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DERRIFORD AND SEATON AREA ACTION PLAN INDICATIVE MATTERS AND ISSUES FOR EXAMINATION  

STATEMENT ON BEHALF OF WHARFSIDE REGENERATION (DEVON) LIMITED (ID No. dsraap47) 

MATTER 3 

Is the approach of the AAP towards the provision of shops and services robust? Is the creation of the 

proposed district centre justified adequately by the evidence base? Will the AAP be effective in 

implementation? 

Question 2   

What is meant by the terms “major” and “significant” within Strategic Objective 4?  Is the approach of the AAP 

consistent with the Core Strategy and/or justified, how does it relate to Area Vision 9? 

1. Area Vision 9 (3) confirms the desire to develop a district shopping centre to support the surrounding residential 

and commercial communities, but with the potential to grow once it is demonstrated it will not undermine the 

development of the City Centre’s shopping role.  Core Strategy (LDF/17) explanatory text paragraph 5.75 

confirms that the development of Derriford needs to be supported by an urban framework that creates a “sense of 

place”.  Reference is made to the potential to develop a broader mix of uses that will help Derriford fulfill its 

potential as an important sub-regional centre, but these relate to the employment, educational uses etc.  As 

regards shopping, the paragraph confirms that it will be developed as a district shopping centre without any 

reference to its size.   

2. When the Core Strategy was prepared, there had been every expectation that continued retail expenditure growth 

would justify a second phase of the district centre within the Core Strategy plan period.  As will be referred to 

below, the RCS 2012 (SR/59) does not provide the evidence base for a second phase – it recommends that 

further analysis is undertaken in a few years time (paras 6.47/6.48). 

3. No assistance is provided on what is meant by “major” and “significant” by the Core Strategy Shopping Policies.  

Strategic Objective 7 refers to a gap in food shopping provisions in western Plymouth and Derriford and Policy 
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CS07 confirms that new district centres will be provided both at Derriford and the Weston Mill area.  No 

explanation for the use of the terms “significant” or “major” is provided.   

4. It is worth noting that the existing district centres in Plymouth vary significantly in size, character, form and 

function.  Mutley Plain and St Budeaux are traditional linear centres, but St Budeaux is a much smaller centre 

with a very limited range of shops and services.  Plymstock and Plympton both serve areas beyond the City with 

their own identity, the former being a 1960s purpose built centre.  All these centres incorporate supermarkets of 

varying size, the largest being the 1744 sq m Co-Op at Plympton.   

5. By contrast, Estover, Roborough and Transit Way are more recent and are based around large food stores with 

surface level car parking.  They operate in a similar manner to freestanding food superstores, being well located 

to the strategic road network and are generally car orientated.   

6. Without the food stores, these centres would offer little more than found in local centres or a parade.   

7. The above description of existing district centres is agreed with PCC – see NWQ appeal retail statement of 

common ground attached as Appendix 1. 

8. It is not considered that Strategic Objective 4 is consistent with the Core Strategy, nor is it justified.  The inclusion 

of the adjective “major” causes confusion.  Likewise, the reference to the term “major food store” is unclear.  As 

regards the location of the district centre, a location to the east of the A386 is clearly not consistent with the 

current Core Strategy, although due to delivery reasons, there is justification why the site west of the A386 is no 

longer the most appropriate location.   

9. The wording of Strategic Objective 4 is inconsistent with the Core Strategy Area Vision 9 whose underlying 

purpose is to create a sense of place at Derriford, which would be achieved in part through the creation of a new 

district centre, without reference to the scale of the proposal, apart from the need to demonstrate it will not 

undermine the City Centre. 
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Question 3 

Retail Evidence 

10. Draft policy DS17 indicates retail development by 2016 of around 8,500 sq m net (12,528 sq m gross – see table 

3, p.55), to comprise a major foodstore of 7,000 sq m gross and convenience floorspace of at least 2,500 sq m 

net By contrast Policy DS17 of the superseded pre-submission AAP (LDF/25) whilst suggesting a total of 10,000 

sq m of retail by 2016, limited the foodstore to about 5,000 sq m.  No justification is provided in the RCS 2012 

(SR/59) why in light of significantly reduced retail expenditure growth, the total floorspace for Phase 1 of the 

District Centre has increased from 10,000 sq m to 12,528 sq m. 

