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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 4 

Is the approach of the AAP towards delivery of jobs and services robust and supported by an adequate 

and up to date evidence base?  Will the AAP be effective in implementation?   

Question 3 

What Evidence Supports the Approach of the AAP (Proposal CS06) towards the Plymouth International Medical 

and Technology Park (PIMTP)? 

1. The proposed part reallocation of PIMTP from a strategic employment site to a district centre is not justified by the 

evidence base.  Given the importance of PIMTP in the Core Strategy and the supporting evidence base, a 

change of ownership should not have changed the priorities of the City’s economic strategy, particularly given the 

public subsidy already invested into the site infrastructure for employment use to attract inward investment.   

2. The value and the role from a commercial perspective of PIMTP is set out in Appendix 3 to Wharfside’s 

Representations to the Sustainability Appraisal Addendum Report Consultation (LDF/40). Seaton Barracks is the 

only fully serviced site on PIMTP and therefore is an important site for a potential occupier who requires new 

accommodation in a short timescale. It is important to appreciate that whilst the DSAAP covers the period from 

2006-2021 with the long term horizon of 2026, reference should also be made, as identified in RPG10 (NR/04) to 

the fact that Plymouth has physical and environmental constraints to develop beyond the urban area.  This 

highlights the need to protect and safeguard those strategic and premier employment sites as assets identified by 

the Council in their supporting evidence base.   

3. To consider how the role of PIMTP will be undermined by the proposed district centre, it is relevant to review the 

economic objectives of the area, as set out in the CS.  The CS promotes Derriford as a bipolar economy to 

complement the City Centre and as a secondary office location (LDF/17 Policy CS06).  This builds on the regional 

economic strategy outlined in RPG10 (NR/04) which identifies Plymouth as the Major Principal Urban area in the 
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western sub-region with a priority to stimulate economic growth and increase prosperity.  Policy SS17 specifically 

promotes employment investment in economic regeneration and making provision for major employment growth.  

There is emphasis in RPG10 on the need to diversify the City’s economic base from dependence on the 

dockyards associated with the defence service sector and promoting support to investment in the City to new and 

expanding industries.  

4. The City’s economic strategy focuses on six priority growth areas in boosting Plymouth’s long term economic 

performance which includes medical and healthcare, business services and advanced engineering.   

5. CS paragraph 6.18 ((LDF/17) confirms that its policies are based upon the findings of the Council’s Employment 

Land Review (2006) (SR/65) and the Local Economic Strategy (SR/24). 

6. CS Policy CS04 (future employment provision) states “the Council will support a step change in the performance 

of Plymouth’s economy through: ...Northern Corridor – safeguarding and supporting proposals to extend the 

strategic employment opportunities at PIMTP and Tamar Science Park, and to improve linkages between these 

sites and with Derriford Hospital.” 

7. The need to retain PIMTP as a strategic employment site is supported by various reports, which form part of the 

evidence base. 

8. The recent promotion of the Seaton Barracks site for the District Centre, is riddled with inconsistency.  In 

Framework terms, no justification for the loss of the strategic employment potential and specifically the most 

prominent remaining part of PIMTP has been given. The site has been identified for strategic, regionally-important 

employment purposes for many years. As Mr James (then of SWRDA and now head of PCC Estates) said at the 

recent NWQ appeal, that was the basis on which SWRDA expended public funds to service it ready for 

development, and the basis on which the PCC bought it from SWRDA.  

Employment Land Review (2006) (SR/65) 

9. This report is the key evidence base underpinning the adopted CS.  The ELR reviews the Core Strategy’s future 

provision to create 27,500 jobs in the Plymouth PUA and translates it into land requirements.  It provides a 

detailed assessment of suitability and viability of all employment land commitments.  The document makes 

specific reference to the importance of PIMTP within the City context.   
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10. The ELR identifies that the overall quantity of employment land supply within the City exceeds the future demand 

for 2016-2026 through existing allocations and planning permissions.  The study considers that the current 

provision of employment land is too high.  This amounts to a surplus of 67.48 hectares of employment land up to 

2016 and a surplus of 18.09 hectares up to 2026.   

