to accommodate
new ones.

5.59 The consultation process demonstrates
general support for this policy, however
there is legitimate concern regarding the
potential impact of both retaining this
waste management function and
potentially expanding it on the health and
environmental quality of occupants of the
new neighbourhood at Plymstock Quarry.
The Sustainability Appraisal in the main
demonstrates that this policy is
sustainable apart form the same concern
about the potential impact on health and
well being of occupants of the new
neighbourhood. This issue has been
addressed in this policy and the proposal
for Plymstock Quarry. It will be
necessary, as waste management on this
site is a fact, for developments on both
sites to respond appropriately. The
planning framework provides for this.

local development framework
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New employment sites

High Quality Public Transport 

Greenscape
(Policy CS18.1)

Countryside Park Boundary

Strategic Transport Network

National Cycle Network 
Route 2
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Land which is no longer required to support
mineral extraction within Moorcroft Quarry
is proposed for waste management uses.
Development should provide for:

1. In the region of 8 hectares of land for re-
development for waste management
facilities as set out in the Waste Local
Development Document. 

2. A High Quality Public Transport (HQPT)
route. The detailed alignment and design
of this route will need to take account of
the following issues:

a. Technical detailed engineering
considerations

b. The relocation of existing facilities
secondary to the quarrying
operations

c. The impact on existing quarry
operations including car parking
requirements, vehicle maintenance
shed and secondary aggregate
recycling storage area

d. Security issues and increased
visibility of quarrying operations 

e. Potential noise impacts at the
eastern end 

f. Ecological impacts 

g. The need to retain protected trees

h. Watercourse issues.

3. The National Cycle Network 2 link to
south of Moorcroft, as part of proposed
HQPT route.

4. The assessment of flood risk and
measures to address potential impacts of
flooding events on the HQPT alignment. 

5. The protection of existing areas of
species rich calcareous grassland and
opportunities to create other areas as
part of quarry restoration 

6. The protection of woodland habitats to
the south. 

7. Approximately 1 hectare to the north of
Moorcroft Quarry on land in the
ownership of Aggregate Industries, for
use as an allotment site.

8. Cycle and Pedestrian links within buffer
zones along Haye Road and northern
boundary.

9. Assessment of the potential
environmental and health impacts of the
development and provision of mitigation
measures if necessary.

5.60 Land previously forming part of the
mineral extraction operation within
Moorcroft Quarry will become surplus to
operational requirements. Active mineral
extraction within Moorcroft Quarry will
cease by about 2007/8. The quarry is
used to support quarrying in Hazeldene.
Activity in Moorcroft also consists of
aggregate processing and
storage/treatment of mineral waste and
by-products, asphalt production for road
repairs, a concrete batching plant and
concrete building blocks works. These
activities, whilst less significant in terms
of impact than quarrying, would
nevertheless not be good neighbours to
sensitive uses. Therefore, the range of
alternative uses that can sit adjacent to
them by way of the level of activity and
disturbance is limited. An assessment of
sites across the whole city for their
potential to accommodate waste
management uses has identified this land
as being a site which is suitable for the
provision of waste management facilities.
There are very few sites suitable in the
city and therefore the priority is to reserve
a significant portion of this site for waste
management uses. There is potential for
the site to accommodate employment

local development framework
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uses, as it is not likely that the whole site
will be needed for waste management
purposes. Plymstock would benefit by
having additional employment
opportunities to improve the area’s job
ratio. The site could also accommodate
commercial uses that need to be
relocated from other sites to facilitate
redevelopment.

5.61 The Strategic High Quality Public
Transport Study was undertaken for the
Council and it assessed public transport
options. The study recommended a
public transport route and system, which
is now proposed in this plan. This route
uses a combination of on road and public
transport dedicated road alignments on
the line of the former railway. This former
railway alignment runs along the inside of
the southern boundary of this quarry,
although significant parts of it have been
disrupted by the quarrying activity. A site
survey was undertaken which
demonstrated that the public transport
route is technically deliverable through
this land, but that it will require significant
engineering work to the land, the
relocation of existing facilities ancillary to
the quarry and the acquisition of a short
section of the rear of a number of back

gardens to dwellings fronting Billacombe
Road. The route and public transport
system will be provided through a
combination of financial contributions
from developers and a Major Scheme Bid
as set out in the Local Transport Plan
2006-2011.