11. The retail evidence comprises the 2006 Shopping Study undertaken by Cushman & Wakefield (SR/23), three 

studies produced by Cushman & Wakefield between 2007 and 2011 on the proposed new district centre 

(SR/28,41 and 44) and most recently, the 2012 Retail and Centres Study prepared by Roger Tym & Partners 

(SR/59).  The RCS was undertaken in recognition that there had been significant changes in retailing since the 

2006 report was prepared, which the later Cushman & Wakefield reports rely upon as the evidence base for 

floorspace for the new district centre.  Paragraph 5.22 of the RCS confirms that the expenditure available (and 

therefore requirement for further retail floor space) are significantly less than those identified in the 2006 shopping 

study.  The comparative figures are set out below. 

 Comparison expenditure capacity Convenience expenditure 
capacity 

2006 Shopping Study  

 

£1,284 million £117 million 

2012 RCS 

 

£460 million £46.7 million 

12. Notwithstanding the very significant reduction in retail expenditure capacity, there has been no reappraisal of the 

potential district centre sites taking this factor into account.  This is a fundamental failing. One of Cushman & 

Wakefield’s concerns about the  NWQ site was its scope to accommodate all the retail floorspace, particularly 

phase 2, but this issue is now of much less importance. 
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13. RCS paragraph 6.44 notes that whilst there is a requirement for new convenience floor space in Plymouth to help 

meet the needs of the growing population, the level of floor space required is significantly lower than that 

contained in the 2006 retail study.  Reference is made to the qualitative need for a new supermarket in Derriford 

and it is stated that the level of convenience provision should be guided by what is needed to fulfill the qualitative 

gap and by what is commercially viable.  For the period up to 2016, the retail capacity for convenience goods is 

identified as 1194 sq m net.   

14. RCS paragraph 6.46 states that the food store must be capable of enabling major food shopping trips and provide 

a competing location to existing stores where people may be currently travelling.  Reference is made to the 

largest pools of expenditure from the zone being attracted to the larger stores in Estover (Asda), Transit Way 

(Tesco) and Outland Road (Morrisons). It is concluded in paragraph 6.48 that a supermarket in excess of 2,500 

sq m net convenience floor space is required which, along with “an element of comparison floor space, would 

lead to a gross floor space of around 7,000 sq m”.   

15. Unlike the 2006 shopping study, the 2012 RCS does not incorporate market facing evidence.  There has been no 

input from agents/property advisers with a detailed knowledge and experience of retail development, letting, 

funding and investment.  Therefore, the RCS conclusion about the nature of the supermarket required is neither 

supported by the 2012 quantitative assessment, nor by agency input.  

16. The suggestion that the nature of the food store to anchor the district centre needs to be capable of competing 

with other larger food stores fails to take into account the circumstances at Derriford. In particular the significant 

numbers of people who already work, visit and live in the area visit.  It is not an isolated location, but rather 

benefits from a captive audience, and a public transport interchange at the hospital.  The food store that will form 

part of the Derriford district centre does not need to compete with existing food stores in the same way as would, 

for example, a food store forming part of a new district centre on the Greenford site.  In event, whatever its size, it 

is unlikely to have highly visible surface level carparking, for design reasons – the preference is for multi-level 

provision, in a less prominent location. 

17. A large store might be justified at  Derriford, for example by its benefits in terms of customer choice and enabling 

other elements of the District Centre to be achieved, but taking into account the need to meet the design 

objectives for a new Centre. We are aware that one major supermarket operator not currently represented in the 

area has a requirement for a 10,000 sq m store.   
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18. There is also no explanation in the 2012 RCS why there is a need to have a significant amount of comparison 

goods floor space within the same unit.  An alternative option could be a convenience orientated food store (with 

approximately the same net floor space as the other stores at Roborough, Estover etc) but with only a limited 

provision of comparison goods, the remainder of these goods being sold in other shop units within the new district 

shopping centre, ie the provision of retail facilities more akin to the traditional shopping centres. 

19. As noted above, a new district centre is proposed at Weston Mill, but in this case, it is suggested that a medium 

sized supermarket should suffice.  In terms of existing retail provision, facilities are poorer in the Weston Mill area, 

compared to the north of the City around Derriford and it is not clear from the evidence base why there is a 

differentiation between the size of the two supermarkets.   

20. The draft AAP suggests that local shopping centres should be established on the NWQ site and at Seaton 

neighbourhood (Policies DS14 and DS13).  The justification for the local shopping centres is set out on page 68 

of the 2012 RCS.  It is suggested that the facilities at Seaton neighbourhood and NWQ should not be at a scale to 

threaten the function of the Derriford district centre and it is suggested that initially 850 sq m net floor space 

should be provided at Seaton neighbourhood and 675 sq m at NWQ.  The basis of these figures is not clear.  