11. In acknowledging the employment land supply the ELR identifies that the key issue is ensuring that appropriate 

amounts of employment land and floor space are provided in the right locations to meet future employment 

needs.  Therefore, whilst there is recognition that Plymouth does not have an employment land supply issue, it 

does lack quality sites with much of Plymouth’s manufacturing sector located on post war industrial estates, some 

of which provide suitable locations, but many companies - particularly those in knowledge based industries - now 

do not wish to be located on industrial estates.   

12. Referring to quality employment sites, paragraph 6.26 of the ELR identifies that two of the biggest development 

sites are the PIMTP and Langage Business Park.  The ELR identifies that of the sites with planning permission, 

PIMTP (26.98 hectares) is “a major strategic site of high quality developments with good remaining plots likely to 

be developed.”  Paragraph 5.8 of the report indicates “currently being developed the area has already provided 

high quality business premises and is considered the future of employment provision in this central Plymouth 

location. The area has plans for future expansion and permission for 26.98 hectares of employment land, 

including new hospital facilities, hotel and conference facilities and office premises. The development of the area 

is being assisted by the South West Regional Development Agency. In conclusion Plymouth International is 

considered a premier strategic employment location.” 

13. Further commentary on PIMTP and Tamar Science Park is included at paragraph 5.9 where it is stated that 

“Plymouth International and Tamar Science Park site provide an important strategic cluster around Derriford 

Hospital. The location of the area is good and the standard of redevelopment is high. Future employment 

provision is available at Plymouth International and Tamar Science Park and should be the focus of growth in this 

area. In addition the area has two other potential sites. Glacis Park located off the A386 currently has permission 

for B2 and B8 uses. This permission is considered unlikely to be implemented and development constraints leave 

the site unavailable for immediate development without intervention. The other site is the south field of the Airport. 

The potential to extend the runway and redevelop this part of the Airport could provide long term scope for 

employment provision in the Derriford area.”   
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14. The southern runway has since been redeveloped for residential purposes, and therefore does not offer scope for 

further employment provision.   

15. Paragraph 7.4 of ELR recognises the importance of medical and healthcare facilities in the City as a major growth 

and priority sector.  The ELR identifies that the medical and health sector currently comprises the provision of 

health services by public and private sectors, together with the manufacture and distribution of pharmaceutical 

products, medical and surgical equipment and medical research.  The sector currently employs over 13,500 in 

Plymouth, mostly in the public sector, but increasingly in medical related industries.   

16. In paragraph 7.13 of the ELR, it states that “the Implementation team of the City Business Growth Strategy has 

done considerable work on this sector and is now yielding results such as the Hyperbaric Medical Centre, 

Radiology Academy, the planned Diagnostic Treatment Centre south of Derriford Hospital, the Peninsula Medical 

School and the Plymouth International Medical and Technology Park. Employment in this sector has been 

growing strongly recently in Plymouth and further growth in the demand for medical and health products and 

services is expected regionally and nationally.” 

17. As regards future employment provision, the ELR identifies at paragraph 9.12 that, “there is a requirement for 

roughly 40 hectares of employment land in A38 locations by 2016 and 75 hectares by 2026. The two premier 

strategic employment locations of Plymouth International and Langage have roughly 60 hectares of employment 

land with permission. These two sites provide the majority of future locational requirements for A38 and business 

park employment in the future.”   

18. The document recommends retention of PIMTP as an employment site, which is identified as comprising 26.98 

hectares of land (ELR Table 4). 

19. It is a consequence of this evidence base that Core Strategy Policy CS04 safeguards and supports proposals to 

extend the strategic employment opportunities at PIMTP. 