5.62 The consultation process for the
preferred options report revealed overall
support for this proposal, but there is
some concern regarding the proposed
waste uses. The Sustainability Appraisal
demonstrated that the proposal is
sustainable but that there was a need to
address transport implications of the
development. The policy framework in
this AAP and Core Strategy allows these
concerns to be addressed. Waste use
inside the former quarry is considered to
be acceptable in principle and the
facilitation of the HQPT will mitigate
potential additional transport impacts of
the waste.
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Potential development post 2016 needs to be
considered at this stage, to avoid compromising
future growth options. This could occur in
several locations west of Sherford New
Community, and to the west of Plymstock
Quarry.

Implementation

This will be achieved through the following:

2016 to 2021

1. The protection of land north of Elburton
(Proposal NP06).

2. The potential land at Wakehams Quarry
(Proposal NP04).

Beyond 2021

3. The protection of land to the north of
Hazeldene Quarry (Proposal NP16).

local development framework
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Land to the north of the mineral protection
area for Hazeldene Quarry, shall be
safeguarded for its potential to
accommodate long term development,
beyond 2021. This will be subject to the
assessment of need and economic
justification through the LDF’s Plan, Monitor,
Manage process. Any development in this
location will need to provide for the
following:

1. The need to relate well with Sherford and
provide good links to the district centre at
Sherford. 

2. A new road link from Sherford to Haye
Road. 

3. Consideration of ecological issues,
particularly the areas use by bats.

4. The establishment of development buffer
zones for Greater Hazeldene Quarry.

5. Measures to reduce the impact of noise
from A38.

6. The need to protect (and/or diversion if
appropriate) the Kenn to Wixenford
500mm high pressure gas transmission
pipeline which crosses the area to meet
Transco requirements regarding
protection of the pipeline and building
proximity.

7. The protection of the character of the
countryside park, and Saltram Park, and
strategic view from the A38 across
Plymouth. 

8. The delivery of green links from Sherford
to Haye Road. Alternatively this area
could be incorporated into the proposed
countryside park, should development
not considered to be required at this
stage.

5.63 The new community proposed at
Sherford, in the Sherford Action Area
Plan, has been explicitly designed to
define a fixed ‘outer’ (eastern) limit to the
urban edge of the new community,
protecting the sensitive countryside of
South Hams. Sherford has been
designed so that it could allow for
potential growth back towards the City.
This is regarded, in principle, as a
sustainable and appropriate approach,
particularly as it would allow development
at Sherford to be physically connected
through transport links with the planned
development at Plymstock Quarry. There
is also a potential opportunity to create a
new road link Sherford and Haye Road,
to the north of Hazeldene Quarry.

5.64 However, the need for additional growth
and the economic conditions necessary
to support more homes in the future is
not yet known. This can only be
assessed through monitoring during the
plan period when it is clearer what future
needs are and what the economic
situation is. It is however important to
look beyond the current planning horizon
to identify where there may well be
opportunity for the potential future long-
term growth, so that development in this
plan period is designed to take account
of that potential and to assure that this
happens in the most sustainable way.

5.65 The consultation process on the
Preferred Options demonstrated that
there was notably more concern than
support for this proposal. The concerns
regarded loss of green buffer between
Plympton and Plymstock and the
appropriateness of identifying such a
long-term option. The Sustainability
Appraisal raised concerns about the
potential for this proposal to sterilise
minerals and be adversely affected by its
proximity to mineral extraction and
disturbance from the A38. It is considered
that this proposal will not sterilise any
known mineral resource and that a buffer
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zone will protect and potential future
urban development, as it currently does
to the south. It is also possible to include
a buffer zone to the south of the A38 to
protect the amenity of potential occupiers
of this land. The detailed issues
regarding the impacts of such a
development and quality of living
environment will be fully explored in
future revisions to this plan.

local development framework
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