Furthermore, whilst reference is made to the impact of these centres on the Derriford district centre, no 

consideration is given to the potential impact of the Derriford district centre on these local centres.  As regards 

NWQ, the local centre was proposed at the time when the district centre was to be to the west of the A386, to 

provide a more local facility for the very significant concentration of people who visit and work in the area, 

associated with the hospital, Marjon etc.  However, with the district centre to the east of the A386, it would be in 

much closer proximity to this local centre, and it is not clear that such a proposal would be viable.  Apart from a 

small amount of walk by trade, which might be served by  corner shops, there must be a strong likelihood that 

people would prefer to visit a district centre facility, albeit many are likely to drive the short distance to it, perhaps 

on the way home. 

21. In conclusion, whilst the quantitative analysis in the 2012 RCS is robust, both its interpretation and the qualitative 

evidence is open to question.  The fundamental flaw of the 2012 RCS is that, notwithstanding the very significant 

reduction in retail capacity in the future, there has been no input from those qualified to advise on matters relating 

to retail development, letting, funding and investment.  We consider the policy for the District Centre should be 

less prescriptive about the total floorspace and its format.  
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Question 4  

District Centre (DS16) 

Question 4a  

Is the submitted approach the most appropriate strategy when considered against reasonable alternatives? 

What reasonable alternatives to Propsal DS16 have been considered and discounted? Does the reasoning 

remain valid?  

22. In considering the location of the retail elements of the district centre, the starting point is the development plan. 

Core Strategy Policy CS07 and Area Vision 9 identify the need for a district centre to serve and form the heart of 

the Derriford area.   

23. Policy CS07 envisages that the district centre will be centred to the west of the A386, but we are in agreement 

with the Council that a district centre cannot be brought forward on this site by 2016. 

24. Studies considering the location of the new district centre have been produced on behalf of PCC by Llewelyn 

Davies (SR/08) and Cushman & Wakefield in 2007, 2009 and 2011.  It is difficult to comprehend from the 

evidence base why Seaton Barracks has been chosen, although it is relevant to note that its identification as the 

site for the district centre coincided with the transfer of the site from the SWRDA in 2011. Prior to that PCC had 

actively encouraged the NWQ site to be the Distrct Centre, engaging in discussions with Harvester, a JV between 

Land Securities and Sainsbury’s. 

25. The Seaton Barracks site is considered in paragraphs 8.5-8.12 of the 2011 C&W report (SR/44).  It is noted that 

the first phase of the site is approximately 6.5 hectares and that in physical terms, it is perhaps the easiest of all 

five sites to realise the district centre development on, because the site is cleared and has a site access road in 

place.  This is, of course, as a consequence of the public sector investment as the site forms part of the Plymouth 

International Medical and Technology Park (PIMTP).   

26. Reference is made in the report to the site’s immediate frontage to Tavistock Road (A386) which C&W consider 

will be a major benefit “in attempting to attract quality occupiers to the food store”.  This relates to viability (i.e. 

financial) matters, rather than the particular need for the district centre to have a main road frontage for design or 
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function reasons.  C&W note that the site would benefit from strategic highway improvements in due course (i.e. 

the Forder Valley Link Road) and there is a public bus stop (south bound) on the Tavistock Road frontage and 

pedestrian crossing facilities to existing retail units (McDonalds, M&S etc). 

27. C&W note that the site is located to the east of the Tavistock Road, ie not in the location identified in the Core 

Strategy for the new district centre, and whilst it is located adjacent to other commercial uses, it is more removed 

from the sports club and the more intensive employment uses in the area particularly the Derriford and Nuffield 

Hospitals.   

28. C&W note that “more fundamentally” the site has, until recently, been considered as being a central part of the 

office campus within the area and that the site should prove attractive to this form of development given the 

financial challenges facing regional office development and the need not to undermine the Council’s objective to 

make this a regionally competitive business quarter.   

29. Apart from the strategic employment issues, C&W note that whilst presenting an immediate opportunity for the 

district centre form of development, longer term expansion could be more difficult.  It is noted that the mature tree 

belt and change in levels may add to design complexity or predicate against expansion, and some long leasehold 

interests are likely to prove expensive to acquire.   

30. C&W note that SWRDA at that time had only just begun to examine the potential for a district centre seriously and 

therefore, the design process was conceptual and a recommendation was made that a further period of analysis 

and discussion be undertaken before any final allocation is made.  (By this time the coalition Government had 

announced the disbandment of the RDAs, so the decision of SWRDA to examine the potential of the site for a 

district centre must be considered in this context.) 