Prospects for Plymouths Priority Sectors, 2011 (SR/57) 

20. More recently, the Council commissioned Arup to prepare a report “Prospects for Plymouth’s Priority Sectors, 

2011.”  The scope of this work focuses upon a review of the relevant six priority growth sectors identified in the 
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Plymouth Local Economic Strategy and the likelihood that delivering future employment growth over the near to 

medium future in Plymouth 

21. The document identifies on Page 2 of the Executive Summary that “the medical and healthcare and marine 

industries are the sectors which appear to offer the most potential for the promotion of Plymouth at the 

international level whilst delivering sustainable future employment growth in high value activities.  Advanced 

engineering is also an important cross-cutting sector which has an important relationship with both the medical 

and healthcare and marine industries (with a considerable overlap in activities as well as supply chain 

relationships).  Medical and healthcare is one of the larger sectors in Plymouth and has demonstrated growth 

locally and with developments at Derriford.  Looking forward, prospects are good with long term growth expected 

in the sector globally and nationally.  The sector is less sensitive to macroeconomic conditions and future cuts in 

public expenditure in the UK.” 

22. When considering the City’s specific growth areas reference is made to the Northern Corridor / Derriford in 

paragraph 4.42 “Derriford has demonstrated that it can successfully act as a focal point for local employment 

creation and local economic development driven by private sector investment in science, medical and knowledge 

based industries. 

23. The Plymouth Local Economic Strategy (2006 – 2021 and beyond)(SR/24) recognises that “the Derriford area to 

the north of the City Centre has experienced an impressive degree of development over the last decade and has 

clearly marked itself out as a knowledge campus of regional, if not national, importance. The presence of the 

College of St Mark and St John, the Peninsula Medical School, Derriford Hospital, Plymouth Airport and the 

International Business Park and the Tamar Science Park has transformed this area into a particularly high quality 

business and services hub with obvious potential for further growth and development.”   

24. Paragraph 5.6.1 of the Arup report highlights the importance of the medical sector to Plymouth. “In employment 

terms, medical and healthcare is the largest of the six priority sectors in Plymouth and so its relative importance is 

clearly established.  The sector is considered to be well established and an area of competitive advantage needs 

to be developed further given the high value added activity and a linkage between the University and businesses.  

The Derriford area of Plymouth has been the focus of growth and also the focus for public sector led regeneration 

to support the sector.” 
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25. Paragraph 5.6.2 of the Arup study recognises the overall prospects for the medical and healthcare sector is 

positive as spending on healthcare increases worldwide.  Reference is also made to the government’s recently 

published plan for growth which identifies a healthcare and life science sector as one of the key sectors in which 

the UK should become a world leader. 

26. Paragraph 5.6.5 recognises that many parts of the medical and health sector have a requirement for modern, 

efficient sites that offer the opportunity for cluster with other related firms, and it is noted there is an existing 

cluster of activity in the sector around Derriford which has the potential for further growth in the future.  It is noted 

that the proposed Forder Valley Link Road will be important to the sector’s potential, as it will create a new 

strategic link between Derriford, Seaton and the A38, taking pressure off the A386, thereby supporting and 

growing a world class medical and healthcare business clustering on high quality office parks at Derriford.   

27. Paragraph 5.6.6 (page 61) confirms “alongside the Tamar Science Park the Plymouth International Technology 

and Medical Park is suitably located to serve projected growth requirements in the medical and healthcare 

sectors.  SWRDA are disposing of the site as part of the wind down of the agency. Consideration should be given 

to the maintaining the site in public ownership for medical sector to reinforce the B1 employment use in the 

emerging Derriford AAP.” 

28. The suggestion use of a significant part of PIMTP for a district centre contradicts the findings of the recent Arup 

study.  In this regard, it is important to emphasise that public sector investment has already taken place in 

providing the infrastructure to service the site – it is ready for development.   

Cushman & Wakefield Reports (2009 (SR/41) and 2011 (SR/44)) 

29. Both the Cushman & Wakefield Reports prepared on behalf of the City Council consider the potential for a district 

centre on the Seaton Barracks site.  Reference is made in the 2009 report to the employment potential of the 

Seaton Barracks site.  In paragraph 8.6-8.9, Cushman & Wakefield noted that the Seaton Barracks site was 

further away from existing retail facilities and a number of other commercial uses in the area, along with more 

intensive employment uses particularly at the Derriford and Nuffield Hospitals.  However, they went on to state 

that “more fundamentally, spatially the site has logically been considered as being a central part of the office 

campus within the area, and its relative lack of physical constraints to development should prove attractive to this 
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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.” 

30. Cushman & Wakefield noted that typically, retail development is capable of generating higher land values and is 

normally capable of being brought forward on more challenging sites.  They confirmed office rental values in this 

part of Plymouth are around £140.00-£165.00 per sq m. and therefore, public subsidy is potentially required to 

develop offices in this location, even with a cleared serviced site. Consequently they would not commend this 

“oven ready” site is re-designated for retail purposes. It is worth noting that current market values for offices have 

slipped to the range £110-125 per sq m, so the point raised by C&W is even more valid today.  

31. C&W also noted “Furthermore, whilst the site area available presents an immediate opportunity for a district 

centre form of development, longer term expansion opportunity appears limited.  Incorporation of the Territorial 

Army site is only a possibility, but the mature tree belt on the eastern side of the site and the change in levels 

between the two may add to a design complexity or predicate against expansion.” 

32. By the time Cushman & Wakefield prepared the District Centre Shopping Study in January 2011, the Coalition 

Government had announced in the budget in June 2010 their intention to abolish RDA’s and to replace them by 

smaller scale partnerships between Local Authorities and businesses, known as Local Enterprise Partnerships.  

As a consequence, all RDA’s closed on 31 March 2012, and in Plymouth, Seaton Barracks, together with another 

site in the City Centre, was transferred to Plymouth City Council (the site was not offered on the open market)..  

33. The RDA’s mission statement was “to promote and enable economic growth in England’s regions by creating 

34.  the conditions to grow businesses and by helping to create additional, better quality, higher paid jobs” (quote 

taken from the nationalarchives.gov.uk).   

35. Cushman & Wakefield’s 2011 report recognised (paragraph 5.64) that “SWRDA’s position had changed, now 

actively promoting their site for the proposed District Centre allocation.”  Cushman & Wakefield noted that 

“SWRDA suggests that employment potential of the site could be more than compensated through a more 

intensive mixed use district centre concept on the land which would include a range of employment generating 

uses.  They also highlight other areas of land, such as the SWW Treatment Works, to ensure Derriford’s longer 

term business generating potential.” 
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36. The reasons for SWRDA’s change of view are not known, but as a matter of fact, it occurred at the time when the 

RDA was being wound up.  I am not aware of any studies which looked in detail at how other areas of land might 

replace land lost at PIMTP to a district centre, and in particular, having regard to the fact that the site proposed to 

be lost, is fully serviced and available for development, whereas others have constraints in terms of availability 

and infrastructure.  

Prospects for Plymouth’s Priority Economic Sectors – Addendum 1: Medical and Healthcare Sector. (SR/82) 

37. This report was commissioned as part of the evidence base for the Plymouth Plan. Its publication on 28 February 

2013 was clearly timed to coincide with the Hearing. There has not been the opportunity to analyse its content in 

depth prior to finalising Statements. It is stated that its purpose is to establish whether sufficient suitably located 

land and premises are available to support the forecast levels of healthcare and medical employment growth 

anticipated with Plymouth to 2031, the Plymouth Plan time horizon. 

38. The overall conclusion is that the need for land and premises for the medical and healthcare sectors is 

significantly less than previously identified, and the need for strategic locations such as Derriford are concluded to 

be less.  For the first time, it is suggested that smaller healthcare practices may choose to utilise vacant space 

within existing local or district centres, and some may choose to locate in the new District Centre proposed for 

Derriford at Seaton Barracks. In addition it is suggested some secondary employment areas or industrial parks 

are expected to remain attractive to medical and healthcare companies. 