31. The overall conclusion of the 2011 C&W report, is that the SWRDA (Seaton Barracks) site together with the NWQ 

site, were the most realistic locations to deliver a core district centre offer, but the consultants indicated they had 

some concerns about the suitability of both sites in terms of size, visibility and access, including to the local 

residential neighbourhoods and they “strongly commend a proper process of engagement and design review to 

establish the most suitable solution for each site in advance of policy submission for consultation.  However, this 

work was not undertaken.  The Cushman & Wakefield report was published in January 2011, and the draft AAP 

was approved by the Council at the end of that month.   
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32. The AAP provides an explanation in paragraph 7.9 why the Seaton Barracks site is considered to be the best 

location to accommodate the district centre.  The guiding principles may be summarised as: 

 Central location on crossroads 

 Serve the needs of the existing and new residential and business communities 

 Prominent location to help define Plymouth’s northern gateway 

 Delivery of Phase 1 of the district centre by 2016 

 Potential to meet long term demands 

 Transport considerations including pedestrian access across the A386, supporting public transport and 

impact on the highway network.   

33. To consider whether Seaton Barracks as the site  for a district centre is the most appropriate strategy when 

considered against the reasonable alternatives, an analysis of the Seaton Barracks site compared with the NWQ 

site, using the criteria set out above, is attached as Appendix 2.   

34. The Council’s justification for Seaton Barracks is contained in paragraph 3.6.2 of the Derriford and Seaton AAP 

Sustainability Appraisal December 2012 (LDF/41).  Reference is made to Table 6 (referred to as 4) that provides 

a summary of the evidence base in relation to the options and paragraph 3.6.1 includes a Sustainability Analysis.  

It is stated that there have been two primary factors that the Council has had regard to in relation in selecting the 

preferred site. 

 The need to select a site which has the ability to achieve a high quality mixed use major district centre 

that will genuinely create a new heart for Derriford and provide a focus for the north of Plymouth. 

 The need to select a site which will actually deliver this kind of centre within a reasonable timeframe. 

35. I do not disagree that these are important factors to take into account, but fail to see how, on the basis of a proper 

analysis of the situation as it currently stands, that the Seaton Barracks site can be justified as a preferred site, 

over and above the NWQ site.  The analysis in the SA of the NWQ site is a summary only, and reference should 

be made to the comments made about the site through the various Cushman & Wakefield reports (and their 

comments about the Seaton Barracks site). 
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36. It is acknowledged in the SA (p.62) that the NWQ site appeared to be a favoured site in the event that the 

western sites could not deliver, subject to the resolution of issues (particularly accessibility and ability to grow) but 

it is stated that as time has gone on, no evidence has been forthcoming for the district centre proposition that 

meets the AAP’s high aspirations can be accommodated on the site or delivered in reality.  This statement is not 

supported by the evidence.  Apart from the NWQ appeal scheme, which although an outline planning application 

was worked up to some detail, it is relevant to note that Land Securities made representations to the DSAAP 

(2011 draft – LDF/25)) which included an alternative option for delivering a district centre on the NWQ site.  There 

is no evidence base to support the proposition that if the district centre was allocated on the NWQ site, that it 

would not be delivered by 2016.   

Question 4e  

Is the loss of employment land justified?  Is this consistent with the Council’s economic strategy for the city? 

37. This issue is addressed in our statement in relation to Matter 4, question 2 and 3. However, this was one of the 

fundamental issues at the recent Appeal for a district centre on the NWQ site, and the Closing Submissions of 

Wharfside Regeneraton’s QC succinctly summarise the position at paragraphs 107-122 (attached as Appendix 

3). 

Question 4f  

Is there conflict between DSO9 and DS16? 

38. DS09 cannot be considered in isolation from the development proposals coming forward on the NWQ site.  For 

example, reference is made to a new dedicated public transport route through the NWQ site to the Hospital’s 

public transport interchange, and to a new multi-storey car park. If proposal DS16 is confirmed, it is likely to 

undermine the prospects of the bringing forward of the NWQ site.  As referred to elsewhere, the local centre is 

unlikely to be viable in the context of the new district centre on the Seaton Barracks site. 

39. In addition, part of Proposal DS09 is to take advantage of the existing public transport interchange at the Hospital 

and to bring forward proposals that enhance it.  By creating a new district centre at the Seaton Barracks sites, 

which includes the creation of a high quality public transport interchange facility, it is likely to lead to conflict with 
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the existing arrangement for the Hospital.  It is difficult to envisage two public transport hubs in such close 

proximity being successful.   

Conclusion  

40. The DSAAP fails the soundness tests set out in NPPF paragraph 182 –the policies for the proposed District 

Centre located at Seaton Barracks, on part of the Plymouth International Medical and Technology Park (PIMTP) 

are not justified or consistent with National Policy. Propsals DS14 and DS 16 should be amended to locate the 

District Centre on the NWQ site. A suggested revised wording for Proposal DS14 is attached as Appendix 4. 

 

 