39. The Council are no doubt re-assured that this report supports both the loss of part of PIMTP, a strategic 

employment site identified in CS policy CS04, and the potential the District Centre provides for employment, 

specifically the medical and healthcare sectors. However, in light of the 2011 Arup report conclusions, the 

findings of the recently published addendum are both not entirely consistent and somewhat surprising.  

40. Whilst there has been a limited opportunity to consider the Addendum in depth, it is clear even from an initial 

review that it is a fatally flawed piece of research, which has been commissioned by the Council rather late in the 

day to seek to provide an “evidence base” to support their proposal for a District Centre at Seaton Barracks. It 

illustrates the questionable approach the City Council have adopted to the new District Centre at Derriford, where 

PCC are both landowner and planning authority. 
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41. Firstly, future employment land needs for the City and specifically at Derriford including PIMTP cannot assessed 

by considering one employment sector only. There are 5 other sectors that need to be considered, with important 

interrelationships between them. A conclusion on future employment land needs to 2031 can only be reached 

when all the sectors have been fully considered. Arup recognise the interrelationship between sectors in their 

2011 report. 

42. Secondly, employment land needs in the Derriford area (to be covered by the DSAAP policies) cannot be 

considered in isolation from the rest of the City. This is an issue fundamental to the economic future of Plymouth, 

and needs to be considered at a strategic level. The proposed Plymouth Plan provides the correct means to 

review such matters. This is even more important in view of the forthcoming revocation of Regional Planning 

Guidance. 

43. In addition, we consider the research methodology used by Arup is questionable: 

 Their analysis is more in terms of number of enquiries rather being weighted to reflect properly the 

total demand for floorspace. 

 The first and third bullet points of the Findings and Recommendations (Section 5) is based on 

unreliable research. Page 17 onwards refers to their assessment of Spatial distribution. This has been 

undertaken by reference to registered addresses of companies listed at Companies House (para 

3.4.1), but they acknowledge “important omissions” because the data does not cover public sector 

healthcare and medical organisations. Arup do not appear to appreciate that many businesses have 

as their registered address the address of either their accountant or solicitor, rather that the premises 

from which they operate. For example, Sutton Harbour does not accommodate the range of business 

types listed. They refer to OI Sciences in para 3.4.3. This company has its registered address at 

Francis Clark, but their business is located in Ashburton; Ridgeway Clinic is referred to be as 

registered in the University area, but actually operate in Plympton and Bowden Physiotherapy 

operates from Derriford Business Park; in Mutley and Mannamead, Sound Medical Practices has its 

registered office at a private residence in College Avenue, while Premier Eye Solutions Ltd has its 

registered office at a private address in Thorn Park. The medical services are not provided at these 

addresses. These are immediate examples Vickery Holman has identified, but it does question 

whether there are other serious flaws in Arup’s research, which form the basis of their conclusions and 

recommendations. 
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44. Its conclusion and approach seem unduly influenced by the current economic situation, rather than taking a 

longer term view and recognising the need for Plymouth to develop its economic base. For these reasons, the 

Arup Addendum report does not provide a sound evidence base to justify setting aside the Core Strategy 

employment policies.  

45. In conclusion, the evidence base of both the Core Strategy and the DSAAP recognise the importance of PIMTP 

as a strategic employment location, meeting the needs of Plymouth in the longer term.  No evidence base is 

available which considers in any meaningful way how the loss of a significant part of PIMTP might be mitigated by 

other sites coming forward (to the west of the A386).  Clearly the types of jobs that would be associated with a 

district centre, are very different in nature to those arising from the medical and healthcare sector.  The recent 

Arup report is seriously flawed and cannot be relied upon. 

Conclusion 

46. There is an inadequate evidence base to support the reallocation of a significant part of the PIMTP from a 

strategic employment site to a District Centre, and fails the soundness test set out in NPPF paragraph 182. 

Proposals DS14 and DS16 should be amended to relocate the District Centre to the NWQ site, with Seaton 

Barracks being retained as a strategic employment site as part of proposal DS06, which it is suggested might be 

amended to delete reference to the floorspace figure in part 1. 


